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PART I: INTRODUCTION & PURPOSE 
 

Hendry County has engaged Waldrop Engineering, P.A. (Consultant) to assist in their community 
planning efforts for a rural area in the western portion of the County known as Wheeler Estates. 
The purpose of this Study is to guide the development of Comprehensive Plan and Land 
Development Code amendments to effectively regulate land uses within the community; support 
and protect the rural character of the area; and ensure the long-term build-out of Wheeler Estates 
occurs in a manner that protects public health, safety and welfare.  
  
The Project is funded by the Competitive Florida Partnership Technical Assistance Grant (“Grant”) 
administered through the Department of Economic Opportunity (“DEO”), and subject to the 
provisions of Section 163.3168, F.S., and Specific Appropriation 2224R, Chapter 2017-70, Laws 
of Florida. 
 
The following Preliminary Recommendations Report (‘Report”) is provided in accordance with the 
DEO Grant Agreement, Section 3.A. of the Scope of Work, and includes the Project’s Community 
Outreach Report, and all other required items (Community Survey, Project Information Flyer, Public 
Notices and Meeting Summaries).  The Report provides a preliminary assessment of the following 
information relating to the Study Area:  
 

 Existing conditions and history of previous community planning efforts;  
 The existing regulatory planning framework, including the County’s adopted 

Comprehensive Plan and Land Development Code (LDC) regulations;  
 Identified community needs based upon the Community Planning Survey, and input received 

at public meetings; 
 Issues and opportunities for the Study Area based on this assessment; and  
 Preliminary recommended amendments to the Comprehensive Plan and LDC regarding 

land uses and development in Wheeler Estates. 
 
This assessment will be utilized to prepare amendments to the Comprehensive Plan and Land 
Development Code in accordance with Deliverable 2 of the Scope of Work, for review and adoption 
by the Board of County Commissioners in fulfillment of Deliverables 3 and 4.  
 
Data contained in this Report was obtained from a variety of sources including Hendry County 
Planning & Zoning Department, Public Works Department, Hendry County Property Appraiser, and 
property owners within Wheeler Estates via the community survey process.  
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A. STUDY AREA  
 

The proposed Study Area encompasses 1,933 
acres in the far western portion of the County, 
formerly known as “East Lehigh Acres”. The 
Study Area abuts the Lee/Hendry County line to 
the west – namely the vast, platted community 
known as Lehigh Acres.  The Study Area extends 
north of 23rd Terrace; east to Wheeler Road; 
and south of Canal Terrace.  
 
Based upon Hendry County GIS data, the 
community is comprised of approximately 
1,036 lots ranging in size from 1.08+/-acres 
to 105+/- acres. The vast majority of parcels 
are 1.25+/-acres in size, representing 90% of 
all lots within the community.  
 
The Study Area is bifurcated by three (3) tracts 
of land:  104.5-acres owned by Lehigh Acres 
Municipal Services and 104.8+/-acres owned 
by David Trident Housh, a private property 
owner. Due to this central, unplatted section, 
the community is further described herein as 
“Wheeler Estates North” and “Wheeler Estates 
South”. An aerial map demonstrating the Study 
Area is attached as Map 1 in the Appendix.  

 
B. SCOPE & APPROACH  

 
The first phase of the Study, outlined in Sections 3.A of the DEO Scope, provides for the preparation 
and execution of a robust community outreach plan, including a series of outreach meetings and 
a community-wide planning survey distributed to all property owners in the Study Area.  
 
In efforts to obtain as much input and background information as possible, Hendry County and the 
Consultant Team conducted two (2) public meetings prior to generating the enclosed 
recommendations, with a third meeting scheduled for December 4, 2018 to present preliminary 
findings. The community outreach component of this Project is detailed in Part III of this Report. 
 
The Consultant also reviewed the County Comprehensive Plan, Land Development Regulations, 
GIS data, and historical zoning files made available by the Planning & Zoning Department. 
 
This report presents the preliminary background information based upon these resources, which 
informed the preliminary recommendations regarding the currently adopted Comprehensive Plan 
and Land Development Code regulations. Following additional input on these recommendations 
at the third community outreach meeting, the Consultant Team will proceed with the preparation 
of amendments to the County’s Comprehensive Plan and LDC.  
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C. COMMUNITY HISTORY & PAST PLANNING EFFORTS  
 
Based upon information provided by Hendry 
County, Wheeler Estates was subdivided via an 
unrecorded plat prior to adoption of the Hendry 
County Zoning Regulations in 1969. Upon 
adoption of the County Zoning Map, the area 
was zoned General Agricultural (A-2). However, 
the lots were generally 1.25 acres in size, and 
did not meet the minimum five (5) acre lot size 
requirements in the A-2 zoning district.  Despite 
best efforts and research over the years by 
County Staff, it is not possible to know how many 
non-conforming lots were originally created due 

to lack of public records. Also of note from a historical standpoint, the subdivision did not provide 
for public rights-of-way, and all legal access to the properties are derived by private easements 
within the individual lots.  
 
In 1981, approximately 65 lots were rezoned by the Board of County Commissioners from A-2 to 
the Rural Estate (RE) zoning district to allow for a minimum one (1) acre lot size per Ordinance 81-
18. Mobile homes were expressly excluded from the rezoning approval. Subsequently, the RE-zoned 
lots were converted to the Low Density Residential (RG-1) zoning district.   
 
In addition to this rezoning action, ten (10) lots within the Study Area were rezoned for non-
residential usage under the High Intensity Commercial (C-3) and Light Industrial (I-1) zoning 
districts. Map 3 in the Appendix of this report provides the applicable zoning districts for the Study 
Area and indicates the non-residentially zoned lands are consolidated along 10th Place in “Wheeler 
Estates South”, where direct access to Lee County is provided via an existing bridge. The RG-1 
zoned lots are dispersed throughout the northern and southern portions of the Study Area.  
 
In 2003, the Board of County Commissioners adopted the Agricultural-Transitional (A-3) zoning 
district specific to Wheeler Estates. The purposes of the A-3 district was to allow residential 
development to continue on the non-conforming lots of record within the community.  
 
The amendment specified that in order to receive a building permit, the landowner must provide 
the County with evidence that the lot was created in the public records prior to the effective date of 
the zoning ordinance adoption. The process was known as the “vested rights determination 
process” – an administrative procedure to demonstrate the owner of a lot or parcel had the right 
to construct a single-family dwelling. Upon administrative approval of vested rights, landowners 
could apply for a building permit for a single-family home, subject to minimum setbacks and lot 
dimensions. The amendment continued to prohibit mobile homes in the Study Area.  
 
The amendment also addressed the access issues inherent to the community due to lack of platted 
rights-of-way. Specifically, the following access standards were incorporated into the Land 
Development Code:   
 

“In order to receive a building permit to construct a single-family home in the Wheeler Estates 
development, the property owner must provide evidence with the building permit application 
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that he/she: 1) Has legal access to the property from a public road; and 2) will construct a 
private driveway in accordance with county specifications unless and until a private road is 
required to provide access to the property;  3) Will participate in a private road agreement 
with other landowners to construct a private road to county specifications when development 
warrants such construction. “ 

 
While the vested rights process set forth in LDC Section 1-53-3.7 was administrative and required 
a relatively small filing fee of $100 per application, the County received negative comments from 
property owners and real estate agents regarding the time and cost to undergo the process. 
Additionally, the process involved extensive staff time researching public records to verify the validity 
of applications.  
 
In response to these concerns, the County further amended the Land Development Code 
regulations in 2013 by removing the vested rights application process. This action formally 
determined that 771 lots within the community were non-conforming lots of record, and thereby 
deemed “buildable”, provided all other applicable land development regulations were met. This 
amendment was intended to reduce burdens on both the landowners and staff by eliminating the 
time-consuming and costly process of securing proof that the non-conforming lot was recorded in 
the County’s official records or that a contract for the property existed prior to April 14, 1981.  
 
In sum, the 2013 ordinance deemed the existing, non-conforming lots less than 5 acres in size 
located in the A-3 zoning district as “vested” for the development of one (1) single-family dwelling, 
and no longer required the property owner to undergo the vested rights review process to receive 
a building permit.  
 
From a Comprehensive Plan perspective, the Study Area was historically designated within the 
“Transitional” future land use category. In 2010, the “Transitional” future land use category was 
changed to “Multi-Use Development” as part of the Evaluation and Appraisal Report (EAR) process. 
The purpose of this re-designation was to more clearly describe this land use category for those 
areas intended for a broad mix of uses on a county-wide basis.   

Representatives and landowners within Wheeler Estates have remained actively engaged with 
County Staff in recent years regarding access, public facilities and services, and proposed 
development within the community and immediate area. New issues have been raised by the 
residents, including the desire to keep non-commercial farm animals within the community, as 
characteristic of large-lot estate subdivisions in rural settings.  
 
In 2018, the County engaged the Consultant to conduct a renewed community planning effort in 
order to revisit the planning framework established by the Multi-Use Development future land use 
category, A-3 zoning district and associated regulations.  
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PART II: EXISTING CONDITIONS ASSESSMENT 
 

The following assessment provides an overview of the regulatory framework and existing conditions 
applicable to Wheeler Estates, and further evaluates the impact of this framework on buildout of 
the Study Area.  
 

A. COMPREHENSIVE PLAN & FUTURE LAND USE  

Comprehensive planning is essential to developing and maintaining a functional and compatible 
land use pattern to ensure the County has an appropriate mix of uses, densities, and intensities to 
accommodate growth and support the community’s long-term vision. Hendry County’s 
Comprehensive Plan aims to address growth and development matters through the 2040 planning 
horizon.  
 
The following is an analysis of provisions in the Comprehensive Plan relating to the Study Area, and 
their impact on the regulation of land uses, protection of the rural character, and long-term build-
out potential of the community.  
 

 Multi-Use Development Future Land Use Category  
 
The entire Study Area is designated within the Multi-Use Development future land use category as 
shown on Map 2 of the Appendix. This category aims to promote new development and 
redevelopment by permitting a broad range of land uses, including existing agricultural uses, 
residential, commercial, institutional, industrial, and recreational land uses.   
 
This category supports a suburban development pattern, with residential densities up to four (4) 
dwelling units per acre, retail uses up to 0.25 FAR, office uses up to 0.5 FAR, and industrial uses 
up to 0.75 FAR. Additional retail FAR is permitted for vertically integrated mixed-use development. 
Development within this category requires PUD zoning approval.  
 
The following policy within the Multi-Use Development category applies specifically to Wheeler 
Estates “Future Land Use Element Policy 1.1.12: The minimum lot size for properties located in 
Wheeler Estates shall be as defined in LDC Section 1-53-3.7 Agricultural Transitional District and 
pursuant to Ordinance No. 2014-02.” 
 
The underlying future land use category allows for far greater densities than permitted by the vested 
rights set forth in the Land Development Code. This category also allows for a broader range of 
mixes than may be appropriate in a predominantly residential and rural community. The category 
limits agricultural uses to existing only, and no “new” agricultural uses are permitted.  
 

 Surrounding Future Land Use Categories – Hendry County 
 
In terms of surrounding future land use patterns within adjacent Hendry County lands, areas to the 
north and east are designated within the “Agriculture” future land use category. These lands are 
directly adjacent to Wheeler Estates along the entire northern boundary of the Study Area, and a 
portion of the eastern boundary.  
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Permitted uses are categorized into two (2) levels within this category. “Level One” uses include the 
State of Florida Everglades Restoration projects, and the activities designed to meet the water quality 
and quantity goals related to restoration efforts. Additional Level One uses include typical 
agricultural activities, including crop and livestock production. In addition, rural residential, 
agricultural housing, agricultural supply, and retail-oriented to agriculture uses are permitted 
pursuant to Policy 1.1.1.  

“Level Two” agricultural uses allow for more intensive uses such as utilities, bio-fuel plants, mining 
and processing operations, and solid waste facilities.  Level Two uses require rezoning of the 
property to a Planned Unit Development (PUD). Standard residential densities within this category 
are limited to 1 dwelling unit per 5 acres, while residential uses providing farm worker housing are 
permitted up to 10 dwelling units per acre where central water and sewer services are provided. 

The maximum floor area ratio (FAR) for non-agricultural non-residential uses is limited to 0.4. The 
Comprehensive Plan notes the majority of these lands are intended to remain in a rural, agricultural 
land use through the year 2040. 

Development in these adjacent agricultural areas should be carefully evaluated for compatibility. 
Additionally, future development of lands to the north provides an opportunity for vehicular access 
to SR 80 from the Study Area.  

The Rodina Sector Plan provides a long-term 
plan for approximately 25,826 acres of land 
in Hendry County located directly east of 
Wheeler Estates. The Sector Plan adopted by 
Hendry County in 2014 allows for the 
development of up to 21,000 dwelling units; 
2.45 million square feet of commercial retail; 
1.9 million square feet of 
office/civic/industrial; and 400 hotel/motel 
rooms.  

Rodina is intended to develop as a mixed-use 
community that will provide compact, 
walkable neighborhoods; civic spaces; a 
diverse mixture of housing types and values 
including a minimum of 10% of affordable 

workforce housing; enhanced transportation and interconnected streets; and other smart growth 
principles that facilitate urban planning.  

Development within the Sector Plan requires approval of a Detailed Specific Area Plan, or DSAP, 
that describes the specific impacts and necessary mitigation required for the project. To date, no 
DSAPs for development within Rodina have been submitted, and the lands generally remain in 
agricultural usage. 

Future development in Rodina has potential to increase growth pressures on lands within Wheeler 
Estates and further policy is needed to protect the rural character of the area and ensure the 
community remains informed regarding its progress.  
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Approximately 19,800 acres of land located immediately south of Wheeler Estates and east of the 
Lee/Hendry County Line are designated 
as the Southwest Hendry Sector Plan 
(SWHSP).  

This planning area is intended for 
environmental protection, long-term 
agricultural operations, as well as 
urban levels of development including: 
22,928 dwelling units, 1.73 million 
square feet of commercial uses, 3.3 
million square feet of industrial, and 
400 hotel rooms.  

As with Rodina, the future development 
of these lands is subject to the approval 
of a DSAP. To date a DSAP has been 
submitted for approximately 624+/-
acres in the far southern portion of the 
SWHWP, known as the “SR 82 Mixed Use District”.  These areas are located along SR 82 and the 
Hendry/Collier County line and are not anticipated to impact Wheeler Estates due to significant 
spatial separation.  

 Surrounding Future Land Use Categories - Lee County 
 
All lands to the west of the Study Area are located within unincorporated Lee County, and within 
the platted community known as Lehigh Acres. The Lee County Comprehensive Plan designates 
these lands within the “Urban Community” future land use category, defined as those areas 
“characterized by a mixture of relatively intense commercial and residential uses”, and with “a 
distinctly urban character”. The maximum permitted density in the Urban Community category is 6 
dwelling units per acre (6 du/acre), with a maximum density of ten dwelling units per acre (10 
du/acre) permitted through Lee County’s bonus density program. The Urban Community 
designation was intended to accommodate eventual buildout of the 1/4-acre lots vested by the 
Lehigh Acres plat, and also allow for commercial and mixed-use centers throughout the area to 
provide local goods and services. These adjacent Urban-designated lands are an important 
planning consideration for Wheeler Estates, as the community seeks to balance future development 
in the area with protection of rural character. 
 

B. LAND DEVELOPMENT CODE & ZONING  

Wheeler Estates consists primarily of two (2) zoning districts: Agricultural Transitional (A-3) and 
limited areas of Residential Low Density (RG-1). There are also isolated areas of High Intensity 
Commercial (C-3) and Light Industrial (I-1) zoning districts immediately north of 10th Place and 
Wheeler Road. These non-residential lands comprise 16+/-acres - less than 1% of the Study Area. 
Map 3 of this Report demonstrates the zoning districts in relation to the Study Area boundary.  
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 Agricultural Transitional (A-3) Zoning District  

The Agricultural Transitional (A-3) zoning district was established specifically for the Wheeler Estates 
development and is codified in LDC Section 1-53-3.7. The minimum lot size for the A-3 district is 
five (5) acres, unless the lot received a vested rights determination as a nonconforming lot of record; 
OR it is one of the 771 lots vested by Ordinance 2014-02.   
 
Residential development in this district is limited to single-family homes with a minimum dwelling 
unit size of 800 square feet. Mobile homes are specifically prohibited. Agricultural uses are limited 
to horticulture, floriculture, silviculture, and viticulture. The keeping of livestock for non-commercial 
or commercial purposes is prohibited. Commercial uses permitted include convenience commercial 
and general commercial by special exception approval. Light industrial uses are also permitted via 
the special exception process.  
 
As noted in Part II of this Report, building permits are only issued in the A-3 district where the 
property owner demonstrates compliance with specific criteria regarding legal access, including 
participation in a private roadway agreement with other landowners to construct roadways to county 
specifications to their property, when warranted.  
 

 Residential Low Density (RG-1) Zoning District 
 
The Study Area contains approximately 78+/-acres of Residential Low Density (RG-1) zoned lands. 
This district restricts residential uses to single-family residential and allows for a minimum lot size of 
one (1) acre. As with A-3 zoning, the minimum dwelling size in this district is 800 square feet. 
Therefore, from a residential use and development standards standpoint, RG-1 and A-3 are very 
similar.  
 
However, the RG-1 zoning district does not permit the range of non-residential uses permitted in 
the A-3 zoning district, including horticultural activities, commercial and industrial uses.  
 
General recreation, institution, neighborhood recreation, and public service/public utility uses are 
permitted in RG-1 through the special exceptional approval process. 
 

 High Intensity Commercial (C-3) Zoning District  
 
The C-3 zoning district applies to only eight (8) parcels 
of land in the Study Area, comprising 10+/-acres. This 
district allows for a broad range of non-residential uses 
including convenience commercial, professional office, 
and high intensity commercial activities. Residential uses 
are limited to mixed-use development by Planned Unit 
Development (PUD) zoning approval. Agricultural 
activities and agricultural processing are permitted by 
Special Exception. Intensive uses that are generally 
incompatible with low-density residential 
neighborhoods are also permitted by Special Exception including pain management clinics, 
entertainment establishments, and recreational vehicle parks.  
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 Light Industrial (I-1) Zoning District 
 
The I-1 zoning district applies to two (2) parcels of land totaling 6+/-acres. Permitted uses including 
light industrial, professional office, agriculture, agricultural processing, and recreation. Heavy 
industrial uses and warehousing are permitted by Special Exception.  
 
Ideally, the residentially-zoned lands within the Study Area will be subject to more cohesive zoning 
district regulations that limit incompatible non-residential uses, while allowing for a more appropriate 
range of agricultural uses that enhance the rural character of the community. Non-residentially-
zoned lands should be further evaluated with consideration for performance criteria, development 
regulations, and locational standards for more intensive uses.  
 

C. EXISTING LAND USES & ENVIRONMENTAL FEATURES  
 
The predominant land use within Wheeler Estates is vacant residential, representing over 90% of 
the land area. The remaining lands consist of single-family residential dwellings; limited active and 
passive agriculture (ornamentals and grazing land); a church; and one (1) warehouse facility. The 
community is known to have some home occupation uses throughout, but the number of these 
operations is not known. In terms of environmental features, lands within Wheeler Estates include 
vegetated areas and groupings of native and exotic vegetation. A series of water management 
canals surround the area as well.   
 
It is important to note the Caloosahatchee River West Basin Reservoir (C-43) abuts the northeast 
corner of the Study Area. This 10,700-acre water management project will hold approximately 
170,000 acre-feet of water with maximum depths ranging from 15 to 25 feet. When complete, this 
restoration project will provide much needed regional stormwater storage and reduce the quantity 
of Lake Okeechobee discharges reaching the Caloosahatchee River estuary system.  Construction 
of the C-43 reservoir has commenced and is anticipated for completion by 2022.  
 

D. EXISTING AND PLANNED INFRASTRUCTURE  
 

 Potable Water & Sanitary Sewer  

The Study Area is not served by centralized potable water or sanitary sewer services due to the lack 
of existing development and predominance of large-lot residential lots. All existing residential and 
commercial development is served by private septic tanks and wells. The nearest public utility 
facilities are owned and operated by Florida Governmental Utility Authority (FGUA) and lie in 
unincorporated areas of Lee County to the west.  Future opportunities to connect the Study Area to 
centralized utilities will likely occur when the Rodina and Southwest Hendry County Sector Plan 
areas build-out. 

 Transportation Systems  
 
The Study Area is served by an extensive network of private access easements. Wheeler Estates is 
accessed exclusively from public roads within Lee County via 16th Terrace (serving Wheeler Estates 
North), and 10th Place (serving Wheeler Estates South). The Study Area has no direct access to State 
Road 80, and easements do not exist that provide legal rights to construct such access in the 
immediate future.  
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Based upon review of available materials from the Planning & Zoning Department, GIS, and the 
Property Appraiser, 30-foot wide access easements run along the boundaries of each lot, providing 

a cumulative 60-foot wide strip for access.   
 
With the exception of a portion of 10th Place and 
Wheeler Road, all roadways consist of unpaved 
limerock originally constructed in the mid-1980’s 
by Lehigh Acres Development Corporation.  
 
The Wheeler Road Municipal Service Benefit Unit 
(MSBU) was established in November 1988 per 
Resolution No. 88-65 for the purposes of 

providing street maintenance and lighting within the community.  Property owners are assessed 
non-ad valorem fees of $50/acre per year. These funds are intended for maintenance only and are 
not a funding mechanism for roadway construction.  
 
From a transportation perspective, it is important to note that the Rodina and Southwest Hendry 
County Sector Plans have established a long-range framework for transportation networks in 
western Hendry County that impact the Study Area. Pursuant to maps adopted into the 
Comprehensive Plan, public roadways are planned to bisect the Study Area, and provide 
connectivity between Wheeler Estates and State Roads 80 and 29. Additional connectivity to Lee 
County’s arterial roadway system is also planned via the Sector Plans.  
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PART III: COMMUNITY OUTREACH REPORT 

Public outreach is a key component of any community planning process. Hendry County and the 
Consultant recognize the importance of public involvement in improving decision-making, 
strengthening community partnerships, and providing traditionally underserved populations with 
opportunities to learn about, and influence the ways land use planning affects their lives. This is 
evidenced through past outreach efforts in Wheeler Estates.  
 

A. OUTREACH APPROACH 
 

The community outreach plan for this Study was designed to educate stakeholders regarding the 
existing planning framework for the Study Area, including the underlying zoning districts and future 
land uses. The outreach effort was also aimed at obtaining input on desirable land uses and 
planning outcomes to support the formulation of Comprehensive Plan and Land Development 
Code amendments.  
 
The community outreach plan process was structured to ensure continuous, cooperative, and 
coordinated public involvement throughout the life of the project. The following methods were 
utilized in accordance with the Community Planning Technical Assistance Grant project 
requirements and other best practices:  
 

 Public Meetings  
 Public Notifications sent via Mail and Newspaper Advertisement  
 Study Website – www.hendryfla.net/land_use_study.php 
 Social Media (Facebook) – www.facebook.com/hendrycounty  
 Community-Wide Planning Survey  
 Electronic Comment/Survey Submission: WheelerEstatesInfo@waldropengineering.com  

 
In accordance with Department of Economic Opportunity Grant Agreement, Section 3.A of the 
Scope of Work, the County and Consultant Team will conduct one (1) general town hall meeting 
and a minimum of two (2) community planning meetings to educate and engage the public in the 
planning process. A survey was also sent to all property owners in the Study Area. The survey was 
also available in-person at the first community planning meeting described below.   
 

B. COMMUNITY MEETINGS 
 
The initial “Town Hall Meeting” was held 
on September 27, 2018 at 6:00 p.m. at 
the Hendry County Emergency 
Operations Center (EOC) – the most 
proximate Hendry County facility to the 
Study Area.  
 
All property owners within the Study Area 
were notified of the meeting by mailed 
notice, and an announcement in the 
Caloosa Belle Newspaper. Additionally, the meeting was advertised on the Hendry County website 
and on the Hendry County Facebook page. This initial meeting provided property owners with 
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general information regarding various efforts in the community, including presentations by 
Commissioner Mitchell Wills and County Staff from the following departments: Planning & Zoning, 
Public Works, Emergency Management, Emergency Medical Services, Fire Department, and the 
Sheriff’s Office.  
 
Following these presentations, Staff and the Consultant Team presented the purpose and goals of 
the Wheeler Estates Study, project timeline, and opportunities to provide input. Exhibits 
demonstrating the Study Area, Zoning, Flood Maps, and Future Land Use Map were also presented 
to attendees. The meeting was opened for discussion regarding community issues, needs, and 
potential solutions. The meeting allowed for an extensive question and answer period between 
attendees and Staff.  
 
A second public meeting focusing on the community planning effort was conducted on October 
17, 2018 at 6:00 p.m. at the same location at the Town Hall Meeting. The meeting was noticed 
to property owners in the same manner as the initial meeting, including mailed notices, notifications 
on the County website, and Facebook. Additionally, emails collected during the initial Town Hall 
meeting were utilized to notify interested parties about the meeting.  
 
During this meeting, attendees were provided a more detailed presentation by Staff and the 
Consultant Team, which focused specifically on desirable and undesirable land uses in the 
community. Discussion at this meeting ranged from appropriate types of animal husbandry activities 
to commercial and residential land uses. There was extensive discussion on protection of rural 
character and appropriate regulations, balanced with the protection of private property rights and 
concerns regarding overregulation.  
 
The input received at the community meetings was highly informative, and generally cohesive in 
terms of the community’s support of residential and agricultural land uses that protect and enhance 
the rural character.  The following provides an overview of key input received verbally at the 
meetings: 
 

 High demand to allow for agricultural uses within Wheeler Estates, with certain limitations, 
including the keeping of non-commercial livestock and croplands;  
 

 Protection of the rural character through development standards and use restrictions;  
 

 Support of the prohibition on mobile homes and recreational vehicles;  
 

 Creation of community design standards that address residential architecture, minimum 
home sizes, and commercial building standards, where applicable; 
 

 Support for limited civic uses and services, such as churches and community gardens;  
 

 Protection of property rights, and not over-regulating; and  
 

 General concerns relating to access, increased Sheriff presence in the area, and code 
enforcement.   
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All documentation relating to both community meetings are attached in the Appendix of this report, 
including:  
 

 Meeting Notices 
 Meeting Summaries 
 Sign-In Sheets 
 Meeting Agendas & Handouts 
 Presentation Materials & Exhibits  

 
A forthcoming community meeting is scheduled for December 4, 2018 at 6:00 p.m. to discuss the 
results of the survey, and to give the community another opportunity to provide input in the process.  

 
C. COMMUNITY PLANNING SURVEY  

 
In addition to the verbal input received at the community meetings, a cornerstone of this Study is a 
community-wide planning survey to assess preferences regarding land uses within the Study Area.  
 
The following summary outlines the results of the Wheeler Estates Community Planning Survey, 
which informed the preliminary recommendations set forth in Part IV of this Report. The survey data 
collected represents a total of 45 surveys received from October 12th to November 5th, 2018. 
Surveys received after November 5th will be incorporated into the final staff reports for forthcoming 
Comprehensive Plan and LDC amendments.   
 

1) How long have you lived or owned property in Wheeler Estates? 
 

Results: The majority of respondents (38%) selected 10+ years, followed by 31% selecting 
1-5 years, 20% selecting 5-10 years, and 11% selecting less than 1 year.  
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2) What makes Wheeler Estates unique to you? 
 
Results: While varied, the majority of 
responses focused on the rural character and 
natural environment.  

 
3) Use one word to describe your favorite thing 

about Wheeler Estates.  
 
Results: Similar to responses for Question 2, 
the majority of responses focused on the rural 
character and natural environment.  
 

4) Which of the following land uses should be 
encouraged in the community? Respondents were asked to reply “Yes”, “No” or 
“Undecided” regarding the following land uses: residential (single-family); residential 
(mobile home); public & private recreation; agricultural uses (cropland); agricultural uses 
(livestock); neighborhood commercial uses; conservation/preserve lands; and home 
occupation. 

 
Results: The majority of the respondents were supportive of single-family residential uses 
(95% replying “Yes”), in addition to agricultural uses relating to animal husbandry/livestock 
(76% replying “Yes”). The most undesirable land uses were mobile homes (76% replying 
“No”) and neighborhood commercial uses (43% replying “No”).  
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5) Which of the following specific agricultural uses, if any, should be encouraged in the 
community? Out of the following options, respondents were asked to reply “Yes”, “No” or 
“Undecided”: greenhouses/plant nurseries; horticulture/cropland; farmer’s markets and U-
Pick operations; domestic commercial livestock including chickens/poultry/birds; 
horses/equine; cattle/bovine; pigs/swine; and should there be limitations on the number 
and type of livestock based on property size? Respondents were also given an option to 
write in “other” under the domestic non-commercial livestock item.  

 
Results: The majority of respondents replied “Yes” to the keeping of domestic, non-
commercial livestock, horses/equine in particular (81%), followed by chickens/poultry/birds 
(72%), cattle/bovine (67%) and pigs/swine (61%). Greenhouses/plant nurseries also ranked 
prominently among respondents, with 71% “Yes” replies. The least favorable agricultural 
use was domestic, commercial livestock with 58% of respondents indicating “No”. Input on 
types of “other” domestic, non-commercial livestock included: alpacas, ostriches, llamas, 
goats, donkeys, rabbits and honey bees.   

 

 
 

6) Which of the following public/civic uses, if any, should be encouraged in the community? 
Out of the following options, respondents were asked to reply “Yes”, “No” or “Undecided”: 
churches, places of worship; schools (public or private); community gardens; 
conservation/passive recreation (such as hiking and nature trails); community and 
neighborhood parks/active recreation (such as sports fields and playgrounds).  

 
Results: Recreational uses were generally supported by respondents. Passive recreation 
ranked highest (64% responding “Yes”), followed closely by churches (63% responding 
“Yes”). The least desirable public/civic use was active recreation (36% responding “No”).   
 



Preliminary Assessment Report 
Page 18 of 22 

7) Which of the following non-residential land uses, if any, should be encouraged in the
community? Out of the following options, respondents were asked to reply “Yes”, “No” or 
“Undecided”: Convenience commercial (such as food & beverage stores); professional 
service or offices; medical offices; light industrial (such as warehousing and storage); and 
heavy industrial (such as manufacturing).

Results: 40% of respondents replied “Yes” to convenience commercial uses as the most 
popular non-residential land use, followed by offices and medical offices (each 37%). The 
most undesirable non-residential land use was heavy industrial, with 79% of respondents 
indicating “No”.
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8) Please use the following scale to rate the importance of each of the following community 
topics by selecting “Not Important” through “Very Important” to quantify your opinion. Out 
of the following options, respondents were asked to reply “Not Important”, “Somewhat 
Important”, “Important”, and “Very Important”: environmental protection; protection of 
rural character; improved public infrastructure including stormwater 
management/drainage, roads, parks, schools; notification on community projects (both 
public and private); creating community design standards including building architectural 
(residential), building architecture (non-residential), and landscaping.  

 
Results: The majority of respondents indicated that notification on community projects was 
“Very Important” (71%), followed by maintaining the rural character (49%). Schools and 
landscaping standards ranked generally lower on the scale of importance with 41% and 
31% respondents indicating “Not Important”, respectively.  
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D. SUMMARY OF COMMUNITY INPUT 
 
The input received at the community 
meetings was highly informative, and 
generally cohesive in terms of the 
community’s support of single-family 
residential, agricultural and 
recreational land uses that protect and 
enhance the rural character.  Limited 
convenience commercial, civic and 
recreational uses are also generally 
supported by the community with 
careful and well-crafted limitations.  

 
As noted above, a third community meeting will be conducted on December 4, 2018 to discuss 
the results of the survey and the preliminary recommendations generated by the Consultant and 
Staff. The forthcoming Comprehensive Plan and LDC amendments will be presented to the Local 
Planning Agency and Board of County Commissioners during publicly noticed meetings in 2019. 
These meetings will provide property owners and stakeholders with additional opportunities to 
provide feedback and input on the process.  
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PART IV: PRELIMINARY FINDINGS & RECOMMENDATIONS 
 

A. PRELIMINARY FINDINGS 
 

The following preliminary findings are derived from data and analysis contained in this report, and 
referenced resources contained herein, and are framed to meet the County’s objectives in 
undertaking this Study: 

 The Multi-Use Development future land use category allows for some of the County’s 
highest densities and intensities, and a diversity of land uses that are not appropriate for the 
Study Area based upon available infrastructure and existing development patterns. 
Furthermore, the range of allowable uses, densities and intensities and are not desired by 
the community.  
 

 This future land use category also limits agricultural uses to existing only, creating barriers 
to the enjoyment of the area’s rural character.   
 

 While the Comprehensive Plan includes a policy that further limits density in Wheeler Estates, 
the Multi-Use Development Future Land Use category is too broad to guide development 
in a manner that protects the rural, and predominantly residential character of the Study 
Area.  
 

 The A-3 zoning district applicable to the majority of lots within the Study Area includes 
appropriate limitations on type of residential development (single-family detached only), 
and the need to address legal access prior to site development.  However, the A-3 zoning 
district does not permit the full range of agricultural uses appropriate for a rural residential 
community, such as animal husbandry/keeping of livestock.  
 

 Scattered and isolated areas of RG-1, C-3 and I-1 zoning districts throughout the 
community create the opportunity for inconsistent development patterns due to differing use 
regulations.   
 

 Commercial and light industrial land uses require greater controls, in terms of use 
limitations, locational standards, and design requirements than is provided today by the C-
3 and I-1 zoning district regulations.  
 

 The community is generally supportive of having consistent future land use and zoning 
entitlements that support the development of single-family residential uses, limited 
agricultural uses, and the potential for convenience commercial, recreational and civic uses 
at appropriate locations.  
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B. RECOMMENDATIONS

To address the above inconsistencies and provide a clear framework for future development in 
Wheeler Estates, it is recommended that the County proceed with the following Comprehensive 
Plan and Land Development Code amendments:  

 Create a Wheeler Estates future land use category in the Future Land Use Element and
Future Land Use Map to guide sound development patterns within the Study Area; provide
an appropriate range of land uses, densities and intensities; and address consistency with
the vested rights within the community. Specifically, the new category will establish maximum
density based upon the vested rights; maximum non-residential intensity based upon and
limited by locational standards; and a broader range of agricultural uses.

 Create a companion Wheeler Estates zoning district using the existing zoning district
framework in the LDC, such as “Rural Residential – Wheeler Estates (RR-W)”. The zoning
district will establish community-specific development standards for residential and non-
residential uses, provide more flexibility in terms of agricultural uses, and performance
standards for non-residential uses that correlate to the locational criteria in the companion
future land use category.

 In addition to use regulations, the LDC amendments will include:

o Minimum design standards to uphold the rural residential character of the area;
o Clarification of infrastructure/access requirements; and
o Community notification requirements for new development proposals.

 This approach is recommended as it will apply to all lands within the Study Area and create
a cohesive and single set of standards for the community. This will facilitate implementation
by Staff and a clear understanding of the regulatory framework by property owners.

In sum, the community input and findings of the preliminary assessment provide Staff and the 
Consultant with clear directives to update the Comprehensive Plan and LDC to address the short- 
and long-term community needs. Community-specific future land use and zoning overlay districts 
will allow the County to tailor regulatory documents to the unique needs of Wheeler Estates, and 
ensure increased protections against inappropriate development patterns, while providing 
landowners with increased flexibility to enjoy their properties. 



 

APPENDIX 

  



 

 

PROJECT MAP SERIES 

  



-I 
l I 

l 
iI 

I 

s 

iL=--+----+----::-==��;--=__l_t====----=----=--ii
� 

WALDROP fl#8636#1C26000385 Wf;iEELER ESTATES  

l�IENGINEERINGwww wold,opoog;ooo,;og com 

PLANNING I CIVIL ENGINEERING I LANDSCAPE ARCHITECTURE 
AERIAL MAP 0 1,000 2,000 4,000 6,000 

,...._....___._ _ __._ _ ___, Feet 



WALDROP Fc#8636'lC26000385 WHEELER ESTATES  

l�IENGINEERINGwww w old,opoog;o o o,;og com 

PLANNING I CIVIL ENGINEERING I LANDSCAPE ARCHITECTURE FUTURE LAND USE MAP 

s 

Agriculture 

0 1,000 2,000 4,000 6,000 

.___.__._ __ _._ _ __,Feet 



A-2

A-2

STUDY AREA A-2

D 

S�rce: �sri, Di�llplobe, GeoEye, Eart�star Geographies, CNES/Airbus OS, 
USDA, USGS, AeroGRID, IGN, and the GIS User Community 

WALDROP F!H8636'!C26000385 WHEELER ESTATES  

l�IENGINEERINGwww wold,opo og;o o o,;og com 

prepared for: 

PLANNING I CIVIL ENGINEERING I LANDSCAPE ARCHITECTURE ZONING MAP 
0 1,000 2,000 4,000 6,000 

,...._....___._ _ __._ _ ___, Feet 



COMMUNITY 
OUTREACH DATA



11/27/2018 Community Briefs

1/1

Community Briefs

Breast Cancer Month

The VFW 10100, 20 Veterans Ways, La-Belle will hold
their 6th annual Save the Ta-Tas Benefit on October
13 with the fun starting at 6 p.m. There is free
admission to the event and it’s is open to the public.
They will have music by request, dancing, prices,
games, a 50-50 drawing and food! All proceeds will go
to the Hendry Regional Mecical Centers Pink Warriors
fund. The Pink Warriors Fund is for needy Hendry
County women. The benefit is being held in memory
of Kathi Nolan.

NAMI Support Group

The National Alliance on Mental Illness (NAMI)
Recovery Support Group is led by trained facilitators
living in recovery themselves. NAMI Connection
recovery support groups are for adults (18 years and
older) living with mental illness and provide a safe,
confidential environment that offers respect,
understanding, encouragement, and hope. All
Connection groups are free of charge and open to
anyone with a mental illness, regardless of diagnosis.
You do not need to be a member of NAMI to attend
and anyone interested is welcome to just walk in.
Meetings will be on Tuesdays from 2 to 3:30 p.m. at
the Elite DNA, Therapy Services meeting room, 483 E.
Cowboy Way, LaBelle.

Behind the scenes

Are you interested in helping behind the scenes at the
Firehouse Community Theatre? The following
positions are needed: Stage Managers, Back Stage
Assistants, Set Designers, Directors, Lighting & Sound
Technicians, Props, Costume Design, Concessions,
Ushers. Any volunteer-time is greatly appreciated!!
There are talented people in our community that can
help, so please call the theatre and leave a message
with your contact information. Call (863)-675-3066 or
write to the theatre at: P.O. Box 958, LaBelle, FL
33975 or stop by the theatre to check it out: 241 N.
Bridge Street, LaBelle, FL 33935.

Town Hall Meeting planned

Hendry County is holding a Town Hall Meeting for the
Wheeler Estates Residents on September 27, 6:00
p.m., at the Emergency Operations Center, 4425 SR
80, La-Belle. The meeting will be a discussion of the
Wheeler Estates Community needs and solutions.
Members of the Sheriff ’s Office, Emergency Services,
Public Works, LaBelle Fire Department, Emergency
Operations, Code Enforcement, Planning &
Community Development, County Administrator, and
District 3 Commissioner Mitchell Wills will be in
attendance. Any questions please contact Myra
Johnson at 863-675-5240.
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September 7, 2018 
 
 
RE:  WHEELER ESTATES TOWN HALL MEETING 
 
Dear Property Owner, 
 
Hendry County invites you to a Town Hall meeting for an open discussion of the 
Wheeler Estates Community needs and solutions. Members of the Sheriff’s Office, 
Emergency Services, Public Works, LaBelle Fire Department, Emergency Operations, 
Code Enforcement, Planning & Community Development, County Administrator, and 
District 3 Commissioner Mitchell Wills will be in attendance. The meeting has been 
scheduled for September 27th, 6:00 p.m., at the Emergency Operations Center, 4425 
SR 80, LaBelle. 
 
Please call Myra Johnson at 863-675-5240 if you have any questions. 
 
We look forward to seeing you on September 27th. 
 
Sincerely, 
 
 
 
Margaret Emblidge, AICP 
Planning & Community Development Director 
 
cc:  Commissioner Mitchell Wills 
       Charles Chapman IV, County Administrator 
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Wheeler Estates Town Hall Meeting 
September 17, 2018, 6pm 

Hendry County Emergency Operations Center  
4425 SR 80 LaBelle, FL 

 
Agenda 

 
1. Welcome  

2. County Staff Introductions 

3. Community Updates from County Staff 

4. Open Discussion  

a. Community Issues and Needs 

b. Potential Solutions 

5. Planning Study Overview  & Schedule 
6. Next Steps & Closing Remarks  

a. Next Community Meeting – October 17th  
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Wheeler Estates Town Hall Meeting 
Hendry County 

Thursday, September 27, 2018, 6:00 p.m. 
Hendry County Emergency Operations Center 

4425 S.R. 80, Labelle, FL  
 

The Wheeler Estates Town Hall Meeting was convened at 6:00 p.m. on September 27, 2018, 
at the location shown above. 
 
The purpose of the meeting was to provide an open forum for residents to discuss questions 
and concerns with Hendry County Staff, and also to discuss the Community Planning 
Technical Assistance Grant project relating to land uses in Wheeler Estates. An agenda was 
provided as a handout and is attached hereto as Exhibit “A”. The sign-in sheet demonstrating 
45+/-attendees is attached hereto as Exhibit “B”.  
 
The following staff members from Hendry County were in attendance:  
 
 Commissioner Mitchell Wills – District 3 County Commissioner/Chairperson  
 Margaret Emblidge, AICP – Planning and Community Development Director 
 Shane Parker – County Engineer  

Sheriff Steve Whidden – Sheriff’s Office  
Kevin Nelson – Sheriff’s Office 
Josh Rimes – Fire Chief  
Richard Lehmkuhl -  Emergency Management 

 Adrian Damms – Emergency Medical Services  
 Wanda Rota-Reina – Code Enforcement  
  
Margaret Emblidge welcomed attendees, made introductions, and explained the purpose of 
the meeting. The County Staff then each gave an overview of their current services and shared 
applicable updates. Following these briefings, the floor was opened to attendees. The 
following questions/comments were asked by those in attendance. Please note this is not a 
verbatim record of the comments, questions and responses, but a general summary of the 
discussion.  
 
(1) What about the people living in communes/tents (in Wheeler Estates)? 

The commune on 21st Street is back. 
 
 RESONSE: The communes are various properties are being dealt with by Code 

Enforcement.   
 
(2) Often times four wheelers do donuts on newly paved roadways, or on the 

dirt roads. Along with speeding vehicles. Need more police patrol. 
 
 RESPONSE: The Sheriff recognized that those issues are occurring and stated plans 

were in place to patrol the area on a more frequent basis. 
 
(3) What about access to SR 80? Can’t the County do eminent domain? 
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 RESPONSE: There is currently no legal access or funding in place to build a roadway 
connection from the community to SR 80. A series of easements need to be obtained 
in order to be able to complete a roadway connection. As people come into the County 
to develop their properties, the Staff can request easements. It was explained that 
eminent domain is very expensive for the County to pursue and has no guaranteed 
results.    

 
(4) Is there $1.7 million in a MSBU fund to build roads? 
 
 RESPONSE: No. The money available goes towards maintenance costs. Also, it’s 

important to note that building a road is much more than just paving the existing dirt 
road. It requires drainage, stormwater, and other infrastructure improvements.  

 
(5) Maybe paving the roadways will get rid of the “riff-raff” that speeds and 

does donuts? 
 
 RESPONSE: Possibly, but paving could also increase the likelihood of speeding.  
 
(6) We would like to put up signs that say, “no trespassing”. 
 
(7) The County is working with the Post Master to get mail delivered.   
  
(8) Can I put speed bumps in front of my own property? If not, what can I do? 
 
 RESPONSE: We are moving away from doing speed bumps like most Counties. We 

will be patrolling the area more, but speed bumps are not recommended.  Signage is 
another alternative to getting cars to slow down.  

 
(9) We’ve tried signs, but they get removed or vandalized. There is also issues 

with people coming into the neighborhood for target practice and to dump 
household waste, such as appliances.  
 
RESPONSE: So noted. There was discussion from the Sheriff on increasing patrols 
in the area to increase public safety. Attendees noted there is a significant difference 
in criminal activity when the Sheriff task force patrols the area.  

  
(11)   Can the Lee County Sheriff’s Office patrol the area? 
 

RESPONSE: They do not have jurisdiction to patrol the area. They respond to 
emergency calls based upon our interlocal agreement, but are not able to provide 
regular patrol service.  

 
(12) Weekends are the worst for gunfire and target practice.   
  

RESPONSE: There was an explanation from the Sheriff on state laws permitting 
shooting on private property over 1 acre of land.  

 
(13) Why do certain properties require FEMA flood insurance and others do 

not? 
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RESPONSE: The FEMA flood maps were shown to attendees and the County Engineer 
offered to discuss individual properties in relation to the map following the meeting.   

 
(14)   Someone is dumping yard waste on Wheeler and 2nd Street and also behind 

the canals. Also tires, paint buckets, etc.  
 

RESPONSE: The waste does not get picked up off of private lots. A citation would be 
issued, and if nothing is done in 30 days, another citation is issued, and then fines. 
 

(15) Sometimes my trash doesn’t get picked up. 
 

RESPONSE: Commissioner Wills encouraged attendees to call Solid Waste or him 
directly when these issues arise, so he can address them directly. He also indicated that 
new trash pickup dates were sent out recently that changed the schedule.  

 
(16) Does the County pick up washing machines? 
 

RESPONSE: Yes, and tires with no rims too, but you have to call.  
 

(17) We need more mosquito control.  
 
RESPONSE: North and South Wheeler Estates is being assessed for mosquito patrol.  
 

(18) Can we get the mosquito truck out twice a week? 
 
RESPONSE: No, it comes once a week.  
 

(19) Is there going to be a bridge across Townsend canal? 
 
RESPONSE: Not that we know of.  
 

Following this open forum, Margaret Emblidge introduced Alexis Crespo with Waldrop 
Engineering. Alexis explained the community planning process funded by the state grant. She 
explained the focus will be on the zoning districts and Future Land Use within Wheeler 
Estates and getting input from the community on how to address land uses within the 
community. She noted the effort would focus on agricultural activities, such as the keeping of 
domestic livestock, as well as neighborhood-scale non-residential uses, such as churches and 
general stores. She noted a survey would be distributed and further input would be taken at 
the next community meeting on October 17th at 6 p.m. at the Emergency Operations Center.  
 
There were further questions from attendees on the AG-2 and AG-3 zoning districts, concerns 
about minimum standards for modular homes, and locating trailers and RVs are properties.  

 
Ms. Emblidge thanked the attendees and provided her contact information. She invited the 
attendees to take business cards and reminded them of the next public input meeting 
opportunity on October 17, 2018 at 6 p.m. The meeting was concluded at approximately 7:30 
p.m.  
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October 5, 2018 
 
Dear Wheeler Estates Resident/Property Owner: 
 
On behalf of the Hendry County Planning & Zoning Department, I am pleased to send 
you the enclosed community survey to gain your insight on community planning efforts 
in Wheeler Estates.  
 
The Department of Economic Opportunity provided Hendry County with a community 
planning grant to examine appropriate land uses in the Wheeler Estates community, 
including but not limited to: agricultural, residential and non-residential (commercial) 
uses.  
 
An initial community open house was held on September 27th to discuss the project. Our 
next meeting will be held on Wednesday, October 17th at 6 p.m. at the Hendry County 
Emergency Operations Center, 4425 State Road 80, LaBelle, FL 33935.  
 
We hope you will complete the enclosed survey to help guide this important project. You 
can return your completed survey using one of following three (3) options:  
 

1) Scan & email to: wheelerestatesinfo@waldropengineering.com 
 

2) Mail to: Waldrop Engineering, ATTN: Alexis Crespo 
        28100 Bonita Grande Drive, Suite 305 
        Bonita Springs, FL 34135 

 
3) Return in person at our October 17th kick-off meeting  

 
Thank you in advance for your participation. We hope to see you on the 17th. For more 
information on the Wheeler Estates Community, please visit our website at: 
www.hendryfla.net 
 
Please call 863-675-5240 if you have any questions. 
 
Sincerely,  
 

 
Margaret Emblidge, AICP 
Planning & Community Development Director 
Hendry County 
 

Alexis Crespo, AICP 
Vice President of Planning  
Waldrop Engineering, P.A.  
 

 
 

 

mailto:wheelerestatesinfo@waldropengineering.com
http://www.hendryfla.net/
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Wheeler Estates Town Hall Meeting #2 
Hendry County 

Wednesday, October 17, 2018, 6:00 p.m. 
Hendry County Emergency Operations Center 

4425 S.R. 80, Labelle, FL  
 

The second Wheeler Estates Town Hall Meeting was convened at 6:00 p.m. on October 17, 
2018, at the location shown above. 
 
The purpose of the meeting was to provide an open forum for residents to discuss questions 
and concerns relating to the land uses in Wheeler Estates and to review the survey questions. 
An agenda was provided as a handout and is attached hereto as Exhibit “A”. The sign-in sheet 
demonstrating 33+/- attendees is attached hereto as Exhibit “B”.  
 
The following staff members from Hendry County were in attendance:  
 
 Margaret Emblidge, AICP – Planning and Community Development Director 
 Shane Parker – County Engineer  

Myra Johnson - Planning 
  
Margaret Emblidge welcomed attendees and introduced Alexis Crespo with Waldrop 
Engineering. Alexis presented a PowerPoint, attached hereto as Exhibit “C”, on the existing 
zoning, Future Land Use, and allowable uses in Wheeler Estates. A review of the current 
MSBU in Wheeler Estates was also given. An overview of surrounding sector plan 
developments was discussed for context purposes. The presentation also covered the survey 
questions and gave the residents an opportunity to provide their input on how to address land 
uses within the community. 
 
The following points capture the input that was provided: 
 

 Concern over pump station noise 

 Public access to reservoir 

 Detached mother-in-law suites 

 No over-regulation 

 No small commercial stores 

 Maintain rural character 

 Small home businesses are OK 

 Not hog farms, but 1 hog is OK 

 4H animals are OK 
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 No commercial livestock 

 Minimum size property required 

 Yes, to chickens, but not to major poultry operations 

 Regulations regarding how many animals per acre, etc.  

 
Following the survey overview and public input, the meeting concluded. Surveys were given 
to those who did not receive due to improper addresses on file with the property appraiser, or 
to fill out that evening. It was noted to send comments or surveys to the email address 
provided, or to mail them in. and to attend the next community meeting on December 4th at 
6p.m. at the Emergency Operations Center.   

 
Ms. Emblidge thanked the attendees and provided her contact information. She invited the 
attendees to take business cards and reminded them of the next public input meeting 
opportunity on December 4, 2018 at 6 p.m. The meeting was concluded at approximately 7:30 
p.m.  
 













Land Use Study for 
Wheeler Estates

COMMUNITY MEETING #1

WEDNESDAY, OCTOBER 17 TH

HENDRY COUNTY EMERGENCY OPERATIONS CENTER – LABELLE,  FLORIDA 

1



Meeting Agenda

2

 Welcome & Introductions 

 Land Use Study Project Overview

 Community Planning Framework
 Future Land Use

 Zoning Districts 

 Wheeler Road Municipal Service Benefit Unit 

 Survey Discussion & Open Forum 



Purpose of Tonight’s Meeting
 Provide an overview of the Wheeler Estates Land Use Study Project 

 Discussion on general planning concepts & gain community input on: 

 Future Land Use

 Zoning Districts 

 MSBU’s 

 Compatible Uses 

 Set groundwork for Comprehensive Plan Amendments relating to Future Land Use and Land 
Development Code Amendments relating to Zoning Districts specific to Wheeler Estates 

3



Purpose of the Land Use Study
 Understand the community’s needs & vision relating to:  

 Residential Land Uses (Single-Family, Mobile Homes, etc.)

 Agricultural Land Uses (Livestock & Horticulture) 

 Commercial & Civic Land Uses (Retail, Office, Home 
Businesses & Churches)

 Provision of Public Services & Infrastructure 

 Generally improve public understanding of community 
planning efforts, both short-term & long-term 

4



Project Outcomes & Deliverables
 Amendments to the Comprehensive Plan & 

Future Land Use Map

 Amendments to the Land Development Code & Zoning Districts 

 Funded by Grant from Department of Economic Opportunity

 Must be completed by May 2019 
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Project Timeline

Initial Community Meetings, 
Survey & Preliminary Analysis

SEPT – NOV 2018

Community Outreach 
Report & Preliminary 
Recommendations 

Report  Community Meeting 
#2 & Drafting of Comprehensive 

Plan & LDC Amendments 
LPA & 

BoCC Transmittal 
Hearings

JAN 2019
DEC 2018 

NOV 2018 

6

State(DEO) 
Review

FEB - MAR 2019

Final BCC 
Hearing

APR 2019



Key Upcoming Dates
Community Meetings:

Thursday, September 26th – Open House/Town Hall Meeting at EOC

 Wednesday, October 17th – Land Use Study Community Meeting #1 at EOC

 Tuesday, December 4th – Land Use Study Community Meeting #2 at EOC

*TENATIVE* Public Hearing Dates for Transmittal:

 January  9th – Local Planning Agency, Hendry County Courthouse in LaBelle

 January 22nd – Board of County Commissioners, Hendry County Courthouse in LaBelle
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Wheeler Estates Study Area

8

 Approximately 1,933 acres

 Immediately east of Hendry/Lee 
County Line

 Accessed from Lee County (Joel 
Blvd.) via 16th Terrace, 10th Place & 
2nd Place bridges



Existing Conditions: 
County Future Land Use Map 
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Wheeler 
Estates

Southwest 
Hendry Sector 

Plan

Rodina
Sector Plan



Existing Conditions: 
Rodina Sector Plan
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 25,800+/-acres

21,000 dwelling units
2,450,000 SF Commercial 

Retail
1,900,000 SF 

Office/Civic/Industrial
400 Hotel/Motel Rooms



Existing Conditions: 
Southwest Hendry Sector Plan
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Existing Conditions: 
Southwest Hendry Sector Plan

12

 23,600+/-acres

22,928 dwelling units
1,125,000 SF Commercial 

Retail
605,000 SF Office
3,311,000 SF Industrial
400 Hotel/Motel Rooms



Existing Conditions: 
Long Range Transportation Plan
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Existing Conditions: 
Future Land Use Map 
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 Multi-Use Future Land Use Category

 Promotes new development and redevelopment of
the properties

 Range of intended uses include: residential,
commercial & industrial land uses

 Generally located adjacent to existing
urban/suburban areas

 Density of 4 dwelling units per acre EXCEPT Wheeler
Estates – 1 du/1.25 acres (vested lots)

 Non-residential uses allowed from 0.25 to 0.75 Floor
Area Ratio



Existing Conditions: 
Future Land Use Map 
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Existing Conditions: 
Floor Area Ratio Examples
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 0.25 Floor Area Ratio = 10,890 SF building on 1 acre

 0.75 Floor Area Ratio = 32,670 SF building on 1 acre

 EXAMPLE: LaBelle Tractor Supply is 0.10 FAR

 EXAMPLE: McDonalds is approximately 0.2 FAR



Existing Conditions: 
Zoning Map 
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 Agricultural Transitional (A-3)

 Limited areas of Residential Low Density (RG-1)

 Isolated High Intensity Commercial (C-3) & Light
Industrial (I-1) zoning districts immediately north of
10th Place/Wheeler Road



Existing Conditions: 
Zoning Map (North) 
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 Predominantly zoned Agriculture Transitional (A-3)

 Approximately 40 Lots are zoned RG-1

 General Agriculture(A-2) to the north and east

 Lee County RS-1 and RM-2 zoning to the west 



Existing Conditions: 
Zoning Map (South) 
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 Predominantly zoned Agriculture Transitional (A-3)

 Approximately 16 Lots are zoned RG-1

 High Intensity Commercial (C-3) and Light Industrial (I-1) 

 General Agriculture (A-2) to the south and east 

 Lee County RS-1& RM-2 zoning to the west 



Existing Conditions: 
Zoning Comparison 
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Agriculture Transitional (A-3): 

 Min. Lot Size = 5 acres 

 Residential Uses: Single-Family Only

 Min. Dwelling Size: 800 SF 

 Agricultural Uses: Horticulture, floriculture, 
silviculture, and viticulture  

 Commercial Uses: Retail, General Commercial by
Special Exception

 General Recreation: Special Exception

 Neighborhood Recreation: Permitted  

Low Density Residential (RG-1)

 Min. Lot Size = 1 acre

 Residential Uses: Single-Family Only

 Min. Dwelling Size: 800 SF 

 Agricultural Uses: Not Permitted 

 Commercial Uses: Not Permitted 

 General Recreation: Special Exception

 Neighborhood Recreation: Special Exception



Existing Conditions: 
Land Use 

21

 Predominantly single-family residential 

 Limited active and passive agriculture 

 Churches 

 Home occupation

 One (1) warehouse  



Existing Conditions: 
MSBU
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 Wheeler Road MSBU established per Resolution 88-65 for the purposes of        
providing street maintenance and lighting
 MSBU is a governmental tool to address a specific need (specifically lighting and 
road maintenance) in a designated area, and the property owners are not 
otherwise taxed to cover the costs to provide the needed service
 The MSBU sets forth the cost of the service and the owners are assessed non-ad   
valorem fees 



Existing Conditions Summary
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 Future Land Use vests residential uses and existing agricultural

 Allows significant non-residential land uses (subject to rezoning approval) 

 Zoning Districts are a mix of A-3 and RG-1

 Do not support consistent vision for build-out of community with rural estates and 
supportive uses 

 LDC requires certain roadway/access improvements concurrent with development 



Community Survey 
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Land Use Discussion: 
Residential 
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EXAMPLES: 

 Single-Family Residential 

 Mobile Homes 

 RVs



Land Use Discussion: 
Commercial & Institutional
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EXAMPLES: 

 “Neighborhood” Retail

 Office

 Churches

 Schools

 Daycare



Land Use Discussion:
Agricultural 
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EXAMPLES: 

 Horticulture, Floriculture, Silviculture & 
Viticulture 

 Commercial Livestock 

 Non-Commercial Livestock 

 Processing & Warehousing 

 Agricultural Housing 



Community Survey 
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Community Survey 
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Community Survey 
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Community Survey 
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Community Survey 
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Stay Informed! 
1) Please Provide Your Contact Information For Future Notifications: 

 Email Address

 Mailing Address

2) Hendry County Website:

 www.hendryfla.net

3) Email Survey & Comments:

 WheelerEstatesInfo@waldropengineering.com

33

http://www.hendryfla.net/
mailto:WheelerEstatesInfo@waldropengineering.com


Thank You for Coming! 
Next Community Meeting: 

 Tuesday, December 4th – EOC at 6:00 p.m.

Tentative Public Hearings:

 January 9th – Local Planning Agency, Hendry County Courthouse in LaBelle

 January 22nd – Board of County Commissioners, Hendry County Courthouse in LaBelle

34
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Existing Conditions: 
Roadway Access Required

36

“In order to receive a building permit to construct a single-family home in the Wheeler
Estates development, the property owner must provide evidence with the building permit
application that he/she:

1) Has legal access to the property from a public road, and

2) Will construct a private driveway in accordance with county specifications unless and
until a private road is required to provide access to the property

3) Will participate in a private road agreement with other landowners to construct a
private road to county specifications when development warrants such construction,
and

4) 4) that the lot (a) is at least five acres in size, (b) previously received a vested rights
determination or (c) is on the list of lots vested by way of Ordinance No. 2014-02.
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Wheeler Estates

Community Planning Survey

Name: l-afi(6it +cp-Es lluNtLtprt <ERt,' tMpRovEMFNT Dtefp,Lf

Addressz bo t Er .f (r, ,{, / , Lehlt" h,tt.,, FL 73 ?3 6

EmailAddress z &yn-e,i / e la -r"t s i J ^ aarur-x

1. How long have you lived or owned property in Wheeler Estates?

Al-ess than l year D 1-S years D 5-ro years ! 10+ years

z. What makes Wheeler Estates unique to you?

ua/,'t9

B. Use one word to describe your favorite thing about Wheeler Estates:

Which of the following land uses should be encouraged in the
community?

duelling
* Home occupations are li,
duelling without in any wa

lions are limited to those uses tuhich may be conducted within a residential
t in any way changing the erterior appearance or condition of the duelling or

making any alteration to the interior of the duselling that uould require a building permit,
storage of goods or uehicles, or outside employees.

Wheeler Estates Community Survey
Page r of 4

(Mobile Homes)
.blic & Private Recreation



YES NO UNDECIDED
Greenhouses/Plant Nurseries V
Horticulture/Cropland t/
Farmer's Markets & U-Pick
Operations /
Domestic Commercial Livestock ,/
Domestic Non-Commercial
Livestock ,r/

Chickens/Poultry/Birds V
Horses/Equine \,/
Cattle/Bovine t/
Pigs/Swine t/
Other (Please list all): ,7

Should there be limitations on
number and t54re of livestock
based on property size?

,/

5. Which of the following specific agricultural uses, if any, should be
encouraged in the community?

6. Which of the following public/civic uses, if any, should be encouraged
in the community?

Wheeler Estates Community Survey
Page z of 4

YES NO UNDECIDED
Churches, Places of Worship t/ .'
Schools (public or nrivate (-'/

Community Gardens
Conservation/
Passive Recreation
(such as hiking and nature
trails)
Community & Neighborhood
Parks/Active Recreation
(such as sports fields and
playsrounds)

t/
Other Public/Civic Uses (Please list all):



7. Which of the following non-residential land uses, if any, should be
encouraged in the community?

8. Please use the following scale to rate the importance of each of the
following community topics by selecting "Not Important" through
'Y'ery Important" to quantiff your opinion.

YES , NO UNDECIDED
Convenience commercial
(such as food & beverage stores) ,/
Professional service or ofEces 4
Medical offices
Light industrial (such as
warehousing and storage)

,/

Heary Industrial (such as
manufacturins) t/
Other (Please list all):

NOT
IMPORTANT

SOMEWtlA-T
IMPORTANT

IMPORTANT \IERY
IMPORTANT

Environmental Protection 1,/
Protection of Rural
Character ,/
ImDroved Public Infrastructure

Stormwater
Management/
Drainase
Roads L/
Parks ,,/ / I
Schools t/

Notification on
Community Projects (Both
Public & Private)
Creating Comrnunitjr Desigr Standards

Building Architectural
(Residential)
Building Architecture
(Non-Residential) ,/
I^andscaping
OTHER (Please list all):

9. May w-e add you to our e-mail list for distribution of meeting notices
and other community-related information?

dyrs lNo

Wheeler Estates Community Suney
page g of4



10. Please provide comments/feedback on any aspect of Wheeler Estates
that should be examined through this community planning project?

Please list any additional comments here:

Thonk goufor pan'ticipating in this sur-uey and prouiding gourfeedback!

wheeler Estates Community Sun'ey
Page 4 ol4T
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