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Cypress Falls Phase 2E Development Master 

Plan—Lighting Amendment 

STAFF REPORT 

PROJECT:  DMA-20-143, Cypress Falls 2E  

REQUEST:  Approval of Development Master Plan Amendment to request a lighting  

   waiver 

APPLICANT:  Strickland Smith of Heidt Design, LLC on behalf of Centex Homes and Buffalo 

   –Northport Associates II LLC (Exhibit A-1, Affidavit) 

OWNERS:  Centex Homes and Buffalo-Northport Associates II LLC (Exhibit A-2, Warranty 

   Deed) 

LOCATION: West of Plantation Boulevard. Generally north of Scarlett Avenue and 

generally south of Oswego Drive.  

PROPERTY SIZE: ± 55 acres 

From: Rhea Lopes, Planner III 

Alison Christie, AICP, Planner III 

Thru: Nicole Galehouse, AICP, Planning & Zoning Manager 

 Juliana B. Bellia, Acting Assistant City Manager 

Date: December 4, 2020 
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I .  BACKGROUND  

Strickland Smith of Heidt Design, LLC has formally submitted to the City of North Port a Development 

Master Plan Amendment application to request a waiver from the lighting standards in the Unified 

Land Development Code Sec. 37-50.A.(6). Specifically, the applicant is requesting a waiver from the 

illumination requirements to allow for an average of 0.4 footcandles for sidewalks where the ULDC 

currently requires a minimum of 0.9 for sidewalks generally and 0.5 for sidewalks along home fronts.   

The development is located on ±55.2 acres located generally west of Plantation Boulevard, 

generally north Scarlett Avenue, and generally south of Oswego Drive. It is to the west of the existing 

Cypress Falls 1D. The Infrastructure and Subdivision plans for Cypress Falls 2E have already been 

approved by staff and an application for a plat has been received by staff. This development 

master plan amendment would apply to only Cypress Falls 2E.   

I I .  REQUESTED WAIVERS  

ULDC Sec. 37-50 – Lighting.A.(6): Waiver from the illumination requirements for 

sidewalks listed in the table shown in section 37-50.A(6) of the ULDC to allow an 

average of 0.4 footcandles. 

ULDC Sec. 37-50.A.(6) provides the minimum lighting requirements for parking 

facilities, pedestrian areas as well as roadways. As per ULDC Sec. 37-50.A.(6), 

the minimum average maintained illuminance for local/private roadways is 0.4 

footcandles. For sidewalks, illumination requirements range from a minimum of 

0.9 footcandles to a maximum of 10 footcandles, except for sidewalks along 

home fronts. Home front sidewalks require a minimum illumination of 0.5 

footcandles and a maximum of 5 footcandles.  

The waiver request is to allow for an average 0.4 footcandles along sidewalks. 

This means that sidewalks would meet the same illumination requirements as 

the adjacent local roadways. The applicant’s narrative explains that their 

proposed lighting plan is an area-type lighting plan, which uses a different 

methodology for determinizing the locations and intensity of light fixtures. As 

opposed to looking at the illumination across the entire site, the lighting covers 

intersections, curves, cul-de-sacs and other important areas. The applicant is 

requesting this waiver in order to allow for lighting that is consistent with 

previous phases of the project.  

The applicant has stated that this approach is typical for single-family 

subdivisions across Southwest Florida and results in fewer lights and less cost to 

the residents of the community. The narrative states that numerical illumination 

standards are not required for single-family residential communities in several 

nearby jurisdictions including the counties of Lee, Collier, and Manatee and 

cities like Bonita Springs, Naples and the Village of Estero. Staff has reviewed 

the odes of these jurisdictions and confirms that their codes do not have any 

numerical illumination standards for residential subdivisions. Without the 

Waiver 1 



 3 

 

I I I .  DATA & ANALYSIS  

Staff has reviewed the proposed Development Master Plan Amendment for consistency with the 

City’s Comprehensive Plan and Unified Land Development Code (ULDC).  

requested waiver, lighting as per the ULDC requirements would need the 

applicant to install 54 light fixtures as opposed to 21 fixtures as seen in the 

proposed plan. This would add to the expense of the residential community for 

installation as well as maintenance which are passed on to homeowners 

through HOA fees.  

The ULDC requirements for lighting were adopted in 1990 and have not been 

updated since. Staff agrees that this section of the Code should be updated 

and proposed revised lighting requirements will be included in the second 

draft of the ULDC. 

One of the main intents of the lighting requirements in the Code is to ensure 

pedestrian safety. Staff has reviewed the proposed lighting plan and finds that 

adequate lighting is provided along pedestrian sidewalks. At Staff request, the 

applicant has added an additional light fixture at one site, which was 

determined by Staff as having insufficient lighting for pedestrian safety. 

Lastly, it is a common practice to illuminate sidewalks along roadways by the 

same standards as the roadways. In the proposed infrastructure plan for the 

project, all sidewalks are adjacent to local roadways. It is important to note 

that this proposed lighting plan as requested by the applicant is allowed as a 

standard within the Wellen Park developments. The Village D Village District 

Pattern Plan (VDPP) in Sec. 3.12.5 states that, ‘Sidewalks located along 

roadways are considered part of the roadway and will comply with the 

lighting requirements of the adjacent roadway.’  

To summarize, staff finds that the proposed lighting plan would adequately 

provide for pedestrian safety at a lower cost to the residential community. 

Additionally, it is important to consider that the lighting requirements of the 

ULDC have not been updated since 1990 and several neighboring jurisdictions 

do not have such stringent numerical requirements within residential 

subdivisions. Further, within the City itself, similar standards are allowed in 

Wellen Park. 

Staff supports this waiver. 
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Future Land Use Element, Objective 4 

Support the City’s diversity of neighborhoods by implementing targeted 

development and planning strategies for neighborhoods. This can be 

accomplished through methods including the establishment of City-wide and 

neighborhood specific policies addressing development and redevelopment 

efforts, safety, stability, property values, mobility and aesthetic controls 

including street trees, public art, and entry features.  

Staff Findings: The proposed development master plan amendment is only to 

request a waiver from one aspect of the City’s lighting standards. There are no 

proposed changes to the roadways or overall layout of the neighborhood. The 

applicant’s request is for a reduction in footcandles, resulting in less light on the 

sidewalks along the roadway through this neighborhood. However, this 

proposed lighting would be consistent with the amount of lighting provided in 

the currently existing phases of Cypress Falls. Providing a drastically increased 

amount of light along sidewalks that connect to the first phases would not be 

aesthetically pleasing for the residents of either phase. Additionally, an 

increased amount of light along these sidewalks which abut homes could 

have a negative impact on those residents that will have those lights shining 

within their homes. A waiver request to have lighting consistent with previously 

approved phases of the same project is logical and aesthetically pleasing. 

Staff concludes that the proposed Development Master Plan Amendment is 

consistent with Objective 4. 

Future Land Use Element, Policy 4.1 

The Unified Land Development Code shall be amended on a regular basis to 

continue to preserve and promote positive neighborhood characteristics and 

to implement best practices in neighborhood preservation.  

Staff Findings: The proposed amendment requests to lower the required 

footcandles for sidewalks to 0.4. This is consistent within the minimum average 

footcandles for the adjacent roadways and is therefore logical to have the 

same required illuminance. This is the same way sidewalk lighting is done in 

developments within Wellen Park as that language was approved by 

Commission in the Pattern Book and subsequent Pattern Plans. Staff is looking 

to amend these lighting requirements as a part of the upcoming Unified Land 

Development Code rewrite as they have not been updated in many years 

and do not reflect current industry standards.  

Staff concludes that the proposed Development Master Plan Amendment is 

consistent with Policy 4.1.  

Chapter 37—Subdivision Regulations, Article IV—Roadway Design and 

Construction Standards, Section 37-50-Lighting 

This section states that all lighting shall be installed at the developer’s expense, 

stipulates requirements for lighting plans and fixtures, and contains tables for 

COMPREHENSIVE 

PLAN 

ULDC 
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both minimum footcandles and average maintained illuminance.  

Staff Findings: The proposed lighting plan is consistent with all regulations in this 

section with the exception of the minimum footcandles for sidewalks in table 1. 

Should the requested waiver be approved, the lighting plan will be in 

conformance. Additionally, staff is proposing changes to this section with the 

upcoming ULDC rewrite which would be consistent with the intent of the 

proposed waiver.   

Staff concludes that the proposed Development Master Plan will be consistent 

with this section should the requested waiver be approved.  

IV .  PUBL IC HEARING SCHEDULE  

Planning & Zoning Advisory Board 

Public Hearing 

December 17, 2020 

9:00 AM or as soon thereafter 

City Commission 

Public Hearing 

January 12, 2021 

10:00 AM or as soon thereafter 

PUBLIC HEARING 

SCHEDULE 

VI I I .  ALTERNATIVE ACT IONS  

DENIAL of Petition DMA-20-143, Cypress Falls 2E Development Master Plan Amendment with findings 

to support this action. 

VI I .  RECOMMENDED ACTION  

APPROVAL WITH WAIVER of Petition DMA-20-143, Cypress Falls 2E Development Master Plan 

Amendment. 

IX .  EXHIBITS  

Exhibits 

A-1. Affidavit 

A-2. Warranty Deed 

B. Development Master Plan 

C. Proposed Lighting Plan 
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HALF SCALE 11" BY 17"
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07/03/2019 CHC-CF1036

Cypress Falls Phase 2E
Development Master Plan Amendment

Centex Homes
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KBUPDATE PROPOSED WAIVER NOTE
KBUPDATE PROPOSED WAIVER NOTE

PROPOSED WAIVER:

1. WAIVER FROM THE ILLUMINATION REQUIREMENTS FOR
SIDEWALKS LISTED IN THE TABLE SHOWN IN SECTION 37-50.A(6)
OF THE ULDC TO ALLOW AN AVERAGE OF 0.40 FC.

KBUPDATE PROPOSED WAIVER NOTE

Digitally signed by Strickland T Smith
DN: C=US, O=Unaffiliated, 
OU=A01410D000001717E88A9750000052E, CN=Strickland T 
Smith
Reason: I am the author of this document
Location: your signing location here
Date: 2020-12-04 13:33:12
Foxit PhantomPDF Version: 10.0.0

Strickland T 
Smith
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