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1.

Report Summary

This report identifies sources for estimates and projections of existing and future land use in
Lee County from available plans and studies.
Six potential sources for this type of data have been identified:
•

Lee County Metropolitan Planning Organization

•

Florida DOT / InfoGroup

•

Lee County Property Appraiser

•

Lee County Planning Division

•

United States Census Bureau

•

Bureau of Economic and Business Research at the University of Florida

Each source is discussed separately in this report.

2.

Introduction

Local government comprehensive plans are based on various analyses of existing land use data
and on forecasts of the future population. For present purposes, these plans are not the best
data sources, for several reasons:
•

Plans for towns and cities focus on the incorporated areas they serve, rather than Lee
County as a whole.

•

Plans for counties focus on the unincorporated area where the Board of County
Commissioners has municipal jurisdiction.

•

Comprehensive plans are updated on irregular schedules, thus their data on existing land
uses may be recent, old, or completely obsolete. Their population forecasts often are based
on the target year for MPO plans, which can be a unifying factor among plans. However,
because of irregular update schedules, this target year can easily vary by five, ten, or even
more years.

3.

Lee County Metropolitan Planning Organization

The Lee County Metropolitan Planning Organization covers all of Lee County, both incorporated
and unincorporated land. State and federal agencies require long-range transportation plans to
be completely updated every five years. For these two reasons, MPO plans are a prime source
of data for existing land uses and forecasts of future land uses.
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The Lee County MPO’s most recent long-range transportation plan was adopted in December
2010. Extensive data is included about the magnitude and location of existing land uses
(defined as the year 2007) and projected land uses for the year 2035.
All of this data is organized by Traffic Analysis Zone (TAZ). There are about 1,260 TAZs in Lee
County. All data is available for both Lee and Collier Counties because the most recent travel
simulation model used by the MPO included both counties.
There are several factors, however, that caution against excessive reliance on this data.
The first factor is that the base year of 2007 was so many years after the previous U.S.
Census, which was conducted in 2000. That seven-year period saw the largest increment of
growth in Lee County’s history. Although the Lee County Planning Division monitors growth on
an annual basis, including growth in large portions of incorporated areas, that database was
not used in compiling the 2007 base year data. Instead, much of the presumed 2007 data was
an interpolation between 2000 census data and prior growth projections for 2030,1 irrespective
of actual growth patterns during the boom years leading up to 2007.
Land use projections for 2035 were compiled in the same format as the 2007 data and
organized by the same TAZ boundaries.
The obvious difficulty in forecasting future growth in the aggregate is eased by relying on the
latest official population projections from the Bureau of Economic and Business Research
(BEBR) at the University of Florida. BEBR prepares three sets of projections for each five-year
increment: a low, medium, and high projection. The medium projection is typically relied on as
a reasonable forecast of population growth.
Given this benchmark, corresponding forecasts of growth in employment are then prepared.
Shares of these forecasts are then assigned to individual TAZs. This process is conducted by
professionals retained either by MPOs or by state DOTs, sometimes with direct involvement or
oversight by local planners but generally with no oversight by citizens or public officials.
To visualize the spatial distribution of land uses from the most recent MPO plan, two maps of
Lee County have been prepared for this report and are provided on the following pages.
The first map shows in red the approximate distribution by TAZ of dwelling units in 2007.
Additional dwelling units expected by 2035 are shown in green. Each dot represents 20
dwelling units. The dots are displayed randomly within each TAZ.
The second map shows corresponding data for employment in 2007 (red) and 2035 (green).
Each dot represents 20 employees. Again, the dots are displayed randomly within each TAZ.
The Seminole Gulf rail corridor is shown on each map so that its physical relationship with land
use concentrations is easily apparent.

1

2007 Lee/Collier County Travel Demand Model Validation Report, Florida Department of Transportation,
August 2010, pages 12 and 19.
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4.

Florida DOT / InfoGroup

Florida DOT acquired an important database of businesses in the year 2010 to aid Florida MPOs
in understanding local employment patterns. The database was compiled by InfoGroup, a
private vendor formerly known as InfoUSA and American Business Information.
The database has been refined by Florida DOT to organize data on number of employees and
the type of business into three categories, sortable by the physical location of each business:
industrial employees, commercial employees, and service employees. This locational data can
be grouped into Traffic Analysis Zones (TAZ) to provide base-year data for the MPO’s next
travel simulation model.
To visualize the spatial distribution of employment from the InfoGroup database, a map of Lee
County and northern Collier County has been prepared for this report and is provided on the
following page. The InfoGroup database provides the presumed location of employees for each
business, allowing this map to be more precise than the maps on the previous pages which
displayed data with a random pattern of dots within TAZs. The number of employees on this
map is represented by dots whose sizes are proportional to the number of employees at each
location. In a map of this scale, the proportional dots in areas of dense employment overlap
considerably, reducing the apparent density of employment. Maps of this type can overcome
that limitation by showing smaller areas, but this map intentionally shows the entire Seminole
Gulf rail corridor to visualize at a glance the corridor’s physical relationship to employment in
Lee and northern Collier County. (Several database errors in the location of large employers
have been corrected on this map; additional refinement will be needed before using this data
in the next MPO travel simulation model.)

5.

Lee County Property Appraiser

County property appraisers maintain data about the use of all parcels of land in their counties.
The Florida Department of Revenue requires classification of every parcel using its own twodigit land use codes (for instance, 00 means vacant residential; 01 means single family, 02
means mobile homes; 03 means multifamily of 10 units or more; 04 means condominium).
The Lee County Property Appraiser also maintains a second classification of every parcel using
with an expanded version of the state’s coding system. For instance, “01" single-family codes
are expanded to indicate whether the home is on a golf course, island, canal, or creek, or
whether it is on a rural parcel.
Certain shortcomings of both data sources should be noted. Certain critical information not
needed for appraisal purposes is often missing or provided inconsistently, for instance the
number of dwelling units in apartment buildings. The records for commercial and industrial
uses are designed for appraisal purposes and have been applied by different officials over time
with inconsistent results. In some cases, insufficient detail is available for creating estimates of
employment. Public buildings are not subject to real estate taxes and often have little data
provided, even though they may be major sources of employment.
Despite these limitations, this information is provided on an annual basis for every parcel of
land, making it extremely valuable for planning purposes that need parcel-level detail.
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6.

Lee County Planning Division

The Lee County Planning Division supplements the property appraiser’s parcel-level data with
additional information.
This inventory is not updated annually and is less detailed in municipalities. Despite these
limitations, this inventory is the most reliable source of data on the current number of dwelling
units, the acreage and current uses of farmland, and details of recently completed
construction.
This data is compiled in Access databases and can be linked to GIS mapping.

7.

U.S. Census Bureau

A highly reliable source of spatial data is available from the United States Census Bureau.
Census data only describes existing conditions; future-year projections or forecasts are not
provided.
Every ten years, the population of the United States is assessed as to its basic characteristics
such as place of residence and age, race, and gender. Results are provided to the public at
various geographic scales, the smallest of which is a census block, which can correspond to
areas as small as a city block. Data that would violate personal privacy is not provided at that
scale. More data is available at larger geographies such as block groups or census tracts.
Until 2010, the decennial census also surveyed a portion of the population with many
additional questions, known as the census “long form.” Beginning in 2010, these additional
questions were no longer included, having been replaced by a continuous sampling technique
know as the American Community Survey (ACS). The ACS provides more timely demographic,
housing, social, and economic statistics, many of which are critical for transportation planning.
A special tabulation of data for transportation planning is known as Census Transportation
Planning Products (CTTP). The CTPP had been based on the census long form, but now has
begun to rely on newer ACS data.
CTPP data provides several unique views that are highly valuable for transportation planning:
•

Residence-based tabulations summarizing worker and household characteristics.

•

Workplace-based tabulations summarizing worker characteristics.

•

Worker flows between home and work, including travel mode.

The next CTPP will be based entirely on the latest 5 years of ACS data (2006-2010) and will be
released in August 2013. Data will be provided in small geographic units including census
tracts and Transportation Analysis Zones (TAZs).
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8.

Bureau of Economic and Business Research at University of Florida

The Bureau of Economic and Business Research (BEBR) at the University of Florida is a primary
source for population data. One important publication provides annual population estimates for
Florida cities and counties. Many revenue-sharing decisions are based on these annual
estimates, so they are carefully prepared and frequently scrutinized by local governments
across the state.
Another important product contains future population projections for Florida counties. These
are provided in five-year increments and include low, medium, and high projections. The
medium projection is typically relied on as a reasonable forecast of population growth. Until
2012, Chapter 163 of the Florida Statutes endorsed the use of BEBR medium projections in
county comprehensive plans.
BEBR tries not to overreact to current economic conditions when preparing these projections.
During a 30-year projection period, multiple booms and busts are inevitable, but their timing
and severity cannot be predicted. BEBR projections are focused on long-term outcomes more
than accuracy at any particular point during the projection period.
Nonetheless, the severity of the Great Recession has dramatically altered the BEBR projections
in recent years. The chart below shows the eight most recent annual medium projections for
Lee County. The projections were still rising in 2007, but by 2008 the severity of the recession
caused continuous drops in the projections through 2012. The 2013 projections show slight
increases through 2035.
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The medium projections for each county are also broken down by age, sex, race, and Hispanic
origin. The detailed 2013 breakdown for Lee County is provided below.

_______________________________________________________________________________________________
Spikowski Planning Associates, August 15, 2013

9

Lee County MPO
Rail Feasibility Study

Technical Report
Estimates and Projections of Existing and Future Land Uses in Lee County

_______________________________________________________________________________________________________________________________________________________________

BEBR also provides a regularly updated data sheet for each county that describes key
demographic and economic data and recent trends. The latest version is shown below.
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