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LEE COUNTY, FLORIDA 

DEPARTMENT OF COMMUNITY DEVELOPMENT 

ZONING SECTION 

STAFF REPORT 

 

CASE NUMBER:   DCI2024-00003 

CASE NAME:  LEHIGH ACRES WTP NUMBER 2 COMMUNITY FACILITIES 

PLANNED DEVELOPMENT (CFPD) 

TYPE OF CASE:   MAJOR PLANNED DEVELOPMENT 

HEARING EXAMINER DATE:  OCTOBER 3, 2024 

SUFFICIENCY DATE:   JULY 26, 2023 

  

REQUEST: 

An application has been submitted by Christine M. Fischer AICP of Johnson Engineering, Inc, on 

behalf of Florida Governmental Utility Authority, to rezone a 9.97-acre parcel from Residential 

Multiple-Family District (RM-2) to Community Facilities Planned Development (CFPD) to allow an 

Essential Service Facility, Group II (Water Treatment Plant). The maximum development intensity 

considered for this development is the infrastructure necessary to allow for production of up to 10 

million gallons of water per day (MGD) including storage tanks, administrative offices, and buildings 

to store mechanical equipment. 

The subject property is located at 913 Bolivia Drive, Lehigh Acres Planning Community, Lee County, 

FL. (District #5), STRAP Number 23-45-27-L1-01000.30A0. The legal description for this property 

can be found in Attachment N. 

SUMMARY: 

Staff recommends APPROVAL of the applicant’s request subject to the conditions found in 

Attachment C. 

 

HISTORY OF PARCEL AND CHARACTER OF THE AREA: 

The subject property is currently developed with a decommissioned Water Treatment Plant that was 

most recently used as a water booster station for Lehigh. The original treatment plant was developed 

in accordance with a special exception (SEZ2002-00033) which approved 10,000 square feet of 

office area and two two-million gallon above ground storage tanks (Attachment J). A subsequent 

Special Exception and Variance approval (SEZ2008-00015\VAR2008-00044, Attachment K) 

approved a deep injection well for the property and a variance from the required 100-foot setback 

line to allow a 50-foot setback for the installation of the deep injection well. In 2013, the property was 

converted from a water treatment plant to a water booster station. The subject property is located at 

the western terminus Bolivia Drive, a County-maintained local roadway, and is bounded by the 

Sandhill Canal to the west and the Ibis Canal to the north. The subject property is designated as 

Urban Community within the Lee County Future Land Use Map and is within the Lehigh Acres 

Community Plan Area.  

Lands surrounding the subject property are all zoned Residential Single-Family District (RS-1) and 

are in the Urban Community future land use category. They are divided into single-family residential 

lots and are intermittently developed with single-family homes. 
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ANALYSIS: 

This request is to rezone a 9.97-acre parcel from Residential Multiple-Family District (RM-2) to 

Community Facilities Planned Development (CFPD) to allow an Essential Service Facility, Group II 

(Water Treatment Plant). The maximum development considered for this development is the 

infrastructure necessary to facilitate the production of up to 10 million gallons of water per day (MGD); 

requisite site improvements include storage tanks, administrative offices, and buildings to store 

mechanical equipment. The subject request is intended to allow the applicant to recommission and 

expand the capacity of the decommissioned water treatment plant. 

Rezoning Criteria: 

Section 34-612 of the Lee County Land Development Code describes the intent of the utilization of 

the Planned Development zoning district. The purpose of planned development zoning is to further 

implement the goals, objectives, and policies of the Lee Plan, while providing some degree of flexibility 

in the planning and design of proposed developments.  

LDC Section 34-145(d) establishes the review criteria for all rezoning requests. Before 

recommending approval of a rezoning request, the Hearing Examiner must find the request: 

a) Complies with the Lee Plan; 

b) Meets the Land Development Code and other applicable County regulations or qualifies for 

deviations; 

c) Is compatible with existing and planned uses in the surrounding area; 

d) Will provide access sufficient to support the proposed development intensity; 

e) The expected impacts on transportation facilities will be addressed by existing County 

regulations and conditions of approval; 

f) Will not adversely affect environmentally critical or sensitive areas and natural resources; and 

g) Will be served by urban services, defined in the Lee Plan, if located in a Future Urban Area 

category. 

For Planned Development rezoning requests, the Hearing Examiner must also find: 

a) The proposed use or mix of uses is appropriate at the proposed location; 

b) The recommended conditions provide sufficient safeguards to the public interest and are 

reasonably related to the impacts on the public’s interest expected from the proposed 

development; and 

c) That each requested deviation: 

1) Enhances the achievement of the objectives of the planned development; and 

2) Preserves and promotes the general intent of this Code to protect the public health, 

safety and welfare. 

The applicant’s request statement addresses the decision-making criteria for a Planned Development 

Rezoning and the consistency of the subject request with the Lee Plan (Attachment G). 

Master Concept Plan: 

The applicant has provided a one-page master concept plan entitled “Lehigh Acres Water Treatment 

Plan No. 2” date stamped August 31, 2024 (Attachment D). The Master Concept Plan shows the 

location of existing and proposed wells, a series of water storage tanks, and proposed mechanical 

and administrative buildings. The Master Concept Plan also depicts proposed phasing for the 
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development. The entire facility will be bordered by an existing 8-foot chain link fence that will remain 

on the interior of the required landscape buffers. The deviation location of the one proposed deviation 

associated with this request is also referenced on the Master Concept Plan. 

Policy 1.1.4 describes the Urban Community future land use category as characterized by relatively 

intense commercial and residential uses with a mix of commercial, public and quasi-public, and 

limited light industrial development. The proposed rezoning will facilitate the re-establishment and 

expansion of a water treatment plant operated by a quasi-public entity. This request is consistent with 

Policy 1.1.4. 

Objectives 2.1 and 2.2 encourage new growth in future urban areas where adequate facilities exist 

or are assured and where compact and contiguous development patterns can be created. Policy 

2.2.1 encourages development within Lee County where sufficient infrastructure exists. The applicant 

has provided sufficient documentation to demonstrate that available infrastructure will support the 

development intensity proposed by the request (see Attachments H and L). Staff notes that this 

project is also intended to address the utility needs for approved projects within the Lehigh Acres 

Community Plan Area. Staff finds this request consistent with Objective 2.1, Objective 2.2, and Policy 

2.2.1. 

Policy 2.1.3 states that certain uses including places of worship, schools, public uses, public utilities 

and resource recovery facilities are permitted in all future land use categories when consistent with 

the goals, objectives, policies, and standards in the Lee Plan. The requested use is considered by 

this policy, and staff finds the request consistent with this category. 

Policy 5.1.5 of the Lee Plan aims to protect uses that are potentially destructive to the character and 

integrity of residential environment. The site has been previously developed with a water treatment 

plant and although it has been decommissioned, structures within the development exist, and future 

additions to the property will be generally consistent with the historic use of the subject property. Staff 

finds the request, as conditioned, consistent with Policy 5.1.5.  

The subject property is in the Lehigh Acres Community Plan as described in Goal 25 of the Lee Plan. 

Policy 25.9.3 states that Lee County will work with Florida Governmental Utility Authority (FGUA) to 

prioritize areas for the expansion of utilities. Staff notes that this project will allow for the expansion of 

utilities within the Lehigh Acres community; therefore, staff finds the request consistent with Policy 

25.9.3. 

 

Policies 60.1.1 and 60.1.2 seeks to incorporate, utilize, and where possible, to restore natural surface 

water flowways and associated habitats. This is expanded by Policy 123.2.3, which prohibits water 

management and development projects from disrupting the natural functions of natural systems. 

Policy 126.1.1 states that natural water system features which are essential to detention, purification, 

runoff, recharge, and maintenance of stream flows must be identified, protected, and managed. The 

project contains an existing stormwater management system that will be improved and expanded to 

accommodate the proposed expansion consistent with current Lee Plan and Land Development 

Code requirements.  The project design will also comply with State requirements for water quality 

and quantity. Staff finds the request consistent with Policies 60.1.1, 60.1.2, 123.2.3, and 126.1.1. 

Goal 125 of the Lee Plan establishes objectives and policies to ensure that water quality is maintained 

or improved for the environment and people of Lee County. Objective 125.1 states that development 

must maintain high water quality, meeting or exceeding state and federal water quality standards. 

Policies 125.1.2 and 125.1.3 require new development to not degrade surface and ground water 
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quality and require the design of drainage systems that minimize nutrient loading and pollution in off-

site charges. The subject property will utilize existing stormwater systems, which are proposed to be 

improved to meet current local and state permitting requirements. Staff finds the request, as 

conditioned, consistent with Goal 115, Objective 125.1, and Policies 125.1.2 and 125.1.3.  

 

Transportation Considerations: 

The applicant has provided a Traffic Impact Statement for the Community Facilities Planned 

Development (CFPD) (Attachment L). Lee County Department of Transportation staff has provided 

analysis regarding the TIS provided in support of the proposed Community Facilities Planned 

Development (CFPD) (Attachment M). The proposed use is not anticipated to have a detrimental 

impact on the roadway system. 

Urban Services: 

The nearest Fire and EMS Substation is two miles west of the property, while a Sheriff’s substation is 

approximately 9.3 miles northwest of the development. There are other available urban services 

available for this development, but the nature of the request does not merit further review. Water and 

Wastewater will be provided to this site per the Utility Availability Letter provided by the applicant 

(Attachment H). 

Deviation Requests: 

The applicant has requested one deviation in conjunction with this rezoning. An analysis and 

justification for the requested deviations is attached (Attachment F). Staff’s analysis of this deviation 

is as follows: 

1. Deviation (1) requests relief from the requirements in LDC Section 34-1748(1)d. & e. and (5), 

which requires entrance gates or gatehouses that control access to a property 24 hours a day 

to be set back 100 feet from an existing right-of-way or easement and to be designed to provide 

adequate turn lanes and turnarounds to safely enter and exit the development, to allow a 

reduction in the 100-foot minimum distance between the entrance gate and existing intersecting 

street right-of-way to 20 feet, and to eliminate the right and left turn auxiliary lane and turnaround 

requirements. 

 

Staff notes that the infrastructure intended to accommodate utilities are typically low trip 

generators; therefore, it is anticipated that the entrance gate to the facility will be minimally used. 

Staff also notes that the existing gate location and design was approved in DOS2003-00185. 

The applicant intends to continue to use the existing gate to regulate access to the 

recommissioned potable water facility. Staff recommends approval of this deviation. 

 

CONCLUSION: 

Based on the analysis provided above, staff offers the following review of the decision-making criteria 

for the planned development rezoning request.  Staff finds that the proposed request:  

a) Complies with the Lee Plan; 

 

Based on the analysis above, staff finds that the request is consistent with the Lee Plan. 

The proposed uses are compatible with existing and proposed uses and meet or exceed 

the objectives and policies above. 
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b) Meets this Code and other applicable County regulations or qualifies for deviations; 

 

The applicant seeks one deviation to facilitate the subject request, and staff recommends 

approval of the deviation. Staff finds that the request meets or exceeds County regulations.  

 

c) Is compatible with existing and planned uses in the surrounding area; 

 

The area surrounding the subject property is characterized by platted single-family 

residential lots. The request, as conditioned, is compatible with surrounding existing and 

planned uses. 

 

d) Will provide access sufficient to support the proposed development intensity; 

 

Access to the subject property is proposed from Bolivia Drive. Staff finds that there is 

sufficient access to support the development. 

 

e) The expected impacts on transportation facilities will be addressed by existing County 

regulations and conditions of approval; 

 

Staff has reviewed the anticipated transportation impacts and finds that, as conditioned, 

impacts to the roadway system are adequately addressed. 

 

f) Will not adversely affect environmentally critical or sensitive areas and natural resources; 

and 

 

Staff has reviewed the potential environmental impacts associated with this request and 

has determined that the request, as conditioned, meets the requirements of the Land 

Development Code and Lee Plan and sufficiently protects existing environmentally critical 

areas and natural resources.  

 

g) Will be served by urban services, defined in the Lee Plan, if located in a Future Urban area 

category. 

 

As indicated in the Lee Plan analysis above, the property is served by requisite urban 

services. It should also be noted that the request, if approved, will enhance the availability 

of urban services to the surrounding community, which is undergoing rapid development. 

 

Additionally, staff has concluded: 

a) The proposed use or mix of uses is appropriate at the proposed location; 

The proposed use is appropriate for the location based on site configuration and proposed 

enhancements to ensure compatibly with the nearby residential uses. 

b) The recommended conditions provide sufficient safeguards to the public interest and are 

reasonably related to the impacts on the public’s interest expected from the proposed 

development; and 
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Staff finds the recommended conditions of approval appropriate to sufficiently address the 

public’s interest with respect to the proposed development. 

 

c) That each requested deviation enhances the achievement of the objectives of the planned 

development and reserves and promotes the general intent of the Land Development Code 

to protect the public health, safety, and welfare: 

Staff recommends approval of one deviation and finds that the deviation enhances the 

achievement of the objectives of the planned development and protects public health, safety, 

and welfare. 

 

Staff, therefore, recommends approval of this planned development rezoning request, as conditioned 

in Attachment C.  

 

ATTACHMENTS: 

A. Expert Witness List 

B. Aerial, Current Zoning, and Future Land Use Maps 

C. Conditions and Deviations 

D. Master Concept Plan 

E. Applicant’s Proposed Schedule of Uses  

F. Applicant’s Schedule of Deviations and Justifications 

G. Applicant’s Request Narrative and Lee Plan Consistency 

H. Utility and Public Service Availability Correspondence 

I. Public Information Session Summary Documents: Lehigh Acres 

J. SEZ2002-00033 

K. SEZ2008-00015 and VAR2008-00044 

L. Traffic Impact Statement  

M. Lee County Infrastructure Planning Staff Memorandum 

N. Legal Description, Sketch and Boundary Survey 
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ATTACHMENT C 

A. Conditions:

1. Master Concept Plan/Development Parameters

The development of this project must be consistent with the one-page Master Concept Plan 
entitled “Lehigh Acres Water Treatment Plant No. 2” date stamped August 31, 2024, except 
as modified by the conditions below. Development must comply with all the requirements of 
the LDC at the time of local development order approval, except as may be granted by 
deviation as part of this planned development. Subsequent amendments to the Master 
Concept Plan or the conditions or deviations attached thereto are subject to the planned 
development amendment process established by the Land Development Code.

The maximum development considered for this development is the infrastructure necessary 
for production of up to 10 million gallons of water per day (MGD) including storage tanks, 
administrative offices, and buildings to store mechanical equipment.

2. Use and Site Development Regulations

The following limits apply to the project and uses:

a. Schedule of Uses

Accessory Uses and Structures

Administrative Offices

Entrance Gates and Gatehouse

Essential Services

Essential Service Facilities: Groups I and II (Group II – Limited to Above Ground Water 
Storage Facilities, Water Treatment Plants, and Communications only)

Excavation:  Water Retention Only

Fences, Walls

Government Agencies, Offices Only

Maintenance Facility (Government)

Parking Lot, accessory

Signs

Storage, Indoor

Temporary Uses 

b. Site Development Regulations

Minimum lot area and dimensions:

Lot area: 43,560 Square Feet 

Lot width: 100 feet 

Lot Depth: 100 feet 
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Setbacks: 

 

Water Treatment Facilities: In accordance with LDC Sec. 10-351 

 

Minimum Below Ground Disposal Perimeter Setbacks – 50 feet 

 

All other buildings and structures 

Street:                                            25 feet 

 

Waterbody:                     25 feet 

 

Maximum building height:              35 feet except for structures referenced in LDC 

Section 34-2173  

      

 

Minimum Open Space:                   20 percent 

 

Maximum lot coverage:                  35 percent 

 

3. Open Space 

 

Prior to the issuance of the first development order, the development order plans must depict 

7.9 acres of open space. 

 

B. Deviations 

 

1. Deviation (1) requests relief from the requirements in LDC Section 34-1748(1)d. & e. and (5), 

which requires entrance gates or gatehouses that control access to a property 24 hours a day 

to be set back 100 feet from an existing right-of-way or easement and to be designed to provide 

adequate turn lanes and turnarounds to safely enter and exit the development, to allow a 

reduction in the 100-foot minimum distance between the entrance gate and existing intersecting 

street right-of-way to 20 feet, and to eliminate the right and left turn auxiliary lane and turnaround 

requirements. 

 

 

This deviation is approved. 

 
































































































































































































































