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.1 Introduction

The 19505 and 18605 wane the boon of the “plathed lands” era in the United
States. Large tracts of land wese purchased cheaply in remate locations,
often by Imvestars with no prior devaelopment experience or an understand-
ing of sound planning practices, then platted inta small kots and sold (often
gight unseen] on installment plans fo buyers all over the world, Purchasers
often defaulted on their paymants and lost thae imvastment, but the develop-
ara rescid the lots easily. Because the developears’ primary motivation was to
maximize retum on their expenditure by canving out and saffing as many kots
as possible, litlle or no land was sat aside within thesse massive subdivisions
for commaercial areas, employment centers, or public facilities.

At the peak of that era, hundrads of companles in Florida, California, Arzo-
rih, @ other states, were involved in this activity. Today, the original dewval-
opmen companies are mostly gone, bul dozens of large-scale, antiquated
subdivisions ramain in the United Stales. Most lve on as @as] bedroom
communities with deficiant roadway networks, and inadequate provision of
parks, schools, and community-sandng ratail.

Florida has some 150 such subdivisions [Figung 1); Lahigh Acras,
located in the northeast quadrant of Lee Gounty (Figure 2, quali-
fies s one of tha largest in the country. Remote and isclated

from the Counly's urbanized area, for decades this B&-square mile
subdivision developed al a slow pace, deferring the need for immediate
solutions 1o the problems foreteld by fundamental flaws in yrout, de-
sign, and character. Hovwaver, ils vary remolensss, together with he lack of
infrastructure investmant, kept the land values low anough to make the area
comparatively affordabla and attractive to the County's working familias. As
a rasull, in the late 1880z and early 2000s, residential developmant accalar-
ated {while remaining scattered over the large land area), with the volume of
traffic in and out of Lehigh Acres mushrooming and crime and emangency
response times becoming a problem due (o the isolation of many of the
homes and the discontinuity in tha road networdk. As growth is expectad

o continue, the absence of the facilities and Infrastruciure to support that  Figure 1: Location of Les County ba Flovic
growth means that Lehigh Acres will reach a crisis point sconer or later. TL?'

5 ki

Ta respond to this challenge, Lee County, working with Wallace Robarts
& Todd, LLE (WRT) and a team of subconsuliants, launched a process
lo prepane & néw community plan for the long-term development of
Lehigh Acres. The plan s an o 1o identity actions and tools that

will allow the County to alleviate the present problems experienced by
Lehigh Acres, and, over limea, o make the community more sustainalile
and more self-sustaining. This report documeants the findings of tha
planning precess and the recommendations of the WRT Team.

Figure & Locaton of Lehigh Acres in Low Coundy




.2 Study Area

The stedy area boundariss for the Lehigh Acres Comprehensive Planning
Study colncide with those established in the Lese County Compratsenshng
Flan (the Lea Plan) as the boundaries of the Lehigh Acres Planning Com-
munity, The Lehigh Acres Planning Community comprises the odginal
Lehigh Acres development, located south of Township 43 South, gener-

ally north of SR 82, and east of Buckingham Road/the Buckingham Rural
Community Preserve io the eastern Lea County line. Rataining the present
boundaries for planning purposes will heldp facilitate intagration of this stedy
inio the framewark of the Lee Plan, (Figure 3}

Figure 3: Lotigh Acres Study : WRT hased o Loo County GIS

Lehigh Acres | the second largest community in
the County by land area {second to Cape Coral).
Lehigh Acres covers 81,372 acres of land (ap-
prox. S8 square miles), or about & percent of tha
tofal land in Lee County, but it is home to less than

75,000 people—less tham 12 percent of the Goun-

v's population. By comparison, the City of Miami,
with over 400,000 people as of 2008, covers only
55 square milas and the City of Qrlando, wilh $ome
202,000 people, has a land area of 101 square
mibas, (Figure 4)
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Lehigh Acres abuts the County's planning communities of Alva and Fort
Myers Shores to the norh, and Buckingham and incorporaled Fort Myers lo
the west. The Gateway/Airport and Southeast Lee County's critical Density
Reduction/Groundwater Recharge areas ane located to the south (Figura 5).

Figura 8: Canbast Socrca: WART based on Loe County GIS

1.3 Project Purpose

The overarching purpose of thiz study ks to develop a proactive, comprehen-
sive and strategic program of action 1o address land development, redevel-
opment, infrastruciung and service issues 50 thal Lehigh Acres can become
a more balancad, and sustainable community.,

Preparing a plan thal meets the requirements for sustainability, given the
challenges and limitations facing Lehigh Acres and the current fiscal climate
im Flarida, is nol an easy task. However, fowr criical companents, identified
during the planning process ara nacassary to make the plan succassiul.
These ara:

1. A practical physical plan,

2. Priaritized actions and programs.

3. Necassary regulatory tools and financial resowrces.

4. A public and political commitment to implemeant the plan.




Figure & Planning Process

.4 Planning Process

This document was prepared over a two-year period as part of a process
that included five phases of work, (Figure 6)

The purpose of the first phese, Project Paramelars, was (o raach a com-
mon and praclical understanding of the isswes that could frame the range of
possible solutions in subsequent phases of the planning process, Through
the work conducted in this phase, the planning team sought to “get a grip”
on the exact nature of the challenge of creating a plan for Lehigh Acres.

The product of this phese was a framawork of factors and considerations,
parameters and opporiunities, which served as the context for the devalop-
mant of the plan in the subsegquent phases.

The second and third phases of work—Existing Conditions and Trends and
Vigion for the Fulure, respectively—were conducted along paralled racks.

In the second phase, WAT compiled and analyzed existing legalregulatory,
physical, functional, demographic, and economic conditions and trends,
which served to identify and evaluate opportunities and constraints in the
shudy area. At the same time, the consultant conducted a serias of interac-
tive forums with the residents of Lehigh Acres to solicit input on the commu-
mily"s valies and expeclations for quality of lile and development and design
character. This input served to prépare a Vision Statement thal expresses
“what we want Lehigh Acres to be like in the fuure.” Together, the products
of these two phases prasent a stark contrast betwoen the likely future if no
action ks taken to change the current situation, and the collective fulwre thal
the community aspires to attain.




In Phase Four, Alternative Concepts and Scenarios, a series of concepis
and davelopmant/redevelopment scanarios were developed and depictad
graphically. These concepts and scenanos emphasized growth and devel-
ocpment palterns at an areawide scale, but they also identified specific sec-
tors, coridors and prospective redevilopmaent areas for mone detailed study,
which may follow adoption of the Lehigh Acres Plan. Key variables explorad
inciudad: land use and developmeant patterns, development phasing and
timing, patentlal siting, scale and character of commercial activity centers,
potential sding of public faciities, and roadway network improvements,
Fram this exploration of vanables, a “prefared” concept amenged based on
degres of alignmant with the Vision Statement and degrea of feasibility.

Phase Five, Plan Document, complies all the relevant facets and products
of the pravious four phases inlo this document, and represents the culmina-
tion of the process leading wp to public review and, aventually, adoplion and
implementation of the plan recommendations.

1.5 Public Involvement

BMultiple opportunities for public Imvohrement were provided during the twao
years of the planning process. All meetings were extensively advertised
through the local newspapers and posted on the County website, The
Plan's public imalsament activities ware also announced at meslings of the
Lehigh Acres Community Planning Corporation (LAGPG—the community-
based organization who steered the process and who, working with Lesa
County siaff, served as the interface between the Consullant and the larger
Lehigh Acres community—and posted on the LACPC website, Newspaper
coverage typically followed esch of the activities. Interim and final products
of each phase, as well as cormasponding presentation materials, were made
available on both the County and the LACP G websites.

MMMWH“MWNMWQMLHMWMMW

In September of 2006, the project kicked off in Lehigh Acres with a serias
of commuwnity stakeholder meatings, including a tolal of twenty-two (22}
individuals representing nine (8} different governmental enfities, commu-
nity organizations, and private enterprises. The interviews were conducted
over a two-day padod, and heir purpose was to give the Consultant team
an owarviaw of local issues, condithons, opinkons and perceptions, as wall
as to familiarize them with thosa groups and individuats who may have an




influence in the community, Also as pasrt of the kick-off, the Consulant team
made an introductony presentation to and conducted an interactiva pra-
vigioning exercise with the LACPC, The pre-vigioning exercise helped to
gauge the LAGPGC's expectations for the planning process, and thilr percep-
tion of the impadimants that would be encountensd in achisving SBCCess,
This meeting was well attended by Lehigh Acres residents (approdmatedy S50
attendeas), and the Consultants, LACPC, and County staff all recehved and
angwened many questions.,

On March 214st, March 22, and April 28, 2007, the Consultant team con-
ducted fowr (4) community visloning sessicns, which wera attended by
approximately 138 persons. At each one of the mestings, the paricipants
werns assigned to small groups after an initial plenary presentation. Members
af the LAGPC board and County stalf assisted by serving &5 small group
facilitators and scribes. The inpuwt recorded at each of the sevantean {17)
amall group discussions was tabulated and summarized by the Consultant
in order to identify themes and consensus ideas. These, In turn, were usad
&5 the basis for creating a draft Vision Statement for the long-term future of

Lehigh Acres,

The draft Vision Statement was presented to Lehigh Acres residents al a
public forum on June 25th, 2007, Approdmately thiry-five (35) parsons
attended this session. Modifications were subseqguently made o the draft
Vision based on comments and guestions recorded al the meeting.

On August 21, 2007, the Consulianis made an informational presentation to
the Lee County Board of County Commissionars Manesgement and Plan-
nirkg Commithese, Thae findings of the Framework for Plan Development, a
summary of tha Existing Conditions and Trends Analysis, and the Vision
Statement weare presantad, together with a serias of sight (8) recommeandad
sirategic directions to address the kay issuas. While no formal action is
taken &t the Management & Planning Committee maetings, the Commis-
soners expressed suppaort for the stralegic directions and urged the Con-
sultant move forward with the preparation of the plan, With this feedback,
together with comments subsequently recened from the Stal, Lahigh Acres
residents, and the LACPC, the Consultant proceeded with the preparation of
community-wide concepiual altarnatives as well as more detailed prototypas
that were “testad"” for viebility on a site-specific basis.




During this phase of the process, the Consultant also made an informal
presentation to the Lehigh Acres Chamber of Commarnce on tha slatus af the
plan. Approxdmately filty (50) individuwals, represanting Chamber mamber
businesses and organizations, were In attendance at this lunch meating,
which fook place on September 23, 2008,

On January 30, 2008, the alternative concepts were presented to the LACPG
in a workshop forum. Subsequently, on February 8, 2008, an all-day com-
munity cpen house was hald at the Faith Lutheran Church, The Consultants
and LACGPC members presented the concapts in a moming and afternoon
sessions, and remalned on pramises with large boards of the concapts to
talk 1o and answer questiens from residents throughout the day. In total,
approximately 40 persons came o the open house. From the feedback re-
coived at this open house, plus County stalf comments and the Consultant's
awn evaluation, a "praferred concepl” was developed.,

& rough drafl of the plan document was submitted to Cownty staff in August
of 2008 for prefiminany review. The draft plan concepls and recommanda-
tions ware presented to the Lehigh Acres community on October 30, 2008,
to positive reaction. Approximataly 40 residents attendad this public presen-
taticn,

A summary presantation of the drafi plan was also made to the Board of
Ciounty Commissionars Management and Planning Commitiea on Decam-
ber 1, 2008, A final draft of the plan document, incorporating commenis
fram the Boand, the Stalf, and Lehigh Acres residenis, was submitted to the
Community Development Department on December 15, 2008, One addi-
tional presantation to tha Lehigh Acres community and the LACPC is sched-
uled for Januairy 2009,

— e

Ty = Tan

RITE T LS

gL ——
L1 3
Ll fro commanse, oo bead

b ey s
= S
B i e
Eismiavmessmemuamns ores s s
e = e ¢ e
L L e T
T T e e T T,
e e o
B e I
o

- T ‘o

preempers
e
BT T e ——

et

—
-
rrrn —— -
o i — - Ll — g
Py

I [ ——
e e e e et
e v e e g ] o e
el T——

L A N e A e i







BACKGROUND







.1 Historical Overview

Luhigh Acres was an 18,000-acre catthe ranch that in the mid 1950's
was purchased as a tax shelter by Chicago businassman Lee
Ratner. By 1854, Ratner, had joined Gerald H. Gould, advertising
exgculive from Florida, Manuel Riskin, a CPA from Chicago, and
Edward Shapiro, a California real estale investor, to create the Lee
County Land & Tithe Go. (later renamed Lehigh Acres Developmeant
Corporation). The group acquired additional land, subdivided it all
into quarter-acre and hali-acre lots, and began ot sales in samast,
marketing the development as a retirement community.

Some land was sat asida, mainly along Homestead Road and Lea Boule-
vard, for commercial uses. However, the set-aside was not nearly enocugh
to serve an ares of 100 square miles, where development was eveniually
expected to reach bebween 135,000 and 150,000 housing wnits at buildout,
For many years, the slow pace al which the area developed was provi-
deantial, since Lehigh Acres was too distant from other developed areas in
Lee County and from existing infrastructure and senvices to make it fiscally
faasible to provide those services. In a study on pletied lands praparad
in 2003, the Florida Legislathe Commiftes on Intergovernmental Relaticns
estimated that nearly 90 parcent of the [ots in Lehigh Acres remained vacant
&s of 19487,

Around that time, unexpectedly, development intensified, Certificales of Oc-
cupancy (COs) for residential struciures in Lehigh Acres jumped from 528
in 2000, to 1,183 in 2003. By 2005, this number had grown to 6,241, Traffic,
crime, water quality, and oclhar problams bagan to afflict Lahigh Acres—mot
unlike other rapidly growing communities, but in Lehigh Acras, these fac-
fors were exacerbated by the unigue conditions and bullt-in deficlencies of
the development pattern, Today, while the nationwide economic downium
clearly has slowed the pace of development in Lehigh Acres in the near
tarm, the undarlying problams remain, and are only likely to worsen whan-
evar the market picks up again. Many of tham are intemalated, and have
significant effects on the physical and soclal welfare of the community,

Over the years, various proposals have been made to resolve the
iszues in Lehigh Acres. The Lehigh Acres Development Corpara-
ticn, the orginal developer, was sold numercus times between
1872 and 1281, when the company finally ended its land dealings
in the community. In 1982, a new developer, Minnesoala Power,
worked with Lee County to establish a Community Redevelopment
Area in Lehigh Acres that, among other things, would allow for the
acquisition of land for complamantary nonresidential wses and for
the improvement of defickent Infrastructure and senvices. However,
the CRA was dissolved in the year 2000, before many initiathres
colld be implemented,

in addition, since the mid-1880s, residenis of Lehigh Acres hevea
proposed incorporation twice as a means of exerling more control
o thiair owm futurs, but these afforts did not succeed at the ballot
box, most recently in 2007,




Meanwhile, in 2004, a group of local leaders formed the Lehigh Acres Com-
munity Planning Garporation (LAGPG). The stated mission of this group is 1o
“support the management, planning and redevelopment of the Plat known
a3 Lehigh Acres to a degrea neaded to meat the needs of the community
known as Lehigh Acres, located in Lee County, Florida and to prapare a
community plan for Lehigh Acres and deliver if 1o the designated agent

of the Lee County Board of Courdy Commissionars.” The LAGPG actively
caollaborated with the consultant team retained by the Couwnty to prepare
the Comprehensive Planning Study. In Apqil 2005, with the support of the
LACPC, the Baard of County Commissioners approved a 17-month morato-
rium on applications to rezone non-residential land for residential prejects in
anticipation of the planning process. The moratorium was extended once in
2007 to allow for the compiletion of the plan.

lil. 2 Legal Parameters

Mo discussion of possible sirategies for dealing with development or
redevelopment in Lehigh Acres can proceed withoul consideration of all
factors related to private property fights. The consultant team conducted an
exhaustive search and analysis of various legal and regulatory issues and
Inatrumernts thet have an influenca on development in Lehigh Acras. Tha re-
wiew of the background facts indicates that there are three agreemenis and
four related government actions that affect vested rights izsues in Lehigh
Acres, which should be regarded in planning the future of this community
{Figuras ¥ through 11).

In simple termas, the examination of thesa various decisions and agreemants
suggests thal, because the majodity of land in Lehigh Acres was platied and
wastod many years ago, the ability of the County to restrict developmeant of
single family residential on these lods on e basiz of density, intensity, use,
or fransporation concurrency, is diminished, Howewver, this development

iz requirad io meat all othar land development regulations, including kasoe
regarding on-site sewage disposal systems and water wells. In addition,

the Lee Plan grants that any subdivision approval may be revisited if it wera
demonsiraled that a new peril exisis—i.e., a perl unknown at the time of
approval—io the public health, safely or welfare of the residents.

Presented in chronoiogical order, the governing agreements and Lee
County actions include:

1. June 23, 1971 - Subdivision and Plalting Assurance Agreement
(SPAA): This is an agreament dranvn batwean Lehigh Acres Development,
inz. and Lea County. The SPAA—which has beasn amended baelve limaes
slnca inception—does not address vested rights per sa, bu does astablish
and recognize three categories of plats (Figure ¥) and the infrastructure
requirements for each, as follows:

= Plats recorded with Lee County as of the ariginal date of the SPAA, and
which are required to comply with the County's subdivision regulations
adopled B March 1962,

» Plats filed in conjunction with the SPAA, and which are also required o
comply with tha March 1862 subdivisian regulalions.



nymr mmnrmm.&wwsm

= Lands that rermnained unplatied as of the date of the SPAA but which Le-
high Acres Development, nc. intended to piat al a future date. Pursuant
to the terms of tha SPAA, those future plats were requined to cormply with
subdivision regulations "in affect as of the date of the racardation in the
County records of Future Plats.”

2. November 16, 1984 - Lee County Plan (Lee Plan): The 1984 Lee
Plan identified Lehigh Acres as an Urban Area, and assigned the future land
use classifications of Urban Community and Central Urban area to lands
within Lehigh Acres. (These are the same designations in effect today).

The 1934 Lee Plan included a section addreasing the eflect of the Plan on
vested rights, which is relevani fo the silualion in Lehigh Acres, This section
recognized that an approved platted subdivision, platted pursuant to Par | of
Chapter 177, F5., was deemed consistent with the Lea Plan if the following
conditions were met; (1) construction of the subdivision bagan within two (2}
years of approval; (2) construction activity complied with all applicable pub-
lic health, safely, and weltare standards and regulations; (3) the subdivision
wias deemed consistent “only insofar as those Hems specifically approved,”
and {4) there was not a substantial deviation from the approval granted.




Three limitations are spalled out in the Plan, which are also of relevance to
Lahigh Acres. First, there was an express provision that vested righls were
only valid for a limited period of ime, Second, the provision was clear that a
substantial deviation to the development approval determined to be vesied
would subject the development to the policies and implemanting decisions
and regulations of the Plan. Third, the Lea Plan recognized that even if a
subdivision met all the conditions, it could be deemed Inconsistent with the
Plan °,..upon a showing by the County of a peril to the public health, safety,
of gangral weltane of the residents of Lee County, which peril was unknown
at the time of approval.”

3. June 21-October 31, 1985 - Decision on Appeal of Administra-
tive Determination by Lehigh Acres Development Corporation:
Siill uncertain about its development rights in Lehigh Acres under the 1584
Lae Plan, on Juna 32, 1885 Lehigh Acres Development, Inc. filad an appli-
cation for an Administrative interpretation of Vested Rights with respact io
all the land generally known as Lehigh Acres. In its reguest, Lehigh Acres
Development, Ine. alleged that Lehigh Acres had “acquired vested rights to
complete developmant of Lehigh Acres in accordance with its Master Land
Usa Plan, its retorded subdivision plats, the Subdivision Platling Assurancs

Agreament (SPAA), and the zoning granted by Lae Couwnby.”

The County’s Administrative Designee determined that "equily requires the
County to concede Lehigh Acres Development, Inc. had a vested right to
develop all portions of Lehigh Acres for which a piat had been prepared by
Lehigh Acres Development, Inc. and recorded by Lee County™. The Admin-
istrathve Degignes found these areas to have vested rights through estoppel
whether they were congistent with the Lee Plan or nol. The Adminisirative
Designes also concluded that all remaining undeveloped and unplatted
lands in Lehigh Acres were not vested under the Lee Plan. The decision of
the Administrative Designes was appealed. On October 31, 1985, the Le-
high Cosporation filed a Petition for Writ of Certiorarl and Declaratory Judg-
ment, again alleging that all remaining undeveloped and unplatted lands in
Lehigh Acres waere vested under the 1584 Lee Plan.

4, December 27, 1988 - Stipulation and Settlement Agreement
(§5A): On December 27, 1988, Lee County and Lehigh Corporation re-
sobved (e lawsuil by the Lehigh Corporation by entering info a Stipukation
and Sattement Agreement. The S5A addresses whather certain lands in
Lahigh Acres ware vested for devalopment under the 1984 Lea Plan. Thasa
wara speacific lands in Lehigh Acres that had not bean platted on tha date of
the S5A. The lands within Lehigh Acres that are not subject to the S84 are
akzo idenfified. Many of these lands had already been platted, and the Lee
County Administrativve Desigree determined thal owness of these platied
lands {which constitute a majority of the land in Lehigh Acres) had a vested
right to develop single tamily homes on a lot. The SSA states its intent to
provide theae lands sublect to the Agreament ., with urban densities and
intensities of use for development independent of Lee County subsidized
infrastructure,”

5. 1990 - Lee Plan ; In the late 19805, Lea County prepared and adopted
a naw comprahensive plan to comply with Florida's 1985 Planning Act. i
was ultimately found to be In compliance in 1230, The 1280 Les Plan basi-
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Figure 8 Lands sutyect jo 1982 Stpufafion & Seffiomond Aggromaents Epuron; WRT & Clanion
based on Lae Courdy documents

cally provided the same future land use designations to Lehigh Acres as
the Lee Plan (1584). In 1980, Lee County’s zoning district classifications for
Lehigh Acres were consistent with the Future Land Use Map calegorny desig-
nations. In arder to comply with the mandate of Florida's 1885 Planning Act,
the 1980 Lae Plan included a concurrency management program, which
was implemented by the county through the adoption of land development
regulations. Recognizing that there could be polential development conflicts
and vested righls issues crealed by the new Plan, the Plan also included a
section addressing the effect of the Plan on vested rghls, both for consis-
tency determinations and the application of concurrency.

& June 9, 1932 - Stipulalion and Settffement Agreement (Applica-
tions for Concurrency Vesting)

Raquest that Lee County Recognize Vested Status of Certain Property in
Lehigh Acres From Cownty Concurrency Requirements Established In 15980
Lea Plan/ Gounty Response: in 1880, the Lehigh Development Corporation
raquested that Lee County recognize that all lands in Lehigh Acres were
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Figure B: Lands subject to 1092 Stipwation & Seitlernent Aggraments Saurce: WRT & Ciadon based
on Lo County ocumts
vested for concurrency purposes. There was comespondence on this issue
between Lehigh representalives and the Counly Attormey's office. (For ex-
ample, the County Attorney's Office sent the Lehigh Development Corpora-
tion a letter on May 4, 1930 stating it did not congider the propery identified
in the 1588 Setilement Stipulation vested for CONCUMINGY PUIPOSES under
the 1920 Lea Plan. The leter did state that # considerad the lands platted
and subject to the SPAS are vestad with respect io concurrency.)

The Lehigh Corporation, pursuan 1o procedures established by the Plan,
submitted three (3) separate Applications for Determination of Concurrency
Viesting for Lehigh Acres lands. The County notified tha Lahigh Corporation
that the property in Application #1 was inaligible for vesting, and Lehigh filad
a Request for Appeal of an Administrative Inferpretation, It was determinad
the lands in Application #2 could complete development without compli-
ance with the Lee County Concurrancy Managemant Regulations. Finally, it
was determined that a portion of the lands in Application #3 could completa
development without compliance with the Lee County Concurrancy Man-
agement Regulations, while other lands were sublject to those regulalions,
Lehigh also filed a Request for Appeal of an Administrative interpretation on
Application #3, which was denied by the Hearing Examiner.
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Inmn Hurhg Examinsr's decision on .i.pplmtinn#ﬂ u-u Lehigh Dewval-
opmant Carporation fled a Patition for Writ of Certiorari and/or Complaint
for Declaratory Relief and/or Compliant to Enforce Final Judgment against
Lee County, In the complaint the Lehigh Development Corporation alleged
Lehigh Acres iz vested for concurmency purposes because the permitting
documant that confrolled development was the 1988 Settlernent Stipulation
and the SPAA and its 11 amendments.

7} Sefilement Agreement: The Lehigh Corpoaration and
mcnmtyaruuudlmuatmum}mmﬁtmnnntmrmnmlm.m“ﬂ.
1652 to rasaive the dispute. The Stipulation and Saetlement Agreamant idan-
tifies the rights of lands in Lehigh Acres with respect to vesting under the
concurrency requirements in the 1830 Lae Plan and the County's concur-
rency regulations, As shown in Figure 9, the majority of property in Lehigh
Acres is vested from meeling the concurrency requinements.,

The premise of the concumrency system s to require that adequate roadway
fecilities be provided to achleve and maintain the adopted LOS standard,




ar—lacking tha faciliiess—developmant permils may not be issusd. Howevar,
the effect of the 1952 58A is to allow permils 1o continue to be issued for
residential development on those lands in Lehigh Acres that are vested for
CONCUITENCY purposes, even if concurmency requirements are not met. The
1992 SSA states thal a Cerlificate of Concurrency exemplion (“Cenificate of
Exemplion™), issuable only to property identified as vestad in the Agreemant
{per Figure 3), excuses the exampl property from compliance with tha laval
of service standards set forth In the Concwrrency Management Crdinanca
Mo, 82-33, as amended, (the “Concurmency Ordinanca®),
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.3 Prior Plans and Studies

This section summarizes some key documents that have been prepared
over the years with the goal of influencing development patierns in Lehigh
Acres. [t does not represent an exhaustive list of all the plans, studies, maps,
or other data reviewed as the basis for this siudy.




The Lee Plan

All devedlopment in Lee County is managed through the Lee County Com-
prafwensive Plan, also referred to as tha Les Plan, and its accompanying
Land Development Code, Les County onginally adopted the Plan in 1884
1o eomply with Florida's 1975 Planning Act, In the late 19805, Lea County
praparad and adopted a new comprahansive plan to comply with Florida's
1885 Planning Act, This plan was adopled in 1588,

Since then, tha Lea Plan has continued to ba ameandad and updated as re-
quired by Florida law. The currend plan, codified in 2007, has been amended
over 50 times since 1989, This plan establishes a vision for the County as

il is eepaciad to b i the year 2030, Amendments adopled in 1990 astab-
lished a framework of “planning communities™ within the County. The plan's
land uae accommodation iz based an an aggregation of aliecations for tha
22 planning communities, each of which Iz defined and envigioned “lo cap-
fure the uniquee character of each area of the county.”

It is motewaorthy that thoae portions of the Lea Plan that pertain to the vislon
for the Lehigh Acres Planning Community in the year 2030 concede that the
challenge of allering course is such, thal much may not change in the next
12 yoars:

"I7. Lehigh Acres - This community is the Lehigh Acres deveiopment,
witch was platted starting in 1954, This communily is located south of
Township 43 South, generally narth of 57 82, and east of Buckingharm
Roadfthe Buckingham Rural Communily Prazanse io the sasiern Lee
Counly fina. Thiz communily is dezignated as Urban Community, Central
Urban, Industrial Development and Public Facllitles, The Lehigh Commu-
nity will condinue fo grow al a rate fasler than the counly average growth
rate, This community, howevar, will nof be close fo build oul by 2030,
Lashigh will cantinue to struggle with prowiding sulficient non-residential
uzes to accommodate a community of itz size. New provigions for pro-
viding theze uses has been implemeanted and will ald in this probiem,
however, resldents will continue o commute from fhis community fo the
core communities such as Fort Myers, Soubh Forf Myers, and Gateway/
Airpart for emplopment, shopping and olfer services. This communily
will also struggie with prowviding an adequate road natwork o reduce fraf
fic congestion as the population grows. (Added by Ordinance No. 89-15,
Amended by Ordinance No. O7-12).° (Lee Pign Chapter |, p. I-8)

Similarly, tha goals, objectives, and policies in the current Lee Plan that
spacifically concemn Lehigh Acres acknowledga and comply with the lagal
consiraints pertaining io vested rights, while attempting to establish a frame-
wiork for orderly growih, At the core, however, there B an inherent discon-
nect between the character describad in these policies and the character
that may bae achievable dus to thesa lagal constraints and the fundameantal
fléows in the subdivision dasign.

THE LEE PLAN
2007 CODIFICATION
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BOLICY 1.1,3: The Ceniral Urban areas can best be charecterized as the
"wrban core” of the courly, These consist mainly of portions of the cily
of Fort Myers, the southerly portion of the city of Cape Coral, and other
cloze-in areas near fhase cilies; and also he cantral portions of the cily
of Bonita Springs, lona/McGregoy, Lehigh Acres, and North Fart My-

erg, This iz the pant of the county that Iz aiready most heavily settled and
which has or will have the grestest range and highes! levels of urban ser-
vice -waler, sewer, roads, sohools, slo. Residenial, commancial, public
and quasi-public, and fimited fight industrial land uses (see Policy 7.1.6)
will comtinue to predominate in the Central Urban area. This calegory has
& slandard dansity range from four dwelling units per acre {4 dufacra) fo
fey chwadling umnils per acre (10 dujacre) and & maximum density of ifteen
dwelling units per acre (15 dufecre). (Amended by Ordinance No. §4-30,
02-02).

POLICY 1.1.4: The Urban Community areas are areas outside of Fort
Myers and Cape Coral fhal are characlerized by a mixdurg of relaiivel
infensze commercial and resideniial vses. included amaong them, for
example, are parfs of Lehigh Acres, San Carlos Park, Forf Myers Beach,
South Fort Myers, the clly of Bonta Springs, Pine Isfand, and Gasparniia
Iziand, Although the Urban Communiies have a distinctly urban charac-
fev, they shouid be developed al sliightly lower densilies. As the vacant
parfians of thase communities ang whanized, ey will need fo marriin
their exizling bases of urban sendces and expand and strangihen them
accordinghe As in the Central Urban area, predominant fand wses it the
Urban Communitias will be residential, commearcial, public and quas)-
pubfic, and limited light industry (see Policy 7.1.6). Standard density
ranges from one dweliing wnit per acre (1 dwacrne) fo six dweling units
per acre (6 dufacre), with a maximum af fen dwelling unifs per acre (10
dujacra). {Amendad by Ordinance No. 94-30, 02-02)

dmﬂurmﬂrmmﬂmﬁim Lﬂ.ﬂdﬂﬂﬂﬂp!ﬂdﬂfﬂrﬂ!ﬂpﬂhﬁm
covmmerncial land wses in Lehigh Acres. The distinction in Policy 8. 1.2(7)
bafwean the tvo major types of commarcial uses does not apply in La-
high Acres. {Added by Ordinance No. 88-09)

POLICY 1.8.1: Commercial rses are permithed on lands in the Lahigh
Commercial cvarlay once commarcial zoning haz been approved in
accordance with thiz plan. Land in the Lehigh Commercial overlay may
also be used for schools, parks, and ofther public facilities; churches
and syragogues,; and resideniial wses ihal provicde housing alemaives
fo the typical 1/4 o 112 acre subdivigion kots, Creation of new singls.
family lots smaler than one acre is nol permitted duae to the oversupply
of standard swbdivizion lofz, If cumulative maw residential davelopmant
lakes place on more than 1% of this land per yvear, Lee County will take
siops fo provide addifional commercial mnd i Lehigh Acres o offsal the
ioas. Lee Counfy will fxke sieps to reduce any amenging suiplus of com-
mercial land in Lakigh Acraz if cumufative maw commercial devalopmant
excesds an average floorares rabio of 1.0 (the ratio of inteviar floor space
fo totad fot area). The profbition on single-lamily development doas mol
apply in the foallowing portions of the Lehigh Commercial overlay: (1) that



portion of Section 8, Township 458, Range 27E lying south of 23rd Streel
Southwest and its easterly extension beyond Beth Stacey Boulevard,
containing about 92acres; and (2) those portions of Section 5, Township
455, Range 27E described az follows:

i) that part of the scutlwest quarter of the northeast quarter lying south-
west of Homestead Road, containing 22.12 acres, and

(B} the west 364 leat of the north hall of the southeast quarter, containing
11.00 acres, and (c) the southwest quarter of the southeast quarter lass
the south 175 fest of the east 125 feet, confaiming 39.50 acres. (Added
by Ordlinance No. 58-09, Amendad by Ordinarnce Ne. 00-22).

POLICY 1.8.2; Commercial uses will also be permitied on all lots in the
Reclaimad Strp overiay facing SR, B2 ancd @ cormiiior conss mandgo-
ment plan is adopted by FOOT governing that porfion of 5.R. 82. This
plan wowld provide for additional road connections balwean S.A. 82 and
Meadow Road af about 1/8-mife spacing with ful access median crogs-
ings af abowt 1/4-mile spacimg. Al fots would uitimately have access

fo 5.7, B2 via Meadow Road, wirich would sene as & reverse lromiage
street. Commercial vses wowld also be permilted on all Reclairmed Sirp
lots facing Gunnery Road #f Lee County adopts a similar plan, with ac-
cess fo all lokz baing provided via Greichen Avanwe which wouwld senve
az the reverse fronfage sfreat. Untll such plans are in place, those lols
in the Reclaimed Sinp overlay that do not guaily for commercial devel
opment under the localion standards of Policy 8.7.2 may ba used only
for thi residential uses permitiad in the C-2 2oning distict. (Added by
Ordinance No. 88-08).

POLICY 1.8.3: Because of the sherlage of suitable undivided tracts in
Lehigh Acres, commarcial uses may also be appropriate on certain other
fands that might othenwize be used for residential kobs.,

1. Many such lands are designaled with the Lot Assembly overlry. These
lards ane platied for single-family lals and are under multiple ownarships.
Commercial wses an indhvidual lods or small azsemblies of lofs would
genam@lly ba fmirusive to exisiing or emerging neighborhoods. Howsevar,
assembiies of entire blocks would provide suitable commercial parcels,
Major lot assemblias could gualiy for commercial zoning whether ag-
sambled by government aclion, private seclor pirchases, cooperalive
arrangements botween indhvidual lof-owners, or similar arrangaments.

2. Other tracts of combinations of platted lols in Lehigh Acres may also
b considerad for commercial reroning (evan If thay are oulside any of
the three overlays) through the normal zoning processes or by requesting
a new conventional commercial zoning disinct that may be creafed to ad-
dress Lehigh Acres conditions. Lands sufiabie for such rezoning workd
fmciude:

a. Tracts thal are azsambied from vacant fofs &f the infersection of
fufure collecior or artenal roads in sparsely developed areas where
there ara vary mited or no switable commercial locations in any of
the commercial overlays; or




b, Tracts that separahe existhing commarcial and resicdential land uses
whera some cormmercial vses may be appropriate if they provida

& zubstantial buffer and reasonably prodect the privacy of axisting
dweillings.

Land-ownars seaking commaearcial zoming undear this subsaction showd
sxpact a minimal level of commevcial wses andor fo prowide axdra levels
of buffaring. Declsions on the sultabiily of any proposal will be made by
Lee Couwndy on a case-by-case basis in order fo implemend e intent of
thase negulations.

3. Commercially zoned land not placed within one of these overiays can
b developed in accondance with prewolrs regulalions, bul may be sub-
ject o county-initiated rezonings to resiric! or effminate fule,

POLICY 2.4.2: Al proposed changes fo the Future Land Use Map in crili-
cal areas for fulure polable waler supply (Bonila Springs as described in
Policy 1.7.10; Lahigh Acres as described in Policy 54.7.9; and al fand
irt the Density Reduction) Groundwaler Resowrcea land use calegory] will
be subjact o a special review by the staff of Lee Cownty: This review will
analze the proposed land uses to datermine the shon-term and long-
term avaliabilily of irmgalion and domesiic waler sources, and will assess
wihelter the proposed land USes wolld cause any signiicamnt impect on
present or fulre water resources. If the Board of Cownty Commission-
ars wizhes o approve any such changes fo the Future Land Lise Map,
it must make a formal finding that no significant impacts on present or
fufere water resources will rezult from the change. (Amended by Crai-
nance No. §2-47, 84-30, G0-22, 02-02).

POLICY 37 4.1; Bazed on shart-term forecast conditions, Lea County
i1 2000 will invastigate the creation of a Transportation Concumancy
Excoption Area in Lakigh Acres, (Added by Ordinance No. 00-08).

POLICY 54.1.9; Lehigh Acres (as defined by ower boundarias of itz
Privataly Funded [nfrestruciure owverlay on the Futwre Land Use Map) /s
hereby declared & critical area for fufure potable waler supply due o
fuctuating waler levels in the Sandstone aguiter, In response o s deg-
ignation, the county will amend currenf régulations fo provide ifal now
wails it Lahigh Acres must be constructed to accommodate subrers-
ible pumps. (Also see Pollcy 1.7. 10 for new permif requirements for im-
galion welis iv Bonita Springs, and Policy 2.4.2 for special requiremeants
far amendments to the Future Land Use Map.) (Amended by Ordinance
Mo, 4-30, 00-22, 02-02)

POLICY 68.2.2: The County wil cooperate with the Sheriff to evaluate
tha need for substation faciities in the Lehigh Acres and Allco Road|
Corkscrew Road areas, the East Forf MyersiFort Myars Shores and Pine
islard Center areas. (Amended by Ordinance No. 94-30, 00-22)



Lohigh Acres Community Redevelopment Area Plan

In 1982, Minnesota Power—at 8,000 acres, ane of the larger landowners in
Lahigh Acras—promabed the creation of a Lehigh Acres Community Rede-
velopment Area (CRA), working with Lee County and ciher stakeholdars. In
1884, the area was declarad “blighted” undar Florida redevalopment law,
and a Community Redevelopment Plan and Agency wera eatablished. The
CRA sought to address issues such as road conditions, transporiaticn alter-
natives, public salety needs, stoselront design, and community beautifica-
tion. Actions wera undertaken in somea of these areas, but the termination of
the County's CRA program in 2000 hattad their implemeantation.

Lehigh Acres Commercial Land Use Study

In 1896, the CRA hired Spikowskl Planning Associales o prepare a com-
miercial land use study for Lehigh Acres, Five proposals were developed o
increase the amaunt of commercial development in the community:

* Modify unnecessary regulatory barriers to the developmant of com-
marcial usa

= Focuss on those parcels that are ender unéfied ownership

* Reconfigure existing commercial strips

= Pravide tor commencial enterprises m relation o he development™s
size

= Assemble as many lofs as possibbs

Although these propasals were nol implemenied mmediately, due to the
dissolution of the CRA, some of them have beon integrabed into the Les Plan
{Objective 1.8 and comesponding policies) and are also the basis for tha
recantly adopted Commercial Owverlay, which identifies sites appropriate for
commencial use, A Mixed-Use Overlay will establish new site and building
design standards for these areas, These direclives have been beneficial, but
may ol go far enough to increase the quantity and quality of commercial o
sanma the anticipated population growth in Lehigh Acres over time.

Population Model to Forecast Population Growth of Lehigh Acres
over Time fo Build-Out

This sludy was praparad for Lee County Smart Growth in 2004 by Van Bus-
kirk, Ryfiel, and Associates, Inc. The purpose of the study was to forecas!
permanant population of Lehigh Acras, by five-year incremants, to its build-
out. The population projected af bulld-ocut in this report was 303,441, which
would occur sometime after 2060,

Thea forecast study was presanted as a critical building block to develop an
interacthe growth model in the future that would distribute the future popula-
tion. A Lehigh Acres growth model woubd be imaluable 1o plan for growih,
the reapportionment of land, liming of ulilfies, roads, other public services
such a fire house timing and location, opan space, schools and commercial
uses." The repor suggests that the moded could be used io detarming the
amount of land use defickencies for commercial, employment, and com-
munity facilities, determing the size and location for the appropriate distribu-
tion of these lands congisient with forecasted population growth over time,
and use machanisms such as condemnation of public-private parnerships
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to acquire the nacassary land. Howaver, the study doas not seam to have
reviewed or take into consideration issues of vested rights that are prevabant
in Lehigh Acras,

SFWMD Caloosahatchee Watershed Initiative/Lehigh Headwaters
Initiative/South Lehigh Acres Historic Flow Restorafion/fECWCD
Comprehensive Water Resources Plan

The South Florida Water Management District (SFWMD) ks collaborating with
East Lee County Water Control District (ECWCD) for stormwater improve-
mients, &5 part of the Caloosahatches River Watershed Initiative, The Caloa-
sahatches River Watershed Initiative consists of a series of regional water
projects. The ECWCD is located within the Caloosahatches Watershed of
Lea County, with discharges to the Orange River, Bedman Creek and Hickey
Creak—all of which, in furn, discharge 1o the Caloosahalches River,

One of the most significant findings of studies conducted is the projectad
negd for 3,700 acres of additional storage within Lehigh Acres 1o address
slormwater al bulld-oul, Another one is that, without improved groundwaler
rechange, residential well faileres are probable. Groundwater leveds in the
Sandsione aquifer for full build-out conditions are projected to be 5 o 37
feet lower than for exdsting conditions, and waler guality will likely detario-
rate. The Comprehensive Water Resowrces Plan (CWRP) willl result in tha
targeted acquisition of land throughout Lehigh Acres for additional stormwa-
ter storage and groundwater recharge purposes (Figure 12), as well as the
re=-chesign of & rumbser of the existing canal structures in order 10 increase
storage and improve water quality.
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2030 Long Range Transportation Plan

The 2030 Long Ranga Transpartation Plan (LRTP) was adopted In 2005 and
amended in 2006 and 2007. The Plan's primary purpose is 1o address fulune
multimodal transpontation reeds of the Lee County area, while mesting the

criteria of the Federal Transportation Equity Act of the 21st Century (TEA-21).

The LATP atteémpts to forecast an anea's mobifily needs fo a point in the
future based on projected travel demands. The Plan i comprised of two
major components: a needs assassment which identifies what projects are
*neadad” o meet the travel damands identified over the study perod, and
a financially feasible companent which idenlifies what projects an area can
afford based on its projeciad financial resources,

The Highway Element of the Plan identifies a serles of projects in and around
Lehigh Acres to improve road capacity and traffic flow. These include the
widening of SR B2 by an additional 8 lanes; the expansion of L75; the Luck-
ot Road extension; and improvemants on noth Gunnery Road, Joal Bhed.,
Homestead Road, and other smaller projects within Lehigh Acres. Many of
these projects are identified as “funding-contingent”™ as opposed to financially
feasibla in the mid range. (Figure 13)

One of the other critical élemants of the LATP deals with the provision of
alernative transportation modes, in particular facilities for pedestrians and
bicyclists. As part of financially feasible roadway improvements, the LRTP
proposes néw bike paths along podions of SR-82 and other seclions intermal
to Lehigh Acras, consistent with the Lee County Greenways Plan.
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Lee County Master Mitigation Plan

The L County Master Mitigation Plan provides valuable information regard-
ing natural systems in the County, including those companents that axist in
Lahigh Acras. The plan was developed as part of a siratagy to allow future
growth without having 1o sacrifice those nalural systems, which are so Im-
partant to the guality of lile and economic development of the entire County.

The Mitigation Plan describes environmental factors relevant to conditions
found in the Lehigh Acres community, namely: (a) the threat of brush fires,
with their increasing impacts on the man-made and natural environmen;
and (b) the incidence and impacts of sourcs and non-Source pollution an
surface and ground walers. The plan also documents the localion and ax-
tent, and conditicn of wildlife habiiats, such as that of panthers, and linkages
throughout the County.

Prospects for Southeast Lee County: Planning for DRIGR Area

The Density Reduction/Groundwater Resowrce s a designation that was
included in the Lee Plan as part of the implementation of & Stipulated Sotthe-
ment Agreement between Lee County and the Flarida Departmant of Com-
munity Affairs (DCA) in 1980. The DR/GR designation applies to 82 560
unincorporated acres in Scutheast Lee County. The DR/GR area s located
east of .75, south of Lehigh Acres and the Southwest Florida International
Airport, and extends to the county lines of Collier and Hendry Counties.

The DR/GR area stores and protects critical water supply for the reglon, and
serves as a "buffer” between the urban areas of the County located fo the
wisl, as well as Lehigh Acres o the north, and environmental presenes and
features located 1o the south, sast, and southeast, Wellfields, fertille agricul-
tural land, abundant wildlife, and uplands and natural wetlands infarwoven
imto & aystem of connected flowweys are some of the impodant resources
that exdst in DR/GR srea. (Before the construction of SR-82, natural water
discharge fiowed from the southem portions of Lehigh Acres south through
thae DR/GH.)

Wetland areas, which are commaon in the DR/GR, are designated with a
residential density of one wnit per 20 acres in the Lee Plan’s future land use
map. Five other land use aclivilies are also permitted in DR/GR loday: very
low densily residential (one unit per 10 acres); agricullure (cinus, row orops,
and pasiure); open spacafrecreation; consenalion; and mining, which
requires approval throwgh the rezoning process. Increasing pressure for the
axpansion of residential and mining interests within the area, and impacts on
s waler storage and recharge funclions due 1o intensifying land use activi-
ties elspwhere in the surrcunding region, have raised questions about how
i besl protect the DR/GR while accommaodating the rsditional land uses
and safeguarding the rights of landowners.

To address these concerns, in the fall of 2007 the Lee County BOCC en-
dorsad a {4-point Action Plan, which included the formation of a DR/GH
Ad-Hoc Stearing Gommittes, and the commissioning of a major planning
study Invohing four componeants: a mining truck impact evaluation, an infe-
grated surface and groundwater model, delalled ecological mapping, and a
land-use study. The products of these vanious eMons were completed in July



2008, The land use companent, under the title of “Prospects for Southeast
Lee County: Planning for DRAGR Area,” presanis thrae land use scanarios
for the region. On Juby 31, 2008, the DR/GR Ad-Hoc Steering Commitiea
racommendead, by a vole of 8 to 4, that the BOCC adopt a modification to
the three scenarios, consisting of a combination of Scenario 1 and a por-
tion of Scenaria 3, The vole “suppors the modified scenario for a numbser af

reazong, including the following:

= The scenarico encompasses impacied areas such as existing
mives, a5 well 05 porfions of partially permilted mines,

* I aiows for axpansgion of mines in configuous areas and wse of ex-
isting mine infrastructure in feu of establishing mine activity in new
or meve distand areas, thus concentrating mining in the traditional
MIFTANG Covrior,

= provides prodection of imporkant waler resources, habifal and
wikdiife,

= |t provides a means fo obfain sufficiend aggregate o meat the
meeds of Lee County and the traditional marke! area through the
year 2030.

= i provicdes & balanced and sustainable mix of mining, agricutiure,
praserved and restored lands, and rural quality of life. *

Among ciher actions, the Committes also favored considering a maore ag-
gressive use of ransferable development rights (TDRs), emphasizing trans-
fers to areas outside of the DR/GH, and to urban areas with high density
transpartation coridars, Whils nol detailed in the Commitbes’s necom men-
dation, the DR/GR reports suggests it may also be possible to include the
urbanizing portions of Lehigh Acres as candidate receiving zones for DR/GH
devalopment rights. This suggestion is perfectly compatible with the lered
growth concapt described in subsequent sections of this documant, In this
concepl, in facl, it is suggested that the feasibility of a TOR program should
beir explorad, with potential sanding zones to be identified in Tier 3, and
racaiving zones in Tier 1 and perhaps some sectors of Tier 2. The sending
zona could sasily be expanded o encompass portions of the DRAGR. A de-
tailed TDR market study Is recommeandad in the future. Considaration should
be given in the study to other potential receiving zones in Lee County, urban
of urbanizing ankas thal may be equally or bater suited to higher devaelop-
ment densities and where demand may be greater for such higher densities.













lll.1 Demographics

Lehigh Acres is considered a Census-designaled place (COP) by the U3,
Census. Through the 1980s, Lehigh Acres’ population grew by about 146%.
The 2000 Census counted 33,430 people, 12,707 houssholds, and 9,250
tzmilies residing in Lehigh Acres. The racial makeup in 2000 was 75.3 per-
cant White, 13.79 percent African American, 0.29 percent Native Amearican,
0.84 percent Asian, 0.02 percent Pacific Islander, 3,77 percent from other
races, and 1.889 parcant from two or more races. Hispanic or Laling of any
race comprised 13.4 percent of the population. Hispanics are one of the
fastest-growing segments of the population. According to the LLS. Cansus
Bureau's American Community Survey [ACS), the share of Hispanics/Lati-
nos in Lehigh Acres was estimated to have grown to 23.4 percent of the total
population by 2006 {compared 1o 16 percent of the overall population of Les
County).

Some 14,486 housing units were counted in Lehigh Acres in the 2000 Cen-
sus. By 2006, according to the ACS, the number of housing units had grown
fo 26,813, an increase of about 2,000 units pear year aver & years,

The demographic porirail provided by the ACS in 2008 indicates thal Lehigh
Acres is becoming younger. In 2008, the average household size was 2.83
persons, and the average family size was 3.1 persons—both averages
reflecting & rise over those (2.62 and 3.03, respectivaly) registerad by the
Census in 2000,

The median age in 2008 was 34.1 years, down from 38 years in 2000. The
share of population comprised of children under the age of 5 years of age
remalned steady betwaen 2000 and 2006, 8t about 6.9 parcant, whila 27.5
percent of the community’s population were children under the age of 18
yoears. On the other hand, the population of adults 65 years of age or older
shrank from 19.5 parcent in 2000 to 11.4 percent in 2006,

Although Lehigh Acres started as a retirement community, il is clear that the
area has bean attracting families with children and younger people in signifi-
cant numbers, dus to its afferdability relative to other areas of Lee Gounty.
Thiz demographic shift raises a series of new challenges ralated {o facility
and service demands that must be considered in the planning process. For
example, the acquisition of shes for schools, parks, and other tacilities is
already a burden, and will become more $o &s the population conlinues to
grow. In addition, with more working-age residents, the lack of employment
centers within the community will cnly continus to intensify road congestion
related to trips to and from work, incressse commaute timas, and underming
quality of life, in 2006, the mean travel time (MTT) to work for Lehigh Acres
residents was nearly 32 minutes, compared to 26 minutes MTT for Lee
County and 25 minutes MTT in the U.S. as a whole, Only 1.9 percent of the
labor force reported working at home, whereas some 95 percent drove fo
wiorl (mearly 85 percent of these drove alona).

The 2006 meadian income for a household in Lehigh Acres was 548,008,

and the median income for a family was 51,486 ([compared to 548,553

and 557,420 for Lea County for the same year). The par capita income was
520,068, Mearly 8 percent of families and 8 percent of individuals fved below
the poverty line.




In 2003, Lee County estimated the permanent population of Lehigh Acres at
41,788, and the functional population {i.e., permanant + seasonal popula-
tions) at 44,575, This reflacted an explosive rale of increase of about 8.33
percent per year sinca 2000, Similarly, the U5, Bureau of the Census Ameari-
can Community Survey estimates the 2006 population at about 67,863, a
growth spurt of over 26,000 people between 2003 and 2008, The current
markat conditions have slowed down growth in Lehigh Acres over tha past
two years, as reflected in building permit reports. For example, during July
of 2008, the County Issued just 6 penmits for new residential construction in
Lehigh Acres, compared to 67 during the same maonth in 2007, Both of these
numbers ang significantly down from 2008, when 385 permils were issue
for new residential construction during July, This slowdown i expected o
continue at least info 2008—perhaps beyond—and represents a window

of opportunity to set a differant cowrsa for the future of Lehigh Acres, which
was improbable a few years ago.

lll.2 Existing Land Use Pattern

Two easily noliceable trails characterize the current pattern and distribution
of land uses in Lehigh Acres, &5 shown in Figure 14: first, a considerable
amount of vacant, platted lols remains; and, second, of those parcels thal
ara developad, the majority are highly scatiered and predominanily in singlo
tamily residential use. Very limited commercial development cocurs ina
patiern on narrow strips abong the primary, central comidors; Lee Boulevard,
Homestead Road South, and Joel Boulevard.

‘Vacant land ks the dominant use in the existing land use pattern, totaling
about 32,828 acres, with the most aparsely developed areas located in the
southeastern and norheastemn parts of the study area. Mos! parcels congist
of platted single tamily kots that range between one-quarter (1/4) and one-
third (1/3) acres in area—too small, individually, 1o suppart viable commers-
ciad, industrial, or public facilities.

Vacant Residential: 32,311 net acres (93,742 parcels) l
Vacant Industrial: 104.2 net acres

Vacant Insiitutional: 0.5 nat acres

Vacant Commarcial: 422.3 net Acres

Total Vacant Acreage: 32,8628 net acres

{out of approx. 48,423 net acres within Lehigh Acres as a whole)

Tabie 1: Vacant Land D¥stribution by idended Uize) Source: Les Counly GIF

Fragmented ownership is a challenge to the task of land assembly; however,
there could be some notewarthy opportunities, particularly in the current
market, where large development companies and builders own clusters of
vacani lots,



Mame of Holding Entity Parcels | Acreage | Pattern

Adams 548 185 Scattered, Greanbriar

Capital International a3 o2 Scattered

D R Horlon 381 115 Clusterad, adjacent to Calposa Lake
First Home Builders of Florida 152 40 Scattered

Flarida Land Financial Corporation 484 160 Clustered, adjacent to Greenbriar
Florida Landmark Commercial 258 206 Clustered, adjacent Aston Graans
Gassnar Devalopmant 56 i1 Clusterad, adiacent Town lakes
Hab#lal for Humaniy 477 132 Scattered

Holiday Bullders 15 a5 Scafterad

HRK Real Estale Holdings &4 16 Scatterad

Hurlhey Hnb:llng: 1584 a3 Scatterad

Jordyn Holdings IV LLC 10 &3 Clusterad, adjacent Copperhead
K Hovanian FIE Homas LLG 1360 363 Scatterad; Clustered in Graenbriar
KB Homes Fort Myers 231 31 Clustered, Vistanna Villas, Town Lakes
Kimball Hill Homes Florida ing a7 22 Clustered, adjacent; Greenbriar
Kirngg Stafford € and Annatte M 268 Th Clusterad, adjacent Greenbriar

L Plus Land Devw/Buildars LLC ELE] 20 Scattered

Lannar Homes Inc. 390 138 Clustered, adjacent Mimor Lakes
Llaorian Investments Inc 53 14 Scatterad

Lot Guys i} 189 Scattered

Lucas Robart 44 13 Scatterad

Maddie Corporation Ta 18 Scatierad

Madussa LLC aa 18 Soattered

Maronda Homes 100 28 Scattered

Mayor Construction of Naples &1 18 Scatterad

MW Johnson Constrection of FL 365 a1 Secattered; Clustered Shadow Lakes
hational Recrisation SF0 16 Scatiered

Olivias Savannah 248 1786 Clustared Maror Lakes

Park Place Yenturas 27 B Scattensd

RECQ Propaerties 81 20 Scatienad

RK Properties i} a6 Scattered

Saada Abe 81 22 Scattened

Siev Ing 116 80 Scattered

Etrathas Confracting Inc &5 17 Scattensd

Stonegate Group B 14 Scallered Graenbriar

Swearingen John C B4 27 Scallered

Tax Free Siralegles 213 BT Scattered

USA Land Irrva;trrnant Corp 52 29 Scattered, adjacent Mirror Lakes
UsA Real Estate Solutions 100 ar Boattened

US Home Corporation 118 ar Clustered: Greenbriar

Walker Barry J Jr BE 17 Clustered: Town Lakes Ph 4
Wast Coast Turnaround B84 28 Scattered: Greenbriar

L e
Tatue 2 * Pofentialedsting lend assembies [y cwnevshio Souron: Leo Counfy GiS




Figurs 14: Existing Land Use

Fesidential: sngle famity

|
%

Rriiential: manulasiuned R
Commascial
Industrial marafacnaing warehouses, and

il olifices
Gorvminmes

Farrls andl PecTdtices

oececne
LiF




il

4]
1.

e o T —
B e el 5T ] o s e A
L] |fSs—y— Y e e
| ———— T R
B e e, - 0P g T
i, ¥ — B -] k-
] ] e = B
| i o ]
fr=r. — . (e
= rm——TY s f gt [
e R [ - O e
e mi_..._.m =l o v g :
v v e | 6 |- | :
i o Pl L - e 8 EERT L £
TS W l.l.l......r w1 L. u...1. i - - I
=) R e S B SRR s e
s 1
a1 T =TI E -
[T b ] ol NEsE ....___,. i [ _nn if
NE 44 =
Tl sl e R FHe = =
e o ] el el W } 2
bR g p fioy h.i “._ = Smh m
e et i 01 et LT i i =1 i = i
i lr.u..... k- nm_l} == =1 et THLNTE (TR B
= | e R Eeed EA A = E|SHEY:
i - t
{ __W::_“... S S R e el L B T e s L
T e e e el S M PR i
Hp[= —— w vwunfilares s -1
BT o Pt o s [ s o L 3 et < .
.- —ry .
= e s R S T = i =
o = T ke | s i e ect et CERLENCLEE ST L w +i T
= i e T il b 5 ¥ WfE] L F
= — e ETER B T T Pl I A o
= a1 e T T “ . sl T | =)t
= - "
L ...m“ i P e, | P T e ¥ =
i RUL T T e e T SR =
= b v 1 . -
i i T mm T __.ull.....|.ﬂ.... .n. , 2 !
e ==
18 I = M S iy ] = e
- T “-l-l N T e I I“.H-lln. .“ i T s
e AP s 1, [ e e I mimas P S, T i ._...... 2
- g UL o = P i ol s ot ) B s o Y
- ._u.qj. '3 r..!.. ot s [ it —— A = _.H_._
L i b ey 0 L = ¥
.TH..“ £ .I.-.I-..u_. s ] S N Dl e b W ] |
uln“._ L Ca L | ] e e e : - = =" e
P T e WY TITIT iy TTE: e
] -“_--u—__..-._ i ; F o __.-?n.. £ - ._a_v .u." it i W.I..l-“"m"t_ T TR
iy e Rt n A0 AR e TR S S Wt asa
s - e 1 -
Lt T e Wl B o (R i i ShA L
G e o L |___.|.ﬂ 4 ._u. &gl L r-.....— - —.u-.- "un-u
TS P e 1 o bW BLLLE | T R E mn R
it b A s

| AT L |

< b

4

B bk e

T 1
b 4 G

| [T T P o e

o pheaat it

iy ek
e (AR

L1 .w.._m -

o Wt R A

i
S fIERE
R

nl

et L

't e

il

il

§hitE
{18
i
e

i | 1)
il

inop

il
[THAEE
L
L

Hitd

b [Tk E

¥ &
SHE

LU W
o

i
b e

e

-

_— el sy s Iy sl eiTh

TR L = T -___

] r - TN i

e 01 ) e ey 1 S (A 4 ST

— || ] ..m_._ T

= ___ = b e e =

— - = = =T

= = R
=hiE =il
= =10 B S
] St 1 BT L

i = lElE=at ks

=T ] = b bt o [

L] AhriEsl 2 B e [
== |2 = =5 1T i
L) e e e J P
A =

?-
L. .“Iq.-l

< ali]

Ny

e S ]



Existing residential is most danse in the cantar of the study area, at the
comvergence of the area's major roads—Lee Boulevard, Homesiead Road
South, and Joed Boubevard. This pattam corresponds with the areas served
by water and sewer infrastructure, Generally, housing thraughout the rest
of Lehigh Acres is more (in some cases very) scattered, defracting from the
possibility of neighborhood cohesion or a community structura.,

Single-family dwellings ane the main type of residential development in Le-
high Acres. OFf tha 20,360 total developed residential parcels, aboul 27 463
comprise detachad, single family structures. All but five of the remaining
1,208 residential parcals are classified as “multi-tamily, less than 10 wnits,”
which primarily means duplexes. For example, the Lehigh Estates neighbor-
hood, located in the soutwestern quadrant of the study area south of Lea
Boulevard, confains 75 percent of the mullifamily parceds, The remainder

of tha multifamily developmant is located along major roadway cormidors,
namely Buckingham Road, West 12th Street, Joel Boulevard, Alabama Road
South, Grant Boulevard, Beil Boulevard, and Elsenhower Boulevard.

Tolal # of Parcels in Lehigh Acres 125125

Total # of Residential Parcals 122,800
Total # of Developed Res, Parcels 29,360
Total # of Vacant Res. Parcels 53,742

Table 3: Residential Land Development Stafus
Source; Lee Counly GIS

Most of the homes located beyond the sewer senvice area ang built on 1/4
acre lots and limited by Heaalth Department rules to thees bedrooms because
cf thedr rellance on onsite sewage treatment disposzal systems (OSTDS,
commaonly known as seplic tanks). Today, lots in Florida under 1/2-acre are
not permitied 1o use an OSTDS without a varlance. While in many mu-
nicipalities and locales in the Stale a varance 1o this rule is rare, the Stale
‘Variance Board of the Health Department has often isswed variances in
Lehigh Acres on the grounds that many of the parcets in the area weane plat-
ted prior to the enactment of the related legislation. While this may nol ralse
a general concern at the current low density of development (particularly i
state-of-the-art OSTDS technologies are used, and the systems are properly
maintained], if all of the single family lols iocated beyond the sewer service
area wera granted a variance to install an OSTDS, the concentration of Such
systems could eventually pose a health and envircnmental threat. Studies
conductad in other aress of the country, including Florida, recommend mot
to exceed DSTDS densities of 2 syslems per acre o minimize the risk of
ground water contamination (see Section HL7, Infrastmciurne).

Owerall, the amount of industrial and commercial devalopment in Lehigh
Acres i minimal, ag are inslitutional and governmental uses, The key factors
hindering the development of these uses are the lack of sulficiently sizable
parcels, and the imited area serviced by cenfral water and sewer, which ane

typlcally necessary to support such uses.



A concentration of light indusirial uses and warehousing is located at the
wastern gateway 1o Lahigh, south of Lee Boulevard. Concentrations of com-
rrgrcial use occur along Lea Boulavard, Homestead Road and Josl Bouls-
vard. Institutional and govarnmental uses are clustered In the urban cone,

.3 Regulatory Framework

Twno key péeces of local regulation direct the form, type, and amount of —TAEITEPIAN
devgdopmaent in Lehigh Acres: the Lee County Comprehansivae Plan, or Lea 2007 CODIFICATION
A 4 g T

Plarn, and the Land Devalopmant Code, which contains the zoning and de-
welopment standards.

The Lew Plan

%LEE COUNTY

SOUTHWEST FLORIDA

The Lee Plan identifies Lehigh Acres as one of 22 planning communities in
Lea Courty, The Plan designates Lehigh Acres as an Urban Area, which al-
lows for residantial and nonresidential development at urban densities. Most
of the land in Lehigh Acres, as indicated in Figure 15, s designated Urban
Community in the Fulure Land Use Map. The community core was designat-
ed Candral Urban. A very small area of Lehigh is designated for other fulune
land uses, including Industrial Developmant.

The Plan states that *...The Urban Areas on the Land Use Ptan Map are
those portions of the County where urban development already adsts o
where it is localed in the foreseeable fulure.” The Urban Communities
category recognized freestanding setiements that are somewhat removed
from the Cantral Urban Area, and Lehigh Acres is specifically recognized
in the Plan as one of these Urban Communities. Over 70 percent of Lehigh
is designatad as an "Urban Community.” The Plan states that even though
the Urbian Commumnities have a distinclly urban character, they should be
developad at slightly lower densities than the Intensive Development and
Central Urban Areas. Predominant land uses are identified as residential,
commercial, public, quasi-public, and light industrial uses. Standard densl-
tigs range from two units &n acre 1o sk units an acre, with & maximum of 10
units an acre, The curent average density in Lehigh Acres for those areas
designated Urban Communily is less than 0.4 dufac.

Ceantral Urban is characterized as the "wrban core™ of the County. It is rec-
ognized as a part of the County that is or will be heavily settled, and with

the greatest range and highes! levels of urban senvice-—water, sewer, roads,
schools, ¢fc. It is also meant to be the area in which public services could be
rixdily axtended to sarve the outward expansion of central urban develop-
mat that would be expecied and which would be fostered at wban levels of
density and intensity. The Central Urban designation, which encases much
of Lea Boulevard, Joal Bouleverd, and Homestead Road, covers approx-
mately one guaner of Lee Acres. According to the Lee Plan, "Central Urban”
is geared toward a range of land uses including residential, commercial,
public, quasi-public, and lght industrial. The Gentral Urban categony was
given a standard density range from five dwelling units par acre to 10 dwell-
ing units per acre, and a maxdmum density of 15 dwalling wnits an acre, By
comparison, the average density in the Central Urban area of Lehigh Acres
today ks less than 1 du/ac (.B3 du/ac),
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With over 95,000 of 125,500 parcels (comprising nearly 32,500 acres) cur
rently wacant and falling into thesa two, vary broad and potentially inlansie
future land use cateqories, Lehigh Acres could face a dramatic increase in
the demand for serdices, While the platted patiern and the exdsting stipulated
agresments presumably will prevent certain areas designated under either
of thase two calegories from actually being bailt to the maximum density
specified in the Future Land Use Plan, the dalivery of necessary infrastruc-
ture—particularly the provision of water and wastawater infrastructura—usill
be become an increasingly critical Issue if development |s not more strategi-
cally directed,

This challenge is compounded by standing exemptions allowing some sec-
tions of Lehigh Acres to net meet fransporation concurrency. Desplie any
axemptions, development will have to be monitored so as nof to overextend
the current or plannied infrastructure capacity for roads, waber, of sewar,
among ofher sandices.

Any eflor o meet the future demand for services and amenities will be hin-
dered by the current allocation of "public facilities™ land in the Future Land
Use map, which designates only 430 acres (or, aquivalently, 0.01 parcent of
total land in Lehigh Acres) into this category. With much of this very limited
amount of land already being wtilized for public schools, parks, and other
governmental facilities, the allocation reflects existing conditions more than
planning for anticipated demand.

Based on the fulure land wse designations in the Lea Plan, the pattern of
growth envisionad for eastenn Lea County sets Lehigh Acres as an island of
“urban™ development surrounded by distinctly low and very low-densgity ar-
pas. For example, io the south of SR-82immokales Bivd., much of the fand
alang Lehigh Acre's southern border is categarized as Density Reduction/
Groundwater Recharge (DR/GR) or Wetlands, meaning that only vary low
dengities will likely be permitted and Emited or no services will be provided
by the County, A newly prepared plan for this area recommends the fypes of
land uses appropriate for the DR/GR, and their locations.

To the marth and west, Lehigh Acres is surrounded by "Rural® and *Conser-
vation™ land, which has similar implications regarding the density of growth
and axdension of services as the DR/GR and Wellands areas. To the eastis
Hendry County, which, al present and for the foreseeable fulure, is predomi-
nantly rural or developed at very low densities. Therefore, the likely pattern
of future development surrounding Lehigh Acres is in marked contrast to
the intensity of development designated within Lehigh Acres. This ditference
suppaorts the nolion that Lehigh Acres faces unigue growth management is-
suas that distinguish it from surrounding unincodporated Lea County,

Zoning and Land Development Regulations

The Official Zoning Map and the Zoning Regulations are the legal instru-
mamnts used to control the wse of land in Lae County. Lee County provides
two types of zoning districts: Conventional Districts and Planned Develop-
ment districts. Land in Lehigh Acres has been zoned into eight broad 2oning
calegories representing both types of districts (Figure 18). However, mul-
tiple subcategories exist under each heading.



Conventional districts control land use through the regulation of the height
and bulk of buldings and structures, the minimum area and dimensions of
lots, the percentage of lot coverage, minimum open space and yard areas,
through tha use of setback raquirameants, the dansity of population, and

the type and intensity of use of the land and buildings. The Conventional
Districts that are implemented in Lehigh Acres are the fellowing: Residential,
Agricultural; Recreational; Commundly Facilities; Commancial; and Industrial.

The Zoning Map shows that Residential is the predominant zoning in Lehigh
Acres, Four (4) single- and two-family zoning subcategories are representad
on thi map: Residential Single-Family Districts AS-1; AS-3; RS-4; and Resi-
dantial Two-Family Consenation Distict TFG-2.

The RS residential single-family districts provide “oppartunities lor the SuHl-
abda location of defachdd, conventionally built single-family dwalling units
and for facilitation of the proper development and protection of the sub-
sequent use and enjoyment thareol.” Whila the pravalance of RS zoning
reflects the intent of the ariginal plat, and is cognizant of the vestad rights
and related slipulations that aflect development in Lehigh Acres, it will also
perpeiuate the bedroom community character of Lehigh Acres into the
Tuture. These residential districts allow fior few uses othar than dwelling units
and ancillary structures. While parks and public schools are parmitted, naw
libraries are not; redigious facilities and places of worship require a special
permit, and there are no provisions for public safety facllities,

Im addition to the single and two-family zoning categaories, thare is a sig-
nificant occurrence of Mullifamily zoning in Lehigh Acres. There are four
Residential Multi-family zoning categories in Lehigh Acres: RM-2; RM-G;
RAM-B; and AM-10. These calegonies permit duplexes, multi-farmily build-
ings, conventional single-family residences, two-family attached homes, and
townhousas. The AM districts are intended for use only within the future
urban areas designated by the Lee Plan. In aress zonad RM in Lehigh
Acres, duplexes are the predominant use. The concentration of these uses,
coupled with the generally inlerior design quality of the development, has
raiged concems of cvercrowding, litterng, and crime, among other impacts.
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Commercial development is permitled primarily in the future urban areas
whare requisile infrastructure axists or is likaly 1o be adendad. In Lehigh
Acras, commercial zoning is concentrated in the Cantral Urban area or along
major roadway corridors, but the amount of land designated for this use is
very Emited ralative to the extent of developable area, There ase fouwrtesn
different commercial cateqories currantly represaented within Lehigh Acres,
ranging from neighborhood-onented to highway-oriented. Some of thasa
catagories, such as CN (Neighborhood Commercial) are meant to encour-
age pedastrian activity, reduce the number and length of automobile trips,
and improve general comvenlenca for the surrcunding residential nelighbar-
hoods, However, because commercial zoning tends o be clustered in the
contral area of the community, the intended benefts of this zoning may
never reach many peripheral and isclated neighborhoods in Lehigh Acres.
More prevalent seem to ba designations in the Gantral Urban ansa that al-
kow the development of automobile-orented “sirip® commercial. Furthee, in
these areas, ihe depih of parcels s often not sufficient o allow a different
davalopmant patlem, nor the introduction of ransitional uses balwben com-
mercial and residential wses, such as office.

Aocev! “sidp” commeveial devaiopmant slong Lese Boevad

Tha Zoning Regulations state that, “subsequent to Auwguest 1, 1986, with the
excaption of rezoninga to recognize and accommodate existing develop-
ments, no parcel of land of ten or more acres in size shall be rezoned to
any of the conventional commercial districts.” The County has adopted

an amendmeant to the Lee Plan creating Mixed-Use and Commaercial use
overlays, some of which apply in Lehigh Acres. Howaver, the Lehigh Acres
commearcizl overlays appear to extand primarily to areas that are designated
commercial zoning or planned development today. Therefore, progress fo-
wirg dispersing commaercial activity ta serve development outside the urban
o is limited.

Thera are alsa three Industrial zoning categoriesa represented in Lehigh
Aczes, although very small in area and located primarily at the westem edge
al Lehigh: 1G, IL, and IPD. The IL is devobed o light industrial and quasi-in-



dustrial commarcial uses that typically take place within enclosed buildings.
The IG district is for heavy industrial uses which have the potential of pro-
ducing extensive adwerse impects on surrcunding land wsas oF resources.
The princpal use of the IPD industrial planned development diatrict is the
manufaciure of goods and materdals, and the storage and wholesale disiri-
bution of such goods and materials. The IPD district parmits many services
and acliviies not allowed elzewhere and a limited number of commercial
uses intended to serve principally the employees or patrons of businesses
within the IPD.

Thera are three types of community facility zonings within Lahigh Acres:
CF-2, which is primarily to accommodate social and limited health related
senices; and CF-3, which primarily accommodates governmeant Senvice
faciliies. These zoning districts are also concentrated in the Central Urban
araa of the community. These zoning categories include parks, but there

is no separate roning category in the Crdinance to designate open space,
recreation facilitiea, or parkland.

Thera are also some significant tracts zoned Planned Development (PDs).
The PD districts *encourage the armangemeant of a8 compatitle vanaty of uzes
on suitable fands i such a8 manner that the reswiing developmant will realize
the goals, objectives and policies of the Lee Plan.” The PD zonings are oon-
centrated in the south central par of Lehigh Acres and encompass existing
of ongoing large-scale developments.

Special Overlay Districts
Mixed Use Cverlay

“Mixed Use Oveday™ was added the list of Fulure Land Use Map cat-
agorias during tha 2005-2006 Lae Plan amendment cycle. The new
category may be applied to locations that are in close praximity to public
transit routes, educational facilities, recreation cpporiunities, or existing
regidential, shopping and employment centers, The overlay is meant o
stimulate developments with a range of housing opporiunilies; walkable
naighborhoods; distintd character;, and a mix of uses and design con-
cepls that lessan the burden on traditicnal roadway infrastructure, such
as Increased transit service, internal trip captura, and reduced travel
distance. By 2008, languags will be iIncorporated into the Land Davelop-
ment Code that steer development in Mixed Use Overlay Districts toward
Mew Lirbanist design principles and addross issues such as building
placement, volume, and facade, pedestrian amenities, parking, open
space and buffering, and human-scale strestscapes.

Commaercial Cveniay

One of the most important inflathves resulling from the Lehigh Acres
Commercial Land Use Siudy Implementation Report was 1o creale com-
maercial overlay zones in Lehigh Acres. In order to create the three new
Commercial Overlay Zones and identify specific land parcels for each,
the Lee Plan Future Land Use Map was revisad and these amendments
ware anacted in 1988,




The first zone, ‘Lehigh Commercial' (Policy 1.8.1), was created for the
most promising commercial lands. The creation of new single family lots
smaller than ong acre areé not permitted in the zone; howewver, residential
uses that provide housing alternatives, schools, parks, ather public facill-
ties, churches and synagogues may be developed on smaller lols.

The second zone, "Reclaimed Strip' (Policy 1.8.2), designates portions of
existing commercialy zoned sirips along Gunnery Read and 3.7, 82 that
could be reclaimed for actual commercial use. While the reclamation of
these zones was contingent on the adoption—which cocurred resant-
ly—of & Corridor Access Management Plan for 5.R. 82, the reclaimed
zones encompass long bul narrow bands of land that face residential
neighborheods and which will use residential collector roads as the
primary access ways for the vehicutar frathic generated by commercial
uses. Further, the underlying G-2 zoning also allows for residential uses
o oocuf on these parcels, conslatent with the vested rights agreemenis.
Throwgh the analysis of land use patterns and other faciors, it is appar-
ent that this arrangement may not be as effective as originally thought

to add viable commercial parceds to the imwentony of community serving
land in Lehigh Acres.

The last commaercial overlay zone designales areas suitable for Lot As-
sambly’ {Palicy 1.8.3), which encourages private assembly of indhidu-
ally owmed lols fo create suitable commercial parcels. Howawer, without
further incentiva, it is questionable if developars will undertake assembly
af indhvidually owned single-family kots.

.4 Community Structure/Urban Design

The block pattern in Lehigh Acres, while generally rectilinear, lacks continu-
ity and consistency (Figure 17). Many of the sireets running north/south ane
slightly offset from one another between one block and the nesd, and canals
running both north/south and eastiwest frequently bisect roads, disrupting
the fiow of the grid. As a result, the street pattern is not intuitively navigabla;
there is no discernible hlerarchy (major anerials excepted) or identifiable
community sireciure, This, coupled with the lack of memorable landmarks,
the absence of compalling natural form-givers, and ganerally undistin-
guished architecture, is detrimantal to the communiby’s visual identity and
its sense of place. These factors also have a negative effect on waylinding,
as well as {potentially life-threatening) on the timely delivery of emergency
sevices,

Anoiher challange of the subdivision layout is that blocks lend 1o Be 160
long to be pedestrian-friendly. As a rule of thumb, pedestrians are willing

o iravel between Y- to Y-mile {1,320-2 640 feet)—between five and ten
minutes—between origin and destination; say from their residence to & noda
of commercial development or a community facilly, Most of the blocks wesat
of Sunshine Boulevard, which are in a general grid formation and oriented
eastiwest, average 850 long and 325 feet wide. East of Sunshine Bowlevard
Marth and north of Lee Boulevard, Leeland Heights Bowlevard and Santinala
Boulevard, the blocks are evan larger—1,300 feet by 470 feet,



The remaining blocks in Lehigh Acres, east of Alabama Road South and
south of Leeland Heights Boubevard and Sentinela Boulevard, are inconsis-
tently sized and inconsistently criented, forming an irmegular mix of grid and
curvilinear streats. The dispersion of devalopment and the Imbalanced mix
of land uses compound the challenge 1o créale a rational community struc-
ture in Lehigh Acres, with humanly scabed, pedestrian-friendly, cohesive and
identifiable neighborhoods.

Anumber of “neighborhoods” (subdivisions) have been platied in Lehigh
Acres over the years, but their scale is in the order of small-sized suburban
communities, Some of the largest {as measured by the numbear of lots)
incluede:

Development Total Developed | Total Developed
Units Lots Acres Acres

Greenbwiar 4,589 1,089 2,088 FLLE]
Lahigh Estates 4 68T 1,502 1525 491
Mirrar Lakes 3,806 1,051 1,680 Ga1
Soutihwood 2501 370 a0 102
Lehigh Park 1781 451 745 168
Twin Lake Estales 1321 218 388 68
Leeland Heights [t vt 320 228
Willow Lake 728 721 183 181
Parkwood 688 589 174 162
Country Club Estates G448 565 207 175
Westminster 612 578 185 107

Table 4: Lohigh Acres Piatted “Neighborhoods *

Thesa “neighborhocds™ are primarily designated for residential use; how-
avar, the majority of the land in these subdivisions remain vacant, Because
developmeant is very scattered and there is no central commerncial node or
community complex in these “neighborhoods,” many tack a discermible
visual identity and functional cohesion,

More noticeabla from the community-wide land use patlern is a commu-
nity framewaork or structure based on densilies of development and kel

of service availability, and consisting of three major seclors, bands, or tiers
{Figure 18). The first sector can be characterized as the "urban cora” of
Lahigh Acras, the older area of the community, generally extending Enaarly
along the Lee Boulevard, Homestesd Road, Alabama Road comidors, which
has had time to develop more fully and iz served by a complete or near-
complete array of public services—central water and sewer, wban roads,
schools, libraries, and parks, etc.  The second band, which adjoins the
cong on its north, southeast and southwest sides, is less developed, but

it is evolving gradually into & suburban character area, Sendces are either
available or accessible/exdandable from the core. The third band, extending
cutward to the north and east of the first two, is sparsely developed and few
of No services exist or are planned to be extended in the foresesable future.
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Fifpeam 18! Commiunty STuciung
Source: WRT based an Lee County G518
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1.5 MNatural Factors

Natural features have not played a major role in shaping Lehigh Acres, nor
heve they been a major constraint to development. Historic aarial photos
show that this region was primarily pine flatwoods and wetlands, which at
some point may have covered as much as B0% of the area, While develop-
mant has occurred in many of these areas, wellands are stil present in Le-
high Acres, as evidenced by the soil conditions analysis that follows. & new
wetlands mapping effort was part of the East County Watar Control District's
Lehigh Headwaters Initiative (Figure 18). Pursuant io the Clean Water Act, &
permit from the Army Corps of Engineers is needed o place fill malerial into
witlands and other waters, Where wellands are prasent, & permit frorm the
Corps is also required befare construction can be approved.

Water Resources | Management

Al of Lehigh Acres falls within either of the two basins of the Caloosahatchea
River Watershed: the West Caloosahatches basin in the northemn part and
the tidal Caloosahatches in the southern part of Lehigh. High recharge (wa-
ter added to groundwater) to the water table is prevalent along the southern
portions of tidal Caloosahatchee. (Figure 20) Lehigh Acres is the headwa-
ters area of streams and rivers Including the Caloosahaichee River, Crange
Riwver, Hickay's Creek, Badman Creek, Eataro River and Imperial River and
sheel flow areas also provide substantial recharge 1o the sandstone aquifer,
Past and ongoing shudies suggest that historical drainage activities hawve
compramised the hydrological and ecological functons provided by this
area.

Last April, the East County Water Gontrol District (ECWGCD) proposed The
South Lehigh Acres Hisloric Flow Restoration” project aimed al reducing
the surface waler flow impacts on the three natural cutfalls from the district
by increasing storage in the system, rercuting surface water flows, and
developing basin interconnections. This project would result in improved
water quality, storage and ground water recharge in the subject area by
implamenting the needed drainage improvements necessany 1o reestablish
the natural discharge roulas and inlerconnections of the ECWCD with the
Caloosahatchas River and Estaro Bay.

The purpose of the Lehigh Headwaters Inifialive is 1o develop and guide
future modeling, planning and design objectives, minimize environmen-

tal impacts and identify oppartunities for restoration and enhancemant of
natural resources within and adjacent to the ECWCD. With sparsely devel-
oped single-family residential areas in the northern and southern seciors of
the community, and some Tairly densely developed seclions in the central
area, Lehigh Acres produces a targe amount of stormwater runofl that flows
throwgh the network of canals into Badman Creak, Hickey's Cresak, the Or-
ange River, Able Canal, and the Caloosahatches River.

The ECWCD drainage network comprises of 589 canals running a cumula-
tive length of abowt 356 miles. Motwithstanding the abundanca of canals,

the findings of ECWCD studies show a clear nead to expand water storage
and recharge areas in the community to handle present and future demand.
The ECWCD Comprehensive Waler Resources Plan projects a need of 3,700



acras of additional stormwater managemaent facilities whan the community
i built-cut, Continued development of the northem part of Lehigh Acres
alane will produce excessive stormeater runoll into the Bedman and Hickey
Creeks, threatening serious flooding and water quality problems.

Lehigh Acres ECWED Drainage Canals

Water for urban and agricultural uses in the Lower Wast Coast (LWC) Plan-
ning Area, which includes Lehigh Acres, comes from surface water and
threse major aquifer systems: the Surficial Aquifer System (SAS), the Interme-
diate Aquifer System (IAS) and the Floridan Acquifer System [FAS). The SAS
is typically dividad into twa agquiters, the water table and Lower Tamiami,

Tha IAS alzo includes two aguifers in much of the LWC Planning Area, tha
Mid-Hawthorm and the Sandstone, The main aquifer resowrces for the Lehigh
area are the Sandstone Aquifer and the Lower Tamiami Aquifer.

Accarding to the LWC Wadar Supply Plan Update: lssue Identification, surface
water drainage faatures hawve significantly impacted groundwater lavels in
many areas of Lee County, Including Lehigh Acres. The SPWMD points cut
that the water levels in the Sandstone Aquiler in Lehigh Acres remaim ow
and show a declining trend and significantly increased seasonal waler level
fliuctuations associated with increased pumpage. Chronic waler shorage
conditions develop during dry periods for users of the SAS and the LAS.,
Concentrations of domestic wells In the area that pump from the =ame aqui-
fers results in seasonally low water levels and contributes to well fallures and
waler quality detericration. Population increases that resull in construction of
additional domaestic wells each year exacerbates these problems.

Anciher issue of concem |s the increasing number of emergency permits
being requested to despen exisling wes thal have gone dry during the
drought season, SFWMD suggests consideration of the following alterna-
tives to the continuad development of thase resources for high-densily do-
mestic saif-supply: Accalerating the exfension of public watar supply linas,
coupled with mandatory hook-up to available municipal lines and required
proper abandonment of domestic wells should be considered; and modifi-
cations to exisling landscape ordinances to further minimize outdoor waler
naads should afso bé evaluated.
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lll.L6 Transportation

The roadway network in Lehigh Acres is funclionally dassified into arterials,
collectors, and local roads. Today [as seen in Figure 21) Les Boulevard is
the onlty major arlerial that provides direct access from the urban areas of
the County into the heart of Lehigh Acres. However, only 3R 82 provides a
continucus link to the regional roadway network, 1o downtown Fort Myers
via MLE Bhad. {and narth, across the Calocsahatchea River, connecting ta
LIS 41/Tamiami Trail); and south through Hendry and Collier Countias, to
I-75/Alligator Allay via SR 20, Similarly, Gunnery Road is the only continuows
nort-south arterlal that crosses Lehbgh Acres. Sunshine Boulevard, Ala-
bama Road, Homeastead Road, and Joel Boulevard provide partial connec-
tivity to the nodh and south portions of Lehigh Acres and to the surrounding
araas. Tha southarn half of Lehigh Acres is batter sarved by arlarials, whila
northarn half is crisscrossed primarily by collector streats.

Although the pattern of sireets in Lahigh Acres & a basic grid, many of the
local streats terminate at canals, disrupling the netwark flow and hindearing
confinuous circulation (Figura 22). Currently, there are onby thirty-threse [(33)
canal crossings throughout the nearly 100 square miles In Lehigh Acres,
whereas in Cape Coral, with similar conditions, the number of bridges s
154 and in Fort Myars, B3, Of tha tofal number of bridges in Lehigh Acres,
only seven (7) are maintained by Lee County. Tewenty-twa [22) othars are
maintained by the East County Waler Confrol District. How the responsibil-
ity for new bridge construction projects is allocated betwean thess entities s
umciear.

The road network deficiencies are compounded by the fact that many of tha
local streets do not align from block to biock. The Sherifi's Department and
the Fire District hawve reported thal emergency response times are increased
due 1o the lack of street continuity and dificulty of navigating a rosdway
network that is nol intuitive,

Road conditions are also a concem. Many of the local roeds do not meed
current County standards for right-of-way width, and, as shown in Figure 23,
are in exiremely poor condition due to their age, initial construction gquality,
and ack of regular maintenance. Chver 50% of all roads, and over 7% of
local roads in Lehigh Acres are classified as in *poor” to *failing” condition
by the Lee County Department of Transporiation. In 2006, the cost of resur-
facing every street in meed within Lehigh Acres was estimated to exceed
£70,000,000, While Lee DOT considers road mainienance a matter of public

Evamyplas of he range of road condivons in Lehigh Acres,




hiaalih, satety. and walfara, with limited funding only a small number of resur-
facing projects can ba pricritized from year to year. In FY 2008, the County’s
Resurfacing Roadway Improvement program targeted 41 such projects in
Lehigh Acres, at a cost of nearly $1 million,

Levels of Service (LOS)

The Stabe’s Growilh Management Act (Chapter 163, Part I, E5.) requires
that cownties astablish levels of sarvica for roadway faciiies and a plan for
ensuring that those levels of service are maintained. The Lea Plan states the
County's commitment 1o maintaining specified levels of service, including a
Leved of Service E (LOS E) on County arerials and collectors. A key com-
panent of the Growth Managemant Act is the provision for “concurrency,”
which requires adequate sarvicas and facilities, including roadways, to be
gvallabla concurrent with the impacts of development.

Today, thanks 1o a series of improvament projects that Lee County has
undertaken during the past dacade, most of the major roads in Lehigh Acres
perioem at or above the adopted LOS based on 2007 traffic counts (Fig-

ure 24). However, according 1o the link-by-link analysis that is used by the
County, five (5) links of SR 82 (from Colonial Bivd. 1o Gommerce Lakes Dr.;
from Commerce Lakes Dr. to Gunnery Road; from Gunnery Road to Ala-
bama Road; from Alabama Road to Alexander Bell Bhvd; and from the latter
to the Hendry Cournty line) fail to meet the LOS standard. The State is in the
process of conducting a PD & E study to widen SR 82 to aix (6) lanes from
Colonial Bhvd. to the Hendrry County line.

In the area immediately surrounding Lehigh Acres, tao iImportant roadwey
links {while meeting LOS today) have the potential to fail in the future. The
first one ks that segment of Buckingham Road between Orange River Bhd,
and Palm Beach Boulevard; no improvements are planned for this road seg-
mant at this time, The sacond ona is a segmant of Daniats Parkway batwaan
Chambarfin Parkway and Gateway Boulevard. This segment is scheduled to
be widened to six (6) lanes in 201213,

While Lee County and FDOT have undertaken substantial efforts (as evi-
dencad in Figuras 24 and 25) to maintain roadway Level of Service stan-
dards in and around Lehigh Acres, the community may be faced with
significant mobility challenges In the future, when growth recurs, This is be-
caugs—whila the premise of concurrency is thal adequate roadway facilities
will be provided in order to achisve and maintain the adopted LOS standard,
ar, in their absence, development parmits may not be issued—a majority of
lands in Lehigh Acves (refer to Figure 8) are vested from the transportation
concumency provisions under a Stipulated Setlement Agreameant [(SSA)
which Lee County and the developer of Lehigh Acres enfered info in 1892,
The 1992 S5A states thal a Certificate of Concurrency exemplion ["Certifi-
cale of Exemplion”), issuable only to propedy identified as vested in the
Agraemant (per Figure 8), excuses the axempt propery from compliance
with the kel of sarvice slandards set forth in the Concumency Management
Ordinance Mo. 85-33, as amended, (the "Concurrency Ordinance®). This
meang that permits could conlinue 1o be issued in Lehigh Acres for residen-
tial development on those lands that are vested for CONCUMency PuUrposes,
even il concurrency requirements are not mel.




Figura 21; Tranaparation Netwonk
Sowce: Lew Coundy GIS
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Figure 27, Conneciivily arnd Safely Condifons
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Figure 24: Road Loved of Sanvice (2008)
Sowrce: Les Counfy 2008 Concurancy Rapar
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Fogure 25; Flanned Aomd Imprpvamant Projects
Soerce: Lew Cowsly MPO and Los DOT
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The Agreement makes clear, however, that the lands vested for concumancy
purposes are subject to all other kocal land development regulations ad-
opted pursuant (o the Lee Plan, as amended. The Agraement is also ax-
préss that such regulations shall mot atfect the densities or infensities of use
previously established in the Stipulation and Sattliemeant Agreement dated
December 27, 1888, It is also express that the lands that are not vested

for concummency purposes are subject to all other local land development
regulations,

Road Improvement Projects

As shown in Figure 25, anticipated road improvements projects within Le-
high Acres include the programmed widening of Homestead Road, Meadow
Road and SR 82, as well as a number of planned roadwsay extensions that
will contribute 1o impreved mobility by Increasing connectivity. The projects,
not including the Luckedt Road extension, which is under study, ane isted in
the table below. While same of these projects are designated as cost faa-
gible, others ara conlingent on evailabla funding.

Road Name Start End Work State | End | Status
Date | Date

Homestead Ad 8 | Sunrise Bhvd Alabama Rd 2Ltodl (2000 (2010 | 2008 CIPVDES
Maadow Rd Wallace Rd Naples Ave 2009 | 2010 | 2008 CIP/DES
SR 82 75 Lee Blvd 6L 2009 | 2010 | 2008 CIP/CST
SR a2 Lea Bivd Commerce Lakes Dr | 6L 2013 | 2014 | 2008 CIP/DES
G1st StW Cemetary @Stratton | Sunshine Bivd 2L (canal) LATP -Contingent
Menio Ct Sunghine Bhd G1st 51 W 2L [canal) LATP-Contingent
SW 40th St Current terménus Alabama Rd 2L LATP-Feasibla
Alabama Rd SW 40tk 51 Ext Sunrise Bivd Ext 4L LATP-Faasible
Sunrise Bivd Alabama Rd Homestead Rd 2L LATP-Feasible
Sunrige Bivd Richmond Ave Victoria Ave 2L LATP-Contingent
Bath Stacey Bhd | 5W 23rd 51 Miwaukes Blvd 2L LATP-Faasibla

Table §: Planned Cﬂ]ﬂgﬁ'ﬂpfﬂm for Lehigh Acres Roadways

Corridar Studies

Lee County is conducting studies of several roadway comidors inciuding:
the CR 851 corridor (from Immaokalee Road to Alico Road, and on to SR 82),
jeintly with Collier County; and the Luckett Road Comidor Exension (from In-
terstate 75 east 1o the Hendry County ling). This latter project will provide an
altarnative fo Lee Boulevard and 5R 82 as an east-west arterial connection.
The final alignment for the Luckatt Road Comidor Extansion is currently ba-
ing detarmined.

The proposed CR 951 extension involves the evaluation of a potential new
alignment for & fourtane arterial roadway with control andfor limited access,
to be located east of Interstate 75 in northeast Collier County and southiwest
Lee County, Florida, The Emits of the proposed extension are from the exist-
ing intersection of CA 951 and Immokales Aoad in Colier County 1o a paint
along Alico Road in Lee County, a distance of approximately 15 miles and a
project cormidor 75 square miles in size. From there on, an extension refarred




1o as Alico Connector Roed would connect to SR 82 somewhere southeast
of Danigls Parkway. Three concepliual alignments were under considerafion.
At this point, a preferred alignment has been determined, but nol adopled,

Access Management for Commercial Uises

Meadow Rogd, unning perallel to SR 82, was designataed as a viable access
afamative for bats fronting SR 82, while minimizing individual |ot access

io the arterial. Pursuant to Lee Plan Policy 1.8.2, commercial uses can be
permitted on all Iots in the "Reclaimed Strip Overlay' facing SR 82 when the
required corridor access managemant plan is adopied by FOOT governing
that portion of SR 82, The recently prepaned plan provides for road connec-
licns between SR 82 and Meadow Road at about 1/8-mile spacing with full
access madian crossings at about 1/4-mile spacing. According fo the plan,
all platted lofs will uRimately have access to SA B2 via Meadow Road, which
will serve as & revarse frontage streat. In fact, this arrangement i less than
practical, sinca these lots are not only long and naraw-—suitad mosthy to
the commonplace shopping strip or stand-alone fast food joint, convenience
slore or gas station whose almaost exclusive focus will be the drivers using
SR 82, not the residents of Lehigh Acres; these lols atso face and (when the
reversa frontage access is in place) may push commarcial traffic through the
adjacent residential neighborhoods. Commercial ses are also permithed
on Reclaimed Strip lots facing Gunnery Road after Lea County adopled a
similar plan, with access 1o all lots being provided via Gratchen Avenue.

With the adoption of the SR 82 Corridor Access Managemenl Plan, Lee
County has been planning for the reconstruction of Meadow Road to ac-
commodate the anticipated increase in traffic that would result from the
future developrrent pattern on lands located bebween this roed and SR 82.
The County's 2008 CIP update currently includes only funding for the design
of this improvement from Wallace Road 1o Naples Avenug, 10 be completed
by 2010, Pending the outcome of the Lehigh Acres Comprahensive Planning
Study process, the focus of that project may change.

Alternative Transporation Modes

Today, Lehigh Acres features & poor infrastruciure for alternative transporta-
tion modes. While sidewalks and bikepaths (mostly in the form of paved
shoulders) do axdst, they are fragmentary and infrequent all best, and there-
fore are inhospitable, offering limited pratection or ability for the pedestrian
of bicyclist, much less those who are physically challenged, to use thesa
tacilities as an effective means 1o move throughout the community. Mor do
they connect residents from thelr homes to most major community destina-
tions—shopping areas, schools, churches, parks, ate,

As may be expecied, public sidewalks can be found primarily in the cider or
mast developed sectors of Lehigh Acres, usually along the major arterials
{e.9., Lee Bhod,, Lealand Heights, portions of Homeastead Road), as wellas a
few, short sidewalk segments on scattered subdivision roads, When pro-
vided, sidewalks are often found on one side of the straal only.

Transit service to and within Lehigh Acres is similary limited. Les Tran, the
County's public transit provider, oifers one route (110) which runs bebween
Edison Mall in Fort Myers and “"downtown™ Lehigh Acres (tarminating on




Joel Bivd. at E. 121h Streed) along Colonial Bhvd/Lea Bivd. Lee County also
provides ransportation-disadvaniaged and paratransit service throuwgh
private or nonprofit contractors, These senvices are available to qualifying
riders (e.g., saniors and the disablad).

Ingide Lahigh Acres, Route 110 covers shor segments on Beth Stacey
Blwd., Alabama Road, Homestead Road, and Lesland Heights, and runs
Maonday through Saturday from 5:00 am to 9:45 pm. This provides an invalu-
able service o the residents of Lehigh Acres, bul the limited coverage area,
absence of Sunday sendca, and lack of supplementary inkages within the
eommunity represents a challenge to those without transportation alema-
tives. The County’s 10-year Transit Development Plan proposes tha imple-
mentation of a new service, the Lehigh Circulator, starting in 2004, and an
increase in the frequency of Route 110 senvice (from every 75 fo every S50
mintes by 2000, and down o every 40 minutes by 2014), | iz unknown at
this tirme if the current fistal armaranment will dalay or otherwiss impact ihasa

Regarding bicycle and pedesirian infrastruciure improvements, the MPO's
2030 Long Range Transporiation Plan includes a policy that encourages
Lee County and its municipaliies io “take advantage of every opportunity o
impdemant the bicycle and pedestrian improvements identified as needed
in the MPO's bicycle pedestrian element when approving developmant
abutting state highways.” The 2030 LRTP identifies specific projects that
will serve Lehigh Acres and the regional natwork. Bicycle and padestrian
improvemenis are also called for in The Lee Plan and numerous such
improvements are identiflied in the County's Bicycle/Padestrian Inventory



and pricritized for funding through the Capital Improvement program, with
recommendations provided by the Bicycle and Pedestrian Advisory Commit-
tes, which iz made up of local residents. Consistent with these policies, the
recent readway improvement of Gunnery Road 5. incorporales siclawalks,
iher sidewalk projects are either under construction (aleng 12th Street W.
batwaen Gunmery Road and Sunshine Bhwd.) or programmed throwgh the
CIP while others (Homestead Road sidewalk from Milwaukee Blvd. 1o Veter-
ans Park) have been put on hold dus to budget constraints.,

Although the County's Land Development Code includes detailed stan-
dards for the provision of sidewalks and bike paths in private development
{new subdivisions, commaercial and industrial developmant), Lahigh Acres
residential areas do not benefit from these requirements, since the majority
of the kand in Lehigh Acres ks already platted into single-family |ots that are
individually owned. Although lacking the ability to require individual ownars
io build the sidewalk [which would requine even mone stringent standards

to ensure consistent quality of construction and continuity), two tools to
overcome this challenge are already provided for in the Land Dévaloprmant
Code. First, Sec. 27-61 authorizes the creation of municipal service taxing or
benefit units in specilic areas of unincorporated Lee County for the purposes
of providing municipal sendces within the boundaries of sald units in sccor-
dance with Chapler 125, ES. One such taxing undt is already in place for the
purpose of providing street lighting and related services in Lehigh Acras. A
similar unit could be established to levy taxes for the construction of side-
walk projecis and related improvements.

Similarly, Sec. 28-13 of the Land Development Coda authorizes the imposi-
lign of special assessments “for the construction, reconstruction, repair, pav-
ing, repaving, hard-surfacing and re-hard-surfacing of roads, curbs, gutters,
drainage facilities and sidewalks in any of the unincorporated area of said
county, and provide for the payment of all or any part of the cost of any such
improvements by levying and collecting special assessmants from the abut-
ting, adpoining, contiguous or other specially benefited property.”

1.7 Infrastructure

Onsite Treatment and Disposal Systems

The Lee Health Depariment’s recards show ssuance of approximalely
21,000 on-site wastewater treatment systerns in Lehigh Acres in the past de-
cada—this despite the fact that most lots in the community do not meet cur-
rent size standards for the accommodation of on-site treatment and disposal
systems (DSTDS). In addition, the high water table in the area typically
necessitates the placement of fill matenal to increase the ot elevation and
accommodate the construction and proper design of an OSTDS, In mest
cases, only the developed portion of the lot is filled, resulting in an unususal
landscape of “mownds” and “valleye” {betwesn lots).

Back when Lehigh Acres was platted in the 19508 and 1860%, the Heafth De-
partment's regulations required a minimum Y-acre kot size for onsite septic
permitting. Today, the minimum lot size requirement today is Y-acra. How-
ever, the reguialions akso stipulate thal lots as amall as Vi-acre, platted prior
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Figure 26: Onesite roatmenl and disposal sysiams
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to 1972, are allowed to develop on septic. A permit for a seplic system does
not restrict the number of seplic tanks on a single Iot, so long as, on a ot
with a well, the fotal sewage flow does not axcead 1500 gal/day/acre. Be-
cause a permit applicant can count unused road right-of-way in the calcula-
tion of lot size, a 1/4 acre ot is typically permitted between 350 and 400 gal/
day; this resiricts a single-tamily unit 1o three bedrooms, Despite this rule of
thumb, im reality, several duplex lois contain wo septic systems and are ad-
vertised as three bedrooms each (equating to six bedrooms on a single lof).
According to the Health Department, this can occus, in part, because duplex
units are often officially recorded on the books as having enly two bedrooms
(by having the third room without a close, this room does not qualify as a
“bedroom’), In practice, these homes are occupied as three-bedroom unils,
and therelore exceed their permitted fow. Thus many properties have either
been illegally subdivided or granted permits without penalty unbeknownst to
the Department issuing the penmit.

For lois platted after 1972 that do nol meet the Ye-acre Size, a vanance can
be applied for through the State Variance Board. As reporied by Health
Dapartmeant representatives, variance applications submitied on the basis
af hardship are commonly granted. Recent data provided by the Lee Health
Departmient indicates that 344 variances were requesiad for proparties in
Lehigh Acres in the past two years. Of these, only four were danied (lypically
for not being able to mest the 75-fool required separation bebween seplic
and water well). Two others wera withdrawn by the applicants. Of those vari-
ances granted, 55 will require tie-in to the public sewaer if and when mads
availgble. Only three of the requests were for aercbic systems, which offer
higher removal rates than other types,

Tha Health Department makntains that thera is little documented evidence
1o date that the Bsuance of seplic systems is & problem in Lehigh Acres.
Howenves, the Depariment also acknowledges that permits are reviewed on
an indhvidual basks, and that there is no system in place 1o Irack cumukative
affacls.

Research conducted for other areas in Florida suggests that soils mos
effective at removing nitrogen are those which—Iike the ones present in
Lehigh Acres— have shallow water tables and associated high organic
contant. However, these same studies recognize that the removal rate vanes
widely from over 90 fo less than 10%, even using today’s system design
criteria. Properly maintaining the function of exdsting OSTDS helps, but this
will work for only a imiled amount of fime, While the average density in
Lehigh Acres today is less than one dwelling unit per acre, i development
continwes in the current patbern, this density could increase to an average
of approximately 2.7 dwelling units per acre at buildout (with significantty
higher densities in localized instances). If no significant expansion of the
centralized sewer were 1o oocur, there could be tens of thowsands of ad-
ditional OSTDS in Lehigh Acres over the 20 to 40 vears, In addifion, seplic

systemns have a finite capacity 1o refain phospharus.

Several studies conducted around the couniry have employed measure-
ments andfor medeling o demonsirale a positive correlalion bebween
OSTDS density and water contamination. For example, a paper by Profes-
sors AB. Brown and T.J. Bicki for the University of Flarida's Institute of Food



And Agricultural Sciences, Florida Cooperative Extension Service concludes
that "populaticn dansity ulimately determines the efffuent loed per unit of
land area and hence the concantration of contaminants in ground water.” A
water budget prepared for an individual 0.4-acre lot in the area of Gainesville
showed that, at the lof by kot scale, an OSTDS contributed nearly 60 percant
{12 inches/year) of the total recharge to the shallow aquifer. A number of
other studies recommend that, to prevent degradation of shallow ground
water, 0STDS densities should be kept at a density of no less than 0.5 10 1

acre per OSTDS (2 1o 1 OSTDS per acre), and preferably greates,

Heverthaless, it is acknowledged thal these studies were conducted mostly
in conditions different from those in Florida and Lehigh Acres, Sfe-specific
resgarch will be necessary to determine if or when, and what types of action
mary b requined., Anecdotal information has been received of algas being
found in the Oranga River that may indicate the presence of nutrient an-
richment from septic plumes. Ongeing studies conductad on behall of the
ECWCD, in collabaration with Lee County, 1o manitor water quality in Lehigh
Acres and the Orange River, may confirm this in the future.

Private Water Walls

Thiere are nearly 22,000 waler wells in Lehigh Acres, including thosa for
domestic consumplion, irigation, fire suppression, public use, efc. Pur-
portedly, some well parmits may have starfed o be denled in Lehigh Acres
because of spacing issues, i.e., tha inability to maeet a State of Florida
requirement for a 75-foot distance between wells and septic tanks. In addi-
tican, i is reported that water wells in some areas of Lehigh Acres are failing.
Emergency permits for well deepening are becoming more common, as the
Sandstone Aguifer in Lehigh Acres shows a declining water level trend and
seasonal water level fluctuations that now average nearly 20 feet. Section
6.10 of the County’s Wall Ordinance (Cause for denial, Suspension or revo-
cation) indicates that extireme depletion of the groundwater supply in Les
County, and endangering the health, welfare, and safety of the public ane
grounds for denial of a well permit.

Centralired Walter and Sewer Service

Public water and sewer are provided to portions of Lehigh Acres by the Flor-
ida Governmental Utility Authority (FGUA), a government agency created fo
purchase private utility companies and convey them to a kocal govarmmaent
agency 1o own, operate and maintain. FGUA purchased the Lehigh Acres
utility in 2003 for $34.5 milion, While, technically, the service area of FGLUA
covers the entire extent of Lehigh Acres, only about B,700 acres—or 14
percent of the total land, primarily in the clder community core—are senved
by central water and sewer (see Figure 28). FGUA's 2008 budget estimates
13,064 waler customers and 10,500 westewater customers for this year, an
incraase of nearly 4 percent over 2007. By 2012, the number of accounts
is projected to grow 1o 17,443 and 13,006, respectively. This includes both
residential and commercial accounts, and is contingent on the completion of
proposed infrastrecture Improvameants.

The current waler system consisls of one water ireatment plant and 13 water
wells. The Lea Plan Policy 53.1.2 establishes a Level of Service of 250 gal-
lans per day per equivalent residential connaction, with slightly lower stan-
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dards for mobile homes (187.5 gallons per day), and traved trailer residential
structures (150 gallons per day).

While the system has been growing and FGUA continues to make significant
investments in water capacity and line expansion, the system has trailed
consumptive water demand during tha years of high growth rates. The
current slowdown offers an apportunity for planning and proactive interven-
tion, FGLUA plans to update its Potable Water Master Plan this year, and has
allocated over S50 millkon in the FY 2008 Capital Budget for a total of thirty
capital improvement projects in Lehigh Acres. Projects include: waber ireat-
mant plant improvements, fire hydrant replacerment, infiltration and inflaw im-
provements, rauss pipeline expansiona, lift station renovations and telemetry
upgrades, wastewater freatment plant expansion, force main expansions,
and manhole rehabilitation.

Recent projects include construction of the new Lehigh Acres Water Treat-
ment Plant and associated wells at the Miror Lakes site, which was com-
pleted in Febreary 2008, Expansion of the Mirror Lakes Water Treatrment
Plant is estimated to bagin in lale 2008, This expansion will lay the founda-
tion for a state-of-the-ar Reverse Osmosis Treatment Plant. Construction of
the deep injection wall was slated for complation in April 2008, In addition,
construction of a Fi. Myers interconnect was completed in 2007, including
some 11,500 linear feet of pipeline that provides an an-demand, two-way
connection between the Lehigh Acres System and the City of Ft. Myer's
walar supply.

The sewer network is less extensive than the potable water network. In
2003, FGLUA astmated that wastewater treatrment capacity would be ad-
gquate through 2008 basad on a Les Plan Level of Service standard of 200
gallons per day per equivalent residential connection, 150 gallons per day
for mobile homes, and 120 gallons per day for travel trailer residential struc-
fures (Policy 56.1.2). However, population growth outpaced projections and
in 2005 the wastewster treatment plant exceeded its permitted flow capacity.
That same year, the ulility announced a 558 million expansion which would
have provided water and sewer lines 1o mare than 4,000 lols in Lehigh
Acres. Controversy surroundead the plan, and FGUA reconsiderad. FGLIA
now estimates spending approzimately 526,000,000 on improvements and
capacity expansion of the sewer system.

FGUA's FY 2008-201 2 Capital Plan includes approximately $92 milion to
complete thirty-eight capital projects necessary to keep up with projected
growth in Lehigh Acres. This Five Year Plan was revised at the request of
Lee County, to integrate strategies and cosis assodated with implementing
& seplic lank replacement program. The results of the study, prepared by
FGUA's consultants in collaboration with the County’s Utilities and Natural
Resources Department, envisions a major expansion of the wastewater
collection, treatment and disposal system over the next five years. Tha plan
wag developed fo engure that curent and fulure residents of Lehigh Acres
are able 1o access dependable and sale waler, minimizing confamination o
ground and surface waler, In Phase 1, FGUA would extend Senice connes-
tions to existing non-service houses and implement an aggressive program
to reduce the negative impact to the waste water treatment plant available
capacity. During Phase 2, FGUA would continue 1o extend water lines to



rasidents in the service area, and also convert seplic fanks by mandatory
hookups to the proposed wastewater lines. Last, FGUA would “reach cut™
to ameas not contiguous to the current infrastrichure and develop a task force
of affecied governmental entities,

Owver the next five years, FGUA's proposed waler and sewer projects could
reach as many as 12,000 properties, including many lois within the central
service arsa that continue 1o rely on pre-existing seplic tanks and private
water wells. While this is a significant step, the majority of new structures
being built each year in Lehigh Acres are still dependent on well and septic
for thedr water and sewage disposal. Further, the probability of implementing
FGLA'S plan remains uncertain, parly becausa no consensus exists regard-
ing the curent magnitude of the water and sewer system capacily problem,
and oppasition 1o rale increases and connaction lees may be forceful, Of
the 33,720 total water wells in Lee County, approximately 82 percent are in
Lehigh Acres.

Lee County continues ta consider the feasibility of acquinng the ulility water
and sawear systemn. The East County Water Control Disirict's Board of Super-
visors also recantly attempted to have its autharity expanded so that the
District could consider purchasing and oparating the ufility.

Stormwater Managemeni

The East County Waler Control District (ECWCD) was created in 1958, H an-
compasses over 63,000 acres of land and approximately 358 miles of canals
{Figura 28). ECWCD is a political subdivision of ihe State of Florida and is
funded through the collection of an acreage tax. The primary function of the
ECWCD is 1o ensure the proper conservation and management of water re-
sources located within the district, which encompasses all of Lehigh Acreg.,

Tha District is charged with providing the quantity and quality of surface and
sub-surface water resources 1o the curment and future residents of Lehigh
Acres. &s such, it is responsible for both the discharge and recharge of
waler resources within its jurisdictional boundanes to maintain a balance
batween flood control and consarvation, ECWCD maintains a network of ca-
nigls, water control davices, structures, and systams, including natural eco-
gystems that improve water quality, and provide a viable habitat for wildlife
and recréational opponunities for Lehigh Acres,

The ECWCD's drainage network consists of 589 canals. Under existing
conditions—ie., low-density development scattered among lange areas of
vacani land—small rainfall events produce little runoff because much of

the rainfall infiltrates the ground and does not show up as runof, However,
modeling conducted by the ECWCD for the preparation of a Comprehensive
Water Resources Plan indicates that in a full buikd-out scenaria, in which
0% of the development is assumed to be high density and the rest medium
density, flows will increase by approximately 100%. The frequency of peak
eviants will increase dramatically as well as the magnitude of runoff response
fo small storms. The full bulld-cut scenanio projections for the peak flow are
7% higher than the existing conditions and storage of extra runoff volume
is expected to require some 3,700 additional acres of detertion ponds with




Figure 28; Dmimmge Network
Sowce: Lee Cowly and ECWED G5
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waler stored 4 feet deep. Under this scanario, drinking water supplies cur-
rently met by individual wells are projected to fail throughowt Lehigh Acres.
Bazaflows will becoma even lower than thay are today, and water quality

is axpecied to delerorale. To improve conditions, the studies recommend
modifications to many existing inflow and outflow structeres to increase slor-
apge and safe conveyance of runoff from a once-in-100-year rainfall event.

.8 Community Services and Facilities

Emergency Response Services — Fire and Police

The majority of Lehigh Acres s within the Lehigh Acres Fire Contral and
Rescusa District of the County's Fire Depariment, which i bounded by I-75
on the west, Charlotte County on the norih, Hendry County on the east and
township range 46 south, to the south (Figure 30).

There are five fire stations in Lehigh Acres. Two of these—aone at Milwaukas
and Bell, the other one on Sunshine Bowlevard—are new stations, com-
pleted within the past year, financed by impact fees. The Depariment has
outgrown its headquarers building, which is too small to accommodate

the increasing administrative, training, and public meeting demands. The
Depariment is exploring expansion and relocation options and has begun
researching candidate sites. The District is looking westward for a new baild-
ing site off of Leonard Boulevard in an area of rapid residential growth.

Curranithy, undersarsed argas include the northeast and northwest quadrants
of Lehigh Acres. The two newly constructed stations now serve the south-
central area and pans of the southeast quadrant, The northern tip of Lehigh
Acres will continue to lag in fire protection services, The average response
times 1o localions in this area are now closa to $even minutes. This has a
significant impact on homeowner insurance ratings for homes located in
thesa areas.

This is compounded by the fact that the majorty of Lehigh Acnes iz congid-
ared as a high to extremna fire-hazard area (Figure 31). In the dry season,
brush fires are common and can quickly get out of control. Lacking water
senice limes, combating fires in the outlying areas is difficult. In the wet =ea-
son, the Fire Depariment draws water from the nearby canals like the Able
canal, bt in the dry season the unils must carry their own water 1o these
remate, isolated locations.

For lew and order, Lehigh Acres refies on the Sheriff's Office. The Bravo
Destrict (formerly East Distict) extends bevond the immediate Lehigh Acres
area (Figure 32). Due to the population growth in Lehigh Acres, the size of
this district was adjusted from its previcus jurisdictional area to make it mone
manageable. The police monitor crime by four zones: B2, B3, B4, and BS.

Civer the past 10 years, Lehigh Acres residents have expressed a growing
concermn related to public safety in connection with increases in criminal
activity. With a liméted force to cover both a large, developing area, burglary
in nesw, unoccupled homes and congtruction sites has become commaon, as
afe drug-related activities, Crimingl activity is facilitated by the fact that the



residentisl units are very dispersed in some saciors of the community.
Parks and Recraation

There are several important parks and recreational facilities in and arpund
Lehigh Acres (Figure 33). Two community parks are located within Lehigh
Acras. The first one is Vaterans Park, which is located on Homeastesd Roasd.
Tha park encompassss a lake, pavilion, playground, picnic areas, a 38,000
square-fool recreation center, ighted adult softball fields, two covered
lighted basketball courts, four lighted fennis courts and splash playground,
The recreation center offers many recreational programs. On this propey,
Lee County Parks and Recreation joined with Lee County School Board fo
build a kindergarten throwgh 8th grade school with a recreation facility. The
other community park is Lehigh Acres Community Park. This 20-acre park
was donated by the Lehigh Corporation in 1878. It has playgrounds, spor
fields, a community pood and pavilion,

Local schools, through interlocal agreement, also provide aclive recreation

Viofermns Park Reo Confer

opportunities to Lehigh Acres residents. These include soccer fislds at Le-
high Acres and Varsity Lakes Middla Schools (the latter on a limited basis),
and track and playfields at the Lehigh Acres High School. Five 18-hale pub-
lic: golf courses provide ancther recreation facet for the community.

Thera are savaral other parks located in the area serving portons of Lehigh
Acras. The 135-acre Buckingham Community Park openad in 2002 with
sparts fields, picnic areas, playgrounds and frails. Gateway Commumity Park
has spod fields on a 31-acre parcel, and Charlesion Park, a 4-acre facility lo-
cabed in the Alva community north of Lhigh Acres, containg ouldoos acthily
areas, basketball courts and a pavilion. Two new park facilities are planned
ovar the naxt five years. The first is the comérsion of 14 acras of tha former
Admiral Golf Course; the second will be built on a 29-acre site on Joel Bldw.,
but which falls outside of Lehigh Acres, within the East Fort Myers/Alva Ben-
efit District,

While Lehigh Acres is well sersed today by regional and community parks
on a level-of-service basis (l.e., standard of 62.5 acres per 1,000 persons),
thie County's 2008 Concurency Repart indicales 1hat the Lehigh/East Lee
County District has not meet the “desired” standard since 2007, and will not
maat it through 2012—even with the addition of the planned facility.




Figgures 30: Fire Disticts and Faciltes

Sowrce: Liw Fve Depardment
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Figure 24: Community Faciitios
Source: Les County GIS
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It iz alzo noteworthy that, while the level of serdice standard may be mei,
there are spalial deficiencles dus o the fact that the exdsling parks all fend 1o
b located in the urban core of the community. Lee Gounty does mot requirs
nar provide neighborhood parks, and many areas of Lehigh Acres are dis-
tant from the existing recreational facilities. In particular, the north, east, and
southwest sectors of Lehigh Acres lack active recreation facilities.

From a passive recrealion perspective, the area in general is much belter
served. In 2005, the Lee County Greenways Master Plan designated sev-
eral greenways and connector trails throughout Lehigh Acres. The Daniels
Buckingham Trail, which is part of Captiva-Hendry-Collier Greenway, is 8.5
miles long. As of the publication of the Master Plan, the trail was partially
complate, but the majority was still in the planning phass. The Lehigh Trail,
also part of the Captiva-Hendry-Collier Greenway, is 12.27 miles long and
waaves through forested areas and farmland to connect Lee Counly to
Hendry and Collier Counties, Lehigh Acres condaing several portions of the
Chadotte-Lee-Hendry Greanway, including the Lee Trail, Sunshine Trail, and
Able Canal Trail. Jim Fleming Ecological Park, a 4-acre passive park, is opser-
ated by the ECWCD. Ancther ECWCD-owned park is the 5-acre Williams
Gresnway Park.

There are also several large Conservation 2020 program properties located
within or in the vicinity of Lehigh Acres, part of a large system of natural
lands acquired by the County for a variety of purposes—habitat conser-
vation and restoration, mitigation, and passive recreation. They inchude:
Hickey's Creek Mitigation Park, & 1,158-acre property which includes a
S-mile lang hiking trail; Greenbriar Connector Preserve, which contains 14
atres, just south of Hickey's Creek, and offers opporiunities for hiking and
bird watching; Ala Cypreas Presanve, conaisting of 675 acras, located at
the boundary between Alva and Lehigh Acres; the Alva Scrub Preserve (160
acres); Charlie’s Marsh Preserve, a 21-acre mitigation area; Ham's Marsh,
& 578-acre property which serves impartant siormwater retentiondebention
functions for Lehigh Acres; and Wild Turkey Strand, a large praserve with
awer 3,000 acres located immediately south of SR 82,

Other Community Facilities

The majority of the developed land in Lehigh Acres is zoned Residential
Cne- and Two- Family, which permit few commuesnity facilities as of right,
Most of the existing community faciities tend o be clustered along the main
arterial corridor, Lee Boulevard, and the core area around Homesiead Road
(Figura 34). This concentration leaves large areas of Lehigh Acres lacking
tacilities, and requires driving, sometimes long dislances, o accass exisling
services.

For example, there is only ana library, the East County Regional Library to
sarve Lehigh Acres and the greater part of East Lee County. It = a 40,000
suare foot facility with a large meeting room that seats 150 pecple and over
50 compuiers, typewrilers and study rooms for public use,

The public school system in Lehigh Acres Iz confrolled by the Lee County
School Board. In addition to a number of private institutions, there are five
etementary schools, two middie school, one high school and one musti-
level schiool within the communily. These facilities ane part of the East Zone



School District or Student Assignment Zone, which also encompasses
schools in Alva, Fort Myars Shores, Bayshore, Buckingham, and Gateway
{and small portions of incorporated Fort Myers). This district met the level of
genice standard In 2007, and expecied to meet it again in 2008. Whila the
current marke! and economic situation has curbed growth prassure on the
school system, over the past dacade the population of families with young
children moving to Lehigh Acres increased subsiantially. Land assembly
for new school facilities haa been a challenge for the Schoaol District dua 1o
the small parcel sizes and scattered property cwnership. Many of the local
schools are located near the center of the cammunity, on Lee Bivd., Sun-
shing Bivd,, Leeland Bivd,, and Alexander Graharm Bell Bivd.

There are no higher education institutions in Lehigh Acres, but Florida Gulf
Coast University, Edison Community College, and Hodges Univarsity are
Iocated within 10 miles of the community.

The community has a full-sendce hospital, the Lehigh Regional Medical
Center, The hospital, with an 88-bed capacity and all major specialties, i
fully accredited by the Joint Gommission on Actreditation of Health Care
Organization (JCAHO).

.8 Trends Evaluation

As the basis for developing estimates of future needs for commercial, insti-
tutional and residential and other land uses, the consullant team prepared
new estimates of the potential future population of Lehigh Acres,

The first step was to determine an accurate current population from which
to project. There are af least several estimates of population in Lehigh Acres
that were reviewed, current as of 2006, While the numbaer varies in each, all
these estimates ane in the range of 63,000 to 70,000, Thesea figures include

only parmanent population.

To update these numbers 1o 2008, the consultant team undertook an esti-
rmate of edsting population based on data provided by Lea County. The asti-
mate of existing population is based on current land use and building permit
data received from the Lee County Property Appraiser, Lee County GIS,

and Lee County Community Development (Bullding Sendces). The overall
population was then broken down and calculated by the three sectors or
tiers previousty identified in Lehigh Acres (Figure 35), based on tha current
degres of development (average densitios) and available public services
provided in esch area, as follows:

Sector 1 -~ Predominanthy Developed and Fully (or nesrly Fully) Sened
Sector 2 - Partially Developed and Partially Served
Sector 3 - Sparsely Developed™o Servces

Existing developed single family parcels was assigned an average density
of one (1) dwelling unit per parcad, On the other hand, the existing average
density of multifamily units is estimated to be two (2) dwelling units per acre,
as derived from an evaluation of Lea County Property Appraisal GIS pancel
databasa, The average household size is 2.83 according to tha ULS. Census
2008 Amarican Community Surey.




Table & shows the factors that have been used fo estimate the existing popu-
lation in Lehigh Acres, and the cument population estimate.

Areal |Area? |Aread |Totals
Total # of single tamily (SF) parcels | 15414 | 7405 | 4,815 | 27,524
Multifamily (MF) land acreage i7a |asa  |e7 593
2006 Average Household Size 283 283 2.83 -

Additional population capacity was dermad from zoning data. First, all vacant
parcels that are zoned as 'ona- and two-family” and ‘multifamily” were identi-
fied in the GIS data basa,

The density for residential use is permitted in the Lee Plan, with up to 10
dwelling units per acre in the "Central Urban” designation and up to 15
dwelling units per acre in the “Urban Communily” designation. Howewver,
taking into consideration that the existing density of multifamily development
in Lehigh Acres is estimated to be two (2) dwelling units per acre, it was as-
sumed that future multifamily development would ooour af a higher average
of 3 dwelling units per acre.

Two-famiy zoned lois ane assumed 1o develop at an average of 2 dwelling
units per acre, While existing zoning data combines the single family and
two-family categories, in this analysis, parcels that are smaller than the aver-
age kot size (approx. 0.4 acres) are considened as single family parcels, and
properties thal are larger or equal to 0.4 acres are considerad as two family.

Areal |Area2 |Aresd | Tofal
Average Lot Size 0.4 04 0.4 =
Number of undeveloped One- and Two-Family Parcels > 0.4 acres | 11,245 25,071 | 39,825 | 76,141
Mumber of undeveloped One- and Two-Family percels < 0.4 sores | 2,680 [3,585 | 5037 | 11,307

Total undeveloped Multifamily Acerage arz (1201|444 2,107
2008 Average Household Size 283 |[283 283 -
Additional population capacity of undeveopled 46,002 | 91, 242 | 141,214 | 279,448
One- and Two-Family parcels
Additional population capacity of undeveloped Multifamily parcels | 3,158 | 10,861 |3.770 |17.8B68
Total Estimated Additional Population Capacity 144,584

Table 7 Additione Population Capacily Source: WAT based on Lee County GIS

Based on these calculations the future potential population of Lehigh Acres
Is shown in Tables & and 9. Table 8 shows future total population assuming
that, in the futwre, Ittle or no additionsl development would be permitted in
Secior 3, while Table 9 shows the future population assuming development
of Area 3 continues untetherad wuntil buildout.




Additi

17,118

Area 1 Area 2 Area 3 Tolals
Estimated cumrent population 44601  |z3aas 13213 [81,.240
Estimated additional future population capacity 50,150 102,203 . 152,353
Total potential population capacity 04,751 126638 13,213 | 233,602

Estimated cument population 44 601 23435 |13213  |81.249
Estimated additional future population capacity 50,150 [102.208 |144.984 | 207337
Total potential population capacity 84,751 125,638 | 156,197 |378.,588

Additional dwelling units

The consulftant team prepared a population projection using a top-down
projection modal that assumes homogensous regional development over
the next 20-25 years. The Lehigh Acres study area, as curranily defined,
encompasses approximately 8 percent of the total land area of Lea County,
and currently supports about 12 percent of the total permanent population.
The population model suggests that the Lehigh Acres study area might sup-
port nearty 14 percent of the lolal cownty population and capiure more than
12 percent of county population growth by 2030,

Based on the analysis and the existing consiraints affecting Lehigh Acres,
a 2030 base population of approxmately 166,000 (an increase of about
84,500} permanent residents is projected with a cormesponding population
density of nearly 1,700 persons per square mile. With an additional popu-
lation capacity of approximately 152,000 persons in Sectors 1 and 2 com-
bined—based on present zoning—it is evident that the bulk of the projected
population growth can be easily accommodated within these two areas, i
all growth were directed into these areas, their buildout would be achieved
in 25-30 years. This foracast reprasents the theorelical physical population
and density meaxdmums possible.

While it is physically possible that the 96 square-mile Lebigh Acres study
anga colld achiow an avan denser character, Based on the maximum -

ber of housing units that could be “it” into the subdivision {given the current
platted parcelization), i s wery unlikely that the region will intensify to such

a degree, i Lehigh Acres continues to possess a deficit of commercial and
public land and development, the community may not be able to atiract a
population coresponding with the platted buildoul without addressing these
dieficiancies.

Needs/Demand Analysis

Tha Emited commercial development and kocal employment base and the
lack or shorage (absolute or spatially relative) of cultural, civic, and recre-

ational activities suggest thal Lehigh Acres i still funclioning as a vas! bed-
room community, and will not easily becoms & self-sustaining community.







e ™
]—-—ﬁl e
L Ftl'n‘":a':-'lbu.-"lh ﬁ' e,
R A "--'J.!'*!_
s v

_

e

i
Hq'l

[
iy

oty
)

51
_{
Bt
3
2,

- -
e S RN

A g Vo

L n
i “ar

il 1
> *H?:n“**-_e i 12 (IR




Based on the population estimates, a rough analysis of land needs for com-
marcialfindustrial uses, schools, and parks and réecreation was conduciad
(Table 10). The projected demand for thesa uses is shown in the following
tables. In each case, it is assumed that action will have to be taken to curtail
development in Tier 3 (Sparsely Developed) in order to creale a mare viable
scanario for the provision of services and facilibes,

Estimatad current population 81,249
Additional population capacity 162,353
Total number of parcels in Lehigh Acres 125,855

Tetal number of residential parcels 29,455

Tabie 1 Estimaded 2050 Demand fov Commancial and indwstnial Land
Sowrce: WRT and RERC, based an Lee Counly GIS

Today, limited commercial development i distributed over the older resi-
dential service area in Lehigh Acres, while areas oulside the water service
boundary are almost entirely without substantial commercial development.
The infrastruciure constraints, if unmitigated, necessitate the inlensification
of both residential and commercial development within the existing water
senice boundary, As residential populations and densities grow unchecked
culside the current senice area boundary, and locale increasingly farther
from the established Lehigh Acres urban core, non-residential demands will
likely have to be supplied by commercial development outside of the Lehigh
Acres study area. Further, the projected deficit of commercial and indus-
trial land may never be completely met within Lehigh Acres, particularhy for
regional-gening commercial refall and intense employment generalors.,

Table 11 shows the two differant types of Gounty parks that exist in Lehigh
Acres and the projected recreational land neads for 2030. Even though thare
iz a deficit for Regional Parks, Hickey's Creek Mitigation Park iz immediatehy
adjacent to Lehigh Acres and can be considered to mest the “local” Lehigh
Acres neaed for regional parks.,

Currently there are three elementary school, three middie schoolg, and teo
high schools in Lehigh Acres, An evaluation of the existing educational facill-
tiees service areas and their enrallment capacity indicates thaf, based on tha
projected population and anticipated share of school-age children, there will
be a nead for 17 elementary schools, 17 middle schools, and & high schocls
by 2030. At standard acreage for each of these facility types, the land de-
mand for these facilities will approximate 1,400 acres, (These estimates for
the purpose of estimating potential land needs only. They are not based on
School District projections, which were not available to the Consultant, nor
have they been vetted by the District).



There ars five existing fire stations in the community, which are enaugh
to respond today's demand. To address future demand, the Fire District
iz examining three potential general locations for future fire stations in
Lehigh Acres. A preliminary assesasment was conducted of the impact
of the proposed additional fire stations in improving senvice response
times. Using a S-minute responsa time, 2-mile distancs as a rule of
thumb for adequate service, the tolal coverage area for existing and fu-
ture fire stations was estimated. Therefore, the current iacilities sere an
area of 34,230 acres, The addition of three new stations could increase
the coverage of a 2-mile response distance 1o 48,586 acres, a 42%
increass, Areas thal would still miss the tmely sendice are the outhing
areas in the northeast and northwest cormers of Lehigh Acres (raler to

Figura 30).
Acerage | % | Current Fusture Existing | Current | Projected | 2030 Daficit
Standard | Standard | condiion | Surplus | need (ac inac &
(acf (ac/ (ac/ {Deficit) | @ current | current sid/
1000 1000 1000 inacres | stofuture | future std)
persons) | persons) | persons) std)
Regional Parks | 1,158 |B67 |8 8 15 708 1300/1700 | (502/993)
Community 120 132 |08 2 1.6 a0 180/430 | (BO/310)

Tabdo 10 Surnenay of 20530 projected recreational fend demand in Lehigh Acres  Source: WRT based on Loa County GIS
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Four (4) community forums were held between March 21 and April 28, 2007
with Lehigh Acres residents. The raw inpul received at these forums laid the
foundation for a long-term commumity visicn, and provided the core ele-
ments of the Vision Statement. Morecver, coupled with the anelyses con-
ducted concurrently (summarized in the previous section), the community
Input helped to ldentify the lop concems and expecialions that the planning
effor needed to focus on to meet future neads,

Based on the aspirations and concems publicly axpressed by residents, the
Iy termn vislon for Lehigh Acres is:

"...To become & “Sustainable Commundy of Cholce, ™ a com-
munity that i sate, affordabla, connected, well-senved, ivabils,
attractive, and popuwisled by & dharse and angaged cilizendy: *

This vislon has informed and inspired every aspect of the Community Plan,
The following are the key alemants of the long-term vision for Lehigh Acres:

Managed |/ Balanced Growth: Encourage growth in areas where a
full range of public services is in place or plannad, and discourage
ar slow growth in outlying areas lacking in water, sewer and other
basic infrastructure, Diversity the land use pattern and strenglhen
ihe bocal economy and tax bass by reserving land and retrofitting
existing land wse patterns to incorporate adequate employmeant,
commercial and mixed-use development. Strengthen downlown and
other centers of activity and promote sound land uses along impor-

Community Character: Enhance commumnity identity and pride,
raiging the bar for development quality, architectural character and
quantity and quality of landscape malerials, Integrate parks, open
space, enhanced canal corridors and greenways as community
form-gvers and amenities to enhance quality of life.

Natural Resource Protection | Restoration: Protect the quality and
quantity of groundwater by reducing the impact of seplic systems
and by providing for adequate groundwaler and aquifar recharge.
Promote a “greening” of Lehigh, emphasizing the use of native land-
Ecape spacies.

Efficient Transportation: UWpgrade the condition and capacity of the
lacal road system, improving connectivity and apphying principles

of access management along major readway corridors, Promote
alternatives to aulo refance through transil, and improved networks
of sidewalks and pedesirian and bicyche trails as part of community
Graenways.

Full Array of Public Services and Facliities: Expedite the staged
extension of waler and sewer systems, connect loks previously
sarved by on-site septic and wells, and discourage additional de-
walopment reliant on cn-site well and septic systems. Resanve land
and promaote intergovernmenial coordingtion for the developrment
of local schools, libranies, recreation cenders and other faciities and
services necessary for a sustainable community of chaice, Actin




multi-faceted ways to protect public safety, including malmaining
adequate emergency responsa limes, ansuring necessany e (wa-
ter) flows, avoiding undue concantrations of multi-family and rental
housing and by providing a range of engaging activities for childran,
youth, adults and seniors,
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SECTIONV
CONCEPT PLAN






Through the Community Assessment and Trends Evaluation, the current
candiions and patiermn of development in Lehigh Acres appeared to be
incompatible with the future community characterstics articulated in the Lee
Plan as currently adopied and is inconsistent with the new Vision Statemant
developed by the community. Without focused efforts to exdend infrastrue-
lure, acquire land for community facilities, and spur commercial devalop-
ment, a sustainable, urban community future land use will more than likely
be unattainable for much of the sparsely developed areas within Lehigh
Acres. Without action or change of coursa, urbanization of the entire Lahigh
Acres siudy area appears to be a very low probability oulcome in any fore-
seaabla time frame given the current conditions, impediments created by
small parcelization, and cost prohibitions.

In an effort to bring reality closer to the vision (both Lee Plan’s and the com-
miinity's), the concept plan establishes a framework for decision-making
geared, fJundamentalty, at downscaling the urbanizing/urbanizable area of
Lehigh Acres into a smaller, mone compact, more sustainabie form. This
will reduce public costs by encouraging a more efficient use of exasting and
future infrastructure, whils recognizing the critical importance of inlergovern-
miental coordination and partnerships to realize the plan's objectives.

V.1 Guiding Principles

Theea key Principles—derived from the Project Parameters established in
Phase One of the planning process, and the Vision Statement developed
in Phase Two with tha input of Lehigh Acres residents—guide tha plan for
Lehigh Acres. Tha Guiding Principles are as follows:

1. Consofidate Development Palterns by Directing Growth

The quantity of growth to be absorbed in Lehigh Acres over the next 20
yaars will not ke sutficient to fully bulld-out and conscidate the develop-
ment patberns throughout the community, To avedd further fragmentation
and population dispersian, and in the interest of sustainabdlity and livability,
growth should be guided first info areas that already have the necessary
array of public services and facilities, and then to areas which may achieve a
critical mass of growth to suppaort a full array of public services and facilities
ovar the plan horizon,

Conversely, growth should be discouraged in those areas likely to remain
sparsely built over the next 20 years.,

2. Rezerve Land for Non-residentiallSanice Uses

A fundarmental flaw in the initial planning and platting of Lehigh Acres was a

lack of consideration for the need 1o reserve appropaately-sized and located
parcels to serve as sites for shopping and employment centers, schiools and
other civic uses, as well &3 for alernative housing types and mixed use acth-
ity centers,

Sites should be reservad, and incentives provided for the developmant of
guch future uses, while discouraging conversion of land for additional resi-
dential uge,




3. Anticipate Long-Range Risks to Pubilic Healltr, Safaty and Wellare

While there is little direct evidence today of an immediate heaith threat,

al some point in the fubure the continued prodiferation of private wells and
seplic systems could reach a crilical mass of impact upon the quantity and
quality of groundwater rescurces, and create a peril to public health.

Simillarly, while present levals of traffic congestion may be endurable, incre-
mental growth of population and automaobile trips, if not accompanied by
proporionate, staged increases in traffic capacity, may reach a critical mass
of intolerable gridiock.

The continued spread of scattered development, coupled with the existing
deficiencies in roadway natwork confinuity, is also potentially detrimantal ta
public safety, as emergency response imes are increased.

For these reasons, Lee County should anticipate and prepare to respand to
such risks by working with regional and bocal agencies and organizations,
including ECWCD, FGUA, the Health Department, Lee DOT, and others, to:
{a) more thoroughly study these issues specifically related to Lehigh Acras;
ib) pace the propagation of development in the sparsely sotiled areas of
Lehigh Acras, where infrastruciure systems, including roadways, ane most
incomplete/ inadequate; (c) collectively and coordinately initiate actions and
programs to evert of minimize potential threats.

V.2 Strategic Directions

The following paragraphs oulling the potential interventions or strategic
directions that respond 1o the key principles, and address areas of concem
raised by Lehigh Acres residents and other stakehodders or derived from the
analysis of existing conditions and key factors.

Sirategic Direction 1: Undenake “early action” zoning and regulatory
changes for improved highway corridor developrment (for example, 10
rastrict "model homes”), commercial development standards, urban design
guidelines for *downtown” Lehigh Acres, improved residential devedopmaent,
and modifications fo the land development/zoning patterns (8.9, to reduce
concentrations of duplexes and other uses).

Strategic Direclion 2; Stage and direct growth over time. Unkil Lehigh Acres
develops a critical mass of development capable of generating enouwgh tax
revenue, growth showd be directed into areas presantly served by infra-
structure, or areas approaching a critical mass of development where exten-
sion of said infrastructure should be programmed, and away from areas
likety to remain sparsely devetoped for the foreseeable fulure,

Strategic Dirgction 3: Implemant a 10-Year Capital Improvement Program in
Tears 1 and 2, as follows:

S0 3-A: Accelerate provision of central water, sewer, and other public
facilities in Tier 2 within a 10-year period, and sooner within Tier 1 to
enhance capacity neaded to accommadate infill, redevelopment and
intensification.



S0 3-B: Kentity priority road netwaork enhancements in Tiers 1 and 2 to
improve read network condition and connectivity.

Strategic Dirgction 4: Coordinate Slonmwaler Improvement Initiatives with
the East County Water Contrel District [ECWCD), including, potentially,
large-scale land acquisition for stormwater storage and/or groundwater
rechargse.

Strategic Direclion §: Address the long-range impacts of septic systems and
private wells. Working closely with the Lea Health Depariment, the Depart-
ment of Environmental Protection, ECWCD, and other agencies, investigate
the potential environmental and public health threats and become preparad
io alter permitling of on-sile systems as necassary. The County should also
enforce retroacte tie-in requiremeants where waler and sewer sarvice is in
place, and make provisions to mitigate the financial impact of tie-ins upon
homeowners by extending payments over lime,

Strategic Direction & Selectivaly acquire and assemble property for non-
residantial uses in Tiers 1 and 2, through the establishment of a land trust,
community redevelopment agency, or comparable entity, kmited in area.

Strategic Direclion 7: Craate Municipal Services Taxing Units to Fund Capi-
tal Improvemenis. The cost of providing basic infrastruciure and facilities

iz well beyond what cument property taxes collecied within Lehigh Acres
could alone support, Allhough Lahigh Acres already has in place an M5TU
for strest lighting, additional MSTU's should be considered for application in
Tiers 1 and 2 for street paving, sidewalks/trails, community parks, and water
and sewer senvice (in conjunction with FGLA).

Strategic Direclion 8: Initiate Large Scale Land Acquisition for Conservation
throughout Tier 3, working with FDEP, ECWCD, and new or existing land
trusts, develop a sirategy for phased acquisition, rebocation and envirenmen-
tal resioration.

V.3 Development Staging (Tier System)

The pace and location of new development and Infrastructure expansian in
Lehigh Acres should be gulded by a Tier System 10 ensune a mone function-
ally and fiscally sustanable fulure. The proposed tiers, shown in Figure 36
are consistent with the three general sectors identified as the key compo-
nents of the community structure. They are defined as follows:

Tier 1 - Largely Developed - Priorily Area 1 (0-10 years)

Tier 1 consists of the older urbanized core of Lehigh Acres that s
largely served by an existing amay of public serices and facilities,
including & well-developed road network, water and sewer facili-
lies, schools, and the bulk of Lehigh Acres’ commercial develop-
ment. This tier consists generally of an east-west band of land along
Lea Boulevard, approximatedy between 4th Streel and 16th Streat
and a norh-south band generally extending to the west and sast
of Homestead Road, Although Tier 1 is the most develeped and
urbanized portion of Lehigh Acres, approximately 50% of its resi-
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dantial lols remain undeveloped, Ter 1 also contains the bulk of the
commarcial land uses in Lehigh Acres, soma of which- such as the
models homes and small strip centers- may represent opporunities
for redevelopment and the infroduction of mixed uses and higher
density housing. However, lacking in Tier 1 are elements of com-
munity structure, including definable nelghborhoods, mixed-use
canters, road hierarchies and civic uses. The County should accelas-
ate developmeant of the complete array of infrastructure, services,
and community form-givers in this tier, with a goal 1o complete within
a 10-year period.

Tier 2 - Partially Developed - Priorily Area 2 {10-20 years)

Tier 2 consists of those areas immediately adjacent to Tier 1 whera
public faciiies such as waler and sewear are not fully available today,
but whera the provision of these public facilities should be prioritized
in the second decade of the planning herizon, 10 fo 20 years from
adoption of the plan. Approximately 22% of the parcels in Tier 2 are
presently developed. Because land costs ane ikely somewhat lower
thn in Tier 1, Teer 2 will likely conlinue 1o experience rapid growth,
However, the absence of public facilities, the proliferation of seplic
systems, coupled with the distance to the commercial services and
the discontinuous road network, will continue o compromise quality
of lile in Tier 2.

Taken together, Tiers 1 and 2 have a development capacity sufficient to meet
the growth demands of Lehigh Acres for the next 25 to 30 years. Given this
circumstance, combined with the significant cost to extend and maintain
infrasiruciure in the sparsely developed sections of Lehigh Acres (Tier 3),
future development in those areas should, al a minimum, be discouraged.
Also, because Tiers 1 and 2 contain a substantial amount of undeveloped
land, there muppmnuiﬂmtu.inmlﬁﬂm the assembly of land for com-
mercial and civic uses and for the introduction of higher density residential
development, with the potential for denaity transfers from Tier 3 and/or the
DR/GA.

Tier 3 - Sparsely Developed - Priority Area 3 (beyond 20 years)

Tier 3 consists of the exirems northern and eastern fringe of Lehigh
Acres. This area is the least developed, with only 11% of the proper-
tie= built upon, and is the lowest in zoned density due to the pre-
ponderance of one acre and half acre lots. This area has virually no
public services and faciiities, litte commercial uses and many roads
that are in poor or very poor condition, Due 1o #s remode location,
sparse development, and distance from police and fire services, Tier
3 is highly vulnerable to crime and illegal activities. Because of its
lack of livability and the cverwheiming cost to provide public servic-
es and facilities, and because Tiers 1 and 2 have sufficient develop-
mant capacity, the general policy for this area should be to discour-
age development and to provide minimal levels of public investment,
ather than public safety.




It iz acknowledged that the vested righls agreements that are in effect likely
would prevent an cutright ban on development. For this reason, there are
two possibbe scenarios that would seek to minimize additional develaprment
in Tier 3, while respecting existing vested rghts agreaments and Florida law:

A, Retentionimprovernent of Existing Tier 3 Developmaent Patfermn
Thiz scenario would seek to curiail development in Tier 3 tempo-
rarily, using all lzgal means available over the next 25-30 years or
until Tiers 1 and 2 have approached buildout. During this time, Les
County, in cocrdination with the Lee County Schoal Board and the
East County Waler Control District and ofher enfities, will prepare
Tier 3 for a more sustainable fulure, by acquiring and assembling
land for commercial development, and developing schools, parks,
slommwater management and other public services and facilities
neaded to support the complete buildeut of Lehigh Acres, without
changing the present pattorn of platted lots, land use and streels.

B. Acquisition/Consenation/Environmental Restoration

In this scenario, vacant land throughout Tier 3 would be permanent-
ly set aside throwgh acquisition and conservation programs, for the
purpose of creating & "greenbelt”™ to senve mitigation, environmental
remediation, and stormwater management functions. This effort
should be collectively supponed and camied out by a consortium of
entities including the East County Water Control Destrict, Lee Gounty,
Florida DEP and USACOE.

V.4 Areawide Development/Land Use Concept

The Proposed Futurs Land Use and Devalopment Goncept Map depict the
conceptual long-range development patterns and general distribution of
land uses (Figure 37). Today, there is & noticeable disconnect between the
envisioned land use character for Lehégh Acres—Central Urban anea sur-
rounded by Urban Community—and the development pattern and densitios

achigvable through platting and zoning.

The proposed and use concept provides a “roadmap” jor future develop-
e that can b phased in over tirme. It creates a framework for directing
growth and for creating a viable community form whare one does not axist
today. The areawide framework is pradicated on the notion of a smaller
urbanized Lehigh Acres—an effective community land area reduced by
approximately ane-third of its size, in crder to rationalize investment and
development in a more realistc, practical manner, Based on the long-range
projected population growth, it is estimated thal existing vacant residential
land aailable in the urbanizad areas (Tiers 1 and 2 of Lehigh Acras will,
combined, easily accommaodate growth for at least the next two to three de-
cades. Future development in Tier 3 is discouraged (though not prohibited).
Disincentives should be coupled with land acquisition for mitigation, habitat
regtoration, conservation, and recreation purposes,
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It is also predicated on the establishment of a hierarchy of plan “units® (as
describad in more deta in subsection V.B), ranging from the community
scala, to the corridar, to the neighborhood, and to the nodea ar activity canflar,

Thie land use concepd uses the same basic, broad land use designations
that currently apgly in Lehigh Acres, re-aligning their boundaries lo coincide
with the area of the community that is expected to urbanize within the time-
frame of the plan.

Tier 1 and the socuthwestern partion of Tier 2 [now—with the exception of
the westermmost porion—designated “Urban Community”™) are designated
as the “Central Urban,” calling for & full array of infrastruciure and services
to serve higher intensities of development. Aliocating portions of Tier 2 1o
this land use designation will allow the introduction of incentives to higher
residential densities and a broader range of housing types (townhomes and
apartment buildings), 1o disperse the concentration of duplexes and single
family homes in this area.

While the remaining porions of Tier 2 (o the norih and east of Tier 1) are
also expectad to urbanize within the imeframe of the Plan, they are expect:
ed o do so &t a lower pace and to remain more suburban in character, con-
gistent with the parcelization pattern. Therefore, these areas are designated
as Urban Community. They will sernse as a transition between the Central
Core and the sparsely developed, sparsely improved Tier 3, which is pro-
posad to ba redesignated as the “Lehigh Acres Outlying Suburban Ovarlay,”
This new Comprehensive Plan special overlay designation is described in
more detail in Section V1, Implemeantation, and is one of the recommendead
amendments to the Lee Plan and the Future Land Usa Map.

While the Future Land Use Map depicts generalized land use categories,
each one of these categories can sccommodate a range of specific lamd
acthities and development typas, which are Husirated in the next section of
thig report, For example, the older urban core of Lehigh Acres—generally
extending bebween Sunshineg Bivd. Morth and Joel Bivd,, north and south of
Les Blvd./Lesland Heights, south on Bath Stacy Bhed. and Alabama Rd.—
iz identified in the Concept Plan as the community's "downtown.” It is the
most densely developed, most established in terms of land use mix, infra-
structure, senvices, tacilities, and landscaping. There are alzo areas within
the downiown that run the gamut from the comioriably mature 1o the vulner-
able and declining. The downlown area offers significant opportunities for
infill and redevelopment at higher densities and a higher design standard.

For commercial land uses, the concepl plan proposes the development of
commaercial nodes as part of a new framework of mixed-use aclivity cenbers,
to be located at key points—generally the intersection of major arerials, or
arterials and collectors. These canters or nodes will be the areas of most
intensive development within the community, and collectively are estimated
to satishy between 30 and 50 percent of the 2030 projecied commercial and
amployment acreage demand (between approximately 300 and 500 acres,
developed at higher intensities than the current development pattern). Even
more important than the amount of commearcial or employment land acreags
they will provide, these nodes will expand convenience and accessibility to
goods and services needed by residents on a day-to-day basis at the area-



wide and neighborhood scales. If appropriataly located and designed, thesa
nodes can help increase the range of housing types; creala new venues for
local employment; expand access lo public sevices, increase recreation op-
portunities; and provide alternative transporiation options,

The nodes offer a wiable aternative model to address the existing conditions
and counteract the prevalent pattern of strip commercial development along
major Lehigh Acres’ major roadway corridors (specifically, Lee Bhvd, and

SR 82). The approach is to instead promote the development of transitional
higher density residential uses (specifically townhouses or, where appropri-
ate aparimenis, as shown in Figure 40) along most of these frontages, while
concentrating the commercial uses around the key intersections on larger
{assembled) parcels thal provide better propery depths and theredore op-
portunities for mone creathe site design, Higher density housing options are
also encouraged as part of the land use mix within the nodes, Additional
density to build the critical mass of thesa nodes may be transferable from

Tier 3, or perhaps from the DR/GR.

Two major types of nodes are contemplated: Community-Scale Mived-Use
Cenfers, which ara shown at two kay intersections on Lea Boulevard and
two on SA B2 (in both cases, the intersections of these roads with Gunnery
Rd. and Sunshine Bldv.); and Nelghborhood-Scale Mived-Use Centers,
which arg shown occurring along the impeoved 12th Street (Luckett Rd.,
extension project, which may provide well-timed opporunities for assembly
of land for commercial uses) and at some intersections along SR 82. The
cize of these centers will range between 50 acres [Community scale) and 15
{Meighborhood scale). The proposed development character and proposed
land use pattern of bwo of these nodes are deplcted In more detall in the next
sacton of this report.

The intersection of Gunnery Road and SR 82 offers a special opportunity.
Mot only is it a major access point into and cut of Lehigh Acres, but a sig-
maficant amount of vacant land & available on the south side of tha highway.
The size, access and visibility of this location suggests the potential 1o create
a gateway designed around an employmeant’ commercisl center 1o sarve
Letigh Acres residents.

V.5 Community Structure/Urban Design Framework

‘While a grid system is seen by many urban planners and designers as an
Ideal transportation and development system, at Lehigh Acres the grid

has besn carmied 1o an extrems, creating a monotonous and disorienting
ervironment. Almost every sireet has a similar character, and a thru strest
ig wvirtually impossible to discern from a dead-and straal. Further, thera is
uniformity in the “blanket™ of single-family parcels, which does nct allow for
significant wariations In housing types or other uses (instilutional, commer-
cial, recraation, ate.),

The proposad urban design solution, illustrated in Figure 38, establishea

a hierarchy of community modules or units to imposa struciure, introduce
form-ghiers, and create “places.” Al the same time, the framework has built-
in Bexibility, allowing ils multiphe components 1o be assembled in different
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136 manners, like a puzzle, to fit the conditions of a spedific location, The pro-
posed "units” serve as prololypes—as models—Dbut each location must be
axamined more closaly, and each will be a variation of the “idealized com-
mumnity structure.” Thase variations will be the factor that gives each location
its o identity and sense of place.

Following is a description of the Urban Design Framewaork elemants:

Street hierarchy (parkway system)

First, the framewark identifies streets that are, or will become arterials or col-
leciors, and proposas 1o give them a character that is differant from that of
local straets. To croate a hierarchy of Streets whane none cumently exists, the
main arterials and collectors should ba devetoped or retrofitted as “park-
wiays,” with a median (preferably landscaped) in the center. The °parkways"
will be a signal to the driver that these are “through streetas” and will not lead
o the dead end of a canal {reder to Figure 38)

Al the intersections of some of the parkways, roundabouis are proposed
&3 a traffic-calming device at key locetions, as well as to punctuate the
manatony of the endless grid, These roundabouts could be further set

up as galeways to the community (al the edges), or to specific nelghbaor-
hoads (intemally) through the intraduction of a vocabulary of landscaping
or water features. H should be noted that, although reviewsd by the Con-
suftant teamn’s Traffic Engineer, the round-abouts shown on Figure 38 are
sirictly conceptual. To determine the appropristenass of the recommendad
locations, sizing, and enginegring design, feagibility siudies will have to be
conducied aler,

Essentially, the parkways will senve to delineate the boundaries of smaller
“building blocks” that bring down the massive expanse of Lehigh Acres to

a more manageabla (for example, in lerms of capital investment) and mone
“human” scale {(as described below in more datail). Each building block or
unit is likaly to comprise several neighborhoods (neighborhood clusters)
based on size. In tum, each cluster and each neighborhood will have its own
internal structure, bulll on the same principles as the larger units—street
higrarchy, & mone balanosd mix of uses, and a “centes” [refer 1o Figura 39)

2 Mew parkweys can be developed in conjunction with planned roadway
improvements (for example, the Luckett Road extension/W. 12th Street
impronsemnent; of the Morth Gunnery Road improvement project). Existing

Parkaamys wil o0 &5 8 mnsgabkamn’ wefinding spstem and will halp fo deinaafe and idelly smaber communty unils



roadways can also be retrofitted as parkways in a phased approach. The
first phase of a retrofit project could be the introduction of a madian within
the existing right-of-way (one lane on each side of the median), wheraas
landscaping, additional lanes, sidewalks, curbs, etc,, could be phased in
over time,

MNeighborhood clusters

Within the framework of the larger parkway grid, neighborhoods, or neigh-
borhood clusters, will be encouraged 1o Infill and develop over lime to create
their own unique identity (Figure 39). The concepiual parkway grid creates
“modules” that average a little more than a square mile (640 acres) in land
area. After deducting for complementary uses (nonresidential), these mod-
uhes could accommodate a population ranging betwean 6,000 and 10,000
residents at full build-out-approsamately the population of a small town.

Smadl, mixed-use activity centers are proposed at the heart of each of these
clusters, o include nedghborhood-scale commercial and institutional and
civic uses (churches, elementary schools, government offices, etc.). These
activity centers will allow residents to reduce soma of their automobile trips
by providing at least basic services within a shor distance—shon enough
1o allow bicycling and walking. The primary anchor of these small centers
would be a public park, the size of which can vary depending on land avail-
ability and the needs of the community that it will serve. Generally, their size
will range between 5 acres and 25 acres. ideally, the school will be kbocated
adjacent 1o the park, and both can shase use. Along the edges of the neigh-
borhood clusters—at key intersections along the parkways—higher density
housing (e.g.. lownhouses and apartments), larger-scale commercial and
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larger community-sarving institutions (high schools, hospitals, etc.) are
encouraged,

Tha zoning pattern may nead to be modified inside thesa activity centers

to allow the appropeiate uses at appropriate locations. Development and
design standards may also need 1o be changed or augmented to Incentiv-
iz the desired devalopment patiemn, and 1o ensurs ihal they encourags a
pedestrian friandly developmeant pattern and streatscapa. These changeas
could also be implemented through the astablishment of new owerlay
districts {or modification of existing onea, where applicable), or the creation
of flpating zones that can be approved on a case-by-case basls, A floating
zome |5 an unmapped disiiel ihal may be supeimposed On o or mone
established underlying zoning districts typically o daline a use that the com-
munity wanis io encourage. The floating zone can ba atfived to a qualitying
parcel of land, sither upon the application of the parcel's owner or upon tha
initiative of the local government. Upon approval, the parcel ks rezoned 1o re-
flect the new use and Decomes a Separate Zowing district a3 an amendment
i the Zoning Regulations.

The County may wani to explore the futura feasibility of establishing an
acquisition program to purchase vacant kand (through a land bank or a
limited-scale CRA, for example) at suitable locations, providing developers
the additional incentive of pre-zoned, pre-assembled property.

What makes a great neighborhood?

« Has a variety of functional at-
tributes that contribute to a
resindent’s day-to-day living (resi-
dential, commercial, mixed-use,
walk-to recreation, community
facilities/institutions)

= Accomodates multimodal trans-
portation (pedestrians, bicyclists,

: drivers)

h * Has design and architectural

features that are visually interest-

ing and distinguish it from other
neighborhoods

* Encourages human contact and
social activities

* Promotes sustainibility and re-
sponds to climatic demands

* Has a memorable character




Activity cenlers

The purpose of the acthvity centers is to encourage a mix of business,
residential and civic uses at key [ocations throughout the community, in &
compact physical arrangement that is safe for pedestrian, wvehicular and
bicycle traffic and that provide allematives to conventional commancial
sprawl. Generally, in these activity centers development is spatially defined
and concentrated in a nodal pattem, providing an alternative to conventional
slrip commancial, The establishment of an acthvity center does not create a
precedant for higher density or higher intensity zoning of uses between the
nodes ar intersections whare the activity centers ans located.

There are thees types o scales of activity centers proposed in the Concept
Plan. While these are conceptually simdlar in function and mix, they are differ-
entiated by the land area, balance of uses and intensity of the development
permitied at each ocne of them.

The first of type of node, the Community Mixed-Use Center (CMUG), ocours
at the intarsection of two arerials—locations identified include Lea Bivd. and
Gunnary Road, SR 82 and Sunshine, Lee Blvd. and Sunshing, SR 82 and
Sunshineg (Figures 40 through 43}, The CMUC are denser, densa, predomi-
nantly commercial areas with uses that serve several neighborhood clusters
of the community at lange, Generally, CMUGC will contain predominantly com-
mercial surroundad by higher density townhome and multifamily housing.
They may also include mixed-use development with offices and/or residen-
tial abowve grouwnd level retail shops. Public uses and facilities and residential
uses are also appropriate in GG areas. Although these areas will not be
within walking distance of most of its market audience, pedesirian activity is
encouraged intemally once usars arrive at the CMUGC.

The second type of node, the Neighborhood Mixed-Use Center (NMUC),
generally cocurs at the intersection of minor arterials, or of an anterial and a
collector street (Figure 44). They are small, intense areas that may contain
mublliple functions and are intended 1o act as centers of activity for a emaller
area, probably conzisting of some share of the sumownding nedghborhocd
clusters. The service radius may be about 1 mile, making them walkable
for a good segment of the market area, but a shor drive for areas in Lehigh
Acres that do not currendly have this convenience.  The key types of uses
intended within NMUC areas are those that meet daily convenience needs
{small grocer, drugstare ete.) and/or provide a place to gather and socialize.

Tha last typd of node is the local Activity Canter (AC). Thasa ane very small
“walk-to™ area within a five- 1o ten-minute walk {1/4 to 1/2 mile) of the sur-
rounding neighborhood it serves (Figure 45). A local AC may consist of no
more thamn a single-use or mixed-use "neighborhocd-scale commercial™ de-
velopment (for example, comer siore, dry cleaner, cofiee shop, barbershop
of hair salon) on one comer of an imporant neighborood intersection.
Although small-scabe commercial is scarce in modern times, the opportunity
to walk five minutes to a comer stofa for a quart of milk and a newspaper
presents residents with an alfemative to getting in a car driving a couple of
miles for the same items. A small park or civic open space should be the
anchor for each AC,
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Figura 42 Freposed Land Uee of Gonnan:
Road-57 82 Communaty Mived-Use Canter
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Figure &4: Biref's Eye View of ffoe SR 82 Communily Minsc-Use Cever af Wirsv's Ecige
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V.6 Transportation Concept

The proposed tranaporation network (Figure 48) includes a number of
projects that are already planned by Lee DOT or the Florida Departmant
of Transportation as well as some new projects that will create additional
arteriagls (including an extansion of Joel Boulevard to the south, and an im-
provement of Miwaukea Bivd, between Joel Bhvd. and Alabama Road) and
collectors to expand the nofh-south and east-west circulation alternatives
within Lehigh Acres,

Additionally, the transportation concept recommends five new bridges in the
area batween Gunnery Road and Beth Stacy Bivd., 15th Street and 32nd
Street to improve the continuity 1o the existing network, as weall as an addi-
tional bridge on 401k Sireet betwaen Anita Anenue and Paishey Avenue, con-
necting 1o Alabama Road. | is acknowledged that construction and main-
tenance of bridges in Lehigh Acres has been provided either by Les County
of by the ECWCD. This study does not assign or identify the anticipated role
or responsibility of each agency in undertaking future bridge Improvements.
It ey b advisable to consider the establishment of a protocal 1o coondi-
nate tha agencies’ future efforts to be consistent with the proposed planning
framwark.

The hypothetical locations of traffic-calming roundabouts, proposed as part
of the recommended network of wayfinding parkways, are also depicted on
the map. The map also shows the locations (at the intersections of Sun-
shine Blvd. with Bth 5t. 5W, and 23rd 5t. W) of two rowndabouts that the

County is cumently designing and for which the right-of-way is being negoti-
ated.

While not depicted on Figure 48, the notion of an integrated, multi-modal
transportation network is implicit in the framework for long-term sustainabil-
ity. A system of complete streets along Lehigh Acres’ major roadways (e,
Lea Bhwd., Gunnery Road, Sunshing Blwd., Leonard Avenue, Alabarma, Bath
Stacey Bivd., Homestead Road, Lesland Bldy., Bell Bivd,, Joal Blvd., the pro-
posed Luckett Aoad extension or those proposed to be retrofitted as park-
ways in the Commumity Structure concept, Figure 38) is the long-tarm goal
of this plan—integrating a continuous, well-designed network of sidewalks,
bike lanes, paths, or af least peved shoulders than can safely accommodate
bicyclists, ransit-riders, and accommodaling the needs of the elderdy and in-
dividuals with disabilities and maobdity challenges—particularly in the Central
Carg and surmounding Urban land wse districts. The first step to achiave this,
among other measures, may be to prepare 8 Compéete Siraets or Sidewalk
and Bicycle Facilities Master Plan, focused on Lehigh Acreg, The purpoge

of thiz plan should not be to duplicale the projects recommendead in the
County's Greanways Master Plan and othar County plans, but to comple-
ment them with utilitarian (not only recreational) facilities to serve key sectors
of the community, to enhanca network connectivity, improve satety for all
users, and ofier alternate routes and maobility cholces. Improvements may
then be funded through the creation of 8 municipal special texing or benefit
unit or other type of special assessment district; through the establishment
of “level of service” standards that need to be met in all development for pe-
destrian and bicycle faciities; through private/public partnerships between



the County and developers; and by pursuing every opportunity fo ob-
tain funding for projects throwgh grant awards, incleding, for exampla,
SAFETEA-LU or successor programs which may be authonized as part
of or separately from the Adminisiration's Economic Stimulus Pack-
age. Similarly, every effort should be made to ensure that the recom-
mendations of the Lee County Transit Plan regarding the introduction
of a Lehigh Circulator and more frequent bus service runs be imple-
miented in a timely manner. Some of these objectives will become
mone fnancially feasible as the Core and Urban area become densar
and reach a critical mass to support and justify the costs.

Finally, the conceptual nature of these recommendations must be
emphasized, While the proposed improvements were widely dis-
cussad, reviewsd with, and endorsad by the Consultant team's Traffic
Engineer, no traffic studies or modeling were performed as part of this
efiorl. Therefore, the feasibility, alignments or locations, and specific
design of each of these improvements has not been determined

through this study, and will require in-depth engineering studies,

V.7 Community Facilities

In response 1o the projected defict of community park land in 2030,
the Concept Plan identifies three potential, general locations for future
facilities to mest this need, based on service area (Figure 49). Exact
locations could be identified in coordination with other apen space
and recreational inifiatives, such as Conservation 20/20, or the polen-
tial accuisition of sites by the East County Water Contral District for
improved storméater management,

There are no neighborhood parks in Lehigh Acres today, nor are there
any requirements for them in the Lee Plan, However, given the futura
scahe of the tolal fulure poputation of Lehigh Acres, consideration
should given to an “opporunistic™ approach 1o developing neighbar-
hood-scale parks, as described in the Community Structure/Urban
Design Framework, The senice area and size of population that these
facilities typlcally serve is generally much more limited than that of a
communily park, and land at this scale—paotentially as small as a few
lots at a key location within a neighborhood=-—can be more easily and

inexpensively secured than larger tracts or significant lot assemblages

Further, in ligu of identifying and purchasing many small siles
throughouwt the community, Lee County shoukd coordinate with tha
ECWCD to identify joint opportunities for developing neighborhood-
scale parks as part of land acquisition efforts for stormwater manage-
ment purposes.

Anather appartunity for developing the green infrastructure system in
Lehigh Acres is reprasented by the existing canals. The right-of-way
of the major canals, in particular the Able Canal, appears 1o contain
sufficlent excess tand along side the canal iself to allow developmmant
of pedesirian paths.
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SECTION VI
IMPLEMENTATION FRAMEWORK






VI.1 Action Strategy

Plans arg turned into reality by taking action on them. The pravious sactions
present numearous strategies designed ta bring about the positive future for
Lehigh Acres envisionad by residents. These sirategies range from amend-
ed regulations to broad pragmatic initiatives; from potential changes in
administrative practices; to recommendations for additional in-depth studies,
to major capital improvements. The recommendations, while varied, are not
mutually exclusive, and are, In fact, more likety to be effective if looked at as
a bundle of complamentary actions. Implemeanting these actions will require
not only resources that exceed the current capacity of the County (and prob-
ably any individual governmental or private entity). but also political will and
the steady support and drive of the Lehigh Acres community.

Even if all these elements could be aligned at once, the transformation of
Lehigh Acres should not be expecied o ocour cvarmight. It will likety re-
quire several decades to realize, dus to the magnitude and complaxity of .
the issues and conditions that need to be addressed. For this reason, it is
imporant to establish a realistic implementation program if the plan is to be
effective. The implementation program consists of a sequence of actions,
projects, or initiatives that can or should be inffiated or completed within

a particular timeframe. Those that are labeled as “shor-term” are actions
that can be initiated immediataly, or that can be completed within a short
timedrarme (1-2 years). They generally involee no new capial investment
commitrments, but rather include enactment of regulatory measures and
development standards, investigation of funding sources, intergovernmantal
coordination and agreements, or mone deladed plans or studies. “Medium-
term actions™ are those that involve larger-scale projects or programs, which
may not be initiated immediately due to planning or funding needs, and/

ar which will require several years (2-5) to complete. Long-term actions
ara thasa nol expecied to begin for at least 5 years, or which will require in
excess of & years to complete. Some actions will also result in continuing or
ongoéng programs that have no and date.

The action strategy is not intended as a definitive prescription, but rather is a
guide to decision-making that sets priorities and identifies the general phas-
ing of plan recommaendations. it doas not preciude aclions from being imple-
mented earlier or later, if the time and resources 1o address them suddenly
become available or are delayed.

The action plan can ba summarized as ollows:
Short - Term Actions

» Explore cost-effective land acquisition opportunities thal may present
themselves through the escheatment process. Whare these opportuni-
ties exist and can be capfalized on, plan for the aggregation of lamd for
needed community faciites or to incentivize private development of com-
marcial or emplaymeant uses. Coardinate “tax forgiveness” effortz with the
School Board, Fire District, SPWMD and ECWCD,

* Proceed with the plan's recommended Future Land Use Map and Com-
prehensive Plan Amendments (described in detall in the next section of
this document).




= Bagin to incorporate and establish elements of the proposed community
structure (e.g., mixed use cenlers) into the zoning and land development
regulations; subdivision regulations; and other regulatory and planning
mechanisms,

* |ncorporaie consideration of the location of capliial Improvements rela-
thee bo the ter system as one of the factors thal determing project funding
priorities.

* Proceed with zoning amendments that incorporale design/site develop-
rrant slarndards for new duplex and commencial developrmsm (describaed
in detad in the next section of this document).

* [dentity and adopt appropriate incenthves (these may range from relatively
simpde things such as fast-track permithing or reduced permitting fees;
impact fee reductions; 1o mare costly and complex options such as sup-
porifassistance with land assembdy (see previous page) or spearheading
infrastructure improvements) for infill development in Tier 1, especially the
area identified as "downtown Lehigh Acres” in the community siruciure,

= Work with Health Departmeant {o discouragehalt approval of septic tank
variances, and to closae regulatony loopholes that allow the construction
of two septic tanks on a single 1/4-acre or 1/3-acre kot (e.g., advocale
review of current definitions).

* Amand zoning [ land developmeant and urban design standards for Lea
Bivd, and SR 82:

*  discourage model homsa developmenti by making its approval sub-
ject to the apecial exceplion use procesas,

* require greater site depths [(back 1o back bkots) for commercial de-
vaelopment to achieve better development configurations

astablish s circulstion standands (o meed SCCRSS Mmanagemant fg-
quirements (including shared drives, connected parking lots, etc.)

¥ renisit the land use mixlist of permitted uses on some comidor seg-
ments to promoete/incentivize townhome-style development, and

Cesmiopment and desigr standarcls for antevial coricors - Les Bowevand




* immediately rezone land b the “nodes® fo commearcial with a 163
“rmiosd-use” overlay,

= For commerclal development along these two comridors and elaswhers,
achditiongally amend zonng ( land devesopment and urban H&Siﬂl'l stan-
dards 1o addrass:

* jmproved lendscape and parking standarnds,
* shared access and connectivity,

*  pedestrian amenities,

* bullding siting / orentation, and

*  building design.

= Armered zaming f land developmeant and urban design standards 10 regu-
late new duplex development:

*  more stringent landscape, on-site parking, and bullding design
standands

Seanacdands for dupier gevalopmant [Feirofteg aia)




* requira the creation of mid-black alleys and rearfacing garages in
new developmeant,

* regulate the dasign ireatrment of seplic drain fields (establishing
grading requirements or maximuwm slopes to avoid the unattractive
"mounded Iook” prevalent in some sectors of Lehigh Acres).

* raquire varied building types/mix (e.g., townhomes) and articula-
tion of the facade of duplex structures o resemble a single-family
struciure,

* require the incorporation of Crime Prensention Through Environimen-
tal Design techniquas.

*  prohibit additional duplex zoming.

« Congider expanding existing nonconforming structure provisions of the
Land Development Gode o existing duplex structunes that do not comply
with the amended duplex development standards once those standards
become effective. One option is to allow tha property fo remain in its non-
conforming status until the owner applies for a building permit (e.g., for
activities defined as “development” versus “maintenance”). At that time,
the wse would have to be browght into compliance (a ceiling of cost may
be adopted; for instance, up o a certain percentage of the assessed val-
ua af the property). Another option is to establish an amortization sched-
ula for owners to bring the use or tha structure into compliance. Amart-
zation iz a mechanism allowing for the removal of a nonconformity affer
the value of the non-conforming wse or structure has been recovered—ar
amortized—over a penod of time [(8.g., three years). Since the value of
the wse or structure has been amortized, no compensation is payablo
after the expiration of the period. The defensibiity of this application, as
well as the appropriate amortization period, should be determined by Lee
County attorneys. There are two principal methods for determining the
amortization period: (1) the fed period approach and (2) case-by-case
mathods, the most common of which is called the “recoupment of invest-
ment” method, The fixed period approach has been applied 1o signs and
maodest structuras in which thera B minimal mvestmeant. The recoupment
of investment approach has been used successfully fo remove noncon-
formities with more substantial value.

Coordinate with tha DR/GA efforts to reconnect the Estera, Imperial and
Six Mile Cypress headwaters, if feasible, with their soulh and westerly
predevelopment flow.

Define the alignment of the Luckett Road extension and begin to notity
affected property owners. To the extent allowed by law, discowrage new
construction on the aflected parcels, and explore the possibility of land
swaps for lots that may be recovered elsewhers through the escheatment
process.

Medium - Term Actions

» Initiate studies for the creation of voluntary municipal special taxing or
bensfit units (MSTU cr BMSBLU) to fund capital improvemeants in Tiers 1
and 2. Sec, 27-61 authonizes the creation of municipal service taxing or




benefit units in specfic areas of unincorporated Lee County for the pur-
poses of providing municipal services. Lehigh Acres already has in place
one such district to provide street lighting; new districts could be created
to fund the construction of sidewalks and similar improvements.

= [nitigte disglogus with ECWCD, FGUA, Health Departmeant, School District
to coordinate actions geared toward joint land acquisition efforts, infra-
structure exiensions ete,

= Explore establishing a "Septic Tank Maintenance District” in Tier 3, fol-
lewing the criteria and recommendations of the SWFRPC Water Quality
Subcommitiee,

* Determineg the feasibility of establishing a transfer of development rights
program from sending zones in Tier 3 or, potentially, DR/GR, to identified
reCBving Zones in Ters 1 and 2 or aneas cutside of Lehigh Acres thal are
suitable 1o accommodate, or are axperiencing pressure for, higher deng-
ties.

+ Davelop integrated “green infrastructure” open space system - including
linear canals parks and linkages. Consider preparing a detailed Lehigh
Acres Graen Infrastructure or Parks and Open Space Master Plan in coor-
dination with the ECWCD to ensura that canal re-design projects incorpo-
rate recreational amenity features,

= Consider preparing a Lahigh Acres "Complate Streets™ or Bicycke and
Pedestrian Facilities Master Plan to identify and pricritize project needs
and funding.

» Coordinate with Lea Tran 1o secure the launching of the Lehigh Circula-
for within the naxt 5 years, per the Transi Plan. Continue to monitor tha

population needs as the community grows,

* Modity zoning [ land development and urban design standards for
*Downitown” Lehigh Acres:

*  Identity regulatory and other types of mechanisms, programs, and
incentives to encourage the development of mixed-use develap-
ment an cbsolate uses in “downtown® Lehigh Acres: adopt a
"mixed-use overay;” remaove existing regulatory hurdles; consider
approval of cerain projects (e.g., of a limited scale, vertical configu-
ration, atc.) as of right or with tha lower thrashold of review,

* Consider creating an urban design plan, with consistent standards
for the public resim - a.g., unified sireatscape themes — signage,
ele.).

Longer - Term Actlons

* Coordinate with FGLIA regarding phasing, costs to extend central podable
water and sanitary sewer systema in Tiars 1 and 2.

» Continue open dialogue with ECWCD, FGUA, Haalth Departrment, Schoal
District to coordinate actions gearad loward joint land acquisition efforts,




= Dovelop on-going [ long term process for land acquisition in Ter 3 Tor
stormwater management, consanmlion etc. A tool that the County should
begin explaring soomer, under the current real estate market conditions,
s acquisition of property through tax deed sales. The county i noi
required 1o wse the public tax deed sale process for parcels valued at
bess than $5,000—i no one bids on a parcel, the ownership revens 1o the
county by default, or escheats,

Vi.2 Regulatory Modifications

Of the short-term actions that Lee County can take to implement the Lehigh
Acres Comprehensive Planning Study, two can be undertaken immediately
and with Emited expenditure of fizcal resources, The first one is to amend
the Lee Plan to incorporate the recommendations of the study with regard 1o
future land use, growth management and relaled policies as they perain to
Lehigh Acres.

The second action is to commence amendmeants 1o the Land Development
Code that are consistent with the new Lee Plan policies; these LDG amend-
ments do not even have to wait for the Plan policies 1o be officially sanc-
tioned, but may be adopted as an interim ordinance,

Lee Plan Amendmenis
Specific changes include:

= Modify the wording of the 2030 Vision for Lehigh Acres to describe

the anticipated future in 8 manner consistent with the community vision
and the overall concept of long-term community sustainability through
the management and balancing of growth; the enhancement of com-
munity charactes; the protection and restoration of natural resources; the
efficient transpodation oplions; and the provision of a full array of public
servicas and facliies (refer to Saction IV of this document for spacific
languags).

* Incorporate the Lehigh Acres Tier System map and description as a
new policy into the Lee Plan.

= Amend the Fulure Land Use Map io reflect consisiency wilh the com-
riunity land use concept. Designate land with available or planned
infrastructura for e higher intensity use in the Fulure Land Use Map. To
achieve the vision outlined by residents through this planning process,
it ks recommended that the FLUM be amended for Lehigh Acres as fol-
lows:

o Re-designate all the land located encompassed by Tiers 1 and 2
as Central Urban. During the next 20 years, the County, in partnar-
ghip with applicable local, state or reglonal agencles, should sirive
to provide the full range of infrastructure and services in this area,

Allowalde densities in this antire area shall range between 4 dufac
and 10 dw'ac with a maximum of 15 dufac,

o Re-designate all the land area encompassed by Tier 3 to a mew



future land use category. The character of this area is envisioned as
baing kower in density than the more developed Tiers 1 and 2—while
still consistent with platted densities. The recommended new land
wse category is presented as a new “Special Treatment Area”:

Letigh Acres Oullying Suburban Overlay

Thiz overiay encompassas all iand in Lakigh Acras that is
focated inside Ther 3 of the Tier Growth Concepl. The standand
censily in this ared ranges from bwo dwalling umils per aore (2
dufac) to fowr dwalling units per acre (4 dufac). Only minimal
pubile faciities are in place o sarve this area, and residents can
anticipate a continued level of public senvices below that of the
urban and urbanizing areag of Lehigh Acres. Higher dengities,
commencial developrent (other than exszting neighborhood
carars), and indusinial vses are nof parmithed. Land localed in
this overlay may be subject fo acquisition for purposes of storm-
waler managemeni, growndywaler recharge, or consensalion.

= Adopt a policy or policles requiring coordination between the ap-
propriate agencies to prevent premature infrastructure axtension or
upgrading beyond the boundaries of Tier 2. The policy or policies
should also require prioritizing all proposed capital expenditures ac-
cording to the fellowing guidelines (in arder of prioeity):

1. Correct existing deficiencies
2. Accommodate growih in Tiers 1 and 2 over the next 20 years.
3. Replace obsolete facilities.

= Adopt or amend language in the Lee Plan to encourage consenva-

fion andior redevelopment wherne appropriate of developed aneas in
the wrban core of Lehigh Acres.

= Adopt or amend language in the Lee Plan to apply the principles
of community structurns, including commercal, mibed-use and civic
aclivity centers, and a hierarchy of parkway and greenway conmidors,
Designating the genaral location of mixed-use activity nodes in Le-
high Acres consistant with the community concept, and establishing
guidelines and criteria for their developmant.

Zoning Changes

Wil this plan does not purpart (o alter every funciional or physical aspect
of developmeant in Lehigh Acras, thene are several areas of focus that will, in
fact, raquire amending of, in some cases, augmenting existing development
slandards containad in the Land Development Code. Whils these amanded
standards are clossly related o the recommended Lee Flan amendments
described in the previous section, the code amendments may be initiated
immadiately. The amendments focus on zoning and development standards
for locations or sectors that the plan does, in fact, attemnpt to transform.
These inchuda:

Loe Bowlevard and 5.8, 82 genaral slandards
The Concept Plan proposes, among other things, to concentrate commeer-
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cial developmant in “nodes” |ocaled at key inteérsections throughou Lehigh
Acras, requiring that same of the vacant land curmantly 2oned bor commarcial
uze along Lee Boulavard and 5.R. 82, in particular, be converiad o other,
less Infense usea.

The Plan does not proposa that this land be down-zaned, since he curmant
C-2 zoning applicable to most of this land (recognizing tha vesiad nghts thai
protect most of the parcels) already permils the development of residential
USes in hese areas, Thersdon, it s simply proposed thal an overlay zoming
{as depicted in Figure 50) be appled to inchude the lollowing standands:

a. Expand the array of parmitted residential uses to include lownhouses,
in orcer 1o provide an alternative o the predominant housing types
in thesa areas (duplex and single family). Prototypes for the develop-
ment of townhowss projects along 5.R. 82 s depicled in Figune 51,

b, Increags the mindmum lot size for commerncial uses in the overlay zone
from 10,000 sq. fi. to 50,000 sq. . to encourage only the development
of wiabde netal wses, of a Scake and conhigurakion conssiant wilh the
propased commiunity structure.

c. For the same reasons as lisied sbove,, increase the minimum ot size
for residential wses from 7,500 sq. fi. 10 25,000 =q. fi. Consider includ-
ing these areas as density ransler receiving sites to provide a dengity
incentive for development other than single-family residential,

d. Require parcels with frontage on SR 82 to provide a 40-foot setback
from the properdy line that adjeins the SR 82 right-obway, In order to
establish a significant landscape butfer along SR 82. If the parcel is

T

Figure 87 Sandargs for lovnhouse develapvnant aling b svfecia’ comidors (55 82 & Les Balleard)



langer than 50,000 sq. fi., & voluntary easement dedication should ba
encouraged, The easements will serve to create a continuous band of
open space on SR 82, which could accommodate bicyde and pedas-
trian trails.

&. An exception should be established for percels along 5.H. 82 that abut
an mdsting utility easement. {Lee County should negotiate with the
utility comparny to landscape and to create trails within existing power
line sasemants).

I, Attached dwallings (townhouges) shall be built with no side setback or
a5 a single buiding. However, altached dwellings located on corner
Iots shall ba set back at least 8" from the property ling on tha two sides
of the lot the front on a sireet.

g. Where commercial uses are developed on parcels localed befween
Meadow Road and SR B2, but outside of designated Mixed-LUse Activ-
ity Cantars, such properties shall be screenad from adjacent residen-
tial uses by a landscaped buffer, no less 15 fest in width, measurad
from the property ling.

h. A perimeter wall or fence may be used in combination with the re-
quired landscaped buMfer (never alona). The wall or fence shall not to
axcead & fi. in haight, and shall be setback no less than 10 feel from
the property line {the fence shall be located in the middle of the veg-
etated buffer, with planting in front and, preferably, behind it.)

i, Whene & fence or wall is visible, they shall have piers, newel posts, or
columns at comers or ends. Any visible postion of fence that is ower 10
fieet in length shall include visual breaks, including openings, changes
of plane or height, or the introduction of architectural accents o mini-
mize mMmonotony.

j. The use of chain link, plastic, or viny fencing shall be prohibited,

Standards for buildings in Mied-Use Activity Centers

a. Mixed use development (within a single project or structure) shall be
permitted as of right.

b. Integrated or “vertical” mixed-use projects, in which different wses are
located on different floors of a single structure, are praferrad.

. Residential uses that are part of a vertical mixed-use project shall never
be located below a commaercial or office use.

d. The maximum height of mixed-use or single-use mulifamily residential
buildings located within Mixed-Use Activity Centers shall be 4 storias.

@. The minimum Floor Area Ratio (FAR) for mixed use projects in MUACS
shall ba 0.3.

1. The property Ene abutting the primary access road 1o the parcel shall
b considered the front of the propeny in Mixed Use Activity Centers.,

qg. Front yard sethacks shall be a minimum of 107 and & maximum of 157
side satbacks a mirdmum of O and a8 maximum of 10° rear setbacks a
maximuem of 20 ft,




h. Multifamily buildings shall have & 10° side yard seiback from the prop-
afty line.

i. The primary fagade of all buildings located within Mixed-Usa Activity
Centers shall be oriented 1o the primary access road. This fagade shall
contain the main bullding entrance, which shall be cleary visible from
thie slreat,

j. Pedestrian paths shall ba providad to link parcels within a Mixed-Use
Activity Center to neighbaring properties.

k. Buildings shall be designed and sited to provide functional, livable
outdoor spaces, The inclusion of plazasfsquanes, galleries, courlyands,
patios and terraces is encouraged, provided that such spaces are
designed to enhance and reinforce the human scale and activity on
the public sidewalk, Design showld take inMo consideration views, solar
angles, and the nature of activities anticipated to occur in the outdoor
space.

I. All accessory uses, including parking, storage, service, and ulilities,
ghall be located to the gide or rear of the parcel.

m. Shared access and parking between adjacent businesses andior
davelopmeants shall be encouraged.

n. Commercial uses shall be screened from adjacent residential neigh-
borhoods by a landscaped buffer, no less than 5 feet in width, mea-
sured from the property line,

o. A perimater wall or ferice may ba used in combination with the ra-
quired landscaped buffer (never alone). The wall or fence shall not to
excesd 6 it. in height, and shall be setback no less than 5 feet from the
property ling the fence shall be flocated in the middle or bahind the
vagatated bufter).

p. Where a fence or wall is visible, they shall heve piers, newel posts, or
columngs at comers or ends. Any visible portion of fence that iz owver 10
Tet in length shall include visual breaks, Including openings, changes
of plane or haight, or the infreduction of architectural accents to mink
mize monotony.

q. The use of chain link, plastic, or vinyl fencing shall be prohibited.

r. Surface parking lots shall be defined by a landscape hedge or & com-
bination of hedge and perimeater wall per (n) above.

5. At least 5 percent of the gross area of a swrface parking kot shall con-
sist of planting areas that can accommodate shade frees.

1. Panting islands shall be located and sized to provide a minmum root
zone for canopy trees, and a minimum satback from curb 1o perimeater
of trunk of 4 feat.

u. One shade tree shall be provided for every eight (B) parking spaces,
Trews shall be distibuted 19 provide continuols CANORY COVBTaNE ot
the antira lot,

v. Parking lots shall include well defined interior pedestrian walkways that
are connected to sidewalks and to pedestrian walkways on adjacent
propedies. Walkways shall ba a minimum of 4 feet wice, with a mini-
murm S-foat planting strip on one side to accommodate shade trees.



w. Parking bays saparated by pedestrian walkways shall include a rmai-
mum of 10 parking spaces.

i, Automobile hesdlight illumination from parking areas shall be screened
from adjacent lofs and from the streat,

y. Outdoor mechanical equipment shell be pleced on the roof, (o the rear,
ar side of a building, and shall be screened from view from any of the
abutting bulldings or streets by fences, dense landscape, or (in the
case of rooftop equipmant) a parapet,

afamdang's for dupioe oearonmant

Figure 52 offers a profotype for the development of duplex andfor town-
house complexes with attached rear garages. The prototype works for lots

150 lo 175 fool deep (such as those on several blocks that back on 1o Mead-

ow Road), and proposes the creation of mid-bdock alleys, This would ewven
permit the possibility of detached garages with accass from the back.

Suggested standards for dupex and two-family devedopment include those

listed balow. Some apply only o new development, as egplicitly stated; ath-
ars, howeaver, may be retroactivaly enforced to brng nonconlarrming easting
duplexes inlo compliance, perhaps through the implameantation of a reason-
able amorization period {to be determined). Another common option could

allow the property maintain its nonconforming status undil the owner applies
for a buiding permil.

Slgure 52- New protalype of gupvex cevelopment witf mid-block siey and rearfacing anacied
[FR L
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a. To faciate the design and development of efficiently graded and al-
tractively configured duplex sites, the minimum lot size for new duplax
development shall be 10,000 sq. fi.

b. In areas zoned for duplex and bwo-family development, the creation of
mid-block alleys that can be shared by multiple sites is encouraged.,

. All existing and new duplex and wo-family homes shall provide &
pavad drivieway. Brick pavers, decorative paving or permeable porous
paving are all ancouraged.

d. The appearance of new duplex or two-family struciures to resemble
a single-family dwelling is desirable. Where feasible, the facade and/
of roof massing of existing duplex structures should be refrofitted to
resemble a single-family structure, (Figure 53)

Figure 53: Development standards for new dupler deveioyvmant
@,

All duplex structures shall have a distinct entry featuwre such as a
porch or weather covered entry way wilh at least thirty-six square feet
aof weather cover, and & minimum dimension of four feat. Coverad

porches open on three sides may encroach six feet info a required
front sethack,

L. i practicable, a duplex structura should have a single front door to face
sireal.

. Parking requirements shall comply with standard single family devel-
opment for each unil. Front yard parking shall be limited 1o four cars.,

h. If practicabla, garage doors should not face the streat,

. ‘Where central infrastructure ks not available and developmeant of the ot
requires the use of an OSTDS, requing that the entire lot be graded, if
grading is required. The maximum slopa on any given kot shall be set
at approximately 1.5:10 (1-1/2 feet of slope per every 10 linear feet).

V1.3 Tool Kit for Medium and Long-Term Actions

This saction describes a number of lools described in the list of medium and
long-term actions, although some of the mechanisms that ane used Lo ac-
complish shor-term actions are described as weall.




Transfer of Davelopment Righls Program (TDR)

TDR programs enable landowners o transfer the development potential
fram one parcel of land to ancther, elther on the same site or another site

in a designated growth area, theseby shifting developmeant from agricultural
and amaronmentally sensitive areas to locations with full municipal services.
The County would establishes the TDR program by identifying areas, for
exampls, in Tier 2 or in the DR/GR 1o be protected (sending arsas) and by
allowing the transfer of the developrment ights associaled with parcels in
those sending areas 10 areas designated 1o receive them (receiving areas).

An alternative to the TDR program may be & Purchagse of Development
Rights {PDR) program, which the County could establish o exdinguish de-
vilopmment dghts in Tier 3, If the Gounty could and wanted 1o act quickly, this
may be an attractive immediate option to landownars in Lehigh Acres given
the current market conditions.

Purchase of Development Rights (PDR)

Im a POR program, landowners would voluntanly sell a conservation ease-
ment io Lee County or its designated agency or organizalion, An easement
would be placed on the landowner's deed and runs with the land, either in
perpatuity or for a perod of time specified in the sasement document. The
landowrers would receive compensation in return for the restrictions placed
on thair land, while retaining fitle to thedir property,

Land Acquisition through Delinquent Tax Deed Sales and Escheatment

Under Chapter 197, Florida Stalules, a mechanism is established under
which a local gevernment may gain cwnership of a parcel when the prop-
wrty cwrser fails to pay propery taxes. If the owner is delinquent on payment
of taxas, the local govarnment can gain control of the property through tax
deed sales or the escheal process, if the parcels are valued af less than
£5,000. However, acquisiticn through escheatment or tax deed sales can
fake a long time to complete.

Land acquired through sither of these two or any other acquisition program
or initiative can be used to enhance the inventony of community facilitles
(e.g., parks or school sites); 1o structure public/private partnerships for the
developmaent of commarcial, offica or employment uses through a developer
solicitation process or similar mechanism ance the land is assembled; or

as a tool to redirect development from Tier 3 to Tiers 1 and 2. Tha County
may directly target acquisition of land in Tier 3 for conservation, or may use
parcels acquired in Thers 1 or 2 (especially if the lots are scattered) 1o swap
1o owners of parceds in Tier 3, Tha lols could slso become part of the TOR
program, should the County decide 1o pursue the establishment of such a

program,

Potential Innovative Approaches fo Conventional Amoriization of NMon-
conforming Duphex .

A number of ideas for innovative alternatives 1o and hybrids of amonization
have been advanced in the recent literature of amonization, They include
amaortization agreements batwean propery ownens and municipalities to




axpadite lermination of nonconforming uses, These have been successiully
in California and uphald by the court.

Anothaer approach 1o comventional amornization |s (o Indwee on-site confor-
marsce. When it is feasible for an owner to alter the use to the extent that

it will be brought into confarmance with present zoning, the County may
persuade or encourage them io conform by granting special incentives,
which may inciude the granting of a longer amortization period or permitiing
CONCRSSIONS.

Special Districts — M3TU and M5BU

A5 is currently in place in Lehigh Acres o fund street lighting, one or mong
additional MSTLU-Eke entities could be created in Tiers 1 and 2 to bond rav-
enue sireams created by an additional tax [ fee paid by Lehigh Acres house-
holds to fund infrastructure (water, sewer, parks). Such additional payments
must, owever, be sel reasonably propartional to what residents ane already
paying in property taxes.

The advantage of using special districts fo address infrastructure and per-
haps even land acquisition in Lehigh Acres is that these districts target their
services 1o a specific group of consumers who pay for the serdices received,
thereby shifting infrasirechre costs from all taxpayers within a jurisdiction
of a ganeral-purpose local government to the residents or property owners
who will specifically benefit from the improvements, which removes the cost
from the local government. This makes MSTU's an atiractive option, by re-
ducing potential resisiance from taxpayers in the rest of Lee County to fund
improvements in Lehigh Acres,

Communily Redevelopment Agency (CRA)

CRAs of all sizes, ranging from a few hundred (e.g.. South Miami, Dania
Beach, Coral 3prings, etc.) to several thousand acres (e.g., Fompana
Beach, Fort Lauderdale Morthwest-Progresso-Flagler Heights, Margate,
Morth Miami, Port 81, Ludie, etc,), are being used successiully in many
Florida communities 1o address a wide range of Bsues, including downtown,
waterfront, road corridor, and neighborhood redevelopment.

While it is not being proposed as part of thiz plan, a CRA could be an im-
portant mechanism for carrying out and financing the land assembly and
redevelopmaent necessary 1o diversify the land use mix and strengthen the
local tax base as envisionad in tha Lehégh Acres Condapt Plan, Due to the
County's past experience with a Lehigh Acres CRA and refated concems
about county-wide fizcal impacts of an ares-wide TIF district, it is recognized
that a CRA musst moderate this fiscal impact by being limited either in its
geographic coverage, of in the proporion of The tax increment retained In
Lehigh Acres. However, the TIF would net impact current revenues 1o Lee
County or other taxing authorities. They would continue to receive property
tax revenues from the frozen value.









