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NOTICE OF PUBLIC HEARING 
 
The Lee County Board of County Commissioners will hold a public hearing at 9:30 am on Wednesday, 
May 6, 2026 in the Board Chambers at 2120 Main St., Ft. Myers, FL, to review the written 
recommendations made by the Hearing Examiner and make a final decision on the case(s) below.  
  
DCI2025-00003 / Betsy Parkway MPD 
 
Request to rezone 23.96+/- acres from Commercial (C-1A) and Agricultural (AG-2) to Mixed Use Planned  
Development (MPD). 
 
Located at 5041 Pine Island Rd. & 10300 Betsy Pkwy., Pine Island Planning District, Lee County, FL 
Property Owner's: PI Daze, LLC & Polotto Joseph Tr. Property Owner’s Representative: Cindy Leal 
Brizuela, (239) 226-0024. 
 
DCI2024-00001 / 712 Adams CPD 
 
Request to rezone 0.5+/- acres from Residential Single-Family (RS-1) to Commercial Planned 
Development (CPD). 
 
Located at 712 Adams Ave., Lehigh Acres Planning District, Lee County, FL. Property Owner: Salazar 
Baltazar Jr + Salazar Crystal. Property Owner’s Representative: Amjad Sitti, (239) 900-9150. 
 
Copies of the Hearing Examiner's recommendation may be obtained or the file reviewed at the Zoning 
Section, 1500 Monroe St., Ft. Myers, FL. Call Elizabeth Workman for DCI2025-0003 and MarySue Groth 
for DCI2024-00001 at (239) 533-8585 for additional information. 
 
If you did not appear before the Hearing Examiner or otherwise become a participant for that case 
in which you wish to testify, the law does not permit you to address the Board of County 
Commissioners. 
 
Statements before the Board of County Commissioners regarding the zoning case will be strictly 
limited to testimony presented to the Hearing Examiner, testimony concerning the correctness of 
the findings of fact or conclusions of law contained in the record, or to allege the discovery of 
new, relevant information which was not available at the time of the hearing before the Hearing 
Examiner.  
 
Any document that a participant of record intends to submit must have been submitted as part of 
the record in the hearing before the Hearing Examiner or the document is relevant new evidence 
that was not known or could not have been reasonably discovered by the participant at the time 
of the hearing before the Hearing Examiner. All other documents will not be accepted by the 
Board. To ensure compliance with these regulations, copies of documents not submitted as part 
of the record before the Hearing Examiner must be provided to the Applicant and County Staff 
(Bcherry2@leegov.com) not less than 2 days before the date of the zoning hearing. 
 
If a participant decides to appeal a decision made by the Board of County Commissioners with 
respect to any matter considered at this hearing, a verbatim record of the proceeding will be 
necessary to appeal a decision made at this hearing. 
 
In accordance with the Americans with Disabilities Act, Lee County will not discriminate against 
qualified individuals with disabilities in its services, programs, or activities. To request an 
auxiliary aid or service for effective communication or a reasonable modification to participate, 
contact the ADA Coordinator, Ranice Monroe, (239) 533-0255, ADArequests@leegov.com or 
Florida Relay Service 711. Accommodation will be provided at no cost to the requestor. Requests 
should be made at least five business days in advance. 



NOTICE OF PROPOSED AMENDMENT TO THE 
LEE COUNTY COMPREHENSIVE LAND USE PLAN 

(ADOPTION HEARING) 
 
The Lee County Board of County Commissioners will hold a public hearing to consider the 
adoption of a proposed amendment to the Lee County Comprehensive Land Use Plan (Lee 
Plan) on Wednesday, May 6, 2026. The hearing will commence at 9:30 a.m., or as soon 
thereafter as can be heard, in the Board Chambers, 2120 Main Street in Downtown Fort 
Myers.   
 
The Board proposes to adopt an ordinance amending the Lee Plan as follows: 
 

CPA2025-00003 US 41 Pugliese Multi-Family – Map Amendment: Amend Lee Plan 
Map 1-A, Future Land Use Map, to change the future land use category of the 13.2-
acre subject property from Suburban to Urban Community. The property is located 
approximately a tenth of a mile north of the intersection of South Tamiami Trail and 
Timberlakes Drive. 
 

Documentation for the Proposed Comprehensive Plan Amendment is available at 
https://www.leegov.com/dcd/planning/cpa or at the Department of Community Development 
located at 1500 Monroe Street, Fort Myers, Florida. This meeting is open to the public. 
Interested parties may appear at the meeting and be heard with respect to the proposed 
plan amendment. A verbatim record of the proceeding will be necessary to appeal a 
decision made at this hearing.   
 
It is the intent of the Board of County Commissioners that the provisions of this Ordinance 
may be modified as a result of consideration that may arise during Public Hearing(s). Such 
modifications shall be incorporated into the final version. 
 
Lee County will not discriminate against individuals on the basis of race, color, national 
origin, sex, age, disability, religion, income or family status. To request language 
interpretation, document translation or an ADA-qualified reasonable modification at no 
charge to the requestor, contact the ADA Coordinator, Ranice Monroe, (239) 533-0255, 
ADArequests@leegov.com, Florida Relay Service 711, at least five business days in 
advance. El Condado de Lee brindará servicios de traducción sin cargo a personas con el 
idioma limitado del inglés. 
 

https://www.leegov.com/dcd/planning/cpa
mailto:ADArequests@leegov.com
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List of Hearing Attendees by Case 

 
Case Number Name Party 
 
DCI2025-00003 
Betsy Parkway MPD 

Terry Cramer, Esq. Applicant 
Cindy Leal Brizuela, AICP Applicant 
Barrett Stejskal Applicant 
Jason Utley, AICP Applicant 

DCI2024-00001 
712 Adams CPD 

Amjad Sitti 
Sitti Engineering 

Applicant 

Raymond Collazo Public Participant 
Borys Martinez Public Participant 

CPA2025-00003 
Pugliese Multifamily 

Richard Akin  
Henderson, Franklin, Starnes & Holt, 
P.A. 

Applicant 

Al Quattrone 
Quattrone & Associates, Inc. 

Applicant 

Yury Bykau 
TR Transportation Consultants, Inc. 

Applicant 

Paul Ben-Susan  Public Participant 
Kathleen Berkey  Public Participant 
Terry Deford  Public Participant 
Max Forgey Public Participant 
Greg Horn Public Participant 
Scott Rasor Public Participant 
Mark Reimet Public Participant 

 



DCI2025-00003 
Betsy Parkway 

MPD 



 

 
 

CASE NUMBER & NAME: 
 
 

DCI2025-00003 / Betsy Parkway MPD 

REQUEST: 
 
 

Request to rezone 23.96+/- acres from Commercial (C-1A) and 
Agricultural (AG-2) to Mixed Use Planned Development (MPD). 

RESOLUTION NUMBER: 
 
 

Z-26-008 

LOCATION: 
 

5041 Pine Island Rd. & 10300 Betsy Pkwy., Pine Island Planning 
District, Lee County, FL. 

  
OWNER: PI Daze, LLC & Polotto Joseph Tr. 
 
 

 

APPLICANT: 
 
 

PI Daze, LLC & Polotto Joseph Tr. 

AGENT: 
 
 

Cindy Leal Brizuela, MURP 

Ensite, Inc. 

2401 First Street, Suite 201 

Fort Myers, FL 339901 

 

HEARING EXAMINER 
RECOMMENDATION: 
 
 

Approval, subject to conditions and deviations. 

PARTICIPANTS:  
 

None  
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Summary of Hearing Examiner Recommendation 

BETSY PARKWAY MPD 
The request proposes a mixed-use project comprised of commercial and industrial land 
uses on property east of Pine Island Center. 

Pine Island Road is lined with commercial land uses from Little Pine Island to Stringfellow 
Boulevard. Industrial land uses lie to the south and share a boundary with industrial uses 
proposed along Betsy Parkway. 

The MPD unifies the zoning designation of the nearly 24-acre property under a single 
zoning district in accordance with the Master Concept Plan. Principal uses include 
commercial and a limited selection of light industrial. The requested uses are appropriate 
in proximity to Pine Island Center and contribute to compact growth patterns on the island. 

Conditions of approval protect wetlands associated with Pine Island Creek. Pine Island 
Creek separates Pine Island from Little Pine Island and the Matlacha Pass Aquatic 
Preserve. 

Detailed recommendation follows 
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OFFICE OF THE HEARING EXAMINER, LEE COUNTY, FLORIDA 

HEARING EXAMINER RECOMMENDATION 

REZONING: DCl2025-00003 

Regarding: BETSY PARKWAY MPD 

Location: 5041 Pine Island Road and 10300 Betsy Parkway 
Pine Island Planning Community 
(District 1) 

Hearing Date: March 25, 2026 

I. 

II. 

Request 

Rezone 23.96 acres from Agricultural (AG-2) and Commercial (C-1A) to Mixed Use 
Planned Development (MPD) to allow up to 40,000 square feet of commercial uses 
and 250,000 square feet of industrial uses. The maximum proposed height is 33 
feet above flood elevation. 

The property legal description is set forth in Exhibit A 

Hearing Examiner Recommendation 

Approve, subject to the conditions and deviations set forth in Exhibit B. 

Ill. Discussion 

The Hearing Examiner serves in an advisory capacity to the Board of County 
Commissioners (Board) on applications to rezone property to the planned 
development zoning district. 1 In furtherance of this duty, the Hearing Examiner 
accepted testimony and evidence on an application to rezone 23.96 acres on Pine 
Island to the Mixed Use Planned Development District. Staff recommended 
approval with conditions. 

In preparing a recommendation to the Board, the Hearing Examiner must apply 
the County's Comprehensive Plan (Lee Plan), Land Development Code (LDC), 
and other County regulations to facts presented at hearing. The record must 
contain substantial competent evidence to support the recommendation. 

Discussion supporting the Hearing Examiner's recommendation of approval, with 
conditions below. 

1 LDC §34-145(d)(4)a. 



Case: DCl2025-00003 

Planning and Zoning History 

The 23.96-acres consists of two parcels, one of which fronts Pine Island Road. 
The other parcel abuts Betsy Parkway. The parcel fronting Pine Island Road is 
zoned Commercial (C-1A) and was initially developed with a bank in the early 
1990s. The building presently operates as a medical office. 

The parcel with Betsy Parkway frontage is vacant. 2 

Character of Area 

The property is on the eastern edge of Pine Island, the largest island on Florida's 
west coast. 

The site does not fall within one of the distinct communities on the island, but it is 
just east of Pine Island Center. A large portion of the east property line adjoins 
wetlands associated with Pine Island Creek. Pine Island Creek separates Pine 
Island from Little Pine Island and the Matlacha Pass Aquatic Preserve.3 

Development along Pine Island Road in the vicinity of the project features 
freestanding commercial buildings and a shopping center. South of the project is 
an industrial subdivision. 

The property is part of the Greater Pine Island Planning Community, where 
environmental stewardship is a high priority.4 The County seeks to conserve native 
vegetation and wildlife resources on Pine lsland.5 The Pine Island is subject to a 
community plan to manage growth and maintain the island's unique natural 
resources.6 

Lee Plan 

Planned developments must be consistent with the Lee Plan.7 

The property is classified as Urban Community on the Lee Plan Future Land Use 
Map.8 Properties in the Urban Community are developed with a mix of intense 

2 Permitting history of the parcel includes two permits issued in 2022: Vegetation Removal Permit for 
geotechnical borings and a Well Permit. 
3 Little Pine Island is a State-owned mitigation bank and part of the Charlotte Harbor Preserve State Park. 
4 Lee Plan Maps 1-B, 2-A. 
5 Lee Plan Objective 24.1 and Policy 24.1.6. 
6 Lee Plan Goal 24: Seeks to manage growth in a manner that maintains the island's unique natural 
resources, rural character, and coastal environment; support viable and productive agriculture and local 
business; and to protect public health, safety and welfare of island residents and visitors when a hurricane 
strike is imminent. 
7 LDC §34-411(a). 
8 Lee Plan Policies 1.1.4; Lee Plan Map 1-A. 

Hearing Examiner Recommendation 
Page 2 



Case: DCl2025-00003 

commercial, residential, and limited light industrial land uses. The Plan favors 
mixed use projects in the Urban Community.9 

Approximately 4.9 acres of the property is zoned C-1A. The purpose of the C-1A 
district is to permit commercial and select residential land uses. The majority of the 
site is zoned for agriculture. Agricultural pursuits are not consistent with the 
County's vision for development in the Urban Community.10 

The proposed MPD includes commercial and industrial uses appropriate in the 
Urban Community. 11 Mixed Use Planned Developments must be designed to 
arrange uses in an integrated, cohesive unit in order to promote compatibility. 12 

The Master Concept Plan (MCP) largely confines development to uplands; 
developer will mitigate impacts to a limited amount of wetlands in accordance with 
state permitting guidelines. 13 

The MCP places commercial uses within the north parcel with direct access to Pine 
Island Road. The southern two-thirds of the site with access to Betsy Parkway will 
host covered storage, open storage, and industrial buildings with optional service 
areas. An internal access road connects the commercial tract with the industrial 
tract. 14 Access to industrial uses will be gated for security. 

Compatibility 

Rezoning requests must be compatible with existing or planned uses in the area. 15 

Project intensity is determined after considering the Lee Plan, availability of public 
infrastructure/services and nature of surrounding development.16 

Pine Island Road forms the north boundary of the site. The MCP depicts a typical 
right-of-way buffer along the project's Pine Island Road frontage. A subdivision of 
light industrial uses abuts the property on the south. Uses in the subdivision include 

9 Lee Plan Objective 11.1, Policies 1.1.4, 11.1.1. 
10 Lee Plan Goal 9, Objective 9.2, Policy 1.1.4. 
11 Staff Report Attachment C: Conditions and Deviations. The LDC requires mixed use planned 
development to exceed at least two thresholds set out in LDC §34-940. The project will include greater than 
30,000 square feet of commercial land uses and more than 30,000 square feet of industrial use on the 
nearly 24-acre site. Staff recommended limitations on proposed uses to minimize impacts to estuarine 
ecosystems. Lee Plan Objective 24.1, Policy 24.1.8. 
12 Lee Plan Policies 6.1.3, 7.1.2, 11.1.1. 
13 Lee Plan Objective 124.1, Policies 101.1.1, 101.1.2, 101.3.2. 
14 Lee Plan Policy 11. 1. 1. 
1s LDC §34-145(d)(4)(a). 
16 LDC §34-413; Lee Plan Policies 6.1.1, 6.1.4, 6.1.5, 6.1.7, 7.1.1, 7.1.3, 7.1.4, 7.1.7, The property has 
access to a range of public services and infrastructure including public water and sanitary sewer, paved 
roads, police, fire and emergency medical services. Lee Plan Goals 6, 7, Objectives 2.1, 2.2, Policies 1. 1.4, 
2.2.1, 2.2.2, 24.1.9, 39.1.3, LDC §34-411 (i) and U). Potable water service will be provided by the Greater 
Pine Island Water Association, Inc. Sanitary sewer service is available from Lee County Utilities. The 
property is in proximity to Stringfellow Boulevard and Pine Island Road making it a suitable location for 
commercial and industrial uses. 

Hearing Examiner Recommendation 
Page 3 



Case: DCl2025-00003 

contractors, builders, open and enclosed storage, salvage yards, restaurants, and 
a church. 

A five-foot buffer separates the commercial tract from adjacent commercially 
zoned properties to the east. 17 This buffer will be comprised of four trees per 100 
linear feet. 18 There is an indigenous preserve along the southeast property line 
serving as a buffer between developed areas and the abutting aquatic preserve. 
A stormwater detention pond together with vegetative buffers separates proposed 
industrial uses from the aquatic preserve. 

The MCP employs enhanced buffers to screen industrial uses from residences to 
northwest. 19 The 25-foot-wide buffer includes an eight-foot-high wall, measured 
from finished grade of the project site. Trees and shrubs will be planted on the 
residential side of the wall comprised of 5 trees and 30 shrubs planted within each 
100 linear feet.20 

The proposed buffering plan confirms the MPD is compatible with surrounding 
uses. 21 

Economic Element 

The Economic Element encourages expansion of the County's economic base.22 

Land development creates jobs, increases property values, generates tax 
revenue, and fuels economic growth. 

The proposed commercial and industrial uses create additional employment 
opportunities for the region and contribute to a positive business climate.23 

Coastal High Hazard Area 

The property is in the Coastal High Hazard Area.24 Development within Coastal 
High Hazard Areas must be compatible with natural systems and defend against 
coastal flooding.25 

Development in coastal areas is subject to policies in the Lee Plan Conservation 
and Coastal Management Element.26 The project will be subject to County land 

17 Lee Plan Policies 6.1.4, 6.1.6. 
18 LDC §10-416. 
19 Lee Plan Policies 7.1.1, 7.1. 7. 
20 LDC §10-416. 
21 Lee Plan Policies 6.1.4, 6.1.6, 6.1.7, 7.1.6, 7.1.7. 
22 Lee Plan Goals 158, 159, Objective 158.2, Policy 158.2.1: cf. Lee Plan Policies 7.1.1, 7.1.8. 
23 Lee Plan Goals 158, 159, Objectives 158.2, 158.3; see also, Lee Plan Table 1 (b) and Policies 7.1.1, 
7.1.8, 24.4.1, 158.2.1. 
24 Lee Plan Map 5-A. 
25 Lee Plan Goal 101, Objectives 101.1, 101.3, Policies 101.1.1, 101.1.2, 101.3.2. 
26 Lee Plan Objective 2.6. See Goals 72, 101. 

Hearing Examiner Recommendation 
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Case: DCl2025-00003 

development regulations designed to reduce vulnerability from hurricanes and 
flooding. 27 

LDC 

The request seeks to rezone property to the Mixed Use Planned Development 
district. Planned development zoning districts implement the Lee Plan while 
affording flexibility in project design.28 Flexibility in site design is vital to Applicant's 
goal of developing commercial and industrial uses on the property. 

The 23.96-acre site is subject to two zoning classifications: C-1A and AG-2. The 
purpose of the C-1A commercial district is to regulate commercial and select 
residential land uses. The purpose of agricultural zoning is to accommodate 
agricultural operations with ancillary residential uses.29 Agricultural pursuits are no 
longer consistent with the property's designation as a Future Urban Area.30 

The request unifies the zoning classification of the property subject to an MCP. 

Principal uses include a variety of commercial office/retail and a limited selection 
of light industrial.31 These uses are appropriate in proximity to Pine Island Center 
and will contribute to compact growth patterns on the island.32 

Development must comply with the Greater Pine Island Community specific 
development regulations governing site design, buffer/landscaping, architecture, 
and signs.33 The Greater Pine Island Community Plan LDC regulations require 
zoning applications to conduct a public hearing in the community prior to the 
Hearing Examiner hearing. 34 Applicant presented the request at a meeting in the 
community prior to the Hearing Examiner hearing.35 Another community meeting 
will be held prior to development order approval. 36 

27 Lee Plan Goals 59, 72, Objective 72.2; LDC §2-481 et seq. 
28 LDC §34-2: Development of County Impact means development that may have a substantial effect upon 
the health, safety, and welfare of the citizens of the County or upon its natural resources. See also LDC 
§§34-341(a), 34-411(a), 34-612(2). Lee Plan Policies 2.1.2, 2.1.1, 6.1.3; LDC §34-612(2). The planned 
development district affords flexibility in site design. 
29 LDC §34-651. 
30 Agricultural pursuits are not consistent with the County's vision for the Urban Community land use 
category. Lee Plan Objectives 1.1, 2.2, Policies 1.1.4, 2.1.1 (the property is in an area with public services 
and infrastructure); See also, Lee Plan Goal 9, Objective 9.2, Policy 9.2.2; planned developments within 
future urban areas may not establish new agricultural uses on the property. 
31 LDC §§34-612(2), 34-931(h). 
32 Lee Plan Objectives 2.1, 2.2, Policies 7.1.3, 7.1.4. 
33 Lee Plan Goal 24 and supplemental development regulations in LDC §33-1001 et seq. Future 
development permits must comply with community standards. 
34 LDC §33-1003(a). 
35 Advertised meeting held on August 5, 2025, at the First Baptist Church of Pine Island. LDC §33-1003(b). 
See Staff Report Attachment F. 
36 LDC §33-1003 (a). 

Hearing Examiner Recommendation 
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Case: DCl2025-00003 

Deviations 

The request seeks one deviation from the LDC. A "deviation" is a departure from 
a land development regulation. 37 Applicants must demonstrate deviations enhance 
the planned development and not cause a detriment to the public. 38 

The requested deviation pertains to driveway separation on Pine Island Road. 39 

Applicant offered testimony/evidence in support of the deviation based on LDC 
review standards.40 Staff recommended approval finding the deviation advances 
the objectives of the planned development and protects public health safety and 
welfare. 

The LDC requires the Hearing Examiner to approve, approve with modifications or 
deny requested deviations based upon the applicable standard of review.41 The 
Hearing Examiner finds the requested deviation meets LDC approval criteria.42 

Transportation 

Requests to rezone property must provide sufficient access to support 
development and address impacts to transportation facilities through County 
regulations and conditions of approval.43 

The MCP includes two driveways onto Pine Island Road NW and a single access 
to Betsy Parkway. Pine Island Road is a County-maintained arterial roadway. 44 

Betsy Parkway is a County-maintained local road from Pine Island Road to the 
northwest corner of the site then transitions to a privately maintained local road 
along the property's frontage. The developer will likely be required to improve 
Betsy Road to the project access on that roadway as a condition of development 
order approval. 

The Traffic Impact Statement (TIS) prepared by County staff concludes area 
roadways will operate within adopted levels of service at project buildout in 2027.45 

Lee County Department of Transportation agreed with this assessment.46 

37 LDC §34-2. 
38 LDC §34-373(a)(9). 
39 LDC §10-285(a). 
40 LDC §§34-145(d)(4)a.2.c), 34-373(a)(9). 
41 LDC §34-145(d)(4)a.2.c). 
42 LDC §34-377(a)(4). 
43 LDC §34-145(d)(4)a.1.d) and e). 
44 Lee County Administrative Code 11-1. 
45 Staff Report Attachment R: Betsy Parkway Traffic Impact Statement (TIS) prepared by Planning 
Analytics, LLC dated November 6, 2025. Lee Plan Policies 6.1.5, 7.1.4. 
46 Staff Report Attachment L: Memorandum prepared by Lili Wu, Principal Planner dated February 6, 2026. 

Hearing Examiner Recommendation 
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Case: DCl2025-00003 

Road impact fees will address project impacts to the County transportation 
network.47 Further analysis of transportation impacts will occur during development 
order permitting. 

Environmental 

Rezoning requests must not adversely affect environmentally critical/sensitive 
areas or natural resources.48 

The property contains environmentally sensitive uplands and wetlands including 
salt marsh, pine flatwoods, and upland hardwoods. Protecting natural resources is 
of great importance to the County.49 The Lee Plan achieves this goal through public 
land acquisition and enforcement of environmental regulations. 50 

The MCP depicts a 2.71-acre Saltwater marsh preserve and restoration area.51 

The area provides required indigenous open space and a buffer from wetlands 
associated with Pine Island Creek.52 The area serves as a natural screen and 
offers increased water quality adjacent to conservation lands.53 

The surface water management system includes stormwater ponds and swales 
designed to filter pollutants before release into the onsite wetland preserve and 
aquatic preserve tributaries. 54 Conditions of approval include monitoring 
requirements to ensure water quality is not degraded by development activity on 
the site.55 Sanitary sewer service reduces potential contamination of groundwater 
and surrounding estuarine systems.56 Since the stormwater management system 
is designed to outfall into the wetland preserve, Staff requested removal of uses 
with the potential to negatively impact the aquatic system.57 

The buffer beside the Pine Island Aquatic Preserve will be a minimum of 50 feet in 
width. 58 The buffer composition includes ten trees every 100 linear feet and a 
double-staggered hedge row. The hedge row will be installed at 48 inches in height 

47 Lee Plan Policy 38.1.1. 
48 LDC §34-145(d)(4)a.1.f). 
49 The goal is to maintain a high quality of life for residents and visitors. See Lee Plan Chapter I - Vision for 
2045. Lee Plan Goal 4. 
50 Lee Plan Goals 4, 59, 123, Objective 24.1, Standard 4.1.4, Policies 24.1.5, 24.1.6, 151. 7.2, 161.1.5. 
51 Lee Plan Objective 24.1, Policies 24.1.6, 123.1.5. 
52 Lee Plan Policies 24.1.5, 101.1.2, 123.1.1. 
53 Lee Plan Objective 123.1, Policies 7.1.1, 24.1.5, 24.1.6, 24.1.8. 
54 Staff Report Attachment M: Stormwater Management Plan LDC §34-373. Lee Plan Policies 61.3.11, 
24.1.8. 
55 See Condition 8. Lee Plan Goal 125, Objective 125.1, Policies 125.1.1, 125.1.2, 125.1.3, 125.1.4. 
56 Lee Plan Policies 24.1.6, 24.1.8, 24.1.9. 
57 The list of permitted uses has been modified to remove uses that are not appropriate in Coastal High 
Hazard Areas or adjacent to environmentally sensitive lands. Lee Plan Policies 24.1.8, 101.1.1, 101.1.2, 
125.1.2. 
58 Lee Plan Objective 123.1, Policies 6.1.6, 7 .1.6, 24.1.5. 

Hearing Examiner Recommendation 
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Case: DCl2025-00003 

and maintained at 60 inches in height forming a continuous visual screen within 
one year after installation.59 Planted material will be native to Southwest Florida.60 

The Hearing Examiner finds that as conditioned, the requested MPD will not harm 
environmentally critical/sensitive areas or natural resources.61 

Public Services and Infrastructure 

Zoning requests must demonstrate the property will be served by public services 
and infrastructure necessary to support development.62 Public services include 
facilities, capital improvements, and infrastructure.63 The Lee Plan requires an 
evaluation of public services during the zoning process.64 

The MPD includes commercial and industrial land uses. Commercial development 
may only be approved when served by public services and facilities. 65 Industrial 
land uses must be located in areas appropriate to their special needs and 
constraints including access by truck, utilities, and proximity to supportive and 
related land uses.66 

Public services and infrastructure are available to serve the site.67 The property 
has frontage on Pine Island Road and Betsy Parkway.68 Pine Island Road is 
improved with a shared use path for pedestrians and cyclists.69 The Developer will 
be required to improve Betsy Road to the project access to County standards as 
a condition of development order permitting. The site will receive potable water 
service from the Greater Pine Island Water Association, lnc.7° Lee County Utilities 
will provide sanitary sewer service. 71 Fire, EMS, and Law Enforcement services 
are all available to serve the property.72 

59 See MCP. LDC §10-416. 
60 Lee Plan Objective 126.2, Policy 126.2.1. 
61 Development order submittals ensure buffers and landscaped areas follow Xeriscape principles. Lee 
Plan Objective 126.2, Policies 54.1.2, 54.1.3, 125.1.2, 126.1.2, 126.2.1. Required landscape buffers must 
consist of native landscape to conserve water. 
62 LDC §34-145(d)(4)a.1.g). 
63 Public services and infrastructure available to serve the project includes public water and sewer, paved 
streets, police, fire and emergency services, and surface water management. Lee Plan Goals 70, 95, 
Objective 4.1, Policies 24.1.9, 68.2.3 Standards 4.1.1, 4.1.2, 4.1.4. 
64 Lee Plan Policy 2.2.1. 
65 Lee Plan Policy 6.1.4, 6.1.5. 
66 Lee Plan Policy 7.1.1, 7.1.3. 
67 Lee Plan Goals 2, 4, 53, 56, 70, 95, Objectives 2.2, 4.1, 158.3, Policies 1.1.4, 2.2.1, 7.1.2, 7.1.4, 53.1.5, 
56.1 .4, 160.1. 1, Standards 4.1.1, 4.1.2. 
68 Lee Plan Policies 6.1.5, 7.1.3. 
69 The Lee Plan identifies Pine Island Road as part of the Pine Island-Hendry Trail on the Greenways Master 
Plan. Lee Plan Map 4-E. 
70 Lee Plan Goals 4, 53, Objective 53.1, 4.1, Standard 4.1.1. 
71 Lee Plan Goals 4, 56, Objectives 4.1, 56.1, Standard 4.1.2. 
72 Fire and emergency medical services will be provided by the Matlacha Pine Island Fire Control District 
Station 1 on Pine Island Road. Law enforcement services will be supplied by the Lee County Sheriff from 
the 6th Precinct Office on Stringfellow Road. 

Hearing Examiner Recommendation 
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IV. 

The proposed commercial and industrial land uses are appropriate given the site's 
access to public services and infrastructure.73 

Conditions 

The County must administer the zoning process so proposed land uses minimize 
adverse impacts on adjacent property and protect natural resources.74 Conditions 
must plausibly relate to anticipated impacts, and be pertinent to mitigating impacts 
to public health, safety and welfare.75 

The requested MPD will be subject to several conditions of approval.76 The 
conditions reasonably relate to the impacts anticipated from the development.77 

The Hearing Examiner recommends revisions to Conditions to improve clarity. 

Public 

No Members of the public attended the hearing. 

Findings and Conclusions 

The Hearing Examiner makes the following findings and conclusions based on the 
testimony and evidence in the record: 

A. The proposed Betsy Parkway Mixed Use Planned Development complies with the 
Lee Plan. Lee Plan Goals 2, 4, 6, 7, 24, 53, 56, 59, 61, 70, 72, 77, 95, 101, 158, 
159, Objectives 2.1, 2.2, 4.1, 6.1, 7.1, 11.1, 24.1, 24.4, 53.1, 72.2, 158.2, 158.3, 
Policies 1.1.4, 1.6.1, 2.1.2, 2.2.1, 6.1.1, 6.1.3, 6.1.4, 6.1.5, 6.1.6, 6.1.7, 6.1.8, 7.1.1, 
7.1.2, 7.1.3, 7.1.4, 7.1.5, 7.1.7, 7.1.8, 7.1.9, 7.1.10, 11.1.1, 24.1.5, 24.1.6, 24.1.8, 
24.1.9, 24.4.1, 24.4.2, 24.7.9, 61.3.6, 101.1.1, 101.1.2, 101.3.2, 158.2.1. 
Standards 4.1.1, 4.1.2, 4.1.4, Table 1(b), Maps 1-A, 1-8, 2-A, 4-E, 5-A. 

B. As conditioned, the Mixed Use Planned Development: 

1. Meets the LDC and other county regulations or qualifies for deviations. LDC 
Chapters 2, 10, 33, 34. 

2. Is compatible with existing and planned uses in the surrounding area. Lee 
Plan Goal 24, Objective 24.4, Policies 2.1.2, 2.2.1, 5.1.5, 6.1.4, 6.1.6, 6.1.7, 
7.1.2, 7.1.3, 7.1.6, 7.1.7, 7.1.8. 

73 Lee Plan Objective 7.1, Policies 7.1.1, 7.1.3. 
74 LDC §§34-145(d)(4)a.2.(b), LDC 34-377(a)(3), and 34-932(b, c). 
75 LDC §34-932(c). 
76 Notable conditions require an indigenous preserve management plan, aquatic preserve buffer, and 
surface water quality monitoring. Lee Plan Policy 122.1.3, LDC §33-1082. 
77 LDC §34-83(b)(4)a.3. 
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3. Provides access sufficient to support the proposed development intensity. 
Expected impacts on transportation facilities will be addressed by county 
regulations and conditions of approval. Lee Plan Objective 39.1 , Policies 
2.2 .1, 6.1 .1, 6.1.5, 7.1 .1, 7.1.2, 7.1.4, 7.1 .5, 7.1.7, 24.4.1, 38.1.1, 39.1 .1. 

4. Will not adversely affect environmentally critical areas and natural 
resources. Lee Plan Goals 24, 61, 77, Objectives 24.1, 60.4, 77.2, 77.3, 
124.1, 125.1, 126.1 , 126.2, Policies 6.1.6, 7.1.6, 24.1.5, 24.1.6, 24.1.8, 
24.1.9, 54.1.2, 54.1 .3, 54.1.6, 54.1. 11 , 60.4.1, 60.4.3, 61 .1.6, 61 .2.4, 
61.3.6, 61 .3.11, 61.4.4, 101 .1.1, 101 .1.2, 122.1.3, 123.2.10, 125.1.2, 
125.1.3, 125.1.4, 126.1 .1, 126.1.4, 126.2.1, Standard 4.1 .4; and 

5 . Will be served by urban services including paved roads, potable water, 
sanitary sewer, urban surface water management, police, fire, and 
emergency services. Lee Plan Glossary, Lee Plan Goals 2, 4, 6, 7, 70, 95, 
Objectives 1.1, 2.1 , 2.2, 4.1 , 6.1, 7.1 , Policies 1.1.4, 2.1.1, 2.2.1, 2.2.2, 
6.1.1, 6.1.4, 6.1.5, 6.1.7, 7.1.1, 7.1.3, 7.1.4, 7.1.5, 7.1.6, 24.1.8, 24.1.9, 
39.1.3, 53.1.5, 56.1 .4, 158.3, 160.1.1, Standards 4.1.1, 4.1.2 and Maps 4-
A, 4-B. 

C. The proposed uses are appropriate at the proposed location. Lee Plan Goals 6, 7, 
24, 158, Objectives 2.1, 24.4, Policies 2.1.1, 2.1.2, 6.1.1, 6.1.4, 6.1 .6, 6.1.7, 6.1.8, 
7.1.1, 7.1.2, 7. 1.3, 7.1.8, 24.4.1, 24.4.2, 153.2, Table 1(b). 

D. Recommended conditions and applicable regulations provide sufficient safeguards 
to protect the public interest. In addition, recommended conditions reasonably 
relate to impacts expected from the proposed development. Lee Plan Policies 
1.6.1, 5.1.5, 6.1.4, 7.1 .2, 7.1.8, 122.1 .3. 

E. As conditioned, the requested deviation: 

1. Enhances the planned development; and 
2. Preserves and promotes the general intent of the LDC to protect the public 

health , safety and welfare. 

Recommendation Date : April 10, 2026. 

Lee County Hearing Examiner 
1500 Monroe Street, Suite 218 
Post Office Box 398 
Fort Myers, FL 33902-0398 

Hearing Examiner Recommendation 
Page 10 



Case: DCl2025-00003 

Exhibits to Hearing Examiner's Recommendation 
Exhibit A Legal Description and Vicinity Map 
Exhibit B Recommended Conditions and Deviations 
Exhibit C Exhibits Presented at Hearing 
Exhibit D Hearing Participants 
Exhibit E Information 

Hearing Examiner Recommendation 
Page 11 



Case: DCl2025-00003 

Exhibit A 

LEGAL DESCRIPTION AND VICINITY MAP 

Exhibit A, Legal Description and Vicinity Map 
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DESCRIPTION TO ACCOMPANY SKETCH Attachment G 

EXHIBIT "A" 

DESCRIPTION: 

A PARCEL OF LAND LYING IN SECTION 28, TO'wNSHIP 44 SOUTH, RANG£ 22 £AST, 
LE£ COUNTY, FLORIDA, DESCRIBED AS FOLLO'wS1 

COMMENCING AT TH£ £AST QUARTER <£ 1/4) CORNER OF TH£ AFORESAID SECTION 
28; THENCE RUN S.00°50 137'£. ALONG TH£ £AST LIN£ OF TH£ SOUTHEAST QUARTER 
<SE 1/4) OF SAID SECTION 28 FOR 33.00 FEET TO A POINT ON TH£ SOUTH 
RIGHT-OF-'wAY LIN£ OF PIN£ ISLAND ROAD NORTH'w£ST (66 FEET 'wID£> AND TH£ 
POINT OF BEGINNING; THENCE CONTINUE S.00°50 137'£. ALONG SAID £AST LIN£ FOR 
1320.06 FEET TO TH£ NORTHEAST CORNER OF TRACT 'A', PIN£ ISLAND INDUSTRIAL 
PARK AS RECORDED IN PLAT BOOK 45, PAGES 52 AND 53, PUBLIC RECORDS OF 
LE£ COUNTY, FLORIDA; THENCE RUN S.88°58 151''w. ALONG TH£ NORTH LIN£ OF SAID 
PIN£ ISLAND INDUSTRIAL PARK AND TH£ NORTH LIN£ OF PROPERTY DESCRIBED IN 
INSTRUMENT NUMBER 2020000233318, PUBLIC RECORDS OF LE£ COUNTY, FLORIDA 
FOR 1232.44 FEET TO A POINT ON TH£ £AST LIN£ OF A 60.00 FEET VID£ 
ROAD'wA Y AS DESCRIBED IN OFFICIAL RECORDS BOOK 2153, PAGE 5804, PUBLIC 
RECORDS OF LE£ COUNTY, FLORIDA; THENCE RUN N.00°l6 136'l,/, ALONG TH£ £AST 
RIGHT-OF-'wAY LIN£ OF BETSY PARK'wAY (60 FEET 'wID£> FOR 675.89 FEET TO A 
POINT ON TH£ SOUTH LIN£ OF TH£ NORTH HALF <N 1/2) OF TH£ NORTHEAST 
QUARTER <NE 1/4) OF TH£ SOUTHEAST QUARTER (SE 1/4) OF TH£ AFORESAID 
SECTION 28; THENCE RUN N.88°57 130'£, ALONG SAID SOUTH LIN£ FOR 891.00 FEET; 
THENCE RUN N.00°l6 136''w, FOR 643.42 FEET TO A POINT ON TH£ AFORESAID 
SOUTH RIGHT-OF-'wA Y LIN£ OF PIN£ ISLAND ROAD NORTH'w£ST; THENCE RUN 
N.88°53 133'£. ALONG SAID SOUTH RIGHT-OF-'wAY LIN£ FOR 328.39 FEET TO TH£ 
POINT OF BEGINNING. 

PARCEL CONTAINS 1,044,343.219 SQUARE FEET OR 23.974 ACRES, MOR£ OR LESS. 

BEARINGS AR£ BASED ON TH£ SOUTH RIGHT-OF-'wAY LIN£ OF TH£ AFORESAID PIN£ 
ISLAND ROAD NORTH'w£ST AS BEING N.88°53 133'£. 

PhillipM 
Mould, 
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Digitally signed by 
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L56515, State of 
Florida 
Date: 2025.02.04 
11 :45:10 -05'00' 
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FEBRUARY 4, 2025 

REVIEWED 
Project: DC/2025-00003 

By: Richard Burris 

Dept: Legal Review 

Doto: 07/19/2025 
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IN ACCDRIJANC£ WITH TH£ APPLICABLE STAT£ LAWS ANIJ 
STATUTES FS 668.001-006i FS 668.50; FS 47E.0E5i 5J-17,06E, 
FLDRIIJA AIJMINISTRA TIV£ CDIJ£, STAT£ DF FLDRIIJA. 
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Exhibit B 

RECOMMENDED CONDITIONS AND DEVIATIONS 

CONDITIONS 

1. Master Concept Plan (MCP). Development must be consistent with two-page MCP 
entitled "Master Concept Plan", prepared by Ensite, revised March 17, 2026, 
except as modified by conditions below. (Exhibit B1 ). 

2. 

Lee Plan and Land Development Code (LDC). Development must comply with the 
Lee Plan and LDC, except where deviations have been approved. Changes to the 
MCP, conditions, or deviations are subject to further review and approval. 

Approved Development Parameters. The project may develop up to 40,000 square 
feet of commercial uses and 250,000 square feet of industrial uses. 

Schedule of Permitted Uses and Property Development Regulations. 

a. Permitted Uses 

Commercial Tract 
Accessory uses, buildings, and structures 
Administrative Offices 
Animals: Clinic or Kennel 

Control Center (including Humane Society) 
ATM 
Bait and Tackle Shop 
Banks and Financial Establishments, all groups 
Boats: Boat Parts 

Boat Sales 
Broadcast studio, commercial radio and television 
Building Materials Sales 
Business Services, all groups 
Clothing Stores, general 
Clubs: Fraternal, membership organization 

Private 
Contractors and Builders, all groups 
Convenience Food and Beverage Store, no pumps 
Day Care Center, child or adult 
Drugstore, pharmacy 
Entrance Gates and Gatehouses 
Essential services 
Excavation: Water retention 
Fences, Walls 
Gift and souvenir shop 
Hardware store 
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Hobby, toy and game shops 
Household and office furnishings, all groups 
Insurance companies 
Medical Office 
Non store retailers, all groups 
Package Store 
Paint, Glass, and Wallpaper 
Parking Lot: Accessory 

Temporary 
Personal Services, all groups 
Pet Services 
Pet Shop 
Pharmacy 
Plant Nursery 
Post Office 
Printing and Publishing 
Real Estate Sales Office 
Rental or Leasing Establishment, Groups I & II (No outdoor display) 
Repair Shops, groups I, II, & Ill 
Restaurant, fast food 
Restaurant, all groups 
Schools: Commercial 
Signs 
Specialty Retail Shops, all groups 
Studios 
Temporary Uses 
Theater, indoor or outdoor (drive-in) 
Used Merchandise Stores, all groups 
Variety Store 

Industrial Tract 
Accessory uses and structures 
Administrative Offices 
ATM 
Automobile Repair and Service, all groups 
Automobile Service Station 
Boats: Boat parts store 

Boat repair and service (indoor only) 
Building Materials Sales 
Business Services, group II 
Cleaning and Maintenance Services 
Cold Storage, Pre-cooling Warehouse and Processing Plant 
Computer and Data Processing Services 
Contractors and Builders, all groups 
Entrance Gates and Gatehouse 
Essential Services 
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b. 

Excavation: Water Retention 
Fences, walls 
Parcel and Express Services 
Parking Lot: Accessory 

Temporary 
Processing or packaging agricultural or fish products 
Processing and warehousing 
Recycling facility 
Rental or Leasing Establishment, All groups 
Repair Shops, all groups 
Research and Development Laboratories, Groups I & IV 
Retail and Wholesale Sales, when clearly incidental and subordinate to a 
permitted principal use on the same premises 
Signs 
Storage: Indoor 

Open 
Transportation Services, Group II 
Vehicle and Equipment Dealers, All groups 
Warehouse: High Cube 

Hybrid 
Mini warehouse 
Private 
Public 

Wholesale Establishments, Groups I, Ill, & IV 

Site Development Regulations 

Commercial 
Minimum Lot Coverage: 
Maximum Building Height: 
Minimum Open Space: 
Building Setbacks: 

Front 
North Side 
South Side 
Rear 
Waterbody 
Preserve 

Industrial 
Minimum Lot Coverage: 
Maximum Building Height: 
Minimum Open Space: 
Building Setbacks: 

Front 
North Side 

40 percent 
33 feet 
30 percent 

25 feet 
25 feet 
N/A 
25 feet 
25 feet 
20 feet 

40 percent 
33 feet 
30 percent 

25 feet 
25 feet 
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3. 

4. 

5. 

Open Space 

South Side 
Rear 
Waterbody 
Preserve 

N/A 
25 feet 
25 feet 
20 feet 

Development order submittals must depict 30% open space in the commercial 
area (1.47 acres) and 20% open space in the industrial area (3.81 acres). 

Indigenous Open Space 

Development order submittals must depict 2.71 acres of indigenous open space. 

Indigenous Management Plan 

Development order submittals must include an Indigenous Management Plan 
demonstrating compliance with Lee Plan Policy 24.1.5. 

6. Aquatic Preserve Buffer 

7. 

8. 

Development order submittals must depict a 50-foot vegetated buffer with a 
wetland creation area consisting of 100 percent native wetland species, with 6-
foot-tall wetland trees planted 15 feet on center with 3-gallon wetland shrubs 
planted 3 feet on center. The vegetative buffer and wetland creation area must 
maintain a hydrological connection to the associated preserved wetlands. 
Wetlands created onsite do not replace offsite mitigation required by state and 
federal agencies. 

Coastal High Hazard Area 

Construction/development impacting wetlands may not commence until issuance 
of required permits. Development activity must comply with state wetland permits. 
If the State does not approve wetland impacts or if State wetland permits are not 
consistent with wetland impacts reflected in County development permits, then the 
developer must amend County development permits to be consistent with State 
wetland permits. 

Surface Water Quality 

Development order submittals must include a Surface Water Quality Monitoring 
Plan for review and approval by Lee County Division of Natural Resources. The 
Surface Water Monitoring Plan must include the following: 

a. Goals and Objectives. 

Exhibit B, Recommended Conditions and Deviations 



Case: DCl2025-00003 

b. Monitoring Schedule. An outfall monitoring schedule during "wet" season of 
June through September and "dry" season of October through May. The 
Division of Natural Resources will determine monitoring constituents prior 
to development order approval based on Schedule of Permitted Uses. 

c. Baseline. A baseline monitoring event to be completed prior to 
commencement of construction. 

d. Submission of Data. Developer must submit water quality monitoring data 
to the Division of Natural Resources annually for a minimum of 5 years. The 
data must include a report with a comparison of State surface water quality 
standards, plots of parameters, and recommendations. After five years of 
meeting or exceeding State surface water quality monitoring standards, 
developer file a written request to the Division of Natural Resources to 
amend/terminate the monitoring and reporting schedule. Results must be 
reported as an Electric Data Deliverable (EDD), in a format approved by the 
Division of Natural Resources. 

e. Contingency Plan. A contingency plan upon discovery of an exceedance of 
State Surface Water Quality Standards. The contingency plan must include 
notification to impacted residents and applicable authorities. 

9. Pine Island Road Access 

The property's two access points to Pine Island Road NW must remain "ingress 
only" and "egress only" with appropriate signage. 

10. State and Federal Permits 

a. 

b. 

Generally. County development permits do not create rights to obtain 
permits from state or federal agencies and do not create liability on the part 
of the County if applicant fails to obtain requisite approvals or fulfill 
obligations imposed by state/federal agencies or if applicant undertakes 
actions resulting in a violation of state or federal law. Applicant must obtain 
applicable state/federal permits prior to commencing development. 

State Wetland Permits. Developer may not commence construction on 
development impacting wetlands until issuance of required state permits. 
Development activity must comply with state wetland permits and 
applicable local development permits. 

If the State does not approve wetland impacts or if State wetland permits 
are not consistent with proposed wetland impacts reflected in County 
development permits, then Developer must amend County development 
permit approvals to be consistent with state wetland permits and applicable 
Lee Plan and LDC regulations regarding development within wetlands. 
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DEVIATIONS 

1. Driveway Separation. Deviation 1 seeks relief from LDC §10-285(a), which 
requires a connection separation of 440 feet along minor arterial roadways in future 
urban areas, to allow 127 feet of separation between the property's west entrance 
to Pine Island Road and driveway access to the property to the west; 163 feet of 
separation between the property's existing two accesses to Pine Island Road; and 
194 feet of separation between the property's east entrance and driveway access 
to the abutting property to the east. The deviation memorializes the configuration 
of site's existing to Pine Island Road. 

The deviation is approved, subject to Condition 9. 

Exhibits to Conditions: 
B1 Two-page Master Concept Plan (MCP) entitled "Master Concept Plan", 
prepared by Ensite, last revised March 17, 2026 
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Case: DCl2025-00003 

Exhibit C 

EXHIBITS PRESENTED AT HEARING 

STAFF EXHIBITS 

1. DCD Staff Report with attachments for DCI: Prepared by Elizabeth Workman, 
Principal Planner, date received March 10, 2026 (multiple pages - 8.5"x11" & 
11 "x14") [black & white, color] 

2. 48-Hour Notice: Email from Elizabeth Workman to Hearing Examiner and Maria 
Perez, with copies to Brienne Cherry, Cindy Lea, and Anthony Rodriguez, dated 
Monday, March 23, 2026, 4:02 PM (3 pages - 8.5"x11 ") 

3. PowerPoint Presentation: Prepared by Lee County Staff for DCl2025-00003, Betsy 
Parkway MPD, dated March 25, 2026 (multiple pages - 8.5"x11 ")[color] 

4. Resume: For John Podczerwinsky, AICP CTP (1 page - 8.5"x11 ") 

5. 48-Hour Letter: Email from John Podczerwinsky to Elizabeth Workman, Pakorn 
Sutitarnnontr, with copies to Brittany Banker and Jilian Scholler, dated Friday, 
March 20, 2026, 4:31 PM (3 pages - 8.5"x11") 

APPLICANT EXHIBITS 

1. 48-Hour Notice: Email from Cindy Leal, to Hearing Examiner, with copies to Maria 
Perez, Elizabeth Workman, Terry Cramer, Esq., and Brian Smith, dated Thursday, 
March 19, 2026, 12:29 PM (multiple pages - 8.5"x11" and 11"x17") 

2. PowerPoint Presentation: Prepared for Betsy Parkway MPD, dated March 25, 
2026 (multiple pages - 8.5"x11 ")[color] 

Exhibit C, Exhibits Presented at Hearing 
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Exhibit D 

HEARING PARTICIPANTS 

County Staff: 

1. Elizabeth Workman, Principal Planner 

2. John Podczerwinsky, Principal Planner 

Applicant Representatives: 

1. Terry Cramer, Esq. 

2. Cindy Leal Brizuela, AICP 

3. Barrett Stejskal 

4. Jason Utley, AICP 

Exhibit D, Hearing Participants 
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Exhibit E 

INFORMATION 

UNAUTHORIZED COMMUNICATIONS 

The LDC prohibits communications with the Hearing Examiner or her staff on the 
substance of pending zoning actions. There are limited exceptions for written 
communications requested by the Hearing Examiner, or where the Hearing Examiner 
seeks advice from a disinterested expert. 

HEARING BEFORE LEE COUNTY BOARD OF COUNTY COMMISSIONERS 

A The Hearing Examiner will provide a copy of this recommendation to the Board of 
County Commissioners. 

B. The Board will hold a final hearing to consider the Recommendation and record 
made before the Hearing Examiner. The Department of Community Development 
will notify hearing participants of the final hearing date. Only Parties and 
participants may address the Board at the final hearing. Presentations by 
participants are limited to the substance of testimony presented to the Hearing 
Examiner, testimony concerning the correctness of Findings of Fact or 
Conclusions of Law contained in the Recommendation, or allegations of relevant 
new evidence not known or that could not have been reasonably discovered by 
the speaker at the time of the Hearing Examiner hearing. 

C. Participants may not submit documents to the Board of County Commissioners 
unless marked as Exhibits by the Hearing Examiner. Documents must have the 
Exhibit number assigned at hearing. 

COPIES OF TESTIMONY AND TRANSCRIPTS 

A Every hearing is recorded. Recordings are public records that become part of the 
case file maintained by the Department of Community Development. The case file 
and recordings are available for public examination Monday through Friday 
between 8:00 a.m. and 4:30 p.m. 

B. A verbatim transcript may also be available for purchase from the court reporting 
service. 

Exhibit E, Information 



DCI2024-00001 
712 Adams CPD



 

 
 

CASE NUMBER & NAME: 
 
 

DCI2024-00001 / 712 Adams CPD 

REQUEST: 
 
 

Request to rezone 0.5 +/- acres from Residential Single Family 
(RS-1) to Commercial Planned Development (CPD). 

RESOLUTION NUMBER: 
 
 

Z-26-005 

LOCATION: 
 

712 Adams Ave., Lehigh Acres Planning District, Lee County, FL. 

  
OWNER: Salazar Baltazar Jr + Salazar Crystal 
 
 

 

APPLICANT: 
 
 

Crystal Salazar 

AGENT: 
 
 

Amjad Sitti, P.E. 

Sitti Engineering Group  

13650 Fiddlesticks Blvd., Suite 202-350 

Fort Myers, FL 33912 

 

HEARING EXAMINER 
RECOMMENDATION: 
 
 

Approval, subject to conditions and deviations. 

PARTICIPANTS:  
 

1. Raymond Collazo  
2. Borys Martinez  

 

Lee County 

Community 
_ Development 
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Summary of Hearing Examiner Recommendation 

712 ADAMS CPD 

The request authorizes commercial use along an established corridor. Applicants seek to 
repurpose residential property for limited commercial use utilizing an existing building. 
Site design reserves land area for potential indoor storage ancillary to the principal use. 

Two members of the public spoke at hearing seeking clarification of the request. 

The Hearing Examiner agrees with the Staff recommendation of approval, with 
conditions. One deviation is necessary to accommodate site access. 

Detailed recommendation follows 
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OFFICE OF THE HEARING EXAMINER, LEE COUNTY, FLORIDA 

HEARING EXAMINER RECOMMENDATION 

REZONING: DCl2024-00001 

Regarding: 712 ADAMS CPD 

Location: 712 Adams Avenue 
Lehigh Acres Planning Community 
(District 5) 

Hearing Date: February 19, 2026 
Record Closed: February 20, 2026 

I. 

II. 

Request 

Rezone 0.53± acres from Residential Single-Family (RS-1) to Commercial 
Planned Development (CPD) to allow 3,800 square feet of office and indoor 
storage space with a maximum building height of 35 feet. 

The property's legal description is set forth in Exhibit A. 

Hearing Examiner Recommendation 

Approval, subject to the conditions and deviations set forth in Exhibit B. 

Ill. Discussion 

The Hearing Examiner serves in an advisory capacity to the Board of County 
Commissioners (Board) on applications to rezone property to the planned 
development zoning district. 1 In furtherance of this duty, the Hearing Examiner 
accepted testimony and evidence on an application to rezone 0.53± acres to CPD. 

In preparing a recommendation to the Board, the Hearing Examiner must apply 
the Lee County Comprehensive Plan (Lee Plan), Land Development Code (LDC), 
and other County regulations to the facts presented. The record must contain 
competent substantial evidence to support the recommendation. 

Discussion supporting the Hearing Examiner's recommendation of approval, with 
conditions, follows below. 

1 LDC §34-145(d)(4) a. 



Case: DCl2024-00001 

Request 

Applicant seeks to rezone an RS-1 parcel to legitimize a pest control company 
operating on the site.2 Site design repurposes the existing 1,200 square foot 
residence for use as an office, and reserves space for a 2,600 square foot 
garage/indoor storage building.3 Applicant will remove an existing shed prior to 
development order issuance.4 Permitted height will remain at 35 feet. 

Staff recommended approval with conditions. 

Character of the Area 

The property sits at the corner of Adams Avenue and Homestead Road, south of 
the Alabama Road intersection. Commercial uses dominate this corridor, with 
residential uses laying behind road frontages. 

Lee Plan 

The Lee Plan regulates land development activity.5 Development must be 
consistent with the Lee Plan, including the Future Land Use Map.6 

The Future Land Use Map designates the property as Central Urban.7 Lee Plan 
Maps further identify the property within the Lehigh Acres Planning Community.8 

Central Urban areas identify as the county's "urban core," characterized by heavily 
settled areas with a broad range of public services.9 Residential, commercial, 
public/quasi-public, and light industrial uses predominate this category. 10 

The proposed CPD repurposes residential land along an arterial road with light 
commercial uses, consistent with Lee Plan directives. 11 The request also promotes 

2 The LDC classifies pest control companies as Business Services, Group II. See LDC §34-622(c)(5). 
3 The Hearing Examiner sought clarification on references to a "warehouse" use throughout the written 
record. The Parties testified the intended use of the proposed structure is limited to indoor storage of 
materials supporting the principal use on the site. Post-hearing written submissions corrected MCP 
references to a "warehouse" to align with LDC definitions. See Applicant Ex. 3. 
4 Sitti Testimony. The MCP reflects parking on land currently occupied by the shed. 
5 LDC §34-491. 
6 Lee Plan Policy 2.1.2; LDC §§34-411 (a), 34-491: Rezonings must be consistent with Lee Plan goals, 
objectives, and polices. Potential conflicts between the Lee Plan and the LDC must be resolved in favor 
of the Lee Plan. 
7 Property designated Central Urban are considered Future Urban Areas. See Lee Plan Chapter XIV: 
Glossary definition of Future Urban Areas. 
8 Lee Plan Maps 1-B, 2-A, & 2-B. 
9 Lee Plan Policy 1.1.3. 
10 See Id. 
11 Lee Plan Policy 2.1.2. 

Hearing Examiner Recommendation 
Page 2 



Case: DCl2024-00001 

contiguous growth and compact development with an infill project served by 
existing public services. 12 

The Lehigh Acres Community Plan prioritizes vibrant commercial and employment 
centers. 13 The Economic Element directs the county to strive for a diversified 
economy to ensure maximum employment opportunities. 14 The request permits 
commercial square footage for a myriad of business services. 15 Proposed uses will 
serve and support area residents and the greater Lehigh community. 

Compatibility 

The county evaluates compatibility during zoning. 16 Compatibility exists when land 
uses exist in proximity and no one use unduly negatively impacts another. 17 The 
planned development zoning district allows flexibility in site design to address 
potential incompatibilities with neighboring development. 18 Planned development 
zoning is useful when integrating new development with surrounding land uses.19 

Surrounding properties are zoned for residential and commercial use.20 

Development patterns in the area feature platted single-family lots and 
commercially zoned property along Homestead Road. 

Appropriate intensity is determined on a case-by-case basis in accordance with 
the Lee Plan and nature of surrounding land uses.21 Proposed development 
parameters include immediate use of the 1,200 square foot existing structure, with 
a reservation of 2,600 square feet for indoor storage. These parameters are 
consistent with development in the vicinity. 

The request promotes infill development in an area with public facilities capable of 
supporting commercial development patterns.22 

The CPD proposes four primary Use Groups: Cleaning/Maintenance Services 
Group I, Contractors/Builders Group I, and Business Services Groups I, and II. 
Conditions of approval further limit uses under each umbrella permitted on the 

12 Lee Plan Goal 2, Objectives 2.1, 2.2, Policies 2.1.1, and 2.2.1. 
13 Lee Plan Goal 25. See also Goal 158. 
14 Lee Plan Goal 158. Objective 158.2, Policy 158.2.1. 
15 Lee Plan Objective 25.6, Map 2-B. 
1s LDC §34-145(d)(4). 
17 Florida Statutes §163.3164(9) (2025); Lee Plan Policy 135.9.6, LDC §34-411(i). 
1e Id. 
19 LDC §34-612(2). 
20 Surrounding properties are zoned RS-1 and CPD. The project constitutes infill development consistent 
with development patterns in the area. Lee Plan Objective 2.1, Policy 2.2.1, 5.1.5, 6.1.1, 6.1.4, and 6.1.7. 
21 LDC §34-413. 
22 Lee Plan Goal 2, Objectives 2.1, 2.2, Policies 2.2.1, 6.1.7, and 135.9.6. 

Hearing Examiner Recommendation 
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property.23 Hearing testimony reflects the Parties took significant care to eliminate 
potentially incompatible uses that would generate greater off-site impacts.24 

Site design protects neighboring residential land uses with open space, stormwater 
management areas, and landscaping.25 The design addresses potential 
incompatibilities with surrounding land uses.26 Proposed height remains the same 
as permitted by the RS-1 district.27 

LDC 

Development must comply with the LDC or request deviations.28 A "deviation" is a 
departure from a land development regulation. 29 Applicants must demonstrate 
deviations enhance the project and will not be detrimental to the public. 30 

The requested development program includes one deviation from connection 
separation requirements. 31 The deviation is needed to locate the driveway at an 
appropriate distance between Homestead Road and California Road. 

Staff recommended approval of the deviation. The Hearing Examiner agrees with 
this recommendation. 32 

Development in the Lehigh Acres Planning District is subject to the Lehigh Acres 
Community Plan. 33 Community specific LDC regulations require zoning 
applications to conduct a community meeting and satisfy supplemental design 
standards.34 Future development orders will also be subject to community 
review. 35 

23 Condition 2a. 
24 Sitti and Groth Testimony. The Parties considered off-site impacts in eliminating uses otherwise permitted 
under the Use Group to ensure compatibility with neighboring residents. 
25 The MCP depicts buffers in compliance with LDC §§10-416, 33-1405(c), and 34-411(h). The eastern 
buffer abutting neighboring residents will meet LDC Type D buffer standards. 
26 Lee Plan Policies 5.1.5, 6.1.4, LDC §34-411 (i). Testimony confirms the eastern buffer will consist of 25 
feet planted with seven trees per 100 linear feet and 33 ground covers. Groth and Lange Testimony. 
27 Condition 2 imposes a 35-foot height requirement. 
28 LDC §34-411(b). 
29 LDC §34-2. 
30 LDC §34-373(a)(9). 
31 LDC § 10-285. 
32 The Hearing Examiner may recommend approval, approval with modifications, or denial of deviations 
based on findings that a deviation (1) enhances the planned development and (2) preserves/promotes 
public health, safety, and welfare. LDC §34-377(a)(4). 
33 Lee Plan Goal 25 and supplemental development regulations in LDC §33-1400 et seq. Future 
development permits, including development orders, must comply with community standards. 
34 LDC §§33-1401 et. seq. 
35 The LDC requires development order and building permit applications to comply with the Lehigh Acres 
Planning Community regulations. LDC §§33-1400(c) and 33-1401 (a). 

Hearing Examiner Recommendation 
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Environmental/Natural Resources 

Rezoning requests must not adversely affect environmentally critical/sensitive 
areas or natural resources. 

The property is partially developed. The record contains no evidence of wetlands, 
protected species/fauna, or environmentally sensitive areas.36 

Lee Plan Maps identify the property within the Five-year Travel Time Well Field 
Protection Zone.37 Applicant removed uses that posed potential adverse impact to 
ensure wellfield protection. 

The CPD will comply with stormwater management permitting and provide 
vegetated swales, littoral shelves, and utilize Florida native plants for ground 
cover. 38 The proposed water management system is designed to capture surface 
waters and treat onsite prior to discharge.39 

The LDC classifies the project as a "small development" requiring 20 percent open 
space.40 The MCP exceeds this requirement by reserving 30 percent of the site for 
open space. Conditions of approval ensure the exceedance will be provided at 
time of development.41 

The Hearing Examiner finds the requested CPD will not harm environmentally 
critical/sensitive areas or natural resources.42 

Transportation 

Requests to rezone property must provide access to support the development and 
address impacts to transportation facilities through County regulations and 
conditions of approval.43 

The property is located on the east side of Homestead Road, south of Adams 
Avenue.44 The MCP retains single access to Adams Avenue.45 

36 See Staff Report (Attachment K). 
37 Lee Plan Map 4-C, Goal 63. 
38 Groth Testimony. Regulatory oversight may be shared with South Florida Water Management and the 
Florida Department of Environmental Protection. 
39 Lee Plan Policy 60.4.1. 
40 LDC §415(a). 
41 Condition 3. 
42 Lee Plan Goal 61, 63, Policy 6.1.1, 6.1.6, 60.4.1, Standard 4.1.4. 
43 LDC §34-145(d)(4)a.1; Lee Plan Objective 25.8, Policies 6.1.1, and 6.1.5. 
44 Homestead Boulevard is a County maintained arterial roadway. Adams Avenue is County maintained 
local road. Lee County Administrative Code AC 11-1. 
45 LDC §34-411(d). 
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The Traffic Impact Statement (TIS) is based on the highest trip generation rates 
associated with the development.46 The TIS reflects that the proposed 
development results in a de minimis impact on surrounding roads.47 Staff and 
Applicant's traffic analyses conclude the project will not negatively impact area 
roadways.48 

Further analysis of transportation impacts, including site related turn lane 
improvements, will occur during development order permitting. 

Public Services and Infrastructure 

Public services include facilities, capital improvements, and infrastructure 
necessary to support development.49 The Lee Plan requires an evaluation of public 
services during the zoning process.50 

Public services and infrastructure are available to serve the site. 51 The property is 
surrounded by paved roads. Florida Governmental Utility Authority (FGUA) has 
potable water and sanitary sewer infrastructure in place to serve the site.52 The 
Lehigh Acres Fire District is available to provide fire protection and emergency 
medical services.53 Lee County Sheriff provides law enforcement services from a 
station located on Homestead Road. 54 

Development will be subject to impact fees. 55 

46 See Staff Report (Attachment L: Traffic Impact Statement prepared by JMB Transportation Engineering, 
Inc.) and (Attachment M: LCDOT Staff Memo prepared by Lili Wu, Principal Planner, dated January 5, 
2026). Both reports assumed project square footages and a use category more intense than the request 
poses. The TIS evaluated impacts produced by 4,200 square feet of Specialty-Trade Contractor use. The 
CPD approves 3,800 square feet of narrowly tailored uses classified as Business Services, 
Cleaning/Maintenance Services, or Contractors/Builders. 
47 See Staff Report (pg. 5, Attachment N). 
48 Staff Report (Attachments M- N). 
49 Public services and infrastructure available to serve the project will include public water and sewer, paved 
streets, libraries, police, fire and emergency services, and urban surface water management. Lee Plan Goal 
25, Objective 4.1, Standards 4.1.1 and 4.1.2. 
50 Lee Plan Policy 2.2.1. 
51 Staff Report (Attachments M-N). Lee Plan Goal 25, Objective 25.9, Policies 2.2.1, 6.1.1, 6.1.4, Standards 
4.1.1, and 4.1.2. 
52 Staff Report (Attachment N). Lee Plan Objective 4.1, Policies 53.1.5, 56.1.4, Standards 4.1.1, 4.1.2. 
FGUA indicated availability to service projected wastewater demands but cautioned supply is granted on a 
first come, first served basis. Staff Report (Attachment N). 
53 Lehigh Acres Fire Control & Rescue District Station 102 is located approximately 0.46 miles away. See 
Staff Report (pg. 7). 
54 Lee County Sheriff East District is within 0.82 miles of the property. Staff Report (pg. 7). 
55 LDC Chapter 2, Article VI. 
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IV. 

Conditions 

The County must administer the zoning process so proposed land uses minimize 
adverse impacts on adjacent property and protect County resources. 56 Conditions 
must plausibly relate to anticipated impacts and be pertinent to mitigating impacts 
to the public.57 

The CPD is subject to conditions addressing impacts anticipated from 
development.58 The Hearing Examiner revised conditions/deviation for clarity and 
compliance with state law.59 

Public 

Applicant presented the request to the Lehigh Acres Architectural Planning and 
Zoning Review Board consistent with LDC requirements for rezoning applications 
in Lehigh Acres.60 

Two members of the public spoke at hearing seeking information on buffer planting 
locations, traffic, and property devaluation.61 

Conclusion 

The Hearing Examiner finds the proposed CPD meets LDC criteria and, as 
conditioned, is compatible with surrounding development. 

The Hearing Examiner recommends approval of the requested CPD, subject to 
conditions in Exhibit B. 

Findings and Conclusions 

Based on the testimony and evidence presented in the record, the Hearing 
Examiner finds the requested CPD: 

A. Complies with the Lee Plan. Lee Plan Goals 2, 4, 6, 25, 61, 63, 77, 125, 
158,159, Objectives 2.1, 2.2, 4.1, 6.1, 63.1, 77.3, 126.2, 158.2, 160.1, and 
Policies 1.1.3, 2.1.1, 2.1.2, 2.2.1, 2.2.2, 5.1.5, 6.1.1, 6.1.3, 6.1.4, 6.1.5, 
6.1.6, 6.1.7, 25.9.1, 60.4.1, 125.1.2, 125.1.3, 135.9.5, 135.9.6, 158.2.1, 
Standards 4.1.1, 4.1.2, 4.1.4; Lee Plan Maps 1-A, 1-8, 2-A, 2-B, Table 1 (b ). 

B. Meets the LDC or qualifies for deviations. LDC Chapters 2, 10, 33, and 34. 

56 Lee Plan Policies 5.1.5, 135.9.6; LDC §§34-145(d)(4) a.2.(b), 34-377(a)(3), 34-411, and 34-932(c). 
57 LDC §34-932(b). 
58 LDC §§34-83(b)(4) a.3, 34-377(a)(2)c; Lee Plan Objective 77.3, Policies 5.1.5, 6.1.4. 
59 F.S. §125.022 (2025). 
60 LDC §33-1401. Staff Report (Attachment 0). The community meeting was held on July 25, 2024. 
61 Neither speaker offered specific objection or support of the request. 
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C. Is compatible with existing or planned uses in the surrounding area. Lee 
Plan Objectives 2.1, 2.2, and Policies 1.1.3, 5.1.5, 6.1.4, 135.9.5, 135.9.6; 
LDC §§34-411 and 34-413. 

D. Provides sufficient access to support proposed development intensity. Lee 
Plan Objective 25.8, Policy 6.1.5. 

E. Expected impacts on transportation facilities will be addressed by County 
regulations and conditions of approval. Lee Plan Objective 39.1, Policies 
6.1.1, 6.1.7, 38.1.1, 39.2.1; LDC §§2-261 et seq., 34-411. 

F. Will not adversely affect environmentally sensitive areas or natural 
resources. Lee Plan Goals 61, 63, 77, 125, Objectives 25.10, 63.1, 77.1, 
77.2, 77.3, 126.2, Policies 6.1.6, 60.4.1, 125.1.2, 125.1.3, and Standard 
4.1.4. 

G. Public services and infrastructure will be available to serve the 
development. Goals 2, 4, 6, 25, Objectives 2.1, 2.2, 4.1, 55.1, 56.1, Policies 
2.2.1, 6.1.4, 6.1.7, Standards 4.1.1, and 4.1.2. 

H. Proposed uses are appropriate at the location. Lee Plan Goals 2, 4, 6, 25; 
Objectives 2.1, 2.2, Policies 1.1.3, 2.1.1, 2.1.2, 5.1.5, 6.1.4, 6.1.7, 135.9.5, 
and 135.9.6. 

I. Recommended conditions provide sufficient safeguards to protect the 
public interest and relate to impacts expected from the proposed 
development. Lee Plan Objectives 77.3, Policies 5.1.5, 6.1.4, 135.9.5, 
135.9.6: LDC §§34-377(a)(3), 34-411 and 34-932(c). 

J. The deviation recommended for approval enhances the CPD and protects 
public health, safety, and welfare. LDC §§34-145(d)(4), 34-373(a)(9), and 
34-377(a)(4). 
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Date of Recommendation: March 20, 2026. 

Amanda L. Rivera 
Deputy Hearing Examiner 

Lee County Hearing Examiner 
1500 Monroe Street, Suite 218 
Post Office Box 398 
Fort Myers, FL 33902-0398 

Exhibits to Hearing Examiner's Recommendation 

Exhibit A Legal Description and Vicinity Map 
Exhibit B Recommended Conditions and Deviations 
Exhibit C Exhibits Presented at Hearing 
Exhibit D Hearing Participants 
Exhibit E Information 
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Exhibit A 

LEGAL DESCRIPTION AND VICINITY MAP 

Exhibit A, Legal Description and Vicinity Map 
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Reliable Land Surveying, Inc. 
Mailing Address: P.O. Box 1589. Ft. Myers. FL 33902 Street Address: 13010 Palm Beach Blvd .. Ft. Myers, FL 33905 
Toll Free Fax: (888) 215-9098 Email: lnfo@RellableSurveylng.com Certificate of 
Phone: (239) 340-3318 www.RellableSurveylng.com Authorization No. LB 7373 

Notes: 
I) Parcel was surveyed from Information supplied by the client or the clients agent. 
2) Easements as shown hereon ore from the recorded plo t. Any other easement (s) pertaining to the hereon described parcel ITJJS I be furnished to the surveyor by the client 

or the dienl s agent per Florido Admlnlstrolil'e code SJ-17.0:,2(2)(d)4. 
J) This certl f lcotlon Is only for the parcel described. lt Is not a certification of ti tle, zoning, easement, freedom of encumbrance, Ol'lnershlp, or rights-of- ways. 
4) Parce l subject to easements, reslrlc tlons, resenaltons, and rights-of-ways of record. 
5) Abstract no t re~Je\'led. 
6) Add111ons or deletions to survey mops or repons by olher !hon the sl9nin9 party or par ties Is prohibJted withou t the wri llen consent of the st9n1n9 part y or parties. 
7) The survey depicted hereon is not valld l'I IT hout the signature and orr91nal raised seal or 1·alid electronic signature of o florido licensed suneyor and mapper. 
8) Well locot!ons, when shown, ore oppro~lmate and basE!O on field observed surface e,·tdence, un!ess othernlse noted. 
9} Septic and/or dro!n fleld local/ans, l'lhen shown, ore appro1.lmote and based on surface evidence, subsurface probes, or a combino1/on Thereof . 
10) Underground utlllties, struc tures and/or !mpro1ements olher than those shown, Jf any, were not located. 
II) The suney depleted hereon may not be communica ted or relied on by any par ty to which ii ho;; not been certif ied without the prior written consent of the sl9n1n9 party. 

Ger I ified To: 
Baltazor Solazar, Jr. 
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Exhibit B 

RECOMMENDED CONDITIONS AND DEVIATIONS 

CONDITIONS 

References to uses are defined in the Lee County Land Development Code (LDC). 

1. 

2. 

Master Concept Plan (MCP)/Development Parameters 

MCP. Development must be consistent with the two-page MCP entitled "712 
Adams CPD" revised February 19, 2026 (Exhibit B1). 

LDC and Lee Plan. Development must comply with the LDC and Lee Plan at time 
of development order approval, except as may be granted by deviation herein. 
Subsequent changes may require additional zoning approval. 

Development Parameters. The CPD is limited to 3,800 square feet of commercial 
intensity, and maximum building height of 35 feet. 

Uses and Site Development Regulations 

a. Schedule of Uses 

Business Services Group I, Limited to: 
Advertising agencies (excluding sign construction) 
Appraisers 
Attorneys 
Auctions, internet only (excluding automotive) 
Blueprinting and photocopying services 
Business agents and brokers 
Caterers 
Check exchanges 
Clerical services 
Collection agencies 
Commercial photography, art, and graphics 
Computer and data programming and other computer related 

services 
Consulting services such as architects, attorneys, engineers, 

planners, etc. 
Contractor's office 
Credit reporting services 
Detective agencies and protective services, except armored car or 

animal (guard dog) rental 
Drafting services 
Employment agencies 
Film processing or developing, retail 

Exhibit B, Recommended Conditions and Deviations 
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Insurance agents (intermediary between the insurance company and 
the insured) 

Interior decorators (not painters or paper hangers) 
Management, consulting and public relations services 
Map making 
Medical photography and art 
Message answering services 
Microfilm recording and developing services 
Notary publics 
Oxygen tent services 
Personal investigation services 
Real estate agents and brokers 
Sign painting and lettering (not construction) 
Stenographic services 
Tax return preparation services 
Telephone solicitation services, including call centers 
Travel agencies 
Visiting nursing associations and home nursing services 

Business Services Group II, Limited to: 
Automobile claims adjusters, excluding impound yards 
Horticultural services (Indoor only) 
Lawn and garden services (Indoor only) 
Messenger services 
Packaging services 
Parcel and express services 
Pest control (exterminators) - Limited to: 

(General Household Pests (GHP), Florida Statute 482.021) 
No Fumigation 
No Carcinogens 
No Citrus / AG Operations 
No Restricted Use Products 
No Liquid or Solid Waste Disposal from Pest Control activities 

Indoor Material Handling and Storage 
Operating Permit Required Per LDC 14-244 (Protection Zone 3) 

Cleaning and Maintenance Services, No Repairs 

Contractors and Builders Group I, Limited to: 
Carpentering and flooring 
Concrete work 
Electrical contractors 
General contractors 
Operative builders 
Painting, paperhanging and decorating 
Plumbing, heating and air conditioning 

Exhibit B, Recommended Conditions and Deviations 
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b. 

Roofing and sheet metal 
Special trades: 

Glass and glazing 
Water well drilling 

Site Development Regulations 

Minimum Lot Size: 
Minimum Lot Depth: 
Minimum Lot Width: 
Maximum Building Height: 
Maximum Lot Coverage: 
Minimum Open Space: 

Minimum Setbacks: 
North: 
Southwest: 

East: 

Minimum Building Separation: 
Accessory Uses: 

20,000 square feet 
100 feet 
100 feet 
35 feet 
40 percent 
30 percent 

25 feet (Adams Avenue) 
25 feet (indoor storage building) 
21 feet (existing office/flex) 
25 feet · 

10 feet 
In accordance with the LDC 

3. Environmental Conditions 

4. 

Development order plans must depict 30 percent (0 .30 acres) of open space, as 
depicted on the MCP. 

Development Permits 

County development permits do not create rights to obtain permits from 
state/federal agencies. Further, County development permits do not create liability 
on the part of the County if Applicant fails to obtain requisite approvals or fulfill 
obligations imposed by federal/state agencies or undertakes actions in violation of 
state/federal law. Applicant must obtain applicable state/federal permits prior to 
commencing development. 

DEVIATIONS 

1. Connection Separation: Deviation 1 seeks relief from LDC §10-285, which 
requires motor vehicle connections to local roadways in Future Urban areas to be 
125 feet, to allow a 50-foot connection separation between the proposed site 
access from Adams Avenue and California Road. 

HEX Recommendation: Approve 

Exhibit B, Recommended Conditions and Deviations 
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Exhibits to Conditions: 
B 1 Master Concept Plan dated 2/19/2026 

Exhibit B, Recommended Conditions and Deviations 
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Exhibit C 

EXHIBITS PRESENTED AT HEARING 

STAFF EXHIBITS 

1. DCD Staff Report with attachments for DCI: Prepared by MarySue Groth, 
Senior Planner, date received February 3, 2026 (multiple pages - 8.5"x11" & 
11 "x14") [black & white, color] 

2. 48-Hour Notice: Email from MarySue Groth, Senior Planner, to Maria Perez and 
Sitti Engineering, with copies to Brienne Cherry, dated Tuesday, February 17, 
2026, 1 :02 PM (4 pages - 8.5"x11 ") 

3. PowerPoint Presentation: Prepared by Lee County Staff for DCl2024-00001, 712 
Adams CPD (multiple pages - 8.5"x11 ")[color] 

APPLICANT EXHIBITS 

1. 48-Hour Notice: Email from Sitti Engineering to Maria Perez and MarySue Groth, 
with copies to Rebecca Sweigert, Tracy Toussaint, Elizabeht Workman, Audra 
Ennis, Nicholas Defilippo, Abby Henderson, Lee Werst, Jennifer Rodriugez, 
Brienne Cherry, Phil Gillogly, Warren Baucom, Mikki Rodriguez, Anthony 
Rodriguez, and Robert Bodach, dated Tuesday, February 17, 2026, 11 :38 AM (2 
pages - 8.5"x11 ") 

2. PowerPoint Presentation: Prepared for DCl2024-00001, 712 Adams CPD 
(multiple pages - 8.5"x11 ")[color] 

3. Written Submissions: Email from Sitti Engineering to Maria Perez and MarySue 
Groth, dated Thursday, February 19, 2026, 11 :22 AM (2 pages - 8.5"x11" and 2 
pages - 11"x17") 

Exhibit C, Exhibits Presented at Hearing 
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Exhibit D 

HEARING PARTICIPANTS 

County Staff: 

1. MarySue Groth 

2. William Lange 

Applicant Representatives: 

1. Amjad Sitti 

Public Participants: 

1 . Raymond Collazo 

2. Borys Martinez 

Exhibit D, Hearing Participants 
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Exhibit E 

INFORMATION 

UNAUTHORIZED COMMUNICATIONS 

The LDC prohibits communications with the Hearing Examiner or her staff on the 
substance of pending zoning actions. There are limited exceptions for written 
communications requested by the Hearing Examiner, or where the Hearing Examiner 
seeks advice from a disinterested expert. 

HEARING BEFORE LEE COUNTY BOARD OF COUNTY COMMISSIONERS 

A. The Hearing Examiner will provide a copy of this recommendation to the Board of 
County Commissioners. 

B. The Board will hold a final hearing to consider the Recommendation and record 
made before the Hearing Examiner. The Department of Community Development 
will notify hearing participants of the final hearing date. Only Parties and 
participants may address the Board at the final hearing. Presentations by 
participants are limited to the substance of testimony presented to the Hearing 
Examiner, testimony concerning the correctness of Findings of Fact or 
Conclusions of Law contained in the Recommendation, or allegations of relevant 
new evidence not known or that could not have been reasonably discovered by 
the speaker at the time of the Hearing Examiner hearing. 

C. Participants may not submit documents to the Board of County Commissioners 
unless they were marked as Exhibits by the Hearing Examiner. Documents must 
have the Exhibit number assigned at hearing. 

COPIES OF TESTIMONY AND TRANSCRIPTS 

A. Every hearing is recorded. Recordings are public records that become part of the 
case file maintained by the Department of Community Development. The case file 
and recordings are available for public examination Monday through Friday 
between 8:00 a.m. and 4:30 p.m. 

B. A verbatim transcript may also be available for purchase from the court reporting 
service. 
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CPA2025-00003 
 

US 41 Pugliese 
Multi-Family 

Map Amendment 



 
Summary for BOCC Adoption     April 22, 2026 
CPA2025-00003   Page 1 of 1 
 

SUMMARY SHEET 
CPA2025-00003 – PUGLIESE MULTI-FAMILY CPA 

ADOPTION HEARING 
 

REQUEST: 
Amend Lee Plan Map 1-A, Future Land Use Map, to change the future land use category of the 13.20-
acre subject property from the Suburban future land use category to the Urban Community future land 
use category. 
 
LOCAL PLANNING AGENCY REVIEW:  
The applicant’s representative provided a presentation addressing the requested map amendment, the 
subject property, surrounding uses, and consistency with the Lee Plan. After the applicant’s presentation, 
the LPA inquired about the Coastal High Hazard Area (CHHA), wetlands, future use, and traffic access. The 
applicant and their representative addressed the restriction of Transferrable Development Rights (TDRs) 
within CHHA, pending wetland determination and use, and site access from Jonathan Bay.   
 
Following this, staff made a presentation addressing the requested map amendment, consistency with 
the Lee Plan, and staff recommendation. Members of the LPA asked staff to elaborate on Policy 5.1.5 
within the staff report before opening public comment.  

 
PUBLIC INPUT: 
Seven (7) members of the public, including an attorney and professional planner retained by the adjacent 
neighborhood, made public comments concerning the proposed amendment. Public comments included 
concerns about due process, incompatibility, potential density under the Live Local Act, noise, access, 
flooding, and the CHHA.  The County Attorney’s office responded to the due process concern and Staff 
responded to the remaining comments by stating design requirements for development in flood 
zones/CHHA are required at time of a DO, not future land use amendment. Staff also noted the only 
change is allowing light industrial uses, which are not planned, and that current C-1 zoning already permits 
a wide range of uses. Additionally, staff emphasized the corridor along S. Tamiami Trail is commercially 
zoned with existing commercial development and referred to a map in the staff presentation. 
 
LOCAL PLANNING AGENCY RECOMMENDATION 
A motion was made to recommend that the Board of County Commissioners (BoCC) adopt CPA2025-
00003.  The motion passed 5 to 0. 
 

DUSTIN GARDNER ABSENT 
DAWN RUSSELL AYE 
JENNIFER SAPEN AYE 
DON SCHROTENBOER AYE 
STAN STOUDER AYE 
HENRY ZUBA AYE 

 
STAFF RECOMMENDATION  
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1.  
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LEE COUNTY ORDINANCE NO. ___ 
 
 

AN ORDINANCE AMENDING THE LEE COUNTY 
COMPREHENSIVE PLAN TO ADOPT A SMALL SCALE 
AMENDMENT (CPA2025-00003) PERTAINING TO US 41 
PUGLIESE MULTI-FAMILY; PROVIDING FOR PURPOSE, 
INTENT AND SHORT TITLE; ADOPTION OF SMALL SCALE 
AMENDMENT TO LEE PLAN MAP 1-A, THE FUTURE LAND 
USE MAP; LEGAL EFFECT OF THE “LEE PLAN”; PERTAINING 
TO MODIFICATIONS THAT MAY ARISE FROM 
CONSIDERATION AT PUBLIC HEARING; GEOGRAPHICAL 
APPLICABILITY; SEVERABILITY; INCLUSION IN CODE, 
CODIFICATION AND SCRIVENER’S ERRORS, AND AN 
EFFECTIVE DATE. 

 
 WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) and Chapter XIII, provides 
for adoption of amendments to the Plan in compliance with State statutes and in accordance with 
administrative procedures adopted by the Board of County Commissioners (“Board”); and 
 
 WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, and Lee 
County Administrative Code AC-13-6, provides an opportunity for private individuals to request 
amendment to the Future Land Use Map through a small scale amendment public hearing 
process; and 
 
 WHEREAS, the Local Planning Agency (“LPA”) held a public hearing on the adoption of 
the proposed amendment on February 23, 2026. At that hearing the LPA found the proposed 
amendment to be consistent with the Lee Plan and recommended that the Board adopt the 
amendment; and 
 
 WHEREAS, the Board held a public hearing for the adoption of the proposed amendment 
on May 6, 2026. At that hearing, the Board approved a motion to adopt proposed amendment 
CPA2025-00003 pertaining to US 41 Pugliese Multi-Family, amending Map 1-A of the Lee Plan, 
the Future Land Use Map.  The subject parcel is located along the west side of South Tamiami 
Trail and abuts the eastern edge of the Forest Country Club. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT: 
 
SECTION ONE: PURPOSE, INTENT AND SHORT TITLE 
 
 The Board of County Commissioners of Lee County, Florida, in compliance with Chapter 
163, Part II, Florida Statutes, and with Lee County Administrative Code AC-13-6, conducted a 
public hearing to review a proposed small scale amendment to the Future Land Use Map Series 
of the Lee Plan. The purpose of this ordinance is to adopt the amendment to the Lee Plan 
discussed at that meeting and later approved by a majority of the Board of County 
Commissioners.  The short title and proper reference for the Lee County Comprehensive Land 
Use Plan, as hereby amended, will continue to be the “Lee Plan.” This amending ordinance may 
be referred to as “US 41 Pugliese Multi-Family (CPA2025-00003)”. 
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SECTION TWO: ADOPTION OF SMALL SCALE AMENDMENT TO LEE PLAN FUTURE 
LAND USE MAP SERIES, MAP 1-A 
 
 The Lee County Board of County Commissioners hereby amends the existing Lee Plan, 
adopted by Ordinance Number 89-02, as amended, by adopting an amendment to the Future 
Land Use Map Series, Map 1-A, the Future Land Use Map to change the future land use category 
of the 13.20-acre subject property from Suburban to Urban Community. The subject parcel is 
located along the west side of South Tamiami Trail and abuts the eastern edge of the Forest 
Country Club. The corresponding staff report and analysis, along with all attachments for this 
amendment, are adopted as “support documentation” for the Lee Plan. 
 
SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN” 
 
 No public or private development will be permitted except in conformity with the Lee Plan. 
All land development regulations and land development orders must be consistent with the Lee 
Plan as amended. 
 
SECTION FOUR: MODIFICATION 
 
 It is the intent of the Board of County Commissioners that the provisions of this Ordinance 
may be modified as a result of consideration that may arise during Public Hearing(s). Such 
modifications shall be incorporated into the final version. 
 
SECTION FIVE: GEOGRAPHIC APPLICABILITY 
 
 The Lee Plan is applicable throughout the unincorporated area of Lee County, Florida, 
except in those unincorporated areas included in joint or interlocal agreements with other local 
governments that specifically provide otherwise. 
 
SECTION SIX: SEVERABILITY 
 
 The provisions of this ordinance are severable and it is the intention of the Board of 
County Commissioners of Lee County, Florida, to confer the whole or any part of the powers 
herein provided. If any of the provisions of this ordinance are held unconstitutional by a court of 
competent jurisdiction, the decision of that court will not affect or impair the remaining provisions 
of this ordinance. It is hereby declared to be the legislative intent of the Board of County 
Commissioners that this ordinance would have been adopted had the unconstitutional provisions 
not been included therein. 
 
SECTION SEVEN: INCLUSION IN CODE, CODIFICATION AND SCRIVENERS’ ERROR 
 
 It is the intention of the Board of County Commissioners that the provisions of this 
ordinance will become and be made a part of the Lee County Code. Sections of this ordinance 
may be re-numbered or re-lettered and the word “ordinance” may be changed to “section,” 
“article” or other appropriate word or phrase in order to accomplish this intention; and regardless 
of whether inclusion in the code is accomplished, sections of this ordinance may be renumbered 
or relettered. The correction of typographical errors that do not affect the intent may be authorized 
by the County Manager, or designee, without need of a public hearing, by filing a corrected or 
re-codified copy with the Clerk of the Circuit Court. 
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SECTION EIGHT: EFFECTIVE DATE 
 
 The small scale Lee Plan amendment adopted by this ordinance will be effective 31 days 
after adoption unless challenged within 30 days after adoption. If challenged within 30 days after 
adoption, the small scale amendment to the Lee Plan will not be effective until the Florida 
Department of Commerce or the Administration Commission issues a final order determining the 
small scale amendment is in compliance with Florida Statutes, Section 163.3184. No 
development orders, development permits or land uses dependent on this amendment may be 
issued or commence before the amendment has become effective. 
 
 Commissioner ______ made a motion to adopt the foregoing ordinance, seconded by 
Commissioner ______.  The vote was as follows: 
 
   Kevin Ruane   ____ 
   Cecil L. Pendergrass  ____ 
   David Mulicka   ____ 
   Brian Hamman  ____ 
   Trish Petrosky   ____ 
 
 DONE AND ADOPTED this 6th day of May, 2026. 
 
 
ATTEST:      BOARD OF COUNTY COMMISSIONERS 
KEVIN C. KARNES     OF LEE COUNTY, FLORIDA 
CLERK OF CIRCUIT COURT 
 
 
BY:__________________________   BY: _____________________________ 
Deputy Clerk      Cecil L. Pendergrass, Chair 
 
 
       DATE:___________________________ 
 
 
       APPROVED AS TO FORM FOR THE  

RELIANCE OF LEE COUNTY ONLY 
 
 
 
       ____________________________ 
       Lee County Attorney’s Office 
 
Exhibit A (Adopted by BOCC May 6, 2026): 

Adopted existing Map 1-A Future Land Use Map 
Adopted proposed Map 1-A Future Land Use Map 

 
 
 
 
 
CAO Draft 4/14/2026 8:41:34 AM 
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STAFF REPORT FOR CPA2025-00003:  
PUGLIESE MULTI-FAMILY CPA 
 
Privately Initiated Small-Scale Lee Plan Map Amendment   

 
 
Recommendation: 
Adopt 
 
Applicant: 
Land America, LLC 
 
Representatives: 
Quattrone & Associates INC 
 
Amended Element(s): 
Future Land Use 
 
Planning District: 
District 13 
 
Commissioner District: 
District 3 
 
Hearing Dates: 
LPA: February 23, 2026 
BoCC #1: TBD 
 
Attachment(s): 

1: Map Amendment  
2: Applicant Materials 

 
REQUEST 
Amend Lee Plan Map 1-A, Future Land Use Map, to change the future land use category 
of the 13.20-acre subject property from Suburban to Urban Community. The subject 
property abuts the west side of South Tamiami Trail and boarders the east side of the 
Forest Country Club. Just one and a half miles north of the subject property is the 
intersection of South Tamiami Trail and Ben C Pratt Six Mile Cypress, and less than a 
quarter of a mile south of the subject property is Island Park Road. 

SUMMARY 
This is a privately initiated, small-scale Comprehensive Plan Amendment to the Future 
Land Use Map (Map 1-A), to change the future land use category of the subject 
property from Suburban to Urban Community. 
 
PROPERTY LOCATION 
The subject property is located along the west side of South Tamiami Trail and abuts 
the eastern edge of the Forest Country Club. 

 
Figure 1: Aerial location of the subject property 

RECOMMENDATION 
Staff recommends that the Board of County Commissioners (BoCC) adopt the proposed 
amendment based on the analysis and findings provided in this staff report.  
 

Lee County 
cfou.th,«Je.ft fio!"ila 



PART 1 
STAFF DISCUSSION AND ANALYSIS 

  
BACKGROUND AND REQUEST 
The proposed amendment is a privately initiated, small-scale Comprehensive Plan Amendment to the 
Future Land Use Map (Map 1-A), to change the future land use category of the 13.20-acre subject property 
from Suburban to Urban Community. The two parcels comprising the subject property are currently zoned 
C-1 Commercial District.  
 
The subject property is undeveloped and almost entirely vegetated. Clara Point LLC, the applicant, has 
indicated plans to develop the site for multi-family housing. The C-1 zoning district allows Dwelling Unit: 
Multi-Family as a permitted use. The applicant has not yet submitted a development order (DO) 
application or concept plan to verify that this is the intended use.  
 
The County’s Future Land Use Map does not currently depict any wetlands on the subject property. 
However, the application materials indicate that wetlands are present on the property. If the State 
determines that wetlands exist on the property, future development will be required to meet the state 
permitting standards for wetlands. 
 
Additionally, Lee Plan Map 5-A identifies the subject property within the Coastal High Hazard Area (CHHA). 
 
Future Land Use Category 
The subject property is currently within the Suburban future land use category, which allows a mixture of 
residential and commercial uses and does not permit industrial uses. Policy 1.1.5 describes the Suburban 
future land use category and is reproduced below.  
 

POLICY 1.1.5: The Suburban future land use category will consist of predominantly 
residential areas that are either on the fringe of the Central Urban or Urban Community 
future land use categories or in areas where it is appropriate to protect existing or 
emerging residential neighborhoods. This category provides housing near the more urban 
areas but does not provide the full mix of land uses typical of urban areas. Industrial land 
uses are not permitted. This category has a standard density range from one dwelling unit 
per acre (1 du/acre) to six dwelling units per acre (6 du/acre). The maximum total density 
may only be increased to eight dwelling units per acre (8 du/acre) utilizing Greater Pine 
Island Transfer of Development Units except in areas that specifically prohibit bonus 
density. Other forms of bonus densities are not allowed. 

 
The Suburban future land use category is intended to serve as a predominantly residential area, 
prohibiting industrial land uses and supporting low to moderate residential densities. It protects the 
character of existing and emerging neighborhoods where appropriate.  
 
The subject property is located on a major arterial road within an area of the county that includes a 
mixture of established uses, including relatively intense commercial uses, multi-family residential and 
single-family residential, as well as industrial uses. The Tamiami Trail corridor is also served by public 
transit, with multiple bus stops within walking distance of the site.  
 
Community Plan Area 
The subject property is not within, adjacent to, or abutting a Community Plan Area. 
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Planning District 
The subject property is in the San Carlos Planning District (District 13). Table 1(b) in the Lee Plan displays 
projected allocations for the year 2045 for each Planning District. The proposed amendment to the Future 
Land Use Map will change the subject property’s future land use category from Suburban to Urban 
Community. In District 13, the Suburban future land use category allocates 2,069 acres for residential 
development, and the Urban Community future land use category allocates 1,207 acres for residential 
development. District 13 allocates 938 acres for commercial uses in all future land use categories. The 
subject property has a total acreage of 13.20 acres, and any future development is not anticipated to 
exceed the Planning District’s allocated acreage for those uses.  
 
Surrounding Properties 
The subject property comprises two parcels on the west side of South Tamiami Trail (US 41), 
approximately 1 mile north of Alico Road. 
 

TABLE 1: SURROUNDING PROPERTIES INFORMATION 
 

 Future Land Use Zoning Existing Use 

North Suburban C-1 Commercial 

East Urban Community C-1, IL Commercial, Light Industrial 

South Suburban C-1, RM-2 Commercial/Vacant/Residential 

West Suburban RM-2 Residential 

 
Table 1 above describes the subject property’s surrounding uses and zoning categories. The surrounding 
development includes a mix of commercial, residential, and light industrial uses. The property to the north 
is zoned commercial (C-1) and supports an appliance store and an automobile sales operation. The 
properties along the east side of US 41 are zoned commercial and light industrial (C-1, IL), including uses 
such as RV sales and service, retail commercial, and an industrial park. South of the subject property is 
zoned commercial (C-1) and supports a flooring store. The access point to Forest Boulevard is 
approximately a tenth of a mile south of the subject property along US 41, leading to The Forest County 
Club community, which contains multi-family and single-family development around a golf course. 
Timberlakes Drive, a private road that runs through the multi-family portion of the adjacent residential 
community, is immediately adjacent to the western property line of the subject property. 
 
PROCEDURAL REQUIREMENTS 
The Lee Plan is Lee County’s comprehensive plan, which provides the long-term vision for development 
in the county. Florida Statutes require comprehensive plans to include certain topics as elements. The Lee 
Plan divides these elements into chapters, which are further supported by goals, objectives, standards, 
and policies. Lee Plan Chapter XIII, entitled Administration, section “d” addresses Amendments to the 
Plan. The applicable paragraph is reproduced below.  
 

This plan, including the Future Land Use Map, may be amended in accordance with 
Florida Statutes and administrative procedures adopted by the Board of County 
Commissioners in Lee County Administrative Code 13-6. In accordance with § 
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163.3177(1)(f), Fla. Stat., all amendments must be based upon relevant and appropriate 
data and analysis. 
 

Lee County Administrative Code 13-6 establishes procedures for amendments to the Lee Plan, including 
notice requirements and provisions for public participation during the amendment process. The subject 
application requests privately initiated map amendments to the Lee Plan, meaning it has been requested 
by an entity other than the County and follows the amendment process described in Florida Statutes 
section 163.3184. The applicant has met the procedural requirements in AC 13-6 and Florida Statutes.  
 
The 13.20-acre subject property is well below the 50-acre threshold for small-scale amendments, and no 
text amendments are proposed. The proposed amendment is a small-scale amendment under F.S. 
163.3187, which will require one public hearing before the Local Planning Agency for recommendation to 
the BOCC and one adoption hearing with the BOCC.  
 
Small-scale development amendments may not become effective until 31 days after adoption. 
 
LEE PLAN ANALYSIS 
The comprehensive plan applies to all land use decisions within the county. Where goals, objectives, 
standards, or policies of particular elements conflict, those conflicts will be resolved based on an analysis 
of the Lee Plan altogether. The Lee Plan analysis included in this staff report considers the proposed 
amendments in relation to the applicable Lee Plan goals, objectives, and policies to determine overall 
consistency with the Lee Plan.  
 
Lee Plan Policy 1.1.5 describes the Suburban future land use category, which generally allows a mixture 
of residential and commercial uses. This policy is included in full on page 2 of this report. The applicant 
argues that the existing Suburban future land use category is no longer appropriate for the subject 
property given the surrounding development characteristics. The two parcels are adjacent to US 41/South 
Tamiami Trail, a major arterial roadway. The area around the site includes a residential neighborhood to 
the west, zoned RM-2 Multiple Family. The properties located to the north, east, and south of the subject 
property are zoned C-1 Commercial. Additionally, the subject property’s underlying zoning is C-1 
Commercial. The C-1 zoning district allows for a more intense array of non-residential land uses, including 
animal clinics, contractors and builders’ offices, schools, and vehicle dealerships.  The Suburban future 
land use category prioritizes the protection of emerging residential neighborhoods and permits lower 
maximum densities than the proposed Urban Community future land use category. Given the subject 
property's location relative to major roadways and commercial and residential developments, the 
Suburban designation no longer reflects the area's existing conditions. 
 
The applicant is proposing to change the subject property’s future land use category to Urban Community. 
Policy 1.1.4 describes the Urban Community future land use category and is reproduced below.  
 

POLICY 1.1.4: The Urban Community future land use category are areas characterized 
by a mixture of relatively intense commercial and residential uses. The residential 
development in these areas will be at slightly lower densities then other future urban 
categories described in this plan. As vacant properties within this category are developed, 
the existing base of public services will need to be maintained which may include 
expanding and strengthening them accordingly. As in the Central Urban future land use 
category, predominant land uses in this category will be residential, commercial, public 
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and quasi-public, and limited light industrial with future development encouraged to be 
mixed use, as described in Objective 11.1, where appropriate. The standard density range 
is from one dwelling unit per acre (1 du/acre) to six dwelling units per acre (6 Future Land 
Use II-2 April 2024 du/acre), with a maximum total density of ten dwelling units per acre 
(10 du/acre). The maximum total density may be increased to fifteen dwelling units per 
acre (15 du/acre) utilizing Greater Pine Island Transfer of Development Units. 
 

The Urban Community future land use category applies to future urban areas of Lee County, intended to 
support urban activities, allow bonus density, and encourage a mix of uses. Urban Community properties 
are supported by public services that may need expansion as development occurs. The Lee Plan permits 
a standard density range of 1 to 6 dwelling units per acre, or up to 10 dwelling units per acre using the 
County’s bonus density program.  
 
Urban Community is well-suited for the site, given the existing conditions of the surrounding area. The 
subject property is adjacent to US 41 and abuts a saturated area of established urban community 
properties just on the other side of US 41. The nearby properties are developed with a mix of residential 
and commercial uses, and public facilities are readily available to serve the future development of the 
site. Additionally, Urban Community’s higher maximum density through the County’s Bonus Density 
program would support nearby employment hubs, potentially resulting in more efficient traffic patterns, 
particularly with the existing public transit facilities. The characteristics of the subject property are more 
consistent with the Urban Community future land use category than the existing Suburban designation.   
 
Objective 2.2 from the Lee Plan describes that future growth in Lee County should be concentrated in 
areas where public infrastructure is already in place or guaranteed, and where development can occur in 
a consistent and cohesive manner. The objective is reproduced below. 

 
OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth to those portions of the 
future urban areas where adequate public facilities exist or are assured and where compact 
and contiguous development patterns can be created. Development orders and permits (as 
defined in §163.3164, Fla. Stat.) will be granted only when consistent with the provisions of 
§163.3202(2)(g) and § 163.3180, Fla. Stat. and the concurrency requirements in the LDC. 

 
The properties around the subject site include a mixture of developed and vacant sites and there are 
adequate public facilities available. Development of the site will result in a cohesive and contiguous 
development pattern. There are currently public facilities and services available at the site, allowing the 
subject property to be developed in a timely manner. The proposed amendment would facilitate infill 
development in an area with adequate public facilities and compact development patterns, consistent 
with Lee Plan Objective 2.2. 
 
Policy 5.1.5 protects existing and future residential areas from any violation of uses that could be harmful 
to the character and integrity of the residential environment. The policy is reproduced below. 
 

POLICY 5.1.5: Protect existing and future residential areas from any encroachment of 
uses that are potentially destructive to the character and integrity of the residential 
environment. Requests for conventional rezonings will be denied in the event that the 
buffers provided in the LDC, Chapter 10, are not adequate to address potentially 
incompatible uses in a satisfactory manner. If such uses are proposed in the form of a 
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Planned Development or special exception and generally applicable development 
regulations are deemed to be inadequate, conditions will be attached to minimize or 
eliminate the potential impacts or, where no adequate conditions can be devised, the 
application will be denied altogether. The LDC will continue to require appropriate buffers 
for new developments. 
 

The subject property is in an area with a variety of residential, commercial, and light industrial uses. The 
Urban Community future land use category includes all use categories permitted under the current 
Suburban future land use category, as well as limited light industrial uses, when approved through the 
Planned Development process0F

1. These uses are already present on the western side of Tamiami Trail, and 
the commercial uses adjacent to the site are intense commercial uses (car sales and a flooring center). 
Future development of the property must comply with the applicable Land Development Code standards, 
including requirements for buffering and other property development regulations, to help mitigate any 
potential incompatibilities with the surrounding development. Additionally, the subject property fronts 
US 41, meaning the proposed development will not intrude into a predominantly residential area. The 
proposed future land use map amendment is consistent with Policy 5.1.5; it does not introduce 
incompatible uses and would not impair the character and integrity of the surrounding residential uses.  
 
Policy 101.1.4 sets forth requirements for density increases within the CHHA. Both Suburban and Urban 
Community future land use categories support a maximum standard density of six (6) dwelling units per 
acre. Unlike the Suburban future land use category, Urban Community does allow general Bonus Density. 
The applicant has not indicated whether the proposed development will utilize Lee County’s Bonus 
Density Program. If Bonus Density is proposed through a Bonus Density Application at Development 
Order, staff will assess the appropriateness of the request, consistent with the Lee Plan requirements, 
specifically with Policy 101.3.5. Additionally, any future residential development on this site would require 
flood and storm mitigation in accordance with the Lee Plan, LDC, Florida Building Code, and other 
applicable regulations. The proposed map amendment is consistent with Lee Plan Policy 101.1.4, as it 
does not increase standard densities.  
 
SERVICE AVAILABILITY 
Site-specific impacts on public services and service availability will be examined in any future development 
applications for construction on the impacted site. Preliminary analyses of the request are based on the 
“worst case scenario” for the proposed Future Land Use change.  
 
Transportation: The CPA application is required to provide an analysis of the highest potential trip-
generation scenario permissible under the proposed comprehensive plan designation. While the applicant 
has stated that the development is contemplated as “multi-family,” no companion applications have been 
filed. The highest potential trip generator under the proposed Future Land Use designation is ITE Land 
Use Code 821 (Shopping Plaza (40k-150k; with Supermarket), generating a peak potential of 816 PM Peak 
Hour Trips. Lee County Department of Transportation analyzed the short-range (5 years) and long-range 
(20 years) level of service (LOS) analyses based on the highest trip-generating use scenario.  
 

 
1 See Policy 7.1.2 
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5-Year Analysis (2030) 
The 5-year analysis indicates the following roadway segments are forecasted to operate at the following 
LOS without and with the proposed change, respectively: 
 

5 Year Analysis (2030) 

Roadway Segment Location 
Level of Service (LOS) 

LOS without Change LOS With Change 

US 41 N. of Daniels Pkwy F 1.16 F 1.17 

 N. of Six Mile Cypress Pkwy F 1.06 F 1.09 

 N. of Site F 1.35 F 1.42 

 S. of Site F 1.14 F 1.22 

 S. of Alico Rd F 1.19 F 1.24 

Alico Rd E. of US 41 C 0.47 C 0.50 

Gladiolus Dr W. of US 41 C 0.91 C 0.93 

 W. of Summerlin Rd C 0.51 C 0.52 

 W. of Winkler Rd C 0.51 C 0.52 

Summerlin Rd S. of Gladiolus Dr C 0.64 C 0.66 

 S. of Winkler Rd C 0.64 C 0.66 

Six Mile Cypress Pkwy E. of US 41 F 1.34 F 1.36 

 E. of Metro Pkwy C 0.89 C 0.91 

Metro Pkwy N. of Six Mile Cypress Pkwy C 0.56 C 0.57 

Cypress Lake Dr W. of US 41 C 0.81 C 0.81 

Daniels Pkwy E. of US 41 C 0.8 C 0.84 

 
Long Range Horizon Analysis (2045) 
The Long Range 2045 Horizon LOS analysis indicates the following roadway segments are forecasted to 
operate at the corresponding Level of Service (LOS) without, and with the proposed change, respectively: 

Long Range 2045 Horizon LOS Analysis (2045) 

Roadway Segment Location 
Level of Service (LOS) 

LOS without Change LOS With Change 

US 41 N. of Daniels Pkwy F 1.02 F 1.04 

 N. of Six Mile Cypress Pkwy C 0.85 D 0.89 

 N. of Site F 1.10 F 1.17 

 S. of Site F 1.07 F 1.14 
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 S. of Alico Rd C 0.86 D 0.91 

Alico Rd E. of US 41 C 0.80 C 0.83 

Gladiolus Dr W. of US 41 F 1.06 F 1.08 

 W. of Summerlin Rd C 0.61 C 0.62 

 W. of Winkler Rd C 0.68 C 0.69 

Summerlin Rd S. of Gladiolus Dr C 0.82 C 0.83 

 S. of Winkler Rd C 0.74 C 0.76 

Six Mile Cypress Pkwy E. of US 41 C 0.56 D 0.57 

 E. of Metro Pkwy C 0.52 C 0.53 

Metro Pkwy N. of Six Mile Cypress Pkwy C 0.48 C 0.49 

Cypress Lake Dr W. of US 41 C 0.78 C 0.78 

Daniels Pkwy E. of US 41 C 0.88 C 0.89 

 
Differences are noted in the two analysis scenarios above, in which the 5-Year Analysis (2030) appears to 
have a greater traffic impact than the Long-Range Horizon Analysis (2045).   
 
The differences in the forecasted background traffic impacts between the 2030 and 2045 scenarios are 
due to how growth is calculated under short-term and long-range analysis methodologies. The 5-year 
analysis uses a "linear" forecasting method, applying a minimum 2% (or greater) annual growth rate 
directly to the recorded traffic volumes on existing roads, creating the appearance that traffic volumes 
can greatly exceed 100% of roadway capacity. In contrast, the 20-year analysis uses a regional travel 
model that "balances" the traffic volumes on the network by assuming traffic will redistribute to other 
roads and interact with other land uses. 
 
While these two forecasting methods produce different results, both are standard practice and have been 
applied correctly before project traffic volumes were added to the roadway network. The 2030 analysis 
highlights pressure on the local road network under a minimum annual growth rate, while the 2045 
analysis reflects long-term regional patterns that adjust to localized congestion. Ultimately, both 
scenarios show that US 41 and potentially Six-Mile Cypress Parkway will exceed their carrying capacity 
with or without the proposed project. 
 
Regarding roadway maintenance, US 41, Six Mile Cypress Parkway (between US 41 and Metro Parkway), 
and Metro Parkway are owned and maintained by the State of Florida. Alico Road, Daniels Parkway, 
Gladiolus, Cypress Lake Drive, and Summerlin Rd are arterial roads owned and maintained by Lee County. 
 
Based on this analysis, Lee County DOT finds the application consistent with the Lee Plan and LOS 
standards. 
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LeeTran: The proposed development is within one-quarter mile of a fixed-route corridor and the closest 
bus stop is #11561 - located approximately 250 feet to the south of the subject property.  The letter also 
states that the developer may be required to incorporate improvements. Any such improvements will be 
reassessed at the time of Development Order review. Based on the letter of availability, public transit is 
available to serve the subject property.   
 
Utilities: The subject property is within the Lee County Utilities' water infrastructure, as shown on Map 4-
A, and the Forest Utilities Franchise sewer infrastructure. Both utility providers have issued letters of no 
objection to the proposed future land use change.  
 
Fire/EMS: San Carlos Park Fire Protection and Rescue Service District has provided a letter of availability. 
This letter indicates that the San Carlos Park Fire Protection and Rescue District can provide fire and EMS 
services to the subject property. 
 
Sherrif: The Lee County Sherrif’s Office has provided a letter of availability. This letter confirmed that Lee 
County police services will be ready to serve the subject property. 
 
Solid Waste: The Future Land Use Map amendment to redesignate the subject property from Suburban 
to Urban Community does not increase the capacity needs of Lee County’s solid waste program.  
 
Lee County School District: The Lee County School District has provided a letter of availability and has 
stated that the proposed map amendment will not negatively impact school concurrency for the School 
District of Lee County.  
 
Site-specific impacts to public services and availability of service will be examined in any future 
development applications for construction on the impacted site. 
 
CONCLUSIONS 
Staff has reviewed the proposed amendment and provides the following conclusions: 
 

• The subject property is located on S. Tamiami Trail, a major arterial, and is adjacent to other Urban 
Community designated properties, minimizing the effects of urban sprawl.  

• The characteristics of the subject property are more consistent with the Urban Community future 
land use category than the existing Suburban designation.   

• Future development must be in compliance with Coastal High Hazard (CHHA), FEMA floodplain, 
and Land Development Code requirements and standards. 

• Utilities and other public services and infrastructure are already established, with no availability 
issues for development of the subject property, making it an ideal infill development opportunity. 

• The applicant has provided all the required documentation for the proposed amendments 
according to AC 13-6.  

 
For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners 
adopt the proposed amendment as provided in Attachment 1.  
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PART 2 
LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 
 

DATE OF PUBLIC HEARING: February 23, 2026 

A. LOCAL PLANNING AGENCY REVIEW  
The applicant’s representative provided a presentation addressing the requested map amendment, 
the subject property, surrounding uses, and consistency with the Lee Plan. 

After the applicant’s presentation, a member of the LPA inquired about the Coastal High Hazard Area 
(CHHA), wetlands, future use, and traffic access. The applicant and their representative addressed the 
restriction of Transferrable Development Rights (TDRs) within CHHA, pending wetland determination 
and use, and site access from Jonathan Bay Drive.   

Following this, staff made a presentation addressing the requested map amendment, consistency 
with the Lee Plan, and staff recommendation. 

Members of the LPA asked staff to elaborate on Policy 5.1.5 within the staff report before opening 
public comment.  

Seven (7) members of the public, including an attorney and professional planner retained by the 
adjacent neighborhood, made public comments concerning the proposed amendment. Public 
comments included concerns about due process, incompatibility, potential density under the Live 
Local Act, noise, access, flooding, and the CHHA.  

The County Attorney’s office responded to the due process concern and Staff responded to the 
remaining comments by stating design requirements for development in flood zones/CHHA are 
required at time of a DO, not future land use amendment. Staff also noted the only change is allowing 
light industrial uses, which are not planned, and that current C-1 zoning already permits a wide range 
of uses. Additionally, staff emphasized the corridor along S. Tamiami Trail is commercially zoned with 
existing commercial development and referred to a map in the staff presentation. (see figure 2) 

B. LOCAL PLANNING AGENCY RECOMMENDATION 
A motion was made to recommend that the Board of County Commissioners (BoCC) adopt CPA2025-
00003.  The motion passed 5 to 0. 

DUSTIN GARDNER ABSENT 
DAWN RUSSELL AYE 
JENNIFER SAPEN AYE 
DON SCHROTENBOER AYE 
STAN STOUDER AYE 
HENRY ZUBA AYE 
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Figure 2 - Generalized Zoning Map of the Subject Property and Surrounding Area. 
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C. ACTIONS SUBSEQUENT TO LPA HEARING 
Following the Local Planning Agency Hearing, the applicant met with Staff and the County Attorney’s 
Office to propose a Development Agreement, that would cause the developer and county to enter 
into a binding agreement to memorialize the mitigation plan, to comply with Florida Statute 
163.3178(8).  If the BoCC adopts the proposed amendment, the development agreement will be 
presented to the BoCC at two separate hearings. 
 

D. STAFF RECOMMENDATION  
Staff recommends that the BoCC adopt the proposed amendment as provided in Attachment 1. 



 

 

ATTACHMENT 1 

 
 Map 1A Existing Future Land Use Map 

 
 Map 1A Proposed Future Land Use Map 
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Co-Jnly 

Community 
Development 

APPLICATION FOR A COMPREHENSIVE 
PLAN AMENDMENT - MAP 

Project Name: Pue;liese Mu ltifamily 

Project Description: The application is requesting a map Amendment to change the 13.2-acre site from Suburban to 

Urban Community 

Map(s) to Be Amended: Map I, Page I ___________________ _ 

State Review Process: 0 Small-Scale Review D State Coordinated Review D Expedited State Review 

1. 

2. 

Name or Applicant: Land America, LLC-Chris King 
Address: IO I Pugliese's Way, Suite 200 
City, State, Zip: Delray Beach, FL 33444 
Phone Number: -=5=6....:..1-_4=5--=-4-'-1""6"""0"'-6 ____________ E-111ai l: cking@puglieseco.com 

Name of Contact: Quattrone & Associates, Inc 
Address: 430 I Veronica Shoemaker Blvd 
City, State,Zip: Fort M ers FL 33916 
PboneNumber:-=2=3-"--9---"9=3=6---"5=2=22=--___________ E-mai l: 

3. Owner(s) of Record: ..!C:<.!l!!.a1!..!·11~P~o~iJ!!.it~L~L~C::.._ ____________ -+fi.+l:--=-,,,,...,,-----~~1-1--

Address: IOI Pu lieses Wa 2nd Fl 
City, State, Zip: Delray Beach. Fl 33444 
PhoneNumber: _________________ E-mail : 

4. Property Location: 
1. Site Address: Access Undetermined (S. Ta111imai Trail} 
2. STRAP(s): 0 l-46-24-00-00004.2020; 0 l-46-24-00-00004.2000 

5. Propet·ty Information: 

COMMUNITY DEVELOPMENT 

Total Acreage of Property:-'l-=-3=.2'-"a=c_____ Total Acreage Included in Request: ~\=J~.2~e~o~-----

Total Uplands:~8~.9~4~a=c~ ____ Total Wetlands: 4.26 ac Current Zoning: _.,,,._._ _______ _ 
Current Future Land Use Category(ies): -=S~u=b=rn~·b=a~n ______________________ _ 

Area in Each Future Land Use Category: _,1=3..:..:.2=--------------------------
Ex isting Land Use: ~v~a=ca=n=t ______________________________ _ 

6. Calculation of maximum allowable development under current Lee Plan: 

Residential Units/Density: 6 du/ac, Commerciallnteosity: 100.000 to 
max of8du/ac through greater Pine Island TDUs 400,000 sf 

7. Calculation of ruu:inrnm allowable develo11ment with proposed amendments: 

Industrial Intensity: Per "LDC" 

Residential Units/Density: 6 du.lac Commercial Intensity : I 00,QQQ to Industrial Intensity: Per "LDC" 
max of 1 Odu/ac with affordable housing bonus 400,000 sf 
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Public Facilities Impacts 

NOTE: The applicant must calculate public fac ilities impacts based on the maximum development. 

L. Tl'affic Circulation Analysis: The analysis is intended to determine the effect of the land use change on the Financially 
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-year horizon). 
Toward tl1at end, an applicant must submit a Traffic impact Statement (TIS) consistent with Lee County Administrative 
Code (AC) l3-l7. 

a. Proposals affecting less than I.O acres, where development parameters are contained within the Traffic Analysis 
Zone (T AZ) or zones planned population and employment, or where there is no change in allowable density/ 
intensity, may be eligible for a TIS requirement waiver as outlined in the Lee County TIS Guidelines and 
AC-13- 17. Identification of allowable density/intensity in order to determine socio-economic data for affected 
TAZ(s) must be coordinated with Lee County Planning staff. Otherwise a calculation of trip generation is 
required consistent with AC- 13-17 and the Lee County TIS Guidelines to determine required components of 
analysis for: 

i. Total peak hour trip generation less than 50 total trip ends - trip generation. 

11. Total peak hour trip generation from 50 to 300 total trip ends - trip generation, trip distribution and trip 
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis 
consistent with AC-13- 17 and TIS Guidelines), short-term (5 year) and long-range (to current Lee Plan 
horizon year) segment LOS analysis of the nearest or abutting arterial and major collector segment(s) 
identified in the Transportation Inventory based on the h·ip generation and roadway segment LOS analysis 
criteria in AC-13-17. A methodology meeting is recommended prior to submilta.l of the application to discuss 
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term 
analysis. 

iii. Total peak h.our trip generation is over 300 total trip ends - trip generation, mode split, trip 
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13- 17 and TIS 
Guidelines), short-term (five-year) and long-range (to current Lee Plan horizon ye11r) segment LOS 
analysis of arterial and collector segments listed in the Transportation Inventory. LOS analysis wi ll 
include any portion of roadway segments within an area three miles offset from the boundary of the 
application legal description metes and bounds survey. LOS analysis will also include any 
additional segments in tbe study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of the application. 

b. Map amendment - greater than IO acres -Allowable density/intensity will be determined by Lee County Planning 
staff. 

2. Provide an existing and future conditions analysis for tbe following (see Policy 95.J .3): 
a. Sanitary Sewer 
b. Potable Water 
c. Swface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
c. Public Schools 

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concunency 
Management Report): 

a Franchise Area, Basin, or District in which the properly is located 
b, Current LOS, and LOS standard of facilities serving the site 
c. Projected 2030 LOS under existing designation 
d Projected 2030 LOS under proposed designation 
e. Existing infrastructure, if any, in the immediate area with the potential to serve the subject property 
f Improvements/expansions cutTently programmed in 5 year CIP, 6-10 year CJP, and long rangeimprovements 
g Provide a letter of service availability from the appropriate utility for sanitary sewer and potable water 
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In addition to the above analysis, provide the fo llowing for potable water: 

a. Determine the availability of water supply within the franchise area using the current water use allocation 
(Consumptive Use Permit) based on the annmil average daily withdrnwal rate. 

b. Include the cunent demand and the projected demand under the existing designa1 ion, and the projected demand under the 
proposed designation. 

c. Include the availability of treatment facilities and transmission lines for reclaimed water for irrigation. 
d. Include any other water conservation measures !hat will be applied to the site (see Goal 54). 

3. Provide a letter from the appropriate agency determining the adequacy/provision of existing/proposed support 
facilities, including: 

a, Fire protection with adequate response times 
b. Emergency medical service (EMS) provisions 
c. Law enforcement 
cl. Solid Waste 
e. Mass Transit 
f. Schools 

ln reference to above, the applicant must supply the responding agency with the information from application items 
5, 6, and 7 for their evaluation. This application must include the applicant's correspondence/request to the 
responding agency. 

Environmental Impacts 
Provide an overall analysis of the character of the subject property and surrounding properties, and assess the site's suitability 
for the proposed change based upon the fo llowing: 

I. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system 
(FLUCCS). 

2. A map and description of the soils found on the property (identify the source of the information). 
3. A topographic map depicting the property boundaries and I 00-year flood prone areas indicated (as identified byFEMA). 
4. A map delineating the property boundaries on the most recent Flood Insurance Rate Map. 
5. A map delineating wetlands, aquifer recharge areas, and rare & unique uplands. 
6. A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed by federal, state 

or local agencies as endangered, threatened or species of special concern. The table must include the listed species by 
FLUCCS and the species status (same as FLUCCS map). 

Jmpacts on Historic Resources 
List all historic resources (including strncture, districts, and/or archaeologically sensitive areas) and provide an analysis of 
the proposed change's impact on these resources. The followi11g should be included with the analysis: 

l. A map of any historic districts and/or sites listed on the Florida Master Site File which are locAted on the subject property 
or adjacent properties. 

2 A map showing the subject property location on the archaeological sensitivity map for Lee County. 

Internal Consistency with the Lee Plan 

I. Discuss how the proposal affects established Lee County population projections, Lee Plan Table I (b) and the total population 
capacity oftl1e Lee Plan Future Land Use Map. 

2 List all goals and objectives of the Lee Plan that are affected by the proposed Amendment or that affect the subject property . 
This analysis should include an evaluation of all relevant policies under each goal andobjective. 

3. Describe how the proposal affects adjacent local gove111ments and their comprehensive plans. 

State Policy Plan and Regional Policy Plan 

List State Policy Plan and Regional Policy Plan goals, strategies and actions, and policies which are relevant to this plan 
amendment. 

Justify the proposed amendment based upon sound planning principles 

Support all conclusions made in this justification with adequate data and analysis. 

Planning Communities/Community Plan Area Requirements 
If located within a planning community/community plan area, provide a meeting summary document of the required public 
informational session [Lee Plan Goal 17). 
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Sl<etch and Legal Descl'iption 

Tbe certified legal description(s) and ce11 ified sl etch of the description for the property subject to the requested change. A 
metes and bounds legal description must be Sllbrni tted specifically describing the entire perimeter bounda1y of the properly 
with accurate bearings and distances for every line. The sketch must be tied to the state plane coordinate system for the 
Florida West Zone (North America Datum of 1983/ I 990 Adjustment) with two coordinates, one coordinate being the point of 
beginning and the other an opposing corner. If the subject property contains wetlands or the proposed amendment includes 
more than one land use category a metes and bounds legal description, as described above must· be submitted in add ition lo 
!he perimeter boundary of the property for each wetland or futme land use catego1y. 
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SUBMITTAL REQUIREMENTS 

Clearly label all submittal documents with the exhibit name indicated below, 

For each map submitted, the applicant will be required to submit a 24"x36" version and 
8.5"x11" reduced map for inclusion in public hearing packets. 

MINIMUM SUBMITTAL ITEMS (3 Copies) 

Completed Application (Exhibit -Ml) 

Disclosure of Interest (Exhibit- M2) 

Surrounding Property Owners List, Mai ling Labels, and Map For All Parcels Within 500 Feet ofthe Subject Prope1ty 
(ExJ1ibit - M3) 
Existing Future Land Use Map (Exhibit- M4) 

Map a11d Description of Existing Land Uses (Not Designations) of the Subject Property and Surrounding Properties 
(Exhibit- MS) 
Mao and Descri1,1ion of Existing Zoning of the Subiect Pro1,ertv and Surrounding Prooerties (Exhibit - M6) 
Signed/Sealed Legal Description and Sketch of the Description for Each FLUC Pl'oposed (Exhibit - M7) 

Copy of the Deecl(s} of the Subject Prope11)' (Exhib it - M8) 
Aerial Map Showing the Subject Properly and Surrounding Properties (Ex.hi bit - M9) 

Authorization Letter From the Prope1ty Owner(s) Authorizing the Applicant to Represent the Owner (Exhibit - MI 0) 
Proposed Amendments (Exhibit - MI I) 
Lee Plan Analysis (Exhibit - M 12) 
Environmental Im pacts Analysis (Exhibit - M 13) 

Historic Resources Impact Analysis (Exhibit- M 14) 

Public Faci lities lnwacts Analysis ffix.h.ibil - M 15) 

Traffic Circulation Analysis (Exhibit - M 16) 

Existing and Future Conditions Analysis -
Sanitary Sewer, Pot!lble Waler, Surface Water/Drainage Basins, Parks and Rec, Open Space, Public Schools (Ex.hi bit -
Ml7l 
Letter of Determination For the Adequacy/Provision of Existing/Proposed Support Facil ities - Fire 
Protection, Emergency Medical Service, Law Enforcement, Solid Waste, Mass Transit, Schools 
(Exhibit - Ml 8) 
State Policy Plan and Regional Policy Plan (Exhibit - M 19) 

Justification of Proposed Amendment (Exhibit - M20) 

Planning Communities/Community Plan Area Requirements (Exhibit - M2 I) 

APPLICANT - PLl.i:ASE NOTE: 

hanges to Table I (b) thnt relate direct ly to and are adopted simultaneously with a future land use map amendment may be 
considered as part of this app lication for a mllp amendment. 

Once staff has determined the application is sufficient for review 15 complete copies wi II be required to be subm itted t'o staff. 
These copies will be used for Local Planning Agency hearings, Board of County ommissioners hearings, and State 
Reviewing Agencies. Staff will notify the app licant prior to each hearing or mail out lo obtain lhe requi red copies. 

If you have any questions regarding this appl ication please contact the Planning Section at (239) 533-8585. 
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AFFIDAVIT 

I, Robert H Goodman , certify that I am the owner or authorized representative of the 
property described berein, and that all an wers to the questions in this application and any sketches, data, or 
other supplementary matter attached to and made a part of this application, are honest and true to the best of 
my knowledge and belief. J also authorize the staff of Lee County Community Development tC1 enter upon 
the property during nonnal working hours for the purpose of investigating and evaluating the request made 
through this application. 

~ __)(!/z:~ 
Signature of Applicant Date 

Robert H Goodman 
"Printed Name of Applicant 

STA TE OF FLORIDA 
COUNTY OF LEE 

The foregoing instrument was sworn to (or affinned) and subscribed before me by means of J:id~ ysical 
presence or D online notarization on 3 I i) l ~ (date) by Robert H Goodman 

(name of person providing oath or affirmation), who is personally known to me or wbo has produced t _., . (type of identification) as identification. 

,\ y~ -) 
--=signature ofNotary P:ltblic 
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DISCLOSURE OF INTEREST 
AFFIDAVIT 

BEFORE ME this day appeared David Cloran, as Vice President, who, being first 
duly sworn and deposed says: 

1. That I am the record owner, or a legal representative of the record owner, of the 
property that is located at 01-46-24-00-00004.2000, 01-46-24-00-00004.2020 and is the subject 
of an application for zoning action (hereinafter the "Property"}. 

2. That I am familiar with the legal ownership of the Property and have full 
knowledge of the names of all individuals that have an ownership interest in the Property or a 
legal entity owning an interest in the Property. 

[OPTIONAL PROVISION IF APPLICANT IS CONTRACT PURCHASER: In addition, I am 
familiar with the individuals that have an ownership interest in the legal entity that is under 
contract to purchase the Property.} 

3. That, unless otherwise specified in paragraph 6 below, no Lee County 
Employee, County Commissioner, or Hearing Examiner has an Ownership Interest in the 
Property or any legal entity (Corporation, Company, Partnership, Limited Partnership, 
Trust, etc.) that has an Ownership Interest in the Property or that has contracted to 
purchase the Property. 

4. That the disclosure identlfied herein does not include any beneficial 
Ownership Interest that a Lee County Employee, County Commissioner, or Hearing 
Examiner may have in any entity registered with the Federal Securities Exchange 
Com mission or registered pursuant to Chapter 517, whose interest is for sale to the general 
public. 

5. That, if the Ownership Interest in the Property changes and results in this 
affidavit no longer being accurate, the undersigned will file a supplemental Affidavit that 
Identifies the name of any Lee County Employee, County Commissioner, or Hearing 
Examiner that subsequently acquires an interest in the Property . 

6. Disclosure of Interest held by a Lee County Employee, County Commissioner, 
or Hearing Examiner. 

Name and Address 

Web/Discolsureoflnteresl (02/2020) 

Percentage of 
Ownership 

Page 1 



Under penalty of perjury, I declare that I have read the foregoing, and the facts alleged 
are true to the best of my knowledge and belief. 

-c-_ ~ VI 
~ wner 

David Cloran, Vice President 
Print Name 

*°'"*** ... NOTE: NOTARY PUBLIC IS NOT REQUIRED FOR ADMINISTRATIVE APPROVALs•mouu 
ALL OTHER APPLICATION TYPES MUST BE NOTARIZED 

STATE OF FLORIDA 
COUNTY OFi:EE 'P.M..11' ~ 

ThE;_!g.s;egoing instrument was sworn to (or affirmed) and subscribed bej.ore me by 
means of e::J physical presence or D online notarization, on >4AY 11 2.0°l--? (date) 
by David Cloran as Vice President Clara Point, LLC (name of person providing oath or 
affirmation), who is ersonally known to me or who has produced _ 
_ (type of identification as en 1 Ica 10n. 
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Legal Description 

Subject Parcel Descri1,tion: 

A TRACT OR PARCEL OF LAND BErNG PART OF THE NORTHWEST QUARTER OF THE NORTHEAST 
QUARTER OF SECTION I TOWNSH IP 46 SOUTH, RANGE 24 EAST, LEE COUNTY FLORIDA, ALSO 
BEING fN GOVERNMENT LOT 2 MORE PARTlCULARL Y DESCRIBED AS FOLLOWS: 

COMMENCING AT THE NORTHWEST CORN R OF THE NORTHEAST QUARTER OF SAID SECTION I; 
THENCE SOUTH 00 DEGREES 27 MINUTES 15 SECONDS EAST, ALONG THE WESTERLY LJNE OF TH 
NORTHWEST QUARTER OF SAfD NORTHEAST QUART R, A DISTANCE OF 132 L.39 FEET TO THE 
SOUTHWEST CORNER OF THE NORTH HALF OF THE NORTHEAST QUARTER OF SAID SECTION I AND 
THE POINT OF BEGINNING; TH NCE NORTH 00 DEGREES 27 MINUTES IS SECONDS WEST, ALONG 
SAJD WESTERLY LINE, A D ISTANCE OF 891.50 FEET; THENCE NORTH 89 DEGREES 07 MINUTES 23 
SECONDS EAST, A DISTANC OF 505.91 FEET TO THE WESTERLY RIGHT-OF-WAY LINE OF U.S. 4 1 -
TAMIAMI TRAIL (ALSO STATE ROAD 45 AS DEPICTED IN PLANS FOR SECTION 12010-2503)· THENCE 
SOUTH 3 1 D GREES 35 MINUTES 06 SECONDS EAST, ALONG SAID RIGHT OF WAY LINE, A DISTANCE 
OF 735.85 FEET TO THE NORTHERLY BOUNDARY OF A TRACT OF LAND DESCRIBED rN INSTRUMENT 
NUMBER 2012000230678, PUBLIC RECORDS OF LEE COUNTY FLORJDA; THENCE ALONG THE 
BOUNDARIES OF SAlD TRACT FOR THE FOLLOWrNG FOUR (4) COUR ES: SOUTH 89 DEGREES 04 
MINUTES 30 SECONDS WEST, A DISTANCE OF 102.74 FEET; 2) THENCE SOUTH 66 DEGREES 25 
MINUTES 56 SECONDS WEST A DISTANCE OF 210.69 FEET; 3) THENCE SOUTH 86 DEGREES 15 
MINUTES 22 SECONDS WEST, A DISTANCE OF 148.24 FE6T· 4) THENCE SOUTH 00 DEGREES 25 
MINUTES 08 SECONDS EAST, A DI TANC OF 169.66 FEET TO THE SOUTHERLY LINE OF THE 
NORTHWEST QUARTER OF THE NORTlfEAST QUARTER OF SAIDS CTLON I; THENCE SOUTH 89 
DEGREES 04 MINUTES 30 SECONDS WEST, ALONG SAID SOUTHERLY LINE, A DISTANCE OF 441.72 
FEET TO THE POINT OF BEGINNING. 

SAID PARCEL CONTAlNS 575,162 SQUARE FEET, 13 .20 ACRES (MORE OR LESS) . 

BEARINGS ARE BASED ON THE WESTERLY LINE OF THE NORTHWEST QUARTER OF THE 
NORTHEAST QUARTER OF SECTION I, BEING SOUTH 00 DEGREES 27 MINUTES 15 SECONDS EAST. 

NOT VALID WITHOUT'THE ATTACHED SHEET2 OF2 SK.ETCH OF DESCRlPTION. 

TIDS IS NOT A SURVEY 

Sheet 1 of2 

JOB H 25-0700 I PREPARED FOR: ANO Ml RICA. LL · 

SECTIONS I. TOWNSMIP 465. RANGE 24E 

Description to Accompany Sketch 

Subject Parcel 
A Traci of Land ly ing in Section 1, 
Township 46 South, Range 2../. East 

Lee County, Florida 

N 
ARDURRA 
COLI.AIOIIATE, INNOVAU. CAEATE. 

324 NicholD!I Pmkway \V1 Uni1 ,\ 
Cnpe Coral, ~1orido ]]l)<J I 

Phone: (23?) 673-9541 
,v,,vw Ardurm.com 
L1con,e/lLB-2610 

I horthy ce,1ify ll1n1, 10 lhc b .. 1 ofmy knnwlcd~• ond belief, lhc 
skelch ;md d1Uiitnpl1on rc11rrsenlrd hc.reon, made under my 
din:oction on September 31 20 25 1.J i1, :u:icord□nce wi th 
Suuufa~ds of Pmtt1ce n., sci forth by 1h~ Florida Board of 
Profcss1011nl Surveyor., & ~ lopper, in Choplet SJ-17, Floridll 
Adminislrnll\'C. Code, 11msuanl lo Section 472,027 Florida 
S1ah.11cs. 

Digitally signed 
by Cameron M 
Harmon 
Date: 2025.09.03 
14:19:06 -05'00' 

CAMERON M. IIARMON (FOR 'rll£ PIR M) 
FLORID., PROFESSIONAL URVEYOR & MAPrER N0.74MJ 
NOT VALID WITHOUT THE SIGNATIJRE ANO THE ORIGINAL 
RAJSHD SEAL OR DIGIT AL SIGN/\ TIJRE OF A FLORIDA 
LICENSED SURVEYOR AND MM~ER 
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The Forest Unll Two Suhdivlsl1111 
(Plal Book 34, P(lgcs 20-22) 
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TIDS IS NOT A SURVEY 

SUR VEY NOTES: 
I. BEARINGSANDCOORDINATESSHOWN 

HEREON ARE IN REFERENCE TO THE NORTI I 
AMERJCAN DATUM OF 1983, 2011 
ADJ1JSTMENT (NAD 83/20 11 ), FLORIDA STATE 
PLANE COORDINATE SYSTEM, FLORJDA WEST 
ZONE(0902) AND ESTABLISHED BY RTK GPS 
OBSERVATIONS WITH CORRECTIONS FROM 
TI IE FLORIDA DEPARTMENT OF 
TRANSPORTATION. FLORIDA PERMANENT 
REFERENCE NETWORK (Fl'RN). BEARINGS ARE 
BASUD ON Tl-IE WEST LINE OF THE NW 1/4 OF 
THE NE 114 OF SECTION I. BEINGS 00°27' I 5" E. 

2. MEASUREMENTS SHOWN ARE IN FEET AND 
D CJMALS THEREOF. 

3. TIIIS JS OT A SURVEY 
4 /\DDITTONS TO OR DELETIONS OTHER THAN 

T l IE SIGNING SURVEYOR AND MAPPER ARE 
PROMJB ITED BY LAW WITHOUT THE · PRBSS 
WRITTEN CONSBNT OF THE SIGNING 
SURVEYOR AND MAPPER. CO/'YRIGH'/' 2025, 
AIIJJU/11111 CiROUI' INC .. II[,/, RIGHTS RHSl,R/llir>. 

5. DO NOT COPY WITHOUT THE WRITTE!N 
CONSENT OP ARDURRA GROUP, INC. 

6. NOT VALID WITlfOUT SI IEET I 01'2. 
7. TI IIS IS NOT A sunvi,;y 

\ 

\ \ 

O.R. IY06, Pg. I /0.1 

Sketch to Accompany Descript ion 

Subject Parcel 
A Traci of Land lying in Section 11 

Township 46 South, Range 24 East 
Lee County, Florida N m '"'"'"' Mw,., w. """, CnJ!<' Corol, Florida 31991 0 200 400 ARDURRA ('hone~ (239) 673-9541 

---------------------< www•Ardurru.com 
SHEET 2 OF 2 Liccnse/lLB-21i 10 -----,-----------------l JOB Y 2-S-0700 PREPARED FOR: LANO AMERICA, LLC COLLAI OUTI. INNOVATE. CHAU. See Sheer I of 2 for Signa/11/'e a11d Seal 
EC'TIONS I, TOWNSH IP •16S. RANOE24E 



Kevin C. Kames1 Lee County Clerk of the Circuit Court & Com1>troller 
INSTR# 2024000208561, DocTy11e DRR, Pages 3, Recorded 7/24/2024 at l:35 PM, De1>utyClerk CDOUGLAS 
Rec Fees: $27.00 ERECORD 

Prepared by, Record and Return to 
Doug Marek', E:sq. 
DOU!) Mare~. P.A. 
101 Pineapple Grove Way, 2•~ f loor 
Delray Beach, FL 33444 
561 4611-1610 

Parcel ID #01-46-24-00-00004.2000 & 
01 -46-24-00-00004. 2020 

CORRl=CTIV.E 
SPECIAL WARRANTY DE6D 

THIS CORRECTIVE SPECIAL WARRANTY DEED is·made as of the __ day of .July 2024, by GP 
INVESTMl=NTS LLC, a Florida limlted lrability company' (0 Grantor") wlth a post off.ic~ address of 11.3,21 
C<;!mpass Point Drive, Fort Myers, fl 33908, to 'CLARA POINT, LLC, a Florida limited liability company 
(''Grantee"), with a post office address of 1.01 P1.19Uese's Way .2n.d Floor, Delray Beach, FL 33444. 
{Wherever used hel'ehi' the terms '"Granror'' and ",Grantee" include all the parties -to this Instrument and the 
heirs, le·gal representative-sand assigns of 1ndividuals, and the successors and assigns df coi;poratlons) 

WITNESSE'.TH: That Granter, foi; and In consideration of the sum of $10.00 and otner yalual)le 
considerations, receipt whereof Is hereby -acknowledged, hereby grants, batgalns, seJls, ·aliens,, remlses, 
releases, conveys and confirms unto Grantee; all that certain land situate In l,.ee County, Florida, as 
descrlbi:,d in Exhibit A attached hereto. 

TOGETHER, With all tlile tenements, heredltaments and appurtenances ,1h~reto belonging or in 
anywise appertaining, 

TO HAVE AND·To HOLD, the same in fee simple forever. 

ANO. Gfantor hereby covenants With ,Grantee that .Grantor is lawfully setzed Qf said land in fee 
simple; that Grantor h.as gpod ri9ht and lawf\Jl authority to sell 1i:ind convey said land, and hereby warrants 
the title .to sald land c1n!il wl.11 d13fen<;l the ·same against the lawful claims of all µerscms claiming by, .through 
or under Gr~ntor, · 

THIS CORREiCTIVE sPec1AL WA~RANTY DEED IS BE(NG RECORDED BECAUSE 
"t'HE S.PECl11.L WARRANTY DEED RECO~bED AS INSTRUMENT #4U24000t23'880, OF 

·T8E Puauc RECORDS OF LEE COUNTY, Fl.,Cl>RIDA, INCORRECTLY STATES tHE' 
GRANTEETO 'BE "CLARA POINJT'DEVELOPERS, LLO" R/fPHER :rHAN "CLARA POINT, 
LLC" 



' INSTR# 2024000208561 'Page Numbe1·; 2 of 3 

EXHIBIT A. 

Legal Description 

PARCEL 1: 
The :North.w~st 1/4 of the Northeast 1/4 of Section 1, Township 45· Sbu'th, Rar'lse .14 East, Lee County 
Florida, Jylng West of S.R. 45 (l).S, 41) also being In <Iovernment Lot~ less the.Southerly ffi16.13 feet (as 
measured.perpendicular to the.South line nfsaiC!J fraction) and less tt'le N0rtherly 429.881feet (as me·asured 
perpendicular to the North line of said, fraction). 

PARCEL 2: 
A tract or parcel.of land bein.9 the Southerly 516.13 feet (as ,measured perpendicular to t,he South 1line·oft'1e 
No1th 1/2 of the: Noftheast 1i4) of the Nott~west 1/4 of tne Northeast 1/4 lyingi West 0f State Road, 45 (U.$. 
41) also oeing in Governmen,t Lot 2 ¢f Section' 1, Township 4.6 South, Range 24 East, Lee County, Florida. 

LESS AND EXCEPT: 
A tFactor parcel of land lying In .the, Northi;vest :1/4 of the Northeast 1/4 df .Secfion 1,. Township 46 Sout~, 
Rang,e ·24 East; tee Counfy,, Florida, also being ln Government Lot 2 of said Section 1, more particUlarly 
described .as follows: 

Commence at tile Soutt,west corner of ·the North 1/2 of the Northeast 1/4 of said Sectlon 1; fhence 
N89°Q8,'15"l: c\lortg the -South line of ·sajq Nprth 1/2 ·ot 1h'e, Northeast 114- for 441.71 ,{eet to. the point of 
b¢ginnJng; thenc~· continue N8'9°08'1'5"E along said South line a dl'stance of 600.00 ·feet to the intersection 
with the Westerly right-of-way of U.S. 41 . (.S.~. 4?) tamiami Trai!; thence N31°32'00"W along the said 
Westerly right-of-way for 1300.03 feet; thence, leaving, said_ riSht-bf-i,yay, run S89°08't5"W 'for 102.94 feet; 
thence $66° '29'.¢1''W for210.69 feet; thence 'S86°19'07''\N fot 148 .. 24 feet: thence S00°21'23"8 for' 169.66 
feet to tl:le point of beginning. 
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IN WITNESS WHEREOF Grantor ha·s caus~d these pre.sel'!t$ to be 'executed in its 11ame, ~rtd its 
ootnpa·ny_ s~al to be hereunto ~ffixed, by its ;;iroper officer thereunto ·duly authorized',_ the day ano year fir-st 
above wntter:i. 

GP INVES1MENTS·, LLC, a i=lprida Umited liability 
compa'ny 

1Signed, sealed and d.ellvered in the,presence; of: 

~TuJ~~~'f";if,~ll-:"-:--'--7-'-"-L---::-----­
~~-Ul.41,..L..-:U4J-IJ~!:.....!...!.l.....:.il!l.l,V5 ~ ,1:jffoo, 

Wit - •,slgna1ure 

S,orab ~d.mao 

STATE OF FLORIDA 
COUNT¥0F L6E 

The foregoin,g ''1!:ur:nent w.as acknowledged before: me by means of ~hysical presence or l:] online 
notari~tion ~hi~ : _d.~y,of July 2024 by Robert Gb9(1man, Managing Member of GP' INVESTMENTS ~LC', 
a Florida hm1ted hal51hty company, who 1s fvl personally known .t'o me or :[ ] who pro.dUt:ed 
- - --~-_._ ___ as ide!'ltifiCc!tlon. 

(Notar:y Seal) 

Ndtary_ Public ~Btat~o~f Florjda 
PriAt Name: ,Mft'JQ W 
My Commi,sslon~pires, 1 7..!:[ ''2,•S 



LETTER OF AUTHORIZATION 

The undersigned do hereby swear or affirm that they are the fee simple title holders and owners of 
record of property commonly known as address and strap number as follows: 

ADDRESS Access Undertermined (S. Tamiami Trail) 

STRAP NUMBER 01 ~46-24-00-00004.2020, 01-46-24~0-00004.2000 

The property described herein is the subject of an application for zoning or development. We hereby 
designate QUATTRONE & ASSOCIATES, INC. as the legal representative of the property and as 
such, this individual Is authorized to legally bind all owners of the property In the course of seeking the 
necessary approvals to develop. This authority includes but is not limited to the hiring and authorizing 
of agents to assist in the preparation of applications, plans, surveys, and studies necessary to obtain 
zoning, water management and development on the site. This representative will remain the only entity 
to authorize development activity on the property until such time as a new or amended authorization is 

delivered. • 

STATE OF fU>f?i c,A 
COUNTY OF PALM ~~ 

~ rlze~ Representative 

David Cloran, Vice President 

Printed Name 

Clara Point, LLC 
Name of Company/ LLC / 

The foregoing instrument -:,s acknowledged before me ~eans ciyslcal presence or 
__ online notarization on this E._ day of ..,._ Y , 2025, by ~D 1'1~ who Is persona[oc 
known to me or who has produced __________ as Identification. 

(Affix Notary Seal) 

Nota11 Pub lo lt1t• of Floftdl 
Sherry Connore 

My Oom111l11lon HH IU10I 
Expire, 8/3/2029 

UC SIGNATURE ABOVE 
NOTARY ME:~~~"'( C.0~1..10'£.'St 
COMMISSION NO.: HH "~51Dft 
COMMISSION EXP. DATE: l/3;1'Ul1!'J 
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h)uattrone & R ssociat ~. Inc. 
US 41 Pugliese Multifamily 

Lee Plan Analys is 
Exhibit M 12 

Request 

The proposed Lee Plan Map Amendment is to re-designate subject property from the Suburban Future 
Land Use to the Urban Community Future Land Use category. The property is located on the west 
side of US 4 1 (S. Tamiami Trail) approximately 1.0 mile north of Alica Road. The overall site is 13.20 
± acres consisting of two parcels, including straps # 0 I -46-24-00-00004.2020 and #0 1-46-24 00-
00004.2020, as demonstrated in the aerial below 

Existing and Surrounding Conditions 

The subject property is located within the San Carlos Planning. The property is vacant and almost 
entirely vegetated. The two parcels are zoned Commercial (C-1 ). The surrounding area has been 
mostly developed with a mixture of Residential and Commercial uses. Future Land Use Designations 
zoning and current use of the adjacent parcels is identified in the table below. 



ua t o 
ciat . ln . 

Future land Use ZorilnQ Use 

Sub)ecl 

Property Suburban C· I Vacanl Com111e rclal 
IU3,20ac) 

North Suburban C-1 
Best Home S•rvlces 
(Air Cond, Repair Svc) 

RV Superstore, RV P,,lm 
(RV/Car Sales Center) 

East Urban Co rn m111111v C:- 1 
tlabltat for flurnanltv 

(Retail Thrift Store) 

J'CC TIie 
(Retail- TIie Stor~I 

South Suburban C-1 
W ayne WIies Floor covering 

(Retall -FloorlnJl Store) 

West Suburbijn HM-2 
Forr est County Club 
(M/F-SF Golf Community) 

Lee Plan Consistency Narrative 

Future Land Use Element 

OBJECTIVE 1.1: FUTURE URBAN AND SUBURBAN AREAS. Designate areas with varying Intensities on the 
Future Land Use Map (Map I -A) that provide for a fu ll range of urban activities. These designations are based 
upon soil conditions, historic and developing growth patterns, and existing or future availability of public facilities 
and services. (Ord. No. 17-13) 

POLICY I , 1.5: The Suburban future land use category wlll consist of predominantly residential areas that are 
either on the fringe of the Central Urban or Urban Community future land use categories or in areas where it 
is appropriate to protect existing or emerging residential neighborhoods. This category provides housing near 
the more urban areas but does not provide the full mix of land uses typical of urban areas. Industrial land uses 
are not permitted. This category has a standard density range from one dwe/1/ng unit per acre ( I du/acre) to 
six dwelllng units per acre (6 du/acre). The maximum total density may only be increased to eig/?t dwelling 
units per acre (8 du/acre) utilizing Greater Pine Island Transfer of Development Units except in areas that 
specifically prohibit bonus density. Other forms of bonus densities are not allowed. (Ord. No. 94- 30, 16-07, 
17-13) 

The site is currently designated as Suburban; however, this classification is no longer 
appropriate given its surroundings, which include commercial development, major 
roadways, and mixed-use areas. The Suburban Future Land Use Category (FLUC) 
prioritizes the protection of emerging residential neighborhoods and limits bonus 
density to 8 dwelling units per acre using Greater Pine Island Transfer of 
Development Units (TDUs). Since the site is located within the Coastal High Hazard 
Area, the use of these TDUs is prohibited. This restriction conflicts with the site's 
location and its potential for urban infill or mixed-use development. 

POLICY /. I .4: The Urban Community future land use category are areas characterized by a mixture of 
relatively intense commercial and residential uses. The residential development in these areas will be at slightly 
lower densities then other future urban categories described in this plan. As vacant properties within this 
category are developed, the existing base of public services will need to be maintained which may include 
expanding and strengthening them accordingly. As in the Central Urban future land use category, predominant 
land uses in this category will be resident/al, commercial, public and quasi~pub/ic, and limited light industrial 
with future development encouraged to be mixed use, as described in Objective I I. I, where appropriate. The 
standard density range is from one dwelling t1nit per acre (I du/acre) to six dwelling units per acre (6 Future 
Land Use 11-2 April 2024 du/acre), with a maximum total density of ten dwelling units per acre (IO du/acre). 
The maximum total density may be increased to f,ft.een dwelling units per acre ( 15 du/acre) utilizing Greater 
Pine Island Transfer of Development Units. (Ord. No. 94-30, 02-02, 09-06, I 0-10, I 0-33, 16-07, 21-09) 



hluattrone & 
)ll{ ssociaLes, Inc. 

The proposed Urban Community designation is well-suited for this site due to its 
location adjacent to US 41 (South Tamiami Trail) and the US 41 Service Road to the 
north and its proximity to established urban development. The area is already well­
developed with a m ix of residential and commercial uses since its prior Suburban 
designation. 

Policy 1. 1.4 supports mixed-use development, higher densities, and a blend of 
residential, commercial, and light industrial uses, all of which align with the 
character and potential of this area. The site's access to public infrastructure and 
nearby employment centers further justifies a higher density designation, aligning 
with the County's urban planning goals. 

The Urban Community category is designed to encourage infill and redevelopment 
in areas with adequate services that are met by this site. The proposed change will 
also support increased residential and economic development in a location that has 
both the infrastructure capacity and access necessary to accommodate future 
growth. 

POLICY I .6.5: The Planning Districts Map and Acreage A/location Table (Map 1-B and Table I (b)) depict the 
proposed distribution, extent, and location of generalized land uses through the Plan's horizon. Acreage totals 
are provided for land in each Planning District in unincorporated Lee County. No development orders or 
extensions to development orders will be issued or approved by Lee County that would allow the acreage totals 
for residential, commercial or industrial uses contained In Table I (b) to be exceeded. This policy will be 
implemented as follows: I. For each Planning District the County will maintain a parcel based database of 
existing land use. 2. Project reviews for development orders must include a review of the capacity, in acres, 
that will be consumed by buildout of the development order. No development order, or extension of a 
development order, will be issued or approved if the acreage for a land use, when added to the acreage 
contained in the updated existing land use database, exceeds the limitation established by Table I (b) regardless 
of other project approvals in that Planning District. 3. When updating the Lee Plan's planning horizon, a 
comprehensive evaluation of the Planning Districts Map and Acreage Allocation Table will be conducted. (Ord. 
No. 94-29, 98-09, 00-22, 07-13, /0-20, 19-/3, 21-09) 

The proposed amendment would allow for Light Industrial in addition to the 
already existing allowable residential and commercial uses. However, the 
amendment does not create additional capacity but simply allows the existing 
allowable acreage to be used under a different Future Land Use (FLU) category. 
Any future development order will be subject to a detailed capacity review per 
Policy 1.6.5 to ensure continued consistency with Table I (b) 
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OBJECTIVE 2. I: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will be 
promoted through the rezoning process to contain urban sprawl, minimize energy costs, conserve land, water, 
and natural resources, minimize the cost of services, and prevent development patterns where large tracts of 
land are by-passed In favor of development more distant from services and existing communities. (Ordinance 
No. 94-30, 00-22) 

POLICY 2. I. I: Most residential, commercial, industrial, and public development is expected to 
occur within the designated future urban areas on the Future Land Use Map through the assignment 
of very low densities to the non-urban categories. 

POLICY 2. I .2: New land uses will be permitted only if they are consistent with the Future Land 
Use Map and the goals, objectives, policies, and standards of this plan. (Ordinance No. 00-22) 

POLICY 2. I .5: Residential and commercial development proposals within the vicinity of existing 
or proposed commodity movement facilities must demonstrate land use compatibility with these 
uses during the rezoning process and propose mitigation measures for adverse impacts. (Ordinance 
No. 99-15, 19-02) 

Objective 2.1 and implementing policy 2.1.1 , 2. 1.2 and 2.1.S encourage the use of 
existing urban areas where services and infrastructure exist to serve new 
development. The requested Urban Community FLU category is a future urban 
area with a full range of existing urban services available directly at the subject 
property. This includes, but not limited to, potable water, sanitary sewer, and 
roadway capacity. Development in this location provides for a compact and 
contiguous growth pattern. 

OBJECTIVE 2.2: DE.VE.LOPME.NT TIMING. Direct new growth to those portions of the future 
urban areas where adequate public facilities exist or are assured and where compact and contiguous 
development patterns can be created. Development orders and permits (as defined in Section 
163,3164(7), F.S.) will be granted only when consistent with the provisfons of Sections / 63.3202(2)(g) 
and 163.3180, F.S. and the concurrency requirements in the Land Development Code. (Ordinance No. 94-30, 
00-22, 17-19) 

POLICY 2.2. I: Rezoning's and Development of Regional Impact proposals will be evaluated as to 
the availability and proximity of the road network; central sewer and water lines; community 
facilities and services such as schools, EMS, fire and police protection, and other public facilities; 
compatibility with surrounding land uses; and any other relevant facts affecting the public health, 
safety, and welfare. (Ordinance No. 94-30, 00-22) 

The primary access to the site will be provided by US 41 (S. Tamiami Trail)., a 
State maintained Arterial roadway. Secondary access can be provided to US 41 
Service Rd., north of the property. The subject property is located within the Lee 
County Utilities franchise area for potable water and central sewer with adequate 
capacity available. Urban services are available at or near the project site. 
Schools, EMS, Fire, and sheriff's office services are available in the vicinity of the 
project consistent with objective 2.2 and policy 2.2.1 of the FLU element. Letters 
of adequacy of service providers are attached in the application. 
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POLICY 2.2.2: Map I of the Future Land Use Map series indicates the uses and density ranges 
that will ultimately be permitted on a given parcel. However, it is not a guarantee that such densities 
or uses are immediately appropriate, as the map provides for the county's growth beyond the Lee 
Plan's planning horizon of 2030. During the rezoning process the Board of County Commissioners 
will balance the overall standards and policies of this plan with three additional factors: 

I. Whether a given proposal would further burden already overwhelmed existing and committed 
public facilities such that the approval should be delayed until the facilities can be constructed; 
and 

2. Whether a given proposal is for land so far beyond existing development or adequate public 
facilities that approval should be delayed in on effort to encourage compact and efficient growth 
patterns; and 

3. Whether a given proposal would result in unreasonable development expectations that may not be 
achievable because of the acreage limitations contained in the Acreage Allocation Table (see Table I (b)). 

In all cases where rezoning is approved, such approval does not constitute a determination that the minimum 
acceptable levels of service (see Policy 95. I .3) will be available concurrent with the impacts of the proposed 
development Such a determination must be mode prior to the issuance of Future Land Use 11-13 April 2024 
additional development permits, based on conditions which exist at that time, as required by Lee County's 
concurrency management system. (Ord. No. 94-30, 98-09, I 0-20, 21-09) 

The applicant has analyzed public service availability and confirmed that capacity 
is available at the present time to serve the uses permitted by the proposed Urban 
Community FLU map designation. Development of the site with residential uses 
will not burden any existing public facilities. 

OBJECTIVE 2.6: COASTAL ISSUES. Development in coastal areas is subject to the additional requirements 
found in the Conservation and Coastal Management Element of this pion, particularly those found under Goals 
72, 73 and IO I. (Ord. No. 18-28). 

The property is in the Coastal High Hazard Area which restricts the option to 
build bonus density to site built affordable housing only. 

OBJECTIVE 2.9: CARRYING CAPACITY. Understand the carrying capacity of the future land 
use mop and integrate the concept into planning strategies. (Ordinance No. 07-16) 

The modification is to a FLU category which permits residential uses in addition 
to commercial land uses is addressing the carrying capacity of the Lee Plan FLU 
map. Providing more residential development capacity to urban services and 
employment where capacity exists to accommodate this growth is consistent 
with good urban planning strategies. 
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GOAL 4: GENERAL DEVELOPMENT STANDARDS. Pursue or maintain fond development 
regulations which protea the public health, safety and welfare, encourage creative site designs and balance 
development with service availability and protection of natural resources. (Ordinance No. 94-30, 07-15, I 7-
13) 

STANDARD 4. 1.I: WATER. 

2. If the proposed development lies within the boundaries of a water utility's certificated or 
franchised service area, or Lee County Utilities' future potable water service area (see Mop 6), 
then the development must be connected to that utility. 

3. The developer must provide proof that the prior commitments of the water utility, plus the 
projected need of the developer, do not exceed the supply and facility capacity of the utility 

4. All waterline extensions to new development will be designed to provide minimum fire flows. 
as well as adequate domestic services as required by Chapter 62-555, FAC. 

The subject property is within the Lee County Utilities potable water franchise 
area as depicted on Lee Plan Map 6 of the Lee Plan. Potable water will be provided 
from the Green Meadows Water Treatment Plant. An adequacy letter stating 
that this plant has adequate capacity to provide service to the proposed 
development is provided as part of this application. 

STANDARD 4.1.2: SEWER. 

2. If the proposed development exceeds the thresholds listed above and lies within the boundaries 
of a sewer utility's certificated or franchised service area, or Lee County Utilities' future 
sanitary sewer service area (see Map 7), and that utility has sufficient capacity to provide 
minimum service to the development, then the development must connect to that sewer utility 
if there is existing infrastructure adequate to accept the effluents of the development within 1/4 
mile from any part of the development. 

The proposed development is within the Forest Utilities sewer franchise area as 
depicted on Lee Plan Map 7 of the Lee Plan. Wastewater treatment will be 
provided by the Forrest Utilities. A letter stating that this facility has adequate 
capacity to provide service to the proposed development has been requested. 

STANDARD 4. 1.4: ENVIRONMENTAL FACTORS. 

I. In any case where there exists or there is the probability of environmentally sensitive areas (as 
identified by Lee County, the Corps of Engineers, Department of Environmental Protection, 
South Florida Water Management District, or other applicable regulatory agency), the 
developer/applicant must prepare an environmental assessment that examines the existing 
conditions, addresses existing or anticipated environmental problems, and proposes means 
and mechanisms to protect, conserve, or preserve the environmental and natural resources. 
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The proposed land use change will have no impact on environmentally sensitive 
lands. Whether the site is developed with uses under the Urban Community FLU 
or uses currently permitted within the Suburban FLU. Efforts will be made to 
preserve and protect any wetlands or environmentally sensitive areas that may 
be encountered on site. 

GOAL 5: RESIDENTIAL LAND USES. To accommodate the projected population of Lee County in the 
year 2045 in appropriate locations, guided by the Future Land Use Map, and in attractive and safe 
neighborhoods with a variety of price ranges and housing types. (Ord. No. 94-30, 07-12, 21-09) 

POLICY 5. I .3: During the rezoning process, direct high-density residential developments to locations that are 
near employment and shopping centers; are close to parks and schools; and are accessible to mass transit and 
bicycle facilities. (Ord. No. 94-30) 

There are existing commercial developments offering employment and shopping 
opportunities all along S. Tamiami Trail/US 41 with restaurants, businesses, and 
shopping centers. These uses include a Walmart (2.3 miles north), Publix, CVS 
pharmacy (1.9 Miles south) and Home Depot and Lowes (2.7 mile north). Rayma 
C Page Elementary School is 1.5± miles from the site, Three Oaks Middle School 
is 5.1 ± miles from the site and Island Park High School is 0.6± miles from the site. 
Lakes Park is within 2. 7± miles, San Carlos Community Pool is 4.8:t miles, Three 
Oaks Park is within 6.7± miles, and Koreshan State Park is within 6.5± miles. Lee 
Tran Routes 240 and 140 run along US 41 at this location with existing bus stop 
# I 156, ±0.1 mile to the south and bus stop# 11560, ±.33 mile to the north. There 
are existing sidewalks on both sides of US 41, an existing bike lane, existing paved 
shoulder and proposed shared use path. The requested Map amendment is 
consistent with Policy 5.1.3 

POLICY 5. I .5: Protect existing and future residential areas from any encroachment of uses that are 
potentially destructive to the character and integrity of the residential environment Requests for conventional 
rezonings will be denied in the event that the buffers provided in the LDC, Chapter I 0, are not adequate to 
address potentially incompatible uses in a satisfactory manner. If such uses are proposed in the form of a 
planned development or special exception and generally applicable development regulations are deemed to 
be inadequate, conditions will be attached to minimize or eliminate the potential impacts or, where no 
adequate conditions can be devised, the application will be denied a/together. The LDC will continue to require 
appropriate buffers for new developments. (Ord. No. 94-30, 99-15, 00-22) 

The subject property is located in an area characterized by a mix of existing 
residential and commercial development. The requested Future Land Use Map 
amendment from Suburban to Urban Community would allow for infill development 
that is compatible with the surrounding land use pattern and supported by existing 
public infrastructure and services. 

While both the Suburban and Urban Community Future Land Use Categories allow 
the same base density of 6 dwelling units per acre, the Urban Community category 
provides for the potential of additional density through the use of bonus provisions. 
However, because the subject property is located within the Coastal High Hazard 
Area (CHHA), Transfer of Development Units (TDUs) are prohibited. Therefore, 
any increase in density above the base level would require the provision of on-site 
affordable housing, in accordance with the applicable requirements. 



~uattrone & R ssociat s, Inc. 
The requested amendment is not anticipated to be destructive to the character or 
integrity of the existing residential environment. Rather, it supports compatible infill 
that utilizes available infrastructure while maintaining appropriate safeguards 
through the Land Development Code, including required buffers and development 
standards. As no concurrent rezoning is being proposed, this amendment solely 
pertains to the Future Land Use designation and does not authorize any specific 
development at this time. 

Accordingly, the requested Future Land Use Map amendment is consistent with 
Policy 5.1.5, as it does not introduce incompatible uses and maintains the integrity of 
the surrounding residential areas. 
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POLICY 5. 1.6: Maintain development regulations that require high-density, multi-family, cluster, and mixed 
use developments to have open space, buffering, landscaping, and recreation areas appropriate to their density 
and design. (Ord. No. 94-30) 

The proposed development will maintain the requirement of 40% open space, all 
required buffers, landscaping and recreation areas. 

POLICY 5. 1.7: Maintain development regulations that require that community facilities (such as par!<, 
recreational, and open space areas) in residential developments are functionally related to all dwelling units 
and easily accessible via pedestrian and bicycle pathways. These pathways must be interconnected with 
adjoining developments and public pathways whenever possible. Townhouses, condominiums, apartments, and 
other types of multi-family residential development must have directly accessible common open space. (Ord. 
No. 94-30, 00-22) 

The proposed project includes 40% open space, recreational area and amenities 
center with additional recreational facilities. Sidewalks are proposed on both sides 
of the internal roadway and parl<ing areas. Pedestrian and bicycle connections to 
US 41. A multi-use pathway is located along US-41. All open space and amenities 
will e directly accessible to all residents with the development. 

POLICY 5.2.4: The site design of the proposed development must be compatible with surrounding land uses 
to the maximum extent possible. (Ord. No. I 0-08) 

The request will ensure that the property is developed with uses similar to 
neighboring properties. The Urban Community land use category is adjacent to 
and well within a one-quarter mile distance of existing Urban Community FLU. 

Impacts on surrounding land uses are minimal due to the similarity of intent and 
intensity of the uses. The zoning conditions and LDC requirements will 
adequately address any potential impacts on adjacent uses during Development 
Order review. 

GOAL 37: LEVEL OF SERVICE (LOS) STANDARDS. £stablish and maintain specif,ed 
transportation LOS standards. (Ordinance No. 98-09, 99-15, 00-08, I 7-13) 

POLICY 37. I .3: Lee County will use the most current Highway Capacity Manual, FOOT 
Quality Level of Service Handbook, and other best practices to calculate LOS. (Ordinance No. 98-
09, 99-/ 5, 07-09, 17-13) 

The proposed land use change will have no adverse impact on the Level of Service 
of the Adjacent roads. As discussed in the attached traffic analysis, the change in 
land use is not expected to substantially increase and will likely decrease the 
number of potential new trips generated by the development at buildout. The 
proposed development will comply with all transportation requirements of the 
LDC at time of development order. 
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GOAL 59: PROTECTION OF LIFE AND PROPERTY. To reduce the hazards to life, health, and 
property created by nooding due to rainfall in a manner consistent with the community's criteria (or the 
preservation of environmental values and the conservation of natural resources. 

OBJECTIVE 59. I: Lee County will continue its efforts in developing a surface water management planning 
process designed to produce and maintain an up-to-date body of technical information, and, based on that 
information, the necessary surface water management plans, regulatory mechanisms, and facility proposals 
that will improve the protection of present and future uses of real property from stormwater nooding, while 
preserving or enhancing the environmental and natural resource values of both land and water. (Ord. No. 94-
30, 00-22) 

POLICY 59. I .3: Maintain noodplain regulations in accordance with the most recently adopted Flood 
Insurance Rate Map (FIRM) and other available sources. (Ord. No. 94-30, 07-12, I 8-28) 

POLICY 59. I .4: Continue to develop, update, and Improve technical information, with the assistance of the 
USDA Natural Resources Conservation Service, United States Geological Survey, Federal Emergency 
Management Agency (FEMA), SFWMD, and other agencies, in order to better determine the current ffooding 
risl<s associated with severe rainfall events. (Ord. No. 9 I-I 9, 94-30, 99-15, 02-02) 

POLICY 59. I. 9: Maintain the noodplain management plan and analyze the ffooding problem in the 
unincorporated areas of Lee County, inventory the nood hazard area, review possible activities to remedy 
identified nooding problems, select appropriate alternatives, and formulate a schedule for implementation. 
(Ord. No. 92-35, 94-30, 00-22, 07-12, 18-28) 

OBJECTIVE 61.3: GE.NE.RAL SURFACE. WATER MANAGE.ME.NT STANDARDS. Lee County will continue to 
provide sufficient performance and/or design standards for development protective of the function of natural 
drainage systems. (Ord. No. 94-30, 00-22) 

The property is within FEMA flood :zone AE 11.00. This will be mitigated by 
placing fill that the finished floor elevation is one foot above the FEMA base flood 
elevation as required by Florida Building Code and Chapter 6, LDC. Prior to 
future development on the property, the applicant will obtain the prerequisite 
Environmental Resource Permit (ERP) from South Florida Water Management 
District, and all other applicable state agencies. The request is consistent with 
Policies 59.1.3, 59.1.4, 59.1.9, 61.3.2 and 61.3.5. 

POLICY 95. I .3: LOS standards will be the basis for planning and provision of required public 
facilities and services within Lee County. Regulatory LOS standards will be the basis for 
determining the adequacy of public facilities for the purposes of permitting new development 
Compliance with non-regulatory LOS standards will not be a requirement for continued 
development permitting but will be used for facility planning purposes. The LOS will be the 
basis for facility design, for setting impact fees, and (where applicable) for the operation of the 
Concurrency Management System (CMS). 

a. Sanitary Sewer-The site will provide Sanitary Sewer, meeting all the 
requirements in accordance with LDC requirements for development 
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b. Potable Water - The site will provide Potable Water, meeting all the 
requirements in accordance with LDC requirements for development 
c. Surface Water/Drainage Basins - The property will include controlled discharge 
into the Hendry Creel< system, meeting all requirements of South Florida Water 
Management District and Lee County at the time of development order. 
d. Parks, Recreation, and Open Space - Any proposed development will provide 
all required Landscaping and Open Space as required by LDC. 

GOAL IOI: COASTAL AREAS. Protea human life along with current and future development from the 
impacts of coastal flooding. Coastal flooding includes, but is not limited to, high tide events, storm surge, flash 
floods, stormwater runoff, and impacts of sea level rise. (Ord. No. 94-30, I 8-28) 

POLICY IO I. I. I: Require that development within the Coastal High Hazard Area be compatible with 
natural systems, such as, water retention and purification, wildlife habitat, primary productivity, and defense 
against coastal flooding. (Ord. No. 00-22, I 8-28) 

The proposed site plan that will eventually be associated with the amendment 
will be designed to comply with Policy IO I. I. I of the Lee Plan by demonstrating 
compatibility with natural systems in the Coastal High Hazard Area. The 
project will implement a stormwater management system that improves water 
retention and purification functions relative to existing conditions, including 
water-quality treatment meeting or exceeding current minimum requirements. 
Wildlife habitat will be supported through the enhancement and preservation of 
a portion of the existing wetland with the restoration of native landscaping, and 
the integration of ecological buffers that maintain habitat connectivity. Finally, 
the project will strengthen defense against coastal flooding by elevating finished 
floors consistent with FEMA requirements, constructing flood-resilient 
infrastructure, and providing on-site stormwater lakes that function as flood 
storage and surge attenuation features. Together, these measures ensure that 
the amendment advances the intent of Policy IO 1.1. I by maintaining and 
enhancing the natural systems critical to the resilience of the Coastal High 
Hazard Area. 

POLICY IO I .1.4: Require that comprehensive plan amendments which increase density within the Coastal 
High Hazard Area or on islands meet one of the following criteria in accordance with § 163.3 178(8), Fla. 
Stat.: I. Will not result in an out of County hurricane evacuation time that exceeds 16 hours for a Category 5 
storm event (Level E storm surge threat); or 2. Will maintain a 12 hour evacuation time to shelter (or a 
Category 5 storm event (Level E storm surge threat) and ensure shelter space is available to accommodate 
the additional population; or 3. Will provide appropriate mitigation as determined by Lee County Department 
of Public Safety, to satisfy both criteria above, which may Include the payment of money or construction of 
hurricane shelters and transportation facilities. (Ord. No. 09-17, 16-07, I 8-28, 21-09) 

Because the subject property is located within the Coastal High Hazard Area 
(CHHA), Transfer of Development Units (TDUs) are prohibited. Therefore, the only 
allowable method for achieving Bonus Density on this site is through the provision of 
on-site affordable housing, in compliance with the Land Development Code. 

Any future request to utilize Bonus Density would be subject to a detailed 
evaluation to ensure consistency with Policy IO 1.1.4. This evaluation would 
confirm the proposed development: 



~uattrone & 
~ ssociates, Inc. 

• Does not result in an out-of-county evacuation time exceeding 16 hours for a 
Category 5 storm event. 

• Maintains a 12-hour evacuation time to shelter with adequate shelter capacity; 
or 

• Provides appropriate mitigation as determined by the Lee County Department 
of Public Safety. 

Because this amendment does not directly authorize additional units or intensity 
but only establishes the potential for increased intensity through on-site affordable 
housing, it does not adversely impact hurricane evacuation or shelter capacity. 
Therefore, the amendment is consistent with Policy IO 1. 1.4 

POLICY IO I .l.2: Restrict development in the Coastal High Hazard Area to 
uplands except as needed for the provision of public facilities. (Ord. No. 18-28) 

Although the property has wetlands, the area is highly disturbed and of poor 
quality. The wetlands will be mitigated through SFWMD permit application for 
prior to Development Order approval. These impacts are necessary to 
accommodate the water quality and quantity storage requirements through 
SFWMD. 

POLICY IO 1.3.4: Encourage new residential development, as required by the LDC, to provide continuing 
information to residents concerning hurricane evacuation and shelters. (Ord. No. 94-30, 00-22, 07-12, 18-28) 

A Hurricane Preparedness Plan will be implemented at the time of Development 
order review. 
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POLICY 101.3. 7: Bonus density for site-built affordable housing development will be considered within the 
Coastal High Hazard Area. (Ord. No. 18-28) 

The subject property is located within the Coastal High Hazard Area (CHHA). 
In accordance with Lee Plan Policy 101.3.7, bonus density for site-built 
affordable housing may be considered within the CHHA under specific 
conditions. The applicant is requesting to utilize bonus density solely through 
the affordable housing program, consistent with this policy. 

The site's characteristics support the use of bonus density for affordable housing in 
this location, as it is situated within an existing urbanized area and a major 
employment center, contributing to the job-housing balance. It is adjacent to 
residential neighborhoods, providing a logical transition from the higher-intensity 
commercial uses along US 41 to lower-density areas. The property has direct 
access to US 41, a major arterial roadway, with planned ingress/egress 
improvements to enhance connectivity. It is located within one mile of Lakes Park, 
offering convenient access to recreational amenities, and within ¼ mile of a Lee 
Tran bus stop, supporting multimodal transportation options. Additionally, the 
site is fully served by existing urban infrastructure, as confirmed by letters of 
availability submitted with this amendment request. 

The proposed density increase aligns with the intent of Policy IO 1.3. 7 by 
encouraging affordable housing within a strategic, infrastructure-rich location in 
theCHHA. 

GOAL I 24: WETLANDS. To maintain and enforce a regulatory program for development in wetlands that is 
cost-effective, complements federal and state permitting processes, and protects the fragile ecological 
characteristics of wetland systems. (Ord. No. 94-30, I 8-28) 

OBJECTIVE. 124. I: Protect and conserve the natural functions of wetlands and wetland systems by 
maintaining wetland protection regulations. (Ord. No. 94-30, 00-22, I 8-28) 

POLICY I 24. I. I: Ensure that development in wetlands is limited to very low density residential uses and uses 
of a recreational, open space, or conservation nature that are compatible with wetland functions. The 
maximum density in the Wetlands category is one unit per 20 acres, except that one single family residence 
will be permitted on lots meeting the standards in Chapter XIII. Owners of wetlands adjacent to Intensive 
Development, General Interchange, Central Urban, Urban Community, Suburban, New Community, Outlying 
Suburban, Sub-Outlying Suburban, and Rural future land use categories may transfer dwelling units from 
preserved freshwater wetlands to developab/e contiguous uplands under common ownership at the same 
underlying density as permitted for those uplands. (Ord. No. 94-30, 00-22, I 0-20, 18-06, 18-28, 19-/ 3, 21-
09, 22-25) 

The existing onsite wetland is 4.26 acres but is infested with Melaleuca and is of 
very poor quality. The applicant is proposing to mitigate 2. 7 acres of the wetland 
and enhance the remaining 1.6 acres by removing the existing Melaleuca and 
revegetating the wetland with native plants. The preserved portion of the wetland 
will be buffered from the development. 

POLICY 125. I .2: New development and additions to existing development must not degrade surface and 
ground water quality. (Ord. No. 00-22, 18-28) 
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POLICY 125. I .3: The design, construction, and maintenance of artificial drainage systems must provide for 
retention or detention areas and vegetated swale systems that minimize nutrient loading and pollution of 
freshwater and estuarine systems. (Ord. No. 00-22, 18-28) 

The permit process will require a water quality management plan addressing the 
issues in these policies. T he draft plane is part of Exhibit M 14 

POLICY I 26. I .4: Development designs must provide for maintaining or improving surface water ~ows, 
groundwater levels, and lake levels at or above existing conditions. (Ord. No. 00-22, 18-28) 

The project will be designed in accordance with the latest SFWMD regulations in 
effect at time of permitting which ensures that water levels are set at the current 
levels of both onsite and offsite, and that the project provides the required water 
quality and water quantity attenuation. 

Conclusion 

The Future Land Use change from Suburban to Urban Community will allow for a infill development 
with 1·esidential uses and supportive neighborhood commercial uses. The property is located within a 
mature developed area of Lee County as evidence by surrounding land use, densities, and intensities. 
The site is in proximately to goods, services, recreation, and public infrastructure. Flexibility in the 
uses for the subject site will not provide for addit ional intensity, nor provide any new deficiencies or 
impact the public health, safety or welfare, only residential density can increase with bonus density, 
with the change from Suburban to Urban Community. Urban Community will continue to protect t he 
natural resources and environmental features of the property through compliance with the Land 
Development Code and will efficient ly ut ilize the existing public facilit ies and services in the area. The 
change will allow continued support of residential development w ithin an appropriate location, 
thereby accommodating growth in areas intended by Lee County Comprehensive Plan. This narrative 
confirms that t he proposed request from Suburban to Urban Community is consistent with the 
LeePlan and land Development Code for the future land use change. 



h'luattrone & 
~ ssociates, In . 

US 41 Pu liese Multifamil 
Environmental Analysis 

Exhibit Ml3 

The total site area is ± 13.20 ac which consists of undisturbed land. The site is bordered by roadways, 
commercial and residential development. 

The existing vegetation for the property was identified as Mixed Exotic Upland Forest and Hydric 
Melaleuca.There is no evidence of listed species utilizing the south side of the property for habitat 
as most ofthe site has been developed/disturbed. 

The change in land use from Suburban to Urban Community will not have an effect on the 
environmental aspects of the site. In both cases, the development intensity will be similar, indigenous 
preserve areas will be provided in accordance with the Land Development code, wetland impacts will 
be avoided in accordance with SFWMD and county requirements, and any listed species, if 
encountered will be addressed per local and state requirements. 
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Introduction 

The 13.20± acre property consists of Strap Numbers 01-46-24-00-00004.2000, and 01 -
46-24-00-00004.2020. The property is located in Fort Myers within a portion of Section 1, 
Townsh ip 46 South, Range 24 East (Exhibit A). The site is undeveloped forested uplands 
and wetlands infested with exotic vegetation . 

Vegetation 

The predominant upland and wetland vegetation associations were mapped in the fie ld 
on 2024 digital co lor 1" = 150' sca le aerial photography. The approximate property 
boundary was obtained from Lee County Property Appraiser and inserted into the digital 
aeria l. The property boundaries were not staked in the fie ld at the time of our site 
inspection and were, therefore, estimated based on the overlay of the approximate 
boundary on the aerial photography. Three vegetation associations were identified using 
the Florida Land Use, Cover and Forms Classification System (FLUCCS). Exhibit B 
depicts the approximate location and configuration of these vegetation associations and 
Table 1 summarizes the acreages by property and FLUCCS Code . A brief description of 
each FLUCCS Code is provided below. 

T bl 1 A S b FLUCCS C d a e creaQe ummarv •v o e 
FLUCCS DESCRIPTION ACREAGE 

CODE 
450 Mixed Exotic Upland Forest 8.59 

*619M Hydric Melaleuca 4.26 
740 Disturbed Land 0.35 

Upland Subtotal 8.94 
Wetland Subtotal 4.26 

Total 13.20 
* Potential Jurisdictional wetland 

Surrounding Land 

Based on a review of the Lee Cou nty Property Appra iser's website, South Tamiami Tra il 
borders the property to the east. The south and west edge of the property border 
Timberlakes Drive. The north edge is adjacent to a commercia l build ing. See Exhibit C 
for the Surrounding Land Map. 

Soils 

The Soil Survey of Lee County, Florida depicts one soil type as occurring on the Tamiami 
Trail property. The soil type is considered to be non-hydric (upland) soil by the Hydric 
Soils of Florida Handbook. Under native conditions the so il survey describes this as 
typica lly occurring in pine flatwoods. This soils information is provided for general 
informational purposes and the accuracy of the soils mapping contained in the Soil Survey 
of Lee County, Florida has not been confirmed. 



36-lmmokalee-Urban land complex. This map unit consists of nearly level lmmokalee 
fine sand and areas of Urban land. The areas of the lmmokalee soil and of Urban land 
are so intermingled that it was not practical to map them separately at the scale used for 
mapping. About 55 to 75 percent of each mapped area consists of nearly level lmmokalee 
soil or lmmokalee soi l that has been reworked or reshaped. Typically, the surface layer 
is very dark gray fine sand about 6 inches thick. The subsurface layer is light gray fine 
sand about 31 inches thick. The subsoil is fine sand about 33 inches thick. The upper 4 
inches is black and friable, the next 6 inches is dark reddish brown, and the lower 23 
inches is dark brown. The substratum is brown fine sand that extends to a depth of more 
than 80 inches. About 15 to 50 percent of each mapped area is Urban land. Houses, 
streets, driveways, buildings, and parking lots cover the surface. Areas that have been 
modified by grading and shaping are not as extensive in the older communities as in the 
newer ones. Most areas have drainage ditches that alter the depth to the seasona l high 
water table. In undrained areas, the water table is within 10 inches of the surface for 1 to 
4 months in most years. It recedes to more than 40 inches below the surface during the 
dry seasons. Myakka, Pompano, and Smyrna soils make up as much as 15 percent of 
the land not covered by urban facilities. In a few areas, Urban land makes up as much as 
70 percent of the areas or as little as 10 percent. Present land use precludes the use of 
this complex for cultivated crops, citrus, or improved pasture. 

Please see Exhibit D for the Soi ls Map. 

FEMA Flood Elevation Summary 

In review of the effective FIRM map, Map Number 12071C0438H, Panel 0438 (Revised 
11/17/2022), the property appears to be within the Coastal Floodplain Zone AE with a 
base flood elevation (BFE) of 11.00' NAVO. The Zone AE designation indicates the 
existing undeveloped site would be subject to inundation by 1-percent-annual-chance 
with waves less than 3 feet. The South Florida Water Management District (SFWMD) 
has jurisdiction over the site development with respect to stormwater management. The 
Finished Floor, road elevations, and perimeter berm elevations will be identified as part 
of the South Florida Water Management District permitting. 

Please see Exhibit E for the FEMA Firmette map with project site location highlighted. 

Wetlands 

Areas mapped as FLUCCS Codes 619M are likely to be claimed as jurisdictional wetlands 
by South Florida Water Management District (SFWMD) (Exhibit F). It appears that the 
potential wetlands are not connected to Waters of the United States and therefore not 
subject to US Army Corps of Engineers (COE) regu lation per the amended Sackett 
Decision. 

The wetland area on site is very low quality (FLUCCS Codes 619) as it was excavated 
from uplands several years ago and is dominated by exotic vegetation. The short term 
effects of Hurricane Ian on the wetland communities includes loss of trees and shrubs 
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and stripping of leaves. Long term it is expected that invasive exotic vegetation will spread 
further across th is habitat. 

Listed Species 

The property has been evaluated for the potential presence of listed species. Prior to 
inspecting the site, the Florida Fish and Wildlife Conservation Commission (FWC) listed 
species occurrence data base (updated June 2024) was reviewed to determine the known 
occurrences of species listed by the FWC and/or U.S. Fish and Wildlife Service (FWS) as 
threatened, endangered, or species of special concern or regulated by FWS in the project 
area. According to those databases, no species listed by either the FWS or the FWC were 
observed on the site during the protected species survey (Exhibit G). 

This assessment focuses on identifying the federal and state listed species that potentially 
could be found within the various vegetative habitats on the project site (Table 2) . 

T bl 2 L. t d S a e IS e pec1es a OU o en Ia 1v Th t C Id P t f II 0 ccur 

FLUCCS 
Species Name 

CODE 

450 none 

619M none 

740 none 

ST - State designated Threatened 
SE - State designated Endangered 
FT - Federally designated Threatened 
FE - Federally designated Endangered 

0 ·t nsI e 

Status 

According to the FWC listed species occurrence database the property is located within 
the FWS Red-cockaded Woodpecker Consultation Area. Red-cockaded woodpeckers 
(Picoides borealis) (RCW) are listed as endangered by both the FWC and the FWS. There 
is no RCW forag ing or nesting habitat onsite. 

According to the FWC listed species occurrence database the property is located within 
the FWS designated Core Foraging Area of a wood stork colony. The wood stork 
(Myrcteria americana) is listed as threatened by both the FWC and the FWS. In the event 
that a COE permit is required for the development of this project, the FWS will require 
that the quality of wood stork foraging habitat to be impacted is evaluated using their 
evaluation matrix and that suitable in-kind compensation is provided. 

The Florida bonneted bat (Eumpos floridanus) is listed as endangered by the FWS and 
the FWC. The FWS has established a Consultation Area and Focal Area for this species. 
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The subject parcel is located within the overall Consultation Area and Focal Area. This 
bat typically roosts in cavities within large live or dead trees but may also roost in 
abandoned buildings and under bridges. Scattered dead trees containing potential cavity 
entrances were observed during our cursory inspection. The vast majority of these trees 
consist of pine tree snags in advanced stages of decay. These potential cavity entrances 
are primarily less than approximately two inches in diameter and are likely very shallow, 
not penetrating the heartwood of the snag. No evidence of bat utilization (bat 
vocalization/chatter from within the potential cavities or guano on or around the snags) 
was observed. Therefore, the Florida bonneted bat is not likely to be adversely affected 
by the project. 

The wetlands onsite may provide opportunistic foraging habitat for a variety of listed and 
non-listed wading birds. Periodic foraging by these species on-site is not likely to be a 
significant issue in the future potential development of the property. 
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Sharon Hrabak 

From: 
Sent: 

Vovsi, Eman M. <Eman.Vovsi@DOS.MyFlorida.com> 
Monday, March 6, 2023 12:23 PM 

To: Sharon Hrabak 
Subject: RE: Pugliese 
Attachments: Template_ 102. pdf 

I EXTERNAL SENDER 

Completed; no cultural resources detected 
Kind regards, 

Eman M. Vovsi, Ph.D. (he/him/his) 
Sr. Data Base Analyst - Florida Department of State 
Bureau of Historic Preservation - Florida Master Site File - Tallahassee, FL 32399-0250 - Phone: 
850.245.6377 - e-mail: Eman.Vovsi@DOS.MyFlorida.com 

"Due to and depending on the requested information, work load and limited staffing, it may take 
longer than usual to get a response. Thank you for your patience and understanding during this 
time." 

From: Sharon Hrabak <Sharon@qainc.net> 
Sent: Monday, March 6, 2023 11:58 AM 
To: FMSFILE <FMSFILE@dos.myflorida.com> 
Cc: Tobias, Jennifer L. <Jennifer.Tobias@dos.myflorida .com> 
Subject: Pugliese 

EivlJ\IL IUT[IVl::D FROfvl l :XTl :RN/\L SOLll{CE 

The attachments/links in this message have been scanned by Proofpoint. 

To Whom it May Concern, 

Can you please send us a list of any known historical resources located on Address undetermined, straps # 01-46-24-
00-00004.2020 and #01-46-24 00-00004.2020? 

Thank you, 
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4301 Veronica Shoemaker Blvd. 

Fort Myers, Florida 33916 
P: 239-936-5222 I F: 239-936-7228 

sharon@gainc.net I www.qainc.net 
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Florida Master Site File 

US 41 Pugliese Multifamily 
Historical Resources Impact Analysis 

Exhibit Ml4 

Per the Florida Master Site File, there are not any previously recorded cultural or historic 
resources located within 150 feet of the subject property. 

Archaeological Sensitivity Map 

A site ± 360 ft Southwest of the subject property is identified as being archaeologically sensitive 2 on 
the Lee County Archaeological Sensitivity Map dated December 20 14. See below, map depicts in 
lower left corner shaded light green. 
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US 41 Pu liese Multifamil 
Existing and Future Public Facilities Impacts Analysis 

Exhibit M 15 

Potable Water and Sanitary Sewer 

The subject property is within the Lee County Utilities (LCU) potable water franchise area as 
depicted on Maps 4A and 48 of the Lee Plan. LCU owns and maintains existing potable water and 
wastewater lines along the adjacent streets. Green Meadows Treatment Plant will provide potable 
water service to the proposed development while Forest Utilities will provide wastewater service. 

Lee County uti lities have suffic ient capacity to provide water service and Forest Utilities has sufficient 
capacity to provide sewer service at buildout for both the existing Suburban land use as well as the 
proposed Urban Community land use to include multi-family residential units. As similar uses could 
be developed in both land use categories, the difference in the expected water and sewer demand 
would be only due to the addition of the residential units and is summarized below. 

Per F.A.C. 64E-6. residential/commercial: 
Residential: 

I 00 gallons per day per I -bedroom unit (750 sf or less of building area) 
200 gallons per day per 2-bedroom unit (751-1200 or less of building area) 
300 gallons per day per 3-bedroom unit ( 120 1-2250 sf or less of building area) 
400 gallons per day per 4- bedroom unit (2251 -3300 sf or less of building area) 

(290) 2-bedroom multi-family residentia l units = 58,000 gpd. The proposed project can expect an 
average potable water and sanitary sewer demand of 58,000 GPD. 

Water and sewer demand for the balance of the property would remain lmchanged whether in the 
Suburban or Urban Community land use. 

According to the 2024 Lee County Concurrency Report, LCU's interconnected water distribution 
system is permitted with a capacity of 54.4 mill ion gallons per day (MGPO) and is projected planned 
future to operate at 46.7 MGPO. Therefore, there is sufficient capacity within the existing water 
distribution system to serve the project at build-out. 

This project is in the Forest Utilities Franchise and is not mentioned in the concurrency report. 
However, a letter of avai lability submitted with this application states Forest Utilities has sufficient 
capacity. 

Surface Water/Drainage Basins 
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The existing site consists of vacant undisturbed parcels. There is an existing stormwater swale along 
ROW of S. Tamiami Trai l. The existing stormwater runoff sheet flows generally to the south into 
Hendry Creek flow way. The property has permitted SFWMD with existing Master System 
Environmental Resource Permit # 36-00 16 1-S Application 080804-03 serving the combined 13.20-
acre parcel. 

The subject site is currently in a FEMA Zone AE-EL 11 per map panel 12071 C0438H, which has an 
established base flood elevation of 11" NAVO. 

The Lee Plan Policy 95.1.3 establishes regulatory standards and non-regulatory standards for public 
faci lities and states as follows: 

Stormwater Management Faci lities LOS: The existing surface water management system in the 
unincorporated areas of the county will be sufficient to prevent the flooding of designated 
evacuation routes (see Map 3J) from the 25 -year, 3-day storm event (rainfall) for more than 24 
hours. 

The 2024 Concurrency Report confirms that none of the evacuation routes in the studied watersheds 
are anticipated to be flooded for more than 24 hours, and that new developments that receive 
approval from the South Flor ida Water Management District and comply with standards in Florida 
Administrative Code Chapter 62- 330 will be deemed concurrent with the Lee Plan's surface water 
management LOS. The US4 I Pugliese Multi-fami ly project will receive approval for an Environmental 
Resource Permit from the South Florida Water Management District and, as such, wlll be consistent 
with the surface water management Level of Service standards of the Lee Plan. 

The change In land use from Suburban to Urban Community will change the developable area. The 
proposed development will include a surface water management system which will provide both 
stormwater attenuation and water quality treatment. The surface water management system will 
include controlled discharge into the Hendry Creek system, meeting all requirements of South Florida 
Water Management District and Lee County at the time of development order. 

The change in land use will have no impacts on the design or function of the surface water management 
system, drainage basin, discharge rates, nutrient loadings, water quality or flood zone. 

Parks, Recreation and Open Space 

Regional Parks: 
The Lee County Public Facilities Level of Service and Concurrency Report 2024 indicates a 
total of 7,127 acres of existing regional parks operated by county, local, state, and federal 
governments within Lee County. The capacity required to meet The Lee Plan Policy 95.1.3 
non-regulatory level of-service standard of 6 acres per 1,000 total seasonal county population 
is equal to: 

945,000 [seasonal county population] X (6 acres/ 1,000 population) = 5,670 acres 

The Bureau of Economic and Business Research (BEBR) Projections of Florida Population by 
County, 2025-2050, with Estimates for 2023 provided a medium projected population of 1,075, I 00 
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for Lee County in 2050. This would require 6,450 acres to meet the level of service standard. 
There is more than adequate existing Regional Park acreage in Lee County to meet the needs 
of the project. 

Community Parks 

The Lee County Public Facilities Level of Service and Concurrency Report 2024 indicates a 
total of 829.3 acres of existing community parks operated by Lee County or jo int ly operated 
w ith The School District of Lee County within Lee County. The capacity required to meet the 
Lee Plan Policy 95. 1.3 non-regulatory level of-service standard of 0.8 acres per 1,000 total 
permanent county population is equal to: 

389,000 [permanent unincorporated county population] X (0.8 ac/ 1,000 population) = 3 11 ac 

The existing inventory of community parks within Lee County meets the community park level of 
service standard in the County for the year 2023 and will continue to do so at least through 
the next five years. The level of service standard increased from 743.6 acres in 2023 to 829.3 
acres in 2024 which represents here is more than adequate existing Community Park acreage 
in Lee County to meet the needs of the project. 

Public Schools 

The subject property is within the South Zone, Lee Plan Policy 95. 1.3 provides 
that Public Schools Facilit ies LOS standards for Elementary Schools, Middle Schools, High 
Schools and Special Purpose Facilities is based upon Permanent Florida Inventory School 
Houses (FISH) capacity and is I 00% as adjusted by the School Board annually to account for 
measurable programmatic changes. 

According to the Lee County Public Facilities Level of Service and Concurrency Report 2024, 
the South Zone showed an available capacity of 252 elementary school seats, 63 middle 
school seats, and 255 high school seats. The letter of review and recommendation has been requested 
from the School District of Lee County. 
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Comprehensive Plan Amendment 
Lee County, Florida 

2726 OAK RIDGE COURT, SUITE 503 
FORT MYERS, FL 33901·9356 

OFACE" 239.27B.3090 
FAX 239.270. 1906 

TRAFFIC ENGfNfERJNG 
TRANSPORTATION PLANNING 

SIGNAL SYSTEMS/DESIGN 

TR Transportation Consultants, Inc. has completed a traffic circulation analysis for the 
proposed Comprehensive Plan Amendment for approximately 13 .2 acres of property 
located on the west side of US 41 just north of Forest Boulevard in Lee County, Florida. 
Based on the discussion with the Developer, approximately 13.2 of property will be 
subject to a Map Amendment that will change the land use designation from Suburban to 
Urban Community. 

The transportation related impacts of the proposed Amendment to the Lee Plan were 
evaluated pursuant to the criteria in the application document. This included an 
evaluation of the long-range impact (20-year horizon) and short-range impact (5-year 
horizon) the proposed amendment would have on the existing and future roadway 
infrastructure. 

The Applicant is proposing a Map Amendment on approximately 13.2 acres of prope1ty 
to change the land use designation from Suburban to Urban Community. Based on 
discussions with County Staff, the worst-case development scenario under the proposed 
Urban Commm1ity was assumed to be 132,000 square feet of commercial retail uses at a 
density of l 0,000 square feet per acre. Note, commercial retaH uses are also permitted 
under the existing Suburban Future Land Use Categ01y (FLU). Table 1 summarizes the 
commercial intensity that was utilized for the purposes of the traffic analysis. 
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Land Use Category 

Urban Community 

Table 1 
Land Use 

P I' CPA u211ese 

Intensity 

132,000 Sq. Ft. 

Mr. Chris King 
Pugliese CPA 

November 5, 2025 
Page2 

(13.2 Acres) (I 0,000 Sq. Ft./ Acre) 

The trip generation was determined by referencing the Institute of Transportation 
Engineer' s (ITE) report, tit led Trip Ge11eratio1t Ma1111al, li11 Edition. Land Use Code 
821 (Shopping Plaza with Supermarket) was utilized for the trip generation purposes of 
commercial retail uses. Table 2 outlines the anticipated weekday AM and PM peak hour 
and daily trip generation for the proposed amendment scenario. The trip generation 
equations utilized are attached to this Memorandum for reference. Table 2 also includes 
the reduction in trips due to "pass-by" traffic associated with a commercial retail use. 
Consistent with the historical traffic studies prepared in Lee County for general 
commercial retail developments, the pass-by rate was limited to 30%. 

Table2 
Tl'ip Generation 

Base 
Wee Daily Land Use In (2~wa 

Shopping Plaza 292 194 486 572 594 1,166 15,326 
( l 3 2 000 S . FL 
Less Pass-By -73 -73 -146 -175 -175 -350 -4,598 
Lee Coun 30% 

219 121 340 397 419 816 10,728 

Long Range Impacts (20-year horizon) 

The Lee County Metropolitan Planning Organization's (MPO) 2045 Long Range 
Transportation Plan was reviewed to determine if any future roadway improvements were 
planned in the vicinity of the subject site. Based on the review, there are no programmed 
improvements within the vicinity of the subject site. The Lee County 2045 Highway Cost 
Feasible Plan is attached to this Memorandum for reference. 

The Lee County Metropolitan Planning Organization's (MPO) long range transportation 
travel model was aJso reviewed in order to determine the impacts the amendment would 
have on the surrounding area. The base 2045 loaded network volumes were determined 
for the roadways within the study area and then the net new PM peak hour trips to be 
generated by additional trips in Table 2 were added to the projected 2045 volumes. The 
Level of Service for the surrounding roadways was then evaluated. The Level of Service 
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threshold volumes were derived based on the attached Lee Co11nty Generalized Peak 
Hour Direclio11al Sel'vice Volumes table as well as FDOT's Ge11eralized Peak Hour 
Directio11al Volumes Table. 

The results of the analysis indicate that the addition of the trips as a result of the proposed 
amendment to the projected 2045 volumes will not cause any roadway link to falJ below 
the recommended minimum acceptable Level of Service thresholds as recommended in 
Policy 3 7 .1.1 of the Lee County Comprehensive Plan. Therefore, no changes to the 
adopted long range transportation plan are required as result of the proposed Map 
Amendment. Attached Table lA and Table 2A reflect the Level of Service analysis 
based on the 2045 conditions. 

Short Term Impacts Analysis (5-year horizon) 

The 2024-2029 Lee County Transportation Capital Improvement Plan and the 2025-2030 
Florida Department of Transpo11ation Adopted Work Program were reviewed to 
determine the short term impacts the proposed land use change would have on the 
sun-ounding roadways. Based on the review, there are no programmed roadway capacity 
improvements in the vicinity of the subject site. 

Table 3A and Table 4A attached to this report indicate the projected 5-year planning 
Level of Service on the surrounding roadways based on the additional new trips shown in 
Table 2. The existing peak hour, peak season, peak direction traffic volumes on the 
various roadway links were obtained from the most recent Lee County Public Facilities 
Level of Service and Concurrency Reporl. 

The existing peak hour, peak season, peak direction traffic volumes were then factored by 
the appropriate annual growth rates in order to obtain the 2030 background traffic 
conditions on the area roadway network. The growth rates for each roadway were 
calculated based on historical traffic data obtained from the FDOT's Florida Traffic 
Online webpage. Based on the project traffic distribution illustrated within Table 4A, the 
roadway link data was analyzed for the year 2030 without the proposed amendment and 
year 2030 with the proposed amendment. Traffic data obtained from the aforementioned 
FDOT. resource is attached lo this Memorandun1 for reference. 

The results of the analysis indicate that the addition of the trips as a result of the proposed 
amendment to the projected 2030 volumes will not cause any roadway link to fall below 
the minimum acceptable Level of Service standards. Therefore, based on this analysis no 
modifications will be necessary to the Lee County or FOOT short term capital 
improvement programs. Capacity analysis will be evaluated again at the time the project 
will seek a local Development Order approval. 



~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

Conclusion 

Mr. Chris King 
Pugliese CPA 
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The proposed Comprehensive Plan Amendment is for a property located on the west side 
of US 41 just north of Forest Boulevard in Lee County, Florida. Based upon the roadway 
link Level of Service analysis conducted as a part of this Memorandum, the proposed 
amendment will not cause any roadway links to fall below the recommended minimum 
acceptable Level of Service thresholds as recommended in Policy 37.1.1 of the Lee 
County Comprehensive Plan. Therefore, no roadway capacity improvements will be 
wananted as a result of the additional traffic to be generated by the proposed amendment. 

No modifications are necessary to the Shmi Term Capital Improvement Plan or the Long 
Range Transportation Plan to support the proposed Amendment. 

Attachments 

K:\2023\02 Fehruary\06 US 41 Pugliese Multifamily-CPA & DO\Sufficiency\l l-5-2025 Memorandum,doo 



TABLES lA & 2A 

2045 LOS ANALYSIS 



TABLE 1A 
LEVEL OF SERVICE THRESHOLDS 

2045 LONG RANGE TRANSPORTATION ANALYSIS - PUGLIESE CPA 

GENERALIZED SERVICE VOLUMES 

2045 E + C NETWORK LANES LOSA LOSB LOSC LOSO LOSE 

ROADWAY ROADWAY SEGMENT # Lanes Roodw;~ OesignaUon J!Qbl!Ms VOLUME VOLUME ~ VOLUME 

us 41 N, of Da nlels Pkwy eLO Arterial 0 0 2,478 2,8M 2,814 

N, of Sile Mlle Cyprtllls Pkwy 6LD Arterial 0 0 2,478 2,814 2,184 

N, of Sile 6LD Arterial 0 0 2,478 2,814 2,184 

s . of Site GLD /l!terlal 0 0 2,478 2,8 14 2,184 

S. of Allco Rd 6LD Arterial 0 0 2,478 2,814 2,184 

Alico Rd E. ofUS41 GLD Arterial 0 400 2,840 2,940 2,940 

Gladiolus Dr W. ofUS41 6LD Arte rial () 400 2,840 2,940 2,940 

W. of Summerll11 Rd GLD Arterial 0 ,,oo 2,IMO 2,940 2,940 

W. of Winkler Rd GLD Arterial 0 400 2,840 2,940 2,940 

Summerlin Rd S. or Gladiolus Dr 6LD Controlled Access Faclllly 0 430 3,050 3,180 [J;J S. or Winkler Rd GLD Controlled Acooss Foclllly 0 430 3,050 3,180 0 

Silc Mlle Cypress Pkwy E. of US 41 4LD Arterial 0 0 1,596 1,900 1.000 

E. of Melro Pkwy 4LD Conlrolled Access Facility 0 270 1,970 2,100 2,100 

Metro Pkw'/ N. of Sile Mlle Cypress Pkwy GLD Artenal 0 0 2,478 2,814 2,814 

Cypress Lake Dr W. ofUS 41 GLD Arte,lal 0 400 2,840 2,940 Ll&1 
Daniels Pkwy E. oIUS41 GLD Conlrolled Access Facllfiy 0 430 3,050 3,180 [i§J 

C:J -Denotes the LOS Standard for each roadway segment 

• Level or Service Thresholds for Lee County roadways were taken from 1he Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated Aprll 2016) 

• Level of Service Thresholds for Stale mantalned roadways were laken from FDOT's Generalized Peak Hour Directional Volum es Table. 



TABLE 2A 
2045 ROADWAY LINK LEVEL OF SERVICE CALCULATIONS 

PUGLIESE CPA 

10TAL PM PEAK HOUR PROJECT TRAFFIC• 816 VPH ltl• l97 OUT• •19 

20~ 2041 !!ACKGROUND PLUS PROJ 
2048 MJ>T 1 OOTII HIGHEST PMPKHR PEAK DIRECTION PROJECT PKOIR , PEAK DIRECTION 

FSUTMS COUNTY PCS/ IIACKGAOUND K•IOO HOUR PK OIA D PEAK TRAF PIC VOLUME$ & LOS TRMFIC PMPROJ TRAFFIC VOLUMES I, LOS 

ROADWAY !!~" Y ~E!;IM£!jJ i!M!! fllQUlIU ~ EmS!B i!•WAYYQLUME fArnB.~ ~ w ma. ~ jQ!.ll!!ll; !.Q§ 
US<1 N. ofDonlMF'lcwy 59.J07 1261141 59,387 Q,090 6,l-43 0 539 NORTH 2.ee0 F 10,i, 40 2,920 F 

N of Sile MIio CYP'"" Pkwy '49,JIM 120037 49,J04 0,G90 4,437 0.639 NORlH 2,392 C 2s,i, IHI 2,491 0 
N olSlla 63,9•1 120025 63,1148 0 G90 5,755 0-539 NORTH 3,102 F 50'11, 199 3.JOO F 
S of S11o 92. 169 1:10098 82,169 0,090 5,595 0 599 NORTH 3,01S F s0,i, 199 l,21 ◄ F 
Sol ~llco Rd 50,181 120068 50,161 0.090 ",.514 0.539 NORTH 2,433 C 30,i, 119 2,552 0 

AAooRd E or us 41 45.128 124177 45,129 0.G90 4,052 0,554 WEST 2,250 C '°"' 79 2.330 C 

Gladlclu1 Cr W ol US ◄ l 59,548 1261146 59,546 0 090 -51359 O.Ss,j EAST 2,969 F 15% 60 3,020 F 
W ol Summell<n Rd ~.633 125039 :M,833 0 090 3,117 a S64 WEST 1,727 C 5'M. 20 1,747 C 
w 01Wlnk!erfld 38,558 126039 38,558 0 090 3,'79 0654 WEST \ fi27 C 5'11 20 1,t-11 C 

SlJmmett.n Rd S. ol Glldi<lklt Dr 46,09S 126019 46.G95 0 G90 4,149 0 554 NORTH 2,2!19 C ,0,. 40 2,310 C 
s ofWlnldtr Rd 41,924 12&019 41 ,924 0,090 3,n, 0 55◄ NORTH 2,090 C 10% 40 2, llO C 

St, Mlle Cypro,o Pl<Wy e.o1us•1 31,400 125054 31,<00 0 090 2,826 0 65• EAST 1,596 C 10<11. 40 1,805 0 
e. of MallO Pkwf 29,996 124387 29,1168 0,090 2,697 0,539 EAST 1.45-4 C 1"- 28 1.'11!11 C 

MollO Pkwy ti of Six Mile Cyprus Pkwy 27,180 !250,S., 27,160 0,090 2,'44 0,654 SOUTH 1,354 C 3\1 12 1,366 C 

Cyptg>• L.altll 0. W o!US-41 43,755 124257 0,765 0090 J,QJB 0 55< WEST 2,182 C 5% 20 2,202 C 

O.nlols Pl<wy E o1us,1 51,301 126QSQ 61 ,307 0 090 41618 0 5311 WEST 2,489 0 5'11 20 U09 a 

• Th• K-ioo 1nd O fac1or1 were obtained from Fk>rid1 r,.tr10 Onlln1 ,esourc.. 



TABLES 3A & 4A 

5-YEAR LOS ANALYSIS 



TABLE3A 
LEVEL OF SERVICE THRESHOLDS 

PUGLIESE CPA 

GENERALIZED SERVICE VOLUMES 

LOSA LOSB Lose LOSO LOS E 

ROADWAY ROADWAY SEGMENT # LANES ROADWA): DESIG!jllTION VOLU E VOLUME l!.QbYM.s VOLUME VOLUME 

US41 N, of Daniel~ Pkwy 6LD Arterial 0 0 2,478 2,614 2,814 

N. of Six Mlle Cypress Pkwy 6LD Arterial 0 0 2,478 2,814 2, '184 

N. ors~ .. 6LD Arterial 0 0 2.478 2,814 2,18-4 

S. or Sile 6LD Arterial 0 0 2,478 2,814 2,1 84 

s . of Allco Rd 6LO M edal 0 0 2,478 2,814 2,18-4 

AllcoRd E. or u s 41 6LD Arterial 0 400 2,6'10 2,940 2,940 

Gladiolus Dr w. orus 41 6LO Arteria l 0 400 2,840 2,940 2,940 

W. of Summerllo R<l 6LO Arterial 0 400 2,6'10 2,940 2,940 

W. or Winkler Rd 6LO Arteria l 0 400 2 ,8-40 2,940 2,940 

Summerlin Rd s . or Gladiolus Dr 6LD Conlrolled Access Facility 0 430 3,060 3,180 [I;] S. or Winkler Rd 6LO Controlled Acaiss Feclllty 0 430 3,050 3,180 0 

Six Mile Cypress Pkwy E. orUS4l 4LO Arterlel 0 0 l ,596 1,800 1,900 

E. of Metro Pkwy 4LO Controlled Access Facility 0 270 1,970 2,100 2,100 

Metro Pkwy N.. or Six Mlle Cypress Pkwy 6LD Arterial 0 0 2,476 ~ 2,81A 

Cypress Lake Dr W. ofUS41 6LD Arterial 0 400 2,840 2,940 2,940 

Daniels Pkwy E. of US 41 6LO Controlled Acoess facUlly 0 430 3,050 3 ,180 3,180 

• Level or Service Thresholds for Lee County arterials/collectors taken from the Generalized Peak Hour Directional Service Volume tables for Urbanized Areas (dated April 2016) 

• Level of Service Thresholds for Slate mantained roadways were taken from FDOT's Generalized Peak Hour Directional Volumes Table. 



TABLE4A 
LEE COUNTY TRAFFIC COUNTS AND CALCULATIONS 

PUGLIESE CPA 

IOT~l PROJECT 1RhFflC /\M • :!AO VPH IN• .,. 01/T• 12, 

TOTAL PR0.11!.CT TrtArflC PM • BIO VPH IN• m OUT• "° 
20J:I '°'" :,0,0 :ro,o 

PK IIR J'~ Hfl flt< .SE.ASOH PER.CENJ BCKORND BCKOnND 

LIIOOT rc;s OR EASE VA ,,m vnsor ANNUAL PK Sl!AS0/1 P~AK OIAECTION VIC PROJ&C1 AM PROJ Pl1 PROJ • AM PROJ VIC t PMPROJ VIC 

~ UQl!iU~ax IIU!MC:~T wu:.JllIU al!l .MU Ju!llM!J..! !l,!ll' ~ ll.!l.l.W,!f. I.Q:l IW.la IflAE£I!: lll6W!. ~ ll2hllMJi Lill ll.!llll ~ !Jlll 11!!111 
US ◄ ! "alDw~Pl"'I 1250ol1 06,000 70,000 ,. 2001< >.Ml UM 110 )OIi 2Z ◄2 J.200 f '" "·""" 110 

N orG1:1:M Cypn111 PIWf 1100)7 63,000 54,61111 15 2oo,/, 2.000 U75 '°" 2K M 105 030 I.Oil , ,oao 1,09 

N ClrS11:t 1200a oe,r.oo 00,060 ,~ 200'11 0,300 -l,196 1 3$ - ,,. 2,0 t1i907 F ' .. "4 ,001 142 

8 Of Sllt 12001!0 oo,r.oo •~ouo 10 ,co ... '2,ffOI l ,:2.)1 , ,. - 110 j!IO 3,327 1 10 :,,,jjif1 122 

~ olAl!co Rd 

,_ 
A2.600 O,,e(IO " 2/lO'II 2,001 ),353 1 10 - .. 120 .... ,. iU l 1 .. lO ,,. 

AI\GO~d E.OI U641 n◄m 21,600 29,000 ,, 2 ◄011 1,110 t307 0 ••1 2014 •• •• l , ◄ ll C O.\D 1,o411 C 000 

Glodlolo10r W, o1U6 ◄ 1 12GCMO 35,0~2 43,e(IO 10 ·- 2,0:30 2,010 0 001 161< Ol "" 2,109 C 1>02 21r.''9 C oo, 
W Ol.$Ummllol\nRU 

,_ 
10)11;,Q 23.600 ,, ... ,. 1,1113 !,&tot C 051 .,. II 11 1,m C 001 1,615 C 002 

W, 01Ww1kl11Rd 12«139 19,599 2UOO 11 3-1011 1,103 1 , 51 ◄ 0 oo, 611 11 n 11b2~ C 062 ,,6» 0 0,2 

Su,rffltlriln~d S o! ~'" Cr 12e() IQ :10,MI ~,.ooo " ·- 1,701 2,0<0 C OM ,,,,. 22 " VlOll C 060 VIIWI C 000 

5 ofW"iliSe-tllrl l'-601!) 30,1•11 Yl ,000 ,. 2()011 1,701 2.1MB C OM 10'11, 22 •2 2.00II C oo, 2,000 C 000 

lil.c MrJI C;prtLH P',,wf £:. GIU9•U m..,.. 28',500 4' ,000 ,, 27Q'lti 2.,00 2. .. 2 1$< ,.,. 22 ., 2,5ti:I 131 ",083 F 1 !111 

& olMetto~wr ,, .. :w1 713,000 3',000 n 2- 1,030 1.e1i C O&D 111 16 70 1,008 C 000 i.1102 C 001 

Ma:IIO Phwr N ol' SU( Mll'.a Cyl)(1llu Pkwy ,:ieGM 24,000 2'0,000 12 200'11 1,:17:l 1.rm C DOIi 311 13 I.~ C 0,50 UIID C O!ll 

C'l'l"-H La~• 0,- W OIUS-,U ll4251 27,500 1,.000 ,. 
20011 2,0M z:m C ou, ... II " 2,342 C o.&I 2,392 C 031 

o ... ~r,.,,;, E_ OIUS•U 1>6000 ~410~0 bl,600 ,, 200"' 1,-307 .... ""° C 003 MO 11 ~ 1 2,001 C QO< 2,ll7 1 C ""' 
1 AGR IOf ,oldway1 WH UICUha1td 011 1td IJw hl,4or~ 11,~ Olli oblomid ll'Qffl flondl T11mo Of'illn• 'WfllPiDOt m,d lu Cou,,!W Tllfflll Coun1 Rtif!t,11, 
2' Cutri,.. ptt.ltllii hrA.Jt poatr MUon ~»: CWtdJon ttll'-0 'IOlumll lof •• f0ildwly1 Wtltl obllmad 110m ml m~ Lit County Pllblo FIO\Uu Lt-WI (M StiVl0I Ind Concuncnt1' Ripon 



LEE COUNTY GENERALIZED 

SERVICE VOLUME TABLE 



April2016 

Lane 
1 
2 
3 

Lee County 
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 
c:\input5 

Uninterrupted Flow Highway 
Level of Service 

Divided A B C D 
Undivided 130 420 850 1,210 

Divided 1,060 1,810 2,560 3,240 
Divided 1,600 2,720 3,840 4,860 

Arterials 
Class I (40 mph or higher posted speed limit) 

Level of Service 
Lane Divided A B C D 

1 Undivided * 140 800 860 
2 Divided * 250 1,840 1,960 
3 Divided .. 400 2,840 2,940 
4 Divided .. 540 3,830 3,940 

Class II (35 mph or slower posted speed limit) 
Level of Service 

Lane Divided A B C D 
1 Undivided * • 330 710 
2 Divided * * 710 1,590 
3 Divided * .. 1,150 2,450 
4 Divided * * 1,580 3,310 

Controlled Access Facilities 
Level of Service 

Lane Divided A B C D 
1 Undivided * 160 880 940 
2 Divided * 270 1,970 2,100 
3 Divided * 430 3,050 3,180 

Collectors 
Level of Service 

Lane Divided A B C D 
1 Undivided * .. 310 660 
1 Divided .. • 330 700 
2 Undivided * * 730 1,440 
2 Divided * * 770 1,510 

E 
1,640 
3,590 
5,380 

E 
860 

1,960 
2,940 
3,940 

E 
780 

1,660 
2,500 
3,340 

E 
940 

2,100 
3,180 

E 
740 
780 

1,520 
1,600 

Note: the service volumes for 1-75 (freeway), bicycle mode, pedestrian mode, 
and bus mode should be from FDOT's most current version of LOS Handbook. 



FOOT GENERALIZED PEAK HOUR 

DIRECTIONAL VOUMES 

TABLE 



(C3C-Suburban 
Commercial) 

(C3R-Suburban 
Residential) 

C3C & C3R Motor Vehicle Arterial Generalized Service Volume Tables 

Peak Hour Directional Peak Hour Two-Way AADT 

B C D E 

lume 760 1,070 .. 
2 Lane 1,520 1,810 •• 
3 Lane 2,360 2,680 •• 
4 Lane 3,170 3,180 .. 

B C D E 

2 Lane . 1,380 1,950 .. 
-

4 l ane . 2,760 3,290 .. 
-- -- -
6 Lane . 4,290 4,870 .. 

... 
8 Lane • 5,760 5,780 . . 

-- -~ ~f 
B C D 

ane 15,300 21,700 

ane 30,700 36,600 

ane _ 47,700 54,100 

ane 64,000 64,200 

- -
B C D E B C D E B C D -1 

1 Lane • 970 1,110 .. 
2 Lane • 1,700 1,850 •• 
3 Lane • 2,620 2,730 .. 

2 Lane . 1,760 2,020 •• 
4 Lane . 3,090 3,360 .. 

--
6 Lane . 4,760 4,960 .. j t Lane 19,600 

22.400 I 
~ 34,300 37,300 

ane 52,900 55,100 

Adjustment Factors 

The peak hour 01,ccrional service ,yolumes sho~ld be adJust bv multiply-Ing by 1.2 for one--w.1y f:adlU1es 
Tho MDT ,or,lcc volu mes ,hould b• adJusted by multiplying 0.6 for one yr.,y fucllllle1 2 Lano Divided 
llo•dwav with an E><cluslve Left nirn Lanois): Multtply by I.OS 
l lone Undivided lloadw;iv with No Exclusive Left Thin lane Isl: Multtplv by 0,80 

Exclusive ~gilt turn lano[sl: Multtply by 1 OS 
Mulhlano Undlvld<<I noa<lwav wllh ,n El<cluslve left ni,n lan•l•J: Multiplv bv O 95 
Mulnlano lloodwoy with No Exclwlvo lof! Turn Lane(sl: Mulrlplv bv 0 ,7S 
Non-Slat• Slgnalltod lloadw,v: MulHplv bv O 90 

1b1s nble- dots not co,untule • 11;mdMd .and ihould be used ontv JoJ 1,ntlal ptun1oa 1p0Hutlon1. The I.able sMuld Aol be uitd for corridor or interitction dtsl1n, wtiere nl0f1 •eflnod ledmlque.s t>:IR 
• C-11no01 be achievtd Uiln1 lab1t lnpul vilue dl!f1ults, 
•• N'ol .appllcab1e fo r Iha! 1tYd of U!11tlce lelltr grade. For the automoblle mode, ~olumu grene, th.an le..,el of Jerwlc.e Dbecoml' Ftieuusa ln lilme,c.t\on cap.ac.lheJ hbYt been ttKhtd. 

•• .. 
•• .. 

E 

.. .. 



TRAFFIC DATA 

FOOT FLORIDA TRAFFIC ONLINE 



FLORIDA DEPARTMENT or TRANSPORTATION 
TRANSPORTATION STATISTICS orncE 

2024 HISTORICAL MDT REPORT 

COUNTY: 12 - LEE 

SITE: 0066 - SR 45/US 41, SOUTHEAS'r OF J\l..ICO ROAD 

YEAR AADT DIRECTION l. DIRECTION 2 *K FACTOR D FACTOR T f'.I\CTOR 
------ ---- ------------ ----------- ------- -------- --------

202~ 62500 S N 30500 s 32000 9.00 53 . 90 5. 00 
2023 6:Jsoo r N 3l000 s 32500 9 . 00 53 . 80 s. 00 
2022 62500 C ti 30500 s 32000 9 . 00 53 . 70 s .oo 
2021 55000 C N 27500 s 27500 9.00 53 . 10 5.30 
2020 43500 C N 21500 s 22000 9.00 s2 .ao 5 . 80 
2019 52500 C N 26000 s 26500 9.00 53 . 30 4.40 
2018 50500 C N 25000 s 25500 9.00 53.30 S . 10 
2017 49500 C N 2 4500 s 25000 9.00 53.20 4.00 
2016 50000 C N 25000 s ?5000 9.0() 56 . 20 4 . 60 
2015 48000 C N 24000 s 24000 9.00 54.50 4. 30 
2014 43000 C N 21500 s 21500 9 . 00 54 . 60 3 . 50 
2013 41000 C N 20500 s 20500 9 .00 59. 70 4 . 50 
2012 41000 C N 20500 s 20500 9.00 54.30 5.10 
2011 43000 C N 21000 s 22000 9 .00 55.00 3.90 
2010 42500 C N 21000 s 21500 10.32 57.60 3. 60 
2009 42500 C N 21000 s 21500 10.24 54. 47 d.10 

AADT FLAGS : C • COMPUTED; E - MANUAL ESTIMATE; F - FIRST YEAR ESTIMATE 
S ~ SECOND YEAR ESTIMATE; T • THIRD YEA-R ESTIMATE; R • FOURTH YE.AR ES'l'JMATE 
V • FIFTH 'iE:AR ESTIMATE; 6 - SIXTH YEAR ESUMJ\TE; X - UNKNOWN 

•K !'ACTOR: S TARTING WIT H YEAR 2011 TS S'l'ANDARDK, PR!OR YEARS ARE: K30 VJ\LUES 



fL01UDA DEPARTMENT OF TRANSPORTATION 
TRANSPOR1'ATION STATTSTTCS Of'FIC£ 

2024 HISTORICAL AIID'r RePOR'f 

COUNTY•: 12 - T,EE 

SI1'E: 0098 - SR 45/US 41 , NORTH~JES1' OF ISLAND PARK ROAD LC434 

YE:AR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
20l 6 
2015 
2014 
2013 
2012 
2011 
2010 
2009 

MDT DIRECTION l DIRECTION 2 ' K FACTOR D FACTOR T FACTOR 
- -------- ------------ ---------- ------- ------ - -------

62000 f N 30500 s 31500 9 . 00 53 . 90 5 . .30 
63000 C N' 31000 s 32000 9.00 53 . 80 5.30 
S6500 F N' 28000 s 28500 9.00 53. 70 5.00 
56500 C N 28000 s 28500 9 . 00 53.10 5.10 
nooo C N 23500 s 23500 9 . 00 ,2.80 6.00 
56000 C N 28000 s 28000 9.00 53.30 4.10 
54000 C N 26500 $ 27500 9.00 53 . 30 5.30 
56500 C N 29000 s 27500 9.00 53.20 3.30 
58500 C N 29000 s 29500 9.00 56, 20 3,30 
58000 C N 29000 $ 29000 9,00 54.50 3.30 
54000 C N 26500 s 27500 9,00 54,60 3 , 50 
51500 C N 25500 s 26000 9 . 00 59 .10 4.40 
60500 C N 30000 s 30500 9 . 00 54.30 4.30 
61000 C N 30500 s 30500 9.00 55 . 00 4 .20 
59500 C N 30000 s 2_!1500 10 . 32 57-60 4.00 
60500 C N 31000 s 29500 10.24 54 . 41 3,90 

AAOT ~LAGS; C = COMPUTED; E ~ MANUI\.L ESTIMATE; F = FIRST YEAR ESTIMATE 
S - SECOND YEAR ESTIMATE; T = THIRD YEI\R ESTIMI\TE1 R ~ f'OURT!i YEAR ESTIMATE 
V = FIFTH YEAR EStlMATE; 6 ~ SIXTH YEI\R ESTIMATE; X = UNKNOWN 

•K ,ACTOR: STARTING WITH YEAR 2011 IS STANDAROK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTA'l'ION 
TRANSPORTATION STATlSTlCS OFFICE 

2024 HISTORfCAL AADT REPORT 

COUNTY : 12 - LEE 

SITE: 0025 - SR45/US4l, S OF GLADTOLUS/SR 865/6-Ml TURNOUT LC435 

YEAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 

AAOT DIRECTION 1 DIRECTION 2 •K fACTOR D FACTOR T FACTOR 
---------- -- --------- ------------ ----... ---- -------- ------

69500 F N 34500 s 35000 9.00 53.90 5 . 30 
70500 C N 35000 s 35500 9 . 00 53 . 80 5 .30 
71000 C N 35000 s 36000 9 . 00 53 . 70 5 . 00 
65500 C N 32500 s 33000 9.00 53 .10 L 70 
50000 C N 25000 s 25000 9.00 52.80 5.50 
62500 C N 31500 s 31000 9.00 53.30 4 . 30 
59500 F N 29500 s 30000 9.00 53 . 30 4.20 
59500 C N 29500 s 30000 9 . 00 53.20 4 . 20 
65500 C N 33000 s 32500 9 . 00 56. 20 4 . 50 
60500 C N 30500 s 30000 9.00 54. 50 4.10 
57500 F N 29000 s 28500 9.00 54 . 60 4. 00 
57500 C N 29000 s 28500 9.00 59 . 70 4.00 
70000 C N 35500 s 34500 9.00 54 . 30 4.00 
72000 C N 36500 s 35500 9.00 55.00 3 . 90 
70500 C N 35000 s 35500 10.32 57. 60 4 .10 
68500 C N 34500 s 34000 10.24 54.47 4. 60 

AADT FLAGS: C • COMPUTED; E • MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S - SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; II.= FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 - SIXTH YEAR ESTIMATE; X • UNKNOWN 

•1< E'AC1'0R: STARTING WITH YEAR 2011 IS STANOl1ROK, PRIOR YEARS ARE K30 VALUSS 



FLORlDA DEPARTMENT or TRMISPORTATION 
TRJ\NSPORTATION STATISTICS OFFICE 

2024 HISTORlCIIL 1\1\DT REPORT 

COUN1'Yc :J.2 - LEE 

SITE: 

YEAR 

202,1 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
20l'l 
2013 
2012 
2011 
2010 
2009 

0037 - SR45/US41, N OF SR865/6-MI CYPRESS PKWY/CR865 t.C418 

MDT DIRECTION 1 DIRECTION 2 •R F/\CTOR D FI\C'l'OR T FAC'rOR 
---------- ------------- ------------ --------- ------ ------

54500 C N 27000 s 27500 9.00 53.90 4 ,10 
53500 s N 27000 s 26500 9.00 53.80 J.90 
52500 F' N 26500 s 26000 9.00 53 . 70 3.90 
52500 C N 26500 s 26000 9 . 00 53 . 10 3.90 
43500 C N 22000 s 21500 9.00 52 . 80 4.40 
52500 C N 26500 s 26000 9 . 00 53.30 J . 70 
50500 C N 25000 s 25500 9.00 53 . 30 LOO 
48500 C N 24000 s 24500 9.00 53 . 20 4 .10 
55500 C N 27500 s 28000 9 . 00 56 . 20 3 . 90 
54000 C N 26500 s 27500 9 . 00 54 . 50 4.00 
54000 C N 26500 s 27500 9 . 00 54.60 4 . 30 
50000 C N 25000 s 25000 9 . 00 59.70 J . 40 
55000 C N 28000 s 27000 9.00 54 . 30 3.10 
55000 C N 27500 s 27500 9.00 55 . 00 3.00 
54000 C N 21000 s 27000 10.32 5? , 60 3.10 
53000 C N 26500 s 26500 l O .24 54. 47 3 . 90 

AADT FLAGS: C • COMPU'rEO; E - MI\NUAL ESTIMATE; F - FIRST YEAR ESTl"MI\TE 
s - SECOND YEAR ESTIMATE; T ~ TAJRD YEAR ESTIMATE; R. roURTH YEAR ESTIMATE 
V • FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTlMATE; X = UNKNOWN 

•K FACTOR: STARTI NG WITH YEAR 2011 IS STANOARDK, PR!OR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OrFICE 

i 024 HISTOIUCAL /\ADT REPOR'I' 

COUN'l'Y: 12 - LE I; 

Sl1'E: 5041 - SR4~/0S11 , N OF CYPRESS LAKE DR/DI\NTET,S PKWY LC426 

YEAR MDT DIRECTION l DIRECTION 2 •K !'ACTOR 0 FACTOR •r l"ACTOR -- - --- - --------· --- ------------ ----·-- --- -·---·· -- --- ·---
2024 70000 E' w 34000 s 36tl00 9.00 53.90 3 . rn 
2023 ?lOOO C N 34500 s 36500 9.00 53.80 3. ◄ o 
2022 71500 C N 34000 s 37!'>00 9 ,00 53.70 3.10 
2021 63000 C N 31500 s 31500 9 . 00 53 . 10 2.70 
2020 57000 C N 28500 s 28500 9.00 52 . 80 3 . 70 
2019 Gl500 C N 32000 s 29500 9.00 53.30 3.50 
2018 62500 C N 30500 s 32000 9,00 53 . 30 3.80 
2017 68000 C N 34500 s 33500 9.00 53.20 3.50 
2016 58000 C N 28000 s 30000 9 , 00 56. 20 3.50 
2015 63500 C N 31500 s 32000 9.00 s~ . so 3.50 
2014 67000 C N 33000 s 34000 9.00 54.60 2.90 
2013 65000 C N 31500 s 33500 9.00 59 . 10 3.10 
2012 67000 C N .H0 0 0 s 33000 9.00 54 . 30 J .10 
2011 6~500 C N 3 1500 s 33000 9 . 00 55.00 3 . 00 
2010 65000 C N -3 1500 s 335 00 L0 . 32 51 . 60 2. 40 
2009 6 000 C N 32500 s 33500 10,24 54.n 2.50 

AAD'l' FLAGS: C • COMPUTED ; E • MANUAL ESTIMI\TE ; F - FIR.ST YEAR ESTIMATE 
S ~ SECOND YEAR ESTIMATE; T • THIRD YEAR ESTlMATE; R • FOUR'rH YEAR E!S'l'!Mf!.'t!!: 
V • FHTK YEAR ESTIMATE; 6 • SIXTH YEAR ES1'lMATE; X • UNl<NO~IN 

•K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS I\RE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTI CS OFFICE 

2024 H!STORICAL AADT REPORT 

COUNTY : 12 - LEE 

SITE: 4117 - ALICO ROAD, EJ\$1' OF S . R. 45 / U. S. 41 

YEAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 

111\DT OIREC'l:ION 1 DIRECTION 2 ' K. FACTOR D FACTOR T FACTOR ----·---- __ ..,. __________ 
---- -~----- ---- -- -------- --------

29500 I" E 15000 19 14500 9.00 55 .4 0 ll .90 
28500 C E 14500 w 14000 9.00 55 . 40 11 . 90 
30000 C E 15500 w 14500 9-00 53. 90 11.60 
25000 T E 13000 w 12000 l),00 53. 50 5.10 
24000 s E 12500 w 11500 9.00 53. 80 9 . 60 
24000 E' E 12500 w .11500 9.00 54. 90 9. 60 
23000 C E 12000 w 11000 9 . 00 55 . 20 9.60 
22500 T E 11500 19 11000 9.00 54. 90 4. 40 
21500 s E 11000 w 10500 9 . 00 54.80 8 . 30 
20500 F E 10500 w 10000 9 . 00 55 .50 8.30 
19700 C E: 10000 w 9700 9.00 55.20 a . JO 
21500 s E 10500 w 11000 9.00 55 . 00 4,00 
21500 F E 10500 Ii 11000 9 . 00 55.30 4 . 20 
21500 C E 10500 w 11000 9.00 55 . 20 ~ . 20 

AADT E'LAGS : C = COMPUTED; E ~ MANUAL "ESTIMATE; F ~ li'lRST YEAR ESTTMATE 
S & SECOND '{EAR ESTIMATE; T = THIRD YE:AR ESTIMATE; R - FOURTR YEAR ESTIMATE 
V = FIFTH VEAR ESTIMATE; 6 - SIXTH YEAR ESTIMATE; X ~ ONl<NOWN 

•K FACTOR : STARTING WITH VEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 



rtORIDI\ DEPI\R1'MENT OF TAANSPORTATJON 
TRANSrORT/\TION STATISTICS OFF'!CE 

202~ !I ISTORICI\L l\l\DT REPORT 

r,Ol)~lTY : 12 - I.JEE; 

SJTE: 60d 6 - G!,A DtOl,US DR , VI OF SR 15 / llS ~1 , PTMS 2046, LCPR 16 

YEAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
201•1 
2013 
2012 
2011 
2010 
2009 

MOT OIREC'PION 1 DIRECTION 2 •K E'AC'J'OR D FACTOR T E'TIC'rOR 

--------- ------·----- ------------
____ ,...,. ___ -------- --------

43500 X 0 0 9 . 00 55. 40 6,BO 
43000 X 0 0 9 . 00 55 . 10 ~ . 00 
41500 X 0 0 9 . 00 53 . 90 1 . 10 
41500 T 0 0 9 . 00 53 . 50 4 . 20 
41000 s 0 0 9.00 53 . 40 3, 40 
12000 F 0 0 9 . 00 53.80 3 . 10 
41365 C 0 0 9.00 56,80 4.10 
41500 F 0 0 9.00 56. 90 4.00 
12094 C E 23i28 w 18366 9.00 56.80 2. 80 
40184 C E 22830 w 1735•1 9 . 00 57.20 2 . 90 
30568 C E 21879 VI 16689 9 . 00 57 . 00 2.:lo 
37516 C E 21240 w 16276 9 . 00 57,60 4.00 
356:lJ C E 19908 w 15725 9.00 52, 60 3.50 
39 432 C E 21173 w 18259 9.00 52.60 3.20 
39139 C E 20396 w 107~3 9.97 52 . 58 2.~o 
35852 C E: 1SIOG6 w 15986 10,19 !,5,36 2 .70 

Al\01' E't.l\GS: C • COMPOTED; E - MANUAI, ESTIMATE ; F - FIRST YEI\R ES1'IMIITE 
s • SECOND YEAR ES1'IMATE; T ~ TlllRD YEAR ESTIM ATE1 R = FOURTII YE:IIR EBTfMIITE 
V • FIFTH YEAR ESTIMATE; 6 - SIXTH YEAR ESTCMI\TE1 X • UNl'IN01'1N 

•K FACTOR: STARTING WITH YEAR 2011 JS S1'1\t,1D1\RDK , PIUOR YEI\RS I\RE !(30 VALUES 



f' .LORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2024 HlSTORlCI\L AI\DT REPORT 

COUNTY : l2 - LEE 

S I TE: 6039 - GLADIOLUS DR, 120 ' W OF BASS RI), PTMS 2039 , I.CPR 39 

YEAR l\l\OT DIRECTION l DIRECTION 2 •K FIICTOR D FACTOR T FACTOR ----------- --------... --- ------------ ------- -------- ----.. ---
2024 28500 X 0 0 9.00 55.40 6.80 
2023 25000 X 0 0 9 . 00 55.40 5.00 
2022 24000. X 0 0 9 . 00 53 . 90 4 . 10 
2021 23500 T 0 0 9.00 53 . 50 4 . 20 
2020 23000 S 0 0 9.00 59.30 3 . 40 
2019 23500 F 0 0 9 . 00 59 . 60 3 . 70 
2018 22612 C 0 0 9.00 53 . 30 4 . 10 
201? 22000 X 0 0 9.00 59 . 80 4.00 
2016 21500 e 0 0 9 .00 55 . 70 2.80 
2015 20500 E 0 0 9.00 52 . BO 2.90 
2014 19900 F 9 . 00 52.80 3.iO 
201.'l l9599 C E 9739 19 9860 9.00 52.80 3. 90 

AADT FLAGS : C ~ COMPUTED; E = MI\NUAL ESTIMATE; F k FIRST YEAR ESTIMATE 
S - SECOND '/EAR ESTIMATE; T = THIRD '/EAR ESTIMATE; R - FOURTH 'fEl\R ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 ~ SIXTH '/EAR ES1'1Ml\'rE ; X • UNKNOWN 

•K FACTOR: STARTING WITH YE:AR 2011 IS STANDARDK, PRIOR 'iE:I\RS /\RE K30 VALUE:S 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STA1'IS1'ICS OFFICE 

2024 HISTORICAL I\ADT REPORT 

COUNTY: 12 - LEE 

SITE: 6019 - SUMMERLIN RD, 1200' E: OF PINE RIDGE RD, PTMS 2019 1 LCPR 19 

'fE1\R 

2024 
2023 
2022 
2021 
2020 
2019 
201B 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 

MDT DIRECT.ION 1 DIRECTION 2 •K FACTOR D FACTOR T FACTOR 
---------- ------------ ----------- --------- -------- --------

31000 X 0 0 9.00 55 . -40 6 .40 
36500 X 0 0 9.00 55. 40 4.80 
35000 )( 0 0 9 .oo 53 . 90 5.40 
35000 T 0 0 9.00 53.50 4.50 
34500 s 0 0 9.00 53. 40 4.30 
35500 F 0 0 9.00 53.80 4,10 
35033 C 0 0 9.00 53 . 30 4.80 
34000 F 0 0 9.00 55.20 4.,o 
34034 C E 16959 w 17075 9.0C 55. 70 4. 60 
33656 C E: 16730 w 16926 9.00 52 . JO 4. 70 
33571 C E 16729 w 1684 2 9.00 52.30 4.30 
31791 C E 15914 w 15811 9.00 52 . 30 4. 30 
25766 C E 12481 w 13285 9.00 52 .00 3.50 
30026 C E 14826 w 15200 9 .oo 51. 90 4.60 
30141 C E 1•1934 w l5201 11.51 51.99 3 . 10 

MDT FLI\GS, C a COMPU1'ED; E = MI\NDAL ESTrMATE; F - FIRST YEAR ESTIMATE 
S ~ SECOND YEAR ESTIMATE; T - THIRD YEAR ESTIMATE; R • FOURTH YEAR ESTIMATE 
V • FIETH YEAR ESTIMATE; 6 ~ SIXTH YEAR ESTIMATE; X = UNKNOWN 

•K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK1 PRIOR YEARS AR£ K30 VALUES 



FLORIDA DEPARTMENT OF TR/INSPORTATION 
TRANSPORTATION STATISTICS OPfICE 

2 024 HISTORICAL AAD1' REPORT 

COUNTY : 12 - LEE 

SITE: 505~ - SR 865/6-MILE CYPRESS PKWY, EAST OF US ◄ l LCJU6 

-YEAR 

2021 
2023 
2022 
2021 
20ZO 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 

MDT DlRECTlON l 00:RECTION 2 • K FACTOl\ D E'ACTOR T FACTOR -------- ------------ - -------- -----··-- -------- --------
44000 s E 2l000 w 23000 9 . 00 54.40 9.60 
43000 F E 20500 w 22500 9 . 00 54 . 50 9 . 60 
40000 C E 19000 w 21000 9 . 00 52.70 9.60 
41000 C E 20000 w 21000 9 . 00 52. 60 6. 70 
32500 C E 15500 w 17000 9 . 00 51.70 6.60 
38000 C E 18500 w 19500 9 . 00 52 . 00 5.10 
36500 C E 18000 w 18500 9.00 52 . 30 7.00 
36500 C E 18000 w 18500 9.00 53 . 20 6 . 40 
36500 C E 18500 w 18000 9.00 57.90 ~ . 30 
35500 C E l8000 ~, 17500 9 . 00 58. 40 c,.00 
3JOOO F £ 16500 w 16500 9 . 00 56.40 5 . 20 
31000 C E 15500 w 15500 9.00 64 . 00 5.?0 
33000 C E 16500 VI 16500 9.00 63 . 40 7 . 30 
32000 F E 16000 11 16000 9.00 62 .so 5.70 
33000 C E 16500 w 16500 11.16 63 . 35 5 . 70 
2 9500 C £ 14500 w 15000 11.00 63 . 18 4.60 

MDT FLAGS: C ~ COMPUTED; E • MANUAL ESTIMATE/ F - FIRST YEAR ESTIMATE 
S - SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R ~ FOURTH YEAR ESTIMATE 
V ~ FIFTH YEAR E:STIMATE; 6 - SIXTH YEAR ESTIMATE: ; X: UNKNOWN 

•re FACTOR: STARTING ~lrTH YEAR 2011 I S STANDl\RDK, PRIOR YEARS ARE KJO VALlJES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTTCS OFFICE 

2024 HISTORICAL MOT REPORT 

COUNTY : 12 - LES 

SITE : 4387 - SIX MILE CYPRESS/CR 865, E OF ME;TRO PKWY/SR 739 LC 387 

VEAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 

AJ\DT DIRECTION l DIRECTlON 2 •I( FACTOR D E'ACTOR T E?.CTOR ---------- ------------ ------------ --------- -------- --------
34000 r E 17500 11 16500 9.00 53.90 7. 60 
35000 C E 18000 11 17000 9.00 53.50 7. 60 
32500 E 9.00 54.00 7.30 
32500 S £ 16000 ~I 16500 9.00 57.00 5.10 
32soo r E 16000 11 l6500 9.00 52.80 5.l 0 
33500 C E 16500 ~, 17000 9.00 53.30 5 . 10 
34000 C E 17000 ~, 17000 9.00 53.30 s .oo 
34500 C E 17500 w 17000 9.QO 53.20 $.00 
33000 S E 16500 w 16500 9.00 56.10 6.10 
32000 F" E 16000 II 16000 9.00 52.00 6. 10 
30000 C E 15000 w 15000 9.00 52.30 6. JO 
26500 s E 13500 II 13000 9.00 55. 70 6.80 
26500 f' E 13500 w 13000 9.00 52. 10 6.80 
27500 C E 14000 w t3500 9.00 51. 60 6.80 
26000 S E: 13500 ~I 12500 10.36 54 . Jl ~-40 
26000 F E 13500 w 12S00 9.94 54. 56 ,1.10 

MDT E'LAGS: C = COMPUTED; E ~ MANUAL EST!MATE; F 3 FIRST YEAR ESTIMATE 
S • SECOND YEAR ESTIMATE; T • THIRD YEll.R ESTIMATE; R - FOURTH YEAR ESTIMATE 
V • FH'TH YEAR ESTIMATE1 6 - SIXTH YEAR ESTIMATE: X - Ulll(NOWN 

•K FACTOR: STAR1'nlG WITH YEAR 2011 IS STANDARD!<, PR!OR YEARS ARE 1<30 VALUES 



FLORrDII. DEPII.R'rMEN1' OF TRII.NSPORT/\TION 
TRANSPO!tT)\TlOII S'rATISTrcs OFE'ICE 

2024 HISTORTCAL MDT REPORT 

COUN't'YI 12 - LEE: 

STTf:: 5055 - SR739/MF.'rRo PKWY, N OF SR865/6-Mt CYPRESS PKW LC337 

YEAR 

2024 
2023 
2022 
2021 
2020 
2019 
20l8 
2017 
2016 
2015 
2014 
2013 
2012 
2011 
2010 
2009 

AADT DIRECTION l DJ:REC'l'JON 2 .. K FACTOR D FACTOR T l'ACTO~ 
--------- ----------- ------------ -------- ------- --------

29000 f N 15000 s 14000 9 . 00 54 . 40 6.60 
28000 C N 14500 s l3500 9.0Q 54 .so 6 . 60 
25000 f' N 12500 s 12500 9.00 52.70 7 . 30 
24000 C N 12000 s 12000 9 . 00 52. 60 7 . 50 
21000 C N 10500 s 10500 9 . 00 51. 70 5. 10 
24000 C N 12500 s 11500 9.00 52 . 00 5.90 
23500 C N 12000 s 11500 9.00 52 .30 6 . 40 
23500 C N 12000 s 11500 9.00 53.20 6 . 20 
23000 C N 11500 s 11500 9.00 57. 90 6 . 20 
21500 C N 11000 s 10500 9.00 se .~o 6 . 20 
21000 C N 10500 s 10500 9.00 56 . 40 5 . 20 
29000 C N 15000 s 14000 9,00 64 . 00 5 . 50 
24000 C N 12000 s 12000 9.00 63.40 4.30 
6300 i;- N 3700 s 4600 9.00 62.50 7.00 
8500 C ~ 3800 s ~700 11 . 16 63 . 35 7 . 00 
9) 00 F N ~200 s 4900 11. 00 63 . l8 i . BO 

AADT FLAGS; C • COMPU'l'E ll; E = MANUAL ESTIMATE; F s FIRST YEAR ES1'IM!\'rE 
S ~ SECOND YEAR ESTIMATE:; 'l' - 'l'RIRD '!EAR ESTIMATE; Rs E'OlJRT!l YEAR .E\STlMl\TE 
V = FI~TR YEAR ESTIMATE; 6 - SIXTH YEAR ESTIMATE; X ~ ONKNOWN 

•K FACTOR: START1NG WJTH YEAR 2011 JS STANDARDK, PRIOR YEARS ARE K30 VALUES 



FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATI STICS OFFICE 

2024 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE:: 4257 - CYPRESS LA.KE DR, E:AST OF SOUTH POINTE BLVD LC 257 

\'EAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
20114 
2013 
2012 
2011 
2010 
2009 

MOT OlREC1'ION 1 OlREC'l'ION 2 •I{ FIIC'rOR D FIICTOR 1' FACTOR 
---------- --------- ---------- --------- -------- - -------

24000 F E usoo w 12500 9.00 ss . ~o 3 . B0 
23000 C E uooo w 12000 9.00 55 . 40 3.BO 
28500 X 0 0 9.00 53 . 90 9 . BO 
27500 X 0 0 9 . 00 53 . 50 2 .80 
26000 E 0 0 9 . 00 54. 00 2.80 
26000 C e: 0 1q 0 9 . 00 56 . 00 2 . BO 
23500 C E 11000 w 12500 9 . 00 53.30 3 . 00 
28500 T 9.00 55 . 40 7.dO 
27500 s E 13000 w 14500 9.00 55 . 70 2 . 50 
26500 F E 12500 w 14000 9 . 00 55.00 2 . 50 
25500 C E 12000 w 13500 9 . 00 55 . 40 2.50 
27500 S E 13500 w 14000 9.00 55.30 2 . 40 
27500 r E 13500 w 14000 9 . 00 55 . 40 2.40 
28000 C E -13500 w 14500 9.00 54 .40 ,' .. 40 
27500 S E t350Q Ii 14000 10 . 68 53 . 94 2 . 00 
27500 F E 13500 w 14000 10.43 55 . 23 2.80 

M01' f'LAGS: C = COMP01'EO; E = MllNOAL ESTIMATE; f' • FIRST \'E:AR ESTTMATE 
S = SECOND YEAR ESTIMATE; T • THiRD YEAR ESTIMATE; R • FOURTA YEAR ESTIMATE 
V 3 FI FTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

•K FACTOR : STARTING WITH VEAR 2011 rs STANDARDK, PRJOR YEARS ARE K30 VALUES 



FLOR1DA DEPARTMENT or TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2024 HISTORICAL AADT REPORT 

COUNTY: 1 2 - LEE 

SITE: 

YEAR 

2024 
2023 
2022 
2021 
2020 
2019 
2018 
2017 
2016 
2015 
2014 
2013 
2012 
2011. 
2010 
2009 

6030 - DANIELS ?!(WY, 1007 FT E OF PONDEROSA WY, PTMS 2030 1 LCPR J O 

l\J\01' DIRECTION l DIRECTrDN 2 ' K FACTOR D FACTOR T fl\CFOR 
--------- ------------ ----------- ----- ------ --------

51500 X 0 0 9 . 00 5 3.90 4.10 
51000 X 0 0 9 . 00 53 .50 9.00 
4 9000 X 0 0 9 . 00 54.00 9. 60 
4B500 T 0 0 9 . 00 57 , 00 1 .70 
47500 S 0 0 9 . 00 5 2 . 80 . ,1.00 
49500 F 0 0 9 . 00 53.30 3.40 
49596 C 0 0 9 . 00 53.30 3.40 
50500 F 0 0 9 . 00 52.00 ~.30 
48893 C E 24096 w 24797 9.00 52.00 4.90 
47979 C .e: 23545 \~ 2H34 9 . 00 52 .00 5.20 
4 6931 C I!, 23035 II 23896 9 .UO 52 .30 3 .00 
45780 C E, 22521 I~ 23259 9.00 51. 70 4.20 
40796 C E 18683 11 22113 9 . 00 51.70 3.90 
43054 C E 21269 vi 21785 9.00 51. 60 3 .10 
43618 C E 21560 vi 22058 10.20 51.56 J .40 
440~0 C E 2 1 818 w 22222 9.83 53 . 02 4.30 

l\J\DT fl.AGS : C = COMPUTED; E ~ MANUAL ESTIMATE; F • FIRST YE:AR ESTIMATE 
6 s SECOND YEAR ESTIMATE; T : THIRD YEAR ESTIMATE; R = E'OUI\TA YEAR EST!MATE 
V " FtFTU YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNm1N 

•K FACTOR: STARTING WITH YEAR 2 011 IS STANDARDK, PRJOR YEARS ARE K30 VALUES 



LEE COUNTY PUBLIC FACILITIES 

LEVEL OF SERVICE AND 

CONCURRENCY REPORT 



LEE COUNlY ROAO UN~ VOlUMES (County- aml State-Main tained Roadways) 

00100 A&W DUL6AD GlADIOLU5 08 McGFU:ton 8LVO "" ' ... C '" o . .ii.s C .. , 0 ,47 

00200 ~IAIIAMA RO SRU MILWAUUE Bl\10 lLN [ , .. C ,20 DAl 0 •J<J 0 ,4111 pre.,d1\1Dlopm1;nl ordr:r raa tJ111Y1:lopmt.nl 

00300 I\IJ\13AMA no MILWAU~EE OLVO HOMESTEAD II D w, ' , .. 0 . ., 0.49 0 506 0.51 

00,00 ALEXANDER llfll BLVD SRl!ll M llWAIJK!E OL\/0 UH E ''" D 547 o.s, D ,1s 0,51 

oosoo /1.LEKAHO(A 8fll DLVD MILWAUICEE IUVD LEELAND H[IGIITT. 2111 E ... D 547 "·" D .. , 0.64 p1c-dc,.,eloom11:nl ord,r re, d,1,1,lopment 

00S90 I\LICORO usu DU5TV AO •LD ( 1,990 • l , l70 0.5' • l,Z30 0 .62 

00600 "'LICORO OUSl'tRD UERD ELD E 2,960 I 1,110 0 .40 • 1.~a 0.4~ 

00100 AU.CORO tEEAO THREE OAKS PIWl'I ~lD l .Z,960 • 1,170 o.40 0 l,422 OAB Th1H 0,1,lu OlrnlbulM>n Clll!nle, 

00800 ALICOFIO THREE OAKS PK\VV .,, 61D ( :Z191fi0 E :Z,761 0,93 E l,!J02 0.98 ..... ALICOAO 1-15 BOJ HILL GRIFFlH DLVD 6LO E l,960 8 1,1,48 O,A, 8 l,S:U O.SI ·~ 
01000 AllCOAD BEN. Hill OIIIFFIH DLVD GA(EN M!AODW OR UN/•lll ( 1100/1960 [ m 0.78 C l, 171 MO 4411111· 11nlnco,Mfilltd he Co· Co PIJPun A 11r Pi! 
OlOSO AUCO RO GAIEN M[AOOW on CORKSCREW RO lLII [ 1,100 • ll6 0.23 0 2.69 O 24 

,. 
01200 llJ\&COCKRD US4J JIIOCKEFE.LUFI CUI, llll E 160 C 60 007 C 65 0.()0 1' 1 

01•00 IIAR.Amrm POPIDELLA RO PINE lSlAtJD RO IU.5 711 w, E 860 C 150 017 C ,s, Ml 
01!,00 MSSFIO SU MME.RUN IID GLADIOLUS Drt ,w E l,7!10 C 655 0.l) C )0, 0.4D 

01@ IAVSHORt 00 [SA 7'1 ouso HtW Pllll AO/IWIT llll 4lD D uu 2,0Cfii us l.lOI 11.9 

Ol700 .. ,.uoot"" 110111 HAArtto >lATtHO uo 0 1,142 ),(]70 107 1.SU l ,lO 

01100 llA'tS ►toRE flO [.5.fl 7&1 ILArtll RO 1•7.5 4l0 n 2.!110 ' J..Z75 o .. • !O_, 0.49 

OltQO MnHDAl RO [U 711 1•1S NAUIRD llll D l,1L6 C 14G 0,7l C J,007 016 

OlllOO MYS HOO I AO [SA 711 NiliU(flO "'., 2lll 0 J,166 C .... O,H C ~0117 (I.I& 1141y1l1<ue R:andl/.5to11thUI M1no1 

OllOO srn Hlll'Ufllfflr~ PJ<W'I' CORlSCAfWJI.D JGCU EHTII.ANCE 4lD E 2,000 B 1.s•1 0,77 n ),700 Q,35, Gnnll!UIII 

moo OEN HllLC,RIFFtP.1 PK\V't rGCU l!IOUL£\/AftD ~ COLllGE ClUI) OA 4lD ( 2,000 ll l ,S48 0.11 0 1027 0,81 

02250 l!IE~ flllLGl1.IFJ:tN PKW'1' COtLEGE CLUB Di. 11uco1m 6LD ( l,000 e \ ,525 O,S1 b 1,603 O.Sl 

2l'i9SO AHi UlllCil\lr-rltJ P'(JNY AUC0._0 rrnMmAlACClSS RO ,w [ 1,990 8 l,041 0 ,'3 0 l"'4 MS unlAcorporalod lll'D County 

02300 BON STACEY BLVD ll~OST UOMESTEAO AO 2UI E 860 C ;)1'1 0~) C 461 D.Sl 1bls Landlna [,11 ,l:.11 , Coppe(h.r.ad Glf Communltl/l 

02400 am• rr11i a£Actt 1110 HICKORYOlVO VAffO£R8tLT DA UD ( l,9Dll C 571 0,.!0 C 601 o.n ~1· ton.1LJ.a1n•dlndtv Ian 

02500 DON~ABl'.ACH AD VANO[l\81l l DI\ U.§41 •to ( UDO C l ,ll~ 0,59 C 1,l8l o.n tonslnilned in city pl.In 

011i00 !!ONITA BF.ACH rm U.HJ OLDO 4l0 I 1,160 C J,7U o.n C 1,100 097 corutra1ned; old caunl prorn:1l0n 11010) 

0271]0 80UITA Dl:/\CH 1'10 ow,1 IMf!AlAl<T ,w ( l,SDO C 2,1 .. 0.11 C 2.l!)S 0,82 con,tr11if1,d In dtv pl.an 

021100 BON~A O!AC~ AD IMPEklALST wo,1-1,i 6'0 [ l,!100 C Z, J.114 o.n C l.U3 030 tonrtn1i.r11:dlncltyplln 

02900 BOWTA BEACH 1'10 liOFl•15 1otm·11 GMNO UR OLD E 1.010 ' . .,, o,o • 9l2 o.,s m ntltlllntd In dtv pl.an 

0211.SO HOtl rrA 8EACl-f Mb BOHOAGlitANDtDR Lottn Do11law1d 4LD l 210:ZO D 869 0,.0 I 912 0.45 constPill1,ed ln dty plln 

OllllO IOH~A GIWID! DA BOrlOA l!Atll RD f n,.ov.sr WI ( llill < . ., o . .s, C ill 001 

moo B01t5COl/TRD SUMM[RUIIOD US4I llll ( l.SlO [ l,157 0 ,10 [ ~"1 0.71 

03)00 BRArHlEY RD 5UMM[RUNAD USollJ 2UI E 860 C 270 0~ 1 C :Z.,4 o.n 
0]'100 IHl:tAltCLlfr FID US-41 TRIPl£ CROWN CT 2UI t ,.,, C 160 0 19 C 1.68 0 ,20 

03500 IULOAOW.1\Y RO 1/1,l\lA] SR BO North IUVCR RD llll ( 160 C ,a, 0.33 r. l98 0,35 

0)700 l!Uct:.IUGHAM RD 5A.IU GUN rmi.v110 UH ' ••o 0 410 0,0 D 504 O.SI 

Ol7JO BUCt:ltlGHAM 110 GUN-NEnV Al> ORANG~ RIVER BlVD llN ( ggo C ... us C 313 O,J9 

011100 BUCl:.lNGIIAM RD ORANGE fl.lVUl OlVO SftlO lLN ( g,o l 111 o.n ( 976 D.99 Lee Counly Hom•1 [t,k.• Bucklnr,:ham 3451 

Ol!JOO BUIIINT STORE RD SR 71 VAN BUAUI PW:W't <tD ( USO A 14) 0,19 • B90 o.~• Clty of C.111 Cor•I 

04000 ,u .. m S"rORli RD VAN &UAlN PKWY COUNTVUNt "" l l ,l40 D ,,. 0,6' D 7Gl 0,67 p1t1.l.lltr !Clcat•d lfl Cltv of Cape co,11 

IIUOO IUS41 IH tAMrAMI TII. H 7391 CJrYUMITT, INtNO (Dl!ON HG) PONPEUARO lil.O 0 u,o C l,9lG 0,66 ' l.]/4 on 
04300 aw •1 llllAM .. MI TII, 30 7191 POt,DELlA AD Jfl. 71 Ill.I) D l,950 C 1.n, 006 C l,lN Q,11 

04400 l!\K •• IN rAMroMI fll, s~ 7J9l 15:1\ll UTTlOOHflO 410 D 1,900 C &.&n 0,62 C ..... , 014 

l>ISOO IUl'1)NTAM,.MIU SR 7l9) 1/11\rtON RD WAI ,w D 1,.900 C IU Ol6 C 1<6 OAS 

04600 CAPE C:OML llfli1DGt OEL PAAOO lltvO McG ACGOR IILVD Olli ' 4,0DO D J,013 077 0 ),UO 0,81 

04700 CAfTIVA DP. 8llNOPA.SS SOIJTII ~EAS PLANTAllOH RD lUI ' ,60 C 167 O,ll C m O.ll ton1·1~1,u,d, old' cou,i1 j:iotOl 



LEE COUNTY ROAD LINK VOLUMES (Cou,Hy- and Statc-Malnialneu Roauwavsl 

' ,, 
0<800 CEMCTUWAD BUCKINGHAM no HIGGINS AVE lU~ ' B60 C )lS "" C l!1 n.n ..... OtAM BEI\UN PKWY AJFWORTEfff DANIELS PKWY 4LN ' 1,7'10 C .so 0l5 C 413 0 26 1ij; Po ,i Authnr1l11 rnalnt"J1ned 
osooo COCONllTPID WESlOJD VIA VENIDO eLVO UN [ 060 C l7S O.ll C 289 03' ,,i, non.-coun.tv ma10111lntcf to a-a11 

0.5100 CO\L£Gt PKWY McG l'IEGOR 13tVD WINKL[RRO 6LD £ 2,980 0 2,600 0.81 r 1,1!3 0,91 

0S200 tOU(GEPKW't WlNKllllRD WttlSli:EY CREEK DR 6lD ' 2,980 0 1,118 0.61 D J,932 0,65 
05300 COLLEGCPKW'I' WHJSKCY CllEEK on SUMME'AUHAD 6LO ' 2,9BO 0 U3' 0.152 D 1,932. 065 
os .. oo COLLEGE PKWY SUMME.JIIUMttD USO GLD ' Ul<l 0 )Jl30 0,61 0 l,!JU o.u 
O.S!OO C.OLOU lAt IH.VD McG AEGOA IJ1.VO 5tJMMERUHiR.D 6LD I 2,S40 0 l,!19 0.91 D i.m 0.96 '" 
01600 COLONIAL BLVD SUMME!UNRD UHJ GLD E 2,840 0 ~s .. 0.91 0 2m 0,95 
.. ,oo COLOHIAl HlYO DYHASTV DI\ '"" ,w D 3,0~0 D l,104 M9 0 1,m Q,13 '" 
06300 CO LUM BOS Ill VO SRa2 MILWAUKEE OlVD zw • •60 C IDS 0,12 C \LO O.H 

,,, 
06<00 COt,',STllUllO~j 81.VD US41 CONS"frrunor~ CIA lUl • aoo C 371 Q,43 ~ J90 0 ,4S 

06300 coum•o ~• 1& (PINE l>V.ND ROI UTTU'ION 80 llJI ( ''° C lO O.Ol C 12 o .. ,, -COUSCR.lWRD UHl nmn OAKS PKWY uo • l,VOO C 971 Ml [ 1,0Zl 0,5,il 

06700 C.OIUCS.Cl\lW no rHREEOAKS Pm't WOFJ.7., 41D I ,,voo C )..562 O,H C l,lll6l 0.11 

06100 CORKSCR[W RD EOtl•75 !ltH HIU CiAIHIN flLVD 4LD ( l-"'O C l 069 o,ss C l,U4 0,59 

06900 COflKSCR£W RD BW Hill GIIIFf"IN Bl\/0 AUCOllO no ' 1,060 C l,1116 Oil C 1,246 064 Cork.urcn\l Woods/Wlildblue 

07000 CORKSCREW RD i'LICORO COUUTY UNI ,w • Ll40 D ... Oc5iJ - J,,411 L24 V1ud•M Vlla1e APO 

Ol100 COUln'FIY U\l<ES 6LVD Lucim1to TlCEST n,, • 8GO C 1'5 O,J7 C 15< O,J8 " 07200 CRYSTAl DR USO METRO PKWY lltl E 360 ' sos •-'• C m 0,61 

07100 Cf\VSTAL OR MET.RO P.:WV PLAHTATION RO UN • 860 C 366 0.0 C 395 ,us 
071100 CYPRESS LAKE OR Mc.GREGOR BLVD 50UlH POINl Bl VO 4LO • 1.9~0 D l , 1112 O,S9 0 1,200 0 .61 

0'1500 C'l'PII ESS LAICf on S01/TII POINT BLVD VltrJll:LlA RD ,w ' L940 D 1,449 0 ,15 0 1,m 0. 19 

07600 CVPflCSS l.AKE D11 WIIIKLERRD SUMMERLIN RO ,w E L9<0 D l,449 0 .75 D 1,m 0, 79 

07700 C'l'PRESS LAKC DR SUMMEltUt.l ft0 US4I 61D E 2,940 D 1.064 0,70 D Z,169 0,74 

01800 CAN 1El5 PKW'I' USO METRO PKWY GLD E I.ODO D 2,307 0,IG 0 l.AlS 0.90 untnc.a,por•ttd tu Caunly: 

075100 Dit.tH(UPIC\\<"I' M-ETROPKW'I ;51)( MIIEPICWY ,w E 2,680 D J.307 0,86 0 2.42S o.90 u11N'co1 p,on,led l.lrl!' Ca-.1roy; constrtlJJ•d 
0,000 DAIi ICLS P 11WY Sl)l'MIL!fltcWV PALOMINOLN 61D ' l,D40 E 2,953 

..,,,_ 
l,lOI 1,01 u.nlnro1por.111ed LH Co: conslni1n,ed: D•io FIii, 

OllOO DANlUSflKW't PAlOMltJOW 1-15 ,w C l,040 ' l,5153 0,97 J,10,1 J 02 unlnco1puRle.d ltta Counl't: con1tnl11,ed 
1)8200 DA~•1EU PXWY 1,75 TREEllUE_A.VE 6LD ' 3,11150 ' 2,963 0,91 E J,11., 096 unlntorporaltd lo Counly 

011300 DANICLSPIIWi f1'E£LIN ( A.V( CH.\M6EAUH f'lkWV GLD E 3,2GO E l..')63 
0.91. 

J,114 0,!16 unlntorpur,.ltd lea Cnun.._, 

woo DANIEI.SPII.\.Y'f CHAMIIEIIUr1 PICWV GATI.WAV BLVD ,w E 3,260 E J,1!17 0.91 l,l50 , ... 1m!nt.arpon1t eiJ 4.n C.ouf'IIV 

oasoo DANIELS PIIWY GATCWAY OlVO SAB2 4lD E l,160 - 2,504 l.07 l:,469 l lA untncor~o1111d Let Coun"-'; nmbu c1uk flPO 

08500 Ot\NUYOR us.-1 MElROPICWV 2LU E 060 C l9S 0,46 C m o,s 
08700 O~VIS RO Mc.GRrGOII BlVD ION.A RO 1UI [ 160 C \) O.Dl C 18 0.01 '" 
OISDD DEL PnADO OLVD CAPE OORAt P,._WV S£461H 51 &to E HGO 0 l,OO!J 0.71 D Z,l7S 0.12 
09900 DEL PMDO &LI.JD U46THST CORONADOPKYJV 51.D E l,660 0 2,069 O.lB 0 t.m D.ll 
O!IOOO OHPIIAOODlVD CO"ONAOO Pl<WY CORNWAWS PKWY &LO ' l,660 0 2 ... , 0 ,711 0 u1, 0.12. 

O'JlOO OE LPAADO BLVD ,onNWALllS PKWY CORAL POI/IT OR no E 2,660 ' 2,100 0.91 - J.733 l.OJ 

09200 DEL PMDO ALVO COMAL l'Olfff 01! HANCOCK B, fll\W 6lD l l,100 D J.04 1 0.13 0 :Z,14S 0.11 

moo OELPMDO ILVO IIANCOCO, Pl.WV SIR 11 5LD t t,800 C 1,151 0,63 C ~ .. , "" '" 
1)9,10() DE.l PRADO BL"ID US4t SlAfEfLR.D lLN E HO C m 0.'3 0 '43 0 .1S Cnrne l"tndln1 Golf Cutmc Comtnijfl'le~ 

l>'J700 (ASTJ1Sl"S1" JOElBLVD C.RA NTl\vt lLN E 160 C )O 0,0] C ll 00., 
,, 

ONDO E.STI.AO OlVD IJIG UIUO.S PASS IRIDGE PUCAOORA AVC. 2Ul r n, • 264 0~6 • m DJB 16•co,n,ttalntd 

®'lllO ES1UOILVD PElCAOORA AVE VOOl'U ll!i ST UN r 726 D 641 o~• D fiSl 0.94 ••t.. con:r,lnlritd 

10000 lSTU109lVD VOOIIH IIST 'OI.OPICAl SIIC.11,£5 WA"1 2LN ( n, 0 640 OIO D .. , .... 1'1· con11t•lned 

10 100 tffiAOOLVD TflOP'ICAL SIIOJIU WA.V cm run 2LN l 611 - 722 j , Qll - m 1,13 1' 1·con,tnrilnc-d 
14400 DTUOPPI.WV U541 THAEC OAKS PKWY •LD l 1.000 D 92 1 DOG D ~092 o.ss non-cgt1nty11.-ln1;l 1nd T DIU/Cyp Vw CPD 



lEE COUNTY ROAD UNK VOLUMES (Coonly- nd Sl•l••Molntalned Roadwa';1) 

. . , .. ,., En'lROPI\.VV TIHI.U O.U:S PKWV DEN HIU GP.IJ:flP j PKWV ,u, e 2,000 • l,OCO o.>1 D .. ~, o,ss .. 
IOlOO £VCR.GRUN flD us~, O.USIIJ llN [ 160 C 10, 0" C 100 O,ll 

,. 
l<JlOO FIOOLU.ilCl(S BLVD GUAROHOUSC DA.NIEI.S Pk.WV lLN E 060 C 2.90 03'1 C !OS 0.:15 

l<MOO FoWLER<T USO UAIAPOIIITRD 6LD [ ~.Jto D l,176 o,:ss D 1,3,111 0.56 

IOSOO JOWLlA$T ti AIRPORT AO COLON IAi ! LVD 6lD E 1,300 0 l,SO 061 D UlO 0,70 

10900 GASPARIUA 81.VD J'.lmiST COUNTV UPIE ILN ( "" C 309 0.36 ( ll! 0,38 con1lf•ln,:ct, 

GATEW,'\'I' e1vo DAmEUPkWY GA 1"£WAY LAKES Ell.VD 4LD E 1,790 C 1,Ul "" C ~196 0,72 t•• 

GA 11WAY8LVO GAIDVAV LAm BLVD sm lLN [ 160 C sos 05g C !) I o.62 to 

,am GlJIOIOWS DR McG~ECiOR BLVD PIN[ AIOGE RD 4LD E l,11110 C so DJD C S7S 0,lJ 

11000 GlAOIOlOS D.R PlflEIIIDGCAD BM~ftO UD E 1,1140 C l.193 •. ,1 C J,254 ... 
lll00 GlAOIOLUS DR OAURO WINICLU.110 6LD E l,1110 C 1, l91 o.u C '·""' .. ., 
11200 GlAOtOLO.SDJI WIP jKl[R MD SUMMEAUt4 RO 6LD f 1,180 C 1., 1.93 0,4] C 1,1'4 0,4S 

UlOO OIAOIOLUS DR SUMMElllt.lH llD U,41 6LD E 2,110 C 1.)30 0 .111 C 1,449 0 ,18 

!1'100 GREEN911 1AR l!IL\10 RllflMOr40AVE IO[l Bl VO JlPj [ "o C IZS O. IS C 146 0. 17 
,., 

Jl500 OUNNCRV AD SR82 LEEBLVO 41D [ 1,!J20 • 1.416 0,74 • J,SO 010 pta•da1,1c.Japm1m1 ofder 1e.,. l/..wklpmit111 

!1600 GUNN[kV AD LEE&lVO BUCIClt4GHAM RO 2W £ 1,020 C 741 0.73 C 7 .. o.,a p11•d1111wtlt1p tnicnl urdcu re• dtt1,h11kJpm1:nl 

11100 HANCOCF. 81000£ Pl\V't Dfl .. M.D-Oll LVO NEl4nlAV£ •LO [ l,8110 6 J,1'20 D.liO • ~m o•, 
uaoo 1-b\NCOCtc BRIDGE PKWY ~J E 24Tll AV( OMIIG! GROVE BLVD <LD E 1,880 6 1,473 0.11 6 ~··· 0,82 

IL!IOO lb\NCOCK ORIDGE PKWY ORAlj(i(! GROVE DLVD MOOOYRD <LD ( 1,890 n 1,433 0,1, 6 1,506 o.eo 
11000 HANCOCK 8111DG E PKWY MOOOVAO U$4I 4lD l 1,811() I l,olll 0 ,16 I 1,506 0.10 

12100 tlARTRO SR 7A TUCICCR lANC ltN ( 160 C m 01, C JOG 0]6 '" 
U2DD HICKORY IILVIJ &OPHr A 8£11,CH RD Mc:lAVG tlUP~ BLVD 2lN [ ... C 09 0,511 l soi o.57 0•· conc1111rn,d 
12.)00 HICIORV I LVD MclAOOIIU t4 ILVD ME\00'1 lJINE zu, f HO I oa "'" ( SOl 0.57 1 '1 · tonttraln■d 
u,oo 14\CkORV ILVD MltOOVL,\Nli tS'ftAORLVD 2LN r HO f o, 0,54 t IOl 0,:5i7 illi, connr•lruut 

12410 HOMESTEAD "O SAU MIL\VAUKH BLVD 1m [ l,010 [ ,n D,O D •97 OA9 "' 
w,o UOMESTfl\DflD MILWAUKEE 8LVO SUNRISE OLVD ll!I E 1,010 C 01 0.47 D '" 0,49 '" 
moo HOMESTEAD MO SUNIU5E BLVD LEElA UO HEIGi-iTS •m [ 1,9(,0 t ,n 0,24 C SIi 026 

12600 HOMESTtfi.DMO l(ElAU D HEIGH'D lfE 6LVO .illfj r l,HO D J,lZ4 D,68 D 1,391 0.71 

)Jlto 1.7.5 IKlff!TA ltAC'H l'ID CDRKSCfllCW 1110 llf/lU 0 G0IO/!IOIIO 0 S14,l 0,,0 C ..,., 0.70 

Jt.900 I lS CORISCRIW RO AUCORO elf 0 6.0,0 - 6,117 1.05 7,46, I.II 
)2000 ..,, ALICORD DANl!U•KWV &U' 0 7,0IO 0 ,,.411 O,fU 7,0S l .~ 
,rn111 Sl$ DA~IEU PlWV COlONIAl I LVO "" 0 6,0I0 t 11.109 I DO 1,11) I.lit ..,, COlONtALftl\10 OR MUCJRILVD (5U2) ,v 0 7,080 C Sj:5il9 D,1" 0 613111 D1111 

UlOll ,n QR MLK /ft DWD IIR la) LUCl([lT~O iv 0 O,lll!O D .5,l'Sti. u,s - G,(its1 1,W 
)2'00 1-U lUCJ<mRD lUO "' 0 1,080 C .S,55,it 0.11 D 6,t0S 0.90 

l~ 11S suo SUI &II u 7,41110 • ,.. .. 0,§5 8 • !61 ... 
moo t~lS 5flll COUPffi UN( m 0 ,.oao C .J,'51 D,10 C oil,,IG,,11 0.68 

12700 IDLEWllOST METROPKWV FIA !lt llffi[ RD JUI E 160 C 213 OlS C 224 0 .26 

L\000 IMMOKA.l EHU (SIi IZ) E o r COLONIAL llVU GATtWAVILVO 610 0 2,114 C 2,lS) o.u - 2,8S7 105 

UIUO IMMOl!Alrt RD (IA JUI GATI,WAYILVO GUNNOIUO 6LD 0 2.11u; C 1,10 0.61 C 2,IJl) on Timlx!.tCru•llPD 

moo IMMDIIALtf AU Ill Ill UUNHOIV"O AlAIAMII RO ,rn 0 U,'6 C 2,))0 0.11 0 2,117 OIi 

0300 lMMOIIALfE RD (JO Ill OLAll'MMO IM: IULVO 4lD 0 ,.,.2 C ),001 05J C J,IA7 0.'4 

LWUO ~MOltA.l ll "0 {SIii Ill BUlllVP COUH'l'IUl4E 4lD 0 1,Ml C 710 U.40 C ""' 0.49 

usoo IM•ER!Al PKW'I COlU[R COUNTV m, r BONITA BEACH RD <LD E i ,920 h l,605 .... • 1,6117 0.81 

U550 IMPt:I\IAL PKW't [TEAA'UT COtOfUJT AD uo [ 19:iO 0 J,.ZU 0,Gl • 1,271 066 Cil'I' or &onlhl 5plin,,/Vlll•lf.• at r1·t•w 

1)600 JONA AO OAl./15 AO McGA(GOfl l!ILVO w, E 860 C 426 0 ,,0 C ... 054 Wa1,ou,Pltnl;1f\0n 

11700 IS.LANO PAR'IC IRO PAa!ICRD US41 2lN E 860 C ., o.u ' 158 0 ,. Coi,rhorEth!l l,IIU..y 

UIOO JOEL OlVD AWC OM 14AM Mll BlVD 111li5T 4Lrl C i,uo u 56? 0,27 B n, 0.29 



LEE COUNTY ROAD LINK VOLUMES ICounl • and Sl•lc-Malnlalnod Roadways) 

J],!100 JO£LIJLVD Jl!llnlST SRtLO 2UI E 1,010 D 5'7 050 0 m O.S7 

1<000 'OllflMORll:ISAO 8UNClt! BEACH SUMMfAUNRO 2u, E 860 C ,., 0,08 C &e 0.09 '" 
14100 JOHN MOR IUS AO SUMM(RUN JID IOtlAAO llH f 350 C 210 0,24 C 221 0.16 
1.-1JDO k£LlY RD Mc.GAFGOR BL VD Sfl r~ CAA LOS BLVD 2lH E 860 C no 0 l7 C 242 0 ,. 

lOOO li:HL'tstO SAN CARLOS Bl\10 PIIHAIOGEAO 2UI E 160 C 2.!0 017 C 242 Oll 

1 ◄500 LAURCLDR BU541 BPl(l"l£ DR 2UI ! 860 C m D,l!J t J>S O~ollll 

1'®0 LE!BLVD SIU.Z ,',,L~lt4AVI: 61.0 I Z,140 I 1,440 0.1& E tS6' 0,90 

1000 mnvo ALVl,,AV[ GUNrlEIIVflD 61.0 E i,840 E 2,IISl 0,71 E t>!ll u.91 
148.00 LU.IILVO GUNNE.I\VRO ltOMES'!EAO AO &LO ! 2,840 E , .... O.Cill E l,09\ 0 ,74 pt .. do\lclcJ1mln.l Dldtf ro, d1wlop1Mnt· 

'"""' UtlllVD HOM(SllAO 1!0 WILLIAMS AV[ 01.0 E 1,i>IQ 6 m OA& I ... 00 

1 ◄9)0 UlDlVD WtU.IAMSAVE lEClAflD llE\GttTS 2lH I 1,010 • "' O.!lll [ ... .... 
15000 UlnO SAn CAIROS 9l VO AUCO RD l~tl f 860 C 00} 0'7 C .,. 050 
UIOO U[lAPjD 11£lGHTS UOMU'TEAO no lO[l &LVD 4W I 1.100 a 764 042 • 80l O,,U 

15100 UONARD l!llVO GUN,tUAVRO WU1Ghf( l!.LVO lLN E 350 D "' 0.83 - "' I 04 F•HWay VHt11e1/111e•dt!1,1 ordlr t it1 de11 

15300 UTTLETOII RD C.OAOITT 110 usu lUI I ,oo 0 S97 Ml 0 617 U,72 

15400 LITTLETON f!.D USO ous,u 2Ltl E ... D 570 0.66 0 s,, O,lO 

15500 lUCKm RO ORTJZAVE 1•75 2LN ! BIO C 36' 0.41 C 416 0 .'7 Luden llndtn,a Hol•1/luck1t, Ro1d C-~lort 

15600 LUc.Kmao 1•75 courmw LAJ:ES OR 1.LU [ 860 C )20 0.]7 C l36 0.)9 

1~,00 MAPL(OA' SUMMERLIIIAD 2NDAVC 2LH E 160 C l& 01)'.) C 8l 0,10 '" 
l5SOO MtGAEGO R &l \l'D SANIBEL T PIAZA HAIUIOR DR <LO E J,960 A ••• 050 • 1,030 O.S3 

15900 McGRE'GOP. 6L\l'D MAIIOOA D11. SUMMERLIN AO 41.0 E J,960 B 1,396 0.71 a 11461 0,75 

lfiOOO MtGREGOR Oll/0 SUMMERUtl RO t:ELLVflO ,w E l ,'!60 A 111, D,42 A 157 0 ,44 

115100 McGIU<.OR IL\l'D KfLL't I\D GlAOlOWS DR 41.0 E 1,960 A m 0.42 A a5'7 0,111"1 

moo M<GREGOR OLVD ISft "'ll 01.0 Mt{';A(GDJII/GI.AOIDlU) Oft 1011-.lOOPMD .,. 0 ,.~, C 1.542 0.7'1 C ~.,, o"' 
J(i,)00 M'-GI\IGOII ftlVD (1fl 167) toNlll.OOr IUJ PIHi RIOOfRO 41.0 0 1,Ml C 1.542 07' C ,,,jg OU ,_ M<G! COO~ I.VD I'" "'11 rU~Cll)OO["U ClJIIIWLAUDIII .,. 0 J,ICIU D 1.1110 l)JJ) u•1 1,DJ 

16500 M<GR(GOR OLVD l\ft "'71 cvmu~KlOft tOULGtPAWV !LO 0 , ..... 0 l,IJD OH Lffl LDl , .... M<GftfOOR ILVO I~• I~ COLLlCiE Pk\W W1tlltUhAD UN 0 J, l l4 t m .... 0 10 u.a corutt1ln•d 

l&7DD McGnCGOft DLVO l\ft Ifill WINKLEARO tAPIGUWOOO ILVU llll 0 \lhl 0 1,U◄ 0.01 0 ,_,.. OM c.unJlrtlM~d 

, .. oo M<GRlOOft IL\fO ISR I~ lA!IGlEWOOO BlVO COLONIAL DLVD UN 0 J.I.IA D l,Uit 0,91 0 LlOI 0,99 «ir,11r,11ned , ..... MITRO ,,wv ('" m) S()iMILEP~ DAHl(ILSPICW'f' GLD 0 l,IIU. C l ,.37J 0" C 1,,18 UJI' 

1"11!® M£IOO Pl<WY (SI 739) OAlll(Li Pl<WY C'IIYSTAI.Oft ~LO D 1.100 C 127S O 67 C J "'40 D.16 

Jl)GO MCTMl PKWY fSHlJI ICRYHAL Oft OANLIVDR 41.0 D l,!JOO 0 1.:,1& 0.?4 l,118 J.11 

moo Mmo ,KWY u, ml O~Nt tY D~ COLON!AlftLVD ~LO 0 1,,ijlO 0 J,115- o .. l,IUI l ,11 

MICH.'.tl Rl,r[ PKWY U54J 5llM4WPIWY 6LO D 2.866 C ~7'6 U,61 C ~I.Sl U,79 

11600 MILWAUK£C OLVO ALABAMA OlVO !1£.U 8L\IO 2ltl E aoo t 171 020 t 180 O,ll "' 
17700 MILWAUKEE 8LV0 DEllBl VO COLUM8U5 HLVD 2LN f 460 t m 0.10 C m 0.15 '" 
lillOO MOOO't RD HA.NCOCII! B, PKW't PONDflLA fl.0 2LU E aoo C 19< 021 t lU 0.22 

,,, 
17900 ffAWGMOEAD 'HATER 11.0 W\LU "O llfl t .... C ., 0.10 C so 0,10 

IBOOO Nil.Llf.RO ,;971 NAU( GRADE 1'0 WI ' ... t 136 0 J6 C ••.1 0 ,17 

11100 NU.LAO Oft"tJG E IUVElt DLVO BUC«IU<iHAM AD 2lH E 850 C ISS 0.11 C l&l 0 ,19 

llZOO N0"-111 A.IV(R RD SA,J l FRANKLIN LOCI( RO 2LN f 1,140 • Zl4 0,20 ' J« 0.30 The '010111dlandJ 

moo HO"TII RIVtR RD FltAPOt mj LOCI AD OltOAOWAVP.O 2ltl I 1. 140 • 2lO o.zo " lSI U.ll Rhlat Ihm hl•tea 

18400 flORTI1 RI-WER II D 81lOAOWA"tRD COUUTVUUE 2UI E 1,140 A 100 D,O'l A m O,ll 

lB900 OLGARO' SA:10\V .SRIIO(: 2UI E 100 C .. 0. 10 C 81 0.10 ,. 
1.9t00 ORA.NG( GROVE &L VD ClUBEtlTII.. UAtlCOCt:' II flt::\Y'f 2W I ... C "' o.s, 0 506 o.,tii 
moo OIIA.l jGE GR.OVt DLVD H/\UCOCK B., PltWY PON OEUA RO 4LU C l~i90 C 5]9 0.30 0 566 0,ll 

19300 OIIA.r~GE ArvER OLVD SQIO STAtlV ~O 2LU E 1,000 C 368 0.)1 C 387 o.19 



LEE COUNTY nOAD LINK VO LU MES ICountv• and Stale-Maintained Roadway,) 

' 

• 
J9SOO OJUOLCRO SAr~ CARLOS ll lVO /1.LICORD lLN E a,o • Ill 01.9 • 

... 01• 

moo ORlll AVE COlOfllAl ILVD SA82 2lN E 900 lll5 1.24 1,172 1.JU C11v ol Fo r I MVen 
moo ORTIZ AVE SAU LUC!ITTRO lLN E 900 9'7 !_05 HS 1,11 p,1(1.)1 Iv lould IA Cl1ycf Fon My11u 
1.9800 ORTIZ AVE wumno SRIO lU< E 900 8 m o.n a l93 OA4 

,., 
J.9900 PALM BEACII BLVD i>R IOI PROSPECT AVf ORTI! AVC 4LO 0 uoo C LI°' Or.9 I c I 1411 on 
l.0000 PALM ICACH DLVO ISR IOI OATll.AVE >15 r.t.n 0 2.814 C 1 .. 5) O,S, I C I 1,624 O.SI 

10100 PALM nEACII BLVD ISi IOI ~75 SRJJ OLJl 0 2.11• C .l,1140 06'. 1,000 0.7.l 

10200 M LM IIACII llVD ISR ao1 S,Ul ouc,10011111,1 RD ,u, 0 1,llOO - UIS 1,10 '·'°' 117 
lO!ll() PALM REACH ll\10 fsill .SO) 8UCKltlG HAM AD WUNCI\OA. <LD 0 l.941 l 1,94l J,00 2,1n .l.H AhoH H111II If le•• H1wb Hawn) 

wno PALM IU.CH ILVO [SRIOI WCAN!ROR JOlLI LYD 41D C ,.,as C Lt'7 0,11 C •• ,:u ·~· lOIOO PALM 81'.ACH BLVD (SR IOl IO(Lil'iD H(HDRV CO. UH[ ,u, C J,11~ C ~ .... 0,73 C }.l,41 0,35 

l0.500 PALOMlrlOUi DANIE.LS PKWY PEUZANCE 9LVD lLN ' 860 C "' 0.40 C ,o, 0 .41 The Sp,ln11,1 ,1 D11nltli Aoad 

20.00 PARK M EAOOWI OR SUMME.AllU 1t0 US41 2m E 860 C 202 013 C 119 0 i• 
IOIOO PlNZ/f.FjC( OlVD RANcttmfRD 51:i!MllEll'KW'I IUI [ 860 C 150 0,17 C JOO 0 ,21 

20900 PINE ~lANO PIO ST4UN6f[Ll0W 1.0 !WRrll STOit( RD 2U. ' ,so [ m 0 .63 E 64U 0.67 con.1l r.1lnt'd 

21400 PIil[ UIJINO ~O [SR 71] cny llMITS l 0/ 8AnRm ,o U541 uo 0 J,900 - 11902 IOo - J,Jl! 1,U 

moo PINC ~IMO ,o ISR ll) usu l!U.S41 4l0 0 1,900 0 1,m O,H D l,161 091 

Zl tiOO PINE RIDGC RD SA r-1 CAR LOS Il l VO SUMMEAUN RO UN ' 860 C m 0.53 C S'9 .... H,,11111ehlu 

1.1700 PIH( RIDGE RD SUMM E'Allt4 ltD GlAOIOlUS OM UN ' BGO C ,.. 031 C •86 O.S6 H11rl1a11•lsln 

11800 PIHCR.1001:RD GtAOIOLUS on McGREGOR BlVO UH [ 860 C 280 0.33 C m •-~ 
21900 PLANTATION RO SJX:MlLEPKWV DAN ICUfKWV llN [ 860 C m Q,37 C 33' O,l9 

2!000 PLANlAflDN 110 DAH IELS PKWV IOLlWI\.CSl UN r "" 0 651 0 ,16 D ... 0 ,80 

uoso PLANTATIC>NRD IOLlWILOST COlOmAl OLVO 4lN ' 1,790 C m 0,38 C 707 Q,40 

U 100 PONDEllA RD SR7oll OltANGl GAOVE BlVO ,LD E J,&90 • ... O.S3 • ~ .. , o.~s 
11100 POIIOHIARD 0 1\MlGt GROVE ll l\lD USO ,rn E 1,890 • 1,]19 0,,0 ' 1,lfl6 0 ,7J 

moo 1'0HDEUA AO us,u DUS~l ~Lil E l.HO ' 1 l96 0,14 ' 1,461 0.18 

22.-00 PIOTCt!ITT PICWV SR,. IUCHRO UN E 860 C '' 0,09 D 6.!ill 0,76 1•1.. &tl.lh.tw.u~r RPO U,I:.• stonevtuook tlaHh) 

22500 M NCHmf:Jt0 PEN?AflCE &LVO IOLEWllO $1 U N E 160 C 105 o.u C 110 0 , ll "' 
22600 ~ICfl~D St.ATEJI: rtO PR1TCHITT PKWV w, E 860 C 62 0,07 C 65 0.08 '" 
moo IUCliMONO AVE LEELA~l O HEIGHTS rumsr lLN E 160 C m 0,15 C 1'9 o.n p1e-d'tvt!lopmt'nto1dt!r u.:, de'ilt laprntnt 

121100 RICHMOND AVE £ 12ntST GREENBRIAR Bl\10 lrn ' 860 C 129 0.1~ C 191 o.u p1t-davelopml!'nt crfd•• f ■ I" d1velo1un1ml 

2)2.)0 'SAN CAf!.LOS BLVD us,u iHll E6 OAlS Pf.WY l l H ' 860 C 314 0.)8 C 141 OAO 

uooo SAff CMLOS OLVO 15ft MSI Mffltfl'N'JW PASl H IOOl N!Alh5l' 1JJJ D 1.'100 • 1,114 D59 C 1.wa """ ron.1tn1lned 

moo 5•N CUlD5 BLVD i\ft 1&51 MA1ff'1' SUMMEIIWlftD 41.0 0 1,900 C 1,114 0,59 C 1,201 0"' 
llllO m, CARLO! f LVD 1sn 114SI 1UMMEIIUNftD ~HLUO l LD 0 1,110 C 70J D,5, C 16! U,M 

U!IIO S.-.fl C'11IU01 BLVD l\1116.JI IC[UYIIO GIAOIOLU1 OM ~LD 0 l,UO C 102 IU!I C 761 MS 
ll260 SANllm8L\/'O US4.1 LE(IID 2W ' ••o C 50.1 o.~e C Sll 0 ,'1 

2lJOO SAN l8£L CAUSEWA't SANIBEL SHORfl.lN£ TOll PLAZA UH ' 1.140 - i.m l.OJ - l,lll J.09 

21400 StiUL POINT 9l\f0 McGRCGOA BlVO PAIJdhCm llN [ 860 C m 0.3 1 C lU Q.J3 

usoo SIX MILE Pfl.W'I ISR 7J9) UHi MmlOPKWY 4LD 0 1,900 - :z,10, \ ,U - ,., .. 1,2\11 

lll:iOO SU( Mil £ CVPAUS MmtOPKWY UAN'tElSPKW"t 4LO E Z,000 D l ,630 0,112 0 J.1U. 0.16 unlncorpalil t•d LIi• County 

moo SOC Mil l CYPIIIW DANll:t.Sl'AWV WINl:J.£A£XT, 4LO f l,900 ' 1,271 0.67 e l.O~ 0,75 unlnc;1,:r,pou1ltd ln C<ll; Cl Mm RPO/Ok Vl ll APO 

moo SOCMILlt'l'ftMESS w1 ,u:10.oo. CHAU£UG[III BlVO 4LD I 1.900 8 1,200 0.6' • 1,261 0,50 lncorpcrrtled lae (.Qlft'lt~ 

moo SOC Mill C'¥PAW CllALLfiNCiUR OLVO COlONl,\L DLVQ 6LD t U60 A J,100 0,4l A U61 ... into,i,an,t•d lHi C:Uunty 

24000 SLATER RD SA78 PMLLE GRADf no lLN f 1,0JO C ... .... C 467 0A6 

24 100 SOUlH P01f4TE &l\10 CYPRESS lAKE DR COlLEG E. Pt:WY l LO E OJO C 51' 0~6 C s,o O.S9 

24100 SA J I IA~C/\0111 !DI s,"' SA 71 UN 0 76ll/1110 f 96' l 1' [ 11161 0,99 



l.STAVE 0,:U OlO 031 

Willl> 'STRINGF(UOW FID UMtSOIR(QD fl'lffE ISLA~W 1\0 llJI l,HD D 651 0,61 D 168 032 con,'Lnlln"d: Wl•n• ul Pint lilllnd 

2.4.700 SlRlr4GFCU.OW AO PIUEIJWmRD PINCLAtlD AO w, 1,060 0 S7l O,S. a '°' a.s1 c.on.lr.1 l1u1d 

moo SlR.tr4GFEllOW MO ,mu>,ND AD MMNSf 2UI I.OliD 573 0.54 0 .... 0,62 wnll:nlnird; 9cbtfbi Hlrbot ftHolt 

l4!ll00 1UMMUB IFiRO McG A(GOA Bl\JD UlllCDVEAO OLO 1,9110 A l,'97 QM) A 1,151 064 unlincorpon ttd lH county 

JSDOD SUMMEAUNAD ICCLLVCO\I[ RO Sililf CA FU05 6LVO ,w 1/110 A 1,197 a 60 A 1,Z51 064 un11Ka rp,oro t1:d LIi• Cu,un\y 

0100 SU MMER LJU11D SAfl U.AlOI BLVD PlNERIOGIRO ILO ,,ooo A l,711 0.5'1 A l ,171 0.61 unlncarpor• ttd lH C®nty 

moo SUM MCKLIH AO "N[ FIIDGERD IP\5-SAO ''° ,.aaa A 1,711 o,sg A 11871 0,62 t"11tK'OIPOll6ld lH Cour,ty 

UllllO mMMEll,LIPl,'11O &ASS RD GIAOIOW.5 DR llO ,,aaa A 1,71) 059 A .l,111 0.6:l: unlMotpo,attd lN C®nty 

15400 !UMME~ll" AO GlAOIOLUS OFI C't'8!SSW<EOA 4lO uoo C 1,,21 015 C '1 ,104 aso unmcu,pora titd l H Cot.inty 

1,soo SUMMH llrlftO C'IPAUS lAKt DA COUCGHKWV ,w no l 11SI OilSS 1,95) 0.69 unlnc.o,rpo1• ted Lff County 

I.SliOO SUMMCFl,llt~ flD COW-Gt,~W"I PAJIIIC MEADOW DA BlO uao 2,02l 070 J,US 0,74 uukw.O/ jHll•l•tl- LH County 

moo 5UMMU1JN4'10 MRII MU.DOW OR DOV.SCOVf llO u•• l,OU 0 ,70 J,U5 0,711 t1AII\C(lfpor1t111d LH Caun~ 

moo SVMM!RU ll RO IOYSCOLlf f,1ATH[WIOR 4l0 1,1:Z.O D ~1,1 Cl,65 0 , ,'.IJB 069 

lSYICIO SUMMtR UII RD MATIIWISDR COlOIHAl OlVD 4l0 l ,UO 0 l ,1!1 7 D,GG 0 l,2SI 0,69 

26000 surnusE BLVD em OlVD COLLJMIJ.IJS OlVO zw aoo C 4S 0 ,05 < Sl 0 ,0& "' 
26100 $UNSllltlEDlVO 5AB2 1JROST SW zw 1,010 0 s•◄ Dc54 0 57l 0,57 

1(;150 SUNS►IIN[ 0LYO u~s,sw U!EBLVO 2UI 1,010 54◄ o,s,, D 631 Q.6l pft•df.\ltloEJmr.nl lll dlf rel dr.r,el11p tt1tnt 

moo SUNSH ltlE BLVO UE&lVD W 12THS1 2UI 1,010 ?lt 0.71 [ 139 0.8:1 1e•d~•,C~mt,nt 01da1 ,1t.1. dl'11t.lapmtn! 

moo SUNSH ltH BLVD W JZTH ST W 7S1HST uu !llll 738 a.a, m I.DO 1:ne•dtvtloprne:nt ardu rr., d't-1ttltl mcnt 

1GSDD mm DAKS~IIWV COCONUHO EstUOPII\"" 4l0 1,9◄0 \,JU o,n 1101 0.74 

l 6600 TiiAHOAl(SflltWV ESTiflOPKW't SAN tARlOS OLVD OlD ~940 ""' O.A2 ... o . .u Vi1P,11et. 0f Sao Carlen ORI tPorlo0noV1n«.y.,d.J 

moo llllUf O"KS PiC\VY $AN CARLOS BLVD AUC.ORO OLD 1,9-40 IDfi 0,42 1 210 0,62 ~lie.a lnttrthante- P;ui OR I 

2&800 TIC.EST SRIIO 0111.TIZA'IIE lltl ... m 0 17 247 o.~, 
26900 TICESl ORllZAVE snLEY RO ,UI ''° C ll< 0.'l1 C , .. 0 19 

l7000 11U fil"4EAVE ff"-MIMALACWS 1'10 OANIILSPICWV no 1,980 A O.Sl A .1 , l (il 0,-'9 1•1• 1Jnlnto1 ut•d Lu Coon t · T1 -■lin• AC.P IPD 

27030 TIL(lLINfAVE DAtllEl.SPKWV AMOE"WOOD R.D 4LO UINI ... 0.50 

271l70 11\EUINCAVC AMBIRWOOD RO COLONIAi 8lVO <lO 1,9H g9,1 MO 
moo UUI IS TAMIAM I llll owo conK.SCUWAO liLO 0 1,11"4 ],~ I.CIA _, US4 1 lllAMIAMITRI CORK.SCRtWRO SAIJQflllVO 110 0 114 1,9"' 1"'5 

!0000 UHIIHAMIAM l l'PJ lA141BEl BLVD MICOAO BI.O 0 1,114 3,IU 1.11 

MJIOO U541 l5 TAMIAM ITAI AUCORD I.SI.ANO PAIUi: RO 610 D tlU ll.'l l ,u h l.11nd Part Comrr11m.l1I Ce111e, 

80100 US41 ISTAMIAM11RI tSlAflD P/111,1{ AO DAIMCllfF AD GLD 0 U14 l.,u 1,27 
)0)00 U141 ISTAMIAM ITI\I BRIMtUHRD 511( Mllf P1IWV SID 0 , ..... ],lit l ,l.7 

MMOU US ~lltrAMIAMlll<I ! IOIILS PIIWV DANIELS PICWV BID 0 2.114 2.1D7 1,00 

J05'll) U~ 4J CLE\l'flAHO AVf,J MNIWl'l<WV COUIGf.PkWV BID 0 1,114 !,Oil 1.JO Sii 7J!I J;,ln daJl1n/1llh l'()f"W•Y J,l!Ulf•ID~td 

J0600 U5 11 ICU',/[LI.NO AVII COUEGH1'WY ,oum AIRl'IJnl RD liLO 0 2,114 l.1111 LJD IA 7J!il 6-ln doll.n/'11111-of -wav Pto1r•mtnir.d 

10700 US ♦1 ICU:V(U.NO AV[) $0\Jffl Allt,0111 l\D IO'tS.COlffflO llO 0 l,ll4 l.ll> J,01 SA 719 ~n dulln/f ht ,of.w1i, p1 mm■d 

J(lfCJO Ill CJ ICIIVCLANO AVll 901' SCOUT ftD NOPilH AllltPOIIT 110 ,w 0 ~Bl< llS LIii .51'1 n1 '5-ln 11u11n1,~tit~r♦w•v ptOIJlinmed 

l08Ul US41 (ClNtlANDAVll 11011TH AllPDllTftO COlOHIAI ILVD 81D 0 ~•14 J,IJS lDI 
]O'JIX) UHi IW:VflANO AV<l CIIVIIMrt'> ff, 11:C'l'Ollt ,w 0 J,!ICIO U01. LU 
JlOOO UUI (tltvtlANDAVCI ti KtvDfl HlNCOCU PICWI' !LO D 1,!100 1101 I.II 

31100 Ul 41 CllVlLI.NO AV!l 11.\NCOCU PlW'I PONOIU,.RD 410 0 1,900 2,1111 LU 

moo US 41 ICUV!LAND ••£1 PONOll.lAlO SI\,. 410 0 1,900 l,Uti 0.15 

llJOO U,41 (CUVELANO AVU SFl71 IJ!T1£lON RD ,1.0 0 l.t-U 1,1 16 Q.&l U~klrrtai tPrope fl.Ptl/Cfl'Dl M•1ch tr.uni OJ\1 

moo UHi IN lAMIAMI TRI UT'IUTON AO IOH1 410 0 1,942 1,6]0 o.ai Coral liiV l•U [Ui\lJ ,1 E.niud1 ftPO/CPOI 
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TRIP GENERATION EQUATIONS 



Shopping Plaza (40-150k) - Supermarket - Yes 
(821) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 4 

Avg. 1000 Sq. Ft. GLA: 77 

Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 

Average Rate 

101.43 

Data Plot and Equation 

"' 'O 
C: 

lJ.I 

~ 

20000 

~ 10000 
II 
f-

X Study Site 

Range of Rates Standard Deviation 

76.93 - 113.46 17.91 

100 

X = 1000 Sq. Fl. GLA 

- -- Fitted Curve 

Fitted Curve Equation: T = 136.41(X) • 2680.46 

- - - - - Average Rate 

R'= 0.95 

iti:r General Urban/Suburban and Rural (Land Uses 800-999) 

200 

111 



Shopping Plaza (40-150k) - Supermarket - Yes 
(821) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Stud ies: 6 

Avg . 1000 Sq. Ft. GLA: 77 

Directional Distribution : 60% entering, 40% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 

Average Rate Range of Rates Standard Deviation 

3.54 2.37 -4.99 1.10 

Data Plot and Equation 
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en 300 
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a. 

' C 
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II 
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200 

X 
100 

0 0 100 

X = 1000 Sq. FL GLA 

X Study Site --- Fitted Curve - - - - - Average Rate 

Fitted Curve Equation: T = 3.89(X) • 27.40 R2= 0.51 

112 Trip Generation Manual, 12th Edition • Volume 5 
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Shopping Plaza (40-150k) - Supermarket - Yes 
(821) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 17 

Avg. 1000 Sq. Ft. GLA: 88 

Directional Distribution: 49% entering, 51 % exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 
Average Rate Range of Rates Standard Deviation 

8.58 4.43 - 14.67 2.43 

Data Plot and Equation 
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II 
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0 0 100 

X = 1000 Sq. Fl. GLA 

X Study Site --- Fitted Curve - - - - - Average Rate 

Fitted Curve Equation: T = 9.J4(X) - 66.46 R'= 0.67 

lti: General Urban/Suburban and Rural (Land Uses 800-999) 
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Lee County 
&u tt{l/ut l"&nila 

BOARD OF COUNTY COMMISSIONERS 

l<evln Ruane 
District One 

Cecil L Pendergrass 
Distrtcl Two 

David Mulicka 
Dislrict Three 

Brian Hamman 
Dislricl Four 

Mike Greenwell 
Dlslrlct FiVe 

Dave Harner, II 
County Manager 

Richard Wm. Wesch 
County Attorney 

Donna Marie Collins 
County Hearing 
Examiner 

April 22, 2025 

A I Quattrone 
Quattrnne & Associates, Inc. 
4301 Veronica Shoemaker Boulevard 
Fott Myers, FL 339 16 

RE: Potable Water Availability 
Pugliese Multi-Family - apprx. 
STRAP# 01-46-24-00-0004.2000; 01-46-24-00-00004.2020 

To whom this may concern: 

Via E-Mail 

The subject prope1ty is located within Lee County Utilities Future Service Area as 
depicted on Maps 4A of the Lee County Comprehensive Land Use Plan. Potable water 
lines are in operation adjacent to the property mentioned above. However, in order to 
provide service to the subject pai-cels, developer funded system enhancements such as line 
extensions may be required. 

Your firm has indicated that this project will consist of 290 multi-family residential un its 
with an estimated flow demand of approximate ly 58,000 gallons per day. Lee County 
Uti lities presently has sufficient capacity to provide potable water service as estimated 
above. 

Availability of potable water service is contingent upon final acceptance of the 
infrastructure to be constructed by the developer. Upon completion and final acceptance of 
this project, potable water service wil l be provided through our Green Meadows Water 
Treatment Plant. 

The sanitary sewer service may be provided by forest Utilities Water Reclamation Facility, 

There are no reuse mains in the vicini ty of these parcels. 

Prior to beginning design work on this project, please meet with LCU Staff to dete1mine 
the best point of connection and discuss requirements for construction. 

This letter shou ld not be construed as a commitment to serve, but only as to the availability 
of service. Lee County Utilities wi ll commit to serve only upon receipt of all appropriate 
connection fees, a signed request for service and/or an executed service agreement, and the 
approval of all State and local regulatory agencies. 

(~~ecycled Paper P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
lee-county.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



Pugliese Multi-Family - Quattrone - Letter.Docx 
April 22, 2025 
Page 2 

Further, thi s letter of availability or potable water service is to be ulilized for 
Comprehensive Plan Amendment only. Individual letters of availability will be required fo r 
lhe purpose of obtaining building permits. 

Sincerely, 

LEE COUNTY UTILITIES 
Ashanti Shahriyar 
Plan Reviewer 
239-533-853 I 
UTILITIES ENGINEERING 

' ('/$ '• 

~,'-Recyc:ted Pare, P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
lee-county .com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 



LEE COUNTY UTILITIES 
REQUEST FOR LETTERS OF AVAILABILITY 

TO: DCAP STAFF 
Lcudcap@leegov.com 

PRO.IECT NAME: PUGLIESE M LTI-FAMILY 

PREVIOUS PROJECT NAME(S): 

DATE: SEPTEMBER 9, 2025 

FROM: SHA.RON HRABAK 

FIRM: QUATTUONE & ASSOCLATES, INC 

ADDRESS: 4301 VEUONICA SHOEMAKER BLVD 

ADDRESS: FORT MYERS, FL 33916 -

PIIONE#: (239)936-5222 FAX: { ) 

E-MAll. ADDRESS: SHARON@QAINC,NET 

STRAP NUMBER(S): 01-46-24-00-00004.2000. 01-46-24-00-00004.2020 

PRLOR STRAP Nu '1BER(S) (Ir ANY): 

LOCATION/Sl'TE ADDRESS: ADDRESS UNDETERMIED 

PURPOSE OF LETTER: 

0 DEVELOPMENT ORDER SUBMITTAL O FINANC1NG O EFFLUENT REUSE 

0 PERMITTING OF SURFACE WATER MANACEMENT(SOUTH FLORJDA WATER MANAGEMENT D ISTRICT) 

IZ] OTHER: (PLEASE SPECIFY) COMP PLAN AMENDMENT 

PLANNED USE: 

0 COMMERCIAL O JNDIJSTRLAL 0 RESJDENTIAL - (□SINGLE-FA IILY IZ] MULTI-FAMILY) 

0 OTHER: (PLEASE SPE I FY) __ 

PLANNED# OF COMMERCIAL/INDUSTRLAL BUILDINGS: __ TOTAL SQUARE FOOTAGE: __ 

RESJDENTIAL UNITS: SINGLE-FAMILY: MULTI-FAMLLY: 290 

AVERAGE EST! LATED DAILY FLOW (GPD): 58,000 (i:g) WATER O WASTE-WATER) (GPD): __ 0 REUS 

PLEASE SHOW CALCULATION USED TO DETERMLNE A VERA GE ESTIMATED DAI I, V FLOW (GPO) PER CRITERIA SET 
FORTH IN U:1.i: COU TY UTILITIES DESIGN MANUAL: 4-E ( 132 U IT AVG 2 BED 

100 Gallons Per Day Per 1-Bedroom Unit (750 Sf Or Less Of Building Area) 

200 Gallons Per Day Per 2-Bedroom Unit (751-1200 Or Less Of' Building Area) 

300 gallons pet· day per 3-bedroom unit (1201-2250 sf or less of building area) 

Please e-mail the completed form to Lcudcap@leegov.com . 
If you should have any questions or requ ire ass istance, please fee l free to ca ll our office at (239) 533-853 l. 

Lee Co nty 
.,,,,rf.,MI rori,I• P:\2022 Projects\220802 PUGLIESETAM IAMI MULTffAM ILY • ACTIVE\02-DOCUMBNTSl \8-COMP PLANICPA Isl 

Resubmillal\lclters\Puglicse MF Comp Plan Request for Letterof'AvHilability - form .doc 
Updated 11/02/18 (MMM) 



April 22, 2025 

SOURCE, INC. 
Engineers - Planners 
FL Eng. Business #34338 

RE: Wastewater Availability 
Pugl iese Multi Family Development, Fort Myers 

James P. Elliott, P.E., President 

Timothy E. Pugh, P.E., Vice President 
1334 Lafayette Street 

Cape Coral, FL 33904 
(239) 549-2345 

Fax (239) 549-6779 
email: mail@source-inc.com 

Visit our Website @ www.source-inc.com 

STRAP Nos: 0 I -46-24-00-00004.2000 & 0 l-46-24-00-00004.2020 

To whom this may concern: 

he subject property is located within the Forest Utilities Franchise Area. Sanitary sewer lines are 
in operation near lo th property mentioned above. However, in order to provid service to the 
subject parcels, developer funded system enhancements such as lift station upgrades, force main 
and/or gravity ma in connections may be required . 

As we understand, wastewater flow from the site is estimated to be 58,000 gpd. Forest Uti lities 
present ly has sufficient capacity to prov ide sanitary sewer service based on our understanding of 
the existing fac ilit ies. 

Availability of sanitary sewer service is contingent upon final acceptance of the infrastructure to 
be constructed by the developer. Upon completion and final acceptance of this project san itary 
sewer service will be provided by Forest Utilities. 

The closest FUJ connection is the 8-inch grav ity ma in located within the Timberlakes Dr ive SW 
right-of-way along the westerly side or the tit led pa1·ce l. 

This letter should not be construed as a commitment to serve, but only as to the availability of 
service. Forest Uti li ties will comm it to serve on ly upon receipt of all appropriate connection fees, 
a signed request for serv ice and/or an executed service agreement and the approval of all State 
and local regulatory agenc ies. 

Sincerely, 
Source, Inc. 
(as consu ltant to Forest Ut ilities, Inc.) 

~ 
Vice President 



Sharon Hrabak 

From: 
Sent: 
To: 
Cc: 
Subject: 
Attachments: 

I EXTERNAL SENDER 

Sharon, 

Tirn Pugh <Tepugh@source-inc.com> 
Tuesday, April 22, 2025 11:51 AM 
Sharon Hrabak 
James Elliott; Doris Swor; Mitch Gilbert; Forest Utilities 
RE: Pug li ese M/F 
Checklist for New Systems Submittal and Acceptance.pdf; Pugliese Service Availabi lity 
Letter.pdf 

Attached is the requested service avai lability letter, along with a checkl ist for new systems submittal and acceptance. 

Thank you. 

Timothy E. Pugh, P.E. 
Vice President 
Source, Inc 
1334 Lafayette Street 

Cape Coral, Florida 33904 
Phone: (239) 549-2345 
Fax: (239) 549-6779 
tepugh@source-inc.com 
CONFIDENTIALITY: This communication, Including attachments, Is for the exclusive use of the addressee(s ) and may contain proprietary, 
conf1dentla l or privileged Information, If you are nol lhe Intended recipient, any use, copying, disclosure, or distribution or the taking of ,iny action in 
reliance upon this h,forn',ation is strictly proh ibited. If you are not the Intended recipient, please notify the sender Immediately and delete this 
communlca tlo11 and deslroy all copies 

From: Sharon Hrabal< <Sharon@qainc.net> 

Sent: Monday, April 14, 2025 2:45 PM 
To: James Elliott <jpel liott@source-inc.com>; Tim Pugh <Tepugh@source-inc.com> 

Cc: forrestL1@aol.com 
Subject: Pugliese M/F 

Good afternoon. Tim and Jim, 

We are submitting to lee County A Comp Plan Amendment for a proposed housing project on O 1-46-24-00-
00004.2000, 01 -46-24-00-00004.2020. CAN YOU PLEASE PROVIDE US WITH A LETTER OF AVAILABILITY? 

The proposed is for up to 290 units . average estimated daily floe 58,000 gpd 

Based on 200 Gallons Per Day Per 2-Bedroom Unit (751-1200 Or less of Building Area) 

Please let us know if you need any other information from us. 

Thank you, 

1 



4301 Veronica Shoemaker Blvd. 
Fort Myers, Florida 33916 

P: 239-936-5222 I F: 239-936-7228 
sharon@gainc.net I www.gainc.net 

2 



Camiine 9vl.arceno 
Sheriff 

April 15, 2025 

Sharon Hrabak 
Permitting Manager 
Quattrone & Associates, Inc. 
4301 Veronica Shoemaker Blvd 
Fort Myers, FL 

Ms. Hrabak, 

"Proud to Se,·ve" 

State of Florida 
County of Lee 

The Lee County Sheriffs Office has reviewed your letter of service availability request for a 
mall-Scale Comprehensive Plan Amendment for the change from the cmrent Future Land use 

from Suburban to Urban Community Classification for Strap# 01-46-24-00-00004.2000; 01-
46-24-00-0004 .2020. 

Based on the information provided in your request, the Lee County Sheriff's Office has no 
objections to this request. This Agency will provide law enforcement services from our 4111 

Precinct offices in Fort Myers. 

~etrer eves 
Colonel, Patrol Bureau 

"The Lee County Sheriff)s Office is an Equal Opportunity Employer" 
14750 Six Mile Cypress Pal'lnvay • Fort Myers, Florida 33912-4406 • (239) 477-1000 



April 14, 2025 

Engineers, Planners & Development ConsuJtants 

4301 Veronica Shoemaker Blvd. Fort Myers, FL 
239.936.5222 1 Q, lrff',ud I f239.936.7228 

Stan Nelson, Director of Planning & Research 
Patrol Special Operations 
Lee County Office of the Sherriff 
14750 Six Mile Cypress Parkway 
Fort Myers, FL 33912 
SN elson@sheriffleefl.org 

Re: Request for Letter of Service Availabil ity 
S. Tamiami Trail 
Comprehensive Plan Amendment 
Strap# 01 -46-24-00-00004.2000; 01 -46-24-00-00004.2020 

Dear Major Chris Reeves, 

We are in the process of preparing an application for a Small-Scale Comprehensive Plan Amendment for 
the referenced parcels located west of US 41 and North of Forrest Blvd. The requested amendment 
would change the current Future Land use from Suburban to Urban Community Classification (as shown 
on Map I of the Lee County Comp Plan) for the above listed parcels with 13. 20 combined acreage. 

The primary intent of the amendment is to accommodate a 290 unit multi-family residential community 
on a portion of the property. The land uses are very similar with the exception, Urban Community is 
intended to better accommodate higher density range. Although the proposed land use would be slightly 
more intensive from a development, traffic, utility and public service needs standpoint, there is adequate 
infrastructure to serve the project. 

The application requires we provide a Letter of Service Availability from all agencies determining the 
adequacy/ provision of existing/proposed support facili ties. If you could please provide us with a letter of 
availability for services to the referenced parcels at your earliest convenience, we would greatly appreciate 
It. 

If you have any questions, or require additional information, please do not hesitate to contact me at 239-
936-5222 or sharon@qainc.net 

Sincerely, 
QUATTRONE & ASSOCIATES, INC. 

Sharon Hrabal< 
Permitting Manager 



Engineers, Planners & Development Consultants 

4301 Veronica Shoemaker Blvd. Fort Myers, FL 
239.936.52221 ();\ NC.r1 ·I I f239.936.7228 

April 14, 2025 

David Cambareri, Chief 
San Carlos Park Fire Department 
19591 Ben Hill Griffin Pwky. 
Fort Myers, FL 33905 
Cambareri@ Sa nCarlosFire.org 

Re: Request for Letter of Service Avai lability 
S. Tamiami Trail 
Comprehensive Plan Amendment 
Strap# 01 -46-24-00-00004.2000; 0 I -46-24-00-00004.2020 

Dear Chief Cambareri: 

We are In the process of preparing an application for a Small-Scale Comprehensive Plan Amendment for 
the referenced parcels located west of US 41 and North of Forrest Blvd. The requested amendment 
would change the current Future Land use from Suburban to Urban Community Classification (as shown 
on Map I of the Lee County Comp Plan) for the above listed parcels with 13.20 combined acreage. 

The primary intent of the amendment is to accommodate a 290 unit multi-family residential community 
on a portion of the property. The land uses are very similar with the exception, Urban Community is 
intended to better accommodate higher density range. Although the proposed land use would be sl ightly 
more intensive from a development, traffic, utility and public service needs standpoint. there is adequate 
infrastructure to serve the project. 

The application r equires we provide a Letter of Service Availabil ity from all agencies determining the 
adequacy/ provision of existing/proposed support facilities. If you could please provide us with a letter of 
availability for services to the referenced parcels at your earliest convenience, we would greatly appreciate 
it. 

If you have any questions, or require additional information, please do not hesitate to contact me at 239-
936-5222 or sharon@gainc.net 

Sincerely, 
QUATTRONE & ASSOCIATES, INC. 

Sharon Hrabak 
Permitting Manager 



San Carlos 'Park 'Fire 'Protection 
and 'Rescue Seroice 'District 

19591 een HIil Griffin Parkway• Fort Myers, Florida 33913-8989 

April 15, 2025 

Mrs. Sharon Hrabak, Permitting Manager 
Quattrone & Associates, Inc. 
4301 Veronica Shoemaker Blvd. 
Fort Myers, FL 33916 

Re : Service Availability Letter 

Dear Permitting Manager Hrabak. 

Emergency 911 
Office 239.267.7525 

Fax 239.267.7505 

Thank you for this opportunity to inform you about our fire district. The San Carlos Park Fire 
Protection and Rescue Service District is one of 17 Special Fire Districts in Lee County. The 
Insurance Service Office (ISO) currently rates our department with a Property Protection Class 
(PPC) of 2/2X. The djstrict consists of a 52 square mile area with 4 stations staffed 24/7 with 62 
full time firefighters, which also provide non~transport Advanced Life Support (ALS) services 
and supported by an administrative staff. 

The property in question, located on the north side of Forest Blv~ is within the jurisdiction of 
the San Carlos Park Fire District and is located approximately . 81 miles from our station 52 
located at 16901 Island Park Road, Fort Myers, FL 33908. With a response time ofless than 3 
minutes. 

We are able to provide fire suppression and emergency medical services to the proposed 
development, as well as fire prevention, and public education service. If you require additional 
information, please do not hesitate to contact my office at (239) 267.7525. Trusting this meets 
with your approval, I remain, 

~·;~~' 
David Cambareri, 
Fire Chief 



ll'teeCounty 
~ Soufhwt!l'I 7-forid'a 

LeeTran Headquarters 
3401 Metro Parkway 
Fort Myers, FL 33901 

Phone: (239) 533-0340 
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Apri l 15, 2025 

Quattrone Associates, Inc 
Sharon Hrabak 

Pugliese Multi family 
Letter of Service Availability Request 

To Whom It May Concern: 

Lee Tran has reviewed your request for service availability regarding a proposed Comprehensive 
Plan Amendment. After reviewing the site and comparing t he location with our existing and 
planned route locations according to the 2020 Transit Development Plan (TDP), the following has 
been determined: 

The proposed development (at Strap # 0l-46-24-00-00004.2000; 01-46-24-00-00004.2020) is 
within one-quarter mile of a fixed-route corridor and the closest bus stop is # 11561 (South of the 
property along US 41). The developer must prnvide an 8' x 30' landing pad within the road right· 
of-way or dedicated easement, however, there is a sidewalk that can be considered within these 
dimensions. 

If this development becomes a (DO) or a (LDO) type D, the developer will be required to make the 
improvements based on LDC 10-442. This include the installation of a bicycle storage rack. It is 
important to note that this requirement wil l be reassessed at the time o f DO/LDO. 

If you have any questions or require further information, please do not hesitate to contact me at 
(239) 533-0340 or crnarinodiaz@leegov.com. 

Sincerely, 

Clarissa Marino Diaz, 

Senior Project Planner 

Lee County Transit 

P .0 . Box 398, Fort Myers, Florida 33902-0398 Phone: (239) 533-211 ·1 

www.leegov.com 
AN EQUAL OPPORTUNITY EMPLOYER 



April 14, 2025 

Ms. Shana Heidig 
Lee Tran Headquarters 
340 I Metro Parkway 
Fort Myers, FL 3390 I 
sheid ig@leegov.com 

Engineers, Planners & Development Co11sultnnts 

4301 Veronica Shoemaker Blvd. Fort Myers, FL 
239.936.5222 It , N~ nt' I f239.936.7228 

Re: Request for Letter of Service Availability 
S. Tamiami Trail 
Comprehensive Plan Amendment 
Strap# 0 l -46-24-00-00004.2000; 01-46-24-00-00004.2020 

Dear Ms. Heidig, 

We are in the process of preparing an application for a Small-Scale Comprehensive Plan Amendment for 
the referenced parcels located west of US 41 and North of Forrest Blvd. The requested amendment 
would change the current Future Land use from Suburban to Urban Community Classification (as shown 
on Map I of the Lee County Comp Plan) for the above listed parcels with 13.20 combined acreage. 

The primary intent of the amendment is to accommodate a 290-unit multi-family residential community 
on a portion of the property. The land uses are very similar with the exception, Urban Community is 
intended to better accommodate higher density range. Although the proposed land use would be slightly 
more intensive from a development, traffic, utility and public service needs standpoint, there is adequate 
infrastructure to serve the project. 

The application requires we provide a Letter of Service Availability from all agencies determining the 
adequacy/ provision of existing/proposed support facilities. If you could please provide us with a letter of 
avai lability for services to the referenced parcels at your earliest convenience, we would greatly appreciate 
it. 

If you have any questions, or require additional information, please do not hesitate to contact me at 239-
936-5222 or sharon@qainc.net 

Sincerely, 
QUATTRONE & ASSOCIATES, INC. 

Sharon Hrabak 
Permitting Manager 



April 14, 2025 

Mr. Joel Deguzman 

Engineers, Planners & Development Consultants 

4301 Veronica Sltocmnker Blvd. Fort Myers, FL 
239,936.5222 I Qt INC I r•l I f239.936,7228 

The School District of Lee County 
2855 Colonial Boulevar d 
Fort Myers, Florida 33966 
joelsd@leeschools.net 

Re: Request for Letter of Service Availability 
S. Tamiami Trail 
Comprehensive Plan Amendment 
Strap # 0 I -46-24-00-00004.2000; 0 l -46-24-00-00004.2020 

Dear Mr. Gemelli, 

We are in the process of preparing an application for a Small-Scale Comprehensive Plan Amendment for 
the referenced parcels located west of US 41 and North of Forrest Blvd. The requested amendment 
would change the current Future Land use from Suburban to Urban Community Classification (as shown 
on Map I of the Lee County Comp Plan) for the above listed parcels with 13.20 combined acreage. 

The primary intent of the amendment is to accommodate a 290 unit mult i-family res idential community 
on a portion of the property. The land uses are very similar with the exception, Urban Community is 
intended to better accommodate higher density range. Although the proposed land use would be slightly 
more intensive from a development, traffic, utility and public service needs standpoint, there is adequate 
Infrastructure to serve the project. 

The appl ication requires we provide a Letter of Service Availability from all agencies determining the 
adequacy/ provision of existing/proposed support faci lities. If you could please provide us with a letter of 
avai lability for services to the referenced parcels at your earliest convenience, we would greatly appreciate 
it. 

If you have any questions, or require additional information, please do not hesitate to contact me at 239-
936-5222 or sharon@qa inc.net 

Sincerely, 
QUATTRONE & ASSOCIATES, INC. 

Sharon Hrabak 
Permitting Manager 



April 1 6, 2025 

Sharon Hrabak 

The School District of Lee County 
Joel DeGuzman CST Ill, Coordinator - District Planning 

2855 Colonial Bou levard, Fort Myers, FL 33966 

0: 239.337.8368 I C: 239.822.8362 

Quattrone & Associates, Inc. 
4301 Veronica Shoemaker Boulevard 
Fort Myers, Florida 33916 

RE: Letter of Service Availabi lity Request for STRAP# 01-46-24-00-00004.2000; 01 -46-24-00-00004.2020 

Dear Sharon Hrabak: 

This letter is in response to your request for concurrency review dated April 14, 2025, for the subject property 
identified as STRAP# 01 -46-24-00-00004.2000 and 01 -46-24-00-00004.2020, in regard to educational impact. The 
project is located in Elementary Enrollment Zone "O"; Middle School Enrollment Zone "MM"; and High School 
Enrollment Zone S2. For the purposes of tracking and projecting residential development in Lee County, the 
prope,,ty in question is located in the "San Carlos Park" Development area (this is a study area created based on 
residentia l density and availability for expansion; not a community or municipal boundary). 

This development is a request for 290 residential multi-family units. With regard to the inter-loca l agreement for 
school concurrency the student generation rates are created based on the type of dwelling unit and further broken 
down by grade level. 

In the San Carlos Park Development Area, for multi-fami ly units, the student generation rate is 0.296 and further 
broken down by grade level into the fo llowing: 0.159 for elementary, 0.056 for middle and 0.081 for high. Based on 
these generation rates, a 290 unit multi-fami ly development would be projected to generate approximately 46 
elementary students, 16 middle school students, and 23 high school students. 

Capacity In Elementary Zone "O" shows a surplus of approximately 900 seats, with no projected seat deficits in the 
next 1 0 years, Capacity in Middle School Zone "MM" shows a surp lus of approximate ly 80 seats, with no projected 
seat deficits in the next 1 O years. Capacity in High School Zone "S2" shows a surplus of approximately 230 seats, 
with no projected seat deficits in the next 1 O years. It is determined that the proposed residential development wi ll 
not negatively Impact school concurrency for tl1e School Dlst1·lct of Lee County at this time or In the fol lowing 1 O 
years. 

Thank you and if I may be of further assistance, please contact me at 239-337-8368. 

Respectfully, 

Joel DeGuzman, CST Ill 



District Planning 
Coord inator 

The School District of Lee County 
Joel OeGuzman CST Ill, Coordinator~ District Planning 

2855 Colonial Boulevard, Fort Myers, FL 33966 

0: 239.337.8368 I C: 239.822.8362 



h)uattrone & 
)ll{ ssociates, Inc. 

US 41 Pugliese Multifamily 
State and Regional Policy Plan 

Exhibit M 19 

Florida Department of l:conomic Opportunity - Comprehensive Plan 

CONSISTENCY WITH STATE COMPREHENSIVE PLAN The State of Florida Comprehensive Plan 
is provided in Florida Statute Section 187.20 I. The applicant's request is not in conflict with any of the 
plan's stated goals or pol icies. However, the applicant's requested map change and goal of multifamily 
development at the subject property does further several of the stated goals and meet the intent of 
several specific polices: 

187.20 I (6)-Public Safety 
(a) Goal. -Florida shall protect the public by preventing, discouraging, and punishing criminal behavior, 
lowering the highway death rate, and protecting lives and property from natural and manmade disasters. 
(b) Policies: 
9. Increase crime prevention efforts to enhance the protection of individual personal safety and property. 

CONSISTENCY: The Lee County Sheriff's has provided a letter of service availability for 
this site. 

22. Require local governments, in cooperation with regional and state agencies, to prepare advance plans 
for the safe evacuation of coastal residents. 

23. Require local governments, in cooperation with regional and stale agencies, to adopt plans and policies 
to protect public and private property and human lives from the effects of natural disasters. 

CONSISTENCY: The proposed map amendment from Suburban to Urban Community 
will allow higher residential density on the site with direct access to US 41. 

While the standard density range for both the Suburban and Urban Community Future 
Land Use Categories (FLUCs) is the same" I to 6 dwelling units per acre (du/acre)" the 
key difference lies in the allowable bonus density provisions. 

Under the Suburban FLUC, bonus density is limited: "This category has a standard 
density range from one dwelling unit per acre ( I du/acre) to six dwelling units per acre 
(6 du/acre). The maximum total density may only be increased to eight dwelling units 
per acre (8 du/acre) utilizing Greater Pine Island Transfer of Development Units (TDUs), 
except in areas that specifically prohibit bonus density. Other forms of bonus densities 
are not allowed." 

In contrast, the Urban Community FLUC permits a substantially higher bonus density: 
"The standard density range is from one dwelling unit per acre (I du/acre) to six dwelling 
units per acre (6 du/acre), with a maximum total density of ten dwelling units per acre 



h)uattrone & 
~ ssociates, Inc. 

(10 du/acre). The maximum total density may be increased to fifteen dwelling units per 
acre (IS du/acre) utilizing Greater Pine Island TDUs." 

Therefore, while the base density remains the same, the amendment to Urban 
Community would allow for a higher potential total density, up to IS du/acre compared 
to a maximum of 8 du/acre under the Suburban designation. 

Because the Transfer of Development Units (TDU) program is prohibited within the 
Coastal High Hazard Area (CHHA), bonus density on this site would instead be achieved 
through the provision of on-site affordable housing. 

This amendment also supports improved safety and mobility by providing multiple 
evacuation options for residents within the CHHA. 

187.20 I (7)-Water Resources 
(a) Goal. -Florida shall assure the availability of an adequate supply of water for all competing uses deemed 
reasonable and beneficial and shall maintain the functions of natural systems and the overall present level of 
surface and ground water quality. Florida shall improve and restore the quality of waters not presently meeting 
water quality standards. 

b)(S) Ensure that new development is compatible with existing local and regional water supplies. 

CONSISTENCY: The site is within Lee County Utilities service area an availability letter 
is submitted stating LCU has sufficient capacity to provide potable and sanitary sewer 
service. The sites' potable water will be provided through Green Meadows Water 
Treatment Plant, and the Sanitary sewer service will be treated by Forest Utilities, Inc. 



h)uattrone & 
~ ssociates. Inc. 
I 0. Protect surface and groundwater quality and quantity in the state. 

CONSISTENCY: The change from Suburban to Urban Community will have no impact 
on the surface water or groundwater quality or quantity. In either case any proposed 
development will be required to adhere to all surface and groundwater policies in the 
LDC. This will include consistency with State surface and groundwater regulations. 

I 87.20 I (9) NATURAL SYSTEMS AND RECREATIONAL LANDS. -
(a) Goal. -Florida shall protect and acquire uniqt1e natural habitats and ecological systems, such as 
wetlands, tropical hardwood hammocks, palm hammocks, and virgin longleaf pine forests, and restore 
degraded natural systems to a functional condition. 

(b) Policies: 
I. Conserve forests, wetlands, fish, marine life, and wildlife to maintain their environmental, economic, 
aesthetic, and recreational values. 
3. Prohibit the destruction of endangered species and protect their habitats. 
4. Establish an integrated regulatory program to assure the survival of endangered and threatened species 
within the state. 

CONSISTENCY: The subject property is undisturbed and vacant. The indigenous 
preserve areas will be provided in accordance with the Land Development Code. A 
Formal Wetland Determination will be submitted and the wetlands on the site will be 
protected in accordance with SFWMD and county requirements. 

187.201(/2) HAZARDOUS AND NONHAZARDOUS MATERIALS AND WASTE. -
(a) Goal. -All solid waste, including hazardous waste, wastewater, and all hazardous materials, shall be 
properly managed, and the use of landfills shall be eventually eliminated. 

(b) Policies: 
2. By I 994, provide in all counties a countywide solid waste collection system to discourage littering and the 
illegal dumping of solid waste. 

CONSISTENCY: The subject property is serviced by the Lee County Solid Waste 
Department with adequate capacity per submitted letter of adequacy. 

187.201(15) LAND USE 
(a) Goal. - In recognition of the importance of preserving the natural resources and enhancing the quality of 
life of the state, development shall be directed to those areas which have in place, or have agreements to 
provide, the land and water resources, fiscal abilities, and service capacity to accommodate growth in an 
environmentally acceptable manner. 

CONSISTENCY The Delineation of jurisdictional wetlands identified on-site will be 
protected and subject to a field review/approval by applicable regulatory agencies. The 
project location provides excellent opportunity for infill development with full availability 
of public services and near retail and existing employment centers. The proposed 
development supports the growth of the community without contributing to additional 
sprawl. 



Quattrone & R ssociates, Inc. 

(b)(3) Enhance the livability and character of urban areas through the encouragement of an attractive and 
functional mix of living, working, shopping, and recreational activities. 

CONSISTENCY The subject property is in an area that is substantially developed with 
commercial uses providing employment opportunities to residential uses proposed on 
the subject property. Infill development with multifamily residential will create an 
opportunity for a pedestrian-focused community. 

187.20 I ( 17) PUBLIC FAC/LITES 
(b)( I) Provide incentives for developing land in a way that maximizes the uses of existing public facilities. 

CONSISTENCY The applicant has not requested any special incentives for development, 
only the opportunity to provide infill development in an area with existing public 
facilities. The surrounding area is verified to have adequate capacity remaining to 
accommodate the maximum potential development. 

I 87.20 I ( I 9)(b)(9) Ensure that the transportation system provides Florida's citizens and visitors with timely 
and efficient access to services, jobs, markets, and attractions. 

CONSISTENCY The traffic analysis that was performed for this request demonstrates 
that no improvements are necessary to accommodate the maximum potential 
development allowed under Central Urban FLU. 

/87.20/(/9) TRANSPORTATION 
(b)( 15) Promote effective coordination among various modes of transportation in urban areas to assist urban 
development and redevelopment efforts. 

CONSISTENCY Lee Tran provides service to this area with scheduled stops along US 41 
(S. Tamiami Trail). Sidewalks are already in place along US 41 (S. Tamiami Trail). At 
time of site planning, the multifamily development will be designed with 
accommodations to promote multi model opportunities. 

187.20 I (21) ECONOMY 
(a) Goal. -Florida shall promote an economic climate which provides economic stability, maximizes job 
opportunities, and increases per capita income for its residents. 

CONSISTENCY Locating diverse housing options in proximity to existing employment 
centers provides for a more stable, flexible, and sustainable economic climate. This 
benefits the workforce. Increasing the ability of additional residential units in the US4 I (S. 
Tamiami Trail} area is consistent with urban planning goals placing higher density where 
adequate services are available, and transit friendly development is possible. 



h)uattrone & 
}l(. ssociates, Inc. 

187.20 I (24) EMPLOYMENT 
(b)(5) Ensure that t he transpor tation system provides maximum access to jobs and markets, 

CONSISTENCY The existing, roadway and sidewalk network combined with the 
proximity to public transportation, provides the ability for transit friendly design to 
maximize easy access to employment and retail needs. 

Southwest Florida Regional Planning Council (SWFRPC) 

ECONOMIC D£V£LOPM£NT ELEMENT The economic development element of the Regional Policy Plan 
details the economic infrastructure and growth opportunities to support the public facilities of the region. If the 
region ''Maximizing the use of existing facilities through increased capacity can serve additional development 
more efficiently, without the cost of new construction (assuming the expansion con meet relevant 
requirements). In addition, expansion of an existing facility con encourage continued development and infill in 
its service area." 

The requested map amendment will utilize the existing public facilities and emergency 
services of Lee County which, are provided by attached Letters of Availability. Therefore, 
the requested amendment is consistent with the overall economic development goals of 
the Regional Policy Plan. 

Goal I seeks to provide a well-maintained social, health, and educational in frastructure to support business 
and industry in Southwest Florida by assisting local governments and state agencies in planning for future 
support service facilities, before the need arises. 

Lee County is consistent with Goal I by providing a yearly concurrency report and 
maintaining and updated Comprehensive Plan with Capital Improvements Program. 
The proposed LeePlan amendment will not cause public services or facilities to fall under 
acceptable established Level of Service (LOS). The Regional Policy plan acknowledges 
that future growth and development will occur in Southwest Florida to accommodate 
natural population growth as well as expansion of existing businesses and/or the creation 
of new business. 

EMERGENCY PREPARDN ESS ELEMENT The Regional Po licy Plan "natural hazards include excessive 
rainfall, storm surge flooding, destructive winds and lightning normally cause by severe thunderstorms, 
hurricanes and tornadoes" 

The proposed LeePlan amendment will not create any additional burden to Emergency 
Preparedness. At t ime of Development Order for any multi-family development request 
the applicant will meet the required Hurricane Preparedness as required by Lee County. 
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NATURAL RESOURCES ELEMENT The Regional Policy Plan states in the Natural Resources Element that 
"Southwest Florida has an abundance of natural resources that, along with a favorable climate, creates 
economic opportunities, recreational opportunities and a quality of life that is important to the citizens and 
visitors to the region. The protection of these resources creates a challenge to planners, managers and decision 
makers in a rapidly growing region that must utilize these resources for economic reasons and to create 
housing for our population." 

The requested LeePlan amendment will facilitate infill development on property with no 
known sensitive, important, or unique environmental resources, while also supporting 
the rapid growth of the community through increased density allowed by the FLU 
change. 

REGIONAL TRANSPORTATION ELEMENT The Regional Policy Plan states that "a regional transportation pion 
will be an integral component of the future overall regional quality of life" 

The Traffic Analysis as provided demonstrates that the requested LeePlan amendment 
will not cause indue burden to the surrounding roadway network. Additionally, the 
location of proposed multifamily residential in proximity to shopping and employment 
center s will increase internal capture decreasing generation of US4 I trips. 
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US 41 Pugliese Multifamily 
Justification of Proposed Amendment 

Exhibit M20 

The appl icant is requesting an amendment to Lee Plan Map I, Page I Future Land Use map to 
redes ignate ± 13.20-acre from Suburban to the Urban Community Future Land Use. The subject 
parcels are located on the west side of US 4 1 (S. Tamiami Tra il) approximately 1.0 mile north of Alica 
Road. The parcels are undisturbed vacant. The proper·ty currently is within the Suburban Future Use 
Category and zoned C-1. 

The applicant prnposes to amend the future Land Use Map of the Lee Plan to redes ign approximately 
13.20 acres from the Suburban Future Land Use Category to the Urban Community Future Land Use 
Category. The property owner(s) desires to develop a multi-fami ly community. 

Development of residential uses on the subject property represents one of the desirable and 
economically viabl e land uses in th is location due to the proximity to US-4 1 (S. Tamiami Trai l). Exhibit 
MS identifies the various existing and planned land uses that abut the site. 

The Lee Plan encourages development of residential areas t hat are heavily settled and t hat have the 
greatest range and highest levels of public services to accommodate the projected population. The 
request is based on key differences in allowable density, intensity, and locational characteristics, and 
is justified for the following reasons: 

I Category II Urban Community II Suburban I 
General Character 

Mixed-use, relatively intense residential Predominantly residential; fringe 
and commercial of urban areas 

!Primary Uses 
I Residentia l, commerciaL public/quasi- Residential only; limited to 
public, limited light industrial protect neighborhood character 

ltndustrial Uses II Limited light industrial permitted II Not allowed I 
Mixed-Use 

Encouraged, where appropriate INot typical 
I Development 

Standard Density 
I to 6 dwelling units per acre (du/acre) I I to 6 du/acre 

I Range 

IO du/acre standard max 
8 du/acre max only with Greater 

Maximum Density Up to 15 du/acre with Greater Pine 
Island TDUs 

Pine Island TDUs 

Other Bonus Typically Allowed (via TDU program and 
I Not allowed 

I Densities policy) 

Other Bonus Density 
on-site affordable housing may qualify 

INot allowed; 
I for limited bonus 

Public Services 
Existing services must be maintained or IINo specific mention; implies 
expanded as development occurs lower infrastructure demands 
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I Category II Urban Community II Suburban I 
Proximity/Location 

Central or urban areas: similar to Outskirts or fringe areas near 
Central Urban Urban Community zones 

Supports growth, redevelopment, and 
Supports neighborhood 

Development Intent 
higher intensity land use 

preservation and moderate 
growth 

In Conclusion the proposed amendment is not a speculative upzoning request, but rather a strategic 
change al igned with current development patterns and infrastructure capacity. The Urban Community 
designation better reflects the existing and planned character of this portion of the US-41 corridor 
and supports the County's long-term planning objectives. In contrast, maintaining the Suburban 
designation would underutilize a well-located, infrastructure-ready site and limit the ability to provide 
housing consistently with demand and policy direction. 



THE LAW OFFICES OF 

DOUG MAREK, P.A. 

OPINION OF TITLE 

With the understanding that this Opinion of Title is furnished to the Lee County Board 
of County Commissioners, and it is hereby certified that I have examined the public 
records covering the period from the beginning to the 10th day of April 2025 at the 
hour of 11 :00 p.m. inclusive, of the following described property. 

Legal Description: 

PARCEL 1: 

The Northwest 1/4 of the Northeast 1/4 of Section 1, Township 46 South, Range 24 
East, Lee County Florida, lying West of S.R. 45 (U.S. 41) a lso being in Government 
Lot 2; less the Southerly 516.13 feet (as measured perpendicular to the South line of 
said fraction) and less the Northerly 429.88 feet (as measured perpendicular to the 
North line of said fraction). 

PARCEL 2: 

A tract or parcel of land being the Southerly 516.13 feet (as measured perpendicular 
to the South line of the North 1/2 of the Northeast 1/4) of the Northwest 1/4 of the 
Northeast 1/4 lying West of State Road 45 (U.S. 41) also being in Government Lot 2 
of Section 1, Township 46 South, Range 24 East, Lee County, Florida. 

LESS AND EXCEPT: 

A tract or parcel of land lying in the Northwest 1/4 of the Northeast 1 /4 of Section 1, 
Township 46 South, Range 24 East, Lee County, Florida, a lso being in Government 
Lot 2 of said Section 1, more particularly described as follows: 

Commence at the Southwest corner of the North 1/2 of the Northeast 1/4 of said 
Section 1; thence N89°08'15"E along the South line of said North 1 /2 of the Northeast 
1 /4 for 441. 71 feet to the point of beginning; thence continue N89°08'15"E along said 
South line a distance of 600.00 feet to the intersection with the Westerly right-of-way 
of U.S. 41 (S.R. 45) Tamiami Trail; thence N31°32'00"W along the said Westerly 
right-of-way for 300.03 feet; thence, leaving said right•of-way, run S89°08'1 S"W for 
102.94 feet; thence S66° 29'41"W for 210.69 feet; thence S86°19'07"W for 148.24 
feet; thence S00°21 '23"E for 169.66 feet to the point of beginning. 

J am of the opinion that on the last-mentioned date, the fee simple title to the above­
described real property was vested in: 

Names of all OWner(s) of Record: 

Clara Point, LLC, a Florida limited liability company 

101 PINEAPPLE GROVE WAY• SUITE 200 • DELRAY BEACH, FWRIDA 33444 
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Mortgages of Records: None 

Title to the property is subject to the following easements: None 

I HEREBY CERTIFY that the foregoing report reflects a comprehensive search of the 
public records of Lee County, Florida, affecting the above-described property. 
I further certify that I am an attorney-at-law duly admitted to practice in the State of 
Florida and a member in good standing of the Florida Bar. 

Respectfully submitted this 1st day of May 2025 . 

. _/ '~ 

Doug Marek 

Florida Bar No. 035180 

1564-075 9224 

101 PINEAPPLE GROVE WAY• SUITE 200 • DELRAY BEACH, FLoRIDA 33444 
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