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LEE COUNTY ORDINANCE NO. 17-24 
Verdana 

(CPA2016-00009) 

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE 
PLAN, COMMONLY KNOWN AS THE "LEE PLAN," ADOPTED BY 
ORDINANCE NO. 89-02, AS AMENDED, SO AS TO ADOPT 
AMENDMENT PERTAINING TO THE VERDANA (CPA2016-00009) 
APPROVED DURING A PUBLIC HEARING; PROVIDING FOR 
PURPOSE, INTENT, AND SHORT TITLE; AMENDMENTS TO ADOPTED 
MAP AND TEXT; LEGAL EFFECT OF "THE LEE PLAN"; PERTAINING 
TO MODIFICATIONS THAT MAY ARISE FROM CONSIDERATION AT 
PUBLIC HEARING; GEOGRAPHICAL APPLICABILITY; 
SEVERABILITY, CODIFICATION, SCRIVENER'S ERRORS, AND AN 
EFFECTIVE DATE. 

WHEREAS, the Lee County Comprehensive Plan ("Lee Plan") Policy 2.4.1. and 
Chapter XIII, provides for adoption of amendments to the Plan in compliance with State 
statutes and in accordance with administrative procedures adopted by the Board of 
County Commissioners ("Board"); and, 

WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, 
and Lee County Administrative Code AC-13-6 provide an opportunity for the public to 
participate in the plan amendment public hearing process; and, 

WHEREAS, the Lee County Local Planning Agency ("LPA") held a public hearing 
on the proposed amendment in accordance with Florida Statutes and the Lee County 
Administrative Code on June 26, 2017; and, 

WHEREAS, the Board held a public hearing for the transmittal of the proposed 
amendment on September 20, 2017. At that hearing, the Board approved a motion to 
send, and did later send, proposed amendment pertaining to Verdana (CPA2016-00009) 
to the reviewing agencies set forth in Section 163.3184(1)(c), F.S. for review and 
comment; and, 

WHEREAS, at the September 20, 2017 meeting, the Board announced its 
intention to hold a public hearing after the receipt of the reviewing agencies' written 
comments; and, 

WHEREAS, on December 20, 2017, the Board held a public hearing and adopted 
the proposed amendment to the Lee Plan set forth herein. 
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NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT: 

SECTION ONE: PURPOSE. INTENT AND SHORT TITLE 

The Board of County Commissioners of Lee County, Florida, in compliance with 
Chapter 163, Part II, Florida Statutes, and with Lee County Administrative Code AC-13-6, 
conducted public hearings to review proposed amendments to the Lee Plan. The 
purpose of this ordinance is to adopt map and text amendments to the Lee Plan 
discussed at those meetings and approved by a majority of the Board of County 
Commissioners. The short title and proper reference for the Lee County Comprehensive 
Land Use Plan, as hereby amended, will continue to be the "Lee Plan." This amending 
ordinance may be referred to as the "Verdana Ordinance (CPA2016-00009)." 

SECTION TWO: ADOPTION OF COMPREHENSIVE PLAN AMENDMENT 

The Lee County Board of County Commissioners amends the existing Lee Plan, 
adopted by Ordinance Number 89-02, as amended, by adopting an amendment, which 
amends Policy 33.3.4 and Maps 6, 7 and 17 known as Verdana (CPA2016-00009). 

The corresponding Staff Reports and Analysis, along with all attachments and 
application submittals for this amendment are adopted as "Support Documentation" for 
the Lee Plan. Proposed amendments adopted by this Ordinance are attached as Exhibit 
A. 

SECTION THREE: LEGAL EFFECT OF THE "LEE PLAN" 

No public or private development will be permitted except in conformity with the 
Lee Plan. All land development regulations and land development orders must be 
consistent with the Lee Plan as amended. The adoption of the CPA does not guarantee 
further development order or development permit approval, including approval of zoning 
applications for increased density. Prior to any zoning approval granting density greater 
than 1 dwelling unit per 10 acres of DR/GR and 1 dwelling unit per 20 acres of Wetlands, 
the applicant must demonstrate consistency with Lee Plan Policy 33.3.4.2. 

SECTION FOUR: MODIFICATION 

It is the intent of the Board of County Commissioners that the provisions of this 
Ordinance may be modified as a result of consideration that may arise during Public 
Hearing(s). Such modifications shall be incorporated into the final version. 
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SECTION FIVE: GEOGRAPHIC APPLICABILITY 

The Lee Plan is applicable throughout the unincorporated area of Lee County, 
Florida, except in those unincorporated areas included in joint or interlocal agreements 
with other local governments that specifically provide otherwise. 

SECTION SIX: SEVERABILITY 

The provisions of this ordinance are severable and it is the intention of the Board of 
County Commissioners of Lee County, Florida, to confer the whole or any part of the 
powers herein provided. If any of the provisions of this ordinance are held 
unconstitutional by a court of competent jurisdiction, the decision of that court will not 
affect or impair the remaining provisions of this ordinance. It is hereby declared to be the 
legislative intent of the Board that this ordinance would have been adopted had the 
unconstitutional provisions not been included therein. 

SECTION SEVEN: INCLUSION IN CODE. CODIFICATION, SCRIVENERS' ERROR 

It is the intention of the Board of County Commissioners that the provisions of this 
ordinance will become and be made a part of the Lee County Code. Sections of this 
ordinance may be renumbered or relettered and the word "ordinance" may be changed to 
"section," "article," or other appropriate word or phrase in order to accomplish this 
intention; and regardless of whether inclusion in the code is accomplished, sections of 
this ordinance may be renumbered or relettered. The correction of typographical errors 
that do not affect the intent, may be authorized by the County Manager, or his designee, 
without need of public hearing, by filing a corrected or recodified copy with the Clerk of the 
Circuit Court. 

SECTION EIGHT: EFFECTIVE DATE 

The plan amendments adopted herein are not effective until 31 days after the 
State Land Planning Agency notifies the County that the plan amendment package is 
complete. If timely challenged, an amendment does not become effective until the State 
Land Planning Agency or the Administrative Commission enters a final order determining 
the adopted amendment to be in compliance. No development orders, development 
permits, or land uses dependent on this amendment may be issued or commence before 
the amendment has become effective. If a final order of noncompliance is issued by the 
Administration Commission, this amendment may nevertheless be made effective by 
adoption of a resolution affirming its effective status. ·· 

[The remainder of this page intentionally left blank.] 
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THE FOREGOING ORDINANCE was offered by Commissioner Kiker, who moved 
its adoption. The motion was seconded by Commissioner Hamman. The vote was as 
follows: 

John Manning 
Cecil Pendergrass 
Larry Kiker 
Brian Hamman 
Frank Mann 

Absent 
Aye 
Aye 
Aye 
Absent 

DONE AND ADOPTED this 2Q1h day of December, 2017. 

ATIEST: 
LINDA DOGGETT, CLERK 

DATE: December 20, 2017 

APPROVED AS TO FORM FOR THE 
REL ANGE OF LEE COUNT'fi NL Y 

Exhibit A: Adopted revisions to Policy 33.3.4 and Maps 6, 7, and 17 
(Adopted by BOCC December 20, 2017) 
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EXHIBIT A 

Note: Text depicted with underscore represents additions to the Lee Plan. 
Strike-through text represents deletions from the Lee Plan. 
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EXHIBIT A 

CPA2016-09 

Text Amendments: 

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 Alica 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 designation on the 
Environmental Enhancement and Preservation Communities overlay must be consistent with 
ene-e.f the criteria below: 

• Provide significant regional hydrological and wildlife connections and have the 
potential to improve, preserve, and restore regional surface and groundwater resources 
and indigenous wildlife habitats; and 

• Be located west of Lee County 20120 Imperial Marsh Preserve (Corkscrew Tract) and 
within one mile north or south of Corkscrew Road. Properties with frontage on 
Corkscrew Road designated as Tier 1 Priority Restoration Area may extend the overlay 
an additional mile south to include contiguous Tier 1 properties where the extension 
will result in regional environmental benefits by connecting protected habitat north of 
Corkscrew Road to land in Collier County used for conservation purposes; or, 

• Be located west of the intersection of Alico Road and Corkscrew Road, north of 
Corkscrew Road and south of Alico Road. 

Policy 33.3.4(2) to Policy 33.3.4(2)(h) will remain unchanged. 

1. Elimination of any agricultural FO\V crop uses,_ at time of first development order. including 
the use of irrigation and fertilizers (or other chemicals), must be entirely eliminated at time 
of first development order approval for row crops and no later than 5 years from first 
development order approval for citrus groves. If cessation of citrus groves is to be phased, 
a phasing plan provided at the time of zoning must demonstrate regional environmental 
benefits, including but not limited to regional or historic surface water and wildlife 
connections, occurring with the first phase of development. 

The remainder of the policy will remain unchanged. 

CPA2016-09 
December 6, 2017 
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Map Amendments: 
Map 6: Future Water Service Area 
Map 7: Future Sewer Service Area 

EXHIBIT A 

Map 17: Southeast DR/GR Residential Overlay 

CPA2016-09 

December 6, 2017 
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LEE COUNTY ORDINANCE NO. ____ 
Verdana 

(CPA2016-00009) 
 

AN ORDINANCE AMENDING THE LEE COUNTY COMPREHENSIVE 
PLAN, COMMONLY KNOWN AS THE “LEE PLAN,” ADOPTED BY 
ORDINANCE NO. 89-02, AS AMENDED, SO AS TO ADOPT 
AMENDMENT  PERTAINING TO THE VERDANA (CPA2016-00009) 
APPROVED DURING A PUBLIC HEARING; PROVIDING FOR 
PURPOSE, INTENT, AND SHORT TITLE; AMENDMENTS TO ADOPTED 
MAP AND TEXT; LEGAL EFFECT OF “THE LEE PLAN”; PERTAINING 
TO MODIFICATIONS THAT MAY ARISE FROM CONSIDERATION AT 
PUBLIC HEARING; GEOGRAPHICAL APPLICABILITY; 
SEVERABILITY, CODIFICATION, SCRIVENER’S ERRORS, AND AN 
EFFECTIVE DATE. 

  
 
 WHEREAS, the Lee County Comprehensive Plan (“Lee Plan”) Policy 2.4.1. and 
Chapter XIII, provides for adoption of amendments to the Plan in compliance with State 
statutes and in accordance with administrative procedures adopted by the Board of 
County Commissioners (“Board”); and, 
 
 WHEREAS, the Board, in accordance with Section 163.3181, Florida Statutes, 
and Lee County Administrative Code AC-13-6 provide an opportunity for the public to 
participate in the plan amendment public hearing process; and,  
 
 WHEREAS, the Lee County Local Planning Agency (“LPA”) held a public hearing 
on the proposed amendment in accordance with Florida Statutes and the Lee County 
Administrative Code on June 26, 2017; and,  
 
 WHEREAS, the Board held a public hearing for the transmittal of the proposed 
amendment on September 20, 2017.  At that hearing, the Board approved a motion to 
send, and did later send, proposed amendment pertaining to Verdana (CPA2016-00009) 
to the reviewing agencies set forth in Section 163.3184(1)(c), F.S. for review and 
comment; and, 
 
 WHEREAS, at the September 20, 2017 meeting, the Board announced its 
intention to hold a public hearing after the receipt of the reviewing agencies’ written 
comments; and,  
 
 WHEREAS, on December 20, 2017, the Board held a public hearing and adopted 
the proposed amendment to the Lee Plan set forth herein. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY 
COMMISSIONERS OF LEE COUNTY, FLORIDA, THAT: 
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SECTION ONE: PURPOSE, INTENT AND SHORT TITLE 
 
 The Board of County Commissioners of Lee County, Florida, in compliance with 
Chapter 163, Part II, Florida Statutes, and with Lee County Administrative Code AC-13-6, 
conducted public hearings to review proposed amendments to the Lee Plan.  The 
purpose of this ordinance is to adopt map and text amendments to the Lee Plan 
discussed at those meetings and approved by a majority of the Board of County 
Commissioners.  The short title and proper reference for the Lee County Comprehensive 
Land Use Plan, as hereby amended, will continue to be the “Lee Plan.”  This amending 
ordinance may be referred to as the “Verdana Ordinance (CPA2016-00009).” 
 
SECTION TWO: ADOPTION OF COMPREHENSIVE PLAN AMENDMENT 
 
 The Lee County Board of County Commissioners amends the existing Lee Plan, 
adopted by Ordinance Number 89-02, as amended, by adopting an amendment, which 
amends Policy 33.3.4 and Maps 6, 7 and 17 known as Verdana (CPA2016-00009). 
 
 The corresponding Staff Reports and Analysis, along with all attachments and 
application submittals for this amendment are adopted as “Support Documentation” for 
the Lee Plan.  Proposed amendments adopted by this Ordinance are attached as Exhibit 
A. 
 
SECTION THREE: LEGAL EFFECT OF THE “LEE PLAN” 
 
 No public or private development will be permitted except in conformity with the 
Lee Plan.  All land development regulations and land development orders must be 
consistent with the Lee Plan as amended. The adoption of the CPA does not guarantee 
further development order or development permit approval, including approval of zoning 
applications for increased density.  Prior to any zoning approval granting density greater 
than 1 dwelling unit per 10 acres of DR/GR and 1 dwelling unit per 20 acres of Wetlands, 
the applicant must demonstrate consistency with Lee Plan Policy 33.3.4.2. 
 
SECTION FOUR: MODIFICATION 
 
 It is the intent of the Board of County Commissioners that the provisions of this 
Ordinance may be modified as a result of consideration that may arise during Public 
Hearing(s). Such modifications shall be incorporated into the final version. 
 
SECTION FIVE: GEOGRAPHIC APPLICABILITY 
 
 The Lee Plan is applicable throughout the unincorporated area of Lee County, 
Florida, except in those unincorporated areas included in joint or interlocal agreements 
with other local governments that specifically provide otherwise. 
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SECTION SIX: SEVERABILITY 
 
 The provisions of this ordinance are severable and it is the intention of the Board of 
County Commissioners of Lee County, Florida, to confer the whole or any part of the 
powers herein provided.  If any of the provisions of this ordinance are held 
unconstitutional by a court of competent jurisdiction, the decision of that court will not 
affect or impair the remaining provisions of this ordinance.  It is hereby declared to be the 
legislative intent of the Board that this ordinance would have been adopted had the 
unconstitutional provisions not been included therein. 
 
SECTION SEVEN: INCLUSION IN CODE, CODIFICATION, SCRIVENERS’ ERROR 
 
 It is the intention of the Board of County Commissioners that the provisions of this 
ordinance will become and be made a part of the Lee County Code.  Sections of this 
ordinance may be renumbered or relettered and the word “ordinance” may be changed to 
“section,” “article,” or other appropriate word or phrase in order to accomplish this 
intention; and regardless of whether inclusion in the code is accomplished, sections of 
this ordinance may be renumbered or relettered.  The correction of typographical errors 
that do not affect the intent, may be authorized by the County Manager, or his designee, 
without need of public hearing, by filing a corrected or recodified copy with the Clerk of the 
Circuit Court. 
 
SECTION EIGHT: EFFECTIVE DATE 
 
 The plan amendments adopted herein are not effective until 31 days after the 
State Land Planning Agency notifies the County that the plan amendment package is 
complete. If timely challenged, an amendment does not become effective until the State 
Land Planning Agency or the Administrative Commission enters a final order determining 
the adopted amendment to be in compliance.  No development orders, development 
permits, or land uses dependent on this amendment may be issued or commence before 
the amendment has become effective.  If a final order of noncompliance is issued by the 
Administration Commission, this amendment may nevertheless be made effective by 
adoption of a resolution affirming its effective status. 
 
 
 THE FOREGOING ORDINANCE was offered by Commissioner _______, who 
moved its adoption.  The motion was seconded by Commissioner _________.  The 
vote was as follows: 
 
    John Manning  _____ 
    Cecil Pendergrass  _____  
    Larry Kiker   _____ 
    Brian Hamman  _____ 
    Frank Mann   _____ 
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 DONE AND ADOPTED this 20th day of December, 2017. 
 
ATTEST:      LEE COUNTY BOARD OF 
LINDA DOGGETT, CLERK   COUNTY COMMISSIONERS 
 
 
BY:__________________________  BY: _____________________________ 
Deputy Clerk      Cecil Pendergrass, Chair 
       
       
    
 DATE:___________________________ 
 
 
        
       APPROVED AS TO FORM FOR THE  

RELIANCE OF LEE COUNTY ONLY 
 
 
       ________________________________ 
       County Attorney’s Office 
 
 
Exhibit A:   Adopted revisions to Policy 33.3.4 and Maps 6, 7, and 17  

(Adopted by BOCC December 20, 2017) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
CAO Draft 11/30/17 
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EXHIBIT A 
 

Note: Text depicted with underscore represents additions to the Lee Plan.  
Strike-through text represents deletions from the Lee Plan.  
 



EXHIBIT A 
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 CPA2016-09 

 
Text Amendments: 

 
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 designation on the 
Environmental Enhancement and Preservation Communities overlay must be consistent with 
one of the criteria below: 

 
• Provide significant regional hydrological and wildlife connections and have the 

potential to improve, preserve, and restore regional surface and groundwater resources 
and indigenous wildlife habitats; and 

 
• Be located west of Lee County 20/20 Imperial Marsh Preserve (Corkscrew Tract) and 

within one mile north or south of Corkscrew Road.  Properties with frontage on 
Corkscrew Road designated as Tier 1 Priority Restoration Area may extend the overlay 
an additional mile south to include contiguous Tier 1 properties where the extension 
will result in regional environmental benefits by connecting protected habitat north of 
Corkscrew Road to land in Collier County used for conservation purposes; or,  

 

• Be located west of the intersection of Alico Road and Corkscrew Road, north of 
Corkscrew Road and south of Alico Road. 

 
Policy 33.3.4(2) to Policy 33.3.4(2)(h) will remain unchanged. 

 

i. Elimination of any agricultural row crop uses, at time of first development order. including 
the use of irrigation and fertilizers (or other chemicals), must be entirely eliminated at time 
of first development order approval for row crops and no later than 5 years from first 
development order approval for citrus groves. If cessation of citrus groves is to be phased, 
a phasing plan provided at the time of zoning must demonstrate regional environmental 
benefits, including but not limited to regional or historic surface water and wildlife 
connections, occurring with the first phase of development. 

 

The remainder of the policy will remain unchanged. 
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Map Amendments: 

Map 6: Future Water Service Area 

Map 7: Future Sewer Service Area 

Map 17: Southeast DR/GR Residential Overlay 
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STAFF REPORT FOR 

CPA2016-09: Verdana 
Privately Initiated Text and Map Amendments to the Lee Plan 

 

 

Applicant: 
Pan Terra 
Holdings, LTD 
 
Representative: 
Daniel Delisi, 
AICP 
 
Commissioner 
District:  # 3 
 
Property Size: 
1,460± Acres 
 
Current FLUC: 
DR/GR  & 
Wetlands 
 
Current Zoning: 
AG-2 
 
Current Use: 
Agriculture-Citrus 
 
Hearing Dates: 
LPA:   
6/26/2017 
 

Transmittal:   
8/20/2017 
 

Adoption:   
12/20/2017 
 
 
 
 
 
 
 
 
 
 

REQUEST 

 Amend Map 17, Southeast DR/GR Residential Overlay, to designate a 1,460 +/- 
acre property along Corkscrew Road as an Environmental Enhancement and 
Preservation Community. 

 Amend Maps 6 and 7 to include the property within the Future Potable Water and 
Sewer Service area.  

 Amend Policy 33.3.4 to allow Tier 1 properties with access to Corkscrew Road to 
extend the Environmental Enhancement and Preservation Communities Overlay 
up to 2 miles south of Corkscrew Road and to change the time that agricultural 
uses must be ceased.   

 
PROJECT SUMMARY   
The requested amendments would allow a low density residential development with 
a maximum of one dwelling unit per acre with accessory commercial development 
pending the property being rezoned.  The project, if properly zoned, will add 875 
acres (or 60% of the subject property) for open space and conservation/restoration to 
the already extensive public and private conservation land within Southeast Lee 
County and Collier County.   
 
PROPERTY LOCATION  
The property is located approximately 4 miles east of the intersection of Alico and 
Corkscrew Roads. 
 

 
 
RECOMMENDATION 
Staff recommends that the Board of County Commissioners transmit the map and 
the text amendments to 33.3.4. as provided in Attachment 1 based on the analysis 
and findings of this staff report.   
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Concurrent Application Review:  The Verdana comprehensive plan amendment was filed on 
September 6, 2016.  The applicant has also filed a companion rezoning application (DCI2016-
00018) that is being reviewed concurrently with the plan amendment application.  DCI2016-
00018 was filed on September 26, 2016 seeking to rezone the subject property from AG-2 to 
Mixed Use Planned Development (MPD). 
 
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 provide concurrent review of the rezoning request. 
 
Staff notes that even though the applicant may demonstrate that the subject property has the 
potential to provide significant regional benefits consistent with Policy 33.3.4.1., these benefits 
MUST be demonstrated prior to rezoning approval. 

 

PART 1 

RECOMMENDATION 

 
Staff is recommending that the following proposed amendments be transmitted to the state 
reviewing agencies: 
 
 Amend Map 17, Southeast DR/GR Residential Overlay, to designate a 1,460 +/- acre 

property along Corkscrew Road as an Environmental Enhancement and Preservation 
Community. 

 Amend Map 6 to include the property within the Future Potable Water Service Area. 
 Amend Map 7 to include the property within the Future Sewer Service Area.  
 Amend Policy 33.3.4 to allow Tier 1 properties with access to Corkscrew Road to extend the 

Environmental Enhancement and Preservation Communities Overlay up to 2 miles south of 
Corkscrew Road.   

Staff recommends that the Board of County Commissioners not transmit1 the following 
requested amendment: 

 Amend Policy 33.3.4 to allow for agriculture uses to continue after the first development 
order.   

One of the primary regional benefits provided by the proposed development, as provided in the 
application materials, will be an approximate 80% reduction in groundwater use and 
habitat/flowway restoration.  If agriculture uses are permitted to continue after development 
commences these benefits may never be accomplished due to fragmented restoration and 
continued groundwater consumption to accommodate continued agricultural use. 

                                                           
1
 This recommendation was revised by staff prior to the Lee County BoCC Transmittal Hearing.  See Part 7C for 

discussion. 
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Attachment #1 provides the text amendments recommended by staff in strike-through and 
underline as well as the proposed map amendments. 

PART 2 

LAND USE CATEGORY AND COMMUNITY PLANNING 
 
The subject property is located on the south side of Corkscrew Road about 4 miles to the east 
of the intersection with Alico Road.  It is in the Density Reduction/Groundwater Resource and 
Wetlands future land use categories and within the Southeast Lee County Community Planning 
Area. 
 
Density Reduction/Groundwater Resource (DR/GR) 
The DR/GR future land use category 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 DR/GR future land use category is 
described in Policy 1.4.5 provided, in part, below: 

   
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. 

 

The underlying objectives for the DR/GR future land use category are to protect the County’s 
shallow aquifers and to reduce the population accommodation of the Future Land Use Map in 
the Lee Plan.   
 
Prior to the adoption of the 1990 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. The original proposal was for the creation of a new future land use 
category for the southeast area of the county called “Groundwater Resource.” The amendment 
proposed a reduction in density from one dwelling unit per acre to one dwelling unit per five 
acres.   
 
The DCA was concerned with the population accommodation of the Future Land Use Map in 
relation to the Planning Horizon of the Lee Plan.  Therefore, as part of the 1990 Stipulated 
Settlement Agreement,  allowable density was further reduced to one dwelling unit per ten 
acres and the words “Density Reduction” were added to the name of the category. 
 
Wetlands 
The wetlands on the subject property are within the Wetlands future land use category which is 
described in the Lee Plan as follows: 
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OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that 

are identified as Wetlands in accordance with F.S. 373.019(17) through the use of the unified 

state delineation methodology described in FAC Chapter 17-340, as ratified and amended in 

F.S. 373.4211. (Amended by Ordinance No. 94-30) 

 

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential uses 

and recreational uses that will not adversely affect the ecological functions of wetlands. All 

development in Wetlands must be consistent with Goal 114 of this plan. The maximum 

density is one dwelling unit per twenty acres (1 du/20 acre) except as otherwise provided in 

Table 1(a) and Chapter XIII of this plan. (Amended by Ordinance No. 94-30) 

 
Southeast Lee County Planning Community 
Lee County further delineated appropriate land uses in Southeast Lee County through 
Ordinance 10-19 through 10-21.  This amendment was initiated to provide a balance between 
several land uses such as limerock mining, agriculture, residential development, and lands held 
for conservation purposes. 
 
These Ordinances adopted Goal 33: Southeast Lee County which reiterates 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 Rights 
(TDRs) is also contemplated in relation to the goals of the Lee Plan.  To date, no TDRs have been 
created from lands in Southeast DR/GR. 
 
Adoption of Lee Plan Goal 33 and its subsequent Objectives and Policies are supported by 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 2009 Natural Resource Strategies for Southeast Lee County introduced the current Priority 
Restoration Strategy areas identified on Lee Plan Map 1, Page 4, and 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 

used as a resource management tool; 
4. Restoring historic flow-ways; 
5. Providing connectivity between larger, regionally significant preserves for mammal 

and herpefaunal movement; 
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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.” 

 
In 2015 Lee County adopted the Environmental Enhancement and Preservation Communities 
Overlay.  The Overlay provided a new strategy to achieve the goals for Southeast Lee County 
articulated during the 2010 amendments to the Lee Plan and supported by the Dover Kohl 
Studies.  The objectives of the Overlay are discussed in Part 4 of this report. 

 
PART 3 

SURROUNDING PROPERTIES 
 
The subject property is surrounded by land within the DR/GR, Conservation Lands, and 
Wetlands future land use categories.  The majority of the properties are zoned AG-2. 
 
West of the subject property is the Pepperland Ranch property.  This property has also 
requested to be included Environmental Enhancement and Preservation Communities Overlay.  
Also to the west of the subject property are large lot single-family residences in the Six L’s Farm 
neighborhood.  
 
South of the subject property is the Collier County line and the Audubon Corkscrew Swamp 
Sanctuary.  
 
East of the subject property is the Corkscrew Store, a runway, and Carter Road.  East of Carter 
Road are large lot single-family residences which are zoned AG-2.  Also to the east is the 
Ultimate Ski Lake Residential Planned Development (RPD), consisting 13 residential lots in 
approximately 167 acres of land.  
 
North of the subject property, across Corkscrew Road, is a privately owned mitigation park, 
zoned AG-2 and in the Conservation Lands future land use category. To the northwest is the 
Corkscrew Farms property, which is approximately 1,360 acres.  Corkscrew Farms is included in 
the Environmental Enhancement and Preservation Communities Overlay and is zoned 
Residential Planned Development (RPD) with a density of one unit per acre and more than 750 
acres for conservation purposes.  Further north is the Airport Mitigation Park in the 
Conservation Lands future land use category and is zoned AG-2.  It 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 and includes the Imperial Marsh, the largest freshwater 
marsh in Lee County, and connects to the Flint Pen Strand.  The Corkscrew Farms property and 
the private mitigation park help to provide regional hydrology and wildlife habitat connections 
from the Airport Mitigation Park down to Corkscrew Road and ultimately the subject property.  
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PART 4 

STAFF DISCUSSION AND ANALYSIS 
 
The requested amendments would allow a low density mixed-use development with a 
maximum of one dwelling unit per acre (1,460 dwelling units) and accessory commercial uses.   
The development will be required to provide a minimum of 60% open space with a minimum of 
55% preserved in a conservation easement.  This will result in approximately 803 acres of 
uplands and wetlands being restored with potential benefits to regional flowways and wildlife 
habitat.   
 
Environmental Enhancement And Preservation Communities Overlay:  
The requested amendments to the Lee Plan will designate the subject property within the 
Environmental Enhancement and Preservation Communities Overlay.  This Overlay was 
established based on three objectives: 
 
1. Target strategic areas that can provide critical connections to other conservation lands that 

serve as the backbone for water resource management and wildlife movement within 
Southeast Lee County, consistent with Policy 33.2.3 of the Lee Plan; 

2. Require 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. Provide a predictable way to assign appropriate increases in density as an incentive to offset 
the cost of the improvements needed to achieve the longstanding environmental goals of 
the Southeast DR/GR.   

 
The Overlay was incorporated into the Lee Plan through the adoption of Policy 33.3.4 by 
Ordinance 15-13 and has previously been found to be consistent with Lee Plan Objective 107.1, 
Policy 1071.1, Policy 107.2.8 and Policy 107.11.4.   
 
Policy 33.3.4 provides a strict boundary for properties that are considered eligible to be 
included in the Overlay. To be included within the Overlay, an amendment to Lee Plan Map 17 
is required.  The applicant must demonstrate that the property is within the eligible overlay 
boundary and has the potential to 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 conservation properties. 
 
The first objective of the Environmental Enhancement and Preservation Communities Overlay is 
to include 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 as stated 
in Policy 33.3.4: 
 

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 
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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: 

 

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 subject property extends two miles south of Corkscrew Road extending to land in Collier 
County used for conservation purposes. The northern mile of the subject property is currently 
included in the area “eligible” to be identified on Map 17 as an Environmental Enhancement 
and Preservation Community as identified in Policy 33.3.4.1.a.  Part of the requested 
amendments is to amend Policy 33.3.4.1.a. in a manner that allows the southern mile of the 
subject property to also participate in the Overlay.  The text amendment proposed by the 
applicant is as follows: 
 

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. Properties with frontage on 

Corkscrew Road designated as Tier 1 Priority Restoration Area may extend the 

overlay an additional mile south to include contiguous Tier 1 properties where the 

extension will result in regional environmental benefits by connecting protected 

habitat north of Corkscrew Road to land in Collier County used for conservation 

purposes. 

 

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. 

 



 
Final Staff Report for   December 20, 2017 
CPA2016-09  Page 8 of 23 

 

Staff finds that expanding the Overlay to Tier 1 properties (as identified on Map 1, Page 4) with 
frontage on Corkscrew Road provides a direct connection to lands used for conservation 
purposes in Collier County which is consistent with the objectives of the Overlay, including 
providing hydrologic and wildlife connections between Lee County conservation properties and 
the Corkscrew Regional Ecosystem Watershed (CREW) lands in Collier County.  Allowing 
possible extension of the Overlay only on Tier 1 properties will focus the incentive of increased 
density for restoration on lands further than one mile from Corkscrew Road to only those lands 
identified as having the highest priority. 
 

 
Figure 1: Portion of Lee Plan Map 1, Page 4, Priority Restoration Areas in Southeast 
Lee County 

The subject property is identified in the Lee Plan as a Tier 1 Priority Restoration property, as 
shown in Figure 1.  Lee Plan Policy 33.2.2 provides that the Priority Restoration Areas identify 
land where protection and/or restoration would be most critical to restore historic surface and 
groundwater levels and to connect existing corridors or conservation areas.  By adding the 
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subject property to the Overlay the applicant is opting to utilize the incentive based language 
that would allow for increased density on the site where the project improves, preserves, and 
restores regional surface water and groundwater resources and indigenous wildlife habitats.    
 

 
Figure 2: Map showing conservation areas north and south of Corkscrew Road and in Collier County, south of the subject 
property. 

Staff also finds the applicant’s proposed text amendments to Policy 33.3.4(1)(a) limits the 
expansion of the overlay to the subject property which will minimize unknown potential 
impacts to the Southeast Lee County environment and preserve capacity of public 
infrastructure and services such as utilities, public safety, education, and transportation 
facilities.  
 
Data and analysis provided by the applicant demonstrate that the subject property can provide 
important hydrological and wildlife habitat connections between existing CREW, Lee County, 
and other properties designated within the Environmental Enhancement and Preservation 
Communities Overlay.  The location of the subject property is consistent with the requirements 
of Lee Plan Policy 33.3.4, as proposed to be amended, to be identified on Map 17 as an 
Environmental Enhancement and Preservation Community.  
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Environmental Considerations: 
The 2nd and 3rd objectives of the Overlay are briefly discussed in this section and will be fully 
analyzed at the time of rezoning.   
 
Of the 1460± acres, only 5% (or 74 acres) is indigenous vegetation. The remaining areas are 
used for agricultural purposes, including crops, agricultural ditches, and roads.  The agricultural 
property provides limited value for wildlife in its current state.  With the removal of the 
agricultural berms, cessation of agricultural irrigation and restoration of 55% of the property to 
native habitat, the site will provide more value for wildlife by allowing increased opportunities 
for wood storks to forage or nest and for panthers to hunt, traverse, or den on the property.   
Policy 33.3.4.2. requires that development of the property, demonstrated at time of rezoning, 
provide the following regional benefits:   

 

 Restoration of 803 acres (55% of the property) into wetland and upland preserves 
including exotic removal, re-grading of agricultural fields and replanting/seeding/natural 
recruitment of native habitat.   

 Improvement of critical wildlife connections to adjacent public conservation lands to the 
north and south. 

 Preservation of water resources through reductions in water use allocation and the use 
of native plants to reduce irrigation. 

 Restoration of native habitats from the agricultural areas. 

 Elimination of irrigation for agricultural uses. 

 Restoration of historic flowways and connections to off-site flowways. 

 Connection to sewer and water instead of the currently approved well and septic use. 
 
PANTHER HABITAT:  A majority of the property is within the secondary zone for Florida Panther.  
The secondary zone are areas adjacent to the primary zones (areas consistently used by 
panthers) that would most likely be occupied by an expanding panther populations.  By ceasing 
agricultural use and restoring the land to a native landscape this will increase the available 
habitat for Florida panther.  The area of the property located within the primary protection 
zone is proposed to be restored.  The primary zones are areas of suitable habitat that have 
been consistently occupied by an expanding panther population.  To be consistent with 
Objective 33.2, the property will need to demonstrate commitment of large areas for wildlife 
movement through the property and connection to the nearby conservation lands to the north 
and south.  Preservation of wildlife habitat on the subject property will help to connect large 
areas of publicly owned conservation and other areas of publicly and privately preserved and 
restored lands. 
 
GROUNDWATER:  The subject site is located southeast of the Lee County Utilities Corkscrew 
Wellfield.  A small portion of the property is located within wellfield protections zones. The 
current use on the property is agriculture (citrus and row crop).  There are a number of existing 
permitted wells for agricultural use.  The existing agricultural wells constructed in the Water 
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Table Aquifer will be properly plugged and abandoned.  Natural Resources staff has reviewed 
the information provided by the applicant including the Groundwater Analysis prepared by 
Progressive Water Resources. Compared to the current agricultural land use, the proposed 
amendment will reduce impacts on groundwater resources by elimination of agricultural 
irrigation and using potable water supply provided by Lee County Utilities.  The proposed 
centralized irrigation system utilizes on site lakes replenished by the newly constructed wells on 
an as necessary basis. This system will be designed to meet the requirements of the Lee County 
“Water Conservation Ordinance”.    
 
SURFACE WATER:  The subject site is located south of mitigation and conservation lands owned 
by other agencies.  Farm ditches have been excavated within and around the property altering 
historical surface water drainage and runoff patterns.  These farm ditches are expected to be 
back filled as part of the drainage improvement.  The restoration plan proposed by the 
applicant provides a flow way interconnect along the northern and southern portions of the 
project in an attempt to reestablish historic flow patterns and relieve some of the flooding of 
adjacent properties.  Staff recommends that the flow way interconnect, establishment and 
restoration be performed during the initial phase of the development. 
 
WATER QUALITY:  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, not using septic systems for 
sanitary sewer service, 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 must be addressed and resolved through the rezoning process: 
 

1) Flow way restoration and maintenance plan. 
2) Flowway and Outfall Easement agreement.   
3) Construction of the flowway at commencement of the first phase of project. 
4) Potential contamination of public water supply system due to construction or 

operational activities on the project site. 
5) Design of the water management system to mimic the functions of the natural system.    
6)  Maintain historic flow through the property and avoid flooding of adjacent properties. 
7) Compliance with Wellfield Protection Ordinance. 
8) Enhanced Lake Management plan, water levels and water quality monitoring of surface 

and groundwater.  
 
AGRICULTURAL IRRIGATION:  As part of the requested amendments, the applicant has 
proposed to amend Policy 33.2.4.2.i which is currently written as follows: 
 

(i) Elimination of any agricultural row crop uses at the time of first development 

order. 
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The applicant is proposing the following amendment: 
 

(i) Elimination of any agricultural row crop uses at the time of first development 

order for the area encompassed with the development order application. 

 

Staff does not recommend that this amendment be transmitted2.  Policy 33.3.4 provides, in 
part, that “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…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.”  One of the 
primary regional benefits anticipated to be provided from the subject property is restoration of 
groundwater levels and surface water quality.  The applicant has indicated that there will be an 
approximate 80% reduction in permitted groundwater use with the elimination of the 
agricultural irrigation as well as surface water quality benefits due to enhanced stormwater 
management and reduction of fertilizers, herbicides, and pesticides.  The applicant also stated 
that the agricultural wells from the Water Table Aquifer will be plugged and abandoned. If 
agricultural irrigation is permitted to continue after development commences, restoration of 
groundwater levels may never be implemented due to groundwater consumption necessary for 
continued agricultural use.  There would be nothing to guarantee the development would be 
built out, agricultural pumping and chemical application would be eliminated across the entire 
site, and environmental restoration work would be finished. 
 
The proposed amendment to Policy 33.3.4.2.i. will allow for an incremental approach to the 
construction and development approval process for the subject property and future projects 
that opt into the Overlay.  This would include not designing the complete environmental 
restoration within a single development order.  With this incremental approach it would not be 
possible for staff determine consistency with the Lee Plan.  To ensure implementation of Lee 
Plan Policy 33.3.4 (improve, preserve, and restore regional surface and groundwater 
resources and wildlife habitat of state and federally listed species) it is necessary to include 
all conservation areas and flowway construction in a single development order.  This is the 
process that has been followed by Corkscrew Farms (aka The Place) which is, under 
construction, and will be required for all other properties added to the Overlay. 
 
Growth Management: 
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 has 

                                                           
2
 This recommendation was revised by staff prior to the Lee County BoCC Transmittal Hearing.  See Part 7C for 

discussion. 
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additional requirements for any amendment that will increase the density or intensity of the 
DR/GR future land use category.  The four pieces of additional required data 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 four specific requirements for applicants seeking 
such an amendment as follows: 
 

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 urban sprawl. 

 

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.  Staff finds that “no significant impacts on present or future water 
resources are expected as a result from the change.”  (See memo from the Division of Natural 
Resources) 

 
PART 5 

INFRASTRUCTURE AND SERVICES 
 

Transportation/Traffic Circulation Impacts: 
The subject property has frontage on Corkscrew Road, a county maintained minor arterial 
roadway. There are no designated bicycle or pedestrian facilities along Corkscrew Road east of 
Alico Road. The nearest Lee Tran route 60 and stop is eight miles to the west at Miromar 
Outlets. The traffic analysis is dated August 22, 2016, and revised December 1, 2016. It is based 
on a potential of 134 dwelling units without the amendment and 1,460 dwelling units with the 
amendment for this property.  
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The five year analysis is for (134 units without the amendment plus 266 units with the 
amendment, a total of) 400 single-family units. The analysis estimates a net new total weekday 
PM peak hour trip generation of 295. The analysis indicates the level of service (LOS) on all the 
study area roadway segments within a 3 mile radius are anticipated to operate at or better than 
the adopted LOS standard in year 2020. 
 
CPA2016-00009 2020 LOS Summary 

Roadway Segment From To 

2020 LOS 

Without the project 
With the 
project 

Alico Road Airport Haul Road Corkscrew Road B B 

Corkscrew Road Ben Hill Griffin Parkway Wildcat Run Drive C C 

Corkscrew Road Wildcat Run Drive Bella Terra Blvd E E 

Corkscrew Road Bella Terra Blvd Alico Road C C 

Corkscrew Road Alico Road Corkscrew Farms C C 

Corkscrew Road Corkscrew Farms project entrance B C 

Corkscrew Road project entrance TPI Rd B B 

Corkscrew Road TPI Rd Collier County line B B 

 
In accordance with the agreed upon methodology for the CPA long range 20+ year analysis, the 
applicant utilized the 2040 Lee County Metropolitan Planning Organization (MPO) Long Range 
Transportation Plan (LRTP) model, which is part of a 12 county model for FDOT District 1. The 
LRTP model was approved in December 2015. Existing population and employment data was 
developed based on 2010 United States Census data. Florida Statute requires future population 
growth planning in transportation analyses to be based on University of Florida Bureau of 
Economic Business Research (BEBR) projections.  
 
The BEBR projection was refined using a planning scenario developed by the MPO LRTP 
consultant with input from a stakeholders committee of citizens and local government 
planners. The MPO LRTP consultant recommendation focused population increases between 
2010 and 2040 in activity centers and near transit routes. The 2010 Census and MPO LRTP 
model growth scenario did not anticipate the approval of WildBlue and Corkscrew Farms in the 
Environmental Enhancement Communities Preservation Overlay (EECPO), or the recent 
increase in dwelling units along Corkscrew Road between Ben Hill Griffin Parkway and Alico 
Road.  
 
For the CPA2016-00009 traffic analysis, the applicant agreed to extend the study area to 
include Corkscrew Road and Alico Road east of Ben Hill Griffin Parkway, and to adjust the LRTP 
model data to reflect existing dwelling units and consider approved development parameters 
for Stoneybrook, Wildcat Run, Corkscrew Crossings, The Preserve at Corkscrew, Bella Terra, 
Corkscrew Shores (Woods), WildBlue and Corkscrew Farms. The concurrent application for 
Pepperland CPA 2016-00003 was not submitted at the time of the methodology meeting for 
this project and the CPA is not yet approved and is not included in this traffic analysis. The 
analysis reflects the MPO LRTP Cost Feasible Plan four laning of Alico Road from Airport Haul 
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Road to the Alico Connector in the MPO LRTP, and four laning of Corkscrew Road from east of 
Ben Hill Griffin Parkway to Alico Road. 
 
CPA2016-00009 2040 LOS Summary 

Roadway 
Segment 

From To 
# of lanes in 

the MPO LRTP 

2040 LOS 

Background 
traffic 

With the project, and 
added approved 

development parameters 

Alico Road 
Airport Haul 

Road 
Alico 

Connector 
4 B B 

Alico Road Alico Connector 
Corkscrew 

Road 
2 B B 

Corkscrew 
Road 

Ben Hill Griffin 
Parkway 

Wildcat Run 
Drive 

4 C C 

Corkscrew 
Road 

Wildcat Run 
Drive 

Bella Terra 
Blvd 

4 C C 

Corkscrew 
Road 

Bella Terra Blvd Alico Road 4 A A 

Corkscrew 
Road 

Alico Road 
Corkscrew 

Farms 
2 C C 

Corkscrew 
Road 

Corkscrew 
Farms 

project 
entrance 

2 B C 

Corkscrew 
Road 

project 
entrance 

TPI Rd 2 B B 

Corkscrew 
Road 

TPI Rd 
Collier 

County line 
2 A A 

 
All roadway segments are shown to operate at an acceptable LOS with the existing and planned 
improvements to Alico Road and Corkscrew Road. 
 
Further analysis of the potential proportionate share obligations of developments in the EECPO 
includes this application, Corkscrew Farms, WildBlue, and Pepperland. Potential improvements 
to address roadways, surface water flow and wildlife movement, is being conducted in the 
EEPCO (aka Corkscrew Road traffic) study. The scope of services for the study is indicates 
completion by November 2017. As of this date, the consultant is conducting traffic analyses and 
in the process of organizing steering committee meetings. 

 

School Impacts: 
Capacities for elementary seats are not an issue within the Concurrency Service Area (CSA).  For 
middle and 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. 
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Solid Waste Collection Service: 
The Lee County Solid Waste is capable of providing solid waste collection service for the 
proposed project.  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 Service: 
Currently, the closest route (Route 60) to the identified parcel is approximately eight miles 
away.  This property is outside of the ¼ mile fixed route buffer and the ¾ mile ADA Service 
Corridor.  The current Transit Development Plan (TDP) does not identify for the expansion of 
LeeTran’s transit service in this area as a need within the 10-year horizon of the document. 
 

Emergency Medical Services (EMS): 
Lee County EMS has concerns about being able to accommodate the additional development 
proposed on the subject property.  There are two EMS stations that are approximately 7 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 
that existing service standards as required in County Ordinance 08-16 will not be met. The 
applicant will be required to address this deficiency as part of the concurrent DCI case as 
required by Policy 33.3.4.2.m. 
 

Police Service: 
The proposed Lee Plan amendment does not affect the ability of the Lee County Sheriff’s Office 
to provide core services as this time.  Service will be provided primarily from the South District 
Office in Bonita Springs with supplemental support from City of Bonita Springs contract 
deputies. 
 

Fire Protection Service: 
The Estero Fire Rescue Service District is able to serve the proposed development with fire 
protection and non-transport emergency medical services.  An additional fire station is planned 
for the general areas of the subject property in 3 – 5 years. 
 

Utilities Service: 
There is adequate capacity to serve the proposed development as follows.   
 

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 2016 annual average daily demand in LCU’s water system was 24.40 MGD. The 
2016 maximum month average daily demand in LCU’s water system was 27.83 MGD. Based on 
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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 current annual average daily flow to the Three Oaks 
WWTP is 3.15 MGD. There currently is capacity at the Three Oaks WWTP to provide service to 
the proposed development. Regarding sufficient treatment capacity in the future, the following 
should be noted. LCU has recently completed a Corkscrew Overlay Area Wastewater Master 
Plan study of the current Three Oaks WWTP future service area and the Southeast Lee County 
Planning Community 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 approved Development 
Orders at the time and the by-rights property densities.  
 
The Verdana project is currently not entirely located within the Environmental Enhancement 
and Preservation Communities eligible criteria, therefore, the entire wastewater flow projected 
from the Verdana development (355,500 gallons per day) was not included in the flow 
projection performed in the study referenced above. Utilizing the flow projection performed 
during the study referenced above, the effect the Verdana development projected flow will 
have on the available capacity at the Three Oaks WWTP can be determined. The flow projection 
was revised to add the flow generated from Verdana as well as comprehensive plan 
amendments approved after the projection was performed. It was assumed that the Verdana 
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 2024.  
 
Because the wastewater flow to the Three Oaks WWTP is projected to exceed the permitted 
capacity in the future, LCU has initiated a siting 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. 
 

PART 6 
CONCLUSIONS 

 
The applicant has provided materials that demonstrate regional hydrological and wildlife 
connectivity can be provided through the restoration of the existing agricultural fields 
consistent with Goals, Objectives, and Policies identified in the Lee Plan, including Policy 2.4.2 
and 2.4.3 which require a finding that no significant impacts on present or future water 
resources will result from the change. 
 
The subject property contains a historic flowway that has been impacted by decades of 
agricultural uses.  Restoration of the flowway can be accomplished using the standards 
provided in the Overlay.  Preservation of wildlife habitat on the subject property will help to 
connect large areas of publicly owned conservation and other areas of privately preserved and 
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restored lands.  The requested Comprehensive Plan Amendment, including the proposed text 
amendment to allow the expansion of the overlay an additional mile south for the subject 
property, would allow higher residential densities in return for the restoration of historic 
flowways and wildlife habitat on property identified by the Lee Plan as a Tier 1 restoration area.  
Restoration of the southern mile of the Tier 1 subject property will provide a critical wildlife and 
flowway connections to conservation areas within Collier County.  
 
Staff does not recommend that the proposed text amendment to Policy 33.3.4.2.i, which would 
allow for continued agricultural irrigation, be transmitted3.  This portion of the request is not 
consistent with the overall objective of the Overlay, which is in part to restore regional surface 
and groundwater resources.  The applicant has indicated a reduction of permitted groundwater 
use by approximately 80% and improvements to surface water quality through enhanced 
stormwater management and reduction of fertilizers, herbicides, and pesticides.  With this 
proposed text amendment there would be no guarantee of significant regional groundwater 
quantity and surface water quality benefits.  
 
 

PART 7 
LOCAL PLANNING AGENCY 

REVIEW AND RECOMMENDATION 
 

DATE OF PUBLIC HEARING: June 26, 2017 
 
A. LOCAL PLANNING AGENCY REVIEW: 

The applicant provided a brief presentation for the proposed amendments which covered 
location, surrounding uses, surface and groundwater characteristics and benefits, 
transportation and other public facilities, consistency with the Lee Plan, and a proposed text 
amendment that would allow the applicant to phase out citrus grove operations on the 
subject property.  Following the applicant’s presentation staff provided a brief presentation 
with a recommendation to transmit the proposed amendments without the applicant’s 
proposed text amendment.   
 
Seven members of the public spoke concerning the proposed amendment; most were 
concerned about the timing of the development.  Concerns were also raised about water on 
Carter Road and access to a 40 acre parcel that has easements through the subject 
property. 
 
One member of the LPA asked about human and wildlife interactions.  Two members 
believed that the amendment was premature and that it could wait.  Another member 
understood the applicants desire to phase citrus grove operations. 

                                                           
3
 This recommendation was revised by staff prior to the Lee County BoCC Transmittal Hearing.  See Part 7C for 

discussion. 
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B. LOCAL PLANNING AGENCY RECOMMENDATION: 

A motion was made to recommend that the Board of County Commissioners transmit 
CPA2017-00003 as recommended by staff.  During discussion this motion was revised to 
request staff work with the applicant to determine if it is possible to phase out citrus grove 
operations in a manner consistent with the EEPCO.   The motion passed 4 to 2. 

 
VOTE:  

NOEL ANDRESS NAY 

DENNIS CHURCH AYE 

JIM GREEN AYE 

CHRISTINE SMALE NAY 

STAN STOUDER AYE 

GARY TASMAN ABSENT 

JUSTIN THIBAUT AYE 

 
C. STAFF RESPONSE TO LPA RECOMMENDATION: 

Following the LPA meeting staff and the applicant met to further discuss the potential phase 
out of citrus grove operations.  At that meeting staff asked the applicant to provide 
additional information to support the phasing of the project and identify the benefits that 
phasing would provide.  The applicant provided the requested information and proposed 
Lee Plan language that would allow of the phase out of citrus groves.   
 
The primary concern with the phasing of the project, particularly when the potential 
boundary of the EEPCO is being proposed for expansion, is how to assure meaningful 
regional surface water and wildlife connections even if the development does not get built-
out.  As shown in the proposed language below staff supports a phased elimination of the 
citrus grove operation as long as regional or historic surface water and wildlife connections 
are made with the first phase of development.  
 

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

including the use of irrigation and fertilizers (or other chemicals), must be entirely 

eliminated at time of first development order approval for row crops and no later than 

5 years from first development order approval for citrus groves. If cessation of citrus 

groves is to be phased, a phasing plan provided at the time of zoning must 

demonstrate regional environmental benefits, including but not limited to regional or 

historic surface water and wildlife connections, occurring with the first phase of 

development. 

  
Staff recommends that the Board of County Commissioners transmit CPA2016-00009 with 
the change to Policy 33.3.4(2)(i), identified above.  Staff’s complete and updated 
recommendation is included within Attachment 1 to the staff report. 
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PART 8 
BOARD OF COUNTY COMMISSIONERS 

TRANSMITTAL HEARING  
 

DATE OF PUBLIC HEARING: September 20, 2017 
 
A. BOARD REVIEW: 

The applicant provided a brief presentation for the proposed amendments which covered 
location, surrounding uses, history of the Density Reduction/Groundwater Resource future 
land use category, surface and groundwater characteristics and benefits, transportation, 
consistency with the Lee Plan, and community outreach.  Following the applicant’s 
presentation staff provided a brief presentation with a recommendation to transmit the 
proposed amendments, including the revised amendment to Policy 33.3.4.2.i.   
 
No members of the public spoke concerning the proposed amendment. 
 
There was discussion about the benefits of the development and the Environmental 
Enhancement and Preservation Overlay Communities Overlay.  One commissioner asked for 
clarification from staff about the revision to the text amendment and if it provided 
adequate assurances that environmental restoration would occur. 

 
B. BOARD ACTION: 

A motion was made to transmit CPA2016-09 as recommended by staff. The motion was 
passed 4 to 0. 

 
VOTE:  

BRIAN HAMMAN AYE 

LARRY KIKER AYE 

FRANK MANN AYE 

JOHN MANNING ABSENT 

CECIL L. PENDERGRASS AYE 

 
 
 
 
 

 
 
 
 
 
 



 
Final Staff Report for   December 20, 2017 
CPA2016-09  Page 21 of 23 

 

PART 9 
STATE REVIEWING AGENCIES’  

OBJECTIONS, RECOMMENDATIONS, AND COMMENTS 
 

Comments from the State Reviewing Agencies were due to Lee County by October 25, 2017. 

 

A. OBJECTIONS, RECOMMENDATIONS AND COMMENTS: 

Lee County received responses from the following review agencies addressing the 

transmitted amendment:   

 Florida Department of Economic Opportunity, 

 Florida Department of Environmental Protection,   

 Florida Department of Transportation, 

 Florida Department of Agriculture and Consumer Services, and   

 Southwest Florida Regional Planning Council. 
 

There were no objections to the proposed amendments. 

 
The Florida Department of Transportation provided five Technical Assistance Comments.  
The Technical Assistance Comments encourage continued coordination with FDOT and Lee 
Tran, continued work to address potential truck/car conflicts, work with FDOT to minimize 
potential future transportation impacts on nearby State transportation facilities, and 
continued coordination concerning the EEPCO Traffic Study.  The full review memorandum, 
including Technical Assistance Comments, is attached to the staff report.  Lee County staff 
appreciates the technical guidance provided by Florida Department of Transportation and 
will continue to work towards an efficient network of county and state transportation 
facilities, including multi-modal transportation alternatives. 

 
B. SUBSEQUENT TO TRANSMITTAL: 

CPA2017-00001, Growth Management, became effective after the Board transmitted the 
Verdana amendments to the state reviewing agencies.  Based on the changes in the Growth 
Management amendments it is necessary to revise the strikethrough and underline changes 
of the Verdana amendments for Policy 33.3.4.1 only.  These changes do not change the 
intent of the EEPCO, nor do they change the intent of the Verdana amendments as they 
were transmitted to the state reviewing agencies on September 20, 2017.  The revised 
amendments are shown below and identify strikethrough and underline changes from the 
October 2017 codification of the Lee Plan. 
 

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

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

designation on the Environmental Enhancement and Preservation Communities 

overlay must be consistent with one of the criteria below: 
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 Provide significant regional hydrological and wildlife connections and have the 

potential to improve, preserve, and restore regional surface and groundwater 

resources and indigenous wildlife habitats; and 

 

 Be located west of Lee County 20/20 Imperial Marsh Preserve (Corkscrew Tract) 

and within one mile north or south of Corkscrew Road.  Properties with frontage 

on Corkscrew Road designated as Tier 1 Priority Restoration Area may extend the 

overlay an additional mile south to include contiguous Tier 1 properties where the 

extension will result in regional environmental benefits by connecting protected 

habitat north of Corkscrew Road to land in Collier County used for conservation 

purposes; or,  

 

 Be located west of the intersection of Alico Road and Corkscrew Road, north of 

Corkscrew Road and south of Alico Road. 
 

No additional changes are required for Policy 33.3.4.2.i based on the Growth 
Management Amendments.  Staff’s complete and updated recommendation is included 
within Attachment 1 to the staff report. 

 

C. STAFF RECOMMENDATION 

The proposed amendments to the Lee Plan are consistent with the requirements of 
Policy 33.3.4.1, as amended.  Staff notes that the applicant has not yet demonstrated 
consistency with Policy 33.3.4.2, which is required prior to any zoning approval granting 
density greater than 1 dwelling unit per 10 acres of DR/GR uplands and 1 dwelling unit 
per 20 acres of Wetlands. 
 
Staff recommends that the Board of County Commissioners adopt the amendments to 
the Lee Plan as provided in Attachment 1.   
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PART 10 
BOARD OF COUNTY COMMISSIONERS  

ADOPTION HEARING  
 

DATE OF PUBLIC HEARING: November 22, 2017 
 
A. BOARD REVIEW 

Staff gave a brief presentation, including a summary of the state review, and recommended 
that the BoCC adopt the proposed amendment. Staff also clarified that prior to any zoning 
approval granting density greater than 1 dwelling unit per 10 acres of DR/GR uplands and 1 
dwelling unit per 20 acres of Wetlands the applicant must demonstrate consistency with 
Policy 33.3.4.2 of the Lee Plan.  Following staff’s presentation the applicant also gave a brief 
presentation stating they were in agreement with staff and requested that the Board of 
County Commissioners adopt the proposed amendment. 
 
Six members of the public spoke concerning the proposed amendment; most were 
concerned about the timing of the development. 
 
One member asked if the proposed density was consistent with density in Lee County’s 
Rural future land use category.  Staff confirmed that one unit per acre is the same density as 
the Rural category.  Another member asked when the Board would review the flowway 
restoration.  Staff responded that the specifics of the restoration will be reviewed with the 
zoning application.  Following these questions, the board acknowledged that transportation 
improvements were a priority and that the proposed development and restoration would 
be better for the county’s water resources than the existing agricultural uses.  
 

B.  BOARD ACTION 
A motion was made that the BOCC adopt staff’s recommendation. The motion was called 
and passed 3-0. 

 
C. VOTE: 
 

BRIAN HAMMAN AYE 

LARRY KIKER AYE 

FRANK MANN ABSENT 

JOHN MANNING ABSENT 

CECIL L PENDERGRASS AYE 
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ATTACHMENT 1 CPA2016-09 

 

Text Amendments: 

 
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 designation on the 

Environmental Enhancement and Preservation Communities overlay must be consistent with 

one of the criteria below: 

 

 Provide significant regional hydrological and wildlife connections and have the 

potential to improve, preserve, and restore regional surface and groundwater 

resources and indigenous wildlife habitats; and 

 

 Be located west of Lee County 20/20 Imperial Marsh Preserve (Corkscrew Tract) and 

within one mile north or south of Corkscrew Road.  Properties with frontage on 

Corkscrew Road designated as Tier 1 Priority Restoration Area may extend the 

overlay an additional mile south to include contiguous Tier 1 properties where the 

extension will result in regional environmental benefits by connecting protected 

habitat north of Corkscrew Road to land in Collier County used for conservation 

purposes; or,  

 

 Be located west of the intersection of Alico Road and Corkscrew Road, north of 

Corkscrew Road and south of Alico Road. 
 

Policy 33.3.4(2) to Policy 33.3.4(2)(h) will remain unchanged. 

 

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

including the use of irrigation and fertilizers (or other chemicals), must be entirely 

eliminated at time of first development order approval for row crops and no later than 5 

years from first development order approval for citrus groves. If cessation of citrus 

groves is to be phased, a phasing plan provided at the time of zoning must demonstrate 

regional environmental benefits, including but not limited to regional or historic surface 

water and wildlife connections, occurring with the first phase of development. 

 

The remainder of the policy will remain unchanged. 
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Map Amendments: 

Map 6: Future Water Service Area 

Map 7: Future Sewer Service Area 

Map 17: Southeast DR/GR Residential Overlay 
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To view the Verdana CPA application materials, please click on the link below: 

Applicant Materials 

 

 

 

 

http://www.leegov.com/_layouts/15/kwiktagsearch/kdoc.aspx?profile=&tag=981930344&filename=981930344&ext=pdf&prime=X7Bct6jRIqcZkVWSL2D9wO8svXy8w4bGq6iXk4NcxlE%3D
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