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LEE COUNTY 

DIVISION OF PLANNING 

STAFF REPORT FOR 

COMPREHENSIVE PLAN AMENDMENT 

CPA2013-04 

 

 Text Amendment ✓ Map Amendment 

 

 This Document Contains the Following Reviews 

✓ Staff Review 

✓ Local Planning Agency Review and Recommendation 

✓ Board of County Commissioners Hearing for Transmittal 

✓ Staff Response to Review Agencies’ Comments 

✓ Board of County Commissioners Hearing for Adoption 

 

  STAFF REPORT PREPARATION DATE:  October 22, 2014 

 

 

 PART I - BACKGROUND AND STAFF RECOMMENDATION 

 

A. SUMMARY OF APPLICATION 

1. APPLICANT/REPRESENTATIVES: Youngquist Brothers Inc. represented by Morris-

Depew Associates, Inc. 

 

2. REQUEST: Amend Lee Plan Maps 6 and 7, Lee County Utilities Future Water and 

Sewer Service Areas to include a 75 acre parcel of land in Section 21, Township 46S, 

Range 26E on the north side of Corkscrew Road known as Corkscrew Ranch. 

 

B. STAFF RECOMMENDATION AND FINDINGS OF FACT  
 1. RECOMMENDATION: After reviewing the request, the original staff recommendation 

was for the Board  of County  Commissioners to not transmit the proposed amendment. 

Based on the information presented and actions at the LPA hearing and the Board 

transmittal hearing, staff now recommends that the Board adopt the proposed 

amendment. 

 

 2. BASIS AND FINDINGS OF FACT: 

Based on information presented at the LPA and Board transmittal hearings, staff has revised 

the findings of fact: 
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 The residential lots on the subject property were originally created in 1989 by 

Development Order DOS891201800D. 

 The subject property and surrounding properties are all in the Density Reduction 

Groundwater Resource (DR/GR) future land use category. 

 The residential lots are in close proximity to existing utility facilities.  

 A water line presently exists and a sewer line is under construction within 

Corkscrew Road adjacent to the subject property. Accordingly, both water and 

sewer service are, or will shortly be, available to the subject property. 

 There is sufficient plant capacity to provide water and sewer service to the subject 

property. 

 The connection of this subdivision to public water and sewer will provide a public 

benefit by providing the County with additional control over potable water 

resources, by eliminating the potential for discharge from 59 septic tanks, and by 

promoting reuse. 

 The proposed plan amendment is consistent with the Lee Plan's stated policies of 

eliminating septic tanks where central sewer is available; encouraging existing 

development to connect to central sewer when it is adjacent to the property; 

promoting reuse water; and encouraging rural subdivisions to connect to public 

sewer and water when it is adjacent to the property (Policies 33.3.3; 54.1.6; 

54.1.7; 56.2.1; 56.2.2; and Goal 60).   

 

C.  BACKGROUND INFORMATION 

 Location and Surrounding Conditions 

The Corkscrew Ranch subdivision is located in Section 21, Township 46 South, Range 26 

East.  It is on the north side of Corkscrew Road approximately one mile west of Alico Road 

and approximately four miles east of I-75.  The subject property is designated as Density 

Reduction Groundwater Resource and is zoned AG-2.  To the east of the subject property is a 

Conservation 20/20 County-owned parcel that is designated as Conservation Upland and 

Wetland and is zoned EC (Environmentally Critical).  To the south is Corkscrew Road, 

across which is the Corkscrew Shores Residential Planned Development (aka Corkscrew 

Woods).  Corkscrew Shores is designated in the DR/GR and Wetlands future land use 

categories.  To the west is the former Alico East Mine which is currently subject to a 

proposed Lee Plan amendment known as WildBlue.  It is also designated with the DR/GR 

and Wetland future land use categories.  It is currently approved for residential development 

consistent with the DRGR future land use category.  To the north of the subject property is 

the West Lakes Excavation Industrial Planned Development, also in the DR/GR and Wetland 

future land use categories. 

 

Existing Conditions 

The subject property consists of a platted residential subdivision of approximately 75 acres.  

About 65 acres of this land is upland with the rest being wetlands.  The subdivision is platted 

for 59 residential lots and 4 common element parcels.  The applicant proposes to amend Lee 

Plan Maps 6 the Potable Water Service Area and 7 the Sanitary Sewer Service Area to 

include the subject property.  This would allow the 59 residential lots to hook up to potable 

water and sanitary sewer service instead of using wells and septic systems.  The applicant is 
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not proposing any changes to the number of residential units on the subject property in this 

application. The subject property has a single access onto Corkscrew Road.  Since the 

proposed amendment creates no changes to the number of residential units, it will have no 

additional impact on the transportation network. 

 

The subdivision was first approved in 1989 under Development Order DOS891201800D.  

This occurred while the subject property was in the Open Lands future land use category 

which has a maximum permitted density of 1 dwelling unit per acre.  Therefore the approved 

59 residential lots conformed to the density regulations at the time the subdivision was 

created.  The current plat for the subdivision was created in 2007, after the land had become 

designated as DR/GR.  Normally, residential density of this level is not permitted in the 

DR/GR category.  However, the 2007 plat is based on the 1989 development order.  The 

current AG-2 zoning allows single-family residential development. 

 

The Lee Plan  

The Density Reduction Groundwater Resource future land use category was adopted in 1990.  

It permits a maximum of 1 dwelling unit per 10 acres.  Prior to the adoption of the DR/GR 

category, this area was designated as Open Lands which at the time allowed a maximum 

residential density of 1 unit per acre.  The Lee Plan describes the DR/GR as “upland areas 

that provide substantial recharge to aquifers most suitable for future wellfield development.  

These areas also are the most favorable locations for physical withdrawal of water from those 

aquifers.” 

 

Utilities 

Lee Plan Map 6 is the Lee County Utilities Potable Water Service Area Map.  It depicts those 

areas of the County that either currently receive or are appropriate to receive potable water 

service in the future from Lee County Utilities.  Lee Plan Map 7 is the Lee County Utilities 

Sanitary Sewer Service Area Map.  It depicts the same information in relation to sanitary 

sewer service.  Lee Plan Standards 11.1 and 11.2 address the provision of potable water and 

sanitary sewer service within the County.  According to these standards any residential 

developments that exceed 2.5 dwelling units per acre must be connected to potable water and 

central sewer service.  If a proposed development lies within the future potable water service 

area it must connect to that service.  If it is outside any potable water service areas, it may 

either: 

 

1. Request that an adjacent service area be extended to include it;  

2. Establish a community potable water system for the development; or  

3. Develop at a density that does not require connection to a potable water system.   

 

The subject property was approved to be consistent with option 3. 

 

If the proposed amendment were approved, potable water service would be provided by the 

Corkscrew water treatment plant operated by Lee County Utilities.  The plant has sufficient 

capacity to accommodate the proposed single-family residential subdivision.  A potable 

water transmission line currently runs along Corkscrew Road, adjacent to the subject 

property. 
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Likewise, sanitary sewer service would be provided by the Three Oaks Regional Sewage 

Treatment Plant operated by Lee County Utilities.  The plant currently has capacity that 

could accommodate the projected 11,800 gallons per day generated by the proposed single-

family residential lots.  

 

 

PART II - STAFF ANALYSIS 

A.  STAFF DISCUSSION 

The Comprehensive Plan Objective 2.3, Public Provision of Infrastructure, gives the highest 

priority to the planning, programming, and construction of urban services and facilities in the 

existing developed areas where facilities are inadequate. The second priority is to service 

expansions in existing developed areas, followed by further expansions into other portions of 

the Future Urban Areas.  Lee Plan Goal 56: Sanitary Sewer Infrastructure, states that the 

County encourages "the provision of sewer sanitary service and wastewater treatment and 

disposal throughout the future urban areas of the unincorporated areas.” 

 

One of the purposes for the DR/GR future land use category is to keep the residential density 

at an appropriate level.  In addition to maintaining the quality of Lee County’s water supply, 

this helps to reduce the impacts of suburban sprawl upon the transportation network, water 

and sewer infrastructure and other facilities.  The requested amendment will allow for the use 

of water and sewer for the existing subdivision.  The applicant has not requested any increase 

to residential density.  An increase to density would require a future amendment to the 

Comprehensive Plan.   

 

Water and sewer plant capacity is sufficient to meet the additional demand from the subject 

property.  According to the 2007 plat, included in the application materials, the average size 

of the 59 lots is over 38,000 square feet with the largest size being 39,640 square feet and the 

smallest being 33,600 square feet.  For health and safety reasons, Florida Administrative 

Code Chapter 62-532.400, Table 1 requires a minimum of 75 feet between well and septic 

systems.  Although the residential lots are large enough to be safely served by well and septic 

systems, they can also be served by central utilities. 

 

Lee Plan Map 8, Wellfield Protection Zones, depicts the permitted groundwater wells used 

by Lee County Utilities for potable water supplies.  The map also depicts the protection 

zones as defined by groundwater travel time.  The subject property is within the 5-year and 

10-year travel time zones.   Chapter 14 of the Lee County Land Development Code addresses 

wellfield protection zones.  Neither well and septic systems nor central utilities are prohibited 

within the 5 and 10-year travel time zones.  

 

The lots as approved by the original development order were intended to use well and septic 

systems.  At that time, there was no expectation of central utilities within this portion of Lee 

County.  The DR/GR future land use category is a non-urban category and therefore does not 

necessitate central utility service.  Likewise, the approved residential density of the subject 

property is below the 2.5 dwelling unit per acre threshold established by Lee Plan Standards 
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11.1 and 11.2 for requiring central water and sewer service.  However, neither of these 

conditions would require the subdivision to use well and septic systems.  

 

While the current water and sewer service areas do extend south of Corkscrew Road, they do 

not extend on the north side of the road for two miles west of the subject property.  The 

nearest portion of the service areas west of Alico Road that is north of Corkscrew Road is the 

Grandezza subdivision.   

 

While the extension of water and sewer service to the subject property is not necessary for 

the residential lots, nor are there any Lee Plan regulations requiring these services on the 

subject property, the lots as approved can be adequately served by well and septic systems.  

Although Planning staff have recommended against proposals to expand utility service areas 

in non-urban areas in the past, including the subject property in the potable water and 

sanitary sewer service areas is possible.  Increasing residential density within the DR/GR will 

require a future Comprehensive Plan amendment.  

 

B.  STAFF RECOMMENDATION 
Staff originally recommended that the Board of County Commissioners not transmit the 

proposed amendment.  Based on the information presented and actions at the LPA hearing 

and the Board transmittal hearing, staff now recommends that the Board adopt the proposed 

amendment. 

  



 
Staff Report for    November 5, 2014 

CPA2013-04   Page 6 of 11 

    
 

PART III - LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 

 

DATE OF PUBLIC HEARING: June 23, 2014 

 

A. LOCAL PLANNING AGENCY REVIEW 
Staff gave a brief presentation on the proposed amendment.  One LPA member asked 

where potable water lines were in relation to the subject property and staff answered that 

there was an existing line along Corkscrew Road on the south side of the property. 

 

The applicant then gave a presentation. The first member of the applicant team presented 

the application itself, outlining the proposed amendment and the subject property and 

stating that the proposal is consistent with the Lee Plan.  The next member of the team 

addressed the hydrological aspects of both the proposed amendment and the subject 

property. One member of the LPA asked the applicant about the rate at which septic tanks 

release specific chemicals and the applicant stated that he did not know but that the use of 

sanitary sewer would eliminate any chance of septic system failures.  Another LPA 

member asked about the future of re-use water lines in the area of the subject property.  

The applicant stated that re-use water lines would probably be very limited in the area.  

The third member of the applicant team then addressed some of the findings of the staff 

report.  The applicant stated that the proposal did not constitute urban sprawl and will not 

promote increased residential density in the area.  The applicant also stated that 

connecting to central utilities would be beneficial for the subject property and furthers 

several policies of the Lee Plan.  The applicant presented their own Findings of Fact 

section for the staff report and requested that it be transmitted by the Board of County 

Commissioners.  

 

One member of the LPA asked the applicant what other benefits the proposed 

amendment might bring to the owner of the subject property.  The applicant said that the 

land owner desired central utilities over septic and well systems.  Another member of the 

LPA asked if there were any other homes around the subject property to which the 

applicant said no.  The LPA asked for the precise location of the existing utility lines and 

the applicant pointed it out on the aerial photo. 

 

Two members of the public spoke on the proposed amendment.  The first member 

supported the staff recommendation.  He said that he lived in an area with both well and 

septic systems and a county wellfield.  He stated that it caused no problems.  He further 

stated that the proposed amendment could result in increased density in the DR/GR area.   

The second member of the public spoke in favor of the applicant, stating that central 

utilities are always preferred to well and septic systems and that there is no danger of 

precedent.     

 

In the LPA discussion, one member noted that the County has taken many steps to protect 

the DR/GR area and that the proposed amendment runs counter to those efforts.  Another 

LPA member stated that the central water service better protected the water supply and 

installing it is at the applicant’s expense.  He also stated that the applicant is not 
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proposing any other changes than the utilities and that the County has sufficient capacity 

to serve the subject property.  Another member stated that septic tanks are not a good 

idea in the wellfield area.  Other members also supported the applicant for the same 

reasons.  

 

B.  LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF 

FACT SUMMARY 
 

1. RECOMMENDATION: 
The LPA recommends that the Lee County Board of County Commissioners transmit the 

proposed Lee Plan amendment with the Findings of Fact presented by the applicant.  

 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

The majority of the LPA agreed with the facts as presented by the applicant, as provided 

below.  One member dissented, and agreed with the facts as presented by staff.  

 

 The residential lots on the subject property were originally created in 1989 by 

Development Order DOS891201800D. 

 The subject property is located in the Density Reduction Groundwater Resource and 

Wetlands future land use categories, and surrounding properties are all in the 

Density Reduction Groundwater Resource (DR/GR), Wetlands, Conservation Lands 

Upland, Conservation Lands Wetland and Suburban future land use categories. 

 The residential lots are large enough to support well and septic systems. 

 The subdivision is inconsistent with the current Future Land Use Map in that it 

exceeds the currently permitted density for the DR/GR future land use category.  

However, the 1989 development order for the subdivision was approved before the 

subject property was placed in the DR/GR category and a plat was approved for the 

59-lot subdivision in 2007.  The subdivision is vested from the density requirements of 

the DR/GR classification. 

 A water line presently exists and a sewer line is under construction within Corkscrew 

Road adjacent to the subject property. Accordingly, both water and sewer service 

area, or will shortly be, available to the subject property. 

 There is sufficient plant capacity to provide water and sewer service to the subject 

property. 

 The connection of this subdivision to public water and sewer will provide a public 

benefit by providing the County with additional control over potable water resources, 

by eliminating the potential for discharge from 59 septic tanks, and by promoting 

reuse. 

 The proposed plan amendment is consistent with the Lee Plan's stated policies of 

eliminating septic tanks where central sewer is available; encouraging existing 

development to connect to central sewer when it is adjacent to the property; 

promoting reuse water; and encouraging rural subdivisions to connect to public 

sewer and water when it is adjacent to the property (Policies 33.3.3; 54.1.6; 54.1.7; 

56.2.1; 56.2.2; and Goal 60).   

 

The motion passed 6-1 
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C. VOTE: 

NOEL ANDRESS AYE 

DENNIS CHURCH AYE 

JIM GREEN NAY 

MITCH HUTCHCRAFT AYE 

JAMES INK AYE 

RICK JOYCE AYE 

DAVID MULICKA AYE 
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PART IV - BOARD OF COUNTY COMMISSIONERS 

HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 

 

DATE OF TRANSMITTAL HEARING: August 20, 2014 

 

A. BOARD REVIEW: Staff gave a brief presentation on the proposed amendment.  Staff 

stated that at the Local Planning Agency meeting the applicant had presented a revised Basis and 

Findings of Fact proposed by the applicant. The LPA had recommended that the proposed 

amendment be transmitted by the Board with the applicants’ Findings of Fact.  

 

During discussion, the Board members expressed general agreement with the applicants’ 

position.  The Board expressed a general preference for central utilities rather than well and 

septic on the subject property. 

 

The applicant provided a brief presentation to answer Board members’ questions.  The applicant 

presented their Findings of Fact that had been presented to the LPA and which the LPA had 

voted to transmit. The applicant stated that the request helps eliminate the possibility of 

discharges into the water supply, improves protection of the DR/GR, and removes potential 

wells.  One Board member asked the applicant to clarify the layout of the subject parcel and how 

difficult it would be to increase density on the subject parcel in the future.  The applicant stated 

that it would require a plan amendment.  

 

No members of the public addressed the Board or spoke on the proposed amendment. 

   
B. BOARD ACTION AND FINDINGS OF FACT SUMMARY:   

 

1. BOARD ACTION:  The Board approved a motion to transmit the proposed 

amendment. 

 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: The Board accepted 

the Basis and Findings of Fact as advanced by the applicant and the LPA: 

 

The motion passed 5-0 

 

C. VOTE: 

 

BRIAN HAMMAN AYE 

LARRY KIKER AYE 

FRANK MANN AYE 

JOHN MANNING AYE 

CECIL L PENDERGRASS AYE 
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PART V – STATE REVIEWING AGENCIES OBJECTIONS, 

RECOMMENDATIONS AND COMMENTS 

 

DATE OF REVIEWING AGENCY COMMENTS: Comments from the State Reviewing 

Agencies were due to Lee County by October 2, 2014. 

 

A. OBJECTIONS, RECOMMENDATIONS AND COMMENTS: 

Lee County received responses from the following review agencies addressing the 

transmitted amendment:  Florida Departments of Economic Opportunity, Education, 

Agriculture and Consumer Services, Environmental Protection, and Transportation, the 

Southwest Florida Regional Planning Council, and the Florida Fish and Wildlife 

Conservation Commission. These agencies stated that they had no further comments or 

concerns about the proposed amendment. 

 

B. STAFF RECOMMENDATION 

Based on the recommendation of the Local Planning Agency and the action of the Board 

of County Commissioners at the transmittal hearing, staff recommends that the Board of 

County Commissioners adopt the amendment to Lee Plan Maps 6 and 7 to include the 

subject property in the Potable Water and Sanitary Sewer Service Areas. 
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PART VI – BOARD OF COUNTY COMMISSIONERS  

HEARING FOR ADOPTION OF PROPOSED AMENDMENT 

 

DATE OF PUBLIC HEARING:  November 5, 2014 

 

A. BOARD REVIEW 
Planning staff provided a brief summary of the proposed amendment.  The applicant 

agreed with the staff and LPA recommendation. No member of the public spoke on the 

amendment.  

 

B.  BOARD ACTION AND FINDINGS OF FACT SUMMARY 

 

1. BOARD ACTION: The Board of County Commissioners adopted the proposed 

amendment as recommended by staff. 

 

2. BASIS AND RECOMMENDED FINDINGS OF FACT:  The Board of County 

Commissioners accepted the findings of fact as advanced by staff and the LPA. 

 

Motion to adopt passed 5-0. 

 

C. VOTE: 

  

BRIAN HAMMAN AYE 

LARRY KIKER AYE 

FRANK MANN AYE 

JOHN MANNING AYE 

CECIL L PENDERGRASS AYE 

 

 




































































































































































	Cover Letter
	Affidavit - 08-20-14
	Affidavit - 11-5-14
	Staff Report
	Application Materials
	Agency Comments
	Ordinance 14-21



