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LOCAL GOVERNMENT COMPREHENSIVE PLAN AMENDMENTS 
LEE COUNTY 

 
The Council staff has reviewed the proposed evaluation and appraisal based amendments to the Lee 
County Comprehensive Plan (DEO 17-5ESR). These amendments were developed under the Local 
Government Comprehensive Planning and Land Development Regulation Act. A synopsis of the 
requirements of the Act and Council responsibilities is provided as Attachment I. Comments are 
provided in Attachment II. Site location maps can be reviewed in Attachment III. 
 
Staff review of the proposed amendments was based on whether they were likely to be of regional 
concern.  This was determined through assessment of the following factors: 
 

1. Location--in or near a regional resource or regional activity center, such that it impacts the 
regional resource or facility; on or within one mile of a county boundary; generally applied to sites 
of five acres or more; size alone is not necessarily a determinant of regional significance; 

2. Magnitude--equal to or greater than the threshold for a Development of Regional Impact of the 
same type (a DRI-related amendment is considered regionally significant); and 

3. Character--of a unique type or use, a use of regional significance, or a change in the local 
comprehensive plan that could be applied throughout the local jurisdiction; updates, editorial 
revisions, etc. are not regionally significant. 

 
A summary of the results of the review follows: 
 
  

Factors of Regional Significance 

Proposed 
Amendment Location Magnitude Character Consistent 
DEO 17-5ESR No No No (1) Not regionally significant 

    

(2) Consistent with SRPP 
 

 
  
 
                        
RECOMMENDED ACTION:  Approve staff comments. Authorize staff to forward comments to 

the Department of Economic Opportunity and Lee County 
 
 

 
07/2017 

 



Attachment I 

 

 

COMMUNITY PLANNING ACT 
 
Local Government Comprehensive Plans 
The Act requires each municipal and county government to prepare a comprehensive plan that must 
include at least the following nine elements: 
 
 1. Future Land Use Element; 
 2. Traffic Circulation Element; 

A local government with all or part of its jurisdiction within the urbanized area of a 
Metropolitan Planning Organization shall prepare and adopt a transportation element 
to replace the traffic circulation; mass transit; and ports, aviation, and related facilities 
elements. [9J-5.019(1), FAC] 

3. General Sanitary Sewer, Solid Waste, Drainage, and Potable Water and Natural 
Groundwater Aquifer Recharge Element; 

 4. Conservation Element; 
 5. Recreation and Open Space Element; 
 6. Housing Element; 
 7. Coastal Management Element for coastal jurisdictions; 
 8. Intergovernmental Coordination Element; and 
 9. Capital Improvements Element. 
 
The local government may add optional elements (e. g., community design, redevelopment, safety, 
historical and scenic preservation, and economic). 
 
All local governments in Southwest Florida have adopted revised plans: 

Charlotte County, Punta Gorda 
Collier County, Everglades City, Marco Island, Naples 
Glades County, Moore Haven 
Hendry County, Clewiston, LaBelle 
Lee County, Bonita Springs, Cape Coral, Fort Myers, Fort Myers Beach, Sanibel 
Sarasota County, Longboat Key, North Port, Sarasota, Venice 

 
 
 
 
 

                

          

 
                    

 

 

 
 
 

 



Attachment I 

 

 

COMPREHENSIVE PLAN AMENDMENTS 
 
A local government may amend its plan at any time during the calendar year.   Six copies of the 
amendment are sent to the Department of Economic Opportunity (DEO) for review.  A copy is also sent 
to the Regional Planning Council, the Water Management District, the Florida Department of 
Transportation, and the Florida Department of Environmental Protection.   
 
The proposed amendments will be reviewed by DEO in two situations.  In the first, there must be a 
written request to DEO.  The request for review must be received within forty-five days after transmittal 
of the proposed amendment.  Reviews can be requested by one of the following: 
 

• the local government that transmits the amendment, 
• the regional planning council, or 
• an affected person. 

 
In the second situation, DEO can decide to review the proposed amendment without a request.  In that 
case, DEO must give notice within thirty days of transmittal.   
 
Within five working days after deciding to conduct a review, DEO may forward copies to various 
reviewing agencies, including the Regional Planning Council.   
 
Regional Planning Council Review 
The Regional Planning Council must submit its comments in writing within thirty days of receipt of the 
proposed amendment from DEO.  It must specify any objections and may make recommendations for 
changes.  The review of the proposed amendment by the Regional Planning Council must be limited to 
"effects on regional resources or facilities identified in the Strategic Regional Policy Plan and extra-
jurisdictional impacts which would be inconsistent with the comprehensive plan of the affected local 
government”. 
 
After receipt of comments from the Regional Planning Council and other reviewing agencies, DEO has 
thirty days to conduct its own review and determine compliance with state law.  Within that thirty-day 
period, DEO transmits its written comments to the local government. 
  
 
NOTE:  THE ABOVE IS A SIMPLIFIED VERSION OF THE LAW.  REFER TO THE STATUTE (CH. 163, FS) FOR 

DETAILS. 

 



Attachment II 
 

LEE COUNTY COMPREHENSIVE PLAN AMENDMENT (DEO 17-5ESR) 

RECEIVED: 6/28/17 

Summary of Proposed Amendment 
Lee County DEO 17-5ESR consists of two amendments: 

CPA2015-00010 (Apaloosa Lane): Request to designate the 59.72 +/- acre subject property from 
Outlying Suburban to General Interchange and a text amendment to Table 1(b), Year 2030 Allocations, 
to accommodate additional residential development in the General Interchange future land use 
category within the Daniels Parkway Planning Community. 

The subject property is located on the along north side of Daniels Parkway on both sides of Palomino 
Lane and extends to Apaloosa Lane. The property is west of the Danport Center commercial uses and 
the Renaissance Golf Course residential community. It is located in the Daniels Parkway Planning 
Community.  

The subject property contains a mix of developed and undeveloped parcels. Commercial retail, and 
office uses are located closest to Daniels Parkway. Land uses within the subject property include 
108,236 ± SF of commercial retail and offices uses, a 2,904 SF gas station/convenience store with 12 
pumps, 106 room hotel, a single family residence and 26.48 acres of vacant land.  

The surrounding properties are within the General Interchange, Outlying Suburban and Wetlands future 
land use categories and are zoned Residential Planned Development (RPD), Community Facilities 
Planned Development, Commercial Planned Development (CPD), General Commercial (CG), Commercial 
Neighborhood (CN-3), and Agricultural (AG-2). 

The General Interchange future land use map category would increase the population accommodation 
from 94 units to 700 (rounded from 693) units. This is a total projected increase of 606 dwelling units. 
The Lee County BOCC voted for a text amendment to the proposal that would prohibit industrial uses in 
this location. The BOCC voted 4-0 to transmit this CPA2015-00010 with the referenced text amendment. 

The property has access to water, sewer, solid waste, fire, EMS, schools and transit and there are 
adequate services available to serve the property. The area has pre-existing transportation 
infrastructure issues. Portions of Daniels Parkway will fail with or without the proposed increase. Daniels 
Parkway is a constrained arterial roadway with little connectivity west of I-75. The addition of the 
project trips to the network will not cause any roadway links to fall below the recommended minimum 
acceptable Level of Service threshold as recommended in Policy 37.1.1 in the Lee County 
Comprehensive Plan. 

CPA2017-00001 (Growth Management): Amend the Lee Plan to align land use and transportation 
policies. The amendments that deal with land use will: clarify existing requirements; reorganize the 
goals, objectives, and policies to group topics such as development standards, growth management, and 
mixed use; and provide for alternative development regulations that allow for urban forms of 
development within the Mixed Use Overlay. The amendments that address transportation will: reduce 
redundancies, align with state statutes, recognize a multi-modal transportation network; and allow for 
different roadway cross sections based on location. The proposed amendments will not change 
allowable densities and intensities within Lee County. 



Attachment II 
 

The proposed amendments will allow for land development regulations that will create a more dense, 
intense and mixed-use form of development in Future Urban Areas and the Mixed Use Overlay by 
supporting development at maximum allowable densities, allowing density to be calculated using 
residential and non-residential areas of developments and utilizing conventional zoning districts. 
Subsequent amendments to the Land Development Code (LDC) will provide alternate development 
regulations within the Mixed Use Overlay for height, setbacks, landscape requirements, and parking 
requirements. The proposed amendments do not increase allowable densities or intensities within any 
future land use category, but will allow for redevelopment, infill, and continued growth of Lee County’s 
Future Urban Areas. 

The Lee Plan and LDC currently do not differentiate transportation infrastructure and facilities based on 
location within the County. Historically, there were also state transportation concurrency requirements 
and Lee County commercial site location standards that unintentionally encouraged a patchwork 
development pattern. As a result, development form is consistent throughout Lee County regardless of 
location or intended users. County Staff is recommending amendments to the Lee Plan that will 
recognize different infrastructure and facility needs in urban versus non-urban locations. 

Regional Impacts 
FDOT’s comments on the proposed amendments are attached. FDOT notes that the impacts of 
CPA2015-00010 are considered insignificant. Technical assistance comments are provided for CPA2015-
00010, including encouraging multimodal transport. FDOT provided no comments on CPA2017-00001. 

DEO provided a technical assistance comment, noting that the proposed amendments delete the 
maximum intensity of use standard form the Commercial FLUC. 

Council staff has reviewed the requested changes and finds that the requested Comprehensive Plan 
amendments do not directly produce any significant regional impacts that would be inconsistent with 
the Comprehensive Plan of any other local government within the region.  

Extra-Jurisdictional Impacts 
Council staff has reviewed the requested changes and finds that the requested Comprehensive Plan 
amendments do not directly produce any significant extra-jurisdictional impacts that would be 
inconsistent with the Comprehensive Plan of any other local government within the region. 

Conclusion 
No adverse effects on regional resources or facilities and no extra-jurisdictional impacts have been 
identified. Staff finds that this project is not regionally significant. 

Recommended Action 
Approve staff comments. Authorize staff to forward comments to the Department of Economic 
Opportunity and Lee County.  













Attachment III 
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the designated intersections.  Nor does it supersede the various exceptions 
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