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I. INTRODUCfiON

Section l.l
OVERVTEW OF THE REDEVEI,OPMENT PLAN

The Lehigh Acres redevelopment area is one of eleven
areas designated by the tre County Board of County
Commissioners as a redevelopment area under the
authority of Florida Stahrtes, Chapter 163, Patt III,
Community Developne,nt Act. (The scope and
requirernents of this legislation are discussed more fully
in Section 1.3.

Each of the eleven rcdevelopment areas was identified by
the presence of one or more conditisns of blight as
defined in the Statutes. These findings as they pertain to
L€high Acres, cntitled thc "Blight Studyu, are contained
in the appendix of this document

The purpose of the Lehigh Acres redevelopment plan is
to formulate strategies for thc economic, social, and
physical rcdevelopment of the community, based upon
goals and objectives identified by the Lehigh Acres Local
Redevelopment Planning Comrnittee (LRPC).

The Lehigh Acres redevelopment plan is divided into
thrce major scctions.

Spction f presents the State of Florida Statute
requirements for a Redwelopme,nt Plan, along with the
consistency with the ke County Comprehensive Plan and

the overall goals and objectives established by the LRPC.

Section 2 illustatcs existing conditions in the c.ommunit5r,

Sectiou 3 depicts the khigh Acres Community Plan,
communit5r issues, funding alternativcs, projected Ta:r
lncremeirt Financing (TIF) reve,lrueq compliance with
statutory requirements, project completion schedule, as
well as other related elements.

The Lee County Cmmunity Redevelopnent Agency
(CRA), the Lehigh Acres Local Redevelopment Planning
Committee (LRPC), and the Lehigh Acres community are
the agents responsible for the compositisn and
implementation of this Redevelopment Plan.

Section 1.2

GOALS A}ID OBIECTTVES

The following list of goals and objectives for Lehigh
Actes was dweloped by the Lehigh Acres Local
Redevelopment Planning Committee during a series of
public workshops.

To provide a community bike path and sidewalk
system that would protect the safety and welfare
of pedestrians.
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4.

Increase plice protection to provide a safer and
more marketable community.

Dwelop bus shelters to protect the welfaie of
people using public hansportation and to increase
ridership on Lee Tran-

Make Gunnery Road enhancements to provide for
the safety and welfare of young adults and
community members who will use the new public
library and high school.

Provide right of way beautification to increase the
opportunity to develop a comprehensive landscape
identity that would encourage a sense of
neighborhood, community pride, and economic
development.

Address the lack of street lighting to prevent
accidents, increase resident safety, allow for better
directior, and to create a sense of security.

Increase commercial zoning to provide for
commercial opportunities and long term economic
stabilityby the development of appropriate zoning
and land use relationships.

Install community signs to devclop a cohesive
community image by producing a recognizable
graphic and architectural identity.

Section 1.3

REDEYEISPMENT PLAN
STATUTE REQUIREMENTS

According to Florida Stotute ,63.362, this redevelopmemt
plan must and does contain:

l. A legal descriptior of the
community rcdevelopmsnt area and
a reason for establishing such
boundaries.

Show by diagram and in
general terms:
a) The approximate amount of

open space to be provided
and the street layout.

b) Limitations on the t!?6,
size, height, number, and
proposed use of buildings.

c) The approximate number of
dwolling units.

d) Such property as intended
for use as public parks,
recreation areas, streets,
public utilities, and public
improvements of any
nafi$e.

If the neighborhood contains low

2
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or moderak income housing,
tontain & neighborhood irnpact
element which describes in detail
the impact or redevelopment upon
the residents of the redevelopment
area and the surrounding arcas in
terms of relocation, ffaffic
circulation, enviromental qualtty,
availability of community facilities
and setYices, elfect ott school
population, and other methods
affecting the physical and social
quality of the neighborhood.

Identiff specifically any publicly
funded capital projects to be
undertaken within the community
redevelopncnt area,

Contain adequate safeguards that
the work of redevelopment urill be

carried out pursuant to the plan.

Provide for retention of conhols
and the establishment of any
restrictions or covenants nnuring
with land sold.

Provide assurances that there will
be replacement housing for the
relocation of persons temporarily or

permanently displaced from
housing faoilities.

Provide an element of residential
use in the redcvelopment area if
such exists in the area prior to the
adqtion of the plan or if the plan
is intcnded to remedy a shortage of
housing affordable to residents of
low to moderate income.

Contain a dehiled statement of thc
projected cost of redevelopmcnt,
including the amount to be
expended oo publicly fimded
capital Fojects in the community
redevelopment area and any
indebtedness of the cmrmrmity
redevelopment agency, the county,
or the municipality proposed to be
incuned for zuch redevelopment if
such indebtedness is to be repaid
with increment revenues.

10. Provide a time certain for all
redevelopment financed by
irrcrement revenues. Such time
certain shall occur no later than 30
years after the fiscal year in which
the plan is adopted.

3
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Section 1-4
CONSISTENCY WTIII TIIE LEE

COMPREHENSIVE PIAN

l]re Lee Plan is Lce Couttty's official comprcheruive
plan. All development in the coumy must be consistent
with the goals, objectives, and policies of the l"ee Plan.
The following ef,cerpts from the L€e Plan are provided to
demonstrate that the content of the khigh Acres
Redevelopment Plan is consistent with ant furthers the
goals, objectives, and policies of the I*c Plan.

Ttre primary objectives atd policies which relats to the
I-ehigh Acres Redevelopment Plan are within the
Redevelopment section of the Lee Plan and in the Future
Land Use Elernent.

Pertioent objectives and policies contained within the I.ee
Plan are as follows:

GOAL 2: GROWTH IVIANAGEMENT
To provide for an economically feasible
plan which coordinates the location and
timing of new developmeil with the
provision of infrastrucmre by government
agencies, private utilities, and other
soruces.

OBIECTwE 2.lz DEVELOPIvIENT
I,OCATION
Coutiguous ard compaet growth pattem$

shall be promotcd through the rezoning
prooess to contain qpmwl, minimize
energy costs, constrve land, water, id
natural resources, minimize the cost of
services, ard reverse qpical development
patterns where large tracts of land are by-
passed in favor of development rnore
distart from services ard existing
cormunities.

OBJECTIVE
TIMING

2.2: DEYELOPMENT

Direct new growth tkough the rezoning
process to those portions of the Futtrre
Urban Areas where adequate public
facilities exist or are assured and where
compact and contiguous development
patterns can be created.

OBJECTIVE 2.3: PUBUC PROVISION
OF INFRASIRUCTURE
The Capital Improvements Program shall
give the highest priorrty to the planning,
programming, and construction of urban
services and facilities in the existing
developed areas where facilities are
inadequate. Next priority shall be given to

4
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areas, followed by further expansion into
other portions of the Future Urban Areas.
Sufficient land shall be identified and
protected for utility facilities that will be

necessary to support the proposed lcvel of
development.

OBJECTIVE 2.4: FUTURE LA}.ID USE
MAP AMENDMENTS
Regularly examine Future Land Use Map
in light of new information and changed
conditions, and make necessary
modifications.

OBJECTIVE 2.?: REDEVELOPMENT
Fuhrre redevelopment astivities shall be
directed in appropriate areas, consistent
with sorurd planning principals, the goals,
objectives, and policies contained within
this Plan, and the desired community
character.

POLICY 2,7.1:
Community redevelopment activities shall
be conducted by the Lee County
Community Redevelopmerrt Agency within
approved redevelopment areas according to
adopted redevelop,ment plans.

POUCY 2.7.2:
Redevelopmcnt activitics shall be
comprehensive in approach and includc the
following components:

* Shrdy of incompatible land uses* Correction of outdated zoning
classifications* Elimination of zubstandard or
rmsafe buildings* Traffic circulation and parking* Economic revitalization* Protection of adjaccnt residential
neighborhoods aod historic and
nafural resourog$* Signs* Landscaping+ Urban DesignflVloster Planning* Affordable Housing

The khigh Acres Redevelo,pment Plan makes
considerations for addressing each of these components
under a comprehensive master plan apprcach.

POLICY 32.1.9: L€high Acres (as defined
by outerboundaries of its Privately Funded
Infrastructure overlay on.the Future Land
Use Map) is hereby declared a critical area
for firture potable water supply due to
fluctuating water levels in the Sandstone
aquifer. In response to this designation,
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the county shall amend current regulations
to provide that new wells in khigh Acres
strnJt be constructed to accommodate
submersible pmps.

Fuhre Land Use Classifications

The Lee Plan designates three distinct future land use
categories for khigh Acres. They are: CenEal Urban,
Urban Community, and Industrial.

The Central Urban area can best be characterized as one
of the urban corcs of Lee County. This area is already
the most heavily settled and has the gratest range and
highest levels of urbam service, such as water, sewert
schools, roads, etc.

It is also the area in which public senrices can most
readily be expanded to senre thc outward expansion of
development at urbau levels of density and intensity that
can be expected and which should be fostered.
Residential, commercial, public and quasi-pubtc areas
predominate in the Lehigh central urban area

This future land use category has a standard density range
Aom five dnelling units per acre to ten dwelling units per
acre and a maximum allowed density of 15 dwelling units
per acre.

Lehigh Acres' Cenhal Urban area is shown on Exhibit 9.

It consists of a Eiangular area (appnoximately 3 square

miles) in the center portion of khigh Acrcs to the north
of State Road 82; corridors along major portions of Lee
Boulevard and State Road 80; 3 sections nmning north
and south, which are bisected by Joel Boulwad; afr a 12
square urile cenhal corc area in the heart of Lehigh, in the
Homestead Road/Beth Stacey/IrcIand Height#Joel
Boulevard area.

The Indusfiial area is the smallest area of the thrce land
use classifications applied to property in lehigh Acres.
It is a relatively small arca at the westemmost boundary
of the community, along Lee Boulevard. There ilrc
several warehouses and light manufacturing uses presently
located within the industrial area

According to the Lee PlarU industrial development arcas
play an important role in shengthening the coun$s
economic base and will become increasingly important.

This Redevelo,pment Plan is consistent with numerous
other goals and objectives in the Lee Plan, includrog the
following: Goals 4, 6, 7, 12, 27, 28, 29, 31, 32, 34, 37,
39, 40, 42, 44, 47, 51,58, 60, 7A, 7l (conservation
objectives), 77, 79, 80, 81, 82, 84, 85, 87, 100, 108, and
109.
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These are the areas to which l,ee County will look for
expanded job opportrmities, investnents and production
opportunities, and a balanced and sufficient tax base.

These areas also need higher levels of service
(trursportation, roads, fire pnotection, etc.) than other
areas.

At a future point, it may be prudcnt to examine the
potential for expansion of Lehigh Acres' small indusfrial
area andlor consider the future designation of other areas

to serye the community.

The Urban Community arcas arc freestanding areas that
are somewhat removed from the Cenhal Urban area.

Although Urban Communities have a distinctly urban
character, the [,ee Plan spocifies that they should be

developed at slightly lower densities.

As their vacant portions are developed and become
urbanized, the community will need to expand its base of
urban services and strengthen them accordingly. The
predominant land uses in the Urban Community areas alt
the same as those in the Cental Urban areas. Standard
density rsnges from one dwelling unit per asre to six
dwelling units per acre, with a maximum of 10 dwelling
units per acre.

The vast majority of Lehigh falls under the urban
community category, with limited urban services and
large tracts of vacant land with isolated low density
development.

Section 1.5
THE LEHIGH ACRES REDEVEI,OPMENT PROCESS

On June 7th 1993, the Lee County Board of County
Commissioners directed the CRA staff to begin the
redevelopment process for l-ehigh Acres. The first step
was the determination of a planning bormdary and the
completion of a blight shrdy.

A total of three public workshops were held in the
community to direct the developmart of the Blight Study.

On December 15, 1993 the Lee Comty Boad of County
Commissioners approved, by rcsolution, the trhigh Acres
Blight Studn and direc,ted CRA staff to prepare a
Redevelopment Plan for the mea

The planning process for the Lehigh Acres
Redevelopment Plan was publicly driven wittr the CRA
staffdependent on eommunity participation. Two public
workshops were sonducted during this phase.

In addition, the staffheld meetings with the khigh Acres
Local Redevelopment Planning Committee (LPJC). The
result of this cooperative cornnrunity based effort is this
document.

The nExt phase of this process is the adoption of the
Lehigh Acrcs Redevelopment Plan by the Lee County
Board of County Commissioners. Afler plan adoption,
the CRA staff and members of the Lehigh Acres



community will begin to implement the projects and
programs set lbnth in the redevelcpment plan, including
the creation of detailed plans for neighborhoods within
Irhigh Acres.

9
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2. EXISTING CONDITIONS

Section 2.1
THE COMMUNITY REDEVELOPMENT AREA

The Iehigh Acres redevelopment area (see Exhibit 1) is
96.4 square miles located in Southeast I*e County. This
area is generally bounded by Buckingham Road to the
West, SR 82 to the South, the Herdry County line to the
East, and SR 80 to the North. Within the area is a large
ceffral core, which includes Homestead Road, and parts
of SR 884. Toward the outer quadrants of the I"ehigh
Acres redevelopment area are potential neighborhood
centers, whose exact boundaries and locations will be
determirrcd at a future date during the master planning
process.

A majority of the properties io the redevelopment area
are vacant residential, with limited existing commercial
acreage.

A legal description of the l-ehigh Acres redevelopment
area is contahed in Appendix 2.

Section 2.2
POPT]LATION

According to the U.S. Cenzus
Housing, ttrc 1990 population of

of Population and

22,1ffii, representing 6.6% of the
population.

Nearly one-third of Ichigh Acres' residents are age 63
ard overn compared to only 25Yo of county residents as
a whole. Interestingly, the median age ir Irhigh Acres
was 37.8, compared to a countywide median of 42.0.
Average household sizes are also larger than in the rest
of ke County, with 2.7 persons per household in I*high
Aeres, compared to 2.35 peffiotts per household
throughout lre County,

In general, the Census data shows that, while Irhigh
Acres has a significant retiree population, it also caters to
young people with children. These residents iue younger
on the av€rage than other residents of I-ee County, and
they have children. The median age of Lehigh Acres
residents has decreased zubstantially in the last 2O yeaff,
as younger families continue to move into the
community. This trend is likely due to changed
marketing strategies which describe khigh Acres as
"your hometown", with affordable housing for first-time
home buyers.

A slight discrepancy in total population figures between
Blight Study totals and the data presented herein is due to
minor errors in Census data breakdowns by race,
ethnicity, and other demographic characteristics.

lrhigh Acres was
total l-ee County

10
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Lehigh Acres' population has doubled every ten years

since 1970, and this growth rate is also expected to
continue, particularly in the next few years while low
interest ratos make home purchases attractive and

affordable.

One interesting recent trend (about which there is very
little exact data) is a seemingly large influx of buyers
from Germany. Further study slrould determine whether
German buyers are purchasing lots, homes, or both, and

whether they are actually residing in them or simply
purchasing them for investnent and/or vacation homes.

Table 1 strows the population characteristics of the Lehigh
Acres community.

Section 2.3
I-AND USE

The Lehigh Acres redevelopment area is a 96.47 sqlrare

mile area generally bounded by State Road 80 to the
north, the Hendry County line to the east, State Road 82

to the south, and Buckingham Road to the west.

Approximately 630/o of the laud area in t €high Acres is
vacant.

Since Lehigh Acres was platted in a grid system a
number of years ogon roads and drainage canals

throughout the communi$ are largely in place. The total
right of way and canal system comprises 16,755 acres
(26.2 square milcs), for a total of 2?,14o/o of Lehigh

Acres' land area.

When the percentage of vacant land and ths total land
area devoted to rights of way are added togetler, it
becomes clear that less than lAYo of the land in Lehigh
Acres is presently occupied by housing and commercial
structures, whereas nearly all of the roads are buill

Residential Uses

The most predominant existing land use in developed
portions of Lehigh Acres are single family residences,
which are mainly concentrated around the core of the
community. Isolated parcels of developed single family
residences are scattered throughout l*high Acres in a

random pattern of sprawling development. Several large
&acts in outlytng areas (Miror Lakes, Bethany Trace, and
Greenbriar, for exaurple) have been replatted as

subdivisions with larger lot sizes, a curvilinear street
pattern, ncighborhood parks, and other amenities not
generally associated with the remainder of Lehigh Acres.

Single family development has occuned on 9,551 parcels
in Lehigh Acres, for a total of 3,201.61 acr€s, according
to the ke County Properly Appraiser.

Multifamily development in trhigh Acres is limited to
several condominium projects which total 93.21 acres.
Much of the land zoned for multifamily dwellings
remains vacant.The Propsrty Appraiser's Office shows gg
areas in which multifamily rental properties are located.

\

i
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TABLE I PCTPIII-ATION

CEARACTERISTIC LEHIGH ACRBS

22,100

20,396
1,244

464

20,848
I,152

% AF LEIITGH
POPTJLATION

100.00%

92-28%
5.6l%o
2.09%

94.33%
5.LlVo

22.29%
47.82%
29.90Vo

nla

Total Persons

Race:
White
Black
Other

Ethnicity:
Non-Hispanic
Hispanic

Age:
Under 18

, ti8 to 6+
65 and over

Mediaf"r Age

Persons per household

Source: U.S. Census of Population and Housing, 1990
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Although there are undoubtedly some rental pmperties in
Lehigh Acres, thoy ate not presently being taxed as such.

In any case, the existing rental area in Irltigh Acrcs is
small, at best, aud certainly desenes a second loak when
planning for the fufirre dwelo,pment of the community in
order to provide a balanced lrousing stock.

Commetcial U-ses ^and Conditions

The existing commercial area of Lehigh Acres is centered

in the core of the community and in stip fashion along
several arterials. Total land ariea of developed
commercial property is 93.21 acnEs. The commercial
areas in Lehigh Aeres are located primarily toward the
ceirter of the 96.47 square mile area, along Homestead

Road and Lee Boulevard. A predominance of small srip
shopping centers exists in these corridors. The
constnrction of a new K-Mart, which opened in
Novembcr, 1993, has created a major retail vacancy in the
previous K-Mart location on Homestead Road, with
potcntial sefious future impacts on the rcmaining retail
businesses in the former K-Mart Shopping C,enter. This
is due in large part to the fact that, a prime tenant is often
the rnajor athactor to a sho,pping ccnter. When they
relocate or go out of business, the remaining tenants often
find that business declines severely.

A January, 1994 CRA suney
commcrcial centers in Lehigh

selected strip
toklling 139

businesses, reveals an overall vacancy rate of 19.4o/o,

several times that of a successful shopping area, according

to Dollars and Cents ofShoppins Centers. (See Table 4
for dctailed data.)

Lehigh Acres' shopping centers cater primarily to the
reside,nts of the community, selling neighborhood gods
and services. The most prominent commercial uses
within ship commercial centers are small ncighborhood
cafes and fast food/taks out restaurants (16); beauty
salons (10); and havel agencies (O. The numbcr of real
estate offices within retail centers totals 9, due to the
major emphasis upon land sales within tho Lehigh Acres
communit5r.

There are also four small churches within retail spaces in
the ship centers, a condition which often occurs whm
vacancies ar6 high and rents are low.

Complaints about the commercial areas include the fact
that there are vory few rcstaurants other than fast food
operations, and there is a desire to see chains such as

T.G.I. Fridays or Bennigan's locate in Lehigh Acres, In
addition, there are limited shopping opportunities for
apparel and shoes, with residents having to tavel 15

miles to Fort Myers for these items.

There are few home fumishings and acessory stores
(such as furniture, carpet, tile, and lighting, among others)
or appliance stores in Lehigh Asres' shopping areas, a fact
which is surprising in light of the continuing high growttr
rate a new residential constnrction in the Lchigh Acres
community.

l4
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TABLE 2 E'ilSTING LAND USE

LAr{p usE # PARCETS

Vacant Residential 107,457.00
Vacant Commercial I,117.00
Vacant Industrial 23.00
Single Family Residential 9,551.00
Muttifamily Residential (rental) 0.00
Condominiums nla
Commercial 91.00
Industrial 22.A0
Institutional (Religious, hospitr$ 62.00
Government 160.00

Agricultural 28.00
ROIY/Canals n/a
TOTAL 118,511.00

ACRES % OF TOTAL

I
I
I

37,672.ffi
1,049,22

189.01

3,201.61

0.00
93.2t

466,28

62.58
149.72

1,393.33
719.13

16,755.20

6l,74l.gg

6t.u %

1.70 %
0.31 %

s.19 %

0.00 %

0.15 ?6

0.76 %

0.10 %

0.23 f"
2.24 %

1.16 Vo

27.14 %
100.00 %

I
I
I
I
I

Note: The difference between total acres shown on Table 7
and the totals presented herein are due to a minor discrepancy
in Property Appraiser's Office mapping and calculations,
as tabulated in Lee County's Ceographic Information Syetems (GIS).

Source: Lee Coungr Property Appraiser & CRA
January 1994
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TABLE 3
Commercial Uses: Srip Shoping Centers

TABLE 4
Vacancy *atec in Select Ship Sttoping Ccnters

TVoe of Business

Yacant Storec

RcstauranUtakpout
&auty salons

Real estats officos

Tranel agcncies

lilomsn's apparel

Churches

Horne furnishings &
accessories

Mcdical offico
Laundry/cleanirg
Drugstores

BarborshoPe

Insurance offices

Suprmarkete
Small grocery storcs

Benks

Title compauies

Mail/shipping
Florist
Shoc repair

Video
Thrift siores

Karate
Elcctronics
Gas stations

Othcr*
TOTAL
*Other includss I oach:

# Sbr€s
2?

l6
IO

9
6

6

4
4

4
4
3

3

3

2
2
2
2
2

2
2
2
2
2
2
2

t6
139

% qf Toral
19.42%
lt.5t%
7.19{o
6.{t%
4.32%
4.329&

2.88?6,

2.t$fo

2.8896

2.88%
2.t6#
2.t6%
2.16Yo

Lq{%
t.M%
1,4496

l.M%
t.44%
1.447o

t.M%
l.44Yo

1.44%
1.4476

r.44%
l..44ya

lt.5t%
100.@%

Ncme of Ccnbr
Lcc Boulcvard

Shopping Centor

Homest€ad

Shoppirg Center

Sunehinc Ploza

Homestend Floza

Park Plrce

Former K-Mart

Flex Bon Plrza

Royal ?laza

Chiarelli Plaza

TOTAL

Source:

Lee County CRA

# Storcs f; Yacant
273

Vac. Rato
lt.rI%

,.m.m%

21.t7%

t4.29*

t5.38#

20.w%

14.29%

0.00t6
rl

0.00%

19.42%

Aerobics, antiques, henring aids,

Iaw ofEce, m/w aPParel' oPtical'

paint, pawnshoP, Pet grooming'

petsr'pholo,, Printqrs, signs,

silk screening, tax, W rePair

16

3

2

2

I

0

0

27
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Physical conditions in the neighborhood shopping celrters
vtry. The Homestead Shop,piug Center has major
drainage poblems ateach enfance to the parking lot, the
lot is in need of repaving, and the facade is adorned with
cedar shakes, runy of which are rnissing. Other centers

have inadeguate parking layouts, with haphazard angled
parking, no curb stops, and a lack of landscaping. Signs
are generally inconsistent with no uniform program for
size, materials, color, illumination, location, heights, or
design character.

In addition to the problems affecting the existing
commercial core in Lehigh Acres, the issue of lack of
adequate areas zoned for commercial activity in
appropriate locations is apparent in the area. The total
area zoned for commercial enterprises is 1,517.8 acres, or
3.4Yo of the total developable land area of Lehigh Acres.
Much of the commercial zouing is spread out in a linear
fashion along primary arterial and connector roadways.
(Lee Boulevard and Homestead Road, for example),
leading to a proliferation of decenhalized strip
commercial centers which will, in the futurq clog traflic
as well as contribute to the decline of the commercial
cofe.

Residents of outllng properties in Lehigh Acres have to
havel three to four miles for everyday shopping and

service activities. There is a need to consider possible

future amendments to the Lee Comty Comprehensive
Plan and the zoning ordinance to permit additional nodes

of commercial activity, including small service areas with

such uses as gas stations, mini-marts, automated bank
tollers, and cleaners, to accommodarc the neds of Lehigb
Acrcs residents and visitors.

IndusEial

The industrial area of L€high Acres is located at its
westernrnost terminus, along the ke Boulevard corridor.
Several light indushial uses and warehouses can be found
in this area, which is near the trhigh Acres Welcome
Center, approximately five miles fiom the ceirter of town-

Institutional

The category of institutional land uses, as defined by the
Lee County Prope,rty Appraiser, includes religious
institutions, private hospitals, private schools, nursing
homes and private Adult Congregate Living Facilifies
(ACLF s), cemeteriee and mortuaries, orphanages, and
private clubs, lodges, and union halls. Tlre predominant
institutional uses in Lehigh Acres are the religious
institutions scattered throughout the commuaity and East
Pointe Hospital.

East Pointe Hospital is located adjacent to the cenhal
commercial core of the community on Lee Boulevard.
East Pointe is a full-service medical facility providing
emergency room cario, matemity wards, and other medical
services. The hospital is also a major employer in the
area. Existing development near the hospital includes
medical o{Iice buildings, an ACLF (Cross Key Manor)

t7
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and other medical-related facilities. It is likely that the
hospital could become a primary destination point for
many residents of Lehigh Acres, if the national trend
toward the establishment of on-campus medical offices
(diagnostic centers, MRI facilities, and radiology center$n

for example) continues. In addition, the potential for
mid+ise developmcnt for housing for hospital employees,
particularly nurses, in fte immediate vicinity is another
national hcnd which may be considered in lieu of
additional stip commercial development along l-er
Boulevard.

There are presently 27 churches and one synagogue in
Lehigh Acres. Generally, they occupy significantly sized
parcels of land throughout the community, with the
exception ofthe few storefront churches discussed earlier.

Recreation and Open Space

Exhibit 2 shovrs the locations and relative sizes of land
devoted to parts and recreational astivities.

Lehigh Acres currently has two public parks - the 18 acre

Lee Community Park, located in the ce,lrter portion of
IJhigh Acres, off of Lee Boulevatd, and the newly
constnrcted 46 acrc Lehigh Acres Community Park Souttr,
located on Homestead Road-

Facilities at lre Community Park include: lightcd tennis
courts, lilhted athletic fields, a pool, tot lot, and picnic
tables, There is minimal landscaping at Lee Community

Park, with no attractive passive park areas. Barbed wire
fencing surrounds portions of Lee Community Parlq
offering a less than pleasing afinosphere for park users
and passersby.

Facilities at Lehigh Acnes Community Park South include
a L}-foot play mormtain, a skateboard rink (currertly
covered wittr gpffr$; basketball court, a picnic pavilion
with kitchen, volleyball courts, and open fields.
Scheduled for construction are baseball and softball fields
and an indoor recreational facility.

The khigh Acres Senior Center, Iocated on Plaza Drive
is a prograrnmed facility for senior citizens which offers
a wide variety of classes and activities. Facilities adjacent
to the Senior Ce,nter include an exercise tail, boccie ball
court, and shufflebomd courts.

Within several of the newer planncd neighborhoods of
t€high Acres are small neighborhood parks consisting of
tot lots, picnic tables, and passive anrenities. These parks
are owned and maintained by the various dwelopers and
homeowners associations, with signs indicating that they
are private and open only to menrbers of the respective
associations.

Additional private fasilities are located at the several
country clubs in L€high Acres and include the Mirror
Lakes Pool and L€high Acres Racquet Club.

l8
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Thcre arc three l8-hole couffies in l*high Acres. They
are the Admiral Lehigh Asres Resort Golf Course, located
off of Leeland Heights and Joel Boulevards, and Minor
lakes and Clryress Pines on both sides of Homestead

Road in the southern area of Lchigh Acres.

Surrounding and adjacent to one of l*high Acres'newest
neighborhoods, Greenbriar, is a proposed greenbelt and a
400 acrc natural pros€rve. Lehigh Acres contains several

small man-made lakes, including Mirror Lake at the
southern end of Lehigh Acres.

There are also l?5 miles of inland canals, which are

generally poorly maintaincd - full of trash and debris -
and stagnant.

Levels of Service for Recreation and Opsn Space

The Lee Couuty Comprehensive Plan indicates an adopted
level-of-servIcEFr Standard Community Parks of 0.8

acres per 1,000 population for public use. Additionally,
Policy 58.1.1 of the Plan recommemds the facilities and

size of these community parks. They should be 40 to 60
acres in size, with 4 ballfields, 6 tennis courts, 4
racquetball courts, a playground, a picnic atta, and

restrooms.

With the existing population of approximaiely 30,@0 in
Lehigh Acres and, at build-out, additional parks and

rccreational facilities will be necessary, along with
renovations to the existing Lee Community Park.

Further, the National Recreation and Part Association
recomrnends the following additional standards for
smaller parks:

A Mini-park is 112 acre to 5 acrcs and serves up
to 2000 people.

A Neighborhood Par{< is approximately 5 acres
generally passive. It serves up to 4000 peo,ple
within a radius of ll2 milc. Oftm, neighborhood
parks are joint use facilities with local schools and
the local government

Education

I*high Acres is served by two elementary schools and
one middle school. Total emrollme,nt forthe three existing
schools has increased by more than a third sinoe 1986, a
trend which is expectcd to continue as Lehigh Acres'
growth increases. See Table 5: School Enrollment.

Approximately 1,000 high school students in Lehigh
Acrcs attend nearby Riverdale High School on
Buikingham Road and State Road 80. A new higlr
school is presently under consfiuction on Gunnery Road
in Lehigh Actes, scheduled to o,pcn in August, 1994. The
projected enrollment is 2,7(X), although not all of the
students will be Lehigh Acres residents.

Lehigh Acres Elementary School is presently over
capacitn as is Sunshine Elementary. Portable trailers are
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used for classrooms. fut e4pansion/renovation of
Sunshine Eleme,ntary School is presently underway, which
will alleviate the curent overcrowding problems.

Although there are no post-secondary educational
institutions located within the khigh Acres community,
the site for Florida's new "lOth University" has been
designated on a tract of land on Alico Road
approximately 10 miles south of I*high Acres. It is
scheduled to open in mid-l997.

With the constmction of the Alico Road and Daniels
Road extensions into Lehigh Acres, the area has great
potential for housing for both University employees and
students, due to its close pmximity and moderate
land/lrousing prices.

One factor which should be considered in a future master
plan for khigh Acres is the potential impact of the
University upon the community and the potential for a
modification to existing land use regulations limiting the
nearby areas to single family development. A mix of
owner and renter occupied housing and a variety of
affordable housing tlpes could make Lehigh Acres an
excellent location for University employees and students
to live.
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TABLE 5
LEIIIGH SCHOOL ENROLI.MENT

School Enrolknent
8/85 8/90 8tg2 ll/93 CapaciE # Over/UnderCapcirJr

Irhieh Elementary 682 993 922 985 955 +30

(grades l-5)

Sunshine Elementary 658 953 852 891 943 -52
(grades 1*5)

Lehigh Middle School 622 712 858 785 956
(grades 6-8) -l7l

TOTAL 1962 2658 2632 2661 2854 nla

Note: Capacity at Sunshine Elem. will be 943 when expansion is complete.

Source: School District of Lee County

January 1994
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Library

Nearing constructiur is a new ke County Regional

Library, located adjacant to the new high school on
Gunnery Road. The library will be a 20,000 squate foot
facility constructed onall.?parcel. Residents of Lehigh
Acres have indicated that they would pefer a library
branch locatcd closer to the central core of the
communi[r, where a small library facility is presently

located.

Public Safety

Within Lchigh Acrm are tlnee lire stations and one

Sheriffs substation. One interesting feature of the

Sheriffs Of;Ece system is that many of the deputies who
sewe the community also live in Lehigh Acres, giving
ttrem additional insight into thc public safoty needs of the

residents and business owners.

Other Pnblic Facilities and Services

Other facilities serving the residents of Lehigh Acres
include a satellite office of the Lee County Tax Collector,
the Public Health Unit, and Irhigh Acres Community
Services.

Lot Size

As was noted earlier in this chapter, trhigh Acres is
predominanfly laid out in a straiglrt grid pattern, with
117,008 individual parcels of resideutial property
(excluding existing condominiums). The existing single
famrly homes have an average lot size of 0.335 actes or
14,593 square feet. Vacant residential parcel sizes are

only slightly larger, with an average size of 0.350 acres
(15,246 squaro feet). See Table 2, E:risting Land Use, for
additional data on parcels and acreages.

Several of the newer single farnily developrnents have
been replatted to provide slightly larger lot sizes, along
with cunrilinear sfreet pattems which modiff lot
configurations to some extent. Additional areas fot
potential replatting and modification to lot sizes need to
be considered in future planning for Lehigh Acres.

Existing commercial development has an average parcel
sizc of 5.12 acres per parcel, which is representative of
the larger existing individually owned shopping center
development in Lehigh Acres. lnterestingly enough,
vacant commercial parcel sizes are significantly smaller
than the existing, with an average size of only 0.94 acres
per parcel.

t
I
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I
I
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This data indicatcs that additional study needs to be made
to find methods to discourage extensive development of
small, individual one acre commercial developments and
to provide ince,ntives for larger scale commercial activity
whffe appropriate.

Ownership

Most of the developed parcels in trhigh Acres are owned

by individuals who have purchased single family
homesites. The largest propcrty owner in the community
is the nnew" Lehigh Asres Corporation, which owns
approximately 3,700 acrcs, or 6% of the total
redevelopment area-

The Irhigh Acres Corporation was purchased by
Minnesota Power in 1991, and their goal is to scll
developable tracts to builders and dwelopers, as well as

individual lot sales. Consequently, a new ownership
pattern is emerging, which should have a positive effect
upon the overall Lehigh Acres area. As builders such as

Arthur Rutenberg and Co. and others acqufue significant
vacafll properties, they are replatting and improving ,pott
the grid configuration which previously occurred
tluoughout the arca.

There is a ge,neral lack of available data on existing
ownership pattems, due to some limitations in the
County's Geographic Information Systan .programs.

Traffic and Transportation

The traffic network in Lehigh Acres consists primarily of
local roads which are configured in o grrd pattern. The
majority of these roads were constructed a number of
ye&rs ago, and they surround vast hacts of vacant land,
Although much of the local roadway network is rarely
use( future development will necessitate the repaving and
improvement of the roads which are owned and
maintained by Lee County. Exhibit 3 is the Lee County
Interim Traffic Circulation Plan Map.

According to the Lee County Comprehensive Plan,
"backlogged roads" are those roadway segments operating
(under existing conditions or strort-term projections)
below the adopted level ofservicc standard.

Leeland Heights Boulevard frcm Lee Boulevard to Joel
Boulevard is classified as a backlogged road. It is a State
maintenance responsibility. The Lee Plan recommends
restriping to provide two-way left-turn lane.

The Lee Comty Comprehensive Plan has established
minimum acceptable Levels of Service for roads as
follows: County arterials and collectors are level "8",
State principal arterials are level "Dn, and State minor
irterials and others are level "E'.
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Levels of Service are indicators of the degree of smooth
haffic flow on any given roadway, with a level of service
uA'being a free-flowing circulation pattern and 'Fu being
gridlock during pak hours.

Below is a list of Lee County roadway projects identified
in the Lee Plan for the improvement of bacHogged and
conshained mads:

l. Daniels Road - Construct TwoJane road from
Gateway Boulevard to St. Road 82.

2. Homestead Road at Beth Stacey - Install new
signal and improve geometrics.

3. Homestead Road at [.ee Boulevard - Install new
riry"l and rebuild intersection.

4. [reland Heights Boulevard at Lee Boulevard -
Install new sigual.

Table 6 on the following page *hows maintenance
rasponsibilities for various roadways within Lehigh Aeres
and existing levels of sercic-e for each.
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Tablc 6
Roadway Maintenancc Rcsponsibilitics antt Lcvels of Scrvice

Rqadw-qy Resoonsibilitv Level of$grvice

Lee Blvd. from SR 82 to Homestead Road State
Lee Blvd. {tom Homcstead Rd. to Leeland Heights Blvd. State
Jocl Boulevard from Leeland Heights Boulevard to l Sth Street State
Joel Boulevard from lSth St to SR 80 State
Gunnery Road - from Buckipgham Road to.Lee Boulevard County
Gunnery.Road - from Lce Boulcvard to SR82 County
Daniels ixtcnsion from Gateway to SR 82 County
Lseland Heighqs.from Jocl Boulcvard to Richmond Avenue State
Leeland Heights from Richmond Avenuc to Lee Boulevard State
Leeland Heights from Loe Boulevard to Homestead Road County

Sourcc: Lcc County Arncndments to the Lee Plan, I990

Note: Tlre Levets of Service shown above are based upon existing plus committed road network improvements.

E
E
A
A
A
E
N/A
B
F
A

I
I
I
I
I
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Pedesfrian Amenities

Identified community concems in Lehigh Acres include
the lack of sidewalks and inadequate pedestian
circulgtion, along with a lack of bike paths throughout the
commmity.

As isnoted inthe Blight Study, datedNovember 1993, all
of the major core streets (Lee Boulevard, Leeland Heights
Boulevar4 Joel Boulevard Gunnery Roa4 Sunshine
Boulevard, Beth Stacey Boulevard, Alabama Road,
Homestead Road Alexander Graham Bell Boulevard, and
Milwaukee Boulevard) are either lacking sidewalks and
bike paths or, when present, they are discontinuous and in
need of r€pair.

Generally, these areas are characterized by both pedestrian
and bicycle activity, creating a situation that is dangerous
and iaconvenient. Additionally, crosswalks, handicapped
curb cuts, and pedesrian signalization are generally
absent.

Within the residential areas, the only sidewalks are in the
new subdivisions, such as Oakwood and Mirror Lakes.
The majority of the single family areas of Lehigh lack
sidewalks and bike paths.

Also Iisted arr a community concern is the lack of bus
shelters throughout khigh Acres.
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Section 2.4
ZONING

The p'redominant zoning classification in Inhigh Acres is
the RS-I, Residential Single Family Disfrict Distict
regulations for R$l include minimum lot areas of 7,500

square fset, with minimum widths of 75 feet and

minimum depths of 100 feei Setback requirements ar€ as

follows: Street - variable depending on'functional
classification of roadway; Side - 7.5 feet; Rear - 20 feet;

and Water Body - 25 feet. Lot coverage is limited to
4V/o of the lot area. 48,636 acres in trhigh Acres are

zoned for single farrily residential uses (see Table 7).

Multifamily zoning disticts in l*high Aues include 166

individual parcels of land, totalling 5,340.4 acres. The

most predominant multifamily zoning classification is the

RM-2 Residential Multifamily Diskict, which limits
development to the lowest densities of any of Lee

County's six multifamily zoning classifications" Minimum
lot sizcs in the RM-2 districts &re as follows:

Residential Uses
Area - 7,500 square feet
Width - 75 feet
Depth - 100 feet

2. Non-residential uses

Area'- 10,000 square feet
Width - 75 feet
Depth - 100 feet

The maximum permitted densities are those which are

specified in the Lee County Comprehensive Plan category
for which the properfy is located. (See Chapter l, Section
1.4; Consistensy with the Lse Plan for more.detailed
iaformation.) In the case of Lehigh Acres, these are
generally the 'Urtan Community af,eas". Standard
density mnges from one dwelling unit per acre to six
dwelling units per acre, with a ma:rimum of l0 dwelling
units per acre.

Some RM-2 arcas rear the center of t[e town fall within
the "Central Urban" land use classification, which has a
slightly higher standard density range ftom five dwelling
units per acre to ten dwelling units pcr acre and a
murimum allowed density of 15 dwelling units per acre.

Maximum lot coverage in RM-z Districts is 45Yo, and the
height is limited to 35 feet.

With the exception of several isolated condominium
projects, re,presenting less than one te,lrth of one percent
of Lehigh Acrcs' land area, the multifamily dishicts are
primarily undeveloped or underdeveloped with single
family dwellings. ["ocationally, the multifamily districts
are scattered throughout l"ehigh Acres. Additional study
needs to be conducted to detsrmine the needs and desires
for additional multifamily zoned areas located near
activity centers and along major arteries, such as the
proposed Daniels Road extension.
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T/IBLE? EilSTING ZONING

ZONING CLASSIFICATION

Agricultural Districts

Residential Single FarnilY

Residential Multi-Family

Cornmercial Districts

Industrial Districts'

TOTAL

PARCEI,s

70

283

166

138

6

563

AC'RES

4,768.72

48,635.60

5,340.36

I,517.85

464,84

ffi,727.37

% OF TCNAL

7.85%

8t.097o

8.80%

?.50To

4.77%

100.00%

Note: The differcnce between total acres shown in Table 2

and the totals presented herein are due to a minor discrcpancy

in the Property Appraiser's Office mapping and calculations,

as tabulated in I-ee County's Geographic Information Systems (GIS).

Source: Ixe County Property Appraiser

January 1994
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Commercial zoning is concentrated in the cenhl core of
Lehigh Acres md running in a ship fashion along major
roadways such as Homestead Road, Lee Boulevard, and

Leeland Heights Boulevard.

The most predominant commercial zoning category is C-
2, which is essentially an obsolete zoning classification,
due in large part to the wide-range of uses permitted,
including in&rstrial. According to the ke County Zoning
Ordinance, "It is ... the intent of the Board of County
Commissioners that all land zoned C-2 shall be rezoned

to more appropriate districts iur soon and as expeditiously
as possible". No firflne araas are permitted to be rezoned
to the C-2 classification, which also permits light
indushial aetivities as well as commercial activities.

A major effort of the redevelopment planning process for
Lehigh Aeres should be to devclop appropriate
commercial zoning classifications for the existing C-2
areas, which would encourage concentrated commercial
development with uses appropriate to the Lehigh Acres
communigr, such as planned CPD (Commercial Planned

Development) Dishicts.

A secoad effort should include the review of the existing
areas zoned for commercial uses, with the intent to lessen

the alluringness of sprawlins sEip shopping centers and

to increase thc economic viability of the commercial cort,
along with the provisiou of neighborhood service centers

in outlying locations.

Section 2.5
ET.IVIRONMENTAL CONCERNS

Generally, environmental concerns center arormd
protection of natural resouroes and compatibility of
existing and proposed devclopment with the surrounding
natural habitat, including protcction of plants and animal
life and wetlands, soil conditiors, etc. Since Lehigh
Acras was drained and a majority of the land was cleared
a number of years 4go, there are no significant
environmental constaints to future developme,nt.

Several stands of oak and pine hammocks are still
remaining in f-ehigh Acr€s, and measures should be taken
to ensure that they are conserved to the greatest extent
possible.

Bedman Creek, Hickey Creek, and Orange River are
located in the northem section of the redevelopment area.
This redevclopment plan does not call for impacting thcse
areas. AII efforts will be made to protect the integrity of
these watersheds.

In terms of animal species habitats, the most notable is
the gopher tortoise, which is a protected species. The Lee
County Division ofNatural Resources has not inventoried
the habitats of the gopher tortoise, although they are

known to exist in Lehigh Acres.
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Soils and Vegctation

According to the Lee County Comprchensive Plan, the
predominant soil tlpe tluoughout the majority of Lehigh
is the Oldsmar-Malabar-Immokalee soil tlpe with some
concentation of the Pineda-Boca-Wabasso soils in the
area north of Lee Boulevard and direc'tly east of Joel
Boulevard. There are no significant soils in the majority
of trhigh Acres.

Exhibit 5 shows the areas of significant vegetation in
Lehigh Acres. They arc generally to the north of I-ee
Boulevard and extend for at least a mile to the east and
west of Joel Boulevard. These areas contain significant
amounts of native pines and sorne concentrations of oaks.
Future develo,pment should take into consideration the
remaining hammocks.

Floodplains

Irhigh Acres is loeted on some of the highest ground in
tee County. According the Fcderal Emergency
Management Agency 1984 maps, there are no areas of
Lehigh which fall into the category of flooding by tidal
surge in a 100 year storm. AIso, the area is not projected
to be flooded by rainfall in a 100 year storm.

Section 2.6
INFRASTRUCTURE

Stormwater Drainage

As noted above, tehigh Acres does not have some of the
severe drainage problems in othe,t areas of the County
because of its topography and inland location. A system
of o,peu drainage culverts runs through the majority of
khigh Acres, whieh poses potential future pmblems with
clogginglbackup and water quality. Street drainage
problems have been notc4 and some privately developed
commercial parcels with largc paved parking areas have
expericnced drainage backups.

Water Distribution System

The water distribution systern serves a slighfly larger area
than the wastewater collection system. lVater is available
to primarily the cenhal core of Lehigh Acres with the
remaining residents relying upon wells. Exhibit 6 shows
the water dishibution area in Lehigh Acres.

Wastewater Collection

Southern States Utilities of Apopka, Florida provides
sewenl which serve primarily the central core of Lehigh
Acres. Additional installations serve residential areas to
the south along Homestead Road. Exhibit 7 shows the
wastewater collection system in Lehigh Acres.
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Wastewater is collected and flows to the tueatment plant

I near Homestead Road and Lee Boulevard. After the

f wastewater has been treated the majority of the water is

r Hf,Hffi:ff*T*k:T*ffi*frfi',iiiHT;
r evaporate and percolate into the soil.

I
Sourcre: Southern States Utilities
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3. THE REDEVELOPMENT PLAN

Section 3.1

THE PLAN PROCESS

By relyrng on various community interactior techniques,

community issues were ideirtified and strategies for
resolving these issues are illustated in this plan The
guiding force in the evolution of this redevelopment plan
has been the Lehigh Acres community memb€rs, which
includes the Local Redevelopnent Planning C-ommittee
(LRPC).

A total of five Public Worlshops rtd numerous LRPC
meetings were held in an attempt to accurately reflect the
needs and ambitions of the Lehigh Acres community.

This redevelopment plan is the end result of the
conununity's aspirations, Thc Lee County Community
Redevelopment Agency (CRA) is the technical
mechanism that assisted the co'rrmunity with applying
their coucepts to the redevelopment plan.

The first step in the Lehigh Acres redevelopment process

was to involve community members in issue analysis.
The initial r€sult of this process was the identification of
problems that existed in the l*high Acres community.
The next step in the issue analysis pmcess was to turn the
community problems into identifiable projects. The
community was then asked to rank these projects in terms

of significance, and attach goal statements and solutions

to these issues.

The next step in the redevelopment plan pmcess was to
incorporate the projects into a Community Plan. The
Lehigh Acres Community PIan incorporates all the
projects derived frorn the Issue Analysis exercise into a
frarnework for addressing the identified projects.
AII projects identified by the community were then
divided into phases, which establishes a time frame for
implementation. This phasing provides a logical approach
for the construction of redevelopmerit projects in the
redevelopment area.

Section 3.2
THE PLA}.I CONCEPT

This is the first formal, comprehensive plan to be
to direct future growth in l*high Acres. The

plan addresses Lehigh Acres in its entirety, considering all
the functional as well as aesthetic elcments which can
rnake a community an enjoyable place in which to live.

The plan defines the community as a series of distinct,
individual neighborhoods connected at the center with a
central business dishict. Within each neighborhood,
exist smaller commercial centers which serve as focal
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points of the neighborhood. They are oriented to the
everyday needs of the rcsidents. Additional components

of each neighborhood are community centers which are

shategically located to reduce the need for the use of
personal automobiles. These community centers couldbe
future schools, libraries, recreational centers or other
suppofi facilities.

The element which unifies all the neighborhmds into a

whole is the open space network which encircles Lchigh
Acres. Linkages to secondar5r canal pathways lead
pedestrians from the edges of the community to the
center.

Within the heart of Lehigh Acres lies the grand central
canal which flows into the lower creeks of the Orange
River. This canal could serve as a destination point for
recreatiorl and Civic activities such as outdoor concerts
and craft shows, while providing a nahral landscape
amenity to the central business core.

The transportation network is defined into a hierarchy of
sheets which operate as arterials, collectors and local
steets. uGateways' are proposed along major roadways
at the point of eirtry to khigh Acres to shengthen the
sense of anival.

In addition, special treatment of major arterials can
improve the motorisfs sense of journey through the
community to the center. Roadway extensions are
proposed to improve Lehigh Acres' connection to the

regional on network of the Grrater Southwest
Florida area.

This plan follows urban design principles which give
significant consideration to the existing neighborhoods
and the existing commercial area which serves them.

The elements also address gateways and sense of place,
boulevards and spines of business activity, and nodes of
activity occurring in the heart of each neighboifioot[-
allowing people to gain access to services with ease.

Section 3.3
ISSUE AI.IALYSIM',IEEDS ASSESSMENT

Residential

l. Identify areas with significant vacant tracts for
potential rcplatting/re-subdivision to provide larger
lots, elimination of some sfrets, maximizc open
spacc, and increase lot size.

2. Encourage multifarnily dwelopment in appropriate
locations to provide balarced mix of affordable
housing.

Cor,nmercial

Attract new commercial tenants to existing
shopping centens to increase occupancy rates in
the,nr.
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Improve physical conditions in existing centers
througlr a facade progmm, design guidelines for
commercial buildings, and/or a granUlow interest
loan prograur for shopping ccnters.

Improve ths mix of retail businesses in Lehigh
Acies, with emphasis on apprel stores, home
furnishings, accessories, and appliance outlets.

Consider a master plan that will discourage linear
strip commercial develo,pment. Possible feafires
include;

a) CRA initiatedre-zoning of obsolete zoning
categories into mot€ appropriate light
comme,rcial, multi-ftmily, and residential
categodes.

b) Transportation planning such as access

roads, shared access and limited access

networla in order to prctect Level of
Service (LOS) and to promote safe
pedesnian movements.

Consider in a master plan for L€high Acres the
creation of a cenhal "downtown' ide,ntity for the
community, along with mechanisms to discouragc
the proliferation of strip commercial centers, with
thoir healy reliance upou the automobile.

Education

l. Joint schooUcounty shared recreational facilities
for community facility use.

2. Identification of locations for new elementary
schools.

3. Study potential for mix of housing types to attract
10th University employees and students.

Library

Since it is unlikcly, due to budgetary conshaints, that two
major lib,rery facilities will be operated in such close
proximity to one another, perhaps a more plausible
solution to accommodate the needs and desires of trhigh
Acres residents is to:

Develop a public transportation linkage between
the library, cenhal core, and nearby residential
areas. This could be accomplished through either
a shtrttle/holley system or an expansion of the
existing Lee Tran serqirice. Also, the addition of a
satellite branch library could be considered as the
community expands.
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Public Safety

Residents have iudicated the dssire to constnrct two
additional Lehigh Acres Sh€riff or law enforcement
substations in the future. While it is unlikely that the
Sheriffs Office has the rssources to expand to this degre
at the present time, perhaps it is possible to:

1. Acquire a Mobile Substation/Command Post
which could b€ relocated throughout the
community at scheduled intervals. (This concept
is similar to that of a Bookmobile and has
successfully been implemented in other cities
throughout Florida and the United States.)

Other possible improvements to public safety include the
following:

2. Adopt Crime Prevention Through Environmental
Design (CPTED) techniques for residential and
commercial areas. These techniques include
improved standards of lighting, increased
visibility, enhancements to the pedesnian
environment to encoumge increased usage, and
many other design mechanisms. The theory of
CPTED programs is that, if areas are desigued to
be open, welllit anrd actively used by the public,
the opporhmities to commit crimes are lessened,
and the area becomes unappealing to potential
perpotratoxr.

3. Consider creation of a Neighborhood Watch
Prcgram to reduce erime and increase public
perceptions of community safety.

Traffic and Transportation

Develop a pilot project, using a competitive
procoss, to allow bus shelters to display paid
advertising. In these cases, bus shelter companies'
construct shelters at their cost with an advertising
panel on them. Revenues from thc ads are used to
pay for the constnrction and maiotenance of each
shelter. Within reason, these shelters can be
designed to the speeifications set forth by the
community

Consider including in a contract the conshrction
of either non-advertising shelters or public service
announcement shelters in various locations.

Enhance cormections from the northeast side of
Homestead Road to the southwest side in the
cenhal core area of Lehigh Acres. There are
limited cross streets at the present time.

Additional loop roads and connections surrounding
the cenhal core need to be made to draw residents
from the surrounding reside,ntial areas into and out
of the commercial core. This would help to
alleviate the congestion on both Homestead Road
and Leeland Heights Boulevard.



3.

4.

5.

I
I
I
t
t
I
T

t
I
I
I
I
I
I
I

5. Consider a master plan an element that considers
road network analysis, design and redcsign of
arterials, beltways, and tansportation development
thrcughout the entire community.

Paf-ks & Recreation

1. Need for additional small public neighborhood
and/or mini-parls throughout Lehigh Acres.

Large tracts of vacant land arp needed for possible
land banking for recreatiou and open space

acquisition i.c. future regional county or state
park.

Need for cleanup/flushing of canals for
environmental reasons as well as improvcd open
space appearunce.

Improve cental core by landscaping and using
canal system as open space/recreational af,eas.

Sufficient land area is needed adjacent to several
mqior arterials/connectors for consfiuction of
Iandscaped mediaus and/or sheet hee planting
prc8rarrrs.

Creation of canal front amenities in central core
by oricnting new commercial development toward
two core canals.

Section 3.4

COMMUNITY GOALS AND
PRIORITY PROJECTS

Through a series of workshops sponsored by the Lee
County CRA, the trhigh Acres community was asked to
identi$ goals and projects to be considered in the
redevelopment plan.

The projects identified by the community are addressed in
the context of the Lehigh Acres Conceptual Plan (Exhibit
7).

The following pages contain the goals and priority
projects that were identified by Lehigh Acres residents at
these workshops.

Below is a general summary of the projects that are
priority concems of the Lehigh Acres community:

Sidewalks

Bike Paths

Canal Bridges

Increased Police Protection

Bus Shelters

6.
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a GOAII Provido a cmrmunity bikc paih and GOAL: Irnpove respoDsc timc for cmcrgcncy

I sidewalk s)at€m thlt would Fotcct thc vehicl€s &d incarare convcnicitc€ of
- laftty ad welfarc of pcdcstiau.' r€sidcnfs.,

I pR.JECT: BUILD sIDEwALKs AND BrxE pATIrs pR.JBCT: BIJTLD M.RE BRTDGE' ovER

r serJJrroN: luildsort sidewElkdbika parhs 
cANArs

I Urc TIF mor€y SOLUTION: Buikl aew bridg€s
Ifuve property o\ilners pick-up cost Use fiF money
Condust study for sidewalk/bikeway layout Defer project to Lee County Water Control

District
WHERE: Where shrdy indicates Conduct study for bridge needs

Homestead Road
Lee Boulevard
Joel Boulevard WHERE: Yvonne Avenue at SW 15th Sheet
Arotrnd all schools Amberwood to Homestead
Arouud all pa*s Alabama & Westninster
eiound all community facilities Where study indicates

BLIGHT CR]TERIA SATISTIED? Yes BLIGTIT CRITERIA SATISFIED? No
CONSTRUCTION OR PROGRAM PROJECT? CONSTRUCTION OR PROGRAIvI PROJECT?
Constuction Constnrction

STAFF RECOMMENDATION: STAFF RECOMMENDATION:
Consider the development of a community The lack of canal bridges has not been referenced as a
sidewalkhikeway system after recommendations are community blight chamcteristic for Lrhigh Acres. Use
received from a study designed to display pedestrian the Lehigh Acres LRPC is a the coordinating entity to
fiaffrc patterns. This shrdy will be an element of the facilitatc an ongoing dialogue rvith the Lee County Wator
master plan for the Lehigh Acres community. Use TIF Control Dishict and East County Department of
money to finance study. Transportation.
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PRIORITY- #3

GOAL: Provide a safer more marketable
community.

PROJECI: INCREASEPOLICEPROTECTION

SOLUTION: Work with county patrols to a{iust
paholling
Incorpotate
Private security paid by residents
Develop neighborhood watch program
Add 2 more Lehigh Subshtions
Use TIF money

WHERE: Areas which arc 4U/o developed
In areas of high growttt
In lower density areas

BLIGHT CRITERIA SAfiSFIED? YES

CONSTRUCTION OR PROGRAM PROJECT?
C;onstnrction

STAFF RECOM}MNDATION:
The Lehigh Acres LRPC could be a liaison with the Lee
County Sheriffs Office to improve on the current levels of
police protection available in the community. Pcrhaps

CRA stalf could introduce crime prevention
environmertal desigt standards to the community. This
element could bc a part of the Irhigh Acres master plan.

PRIORITY #4

GOAL:

PROJECT:

SOLUTION:

WHERE:

Protect the welfare of people using
public Eansportation and increase
ridership on ke Trar."

CONSTRUCT BUS S}IELTERS

Build new bus shelters in place of
present benches
Maintain same design for all bus
sheters
Conduct stndy to identiff key stops
Use TIF money
Involve community businesses in
financing

At existing Lee Tran stops
Where study indicates

BLIGHT CRITERIA SATISFTED? Yes
CONSTRUC"TION OR PROGRAM PROJECT?
Construction

STAFF RECOMMENDATION:
Using TIF dollars, undertake a study that would address
community ueeds pertaining to public transportation. This
study would be a part of the Lehigh Actes master plan.
The devclopment of bus shelters would reflect issues
addressed in the master plan.
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PRIORITY #5
GOAL:

PROJECT:

SOLUTION:

WHERE:

Provide for the safety and welfare
of young adults and community
membcrs who use the roadway."

GT.JNNERY ROAD
ENHANCEMENTS

Imprcve road geometry
Improve intesection geometry
Install crosswalks
Network with DeparEnent of
Transportation
Use fiF money

Gumery Road

PRIORITY #6
GOAL: Develop a comprehersive

landscape identity that would
encouragp a sense ofneigftborhood,
community pridc, and economic
development.n

RIGHT OF WAY
BEAUTIFICATION
Pick up litter
Add lardscaping
Provide design guidelines
Conduct study to determine needs
Stimulate local clubs to contribute
and maintain
Use TIF money

SR 82 and Colonial extension
[,ee Boulevard
All uew business locations
Along main corridors
Joel Boulevard
Gmnery Road

BLIGHT CRITERIA SATISFIED?

CONSTRUCTION OR PROGRAM PROJECT?
Construction

STAFF RECOMMENDATION:
Develop roadway right of way design standards for
Irhigh Acres in the master plan.

PROJECT:

SOLUTION:

WHERE:
Around schools and library

BLIGTTT CRITERIA SATISFIED? YES

CONSTRUCTION OR PROGRAM PROJECT?
Constuction

STAFF RECOMMENDATION:
Major road improvemeirts should be addressed by Lee
County Capitat Improvement Project progams and the

Mefropolitan Planning Organization. CRA staff
recommends concensating on roadway and pedeshian

safety issues, such as; pedeshian access, crosswalls,
additional traffic signals including pedeshian activated
stop lights, and, additional sidewalks and bike paths. All
of these elernents would be considered in the master plan.
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PROJECT:

SOLUTION:

WHERE:

PRIORITY #7

GOAL: Prevemt accidents, increase residcnt safety, allow
for better direction, and to create a sense of security."

PRIORITY #8

GOAL: Provide for commercial opportunities and long
term economic stabilityby the develo,pment of appropriate
rcning and land use relationships."

PROJECT: INCREASECOMMERCIALZONING

SOLUTION: Participate with the Lee County Plaaning
Deparfinent and Lehigh Corporation iu
develo'ping a commercial activity center
sttrdy and sector plan. The LRPC may
request comprehensive plan ameindrrents

as needed.

WHERE: Where study indicates
Lee Boulevard
Leeland Heights Boulevard
Joel Boulevard

BLIGHT CRITERIA SATISFIED? Yes

CONSIRUCTION OR PROGRAM PROJECT?
Program

STATF RECOMMENDATION:

If a commercial activity study is not available, approach
this element as a part of the master plan.

ADD STREET LIGHTING

krstall street lights
Conduct study to deGrmine ideal
locations
Develop design standards for street

lights
Usc TIF money
Rcfer project to Street Lighting
Distict

Where stttdy indicates
Homestead Road
ke Boulevard
Girnnery Road
sR 82
Outlying areas

BLIGHT CRITERIA SATISFIED? YES

CONSTRUCTION OR PROGRAM PROJECT?

Constnrction
STAFF RECOMMENDATION:
I-ehigh Acres LRPC could liaison with the street lighting
special taxing unitildistricts to address this need. In
addition, the street lighting needs of the community could
be addressed in the Lehigh Acres master plan'
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PRIORITY #9

GOAL: Develop a cohesive community image by
producing a recognizable graphic and architectural
theme."

PROJECT:
ADD AND UPDATE COMMI.JNTTY SIGNS

SOLUTION:
Conduct a study to determine community sign needs

Develop design standards for new signs

WHERE:
Where study indicates
Throughout Lehigh Acres
Main arteries
Entance to various neighborhoods

BLIOHT CRITERIA SATISFIED? Yes

CONSTRUCTION OR PROGRAM PROJECT?
Constnrction

STAFF RECOMMENDATION:

Develop design standards and criteria as a part of the

Lehigh Acres master plan.

Section 3.5
THE REDEVELOPMENT FOCUS

As part of the plannrng process, the community identified
issues which are a priority to the residents of Lehigh
Acres. These include pedestiaq recreational, traffrc,
beautification, economic development and land use issues.
Every topic identified is addressed in the plan concept for
the core area of Lehigh Asres where the majority of the
community's resideirts reside.

The concept consists of a central retail spine with
gateway anchors at each end of the business district.
Framing the retail spine are two outer fiangular parcels
which could be plamred as mixed use multi-family
housing, retaiUoffice developments. Fronting both of
these outer parcels are canals which could be reinforced
as feature waterfront landscapes providing an incentive
for future real estate development.

The surrounding residential cornmunity is interconnected
to the center with improved vehicular and pedestrian
linlcages. New entry roadways and canal pedestrian paths
finger-in toward the center creating flexible opporhrnities
for residents to reach the core area on foot or by car for
shopping, work or recreation

The core area is linked to the outer edges of the
community by Lee Boulevard which is geographically
sqlarate from the core area and should be addressed
separately. Prcssure from stip commercial development
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alongLeeBoulevardthrreatemstounderminetheurban
fabd; and economic developmeirt pote'ntial of the

community.

This pattern of land use development negatively impacls

resiaints ways of life by creating traffic problems whic!

urr"rt every activity r".h p"rson initiates. Lee Boulevard

is viewed Ly residents as the "Idain Steet" and gateway

of f.high io"t. It is proposed that the boulevard be

fieated is such with consideration given to discouraging

snip commetcial development andpromoting a landscape

which can enhance the image of Lehigh Acres'

A similar boulevard nearby is McGtegor Boulevard and

the imagery it gave to the City of Fort Myers'

The Central Canal is also a linkage to the edges of the

ccmmunity. Secondary canal paths lead residents to what

,* il""oti" the backyard of Irhigh Aues' Bicycle paths'

picnic areas, canoe facilities, jogging and

i"t"rpr"tiue paths can enliven this waterfront amcnity'

Progfammirlg activities such as art fairs, summer concerts

a"a-forrtft of lUy fireworks displays can bring the entire

community together to share and orjoy their civic spaca'
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Section 3.6
FI.,NDING PLAN

The following table indicatBs community identifid
projects, project cost estimates, project locations, and
other possible frmding sources for Phase I redevelopment
activities.

It is the dqsirc of the Lehigh Acres community to have
the same projects that are listed in Phase I also included
in Phase II, Phase IlI, and Phase IV. The latter phases
will connect to the redevelopment of the remaining
neighborhood centers.

Undoubtedly, there will be additionsl projects generated

in latter phases as a result of future market demands and
master plan recommendations.

Because master plan recommendations are not available
for later redevelopment projects, cost projections wene not
performed for Phase II, UI, and IV projects. At this
point, specific cost projections are not prcdictable.
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PHASE I: l-5 YEARS

PROGRAIvI/PROJECT

Master Plan

SldewalklBikeway Construction
Core Area
Commercial Boulcvard

tehigh Ares LRPC
Neighborhood Watch
Lee County Safe Neighborhood Plan

Bus Shelter Construction
Core Area
C.ommercial Boulevard
Neighborhood Center A

TABLE 8
FT]NIIING PLANT

Itr
$100,000

$405,000
Estimated at 5.5 miles of
sidewalk or bikeway for
cone area and Neighborhood
Center A. Actual cost to be
consider€d after master plan
recommendations.

$8o,o0o
Estimated at $1O000 for
8 units. Actual cost to be
detcrmined aftcr rnaster
plan recomme,ndations

OTHER POSSIBLE
F{.INpING SOURCES

CIP
Private sector

Commurity Contributions
Sheriffs Office

Lee Tran
Private sector

T
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TABLE I continued

PRO"CBAM/PROJECT

Lehigh Acres LRPC
Interaction with Local Clubs to
Conffibute to ROW improvements

Rlght of Way Beautilication Estimated at $25,{Xl0

Core Area

Street Light Improvements $75,000

Specific amount to be deterrrined
after master plan.

Core area lighting
Total cost to be
detennined after
master plan.

M0r000
Est. cost @ $10,000
per unit. Total cost
to be determined after
master plan.

QTHER POSSIBLE
FUNDINC SOTIRCES

Community Contributions

cIP
Private Sector

Street Lighting District
Private Sector

Lehigh Corporation
Private Sector

CIP
Private Sector

TIF

I
I
I
I
-I
I
t

Core area
Commercial Boulevard
Neighborhood Center A

Lehigh Acrec LRPC
Commersial zoning
Courp. Plan amen&nents
as needed.

Construct & Install
Community Signs

Core area
Commercial Boulevard
Neighborhood Center A

TOTAL (PITASE D $72s,000
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Section 3. 7
FI.'NDING ALTERNATTVES

There aro a variety of revelue sources to consider in
financing the cost of redevelo,pment in khigh Acles. It
is the sincere desire of the Lehigh Acres community to
involve private as well as public resourc€s in the funding
of redevelopment projects.

Possible funding altsmatives are listed below.

Tax Increment Financins

A trust fund has been established by Lee County, and
revenues from increases in Lehigh Acres taxable assessed
rralue are scheduled for deposit in a se,parate account for
Lehigh Acrcs redevelopment purposes. The assessed

value of the Lehigh Acres redwelopment area is capped,
and a base year is established. Property tax is collected
on the entire amount of assessed value, and any increment
over the base year is deposited in the Lehigh Acres
account and can be used to implement the Redevclopment
Plan.

Aecording to Florida Stafirte 163.3816), fimds (fIF) in
the redcvelopment trust fund can be used for the
following purposes:

*Administrative and overtead expenses.

rExpenses of redevelopmeirt planning, survcys, and

finarrcial a"alysis, including the reimbursemsd of such
expenses incurred before the rdevelopment plan is
adopted.

*To aequirc property.

*To prepare land for redevelopment, including clearance,
relocation of owners and occupants, and the site
preparation of redwelopment area properfy.

+To provide public facilities/utilities.

+To sell property.

*To acquire air rights.

*All expenses connected with agency bonds or notes, or
other forms of indebtedness, including payment of
principal and interest on CRA loans.

Tax increment rcvenues cannot be used for:

*Constnrction of public adminisfrative buildings unless
agreed to by each affected taxing authority.

rPublic utilities not necessary to carry out the community
redevelopment plan if such capital imprrovement projec{s
are normally financed through user fees or if the projccts
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would be done within tlrree years of the approval of the
community redevelopment plan pursuant to a preexisting
capital improvement plan.

*Govemment oporating expenses unrelated to planning
and carrying out community redevelopment plans.

Revenue Bondq

Under Florida Statuto 163.385(l), a county, municipality,
or community redevelopment agency may issue
redevelopment revenue bonds from time to time to
finance the mdortaking of any community redcvelopment
efforts listed under FS 163.

At ttris time, the Lee County Board of County
Commissioners has not issred revenue bonds or approved
borrowing to finance redwelopment pursuant to F.S. 163.

Private and Comorate Donations

Donations are encouraged and will be pursued during the
Lehigh Acres redwelopment process. Confibutions will
be sought to fund such community improvements as bus
shelters, landscaping, and commurity signs.

Grants

Grants will be pursued by the CRA stalf and t ehigh
Acres LRPC to offseJ the cost of redevelopment. Typical
grants may include Community Development Block

Grants, Florida DOT Highway Beautification Grants, and
Safe Neighborhood Crrants, among others.

Capital Improvemer-rt Proj ects

Current and future Capital Improvement Projects are
planned for the Lohigh Acres redevelopment area. Thcse
projects are scheduled for fiscal year 1993 + and arc
programmed for constnrction or improvements:

* 4lanc SR884

* 4 lane Leeland Heights Boulevard

* tehigh Acres Community Park Northcast

* Lehigh Acres Community Park South

* East County Regional Library

* Lehigh Acres Community Recreatinn Center
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Section 3.8
PROJECTED TIF REVENUES

The following estimates of TIF revenues for the Lehigh
Acres Redevelopment Area are listed in Table 9.

The estimate projects a frozrn tax base of $665,704,960,
with a 3% increase in taxable value from year 1994 to
2A24. This estimate is lower than the total tax base
because it does not iuclude publicly ou,ned properties and
is reduced by individual homestcad exemptions.

These projections are spmulative estimates. The actual
TIF rsvenues received for the af,ea are dependeirt on a
variety of factors.

Section 3.9
PROJECT COMPLETION SCHEDI.ILE

Phases for Redeveloprnent

For the purpose of this redevelopment plan, community
ts will occur in 4 phases: Phase I: (l-5) yea6,

Phase II: (6-10) years, Phase III: (l l-20) years, Phase IV:
(21-30) years.

The projects identified during these phases are estimates

of implementation based upon curre,lrt market projections,

The phasing of these projects allows for flexibility of
development in all phases as market demand evolves.

Phase I (l-5 vears):

Phase I developnent is concentated on the core arer,
cornmercial boulevard, and neiglrboftood center A
(Gunery Road area). Pote,ntial pdects for this phase
include:

Master plan
Sidewalklbikeway constructiou
Bus shelter constnrction
Gunnery road improvernents
Right of way beautilication
Sheet lighting
C,ommunity signs

Phases II. III. pnd IV:

Project development in Phase II, III, and IV will occur in
neighborhood centers B, C, D, and E. The exact phasing
of the remaining neighborhood centers is unknown at this
time, and dependent on fuhre market characteristics and
master plan recommendations.

In additiom, the khigh Acres community has indicated
that the potential projects for the remaining neighborhood
centers will resemble the projccts listed in Phase I.
Undoubtedly, there will be more projects and concerns as

the community develops and the master plan is in place.
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TABLE 9

LEHIGH ACRES
1O YEAR PROJECTION

3% INCREASE IN PROPERTY VALUES

INCREMENTABOVE GENERAL ANNUALTAX
NASE-IAXJffiAB. EU.ND-MILL&GE IUCAEMENIBEV.E,ITUEYEAR

1993
1094
1995
1996
1997
1998

1999

PRELIMINARY
TA)(ABLE VALTIE

$702,537,970
$723,614,109
$v45,322.532
$767,682,208
$?90,712,675
$814,434,055
$838,867,076
$8&1,033,089
$889,954,081

$916,652,704
$944,152,285

BASE
TAXYEAB

$702,537,970
$702,537,970
$702,537,970
$702,537,970
$702,537,970
$702,537,970
$702,537,970
$702,537.970
$702,537,970
$702,537,970
$702,537,970

$0.

$21,076,139
942J84,562
$65,144,238
$89,174,705
$111,896,085
$136,329.106
$161,495,119
$187,416,111

$214,114,7U
$241,614,315

5.8874
5.8874
5.8874
6.8874
5.8874
5.8874

5.8874
5.8874
5.8874
5.8874
5.8874

$0.00
$117.879
$239,295
$364,354
$4S3,164
$625,838
$762,493
$903,247

$1,048,224
$1,197,550
$1,351,356

CUMULAT1VETru(

INCREMENIBEI/ENUE

$0.00
$1{7,879
$357,,l74
$721,528

$1,214,692
$'lrB4o,53o
$2,603,023
$3,506,270
$4,554,494
$5,752,044
$7,103,400

2000
2001
2AO2

2A03

56



I
I

FOOTNOTES

l . Tq incrcmcnt i! bas.d otr the 1993 proli'i,,rty tlx .olk. The millage rsto is b.s€d oD drc t993 Gc$oral R.".eouc
rate of il.685Q :hc Capitrl Outlsy rElc of .5320, and tho Uaincorporatcd MSTU taip of .6704.

I 2. $93Bas! Ycsr - This figure assumes the rcdcvclopment plar is ldoptcd by June 1994 and uiilize8 thc 1993
preliminary lax rolls for &c baso amount

I ,. Annuel T!r( Incrtmont is 95% of th! total T&( bcrcmcrrt Rev@uc.

t +. llris analysir is brsod or the rcdovclolmcnt bourdary iltustritrd in Exhibit 2 of rhk document

5, ProicctioN - A 3oZ incrc.s. in prop€rb, valuos hrs been ,pplicd to 1994 through 2!OjI
I source: 

l::3:;:H,?ffiflffH:[:f;?i*:""' February' Iee4

t
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Because of ttre necessity for the estimation of TIF dollars
and expenditures, the phasing within the Lehigh Acres
Community PIan is also an estimate. It is the intention of
the Lee Counf Conrmunity Redcvelopment Agercy and

the Lehigh Acres LRrc to develop the programs and
projects within the time parameters established in the

Lehigh Asres Community Plan to the best of their ability.

Section 3.10

NEIGHBORHOOD IMPACT STATEMENT FOR
LOW TCI MODERATE INCOME HOUSING

The Community Redevelopment Plan for Lehigh Acres
should not adversely affect the residential componurt of
the redevelopment arca. The pote,lrtial impacts of;
relocation, hafric circulatiorq e,lrvironmental quality,
neighborhood preservation, school population, and public
facilities are addressed below.

Relocation: No relocation is anticipated as a result of the
redevelopment plan's projects and programs.

Traffic Circulation: Will not be adversely affected by
redevelopment activities.

Environmental Quality: No projects are plarmed that will
interfere with the envimnme,lrt, The stneetscaping and

landscaping will aid in the betterment of the local
environment.

Neighborhood Preservatioa: The forthcoming Master Plan

witl be community driven and incorporate neighborhood
elements that are indicated by the community.

School Po,pulation: Redevclopment activities would not
higger an area wide increase (other than already
anticipated infill), but would inctease cohesiveness of
neighborhood acccss.to schools and public facilities.

Fublic Facilities: The current public facilities arc
adequate for programs and projects defined by the plan.
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APPENDD(

TI{E LE}IIGH ACRES BLIGTIT STUDY

The redevelo,pment guidelines set forth in this text address

the 'blight conditions" discussed in the Lehigh Acrcs
Blight Study.

In order for an area to bc considered 'blighted'{Section
I 63.340(8), Florida Statutes), certain characteristics must

exist and are illustated in the Ixhigh Acres Blight Study:

Predominance of Defective or Inadequate. Street Layout

Faulty Lot Layout in Relation to Size, . Adequacy,

Accessibility, or Usefulness

Unsanitary or Unsafe Conditions

Deterioration of Site or Other Improvernents

Diversity of Ownership or Defective or Unusual

Conditions of Title tffhich prevent the Free Alienability
of Land Within the Deteriorated or Hazardous Area

This Redevelopment Plan will address these specific

characteristics and offers a prosam io reduce and/or

eliminate'blight.

LEE COI,JNTY COMMUNITY
REDEVELOPMENT AGENCY

BLIGIIT STUDY

LEHIGH ACRES, FLORIDA

REDEVELOPMENT AREA DESCRIPTION

Lehigh Acres comprises a community of aprproximately
30,000 people in east central ke C.ounty adjacent to the
Hendry County line. The 60,000+ acre commlmity offers
living to suit almost any lifastyle, including single family
homes, condominiums, townhouses, and golfcourse villas.

Natural water amenifies include the Caloosahatchee River
to the north, lakes, ponds, and 175 miles of canals. Other
recrcational op,portunities include: frcshwater fishing,
swimming, golf, biking, and tennis.

Health care facilities ar€ present, as well as three (soon to
be four) fully accredited public schools. AIso existing
are: increasing retail shopping opportunities, a commerce
park, numerous financial institutions, and a multitude of
religious congregations. Emergency medical service, fire
protection, and Iaw enforcsmsnt are also provided.

There are approximately 150 active citizen groups in
Lehigh Acres urith a variety of community interests.
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Concerns identified by the community in the prcparation
of the Blight Study focused on community beautificatioru
sidewalks, bikewayq policc protection, abandoned lot
maintenance, major road improvements, pedestrian

circulation, public facility improvemcnts, and a host of
other concerns. Funding for these conccms is a high
priority for Lehigh Acres.

PURPOSE T'OR STUDY

Chapter 163, Florida Statutes, sets forth the frameworlc
for the establishment and activities of a community
redevelopment agency and defines conditions of blight.
If, after detailed study, a community is found to be
blighte{ the appropriate local govemmcnt (in this case -
the Lee County Board of County Commissioners) can
declare a it to be a redevelopment area.

The purpose for the bligE study is to present and analyze
those findings to determine if Lehigh Acres should be
designated as a redevelopment area.

On Decernber 15, 1993, the blight study was reviewed by
the L,ee County Board of County Commissiouers, and at
that time they adopted a resolution declaring Lehigh
Acres to be a redevelopment area.

FINDINGS OF BLIGHT CONDITIONS (DEFIMTIOI.I)

Blighted Area [as defined in Section 163.340(8), Florida
Statutesl can include one or all of the following
characteristics:

An area in which there is a zubstantial number of
slum, deteriorate4 or deteriorating stnrctures and
conditions which endanger life or property by fire
or other causes or one or more of the following
factors which substantially impairs or arrests the
sound growttr of a county or municipality and is
a meilace to the public health, safety, morals, or
welfare in its present condition and use:

1. Predominance of defective or inadequate
strreet layout.
Faulty lot layout in relation to size,
adequacy, accessibility, or usefuIness.
Unsanitary or rmsafe conditions.
Deterioration of site or other
improvements.

5. Tax or special assessment delinquency
exceeding the fair value of the land.

6. Diversity of ownership or defectivs or
unusual conditions of title which prevent
the free alienability of land within the
deteriorated or hazardous area.

An area in which there exists faulty or inadequate
street layou! inadequate parking facilities; or
roadways, b,ridges, or public or public
transportation facilities inoapable of handling the
volume of haffic flow into or through the area,
either at present or following proposed
consfuction.

2.

3.
4.
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Housing Atrordability [as defined in Section 163.355(8)J
means:

fui area in which there is a shortage of housing affordable
to residents of low or moderate income, including the
clderly.

The following pages address specific conditions within
Lehigh Acres and hou, these conditions rclate to the
above blight citeria.

FINDINGS OF BLIGTIT CONDITIONS: LEHIGH
ACRES

BLIGIIT CRITERIA #I: PREDOMINANCE OF
DEFECTIVE OR INADEQUATE STREET LAYOUT

The Lehigh Acres study area is characterized by a

defective or inadequate silcet layout. These pmblems
include inadequate layout or design, faulty intersection
design, parking problerns, and a lack of sidewalks.

Leeland Heights Boulevard (Lee Boulevard to Richmond
Avenue)

The existing level of service is F. Road impovements to
this segment are ntressary to meet the adopted level of E.

'The intersection at Lce Boulevard and Leeland Heights
Boulevard is inadequate to handle the volume of trafnc
currently using this intersection. Design prcblems are

also preseirt.

Sidewalks and bikeways are absent in this road segment.

* Leeland Hcights Boulevard (Richmond Avenue to Joel
Boulevard):

The existing level of service is F. Road improvements to
this segment are necessary to meet the adopted 1994 level
of E.

The intersection at Leeland Heights Boulevard and
Richmond Avenue is inadequate to handle the volume of
haffic currently using this intersection. Desrgn problems
are also present.

Sidewalks and bikeways are absent in this road segment,

Lee Boulevard, Leeland Heights Boulevard, Joel
Boulevard, Gunnery Road, Sunshine Boulevard,
Beth Stacey Boulevard, Alabama Road,
Homestead Road, Alexander Graham Bell
Boulevard, and Milwaukee Boulevard:

The three signalized intersections located along
Homcstead Road are inadequate to handle the volume of
haffic currently using these intersections. Design
problems are also presenl

The nignalized intersection at Lee Boulevard and
Homestead Road is inadequate to handle the voltrme of
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traffic currently using this intersection. Design problems
are also pres€nt

While the above eonnectors and arterials are characterized
by pedeshian and bicycle activity, sidewalks and bike
routes are absent, or when present discontinuous and in
need of rcpair.

The area is also characterized by a lack of adequate
parting ar@s, both on and off street. Businesses are
hampered by substandard lot sizes which inhibit the
provision of adequate on-site parking as well as

circulation and access.

BLIGHT CRITERIA #2: FAI.,LTY LOT LAYOUT IN
RELAfiON TO SIZE, ADEQUACY, ACCESSIBILITY,
OR USEFULNESS

Much of Lehigh Acres was platted and built prior to the
a&ption of modern zoning codes. A considerable
number of properti€s are non-conforming to existing
codes with regard to setback, parking, lot dimensions, lot
covefage, buffer requiremenb, and open space

requirements.

BLIGIIT CRITERIA #3: LJNSANITARY OR T NSAFE
CONDITIONS

Unsafe conditions exist. The unsafe conditions are

characterized by inadequate street lighting, dangrrcus road
design, lack of pedestrian crosswalks, absence of mad

shoulders, and inadequate plumbing facilities.

* The following collectors and arterials lack
adequate street lighting:
Lee Boulevard
Leeland Heights Boulevard
Joel Boulevard
Gunnery Road
Sunshine Boulevard
Beth Stacey Boulevard
Alabama Road
Hornestead Road
Alexander Graham Bell Boulevard
sR82

* The following collector has a dangerous road
design (diffi cult geometry):
Homestead Road

The following collectors and arterials rck
adequate pedeshian crossings:
Lee Boulevard
Leeland Hcights Boulevard
Joel Boulevard
Gunnery Road
Sunshine Boulevard
Beth Stacey Boulevard
Alabama Road
Homestead Road
Alexander Graham Bell Boulevard
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The following collectors and arteries lack adequate

fonnalized or soft road shoulders:
Lee Boulevard
L,eeland Heights Boulevard
Joel Boulevard
Gunnery Road
Sunshine Boulevard
Beth Stacey Boulevard
Alabama Road
Homestead Road
Alexander Graham Bell Boulevard

According to 1990 Census Data, .35% of Lehigh
Acre's households lack complete plumbing for
indoor use. In the entire comty, this fiEure is
.25%.

According to 1990 Census Data 42.2% of Lehigh
Aere's households are without watet from a public
utility. In the entire count5r, this figure is 12.7o/o.

According to 1990 Census Data, 54.8% of Ixhigh
Acre's households are without sewage disposal
from a public utility. In the entire counfi this
figure is 30.0%.

The Lehiglt Acres community has raised conccrns
about crime. Iluring 1992, L€high Acres had 845
reported major cdmes, including 208 burglaries,
286 incidents of theft, 26 assaultsrbattery, and 3

muders.

BLIGHT CRITERIA #4: DETERIORATION OF SfrE
OR OTHER IMPROVEMENTS

Surface water management prcblons are present in tlre
area. Flash flooding is prc$eat throughout the
commtrnity, indicating inadeqrate stormwater collection
and retention systerns.

BLIGHT CRITERIA #5: TAX OR SPECIAL
AS BSSMENT DELINO.{'ENCY EXCEEDING THE
FAIR VALUE OF THE LAND

* Data is present$ unavailable for this topic.
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BLIGTIT CRITERIA#5: DTVERSITY OF OWNERSHIP
OR DEFECTIVE OR I]NUSUAL CONDITIONS OF
TITLE WHICH PREVENT THE FREE ALIENABILITY
OF IAI{D WTTHIN THE DETERIORATED OR
HAZARDOUS AREA

It is estimated that there exists approximately 135,000
parcels ir Lehigh Acres with roughly 125,000 diftrent
titles. Many of these propefiy owners reside in various
locations thmughout the United States as well as many
foreign counties. Communication in regard to properly
matters is extremely difficult.

HOUSING AFFORDABILITY [AS DBFINED IN
SECTTON 163.355(8)l

* Data is presently unavailable for this topic.

CONCLUSIONS OT FINDINGS OF BLIGTIT

Lehigh Acre clearly has a predominance of 
'defective 

or
inadequate street layout; fuulty lot layout; unsafe and
unsanitary conditions; and, deterioration of site or other
improvements as set fuh in Chapter 163 for designation
as a blighrcd area and that rehabilitation, conservation, or
redevelopment, or a combination thereof, of khigh Acres
is necessary and advisable in the furtherance of the public
interest.
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LEHIGH ACRES REDEVELOPMENT AREA DEMOGRAPHICS

CHARACTERISfiC LEE COUNTY

Total Persons
(w
65 and Over
(w
Median Age
Persons Per Household
Median Household Income
Persons Below Poverty [,evel
(o/o)

Year Round Housing Units
Median Value of Owner
Occupied Housing
Median Monthly Mort Pymt.
Median Gmss Rent
Units Lacking Complete
Plumbing Facilities
(u/o)

Units Without Water
From Public Source
(Yr)
Units Without Sewage

Disposal From Public Source
(%)
Units Without Heating Source
(Yr)

LEHIGH ACRES

22,205
6.6%
6607
29.7o/o

37.8
2.7
$29,O75
178
.8o/o

10,559

$66,530
$576
$s19

37
.35o/o

4463
42.2%

5788
54.8%
99
.93%

335,I 13

I00%
83,003
25.0%
42.4
2.35
$28,448
30,267
9.O3o/o

189,051

$6',1,470
$688
$504

24,019
t2.t%

56,785
30.0%'
r095
.57%

Source: 1990 Census of Population and Housing
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APPENDIX 2
LEIIIGH ACRES COMMTIMTY REI}E\MLOPMENT AREA

DESCTIPTION

Description of Lehigh Acres redevelopment area located in Lee Coun$ Florida contain Sections 1,2,3,11,12,13,14,20,
21,22,23,24,25,26,27,28,29,3A,31,32,33, 34, 35 and 36 of Township 44 South and Range 26 East and Sections

1,2,3,4,5,6,7,8,9,10,11,12,13,14,15,16,17,18,19,2A,21,22,23,24,25,26,27,28,29,30,31,3?,33,34,
35,and 36 of Township 44 South and Range 27 Easl and Sections 1,2,3,4, 5, 10, ll,12, and 13 of To*nship 45 South
andRange26EastandSectionsl,2,3,4,5,6,7,8,9, l0,ll, 12,13, 14,15,16,17,18, 19,2A,21,22,23,24,25,26,
27,28, and 36 of Township 45 South and Range 27 East.

Beginning at the Northwest corner of Section 3, Township 44 South, Range 26 East; thence along the Northern Township
line of Township 44 South approximately 34,254 fee[ thence North 300 feet West of the Centerlina of loel Boulevard,
approximatcly 7625 feetto the Southem Right of Way of State Road 80; thence East 600 feet along the Right of Way line
to a point at the South Riglrt of Way of State Road 80; thence South 7625 feet to the Norttrern line of Section 12,

Township 44 South, Range 27 eax; thence East +/-9,000 feet to the line marking the Eastern most boundary of Lee County,
Florida in Section l, Township 44 South, Range 2l Farst, thenoe South following said county line approximately 62,000
feet to the Southeast corner of Section 36, Township 45 South, Range 27 East; theirce West following South line of Section
36, Township 45 SouttU Range 27 Eastapproximately 5280 feet to the Southwest comer of Section 36, Township 45 South,
Range 2? East; thence North +/- 3960 feet at a point to the Southem Right of Way line of State Road 82; thence Northwest
following the Southern Right of Way Line of Statc Road 82 approximately 5280 feet to a point defining the Southem
boundary of Section 27, Township 45 South, Range 27 East; thence West following said Section line approximately 5280
feet to a point defined as the Southwest corner of Section 27, Township 45 South, Range 27 East; thence North following
the West Section line of Section?'l, Township 45 South, Range 27 F,ast for approximately 1320 feet to the Southern Right
of Way line of State Road 82; thence following the South Right of Way of State Road 82 in a Northwest direction for
appmximately 7920 feet to a point +l- 320 feet West of the Southwest corner of Seution 20, Township 45 Souttr, Range

27 e,ast; thence West 7920 feet along the South boundary of Section 20 and 19, Township 45 South, Rangc 27 Fast to a
point at the Southwest corner of Section 19, Township 45 South, Range 27 East; thence North along said Section line 6600

feet to a point at thc South Right of Way boundary of State Road 82; thsnce following said Right of Way Northwest 8 I 84

feet to the Southem line of Section 11, Township 45 Soutlt, Range 26EasE thence West following the South Section line
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of Section 11, Township 45 Soutfu Range 26 East 264A feet to the Southwest somer of Section 11,

Township 45 South, Range 26 East; thence North along said West Section line approximately 1320 feet to the South Right
of Way line of State Road 82 following Northwest along said Right of Way line of State Road 82 ap'proximately 27,760
feet to a point 600 feet South of the Southwest boundary line of Section 30, Township 44 South, Range 26 East; thence
along said Section line 600 feet to a point at the Southwest comer of Section 30, Township 44 South, Range 26 east thence

North along said Section line 2640 feet to a point defined as the South Right of Way of lee Boulevard; thence West 2640
feet along the South right of Way of Lee Boulevard to a point at the West Rigbt of Way line cf Alva Boulevard; thence

North follouring the West Right of Way of Alva Boulevard approximately 528O feet to the South Right of VIay of,
Buckingham County Road approximately I 1,880 feet to a point defined as the South bormdary line of Section 16, Township
44 Souttu Range 26 East; the,nce following said Section line of 16 and 15 East approximately 6600 feet to a point defined
as the Southwest comer of Section 15, Township 44 SoutlU Range 26 East; thence North following the West Section line
of Section 14 and l1 of Township 44 South, Range 26 East approximately 10,560 feet to a point at the Southeast boundary
of Section 3, Tovmship 44 South, Range 26 east; thence West along said Section line 5280 feet; thence North following
West Section line of Section 3, Tovrnship 44 South, Range 26 east approximately 5280 feet to the point of beginning.
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