
 
 

LOCAL PLANNING AGENCY 
OLD LEE COUNTY COURTHOUSE 

2120 MAIN STREET, FORT MYERS, FL 33901 
BOARD CHAMBERS 

MONDAY, MAY 11, 2015 
8:30 AM 

 
AGENDA 

 
1. Call to Order/Review of Affidavit of Publication/Pledge of Allegiance 

 
2. Public Forum 

 
3. Approval of Minutes – March 23, 2015 

 
4. Lee Plan Amendments 

 
A. CPA2015-00001 Corkscrew Farms 

 
Text and map amendments to establish an environmental restoration 
overlay within the Density Reduction/Groundwater Resource future land 
use category.  The amendment is requesting a maximum density of 
1,325 dwelling units, including amenities such as clubhouses, and other 
recreational uses. 
 

5. Other Business 
 

6. Adjournment – Next Meeting Date: To Be Determined 
 

A verbatim record of the proceeding will be necessary to appeal a decision made 
at this hearing. 
 
Persons with disabilities who need an accommodation to participate in the Local 
Planning Agency meeting should contact Janet Miller, 1500 Monroe Street, Fort 
Myers, FL 33901 (239-533-8583 or jmiller@leegov.com).   To ensure availability 
of services, please request accommodation as soon as possible but preferably 
five or more business days prior to the event.  Persons using a TDD may contact 
Janet Miller through the Florida Relay Service, 711. 
 
The agenda can be accessed at the following link approximately 7 days prior to 
the meeting:  http://www.leegov.com/dcd/calendar  
 
Direct links to plan amendment documents:  CPA2015-00001 
 
 
 

mailto:jmiller@leegov.com
http://www.leegov.com/dcd/calendar
http://www.leegov.com/gov/dept/dcd/Planning/Amendments/Pages/amendment.aspx?aid=650
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LEE COUNTY 

DIVISION OF PLANNING 

STAFF REPORT FOR 

COMPREHENSIVE PLAN AMENDMENT 

CPA2015-01 

 

✓ 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:  May 1, 2015 

 

PART I – EXECUTIVE SUMMARY 

 

This report contains an analysis and recommendation for a proposed Comprehensive Plan 

amendment for property located in the Density Reduction/Groundwater Resource (DR/GR) 

future land use category.  The amendment, titled Corkscrew Farms, is located on the north side 

of Corkscrew Road, approximately 7 miles east of Interstate 75.  The request proposes increased 

density and intensity on approximately 1,361 acres.  The property is currently an improved farm 

field with uplands impacted by the previous site activities and wetlands.  This area is near the 

headwaters of Spring Creek and the Imperial River, which flow into Estero Bay. 

 

The DR/GR was established in 1990 with two specific purposes, the protection of surface and 

sub-surface water resources and a reduction of the total carrying capacity of the Future Land Use 

Map.  A more detailed history of the DR/GR land use category is contained in the Background 

Information section of this report.  Future Land Use Map amendments in this area of the DR/GR 

that increase the current allowable density or intensity of land use are discouraged by the 

County’s Comprehensive Plan, the Lee Plan, and specific criteria for the review of such 

amendments are contained in Policy 2.4.3.  

 

The subject property is currently zoned AG-2.  There is an application to amend the zoning to 

Industrial Planned Development that has been put on hold, pending the outcome of this Lee Plan 



 
Staff Report for    May 1, 2015 

CPA 2015-01   Page 3 of 25 

    
 

amendment.  The impacts of these allowable uses were considered in the analysis of this 

proposal. 

 

The amendment would allow a maximum density of 1,361 dwelling units, including amenities 

such as clubhouses and recreational uses.  The result of the amendment will provide for the 

protection, conservation, enhancement and/or restoration of natural resources such as flowways 

and indigenous habitats, restoration of panther habitat, and/or other community and regional 

benefits. 

 

After thorough review and consideration of the numerous factors discussed in the following 

report staff is recommending that the proposed amendments, as modified by staff, be transmitted 

to the state reviewing agencies. 

 

PART II - BACKGROUND AND STAFF RECOMMENDATION 

 

A. SUMMARY OF APPLICATION 

1. APPLICANT/REPRESENTATIVES: 

Camprop, Inc. – Joe Cameratta   /  Matt Noble, AICP ANobleplan. LLC 

 

2. REQUEST: 

1. Amend the Lee Plan to establish an ‘Environmental Enhancement and Preservation 

Communities Overlay’ within the Density Reduction/Groundwater Resource Future 

Land Use Category, promoting restoration, enhancement and preservation of natural 

resources. 

 

2. Amend the Future Land Use Map Series, Maps 6 and 7. ‘Lee County Utilities Future 

Water & Sanitary Sewer Service Areas’ to place the Corkscrew Farms property 

within the Service Areas. 

 

3. Amend Map 17 to incorporate the Environmental Enhancement and Preservation 

Communities Overlay, placing the Corkscrew Farms subject property within that 

Overlay. 

 

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY 

 1. RECOMMENDATION:  

After thorough review and consideration of the numerous factors discussed in the 

following report staff is recommending that the proposed amendments, as modified by 

staff, be transmitted to the state reviewing agencies. 

 

Reasons to support this recommended transmittal include:  restoration of the Flint Pen 

Strand, a regional flowway along the western side of the property; preservation of 

wildlife habitat that connects large areas of publicly owned conservation areas; and, 

continued protection of the DR/GR as an area that can provide substantial groundwater 

recharge to aquifers suitable for wellfield development. 
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In summary, staff recommends that the text of the Future Land Use Element be amended 

to incorporate an Environmental Enhancement and Preservation Communities Overlay 

for the DR/GR land use category, and inclusion of the subject property within the 

Overlay.  To accomplish this, staff recommends the following changes.   

 

TEXT: 

Amend Policies 1.4.5; 1.7.13; Objective 33.3; and, add new policies 33.3.4 and 38.1.9 

along with the subsequent renumbering of the remaining policies under Objective 33.3. 

 

MAPS: 

Amend Map 6: Future Water Service Areas;  

Amend Map 7: Future Sewer Service Areas to add the subject property; and 

Amend Map 17: Southeast DR/GR Residential Overlay to add a new Environmental 

Restoration Overlay. 

 

Attachment #1 contains these modifications, shown in strikethrough and underline format 

as it relates to the existing Lee Plan, along with the revised maps. 

 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

 The Lee County Division of Natural Resources finds that no significant impacts on 

present or future water resources will result from the change (as required by Policy 

2.4.2 of the Lee Plan). 

 The Density Reduction/Groundwater Resources future land use category was adopted 

to protect groundwater resources. 

 The proposed “Environmental Enhancement and Preservation Communities Overlay” 

targets critical restoration areas, requires enhanced development standards and 

provides predictable density incentives, furthering the County’s goals for the 

Southeast DR/GR. 

 The Environmental Enhancement and Preservation Communities Overlay provides a 

methodology to address transportation impacts of increased development in the 

Southeast DR/GR. 

 There are sufficient public facilities and services to serve the proposed development. 

  
C. PROJECT SUMMARY DISCUSSION: 

The Corkscrew Farms Comprehensive Plan Amendment was filed by Camprop, Inc. – Joe 

Cameratta on January 12, 2015.  The applicant has also filed a companion rezoning 

application that is being reviewed concurrently with the plan amendment application by the 

Lee County Zoning Division. 

 

Florida Statutes Chapter 163.3184(12) provides that “At the request of an applicant, a local 

government shall consider an application for zoning changes that would be required to 

properly enact any proposed plan amendment transmitted pursuant to this subsection.” This 

requires Lee County to take into account the concurrent rezoning request on the subject site, 

DCI2011-00033. 
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The applicant has provided, in part, that the requested Comprehensive Plan Amendment is to 

allow higher residential densities so that the proposed restoration strategy would be cost 

feasible. The applicant is requesting a total of 1,325 residential units through the rezoning 

request. 

 

Staff has been working with the applicant to determine the best approach to meet both the 

County’s goals for the DR/GR future land use category and the development proposed by 

the applicant.  Based on this, the applicant has revised their proposed text amendments from 

language that specifically addressed their property to language that promotes the provision 

of regional benefits through the enhancement of major flowways, the restoration of native 

habitat, and improves groundwater levels. 

 

D. BACKGROUND INFORMATION 

1. EXISTING CONDITIONS: 
SIZE OF PROPERTY:  1,361.1 Acres. 

 

PROPERTY LOCATION:  The subject property is located on the north side of 

Corkscrew Road approximately 2.26 miles east of the intersection of Alico Road and 

Corkscrew Road. 

 

EXISTING USE OF LAND:  The subject site is currently used for a variety of 

agricultural uses such as row crops, cattle grazing and sod farming. 

 

CURRENT ZONING:  Agricultural (AG-2). 

 

CURRENT FUTURE LAND USE CATEGORY:  Density Reduction/Groundwater 

Resource (DR/GR) and Wetlands. 

 

2.  INFRASTRUCTURE AND SERVICES: 

FIRE:  Estero Fire and Rescue. 

 

EMS:  Lee County EMS service area. 

 

LAW ENFORCEMENT:  Lee County Sheriff’s Office. 

 

SOLID WASTE:  The subject site is located in solid waste Service Area 3, service 

provided by Waste Pro USA. 

 

MASS TRANSIT:  LeeTran does not currently serve the subject site. 

 

WATER AND SEWER: The subject site is not currently located within the Lee County 

water and sewer Future Service Areas as identified on Maps 6 and 7 of the Lee Plan.  

Water is available at Alico Road, and sewer service is available to the west of the subject 

site at residential developments located along Corkscrew Road, such as Bella Terra and 

Corkscrew Shores. 
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3. SURROUNDING FUTURE LAND USE, ZONING, AND EXISTING LAND USES  
All of the properties discussed below are located in the DR/GR future land use category.  

The majority of the properties are zoned AG-2. 

 

Located west of the subject site is the Burgundy Farms Road large lot single family 

residential area, zoned AG-2.  This single road neighborhood (unrecorded subdivision) 

contains about 16 single family homes as well as additional vacant residential parcels.  

The proposed restoration plan for Corkscrew Farms will preserve the adjacent forested 

area located on the west property line.  West of the Burgundy Farms neighborhood is 

conservation lands, zoned AG-2, owned by Lee County and the Corkscrew Water 

Production Plant.  Additional public wells (Lee County) are located adjacent to the 

subject site along the north side of Corkscrew Road.  

 

Located south of the subject property and south of Corkscrew Road are agricultural uses 

such as those located on the Pepperland LLC property and the Florida Farm Development 

Company property.  The Florida Farm Development Company property is zoned AG-2.  

The Pepperland LLC property is zoned IPD to accommodate a proposed dirt mine.  The 

dirt mine was never developed and the site is used for agricultural purposes.  The Old 

Corkscrew Golf Course is also located south of the subject site on the south side of 

Corkscrew Road.  The golf course property is zoned PRFPD (Private Recreational 

Facilities Planned Development).  There is also a large lot single family residential area, 

zoned AG-2, generally located at the intersection of 6 L’s Farm Road and Corkscrew 

Road. 

 

Located to the east is the Corkscrew Regional Mitigation Bank (CRMB) zoned AG-2.  

The CRMB consists of approximately 632 acres owned by the South Florida Water 

Management District.  The CRMB is located along the southern edge of the Imperial 

Marsh Preserve.  The goal of the CRMB has been to restore historic wetland functions 

through hydroperiod restoration, exotic removal and controlled burns.   

 

North of the subject site is the Airport Mitigation Park, zoned AG-2.  The Park is a 7,000 

acre conservation area that was established to compensate for the impact of long-term 

development of the Southwest Florida International Airport.  The site includes the 

Imperial Marsh, the largest freshwater marsh in Lee County, and also connects to the 

Flint Pen Strand. 
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PART III - STAFF ANALYSIS 
 

A. STAFF DISCUSSION  

COMPREHENSIVE PLAN BACKGROUND: 

Density Reduction/Groundwater Resource 

The subject property’s future land use category is Density Reduction/Groundwater Resource 

(DR/GR) and Wetlands.  DR/GR was originally incorporated into the Lee Plan as part of the 

implementation of the 1990 Stipulated Settlement Agreement between Lee County and the 

Florida Department of Community Affairs (DCA).  The Settlement Agreement required that the 

Future Land Use Map be amended to lower the allowable density in a new water resource 

category to one dwelling unit per ten acres in three specified areas of the County.  The three 

areas were described as: 

 

…most non-urban land east of Interstate 75, southeast of the airport, and south of State 

Road 82; all non-urban land located north of the City of Cape Coral between Burnt Store 

Road and U.S. 41; and, all non-urban land lying east of U.S. 41 and bounded on the 

south by a line lying two miles south of the Charlotte County line. 

 

There were two underlying reasons for the adoption of this new future land use category. The 

first was the County’s desire to protect the shallow aquifers that could be used to produce much 

of the County’s potable water needs. The second reason was in response to the state concern that 

the Future Land Use Map allowed considerably more density, accommodating considerably 

more population, than the Planning Horizon of 2010.  This reduction of density, one tenth of the 

original density of 1 dwelling unit per acre, was included in the settlement agreement to reduce 

the carrying capacity of the County’s overall Future Land Use Map. 

 

At the time, Lee County’s main interest was in protecting the water resources of the County.  

Prior to the adoption of the Stipulated Settlement Agreement, the Lee County Division of 

Natural Resources proposed to protect the shallow aquifers, in part, with an amendment to the 

Future Land Use Map. This amendment, Plan Amendment Map/Text 89-19 (PAM/T 89-19), was 

initiated by the Board of County Commissioners on May 3, 1989. The staff proposal was for the 

creation of a new future land use category for the southeast area of the county called 

“Groundwater Resource.” In order to protect the shallow aquifers, the amendment proposed a 

reduction in density from one dwelling unit per acre to one dwelling unit per five acres.  The 

Local Planning Agency reviewed the proposal on September 14, 1989 and recommended that the 

Board of County Commissioners adopt the proposed map amendment.  This amendment, along 

with others, was scheduled to go to the Board of County Commissioners public transmittal 

hearings on October 24 and 25, 1989.  Prior to those public hearings the terms of the Stipulated 

Settlement Agreement were reached.  This proposed amendment was folded into the settlement 

as an integral part.  The pending round of amendments was put on hold and the County began the 

process of implementing the agreement. 

 

In addition to the water resource goals of Lee County, the DCA was concerned with the carrying 

capacity of the Future Land Use Map in relation to the Planning Horizon of the Lee Plan.  The 

allowable density was further reduced to one dwelling unit per ten acres and additional lands 

were added to the new future land use category.  These changes were included to partially 
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address the carrying capacity problem of the Future Land Use Map. These additional changes 

ultimately led to the inclusion of the words “Density Reduction” in the title of the Policy. The 

Board of County Commissioners adopted the Stipulated Settlement Agreement plan amendment 

in September of 1990. The DCA issued its Notice of Intent to find the amendment in compliance 

in late October 1990. 

 

Southeast Lee County Planning Study 

Lee County has further delineated appropriate land uses in the southeast portion of the DR/GR 

through plan amendment CPA2008-06.  This amendment was initiated to provide a balance 

between several conflicting land uses such as limerock mining, agriculture, residential 

development, and lands held for conservation purposes. 

 

Lee Plan Goal 33 and the subsequent Objectives and Policies were supported by backup 

documentation that included the July 2008 Dover, Kohl & Partners’ Prospects for Southeast Lee 

County and the July 2009 Dover, Kohl & Partners’ Natural Resource Strategies for Southeast 

Lee County.   

 

The Dover Kohl Study, Natural Resource Strategies for Southeast Lee County introduced the 

current Priority Restoration Strategies areas that are currently identified on Map 1, Page 4 of 8 of 

the Lee Plan.  The 2009 Dover Kohl Study, Natural Resource Strategies also provided that 

“conservation goals should include the following to protect and enhance the natural resources 

within the DR/GR: 

 

1. Maintaining and enhancing the surface and groundwater resources; 

2. Avoiding further loss of wetlands, and requiring any loss of wetlands within the DR/GR 

to be mitigated within the DR/GR; 

3. Expanding the existing shallow and sandstone aquifer monitoring well system to be uses 

as a resource management tool; 

4. Restoring historic flow-ways; 

5. Providing connectivity between larger, regionally significant preserves for mammal and 

herpefaunal movement; 

6. Planning for public potable water well withdrawals to insure natural systems are not 

harmed; 

7. Restoration of historic ecosystems; 

8. Maintaining and enhancing woodstork foraging areas; and  

9. Maintaining and enhancing agricultural operations. 

 

CPA2008-06, lead to the adoption of Goal 33: Southeast Lee County.  Goal 33 reiterated the 

importance of water resources in the southeast portion of the county and also introduced the 

protection of natural habitat as part of the planning goal for this portion of the county.  Objective 

33.2 and 33.3 allow some flexibility to cluster or concentrate development rights in order to 

protect water resources and wildlife habitats. Increased density through Transferable Density 
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Rights is also contemplated in relation to the goals of the Lee Plan adopted as part of CPA2008-

06.   

 

In addition, the following maps were amended or added to the Lee Plan as a result of the 

planning effort.  A Future Limerock Mining Overlay, Map 14, Priority Restoration Strategy 

areas, Map1, Page 4 of 8, and Historic Surface and Groundwater Levels, Map 25. Also adopted 

was Map 17, Southeast DR/GR Residential Overlay.  This map depicts the location of new 

mixed use communities, golf course communities, as well as existing acreage subdivisions. The 

Mixed-Use Communities as well as the Rural Golf Course Community are locations that are 

intended to incorporate Transfer Development Rights (TDRs) and develop at densities above the 

standard density range of the DR/GR.  These maps were adopted on March 3, 2010. 

 

Existing Natural Resource Strategy for Southeast Lee County 

The natural resources strategy adopted into the Lee Plan through the Dover Kohl Study sought to 

incentivize the protection and restoration of strategic areas.  This was accomplished by 

establishing a new Transfer of Development Rights (TDR) strategy.  The strategy identifies 

priority areas within the DR/GR for the creation of TDRs.  These areas have been assigned 

appropriate multipliers, which are intended to incentivize the preservation of areas “critical to 

restore surface and groundwater levels and to connect existing corridors or conservation areas.”  

Receiving areas were also identified that allow the voluntary concentration of these rights into 

identified mixed use communities, identified on Lee Plan Map 17.  The Board of County 

Commissioners adopted the current TDR strategy on March 3, 2010.  To date, no TDRs have 

been created from lands in Southeast DR/GR. 

 

ZONING HISTORY 

The property is zoned Agriculture (AG-2) and is currently used for agriculture purposes.  Since 

2000 there have been three applications for rezoning filed on the subject property.  In addition 

there are currently two active zoning applications on the subject property. 

 

Past Rezoning Applications: 

 DCI2000-00058 was filed on August 8, 2000 and sought a rezone from Agriculture (AG-2) 

to Private Recreational Facilities Planned Development (PRFPD) to allow golf course uses 

on 637+/- total acres of land.  This application was withdrawn by the applicant. 

 

 DCI2002-00001 was filed on January 8, 2002 and sought a rezone of 1,366 acres to Private 

Recreational Facilities Planned Development (PRFPD).  The intent of this application was to 

build three 18-hole golf courses and one 36-hole golf course.  This case went to hearing 

before the Lee County Hearing Examiner and a Hearing Examiner recommendation was 

released.  The case was remanded by the Board of County Commissioners back to the 

Hearing Examiner for further consideration.  This application was withdrawn by the 

applicant. 

 

 DCI2005-00026 was filed on March 21, 2006 and sought a rezone of 1,360± acres from 

Agricultural District, AG-2 to Industrial Planned Development (IPD) to allow the use of an 

Excavation, mining operation (Construction Materials Mining Operation) with a proposed 

depth of 110 feet below the wet season water table and sod farming.  The applicant has also 
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requested approval of a General Mining Permit under LDC Chapter 34.  On May 26, 2010 

the Board of County Commissioners denied the requested rezoning. 

 

Current Rezoning Applications: 

 DCI2014-00012 was filed on June 6, 2014 seeking a rezone of 1,360± acres from Agriculture 

District, AG-2 to Mine Excavation Planned Development, MEPD, in order to permit a 30 

year mining operation with a maximum excavation depth of 100 feet, with an 

excavation/mine footprint of 380 acres, and with maximum hours of operation of 5:00 AM to 

6:00 PM.  This case has been put on hold by the owner to permit the filing of this 

comprehensive plan amendment and second zoning case to permit the development of a 

residential project. 

 

 DCI2015-00004 (the concurrent zoning case) was filed on February 18, 2015 seeking to 

rezone 1,360± ac. from Agriculture District (AG-2) to Residential Planned Development 

(RPD) to permit the development of up to 1,325 dwelling units, with maximum building 

heights of 35 feet. 

 

UTILITIES 

The DR/GR future land use category limits density to a maximum of 1 dwelling unit for every 10 

acres and the Wetlands category limits density to 1 dwelling unit per 20 acres.  These low 

densities would normally discourage the extension of public water and sewer services to the 

individual residential lots.  Providing these utilities is not a requirement of the Lee Plan, nor is it 

usually cost feasible to expand utilities to such low density areas. 

  

The applicant, however, has proposed to extend water and sanitary sewer infrastructure to the 

subject site.  The water and sewer service provides an opportunity to eliminate the private wells 

and septic systems that would be necessary if developed in a manner that is consistent with 

current DR/GR and Wetlands policies.  This is particularly important at this location because the 

subject property contains sensitive lands within the Southeast DR/GR, particularly areas that are 

within the 6 month and 1 year protection zones of the Lee County Corkscrew Wellfield.  Placing 

individual wells and septic tanks could cause adverse impacts to the water table aquifer as well 

as the sandstone aquifer.  The elimination of these well and septic systems will further protect 

these valuable resources.  

 

ENVIRONMENTAL ENHANCEMENT AND PRESEVATION OVERLAY AND LEE 

PLAN CONSISTENCY 

In accordance with Policy 2.4.3, increasing density and intensity increases in the DR/GR is 

discouraged without the use of TDRs created within Southeast Lee County.  Landowners and 

developers in Southeast Lee County have stated that the current TDR based strategy is not 

financially feasible.  While the TDR strategy may still be able to provide benefits in Southeast 

Lee County it has not to date been effective for large scale ecosystem preservation as originally 

intended.  The applicant and staff have discussed on numerous occasions the best methodology 

to address all of the goals and concerns that have been identified in southeast Lee County and 

along the Corkscrew and Alico Road corridors.  The 2009 Dover Kohl study recommended that 

Lee County “Expand the methods of insuring long-term protection and enhancement of the 

natural resources with the DR/GR by 2012.” 
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Working together, the applicant and staff have developed a new strategy in the area that includes 

three main components. The components of the new strategy include: 

 

1. Targets strategic areas that can “provide critical connections to other conservation lands 

that serve as the backbone for water resource management and wildlife movement within 

the DR/GR,” consistent with Policy 33.2.3 of the Lee Plan; 

2. Requires the development to be designed with the land, consistent with Goal 4: 

Sustainable Development Design and numerous other Goals, Objectives, and Policies of 

the Lee Plan; and, 

3. Provides a predictable way to assign appropriate increases in density as an incentive to 

offset the cost of the improvements thereby achieving these longstanding goals of for the 

Southeast DR/GR.   

 

With these three overall objectives in mind the applicant and staff worked together to develop 

the “Environmental Enhancement and Preservation Communities Overlay.”  The proposed 

Environmental Enhancement and Preservation Communities Overlay represents a new strategy 

that has the ability to achieve the County’s goals that are articulated in the Lee Plan as well as 

the goals that were identified in the 2009 Dover Kohl Study, Natural Resource Strategies, as 

identified above.  Each of the components of the Environmental Enhancement and Preservation 

Communities Overlay is described in greater detail below. 

 

To incorporate the Environmental Enhancement and Preservation Communities Overlay into the 

Lee Plan staff recommends that the Board of County Commissioners adopt the following text 

amendments.  The text amendments are discussed below in terms of the three components of the 

proposed overlay.  Additional amendments are also needed to update cross-references as well as 

to renumber subsequent policies.  These changes will affect Policies 1.4.5, 1.7.13, Objective 

33.3, along with the subsequent renumbering of policies under Objective 33.3.  A complete 

codification of the recommended text amendments are attached to the staff report as Attachment 

1. 

 

Target critical restoration areas and minimizing new impacts: 

The first component of the proposed Environmental Enhancement and Preservation 

Communities Overlay is to identify lands that can provide strategic regional benefits while 

minimizing new and adverse impacts that would be inconsistent with Lee County’s goals for 

Southeast Lee County.  To achieve this staff recommends that the Lee Plan should be amended 

to include the following provisions: 

 

POLICY 33.3.4: Properties that provide a significant regional hydrological and wildlife 

connection have the potential to improve, preserve, and restore regional surface and 

groundwater resources and indigenous wildlife habitats.  These properties, located along 

Corkscrew and Alico Roads, can provide important hydrological connections to the Flint Pen 

Strand and the Stewart Cypress Slough as well as important wildlife habitat connections 

between existing CREW and Lee County properties.  As an incentive to improve, preserve, 

and restore regional surface and groundwater resources and wildlife habitat of state and 

federally listed species additional densities and accessory commercial uses will be granted if 
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the project is found consistent with and demonstrates through a Planned Development 

rezoning the following. 

 

1. These lands are within the “Environmental Enhancement and Preservation Communities” 

overlay as designated on Map 17 of the Plan.  Lands eligible for the Environmental 

Enhancement and Preservation Communities overlay must be consistent with one of the 

criteria below; 

a. Lands located west of Lee County 20/20 Imperial Marsh Preserve (Corkscrew Tract), 

and within one mile north or south of Corkscrew Road. 

b. Lands located west of the intersection of Alico Road and Corkscrew Road must be 

located north of Corkscrew Road and south of Alico Road.  

 

The above provisions are consistent with the existing Lee Plan as well as the support 

documentation that was provided when Lee Plan Goal 33 was adopted.  Objective 33.2 of the 

Lee Plan encourages the use of an overlay designation on land in Southeast Lee County “that is 

most critical toward restoring historic surface and groundwater levels and for improving the 

protection of other natural resources such as wetlands and wildlife habitat.”  Policy 33.2.1 

provides that “staff will work with landowners who are interested in voluntarily restoring native 

habitats and landowners who are required to conduct restoration based upon land use changes.”  

Policy 33.2.2 and Policy 33.2.3 are specific to the Priority Restoration Areas Tier 1 through Tier 

7 within Southeast Lee County. Policy 33.2.2 states that this overlay is to “be utilized as the basis 

for incentives,” and Policy 33.2.3 begins by stating that “It is in southwest Florida’s interest for 

public and nonprofit agencies to actively pursue acquisition of partial or full interest in land 

within the Tier 1 areas in this overlay through direct purchase; partnerships with other 

government agencies; long-term purchase agreements; right of first refusal contracts; land 

swaps; and other appropriate means.”  Policy 33.2.3 goes on to state  “The county will consider 

incentives for private landowners to maintain and improve water resources and natural 

ecosystems on properties within Tier 2 through Tier 7, including but not limited to acquiring 

agricultural or conservation easements…” 

 

These existing policies and previous studies make clear that restoration of the subject property’s 

historic flowway has the potential to provide strategic regional benefits to Lee County.  Through 

the concurrent rezoning application the applicant has shown restoration of historic flowways, 

which are part of the Flint Pen Strand.  In addition the Master Concept Plan shows the protection 

of large portions of the subject site along the eastern portion of the property which will allow 

improvements to surface and groundwater resources.  The applicant has requested additional 

dwelling units to offset the increased costs of the restoration improvements that will be carried 

out on the subject site. 

 

In addition to identifying lands that can provide strategic regional hydrologic and wildlife habitat 

benefits, the first component of the proposed overlay is also consistent with Goal 41: Community 

and Environmental Impacts, and Objective 41.2 of the Lee Plan’s Transportation Element.  

Objective 41.2 states that “New and expanded transportation facilities will continue to be aligned 

and designed to protect environmentally sensitive areas.”  Limiting the potential overlay to areas 

that are adjacent to existing Lee County transportation facilities such as Corkscrew and Alico 
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Roads makes the proposed overlay consistent with Lee Plan Goal 41 as new county 

transportation facilities that may affect this environmentally sensitive area would not be required.    

 

Require enhanced development design to get increased density at time of rezoning. 

The proposed Environmental Enhancement and Preservation Communities Overlay is an 

incentive based overlay.  The second component of the overlay is to identify enhanced criteria to 

be used at the time of rezoning to assure that the proposed development meets existing Lee Plan 

goals, objectives, policies and supporting studies for Southeast Lee County.  As previously stated 

the 2009 Dover Kohl Study, Natural Resource Strategies also provided that “conservation goals 

should include the following to protect and enhance the natural resources within the DR/GR: 

 

1. Maintaining and enhancing the surface and groundwater resources; 

2. Avoiding further loss of wetlands, and requiring any loss of wetlands within the DR/GR 

to be mitigated within the DR/GR; 

3. Expanding the existing shallow and sandstone aquifer monitoring well system to be uses 

as a resource management tool; 

4. Restoring historic flow-ways; 

5. Providing connectivity between larger, regionally significant preserves for mammal and 

herpefaunal movement; 

6. Planning for public potable water well withdrawals to insure natural systems are not 

harmed; 

7. Restoration of historic ecosystems; 

8. Maintaining and enhancing woodstork foraging areas; and  

9. Maintaining and enhancing agricultural operations. 

 

With these existing goals in mind staff recommends that the Lee Plan should be amended to 

include the following provisions: 

 

2. The property is rezoned to a Planned Development that meets the following: 

 

a. Planned Development must include a minimum of 60 percent open space, not 

including previously mined lakes, which will be used to accommodate the following: 

1. Restore and accommodate existing and historic regional flowways where they 

currently or previously existed; 

2. Restore and accommodate existing and historic groundwater levels; 

3. Restore and preserve wetlands; 

4. Restore and preserve indigenous upland habitats;  

5. Provide critical wildlife connections to adjacent conservation areas; and 

6. Provide 100’ foot buffer along Corkscrew Road East of Alico Road. 

 

b. Includes an enhanced lake management plan, that: 

1. Applies best management practices for fertilizers and pesticides; 

2. Provides erosion control and bank stabilization; and  
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3. Establishes lake maintenance requirements. 

 

c. Develop a site specific ecological and hydrological restoration plan which includes at 

a minimum the following: preliminary excavation and grading plans, analysis of 

hydrological improvements and water budget narrative, replanting plan, habitat 

restoration plan, success criteria, long term monitoring and maintenance. 

 

d. Preservation areas must be platted in separate tracts and dedicated to an appropriate 

maintenance entity.  For projects larger than 1,000 acres a Community Development 

District (CDD) or a master home owners association must be created, that will accept 

responsibility for perpetually maintaining the preservation requirements identified in 

the Planned Development, prior to issuance of certificate of compliance (CC) for first 

local development order.  

 

e. Record a Conservation Easement for a minimum of 55 percent of the planned 

development, not including previously mined lakes, to be dedicated to the appropriate 

maintenance entity that provides Lee County, or some other public agency acceptable 

to Lee County, with third party enforcement rights. 

 

f. Indigenous management plans must address human-wildlife coexistence. 

 

g. Uses Florida Friendly Plantings with low irrigation requirements in Common 

Elements. 

 

h. The stormwater management system must demonstrate through design or other means 

that water leaving the development meets state and federal water quality standards.  

The developer must obtain authorization from the Division of Natural Resources prior 

to discharge stormwater from the development into the County’s MS4 system directly 

or indirectly. 

 

i. Elimination of any agricultural row crop uses at time of first development order. 

 

j. Protects Public wells through compliance with the requirements of the Well Field 

Protection Ordinance. 

 

k. Each Planned Development within the Overlay will be required to mitigate the traffic 

impacts of the Planned Development and provide its proportionate share of the 

needed roadway improvements in accordance with Administrative Code 13-16.   The 

proportionate share amount can be offset, in accordance with AC13-16, by the 

dedication of needed right of way or the construction of improvements that would 

measurably lessen the need for roadway improvements, or by payment of impact fees, 

or use of impact fee credits, or as otherwise set forth in a written agreement between 

Lee County and the Developer.   Prior to a final determination of a Project's 

proportionate share amount, compliance may be met through an enforceable 

instrument that obligates the property owners within a Planned Development  to pay 
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the Project's proportionate share, with said instrument being recorded prior to the 

issuance of any Development Order. 

 

l. Connect to public water and sewer service.  Connect to reclaimed water if available at 

time of development order approval.  

 

m. Obtain written verification as to adequate public services for the Planned 

Development, from the sheriff, EMS, fire district, and Lee County School District. 

 

n. Demonstrate that the proposed rezoning will not result in significant detrimental 

impacts on present or future water resources. 

 

The above provisions are consistent with the existing Lee Plan.  The DR/GR descriptor policy, 

Policy 1.4.5, was amended with CPA2008-06.  The policy requires a rezoning or development 

order must demonstrate compatibility with maintaining surface and groundwater levels at 

historic levels.  The applicant has demonstrated that the proposed increase in density, including 

the required use of public water and sewer service will maintain surface and groundwater levels.  

The recent amendments to Policy 1.4.5, paragraph 2, also acknowledge that in certain 

circumstances it may be beneficial to allow for increased density.  This paragraph in part 

provides this: 

 

Permitted land uses include agriculture, natural resource extraction and related facilities, 

conservation uses, public and private recreation facilities, and residential uses at a maximum 

density of one dwelling unit per ten acres (1 du/10 acres). See Policies 33.3.2, 33.3.3 and 

33.3.4 for potential density adjustments resulting from concentration or transfer of 

development rights. 

 

The proposed Environmental Enhancement and Preservation Communities Overlay, including 

the proposed provisions that allow for increased density, is consistent with the intent of Lee Plan 

Policy 1.4.5, to protect water resources. 

 

Objective 2.4 addresses the Future Land Use Map amendments.  Policies 2.4.2 and 2.4.3 

specifically address amendments that would increase the allowable density or intensity of land 

uses within the Southeast DR/GR.  Policy 2.4.2 requires the Board of County Commissioners 

make a formal finding that “no significant impacts on present or future water resources will 

result from the change.”  To assist in making this finding, Policy 2.4.3 requires additional 

information for any amendment that will increase the density or intensity of the DR/GR future 

land use category.  These four pieces of additional data that are required are discussed in the 

following paragraphs. 

 

Policy 2.4.3 specifically states that “amendments to the existing DR/GR areas south of SR 82 

east of I-75, excluding areas designated by the Port Authority as needed for airport expansion, 

which increase the current allowable density or intensity of land use will be discouraged by the 

county.”  However Policy 2.4.3 also provides that there are four specific requirements for 

applicants seeking such an amendment.  The four requirements are as follows: 
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1. analyze the proposed allowable land uses to determine the availability of irrigation and 

domestic water sources; and, 

 

2. identify potential irrigation and domestic water sources, consistent with the Regional 

Water Supply Plan. Since regional water suppliers cannot obtain permits consistent with 

the planning time frame of the Lee Plan, water sources do not have to be currently 

permitted and available, but they must be reasonably capable of being permitted; and, 

 

3. present data and analysis that the proposed land uses will not cause any significant harm 

to present and future public water resources; and, 

 

4. supply data and analysis specifically addressing the urban sprawl criteria listed in Rule 

9J- 5.006(5) (g), (h), (i) and (j), FAC. 

 

The applicant has supplied the analysis as required in #1 above (see application materials).  As 

proposed by the applicant, the source of the domestic water is Lee County Utilities, eliminating 

the need for multiple private wells which would drawdown from the potable water tables below 

the property.  Irrigation water for the residential units would be supplied by a master irrigation 

system that will draw from the existing wells.  The master irrigation system will allow greater 

control of irrigation water resulting in less use than would be allowed by individual private wells.  

The applicant has presented the required data to the Lee County Division of Natural Resources.  

The Division of Natural Resources has found that “no significant impacts on present or future 

water resources are expected as a result from the change.”  (See attached memo from the 

Division of Natural Resources) 

 

The proposed Overlay will require a minimum of 60 percent of the subject property to be 

protected and restored.  There are substantial costs for restoration and maintenance of existing or 

historic groundwater and surface water resources, and wildlife habitat.  The Overlay allows an 

incentive to developers who are willing to meet the restoration and maintenance as well as other 

design requirements.  The Corkscrew Farms development as proposed by the applicant will 

preserve a total of 728 acres of land.  The applicant has estimated that the average cost per acre 

of restoration and 5 years of maintenance will be approximately $10,165.  Through the 

incentives provided by the proposed Overlay the preservation and restoration of historic 

flowways that are part of the Flint Pen Strand as well as the expansion of wildlife habitat 

adjacent to regionally significant preserves will be accomplished at no costs to the county. 

 

The proposed provisions of the Overlay’s second component are also consistent with Lee Plan 

Objective 107.1, Policy 1071.1, Policy 107.2.8 and Policy 107.11.4.  Objective 107.1 of the Lee 

Plan provides that Lee County will “implement a resource management program that ensures 

the long-term protection and enhancement of the natural upland and wetland habitats through 

the retention of interconnected, functioning, and maintainable hydroecological systems where 

the remaining wetlands and uplands function as a productive unit resembling the original 

landscape.”  Policy 107.1.1 states that County agencies will recommend standards to the Board 

of County Commissioners for approval of development and conservation that will protect and 

integrate wetlands.  The second component of the Overlay proposes specific standards and 

criteria that will be reviewed by the Board of County commissioners through a required Planned 
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Development.  The proposed overlay is consistent with Policy 107.2.8 of the Lee Plan, which 

encourages Lee County to “Promote the long-term maintenance of natural systems through such 

instruments as conservation easements, transfer of development rights, restrictive zoning, and 

public acquisition.” The proposed overlay expands upon the use of conservation easements as a 

way to ensure long-term maintenance of the onsite natural system. The proposed overlay is 

consistent with Policy 107.11.4 which encourages the use of buffers and open space to “protect 

and expand upon the Corkscrew Regional Ecosystem Watershed Greenway, a regionally 

significant greenway with priority panther habitat.”    

 

Provide Predictable Density incentives. 

The third component of the proposed Environmental Enhancement and Preservation 

Communities Overlay is to provide a predictable way to assign density incentives to the subject 

property as well as other properties which may be eligible to be included in the proposed overlay 

in the future.  Having a predictable way to assign incentive density within the overlay is 

important to Lee County to be able to plan for future provision of utilities and other services such 

as transportation, EMS, sheriff, and fire protection.  To achieve this staff recommends that the 

Lee Plan should be amended to include the following provisions: 

 

3. In recognition of the preservation, enhancement, and protection of regional flowways and 

natural habitat corridors, the interconnection with existing off-site conservation areas, and 

the significant enhancement, preservation and protection of these lands additional density 

may be approved through Planned Developments meeting the criteria and requirements 

outlined above as follows: 

 

a. Tier 1 lands within the Priority Restoration Strategy will be permitted a maximum 

density of 1 unit per acre. 

b. Tier 2 lands within the Priority Restoration Strategy will be permitted a maximum 

density of 1 unit per 2 acres. 

c. Other lands within the Environmental Enhancement and Preservation Overlay, 

outside of Tier1 and Tier 2, meeting the requirements above will be permitted a 

maximum density of 1 unit per 3 acres. 

d. Density in the Environmental Enhancement and Preservation Overlay will be based 

upon the acreage of the entire planned development (i.e. all areas within the boundary 

of the planned development whether uplands, wetlands, or lake will be calculated at 

the density provided above.  

e. Additional dwelling units may be approved in the Planned Development meeting the 

requirements above if transferred from other Southeast Lee County lands located 

outside of the Planned Development at the standard density of 1 unit per 10 acres for 

DR/GR lands and 1 unit per 20 acres for Wetlands future land use category if density 

rights are extinguished through an instrument acceptable to the County Attorney’s 

Office. 

 

Policy 33.2.2 and Policy 33.2.3 provide that the Priority Restoration Strategy Tiers should be 

“utilized as the basis for incentives.”  With this in mind, and considering previous efforts Lee 

County has put into the study of Southeast Lee County, the proposed overlay seeks to add to the 

current strategy.  The proposed Overlay utilizes the Priority Restoration Strategy Tiers as a basis 
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to determine incentive densities.  The proposed Environmental Enhancement and Preservation 

Communities Overlay provides incentives to protect and restore those areas that “provide critical 

connections to other conservation lands that serve as the backbone for water resource 

management and wildlife movement within the DR/GR.”  As previously stated, Policy 33.2.3 

identifies tiers 1 and 2 as being the most important areas to restore.   

 

These incentives recognize that tiers 1 and 2 are currently identified by the Lee Plan as being the 

most important areas to restore, the proposed Overlay provides an increased level of incentives 

for these lands.  However, it should be noted that all lands within the DR/GR were not evaluated 

at the time the Tiers system was developed.  Specifically previously mined areas and areas with 

existing approved residential development orders were not evaluated even though these sites may 

have the ability to provide strategic benefits consistent with Policy 33.2.3.  The incentives 

proposed in the Overlay would provide a maximum of 1 unit per acre in Tier 1 properties, 1 unit 

per two acres in Tier 2 properties, and 1 unit per 3 acres on other lands within the Overlay.  It is 

anticipated that the higher level of incentives will encourage land owners with Tier 1 and 2 

properties to develop in a way that preserves these critical areas.  The proposed Overlay is 

consistent with the existing goals of the Southeast DR/GR, but would establish new incentives or 

strategies to achieve the existing goals. 

 

TRANSPORTATION/TRAFFIC CIRCULATION IMPACTS 

The proposed amendment was reviewed by the Department of Community Development traffic 

engineer and the Lee County Department of Transportation.  LCDOT provided a memo dated 

April 21, 2015. That memo, in part, provided the following comments: 

 

This project has frontage on Corkscrew Road, a County maintained arterial. 

 

There are specific transportation analysis requirements in the CPA application for a five-

year short-range and a twenty-year long-range analysis of conditions. The long range 

analysis corresponds with the MPO transportation model and planned roadway network in 

the Lee Plan. Analysis requirements are specified on pages 5 and 6 of the CPA application 

form and are contained in the subject application. LCDOT staff finds that the submitted Dec. 

18, 2014 traffic study is consistent with CPA application requirements. 

  

The traffic study indicates that with the project, all road segments in the study area will meet 

or exceed the adopted level of service (LOS) issues in the five-year analysis and long range 

analysis. 

 

While the traffic study indicates Corkscrew Road will operate at an acceptable LOS from 

Cypress Shadows Blvd to Alico Road, LCDOT staff is concerned that Corkscrew Road 

cannot accommodate the traffic from this project, and other nearby approved and proposed 

projects. As a result a deficiency may be created on Corkscrew Road, as well as 

consideration to accelerate other area road widening projects. See F.S. 163.3180. 
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Traffic count station #249 is on Corkscrew Road east of Stoneybrook Golf Drive. At that 

location, the Average Annual Daily Traffic (AADT) was 13,000 in 2013 and 15,780 in the 

year 2014. Based on current data, the peak hour peak season peak directional traffic volume 

is 759.  

 

Corkscrew Farms also has submitted a zoning application, DCI2015-00004. The zoning 

traffic study indicates Corkscrew Farms will add 430 peak hour, peak direction trips to 

Corkscrew Road east of Ben Hill Griffin Parkway. This development is not contemplated in 

the socioeconomic data used as the basis for the current LRTP. Corkscrew Shores 

(DOS2013-00034), Preserve at Corkscrew (DOS2011-00002), and Bella Terra (multiple 

DOS cases) have approved development orders and are under construction. These area 

projects are not fully reflected in the socioeconomic data for the current LRTP. The 2014 

Concurrency Report forecasts an additional 430 peak hour, peak directional traffic volume 

on this segment. Since the data was compiled for the concurrency report, there have been 

additional dwelling units permitted. 

 

The Dec. 18, 2014 traffic study was performed consistent with the CPA requirements and the 

approved methodology. However, approved and proposed area projects, including 

Corkscrew Farms, will require additional operational and traffic analysis to determine the 

cumulative effect of area development and any developer contributions or additional 

transportation mitigation beyond roads impact fees. The purpose of this analysis is to identify 

timing of current planned improvements and any additional area improvements to Corkscrew 

Road east of Ben Hill Griffin Parkway, Estero Parkway extension east of Ben Hill Griffin 

Parkway, Alico Road from CR 951 to Greenmeadow Road and CR 951 from Corkscrew 

Road to Alico Road. 

 

In order to address the possible LOS deficiency staff is recommending that the following 

language be incorporated into the Lee Plan: 

 

POLICY 38.1.9:  Lee County will complete a study by July 1, 2017, with input from 

property owners, to determine the improvements necessary to address increased density 

within the Environmental Enhancement and Preservation Overlay (See Policy 33.3.4).  The 

study will include a financing strategy for the identified improvements, including 

participation in a Proportionate Fair Share Program. 

 

ENVIRONMENTAL CONSIDERATIONS 
Lee County Division of Environmental Sciences provided a staff report to the Lee County 

Planning Division on April 20, 2015.  This report concludes the following: 

 

The DR/GR was created with specific conservation goals.  As per the “Prospects for 

Southeast Lee County” report published in July 2008 these goals included: Maintaining and 

enhancing the surface and groundwater resources; Avoiding further loss of wetlands, and 
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requiring any loss of wetlands within the DR/GR to be mitigated within the DR/GR; 

Restoring historic flowways; Providing connectivity between large, regionally significant 

preserves for mammal and herpefaunal movement; Restoration of historic ecosystems; and 

maintaining and enhancing wood stork foraging areas. These recommendations were 

incorporated into the Lee Plan upon creation of the Southeast Lee County Planning 

Community.  Goal 33 and Objective 33.2 discuss the DR/GR area as an area set aside for 

protection of natural resources including both water resources and preserve/habitat. Policies 

33.2.1, 33.2.2, and 33.2.3 discuss the importance and value of connecting corridors and 

conservation areas to allow for flowway connections and wildlife movement through 

preservation, restoration, and long term protection measures such as conservation easements 

and indicates that Tier1 lands would provide critical connections to other conservation lands 

that serve as the backbone for water resource management and wildlife movement within the 

DR/GR.  The Corkscrew Farms property is identified as Tier 1 on Map 1 page 4. Objective 

60.5 and Policies 60.5.1, 60.5.2, & 60.5.3 discuss the long-term benefits of incorporating 

green infrastructure into the stormwater design encouraging incorporation of wildlife 

habitat, existing wetlands and natural flowways, and restoration of historic flowways.   

Objective 107.1 and Policies 107.1.2, and 107.2.8 discuss how the county will work with 

applicants to promote long term protection and enhancement of upland and wetland habitats 

through preservation of large interconnected systems and the formation of conservation 

easements over these areas.  Finally, Policy 107.11.4 discusses how the county will work 

with applicants to protect and expand upon the Corkscrew Regional Ecosystem Watershed 

Greenway.   

 

The Corkscrew Farms project is proposing to improve, preserve, and restore approximately 

750 acres of the overall 1361.05 acre site as conservation easements.  These preservation 

areas consist of existing native wetland and upland habitats as well as agricultural fields that 

will be restored back to native wetland and upland habitat.  The preserves also will be re-

graded in some areas to promote and restore historic flowways through the site, and in 

addition crossing of flowways have been reduced over current agriculture and ditching 

activities.  The preservation areas are designed to connect and provide a corridor for 

wildlife to move through the site and abutting conservation lands.  This will allow for large 

mammal movement for species such as the Florida panther and Florida black bear which 

currently use and have the potential to use the site for movement throughout the county.  A 

CDD or other bondable entity will be created to ensure the long term maintenance of these 

preserve areas.  Lake bank slopes within the proposed lakes and created flowways will be 

designed and planted per the current Land Development Code standards providing foraging 

areas for wading birds including wood storks.  The Preliminary Restoration Strategy Plan 

and the clustered site design as proposed it is consistent with the intent of the DR/GR and the 

Lee Plan. 

 

NATURAL RESOURCES 

Lee County Division of Natural Resources provided written comments to the Lee County 

Planning Division in a memorandum dated April 16, 2015.  The Division of Natural Resources 

found that:  
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GROUNDWATER: The subject site has a steep slope across the property compared to the 

average Lee County topography and is located at the vicinity of a public water supply 

wellfield. In fact, most of the property is located within wellfield protections zones. The 

current use on the property is agriculture. There are a number of permitted wells for 

agriculture use. The existing wells will be used as sources of centralized irrigation system for 

the project. Natural Resources staff has reviewed the information provided by the applicant 

including the Groundwater Analysis for the subject site, prepared by Progressive Water 

Resources. Compared to the current agricultural land use, the proposed amendment will 

reduce impacts on groundwater resources by using potable water supply provided Lee 

County Utilities. The centralized irrigation system uses on site lakes replenished by the 

existing wells on as necessary basis.  

 

SURFACE WATER: The subject site is located adjacent to mitigation or conservation lands 

owned by other agencies. The residential community located west of the subject property 

along Burgundy Farm Road experiences flooding from time to time. Farm ditches had been 

excavated within and around the property altering historical surface water drainage and 

runoff patterns. The proposed restoration plan will preserve adjacent forested area located 

on the western property line. The master concept plan attempts to preserve the existing on-

site wetlands by incorporating them into recreated flow ways. The restoration plan will also 

provide a flow way on the western portion of the site east of the forested area to help relieve 

some of the flooding of adjacent properties. In addition, the proposed development pods are 

chosen in a way to accommodate and enhance three flow ways to mimic historic flow 

through the site.  

 

WATER QUALITY: Water quality is a major concern on this project due to its close vicinity 

to the public water supply system. The applicant has agreed to provide additional treatment 

of surface water prior to discharging to water management lakes. 

 

One of the conservation goals listed in the Dover Kohl study was to maintain and enhance 

surface and groundwater resources. This goal is achieved by using lake water for irrigation, 

providing potable water from Lee County Utilities, elimination of septic systems, and 

restoration of flow ways through the property. Further, incorporation of a monitoring well 

network will provide a tool for managing the natural system and work towards achieving 

other goals listed in the Dover Kohl study. 

 

Furthermore, as required by Lee Plan Policies 2.4.2 and 2.4.3 the Division of Natural Resources 

found that “no significant impacts on present or future water resources are expected as a result 

from the change.”  The complete Division of Natural Resources’ correspondence is attached to 

this Staff Report. 

 

FEMA FLOODWAY ISSUE 
County records show that the subject site is not located within a FEMA identified floodway. 

 

LEE COUNTY PORT AUTHORITY 
The Lee County Port Authority provided correspondence to the Lee County Division of Planning 

dated April 17, 2015 stating that “We have met with county staff, developer, and environmental 
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consultant to discuss the restoration plans for the proposed Corkscrew Farms Development.  It 

is our understanding from their consultant (Kevin Erwin and Assoc.), that the proposed 

hydrological restoration would be a benefit to the area by restoring natural flows and not have 

any detrimental affect to Mitigation Park and our current restoration efforts.  We support this 

idea in concept but would like to see a copy of the restoration plan when it is completed in case 

we have any further questions or comments.” 

 

HISTORIC RESOURCES 
The subject site has previously been subjected to an Archaeological and Historical Survey. No 

evidence of significant historic or prehistoric occupation or utilization of the subject site has been 

documented.  Portions of this site are within the level 2 sensitivity areas for archeological and 

historic resources. Prior to Development Order approval a Certificate to Dig will be required. 

 

SCHOOL IMPACTS 
The Lee County School District provided correspondence to the Lee County Division of 

Planning dated January 27, 2015 stating that “Capacities for elementary and middle seats are 

not an issue within the Concurrency Service Area (CSA).  For high school, the development adds 

to the projected deficit within the CSA, however, there are sufficient seats available to serve the 

need within the contiguous CSA.” 

 

SOLID WASTE 
The Lee County Solid Waste Division provided correspondence to the applicant on December 

10, 2014 stating that they are capable of providing solid waste collection service for the proposed 

project.  Lee County Solid Waste Division also stated that “disposal of solid waste from this 

development will be accomplished at the Lee County Resource Recovery Facility and the Lee-

Hendry Regional Landfill.” 

 

MASS TRANSIT 
Lee County Transit provided the applicant a letter dated December 10, 2014 stating the 

following: 

 

 Currently, the closest route to the identified parcel is Route 60 and is 6 miles away from 

the subject property.  This route travels through San Carlos park and Estero, providing 

access to Florida Gulf Coast University, Miromar Outlets and the Estero Library. 

 

 The parcels do not lie within the ¾ mile boundary for paratransit service. 

 

 The Transit Development Plan does not recognize the need for services adjacent to this 

property during the 10 year planning horizon. 

 

EMERGENCY MEDICAL SERVICES (EMS) 
Lee County EMS provided a memo dated December 29, 2014 stating they have concerns about 

being able to accommodate the additional development proposed on the subject property. 

 

We have two EMS stations that are approximately 8 miles from the proposed entrance off 

Corkscrew: Station 21 and Station 25. 
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An evaluation of current response times along Corkscrew Road in that vicinity, as well as 

drive time modeling, suggests we will not be able to meet existing service standards as 

required in County Ordinance 08-16. Therefore, we have concerns about our ability to 

provide service to this new development. 

 

To address this concern the applicant has committed that if the ambulance response time to the 

property at the time of issuance of the first residential building permit does not meet the required 

level of service, the developer will pay an ambulance fee of $200,000 to Lee County EMS for an 

ambulance to assure adequate response times to the property. While this donation does not fully 

address the service standard issue, the Board of County Commissioners could accept it as 

mitigation. 

 

POLICE 

The Lee County Sheriff’s Office provided a letter to the applicant dated December 17, 2014 

stating that the proposed Lee Plan amendment “does not affect the ability of the Lee County 

Sheriff’s Office to provide core services as this time.”  The letter went on to say that service 

would be provided primarily from the South District Office in Bonita Springs. 

 

FIRE 
The San Carlos Park Fire Protection and Rescue Service District provided a letter to the 

applicant dated December 16, 2014 stating they are able to serve the proposed development.  A 

follow up letter was also sent to the applicant on February 18, 2015 to address mitigation efforts 

by the applicant. 

 

UTILITIES 

Lee County Utilities provided correspondence to the Lee County Division of Planning dated 

April 24, 2015 stating that there is adequate capacity to serve the proposed development.  In part 

the letter provides the following: 

 

Potable Water: 

LCU’s current total combined water treatment capacity is 45.9 million gallons per day 

(MGD).  The Green Meadows Water Treatment Plant (WTP) is in the process of being 

expanded from 9.00 MGD to 14.00 MGD which will bring the total combined treatment 

capacity of the water system to 50.9 MGD.  The projected water system demand included in 

LCU’s Integrated Water Resource Master Plan indicates a total water system demand of 

37.04 MGD annual average daily flow (AADF) in the year 2030. This represents a surplus 

capacity of 13.86 MGD.  The 2014 annual average daily demand in LCU’s water system was 

23.21 MGD.  The 2014 maximum month average daily demand in LCU’s water system was 

26.8 MGD.  Based on the information presented above there is sufficient water treatment 

capacity to serve the proposed development. 

 

Sanitary Sewer: 

The current permitted treatment capacity of the Three Oaks Wastewater Treatment Plant 

(WWTP) is 6.0 MGD.  The annual average daily flow to the Three Oaks WWTP in 2014 was 

2.71 MGD.   There currently is capacity at the Three Oaks WWTP to provide service to the 
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proposed development.  Regarding sufficient treatment capacity in the future, the following 

should be noted.   

 

LCU has recently completed a study of the Three Oaks WWTP service area which included a 

flow projection to the facility.  This study was completed by a Consultant.  The flow 

projection for this study was based on the Three Oaks WWTP future service area.  The 

Corkscrew Farms project is not located within the Three Oaks WWTP future service area.  

Therefore, the wastewater flow proposed to be generated by the Corkscrew Farms project 

(265,000gpd) was not included in this flow projection.   The flow projection performed 

during this study can however be used to project the effect the Corkscrew Farms projected 

flow will have on the available capacity at the Three Oaks WWTP.  The flow projection was 

revised to add the flow generated from Corkscrew Farms.  It was assumed that the 

Corkscrew Farms project would be fully built out by the year 2020.  The revised projection 

indicates that the annual average daily flow to the Three Oaks WWTP will not exceed the 

permitted capacity until the year 2033.   

 

Because the wastewater flow to the Three Oaks WWTP is projected to exceed the permitted 

capacity in the future, LCU has initiated a study to identify options for treatment of 

wastewater flows that are projected to be generated within the Three Oaks WWTP service 

area. This study is currently underway.    

 

Lee County Utilities Letter is attached to this staff report.   

 

SOILS 
The applicant has provided a description of the soils that are found on site.  For a detailed 

description please see the application materials. 

 

B. CONCLUSIONS 

After thorough review and consideration of the numerous factors discussed in the following 

report staff is recommending that the proposed amendments, as identified in Attachment 1, be 

transmitted to the state reviewing agencies. 
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PART IV - LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 

 

DATE OF PUBLIC HEARING: May 11, 2015 

 

A. LOCAL PLANNING AGENCY REVIEW 

 

B.  LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF 

FACT SUMMARY 

 

1. RECOMMENDATION: 

 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

 

C. VOTE: 

NOEL ANDRESS  

TIMOTHY BROWN  

DENNIS CHURCH  

JIM GREEN  

RICK JOYCE  

DAVID MULICKA  

GARY TASMAN  
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ATTACHMENT 1 CPA2015-01 

 

Text Amendments: 

Future Land Use Element 

POLICY 1.4.5: The Density Reduction/Groundwater Resource (DR/GR) land use category includes 

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. 

Only minimal public facilities exist or are programmed. 

 

1. New land uses in these areas that require rezoning or a development order must demonstrate 

compatibility with maintaining surface and groundwater levels at their historic levels (except as 

provided in Policies 33.1.3 and 33.3.45) utilizing hydrologic modeling, the incorporation of increased 

storage capacity, and inclusion of green infrastructure. The modeling must also show that no adverse 

impacts will result to properties located upstream, downstream, as well as adjacent to the site. Offsite 

mitigation may be utilized, and may be required, to demonstrate this compatibility. Evidence as to 

historic levels may be submitted during the rezoning or development review processes. 

 

2. Permitted land uses include agriculture, natural resource extraction and related facilities, conservation 

uses, public and private recreation facilities, and residential uses at a maximum density of one 

dwelling unit per ten acres (1 du/10 acres). See Policies 33.3.2, 33.3.3, 33.3.4, and 33.3.5, and 33.3.6 

for potential density adjustments resulting from concentration or transfer of development rights. 

a. For residential development, also see Objective 33.3 and following policies. Commercial and 

civic uses can be incorporated into Mixed-Use Communities to the extent specifically provided in 

those policies 

b. Individual residential parcels may contain up to two acres of Wetlands without losing the right to 

have a dwelling unit, provided that no alterations are made to those wetland areas. 

c. The Future Limerock Mining overlay (Map 14) identifies sufficient land near the traditional Alico 

Road industrial corridor for continued limerock mining to meet regional demands through the Lee 

Plan’s planning horizon (currently 2030). See Objective 33.1 and following policies. 

 

3.  Private Recreational Facilities may be permitted in accordance with the site locational requirements 

and design standards, as further defined in Goal 16. No Private recreational facilities may occur 

within the DR/GR land use category without a rezoning to an appropriate planned development 

zoning category, and compliance with the Private Recreation Facilities performance standards, 

contained in Goal 16 of the Lee Plan. 

(Amended by Ordinance No. 91-19, 94-30, 99-16, 02-02, 10-20, 12-24) 

 

POLICY 1.7.13: The Southeast Density Reduction/Groundwater Resource overlay (Map 17) is described 

in Policies 33.3.1 through 33.3.45. This overlay affects only Southeast Lee County and identifies four five 

types of land: 

 

1. “Existing Acreage Subdivisions”: existing rural residential subdivisions that should be protected from 

adverse external impacts such as natural resource extraction. 

 

2. “Rural Golf Course Communities” potential locations for the concentration of development rights on 

property zoned Private Recreational Facilities Planned Development and located in the Southeast 

Density Reduction/Groundwater Resource area. 
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3. “Mixed-Use Communities” locations where this concentration of development rights from large 

contiguous tracts with the Density Reduction/Groundwater Resource area that can be supplemented 

by transfer of development rights from non-contiguous tracts in the Southeast Density 

Reduction/Groundwater Resource area. See Objective 33.3 and following policies. 

 

4. “Improved Residential Communities:” Property with existing residential approvals that are 

inconsistent with the Southeast Density Reduction/Groundwater Resource area that could be 

improved environmentally. 

 

5. “Environmental Enhancement and Preservation Communities:” Properties adjacent to Corkscrew and 

Alico Roads that have the potential to improve and restore important regional hydrological and 

wildlife connections. 

 

(Added by Ordinance No. 10-19, Amended by Ordinance No. 12-24, Renumbered by Ordinance 

No. 14-10) 

 

POLICY 33.2.1: Large-scale ecosystem integrity in Southeast Lee County should be maintained and 

restored. Protection and/or restoration of land is of even higher value when it connects existing corridors 

and conservation areas. Restoration is also highly desirable when it can be achieved in conjunction with 

other uses on privately owned land including agriculture. Lee County Natural Resources, Conservation 

20/20, and Environmental Sciences staff will work with landowners who are interested in voluntarily 

restoring native habitats and landowners who are required to conduct restoration based upon land use 

changes. The parameters for the required restoration will be established in the Land Development Code 

by 2012 or within planned development zoning approvals as established in Objective 33.3. (Added by 

Ordinance No. 10-19) 

 

OBJECTIVE 33.3: RESIDENTIAL AND MIXED-USE DEVELOPMENT. Designate on a Future 

Land Use Map overlay areas that should be protected from adverse impacts of mining (Existing Acreage 

Subdivisions), specific locations for concentrating existing development rights on large tracts (Mixed-Use 

Communities), specific properties which provide opportunities to protect, preserve, and restore strategic 

regional hydrological and wildlife connections (Environmental Enhancement and Preservation 

Communities), and vacant properties with existing residential approvals that are inconsistent with the 

density Reduction/Groundwater Resource future land use category (Improved Residential Communities). 

(Added by Ordinance No. 10-43, Amended by Ordinance No.12-24) 

 

POLICY 33.3.4: Properties that provide a significant regional hydrological and wildlife connection have 

the potential to improve, preserve, and restore regional surface and groundwater resources and indigenous 

wildlife habitats.  These properties, located along Corkscrew and Alico Roads, can provide important 

hydrological connections to the Flint Pen Strand and the Stewart Cypress Slough as well as important 

wildlife habitat connections between existing CREW and Lee County properties.  As an incentive to 

improve, preserve, and restore regional surface and groundwater resources and wildlife habitat of state 

and federally listed species additional densities and accessory commercial uses will be granted if the 

project is found consistent with and demonstrates through a Planned Development rezoning the 

following. 

 

1. These lands are within the “Environmental Enhancement and Preservation Communities” overlay as 

designated on Map 17 of the Plan.  Lands eligible for the Environmental Enhancement and 

Preservation Communities overlay must be consistent with one of the criteria below; 
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a. Lands located west of Lee County 20/20 Imperial Marsh Preserve (Corkscrew Tract), and within 

one mile north or south of Corkscrew Road. 

b. Lands located west of the intersection of Alico Road and Corkscrew Road must be located north 

of Corkscrew Road and south of Alico Road.  

 

2. The property is rezoned to a Planned Development that meets the following: 

 

a. Planned Development must include a minimum of 60 percent open space, not including 

previously mined lakes, which will be used to accommodate the following: 

1. Restore and accommodate existing and historic regional flowways where they currently or 

previously existed; 

2. Restore and accommodate existing and historic groundwater levels; 

3. Restore and preserve wetlands; 

4. Restore and preserve indigenous upland habitats;  

5. Provide critical wildlife connections to adjacent conservation areas; and 

6. Provide 100’ foot buffer along Corkscrew Road East of Alico Road. 

 

 

b. Includes an enhanced lake management plan, that: 

1. Applies best management practices for fertilizers and pesticides; 

2. Provides erosion control and bank stabilization; and  

3. Establishes lake maintenance requirements. 

 

c. Develop a site specific ecological and hydrological restoration plan which includes at a minimum 

the following: preliminary excavation and grading plans, analysis of hydrological improvements 

and water budget narrative, replanting plan, habitat restoration plan, success criteria, long term 

monitoring and maintenance. 

 

d. Preservation areas must be platted in separate tracts and dedicated to an appropriate maintenance 

entity.  For projects larger than 1,000 acres a Community Development District (CDD) or a 

master home owners association must be created, that will accept responsibility for perpetually 

maintaining the preservation requirements identified in the Planned Development, prior to 

issuance of certificate of compliance (CC) for first local development order.  

 

e. Record a Conservation Easement for a minimum of 55 percent of the planned development, not 

including previously mined lakes, to be dedicated to the appropriate maintenance entity that 

provides Lee County, or some other public agency acceptable to Lee County, with third party 

enforcement rights. 

 

f. Indigenous management plans must address human-wildlife coexistence. 

 

g. Uses Florida Friendly Plantings with low irrigation requirements in Common Elements. 

 

h. The stormwater management system must demonstrate through design or other means that water 

leaving the development meets state and federal water quality standards.  The developer must 

obtain authorization from the Division of Natural Resources prior to discharge stormwater from 

the development into the County’s MS4 system directly or indirectly. 

 

i. Elimination of any agricultural row crop uses at time of first development order. 
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j. Protects Public wells through compliance with the requirements of the Well Field Protection 

Ordinance. 

 

k. Each Planned Development within the Overlay will be required to mitigate the traffic impacts of 

the Planned Development and provide its proportionate share of the needed roadway 

improvements in accordance with Administrative Code 13-16.   The proportionate share amount 

can be offset, in accordance with AC13-16, by the dedication of needed right of way or the 

construction of improvements that would measurably lessen the need for roadway improvements, 

or by payment of impact fees, or use of impact fee credits, or as otherwise set forth in a written 

agreement between Lee County and the Developer.   Prior to a final determination of a Project's 

proportionate share amount, compliance may be met through an enforceable instrument that 

obligates the property owners within a Planned Development  to pay the Project's proportionate 

share, with said instrument being recorded prior to the issuance of any Development Order. 

 

l. Connect to public water and sewer service.  Connect to reclaimed water if available at time of 

development order approval.  

 

m. Obtain written verification as to adequate public services for the Planned Development, from the 

sheriff, EMS, fire district, and Lee County School District. 

 

n. Demonstrate that the proposed rezoning will not result in significant detrimental impacts on 

present or future water resources. 

 

3. In recognition of the preservation, enhancement, and protection of regional flowways and natural 

habitat corridors, the interconnection with existing off-site conservation areas, and the significant 

enhancement, preservation and protection of these lands additional density may be approved through 

Planned Developments meeting the criteria and requirements outlined above as follows: 

 

a. Tier 1 lands within the Priority Restoration Strategy will be permitted a maximum density of 1 

unit per acre. 

b. Tier 2 lands within the Priority Restoration Strategy will be permitted a maximum density of 1 

unit per 2 acres. 

c. Other lands within the Environmental Enhancement and Preservation Overlay, outside of Tier1 

and Tier 2, meeting the requirements above will be permitted a maximum density of 1 unit per 3 

acres. 

d. Density in the Environmental Enhancement and Preservation Overlay will be based upon the 

acreage of the entire planned development (i.e. all areas within the boundary of the planned 

development whether uplands, wetlands, or lake will be calculated at the density provided above.  

e. Additional dwelling units may be approved in the Planned Development meeting the 

requirements above if transferred from other Southeast Lee County lands located outside of the 

Planned Development at the standard density of 1 unit per 10 acres for DR/GR lands and 1 unit 

per 20 acres for Wetlands future land use category if density rights are extinguished through an 

instrument acceptable to the County Attorney’s Office. 

 

POLICY 33.3.45: Owners of major DR/GR tracts without the ability to construct a Mixed-Use 

Community on their own land are encouraged to transfer their residential development rights to Future 

Urban Areas (see Objective 1.1), specifically the Mixed-Use Overlay, the Lehigh Acres Specialized 

Mixed-Use Nodes, and any Lee Plan designation that allows bonus density (see Table 1(a)), or to future 
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Mixed-Use Communities, Rural Golf Course Communities, or Improved Residential Communities on 

land so designated on Map 17. These transfers would avoid unnecessary travel for future residents, 

increase housing diversity and commercial opportunities for nearby Lehigh Acres, protect existing 

agricultural or natural lands, and allow the conservation of larger contiguous tracts of land. 

 

1.  To these ends, Lee County will establish a program that will allow and encourage the transfer of 

upland and wetland development rights (TDR) to designated TDR receiving areas. This program will 

also allow limited development in accordance with Policy 16.2.6 and 16.2.7. 

2.  Within the Mixed-Use Communities shown on Map 17, significant commercial and civic uses are 

required. Each Mixed-Use Community adjoining S.R. 82 must be designed to include non-residential 

uses not only to serve its residents but also to begin offsetting the shortage of non-residential uses in 

adjoining Lehigh Acres. At a minimum, each community adjoining S.R. 82 must designate at least 

10% of its developable land into zones for non-residential uses. Specific requirements for 

incorporating these uses into Mixed-Use Communities are set forth in the Land Development Code. 

3.  Mixed-Use Communities must be served by central water and wastewater services. All Mixed-Use 

Communities were added to the future water and sewer service areas for Lee County Utilities (Lee 

Plan Maps 6 and 7) in 2010. Development approvals for each community are contingent on 

availability of adequate capacity at the central plants and on developer-provided upgrades to 

distribution and collection systems to connect to the existing systems. Lee County Utilities has the 

plant capacity at this time to serve full build-out of all Mixed-Use Communities. Lee County 

acknowledges that the Three Oaks wastewater treatment plant does not have sufficient capacity to 

serve all anticipated growth within its future service area through the year 2030. Lee County commits 

to expand that facility or build an additional facility to meet wastewater demands. One of these 

improvements will be included in a future capital improvements program to ensure that sufficient 

capacity will be available to serve the Mixed-Use Communities and the additional development 

anticipated through the year 2030. 

4.  Development approvals for Mixed-Use Communities are contingent on adequate capacity in the 

public school system (see Goal 67). 

5.  Lee County encourages landowners to concentrate development rights from contiguous DR/GR 

property under common ownership or control. 

6.  Lee County encourages the creation of TDR credits from Southeast DR/GR lands and the transfer of 

those credits to all other designated receiving areas, including: 

a.  Other Mixed-Use Communities; 

b.  Rural Golf Course Communities; 

c.  Improved Residential Communities 

d.  Future Urban Area (see Objective 1.1); 

e.  Mixed-Use Overlay; 

f.  Lehigh Acres Specialized Mixed-Use Nodes; 

g.  Lee Plan designation that allow bonus density (see Table 1(a)); and, 

h.  Incorporated municipalities that have formally agreed to accept TDR credits. 

 

(Added by Ordinance No. 10-43, Renumbered and Amended by Ordinance No. 12-24, Amended 

by Ordinance No. 14-09) 

 

POLICY 33.3.56: The new TDR program will have the following characteristics: 

1.  This program will be in addition to the existing wetland TDR program described in Article IV of 

Chapter 2 of the Land Development Code. 

2.  The preferred receiving locations for the transfer of TDRs are within designated Future Urban Areas 

due to their proximity to public infrastructure and urban amenities (see Objective 1.1), specifically the 
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Mixed Use Overlay, the Lehigh Acres Specialized Mixed Use Nodes, and the future urban land use 

categories that allow bonus density (see Table 1(a)). The only sites in the DR/GR area permitted to 

receive transferred development rights are Mixed-Use Communities or Rural Golf Course 

Communities, Improved Residential Communities as shown on Map 17. 

3.  TDR credits will be available from sending areas as follows: 

a.  One TDR credit may be created for each allowable dwelling unit attributable to sending parcels 

within the Southeast DR/GR area. As an incentive for permanently protecting indigenous native 

uplands, one extra dwelling unit will be allowed for each five acres of preserved or restored 

indigenous native uplands. 

b.  As an additional incentive for protecting certain priority restoration lands (see Policy 33.2.3.2), 

each TDR credit created pursuant to the preceding subsection will qualify for up to two additional 

TDR credits if the credits are created from land in Tiers 1, 2, 3 or the southern two miles of Tiers 

5, 6 or 7, as shown on the DR/GR Priority Restoration overlay. 

4.  The maximum number of TDR credits that can be created from the Southeast DR/GR lands is 9,000. 

5.  No more than 2,000 dwelling units can be placed on receiving parcels within the Southeast DR/GR 

Mixed-Use Communities through the TDR credit program. 

6.  TDR Credits may be redeemed in designated TDR receiving areas as follows: 

a.  In Mixed-Use Communities in DR/GR areas, each TDR credit may be redeemed for a maximum 

of one dwelling unit plus a maximum of 800 square feet of non-residential floor area. 

b.  In Rural Golf Course Communities, see Policy 16.2.7. 

c.  In the Future Urban Areas described in paragraph 2. above, each TDR credit may be redeemed 

for a maximum of two dwelling units. In these Future Urban Areas, the redemption of TDR 

credits cannot allow densities to exceed the maximum bonus density specified in Table 1(a). TDR 

credits may not be redeemed for non-residential floor area in these Future Urban Areas. 

d.  Redemption of TDR credits within incorporated municipalities may be allowed where interlocal 

agreements set forth the specific terms of any allowable transfers and where the redemption 

allows development that is consistent with the municipality’s comprehensive plan. As in the 

County’s Future Urban Areas, each TDR credit may be redeemed for a maximum of two dwelling 

units. 

7.  When severing development rights from a tract of land in anticipation of transfer to another tract, a 

landowner must execute a perpetual conservation easement on the tract that acknowledges the 

severance of development rights and explicitly states one of the following options: 

a.  Continued agricultural uses will be permitted; 

b.  Conservation uses only; 

c.  Conservation use and restoration of the property; or 

d.  some combination of the above options. 

 

(Added by Ordinance No. 10-43, Renumbered and Amended by Ordinance 12-24) 

 

POLICY 33.3.67: The Land Development Code will be amended within one year to specify procedures 

for concentrating existing development rights on large tracts, for transferring development rights between 

landowners, for seeking approval of additional acreage subdivisions, and for incorporating commercial 

and civic uses into Mixed-Use Communities as designated on Map 17. (Added by Ordinance No. 10-19, 

Renumbered by Ordinance 12-24) 

 

POLICY 33.3.78: By 2012 Lee County will evaluate the establishment and funding of a DR/GR TDR 

bank that will offer to purchase development rights for resale in the TDR system. The purpose of this 

program is to give potential sellers the opportunity to sell rights even if no developer is ready to use them 
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and to give potential development applicants the opportunity to obtain the necessary rights without 

seeking them on the open market. (Added by Ordinance No. 10-19, Renumbered by Ordinance 12-24) 

 

 

Transportation Element 

 

POLICY 38.1.9:  Lee County will complete a study by July 1, 2017, with input from property owners, to 

determine the improvements necessary to address increased density within the Environmental 

Enhancement and Preservation Overlay (See Policy 33.3.4).  The study will include a financing strategy 

for the identified improvements, including participation in a Proportionate Fair Share Program. 

 

 

Map Amendments: 

Map 6: Future Water Service Areas 

Map 7: Future Sanitary Sewer Service Areas 

Map 17: Southeast DR/GR Residential Overlay 
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P.O. Box 398, Fort Myers, Florida 33902-0398  (239) 533-2111 
Internet address http://www.lee-county.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 

 

 

 

 

 

 

 

 

 

 

 

December 29, 2014 

 

Matthew Noble 

ANoblePlan, LLC 

1842 Seafan Circle 

North Fort Myers, FL  33903 

 

Re:  Initial development review for Corkscrew Farms 

 

Mr. Noble, 

 

I am in receipt of your email dated December 10, 2014, requesting a letter to 

determine the adequacy of existing and proposed services for the development of 

Corkscrew Farms, located off Corkscrew Road.  The email included a listing of 11 

parcels. 

 

Lee County Emergency Medical Services is the primary EMS transport agency 

responsible for coverage at the address you have provided.  We have two EMS 

stations that are approximately 8 miles from the proposed entrance off Corkscrew:  

Station 21 and Station 25.   

 

An evaluation of current response times along Corkscrew Road in that vicinity, as 

well as drive time modeling, suggests we will not be able to meet existing service 

standards as required in County Ordinance 08-16.  Therefore, we have concerns 

about our ability to provide service to this new development. 

 

Should the plans or access to the property change, a new analysis of this impact 

would be required. 

 

If you have any questions, please contact me at (239) 533-3961. 

 

Sincerely, 

 

 

 

Benjamin Abes 

Deputy Chief, Operations 

Division of Emergency Medical Services 

 

BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District  One 
 
Cecil L Pendergrass 
District  Two 
 
Larry Kiker 
District  Three 
 

Brian Hamman 
District  Four 
 
Frank Mann 
District  Five 
 
Roger Desjarlais 
County  Manager 
 
Richard Wm. Wesch 
County Attorney 
 
Donna Marie Collins 
Hearing Examiner 
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MEMORANDUM 

FROM 

PUBLIC WORKS 
Natural Resources Division 

 

  Date: April 16, 2015 

    

TO: Paul O’Connor From: Roland Ottolini 

 Director, Planning Division  Director, Natural Resources 

Division 

    

 

SUBJECT:  CPA2015-00001 Corkscrew Farms Plan Amendment 
 

The subject property is located on Corkscrew Road east of the intersection of Alico and 

Corkscrew Roads.  The applicant is requesting to build 1,300 dwelling units on the 1,360 +/- acre 

parcel.  The site is located in the DRGR land use and Wetlands categories within the Southeast 

Lee County Planning Community.  The subject site is identified in the Lee Plan as a Tier 1 

Priority Restoration property.   A request for approval for a commercial mine excavation on the 

subject property was previously denied by the County.   

 

GROUNDWATER:  The subject site has a steep slope across the property compared to the 

average Lee County topography and is located at the vicinity of a public water supply wellfield.  

In fact, most of the property is located within wellfield protections zones. The current use on the 

property is agriculture.  There are a number of permitted wells for agriculture use.  The existing 

wells will be used as sources of centralized irrigation system for the project.  Natural Resources 

staff has reviewed the information provided by the applicant including the Groundwater Analysis 

for the subject site, prepared by Progressive Water Resources.  Compared to the current 

agricultural land use, the proposed amendment will reduce impacts on groundwater resources by 

using potable water supply provided Lee County Utilities.  The centralized irrigation system uses 

on site lakes replenished by the existing wells on as necessary basis.   

 

SURFACE WATER:  The subject site is located adjacent to mitigation or conservation lands 

owned by other agencies.  The residential community located west of the subject property along 

Burgundy Farm Road experiences flooding from time to time. Farm ditches had been excavated 

within and around the property altering historical surface water drainage and runoff patterns.  

The proposed restoration plan will preserve adjacent forested area located on the western 

property line.  The master concept plan attempts to preserve the existing on-site wetlands by 

incorporating them into recreated flow ways.  The restoration plan will also provide a flow way 

on the western portion of the site east of the forested area to help relieve some of the flooding of 

adjacent properties.  In addition, the proposed development pods are chosen in a way to 

accommodate and enhance three flow ways to mimic historic flow through the site. 

 

WATER QUALITY:  Water quality is a major concern on this project due to its close vicinity to 

the public water supply system.  The applicant has agreed to provide additional treatment of 

surface water prior to discharging to water management lakes.  
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 One of the conservation goals listed in the Dover Kohl study was to maintain and enhance 

surface and groundwater resources.  This goal is achieved by using lake water for irrigation, 

providing potable water from Lee County Utilities, elimination of septic systems, and restoration 

of flow ways through the property.  Further, incorporation of a monitoring well network will 

provide a tool for managing the natural system and work towards achieving other goals listed in 

the Dover Kohl study 

    

The following items shall be addressed and resolved during the approval process: 

 

1)  Potential contamination of public water supply system due to construction or operational 

activities on the project site. 

2) Storm water discharge to water management lakes and potential contamination of public 

water supply system.  

3) Design of the water management system to mimic the functions of the natural system.    

4)  Discharge of storm water from the development into the County’s MS4 system. 

5) Maintain historic flow through the property and avoid flooding of adjacent properties. 

6) A water quality monitoring plan for review and approval by the Division of Natural 

Resources.  

7) A lake management plan for review and approval by the Division of Natural Resources.  

Among other issues, the plan shall address issues related to maintenance of water levels 

and littoral plants in the lake. 

8) Setback requirements of Chapter 62-532 with regard to sanitary sewer lines from public 

water supply system. 

9) Compliance with Wellfield Protection Ordinance. 

Based on the information provided and given the above concerns are to be addressed in the 

approval process, the Lee County Division of Natural Resources finds that no significant impacts 

on present or future water resources are expected as a result from the change.  Therefore, the 

Division of Natural Resources staff recommends that the Board of County Commissioners make 

a formal finding that no significant impacts on present or future water resources are expected as a 

result from changing the Future Land Use Category, as required in Lee Plan Policy 2.4.2 and 

Policy 2.4.3. This memo does not intend to relieve the applicant from complying with any other 

part of the Lee Plan.  

 

 

 



 

April 16, 2015 

DNR Conditions 

CPA2015-00001 Corkscrew Farms 

1. All possible precautions shall be taken to minimize and avoid harm to the public water 

supply system. 

2. In order to minimize potential for contamination of the public water supply system 

located  at the vicinity of the project, storm water runoff from the project site shall be 

directed to specifically designed and designated storm water pretreatment areas prior to 

discharging  to water management lakes. 

3. The water management system shall be designed to mimic the functions of the natural 

system.  The flow ways shall be established within the property as part of the restoration 

of the natural system. The applicant shall obtain authorization from the Division of 

Natural Resources prior to discharging storm water from the development into the 

County’s MS4 system.  

4. The applicant shall restore historic flow through the property.  The proposed 

development shall not exacerbate flooding on adjacent properties.   In the event that the 

applicant were to provide a portion of the property to a third party, the applicant still shall 

be responsible for providing storm water flow through the subject site regardless of the 

activities proposed by the third party.   

5. The applicant will provide potable water from Lee County Utilities and a central 

irrigation system using the existing lakes on the property. The Homeowners Association 

(HOA) documents such as Declarations and Covenants shall include language prohibiting 

installation of domestic wells for potable or irrigation use.  Those documents shall be 

reviewed and approved by County staff prior to issuance of the first development order.  

No domestic wells will be permitted by Lee County.  

6.  Some portions of the property are located within the wellfield protection zones for public 

water supply.  Storage, handling, use of production of certain hazardous or toxic 

substances within protection zones have potential for contaminating public water 

supplies.  Homeowners Association documents such as Declarations and Covenants shall 

allow only licensed landscape or other professionals authorized by Lee County to 

perform activities including application of fertilizers, pesticides, insecticides, herbicides, 

nematicides, or other chemicals on the property.  A list of BMP’s will be required to 

address potential degradation of groundwater due to storage and use of regulated 

substances on site during construction and operation of the facility. 

7. A Water Quality Monitoring Plan shall be reviewed and approved by County staff prior 

to issuance of the first development order.  The Water Quality Monitoring Plan should 

follow the attached format and include annual assessment of water quality data, trend 



analysis, identification of potential issues, recommended corrective actions for changes in 

the Lake Maintenance Plan. 

8. A Lake Management Plan shall be reviewed and approved by the staff prior to issuance 

of the first development order.  The Lake Management Plan shall incorporate the Lake 

Maintenance Plan and the Water Quality Monitoring Plan, and shall be reviewed 

annually by applicant/HOA and take remedial actions, if necessary. 

9. All proposed sanitary sewer lines shall be designed to meet the State required (Chapter 

62-532) setback requirements from nearby Lee County Utilities public water supply 

wells.  Storm water management lakes are directly connected to potable water bearing 

aquifer(s) and as such must be protected from sanitary hazards.  As defined in Chapter 

62-550: (75) "SANITARY HAZARD" means a physical condition which involves or 

affects any part of a drinking water system or the raw water source, and that creates an 

imminent or potentially serious risk to the health of any person who consumes water from 

that system.   

 

  

Five Steps in the Design of a Water Quality Monitoring Plan 

1. Define Information Expectations 

 a)  Determine water quality concerns and management goals. 

 b)  Identify statistical methods to be used. 

 c)  State statistical conclusions to be drawn & how conclusions relate to monitoring                                                 

goals. 

 d)  Describe means of reporting conclusions 

2. Confirm Statistical Design Criteria 

 a)  Statistically characterize water quality of population to be sampled. 

 b)  State if assumptions of chosen statistical methods are met. 

3. Design Monitoring Network 

 a)  What to measure (analytes). 

 b)  Define the Data Quality Objectives (DQO). 

 c)  How frequently to sample (monthly, quarterly) 

 d)  Where to sample (cells, grids, EMAP, fixed structures) 

4. Develop Operating Plans and Procedures 

 a)  Sampling routes, equipment, training, etc. 



 b)  Field sampling and analysis procedures. 

 c)  Sample preservation and transportation. 

 d)  Laboratory analyses and QA procedures. 

 e)  Data Verification Protocols. 

 f)  Data storage and retrieval 

 g)  Data analysis software for chosen statistical methods. 

5. Develop Information Reporting Procedures 

 a)  Type, format & frequency of reporting. 

 b)  Distribution of reports. 

 c)  Automation of reporting. 

 d)  Evaluation of information relative to expectations defined in step 1. 

 



















Corkscrew Farms Restoration Strategy 

Kevin L. Erwln CE PWS 
Kevin L. Erwin Consulting Ecologist, In 

February 18,2015 82M 

Vlslon 

To restore a key ecological feature within the DRGR by returning approximately 700 
acres of Corkscrew Farms' over-drained agricultural lands back to productive, fully 
functioning and sustainable wetland habitats. 

Measurable Restoration Goals 

. Preserve all existing native wetlands onslte. 

. Restore the historic flow ways on site. 

Restore and create hlstoric hydric pine, cypress and marsh wetland habitats in 
existing agricultural land. 

lncrease wildlife utilization by listed species, especially the wood stork. 

. Increase biological diversity of wildlife onsite. 

. lncrease species richness of native vegetation communities. 

. Open the existing berm along the project's north boundary to reestablish historic 
sheet flow from the north. 

. Control surface water at an elevation determined to reestablish the sufflclal 
ground water profile in terms of both elevation and duration. 

Reestablish the historic groundwater profile. 

. Improve hydrological conditions on adjacent public conservation lands. 

. Reconnect wildlife corridors to adjacent public lands 

. Remove all exotic and nuisance vegetation from the existing native wetlands and 
uplands. 

. SigniflcanUy Improve existing water quality conditions. 



Improvement to the current high water elevations seasonally experienced in the 
Burgundy Farm Subdivision. 

. The restoration will limit the discharge of surface water to the Flint Pen Strand to 
predevelopment flows. 

Introduction 

The Farms occupies a strategic location in the DRGR immediately adjacent to the 
Airport Mitigation Park to the north and the Corkscrew Regional Mitigation Bank 
(CRMB) to the east. Kevin Erwin Consulting Ecologist, Inc. (KECE) has designed and 
implemented the successful restoration of the CRMB (SFWMD) and Imperial Marsh 
Preserve (Lee County 20120) projects east of and adjacent to the Corkscrew Farms site. 

The Farms property slopes from a high elevation of 28.0' in the northeast corner to 19.0' 
in the southwest corner. This significant drop in elevation along with the existing 
network of agricultural drainage canals and ditches creates an adverse impact to the 
hydrology of the site as well as the public conservation lands to the east and north by 
draining those properties. All surface water currently flows into Flint Pen Strand to the 
west via the Corkscrew Road drainage ditches. 

Ground and surface waters that historically pooled on this site during the wet season 
are now quickly drained directly into the Corkscrew Road drainage ditches that parallel 
the roadway along the southern boundary of the site. The property is currently subject to 
agricultural uses including sod farming, row cropping and improved pasture. An 
agricultural berm extending along the north property line intercepts wet season sheet 
flow moving south from the Airport Mitigation Park and drains west into the vicinity of the 
Burgundy Farms subdivision which lies west of and adjacent to the site. 

Summary of benefits resulting from the restoration 

Restoration of nearly 700 acres of historic wetlands at no cost to the public. 

Historic water levels and hydroperiods will be restored. 

Restoration will reestablish the historic groundwater profile. 

Restoration will improve hydrological conditions on thousands of acres of 
adjacent public lands to the north and east. 

. Historic flow ways will be restored across the site. 



Water quality will significantly improve onsite 

Improved water quality and groundwater levels will benefit the adjacent Lee 
County Utilities well field. 

Surface water discharge to the Flint Pen Strand will be limited to predevelopment 
flows. 

. Opening the northern berm to southerly surface flow will improve the current high 
water elevations seasonally experienced in the Burgundy Farm Subdivision. 

. Wildlife utilization and species diversity onsite will significantly increase. 

. The incorporation of this form of restoration with residential development will set 
a new, high standard for future development in Lee County. 

Designing the Corkscrew Farms Restoration Plan 

Ecological History 

Work began when KECE conducted an ecological history of the site and surrounding 
lands to determine the predevelopment ecological and hydrological conditions. KECE 
relied in part on the DRGR study that the firm completed for Lee County in 2008. It was 
this study that identified the property as a Tier 1 Priority Restoration Site. 1953 aerial 
photographs (Figure 1 shows the subject property) from the Soil Conservation Service 
(now the National Resource Conservation Service), which were the clearest reliable 
representation of historic conditions, were scanned and plotted for mapping by KECE to 
determine the approximate historic hydrological conditions for the entire study area. 

The major habitat associations identified relate to specific hydroperiod and water depth 
conditions (hydropatterns), with each being color-coded to illustrate the historical 
hydropatterns in the DRlGR (Figure 2 shows the subject property). 

KECE found that during a significant part of any year with normal rainfall much of the 
DRIGR, including the Farms, had historically been flooded or had groundwater levels 
close to the surface. The deeper ponds, cypress swamps, and marshes have been 
assigned dark blue with progressively shallower, shorter hydroperiod (shorter duration 
of inundation) wetlands being assigned lighter shades of blue (Figure 2). This 
representation illustrates the location of historic flow ways and headwater sheet flow 
areas and allows us to roughly calculate the historic capacity for water storage during 
an annual cycle. 



Figure I. 



Existing conditions 

With the long-term goal of creating a plan to restore wetlands by reversing manmade 
site drainage, the first year objective is obtaining data to support engineering and 
construction plans based on hydrologic models and flora and fauna sampling locations 
for the sites. The models require information on the current onsite and offsite conditions 
to be determined by previous studies, baseline hydrology and wildlife information, which 
requires data collection. Data collection and analysis will be undertaken by KECE and 
Barraco. 

In June of 2014 we installed shallow groundwater monitoring wells and rain gauges 
across the site to collect existing conditions hydrological data. This data along with the 
inflow and out flow calculations provided by the project engineer (Barraco) will provide 
the information required to determine the approximate amount of water that remains 
available to "rehydrate" the drained farm fields. Similar data, if available, will be 
requested from the public mitigation lands located to the north and east of the Farms. 

Available topographic data (Lee County LiDAR) will be field verified and used by 
Barraco and KECE to estimate future wet season water levels and hydroperiods on the 
site given various restoration scenarios we evaluate. 

Planning 

Each scenario evaluated by Barraco and KECE will involve different combinations of 
ditches, ditch plugging and risers (water control structures) to "back-up" the water in 
cascading stages across the site from northeast to southwest. The scenario that best 
retains water onsite in manageable basins and mimics the historical hydropatterns, by 
raising the groundwater levels, increasing hydroperiods and restoring the historic flow 
ways, will be used as the basis for the restoration plan. Surface water will once again be 
allowed to sheet flow into the site from the lands north and east of the Farms at selected 
locations where it is now blocked by berms and currently re-directed by farm ditches 
and canals. 

The restoration targets (appropriate vegetation community types for the expected post- 
restoration hydrological conditions), will be the same as those selected and now doing 
very well at the CRMB. The restored farm fields will contain a mixture of very shallow (0 
to 3" depth) hydric pine forest, slightly deeper shallow cypress and marsh (3" to 12". 
Unfilled, ditch segments (within basinslno positive oulfall) will be re-contoured to 
become deep marshes and ponds which will provide wood storks with the early nesting 
season (November-December) foraging habitat that is now rare in this area. National 
Audubon Society research suggests that wood stork nesting declines in this region are 
linked to loss of shallow wetlands. 



There are a few, drained cypress and hydric pine wetlands remaining on the site. 
These areas are heavily infested with problematic exotic plant species. They wlll first be 
cleaned of all exotics then rehydrated as part of the overall restoration plan. 

In order to manage and convey surface water on the site several flow ways will be 
constructed as part ofthe restoration plan. These flow ways will be located in the viclnlty 
of the historical flow ways. The constructed flow ways design resembles natural sloughs 
with wide floodplains. Flow way water levels will be maintained by water control 
structures, thus allowing water to be stored upstream of the structure and allowing 
storm flows to pass over or through the structure. A major water control structure will be 
located at the southwest corner of the site where all surface waters will eventually 
collect and dlscharge into the Corkscrew Road ditch and eventually into Flint Pen 
Strand to the west. 

When completed the design and phasing of the restoration plan will resemble the 
restoration plan KECE developed for the CRMB (Figure 3). 

Figure 3. 



Offsite Benefits 

Historically, a high groundwater table and shallow surface water flowed slowly from the 
northeast to the southwest. When the Farms agricultural drainage system is replaced 
by restored wetlands and flow ways the elevated groundwater table will reduce the 
drainage and extend the hydroperiods of the wetlands within the adjacent Airport 
Mitigation Park and the CRMB. Seasonal high water levels in the Farms restored 
wetlands will be managed to match the preferred water levels on the adjacent public 
lands. The adjacent lands will not experience an increase or decrease in seasonal high 
water levels however; a restoration of normal hydroperiods (based on normal rainfall) 
will result. 

Prior to the restoration of the CRMB and the Imperial Marsh Preserve the uncontrolled 
drainage of the lands along the north side of Corkscrew Road quickly drained these 
properties as well as the adjacent public lands (Airport Mitigation Park) to the north. As 
the CRMB hydrology was restored followed by the lmperial Marsh Preserve restoration 
the regional hydrology improved with less water being drained south into the Corkscrew 
Road ditch. The Farms wetland restoration will complete the last section of restoration 
of the agricultural drainage system, thus improving hydrological conditions to the north 
and east while also benefiting the Burgundy Farms subdivision to the west. 

No adverse impacts to adjacent public lands or private properties will result from the 
planned residential development and wetland restoration only a net improvement in 
conditions. 

Expected benefits to wildlife 

The restoration of native upland pine forest, cypress and hydric pine wetlands and large 
expanses of pasture will result in significant benefits to wildlife. These restored habitats 
are large and will be connected to similarly restored public lands to the north and east 
thus reestablishing wildlife corridors for species such as panthers and bears. 

In normal rainfall years, restored hydric pine, cypress and marsh habitats with extended 
hydroperiods will provide foraging and nesting habitats for many wetland dependent 
species including woodstorks and other wading birds. Large numbers of woodstorks will 
forage in the restored wetlands and particularly the deeper pools created from the 
enhanced ditch segments and berm removal areas. 

There will be no adverse impacts to upland or wetland forests as a result of the 
restoration or residential development. These forested areas, now infested with exotic 
and nuisance species of vegetation, will be enhanced through exotic control thus 
significantly improving potential habitat for species like the fox squirrel, indigo snake. 
bonneted bat. 



Existing farm operations that minimize the site's utilization by species like burrowing 
owls and Caracara will be discontinued. Row cropping and sod farming will be replaced 
with restored habitats and land management techniques more conducive to successful 
nesting and breeding of these and other wildlife species.. 

KECE's monitoring of similar restoration projects, like CRMB and Little Pine Island, has 
shown significant increases in biological diversity from the baseline to the restored 
condition. Many resident and migratory species of birds, reptiles and mammals not 
currently utilizing the site will quickly be attracted to the restored conditions. Wildlife 
diversity and density will be recorded by KECE at selected times throughout the wet and 
dry season to measure changes in ecological values. Changes in vegetative cover will 
also be periodically summarized by KECE. These data will be essential to gauge the 
success of the restoration effort and any adaptive management required. 

Shallow wetlands of the type that once dominated the Corkscrew area are a priority 
habitat for wood storks, wading birds and other wetland dependent species. These 
wetlands contain, and during seasonal dry periods concentrate, the small forage fish 
nesting wood storks and their chicks need. The most important wood stork nesting site 
is at Audubon Corkscrew Swamp Sanctuary. From that site storks forage in a radius of 
approximately 30 kilometers, which is referenced as the core foraging area. Audubon's 
research indicates the loss of more than 82% of the historic extent of shallow wetlands 
in the form of wet prairies within the core foraging area. This loss of wetlands is thought 
to be the most significant factor in regional wood stork decline in the Corkscrew 
watershed and other parts of the Western Everglades. 

Audubon's wood stork colony located within the Corkscrew Swamp Sanctuary boasts 
the historically largest and arguably most important individual wood stork colony in the 
United States. Despite this status, the colony also holds the dubious distinction of being 
among the least stable within its US breeding range. Wood storks are a keystone 
indicator species for the health of southwest Florida's wetlands and are one of 13 
indicator species for Everglades restoration listed by the South Florida Ecosystem 
Restoration Task Force. The SFWMD and Army Corps of Engineers (ACOE) use wood 
stork distribution and abundance as an indicator of restoration progress and success. 

In addition to the significant wood stork benefits the Corkscrew Farms restoration 
project will provide, there will be ecological lift to many species that are dependent on 
shallow wetlands for portions of their life cycles, including a number of other listed 
species. The restoration will benefit wading birds such as tri-colored herons, little blue 
herons, white ibis, roseate spoonbills, glossy ibis and snowy egrets as well as mammals 
such as panthers, black bears and fox squirrels. Migratory and resident birds will also 
benefit along with the community of aquatic fauna (fish, invertebrates, reptiles and 
amphibians) that will occupy the restored wetlands. KECE ecologists expect to see the 



prey base (fish and invertebrates) increase and concentrate early in the nesting season 
attracting foraging storks and other wading birds. Other increases should include 
mammal traffic and diversity of other wildlife as the water levels rebound to near historic 
patterns and native plant communities become established. 

Implementing the restoration plan 

The construction of the Farms wetland restoration will be supervised by the project 
ecologist, Kevin L. Erwin Consulting Ecologist, Inc. The firm has designed and managed 
the construction and maintenance of more than 100 restoration projects over the past 
35 years, many within Lee County such as; CRMB, Imperial Marsh Preserve, Prairie 
Pines Preserve, Gateway; Six Mile Cypress Preserve North, Western Cape 
CorallMatlacha Pass, Florida Gulf Coast University and the Little Pine Island Wetland 
Mitigation Bank. This experience is a key element of the successful implementation of 
the Farms restoration plan. 

Phasing 

The construction activity will be phased according to the activity and season following 
the schedule of residential development. Initial activity will focus on removing exotic 
vegetation of all proposed restoration and enhancement areas (pastures and native 
habitats). Preparation of fields will be accomplished in phases, basin by basin, 
commencing at the upstream end of the system. Water levels will be restored in a basin 
only when all other restoration activities are finished in that basin. 

Restoration Actions 

Restoration in each basin will include a combinationof the following activities. Detailed 
time-lines will be prepared prior to construction and used to manage all planned 
activities. 

1. Exotic vegetation removal from natural areas. All natural wetland and upland 
areas will be cleaned of exotics and nuisance species prior to any hydrological 
restoration. This enhancement activity typically involves foliar treatments of approved 
herbicides on herbaceous species and basal applications to trees such as Schinus and 
Melaleuca. 

2. Prescribed burning. Fire is an important tool for maintaining the upland habitats 
following exotic removal and may also be used to prepare the pasture areas for 
restoration. 

3. Wildlife mitigation. Wildlife permitting will likely require management protocols for 
the listed species onsite, such as burrowing owls, to provide protection and 
enhancement during the restoration activities. All residential development related 



panther and woodstork impacts will be offset through the purchase of mitigation bank 
credits. 

4. Removing perimeter ditch berms to natural grade. The berm along the north 
perimeter of the site will be opened to provide a reconnection of theflow ways offsite 
and through the restored sections of the Farms. Openings will be located to minimize 
disturbance to mature trees such as pines and oaks that are now established on 
sections of the berm 

5. Removing farm field ditch berms and backfilling ditch segments. Sections of 
ditches will be backfilled using the adjacent berms which will be removed to an elevation 
equal to or less than natural grade. This action eliminates any drainage function and will 
provide additional wading bird habitat and biological reservoirs for forage species. 

6. Raising the groundwater table. This action will involve manipulating the water 
control structures to enable an evaluation of seedbank response and natural 
recruitment. 

7. Herbiciding and tilling farm fields for seed bank enhancement. This alternating 
process of herbiciding followed by tilling will control exotics and nuisance plant species 
while stimulating the natural recruitment of desirable native species from the seed bank. 

8. Planting and direct seeding tree, shrub and herbaceous species. A combination 
of planting or direct seeding may be done within those areas of the restoration site 
where natural recruitment from the seedbank is lacking. Activities such as row cropping 
and sod production often impact the seedbank found in the shallow 0 and A-horizons of 
the soil. Bare-root seedlings of trees and shrubs, such as slash pine and cypress, will 
be selectively planted to enhance the process of farm field restoration. Some localized 
bare-root plantings or direct seeding may be used to enhance the areas where berms 
have been removed and ditches re-shaped as well as flow way construction. 

Enhanced tree plantings may be incorporated along the borders of the residential 
development footprint to improve the aesthetic appeal of the early stages of restoration. 
These plantings would be within a 50 ft. wide zone of the restoration area, adjacent to 
all development (back of lots), and would be planted on 20 ft. centers with shrubs 
planted on alternating 20' centers subject to review and approval by Lee County and the 
Florid;a Fish and Wildlife Conservation Commission. 

9. Construction of flow ways and installation of water control structures. These 
ecological engineering design components will be constructed and installed as each 
phase as the restoration progresses in a basin by basin sequence. The water control 
structures utilized will vary from culvert risers to concrete weirs, very similar to the 
CRMB and Imperial Marsh restoration projects. 



The culvert risen will allow the project ecologist to adaptively manage the water levels 
in each basin. Having this capacity to manage the water levels this way is important, 
especially during the first few years of a forested wetland restoration project. The 
concrete weirs will control water levels over larger areas of the site particularly within 
the flow ways which will be collectlng surface water and like a natural slough, will 
provide direction to the surface water sheet flow onsite. 

The constructed flow ways will vary in width from 50 to 150 R. width with an excavated 
cross-section that resembles a natural slough complete with a deeper, meandering 
stream channel. The broad and shallow side-slopes planted with wetland species will be 
flooded as wet season water levels rise behind the water control structures. As the wet 
season ends, water levels will slowly recede back into the stream channel providing 
forage opportunities for wading birds like the wood stork. 

Q. ConstructIan monltorlng and adapthre management of the rertoratlon. All of the 
restoration activities will be monitored by the project ecologist to provide guidance on 
the continuing restoration work and also information to agencles as required. 

The following photos of similar restoration activities were taken at the CRMB. 

Removing lnvasive exotic vegetation (2003) 



Pasture before restoration (2004) 

Disklng former agricultural fields In early stages of restoration (2004) 



Using prescribed fire as a management tool (2005) 

Seeding hydric pine flatwoods pasture restoration area (2005) 



Planting bare root plne tree seedlings in restored hydric pine habitat (2007) 

Hydric pine restoration area (2008) 

14 



Backfilling agricultural ditches (2008) 

Backfilled and graded ditches to become hydric pine flatwoods (2008) 

15 



Main control structure, adjacent to the Farms, on Corkscrew Road (2009) 

Releasing water to maintain appropriate water levels (2009) 

16 



Breaching existing berm to restore sheet flow (2008) 

Restored sheet flow through breached berm (2008) 



Created freshwater marsh (2008) 

- 

Monitoring restoration results (2009) 



Mixed flock of wading birds (2009) 

Long-term monltorlng and management of the restoration areas. 

The proposed design of the Corkscrew Farms wetland restoration focuses on outcomes 
and restoration targets that will be sustainable for many years with the guidance of an 
appropriate long-term management plan which will be developed and adopted. 

A key to successful, cost-effective, long-term management will be the adoption of a 
long-term monitoring plan in the restoration area. A long-term monitoring plan will 
provide ecological data such as water levels, vegetative cover and wildlife utilization. 
This information will guide the adaptive management of the site. 

The restoration areas will be identffled as conservation areas as the project Is approved 
and will be  laced in conservation easements. t h e  conservation easements inrill 
prevent the encroachment of future development as well as activities that are 
incompatible wlth the goal of sustaining the restored conservation areas in good 
ewloglcal health. These areas wlll be physically managed following the long-term 
management plan prepared by the projecte&logist, implemented by the Home owners 
Association with the assistance of an appropriately skilled environmental professional. 



Long term management activities required within the restored conservation areas will 
include periodic surveys of vegetation and wildlife within the restoration area, control of 
exotic and nuisance plant species, regulating water levels, maintenance of the water 
contra1 structures and access. 
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