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THE VOCABULARY OF REAL ESTATE DEVELOPMENT

WHAT WE WILL STUDY TODAY:
• LIMITED DEVELOPMENT ORDERS PROCESS (LDO)
• DEVELOPMENT ORDER PROCESS (DO)
• CURRENT VS. FUTURE ZONING USES
• VACANT LAND VS. EXISTING BUILDINGS
• EXISTING BUILDING USES AND REMODELING
• PROCESS FOR PERMITTING YOUR PROJECT
• QUICK BUILDING AND FIRE CODE SUMMARY
• QUESTION AND ANSWERS



INTRODUCTION WHO WE ARE
• We are a Local Architectural Firm and Headquartered in Cape Coral
• Firm was founded in 1992 by Jason Tramonte Architect
• Employees live and work in Cape Coral
• Specialized in Commercial, Government & Institutional Facility Design
• We have Passion For Great Architecture in a Great City
• We Value, Quality & Cost Effective design solutions
• Our designs are Environmentally Responsible Sustainable Designs
• Our team is local and familiar with all LOCAL permitting agencies

ARCHITECTURAL FIRM
BASED IN CAPE CORAL 
WITH OVER 30 YEARS OF
CAPE CORAL EXPERIENCE



Art Castellanos, AIA, Principal Architect 
Art Castellanos, AIA Architect in 2015 following (10) years working for the Lee 
County School District.  Art is the Principal and Senior Project manager for 
the firm.  Over 30 years experience as an architect

Castellanos Tramonte Architects Senior Staff

Jason P. Tramonte, Senior Architect 
Jason P. Tramonte is the founder of our firm and has been practicing 
Architecture for over 40 years in Lee County.  He Serves as the firm 
resource for many commercial / Institutional projects.

INTRODUCTION WHO WE ARE

Brett Misoyianis, Senior Project Manager 
Brett has been with Castellanos Tramonte for over 4 years and is the 
and is the Senior Project Manager for the office 

Natali Gonzalez, Designer 
Natali has been in the Architectural field was a College Architectural 
Professor and Intern for the last 5 years.  She handles CAD and Revit 
responsibilities  

Alina Castellanos, Office Manager 
Alina handles all daily operational office responsibilities



RECENTLY COMPLETED PROJECTS



TWO OPTIONS FOR BUILDING DEVELOPMENT

• UNSUALLY CHEAPER THAN DEVELOPED LAND
• HOLD FOR LONG TERM INVESTMENT
• NO MAINTENANCE REQUIRED
• CHEAPER TO OWN AS A LONG TERM INVESTMENT
• TAXES AND FEES ARE LOWER
• BUILD WHAT YOU WANT TO BUILD
• WAIT FOR THE NEXT BOOM TIME TO SELL
• IMPACT FEES

• THEY AREN’T MAKING ANY MORE OF IT!!!

Vacant Land

Existing Buildings  / Remodeling

• KNOWN TO HAVE A HIGHER RETURN ON INVESTMENT
• HEDGE AGAINST OTHER ASSETS / DIVERSIFIED PORTFOLIO
• IT IS A CAPITAL ASSET THAT CAN BE TAX EFFICIENT
• LONG TERM INCOME POTENTIAL
• MAKING MONEY RIGHT AWAY
• LOCATION / LOCATION / LOCATION
• FLOOD ISSUES IF IN A FLOOD ZONE FEMA KEEPS MOVING THE 

FLOOD ELEVATIONS
• HAS MANY ALLOWABLE USES BY ZONING



FLOW CHARTS FOR GETTING DEVELOPMENT OR BUILDING PERMITS



VACANT LAND DEVELOPMENT PROCESS

WHO’S INVOLVED:
• LAND USE ATTORNEY
• COMMERCIAL REALTOR
• LAND PLANNER
• CIVIL ENGINEER
• ARCHITECT
• CONTRACTORS
• OTHERS

• COST ARE HIGH
• REQUIRES A PRE-APP MEETING WITH AGENCIES
• TIME CAN TAKE BETWEEN 4 MONTHS FOR A (LDR) 

TO 2 YEARS FOR A (DO) THAT NEED PUBLIC 
APPROVAL AND FEDERAL APPROVALS

• IT’S A POLITICAL APPROVAL PROCESS
• IF ZONING IS ALREADY THERE THE PROCESS IS A 

LITTLE EASIER
• IF YOU WANT TO CHANGE THE CURRENT ZONING IT 

GETS MUCH MORE COMPLICATED
• IF IT’S A LARGE PARCEL OVER 20-50 ACRES THEN A 

(DRI) NEEDS TO BE DONE THIS IS A 
COMPREHENSIVE PERMITTING AND APPROVAL 
PROCESS WITH LOCAL,STATE,NATIONAL AGENCIES 
IE:RESIDENTIAL DEVELOPERS, MALLS, FGCU

• NORMALLY WE TRY TO STAY OUT OF WETLAND 
JURISDICTIONAL LANDS WHEN DEVELOPING 
PROPERTY – TO KEEP REVIEW TIMES TO A 
MINIMUM

AGENCIES INVOLVED:
• LOCAL JURISDICTION (4-6 MTHS)
• STATE JURISDICTION (6-10 MTHS)
• FEDERAL AGENCIES 

• SWFWMD (12-24 MTHS)
• ERP PERMITTING
• WATER USE PERMIT
• WELL PERMITS

• ARMY CORP (24 MTHS)



CURRENT DEVELOPMENT REGULATIONS / ZONING

Current Zoning

• CURRENT ALLOWABLE USES OF  YOUR PROPERTY
• COMPATIBLE ZONING CORRIDORS ARE SIMILAR 

ZONING PATTERNS DOWN A MAJOR STREET OR ROAD
• DENSITY CAN BE CONTROLED FROM HIGHER 

COMMERCIAL ZONING TO LOWER RESIDENTIAL 
ZONING WITH BUFFERS IN BETWEEN 

• YOU CAN BUILD RIGHT AWAY IF THE USE IS 
COMPATIBLE AND ALLOWED

• NO NEED FOR CITY ZONING APPROVALS
• NO CITY POLITICS INVOLVED
• TELL YOU EXACTLY WHAT YOU CAN AND CAN’T BUILD 

ON YOUR PROPERTY

LAND DEVELOPMENT CODE (LDC) RULES
• DEVELOPMENT REVIEW PROCESS DETERMINED
• ZONING DISTRICTS DEFINED
• DEVELOPMENT STANDARDS DEFINED
• PARKING REQUIREMENTS DEFINED
• SIGNAGE REQUIREMENT DEFINED
• NONCONFORMITIES PROCESS DEFINED

FORT MYERS

BONITA SPRINGS

CAPE CORAL

DEFINE:
• CURRENT ZONING IS THE ALLOWABLE USES OF LAND 

AND CHARACTERISTICS OF STRUCTURE ON THE 
PROPERTY AS IT STANDS TODAY



CURRENT REGULATIONS / ZONING DISTRICTS
QUICK TERMS:
• R = RESIDENTIAL 
• RM = RESIDENTIAL MULTI FAMILY
• MH = MOBILE HOME
• PUD = PLANNED DEVELOPMENT
• C = COMMERCIAL
• I = INDUSTRIAL
• A = AGRICULTURAL
• MX = MIXED USE



FUTURE LAND USE (FLUM)

Future Land Use Maps

BONITA SPRINGS

FORT MYERS

CAPE CORAL

LEE COUNTY

• FUTURE LAND USE MAPS ARE MEANT AS A GUIDE TO 
FUTURE DEVELOPMENT AND REDEVELOPMENT

• DENSITY CAN BE CONTROLED AND GUIDED FOR FUTURE 
DEVELOPMENT

• CURRENT ZONING AND FUTURE LAND USE ARE NEVER 
EXACTLY THE SAME

• CITY COUNCIL APPROVAL PERMITTING REQUIRED TO MAKE 
THEM THE SAME IF THEY ARE NOT COMPARABLE

• THIS HAPPENS A LOT IF THE PARCEL IS LARGE
• IE: CAPE CORAL

EXAMPLE OF 
DIFFERENCES

CURRENT

FUTURE



3215 TROPICANA PARKWAY (SAMPLE)

ZONING ANALYSIS FOR 3215 TROPICANA 
PARKWAY CAPE CORAL:
• VACANT LOT
• 6.8 ACRES
• C  ZONING
• IS THERE WATER AND SEWER AVAILABLE
• WHAT INFRASTRUCTURE IS THERE THAT CAN 

SUPPORT DEVELOPMENT

ZONING RESEARCH



EXISTING BUILDING PROCESS / REMODELING
TENNANT REMODELING AND BUILDING CODE:
• BUILDING CODE RESEARCH
• EXISTING BUILDING CODE
• FLORIDA BUILDING CODE
• FLORIDA FIRE PROTECTION CODE
• NATIONAL ELECTRICAL CODE
• NATIONAL FLOOD CODE
• FLORIDA ACCESSIBILITY CODE

• WHEN YOU MODIFY AN EXISTING BUILDING ABOVE THE 50% COST OF THE 
BUILDING THEN THE EXISTING BUILDING MUST BE BROUGHT UP TO CODE

• NEW REMODELING MIGHT REQUIRE:
• A NEW FIRE ALARM AND SPRINKLERS
• CHANGE IN THE NUMBER OF PLUMBING FIXTURES
• REVAMPING EXISTING ELECTRICAL AND MECHANICAL SYSTEMS
• ADA ACCESSIBLE DOORS AND ENTRANCES AND RAMPS
• EXIT ACCESS / EGRESS ISSUES
• FIREWALLS

• IF A COMMERCIAL BUILDING IS ALTERED MORE THAN 50% AND IT IS LOCATED IN A 
FLOOD ZONE THEN FLOOD PROTECTION IS REQUIRED

MY BUILDING CODE RESEARCH ROOM



FLORIDA BUILDING CODE PROCESS (CHECKLIST)



FLORIDA BUILDING CODE PROCESS (CHAPTERS)
DEFINITIONS (CHAPT. 2)
• ALL BUILDING CODE TERMS DEFINED

OCCUPANCY CLASSIFICATIONS (CHAPT. 3)
• CLASIFY THE OCCUPANCY OF A SPACE
• ASSEMBLY / BUSINESS / EDUCATIONAL / FACTORY / INDUSTRIAL / 

HIGH HAZARD / INSTITUTIONAL / MERCANTILE / RESIDENTIAL / 
STORAGE / UTILITY

• DEFINES WHAT EACH ONE IS

SPECIAL USES AND OCCUPANCY (CHAPT. 4)
• HOSPITALS / NURSING HOMES / SURGERY CENTERS / SWIMMING 

POOLS / SCHOOLS AND COLLEGES / ADULT DAY CARE CENTER / 
ASSISTED LIVING FACILITIES / PUBLIC LODGING ESTABLISHMENTS / 
ETC.

BUILDING HEIGHT AND AREA MODIFICATIONS (CHAPT. 5)
• DETERMINES THE AREA AND HEIGHT ALLOWABLE OF BUILDINGS BY 

OCCUPANCY 
• TYPES OF CONSTRUCTION ARE ALSO DETERMINED (TYPE I, II, III, IV, V)
• TYPE V IS WOOD CONSTRUCTION (MOST POPULAR)
• TYPE II IS CONCRETE AND STEEL CONTRUCTION  (COMMERCIAL)
• REQUIRED SEPARATION OF OCCUPANCIES IN HOURS

TYPE OF CONSTRUCTION (CHAPT. 6)
• BUILDING TYPE OF CONSTRUCTION FIRE RATINGS  

DETERMINED (PROTECTED, UNPROTECTED CATEGORIES)
• DETERMINES THE EXTERIOR WALL RATINGS BASED ON THE 

SEPARATION FROM THE PROPERTY LINE

FIRE AND SMOKE PROTECTIONS (CHAPT. 7)
• FIRE WALL DESIGNATION RESISTANCE RATING
• ALL FIRE AND SMOKE SEPARATION RELATED ITEMS

INTERIOR FINISHES (CHAPT. 8)
• CLASSIFICATION OF FINISHES FOR MATERIALS USED FOR 

FINISHES (EXITS, STAIRWAYS CORRIDORS, ROOMS)

MEANS OF EGRESS (CHAPT. 10)
• ALL ITEMS RELATED TO EXITING REQUIREMENTS IN A 

BUILDING
• OCCUPANT LOAD CALCULATIONS
• MEANS OF EGRESS / NUMBER OF EXITS / EXIT ACCESS 

DISTANCES / STAIRWAYS / RAMPS / HANDRAILS / GUARDS / 
EXIT TRAVEL DISTANCES / CORRIDORS WIDTH AND SIZES / 



FLORIDA BUILDING CODE PROCESS
ACCESSIBILITY (FLORIDA ACCESSIBILITY CODE) 
• ALL ITEMS RELATED TO THE FLORIDA 

ACCESSIBILITY CODE
• ADA STANDARDS FOR ACCESSIBLE DESIGN 

ADA.GOV (FEDERAL CODE)

ENERGY EFFICIENCY CODE (MECHANICAL)
• ENERGY CALCULATIONS

PLUMBING CODE
• ALL ITEMS RELATED TO PLUMBING LINES 

AND WATER LINE INSTALLATION

FUEL GAS CODE 
• GOVERNS ALL ITEMS RELATED TO FUEL GAS 

LINE INSTALLATION

EXISTING BUILDING CODE
• ALL CODES RELATED TO REMODELING AND 

RENOVATING AN EXISTING BUILDING

RESIDENTIAL CODE
• ALL CODES RELATED TO RESIDENTIAL CONSTRUCTION 

AND DESIGN

OTHER CODES (NFPA/ELEVATOR/POOL/WIND)
• NATIONAL FIRE PROTECTION ASSOCIATION
• USG WALL FIRE RATINGS
• FLORIDA HEALTH DEPT CODES
• WIND LOAD CODES (ASCE 8)
• A LOT MORE……(SEE PICTURE OF MY CODE 

RESEARCH ROOM)

FIRE DEPARTMENT INSPECTIONS
• FIRE INSPECTION ARE THE “MOST CHALLENGING” OF 

ALL INSPECTIONS 
• THEY ONLY ANSWER TO THE STATE FIRE MARSHALL IF 

THERE ARE DIFFERENCES OF OPINION



SAMPLE PROJECT FOR TENNANT IMPROVEMENT
CODE / TITLE 

DEMOLITION 

FLOOR PLANS

LIFE SAFETY 



SAMPLE PROJECT FOR TENNANT IMPROVEMENT

SECTIONS/DETAILS

SCHEDULES ELECTRICAL

MECHANICAL 

PLUMBING 



HYPERLINKS TO GOVERNMENT BUILDING AND ZONING DEPARTMENTS 

 CITY OF CAPE CORAL
 APPLYING FOR A PERMIT - https://etrakit.capecoral.net/etrakit3/
 PERMITTING DOCUMENT CENTER - https://www.capecoral.net/department/community_development/permitting/permitdocumentcenter.php
 LAND USE PLAN - https://www.capecoral.net/department/community_development/land_development_code_rewrite.php

 CITY OF FORT MYERS
 https://www.cityftmyers.com/1180/Community-Development
 https://www.cityftmyers.com/1645/Permits-Applications

 LEE COUNTY 
 APPLYING FOR A PERMIT http://www.leegov.com/dcd
 PERMITTING DOCUMENT CENTER - http://www.leegov.com/dcd/eServ/econnect
 BUILDING AND PERMITTING - http://www.leegov.com/dcd/BldPermitServ

 CITY OF BONITA SPRINGS
 APPLYING FOR A PERMIT - http://energov.cityofbonitasprings.org/CitizenAccess/Site/Public/Main
 LAND USE PLAN - https://library.municode.com/fl/bonita_springs/codes/comprehensive_plan

 TOWN OF ESTERO
 APPLYING FOR A PERMIT - https://estero-fl.gov/building-permit-application/
 PERMITTING DOCUMENT CENTER –

 TOWN OF FORT MYERS BEACH
 APPLYING FOR A PERMIT - https://www.fortmyersbeachfl.gov/961/eServices

https://etrakit.capecoral.net/etrakit3/
https://www.capecoral.net/department/community_development/permitting/permitdocumentcenter.php
https://www.capecoral.net/department/community_development/land_development_code_rewrite.php
https://www.cityftmyers.com/1180/Community-Development
https://www.cityftmyers.com/1645/Permits-Applications
http://www.leegov.com/dcd
http://www.leegov.com/dcd/eServ/econnect
http://www.leegov.com/dcd/BldPermitServ
http://energov.cityofbonitasprings.org/CitizenAccess/Site/Public/Main
https://library.municode.com/fl/bonita_springs/codes/comprehensive_plan
https://estero-fl.gov/building-permit-application/
https://www.fortmyersbeachfl.gov/961/eServices


QUESTIONS?

THANK YOU FOR YOUR TIME!!!

• ZONING

• CONSTRUCTION

• PERMITTING

• BUILDING CODE
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