
Greenwell SR31
Comprehensive Plan Map & Text Amendment

(CPA2021-00015)

Lee County
Local Planning Agency 

July 25, 2022

Consultants in Land Managernent 



Project Team:
• Property Owners: 

• Michael and Tracy Greenwell; Bo Greenwell; and Garrett 
Greenwell

• Owner Rep/Team Leader: 
• BCF Management Group

• Legal Counsel: 
• Hahn Loeser

• Agents:
• RWA Engineering – Planning & Civil Engineering
• Passarella and Associates – Environmental Consultants
• TR Transportation – Transportation Consultants
• Water Science Associates – Water Resource Consultants
• Trescott Planning Solutions – Hazard Mitigation Planning



Presentation Overview:
• Comprehensive Plan Map & Text Amendment Request
• Background & Specifics
• Discussion & Analysis
• Application & Benefits of Amendment - Concurrent 

Rezoning 



Request:
• Comprehensive Plan Amendment (CPA2021-

00015)
• Amend Lee Plan Future Land Use Map (FLUM) 

Map 1-A 
• RURAL & WETLANDS to OUTLYING SUBURBAN & 

WETLANDS

• Amend Future Water Services Area - Lee Plan 
Map 4-A

• Amend Table 1(b) Text



Subject Property:
• 4 Parcels; 76+/- acres
• East of SR31; South of Intersection of North River Road 

and SR31
• Future Land Use Map (FLUM) designation:  

• RURAL & WETLANDS
• Zoning:  

• AG-2 
• Concurrent Rezone (DCI2021-00050): 

• AG-2 to Mixed Use Planned Development (MPD)
• 400,000 SF Max “Community Commercial” & 125 dwelling 

units
• Existing Use(s):  Agriculture/Agri-Tourism & Residential 
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Comprehensive Plan Map Amendment 
• Change from RURAL to OUTLYING SUBURBAN
• Increase in potential density from 0.96 du/acre to 2.87du/acre 

(42 dwelling units to 125 dwelling units)
• Wider range of potential uses

• OUTLYING SUBURBAN
• Retain low density residential 
• Density Range: 1 dwelling unit/acre to 3 dwelling units/acre

• WETLANDS
• Preserved Wetlands:  Achieve OUTLYING SUBURBAN density

• Allow for:
• Compatible quality planned mixture of land uses along major arterial corridor
• Utilize existing nearby urban services/facilities
• Protection of identified environmentally sensitive areas
• Water management and water quality improvements
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PROPOSED 
FUTURE LAND USE 

MAP
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Comprehensive Plan Map Amendment 
• Lee Plan Map 4-A – Water Service Area
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Analysis - Lee Plan Consistency:
Policy 1.1.6: Outlying Suburban generally “rural in nature” with 
infrastructure planned or in place for higher density development.

Policies 1.5.1 & 124.1.2: Wetland preservation encouraged to achieve 
density transfer, while still maintaining low density (up to 3 du/acre) 
development.

Objective 2.1 & Policies 2.1.1, 2.1.2 & Objective 2.2:  Promote contiguous 
and compact growth/contain urban sprawl. 
• Logical extension of development patterns and use of public infrastructure along major 

arterial roadway while maintaining low density levels and providing housing and 
commercial opportunities. 

Goal 5, Policies 5.1.2, 5.1.5, 5.1.6 & 5.1.7: Balance future residential 
needs via PD utilizing clustered development to provide open space, 
buffers/landscaping, recreational amenities, environmental preservation, and 
compatibility.  



Lee Plan Consistency:
Goal 6, Policies 6.1.2, 6.1.3, 6.1.4, 6.1.5, 6.1.6, & 6.1.7: Allow “orderly 
and well-planned commercial at appropriate locations…”  

• Promote intent of “Community Commercial” as part of planned development at two 
intersecting arterial roadways and ability to connect to utilities.   

• Implementing rezone ensures designed and arranged as an integrated and cohesive 
unit compatible with surrounding uses that is not premature or promotes “scattered 
or strip development.”

Goal 11, Objective 11.1: Amendment and companion rezoning promote 
future mixed use development opportunities in appropriate locations.  Major 
arterial (SR31) and existing/planned public services and infrastructure.

Policies 17.3.2, 17.3.3, 17.3.4, & 27.1.8: Public Information Meetings were 
conducted within North Olga and Alva.



Lee Plan Consistency:
Goal123; Objectives 123.1 & 123.2; &, Policies 123.1.7, 123.1.5, 
123.2.2, 123.2.4, 123.2.6, 123.2.8, & 123.2.11:  Consistency by applying 
clustered mixed use development design for managed protection, 
preservation and creation of high-quality wetlands, plant and animal 
communities, and indigenous upland habitats .

Goal 135, Objective 135.1 & Policy 135.1.9: Proposed amendments enable 
additional mixture of housing opportunities not currently available to address 
adequate future housing needs.  



Lee Plan Consistency:
Community Planning:
Northeast Lee County: Goal 27, Objective 27.3, Policies 27.1.3 & 27.4.

North Olga: Goal 29, Objective 29.1, Policies 29.3.3, 29.2.1 & 29.7.2 
• Recognizing heritage and rural character of these area while balancing 

economy and preservation of natural resources

• Compatible Mixed Use Development opportunity only along major arterial

• Access to commercial uses to reduce vehicular trips

• Clustered residential:

• Density gradient from commercial to surrounding residential

• Promotes open space and preservation of environmental sensitive lands

• Embrace architectural and landscaping aesthetic complement community 
character



Transportation:

CPA Traffic Study:

• Long Range Analysis – Does not cause any roadways to operate 
below adopted Level of Service.

• Short Range Analysis – SR 31 south of SR 78 shown at a poor 
Level of Service with project traffic scenario.
• FDOT conducting PD&E study on SR 31 between SR 80 and SR 

78 to evaluate widening to 6-lanes. Moving to Design/Build after 
PD&E completed.

• No modifications are necessary to the Short Term Capital 
Improvement Plan or the Long Range Transportation Plan to 
accommodate change in future land use.



Community Facilities & Services:
• Fire:  Bayshore Fire Protection & Rescue Service District – Adequate Service Available

• EMS:  Lee County Emergency Medical Services - Adequate Service Available

• Law Enforcement:  Lee County Sheriff’s Office – Adequate Service Available 

• Utilities:

• Potable Water – Lee County Utilities - Available Capacity; Required map amendment (Map 4-A) 
and developer funded connection

• Sanitary Sewer – Florida Governmental Utility Authority – Available Capacity and extending 
service area to include subject property; LCU no objection to service area expansion 

• Solid Waste:  Lee County Solid Waste – Adequate Service Available

• Transit:  Lee County Transit - The subject property does not meet applicability standards; 
No need for connection to or improvements to transit facilities.

• Schools:  The School District of Lee County – Capacity is an issue within the Concurrency 
Service Area (CSA) at the elementary school level; Capacity is available in the adjacent 
CSA.



Text Amendment – Table 1(b):
• Necessary to reflect the proposed increase in the 

Outlying Suburban FLU category residential acreage 
and decrease in the Rural FLU category acreage.

• Provides consistency under Lee Plan to address 
projected 2045 population increases in appropriate 
areas



Mixed-Use Planned Development (MPD) Rezone
• AG-2 to MPD
• Consistent with Outlying Suburban designation
• Implementing Zoning to Allow for:

• Compatible mixed-use development
• Clustered residential planned development
• 2.87 dwelling units/acre – Up to 125 dwelling units
• Utilize existing nearby urban services/facilities
• Flexibility to plan and protect environmentally sensitive areas
• Water management and water quality enhancements
• Commercial along major arterial & planned area improvements 

– Up to 400,000 SF Commercial Gross Floor Area
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Greenwell SR31 Project:
• Benefits Concurrent CPA and Rezone:

• Logical extension of land use/development patterns, densities, through a 
compatible mixed-use development.

• Efficient use of public infrastructure and fiscally responsible management of public 
funds along major arterial planned for significant improvements based on planned 
growth.

• No wells and septic systems. 

• Unified surface water management system.

• Supports Lee Plan promoting appropriate commercial use along SR 31.
• Provides convenient commercial needs; Reduce local trips to more distant commercial 

nodes.

• Opportunities for businesses and jobs support local economy.

• Clustered residential development promoting open space, buffers and preserves 
while supporting local housing demand. 

• Unified development consistent with character of area and land use context.



Conclusion:
• Overall Consistency with the Lee Plan
• Agreement with Staff Report and Recommendation 
• We respectfully request a recommendation by the 

LPA that Board of County Commissioners Transmit 
the proposed amendments as presented. 



Questions?
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LEGEND, 

SFWMD WETLANDS 
(25.18 Ac.±) 

SFWMD "OTHER SURFACE WATERS" 
(0.70 Ac.±) 

SURVEYED WETLAND LINE 

DESCRIPTIONS 
RESIDENTIAL. LOW DENSITY 
COMMERCIAL 

IMPROVE D PASTURE 

ROW CROPS 

BRAZI LIAN PEPPER 
BRAZILIAN PEPPER. HYCRIC 
LI VE OAK. DISTURBED (25-49% EXOTICS) 

CABBAGE PALM. HYDRIC. DISTURBED (0-24% EXOTICS) 
HARDWOOD/CONIFER MIXED. DISTURBED (25-49% EXOTICS) 

DITCH 

SHALLOW POND 

WETLAND HARDWOOD FOREST 
INLAND PONDS AND SLOUGHS. DISTURBED (0-24% EXOTICS) 
WILLOW/POP ASH. DISTURBED (25-49% EXOTI CS) 

WILLOW/POP ASH. DISTURBED (50-75% EXOTI CS) 
MIXED WETLAND FOREST . DISTURBED (0-24% EXOTICS) 

MIXED WETLAND FOREST . DISTURBED (25-49% EXOTICS) 

MIXED WETLAND FOREST . DISTURBED (50-75% EXOTICS) 

MIXED WETLAND FOREST. DISTURBED (76-100% EXOTICS) 
FRESHWATER MARSH. DISTURBED (25-49% EXOTICS) 
FRESHWATER MARSH. DISTURBED (50-75% EXOTICS) 

FRESHWATER MARSH. DISTURBED (76-100% EXOTI CS) 
DISTURBED LAND 

DISTURBED LAND, HYCRIC 

% OF 

ACREAGE TOTAL 
9.73Ac.± 12.7% 

2.56Ac.± 3.3% 
14.14 Ac.± 18.4% 

10.44Ac.± 13.6% 

0 .05Ac.± 0.1% 
0.92 Ac.± 1.2% 
5.14Ac.± 6.7% 

0.47 Ac.± 0.6% 
0 .27 Ac.± 0.4% 

0.03Ac.± 0.0% 

0 .67 Ac.± 0.9% 

0 .14Ac.± 0.2% 
0.98Ac.± 1.3% 
0.09Ac.± 0.1% 

2.50Ac.± 3.3% 
0.19Ac.± 0.2% 

B.76 Ac.± 11.4% 

2.99Ac.± 3.9% 

2.49 Ac.± 3.2% 
0.63Ac.± 0.8% 
0.89Ac.± 1.2% 

1.96Ac.± 2.6% 
B.61 Ac.± 11 .2% 

2.17 Ac.± 2.8% 

TOTAL 76.82 Ac.± 100.0% 

NOTES, 

AERIAL PHOTOGRAPHS WERE ACQUIRED THROUGH THE 
LEE COUNTY PROPERTY APPRAISER'S OFFICE WITH A 
FLIGHT DATE OF JANUARY - MARCH 2021. 

PROPERTY BOUNDARY AND SURVEYED WETLAND LINES 
PER RWA ENGINEERING DRAWING No. 00 BS.DWG DATED 
NOVEMBER 5, 2021. 

FLUCFCS LINES ESTIMATED FROM 1"•200' AERIAL 
PHOTOGRAPHS AND LOCATIONS APPROXIMATED. 

FLUCFCS PER FLORIDA LAND USE, COVER AND FORMS 
CLASSIFICATION SYSTEM (FLUCFCS) (FOOT 1999). 

UPLAND/WETLAND LIMITS HAVE NOT BEEN REVIEWED 
BY ANY REGULATORY AGENCY AND ARE SUBJECT 
TO CHANGE . 

GREENWELL PROPERTY 21BCF3627 

AERIAL WITH FLUCFCS AND WETLANDS MAP 
SHEET No. 

APPENDIXC 
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