LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING

2201 SECOND STREET, FORT MYERS, FL 33901

ROOM 118 (FIRST FLOOR)
MONDAY, FEBRUARY 23, 2026
9:00 AM

AGENDA

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

Public Forum

Election of Officers

Approval of Minutes — December 8, 2025

Lee Plan Amendment

A.

CPA2025-00003 US 41 Pugliese Multi-Family — Map Amendment

Amend Lee Plan Map 1-A, Future Land Use Map, to change the future
land use category of the 13.2-acre subject property from Suburban to
Urban Community. The property is located approximately a tenth of
a mile north of the intersection of South Tamiami Trail and
Timberlakes Drive.

CPA2025-00012 Amenity Improvement — Text Amendment
Amend Goal 13 and associated Objectives and Policies to allow for
golf courses and ancillary uses in the Mixed Use Planned
Development (MPD) zoning district subject to Settlement Agreement
Case No. 22 CA-002743 approved under Sec. 70.001 F.S.

Land Development Code Amendments

A.

Off-Street Parking and Loading Requirements (Amendments to
move provisions for parking design requirements from Chapter 34 to
Chapter 10 to more appropriately apply these requirements during
the Local Development Order process).

Outdoor Lighting Standards (Amendments to similarly relocate
outdoor lighting standards from Chapter 34 to Chapter 10 and
eliminate requirements that apply only internally to a site and do not
affect surrounding properties).



C. Turn Lane Extension Exemption (Amendments to Chapter 10 to
clarify decision-making authority and responsibilities for turn lane
extension exemptions for private or public roads).

7. Other Business

8. Adjournment

This meeting is open to the public. Interested parties may appear at the meeting
and be heard. A verbatim record of the proceeding will be necessary to appeal a
decision made at this hearing.

Lee County will not discriminate against individuals with disabilities. To request
an accommodation, contact Ranice Monroe, (239) 533-0255, Florida Relay
Service 711, or ADArequests@Ileegov.com at least five business days in
advance. To receive agendas by e-mail, contact [miller@leegov.com.



mailto:ADArequests@leegov.com
mailto:jmiller@leegov.com
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STAFF REPORT FOR CPA2025-00012:
Amenity Improvement Amendment

Privately Initiated Lee Plan Text Amendment

REQUEST
Recommendation: Amend the text of Goal 13 of the Lee Plan to allow golf courses and ancillary uses in
Transmit Mixed Use Planned Developments (MPD), subject to Settlement Agreement Case No.

22-CA-002743.1

Applicant:

CAM?7 SUB, LLC SUMMARY

The applicant requests to amend Lee Plan Goal 13, Private Recreational Facilities in the
. DR/GR, to allow for the development of a golf course amenity and other ancillary uses
Representatives: to a residential development as part of a Mixed Use Planned Developments (MPD) in
Stacy Hewitt, AICP the DR/GR Future Land Use Category within Southeast Lee Community Plan Area.
IR LT RN il oo/ B Specifically, this amendment addresses amenity uses permitted in the Kingston
Architecture Development. The proposed amendment will follow the Expedited State Review
process in the Florida Statutes.

Property Location:

NA PROPERTY LOCATION

The property associated with these amendments is located one (1) mile west of the Hendry
Size: County boundary between State Road 82 and the Collier County boundary to the south.

NA

Planning District:
District #18 (Southeast Lee
County)

Commiissioner District:
Districts #2 & #3

Hearing Dates:

LPA: February 23, 2026
BoCC #1: TBD

BoCC #2: TBD

Attachment(s):

1: Text Amendment
2: Applicant Materials

Figure 1: Location map of the existing Kingston MPD.

RECOMMENDATION
Staff recommends that the Board of County Commissioners (BoCC) transmit the
proposed amendment as shown in Attachment 1.

! See Stipulated Settlement Agreement for Case No. 22-CA-002743



PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND & REQUEST

The proposed text amendments address golf courses and ancillary uses within the Density
Reduction/Groundwater Resource (DR/GR) Future Land Use Category in the Southeast Lee County
Community Plan Area (SE Lee) and a potential inconsistency between Goal 13 and Chapter 13:
Administration, of the Lee Plan. Currently, the Lee Plan permits golf courses in DR/GR only through a
Private Recreation Facilities Planned Development (PRFPD). The proposed amendment would broaden
the language in the Lee Plan to allow golf courses and ancillary uses within the MPD subject to Settlement
Agreement Case No. 22-CA-002743, known as the Kingston MPD.

In 2019, the Board of County Commissioners denied DCI2011-00007, which sought to rezone the subject
property to Industrial Planned Development (IPD) to support a new mine. After the denial, the applicant
entered into a court-ordered settlement agreement with the County that ultimately led to the creation of
the Kingston Development.

Part Il of the settlement agreement sets forth the parties' covenants, warranties, and other
representations, to which Lee County was a party. Item 4.f. of this section provides that the parties will
enter into a Development Agreement that will be considered part of the court-ordered Stipulated
Settlement Agreement. The Development Agreement in 4.B. provides that “the property will be
designated and treated as a Mixed-Use Planned Development,” which is how the property subsequently
received an MPD zoning designation.

Per the settlement agreement, the proposed development permitted a variety of uses, including
residential, residential amenities, and recreational areas. The applicant wants to include a golf course, a
reasonable residential amenity, within parcels 8A, 8B, and 9. However, Lee Plan Goal 13 only allows golf
courses in DR/GR within a Private Recreation Facilities Planned Development (PRFPD).

Per Lee Plan Chapter 13, Administration, “Development authorized by court order resulting from litigation
in which Lee County was a party,” is “considered consistent with the Lee Plan.” Therefore, the Kingston
Development, as approved under the Settlement Agreement, is consistent with the Lee Plan; however, it
is an MPD, not a PRFPD, as required by Goal 13 for a golf course.

The Lee Plan requirements for private recreational facilities in DR/GR and the PRFPDs were created in
response to a privately initiated text amendment application, PAT-98-08, which sought to allow a golf
course in DR/GR on the premise that DR/GR included the only areas of land in the county large enough to
support golf courses. The transmitted amendments were sent to the Department of Community Affairs
(DCA, the equivalent of the current Department of Commerce), which raised numerous concerns about
how the proposed amendment would affect the DR/GR. Ultimately, the amendment turned into its own
goal, Lee Plan Goal 16, with specific zoning regulations in LDC Chapter 34. Goal 16 moved to Goal 13 with
a county-initiated reorganization amendment in 2018. Minimal changes have been made via Ordinance
21-09, which mostly removed outdated references.

The applicant is reconciling the disparity between the requirements of Lee Plan Goal 13, Lee Plan Chapter
13, and the zoning designation set forth in the Settlement Agreement by creating an exception within
Goal 13 to permit the golf course in the MPD, subject to the Stipulated Settlement Agreement. The
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requested amendment applies only to the subject property and does not affect any other properties
within the Southeast Lee Community Plan Area or DR/GR.

Future Land Use Categories

The proposed amendment applies to properties within the DR/GR and Wetlands future land use
categories, but specifies the settlement agreement. The DR/GR and wetlands future land uses are
considered non-urban categories. Lee Plan Policy 1.4.5 states that the DR/GR land use category applies to
areas that provide substantial recharge to aquifers and that are most suitable for physical withdrawal of
water. The policy is reproduced below.

POLICY 1.4.5: The Density Reduction/Groundwater Resource (DR/GR) future land use
category includes upland areas that provide substantial recharge to aquifers most suitable
for future wellfield development. These areas also are the most favorable locations for
physical withdrawal of water from those aquifers. Only minimal public facilities exist or
are programmed.

1. New land uses in these areas that require rezoning or a development order must
demonstrate compatibility with maintaining surface and groundwater levels at their
historic levels utilizing hydrologic modeling, the incorporation of increased storage
capacity, and inclusion of green infrastructure. The modeling must also show that no
adverse impacts will result to properties located upstream, downstream, as well as
adjacent to the site. Offsite mitigation may be utilized, and may be required, to
demonstrate this compatibility. Evidence as to historic levels must be submitted as part
of the rezoning application and updated, if necessary, as part of the mining
development order application.

2. Permitted land uses include agriculture, natural resource extraction and related
facilities, conservation uses, public and private recreation facilities, and residential
uses at a maximum Future Land Use 11-8 April 2024 standard density of one dwelling
unit per ten acres (1 du/10 acres). See Objectives 33.2 and 33.3 for potential density
adjustments resulting from concentration or transfer of development rights.

3. Private Recreational Facilities may be permitted in accordance with the site locational
requirements and design standards, as further defined in Goal 13. No Private
Recreational Facilities may occur within the DR/GR land use category without a
rezoning to an appropriate Planned Development zoning category, and compliance
with the Private Recreation Facilities performance standards, contained in Goal 13.

The Wetlands future land use category is described in Lee Plan Objective 1.5 and Policy 1.5.1. Objective
1.5 states that all lands that the state recognizes as wetlands are within the Wetland future land use
category. Policy 1.5.1 provides that the allowed uses within the Wetlands future land use category include
very low-density residential uses and recreational uses that will not adversely affect the ecological
functions of wetlands. Objective 1.5, Wetlands, is reproduced below.

OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that are
identified as Wetlands in accordance with § 373.019(27), Fla. Stat. through the use of the
unified state delineation methodology described in Fla. Admin. Code R. 62-340, as ratified and
amended in 8 373.4211, Fla. Stat.

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 124. The maximum density is
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one dwelling unit per twenty acres (1 du/20 acre) except as otherwise provided in Table
1(a) and Chapter XIII.

POLICY 1.5.2: When the exact location of Wetlands boundaries is in question, Chapter
X1 provides an administrative process to precisely define the boundary.

POLICY 1.5.3: Wetlands that are conservation lands will be subject to the provisions of
Policy 1.4.6 as well as the provisions of Objective 1.5. The most stringent provisions of
either category will apply. Conservation wetlands will be identified on the Future Land
Use Map to distinguish them from non-conservation wetlands.

The applicant is not proposing any changes to these policies, nor to the Future Land Use Map designation
on the property to which the proposed text amendment would apply.

Community Plan Area

The proposed text amendment directly impacts properties that are completely within the Southeast Lee
Community Plan Area. The Southeast Lee County Community Planning Area primarily encompasses lands
south of SR 82, east of Fort Myers, RSW, the City of Estero, and the City of Bonita Beach, and north of
Bonita Beach Road. Lee Plan Goal 33 contains the Community Plan Area’s objectives and development
policies. The general description for Goal 33 is reproduced below.

GOAL 33: SOUTHEAST LEE COUNTY. Protect Southeast Lee County’s natural
resources through public and private acquisition and restoration efforts. Development
incentives will be utilized as a mechanism to preserve, enhance, and protect natural
resources, such as regional flow-ways and natural habitat corridors in the development of
privately owned land. Allowable land uses will include conservation, agriculture, public
facilities, low density or clustered residential, natural resource extraction operations, and
private recreation facilities; allowable land uses must be compatible with protecting
Southeast Lee County’s environment.

This goal is supported by three (3) objectives: Objective 33.1, Water, Habitat, and Other Natural
Resources; Objective 33.2, Residential and Mixed-Use Development; and Objective 33.3, Southeast Lee
County Transfer of Development Rights Program. Generally, these objectives protect natural resources,
limit development to areas indicated in Map 2-D, and incentivize moving development to other parts of
the County.

Planning District

The Subject property is located in the Southeast Lee Planning District (District 18), which allocates 4,742
acres to the DR/GR FLUC and no acreage to Wetlands FLUC for residential development. District 18
allocates 333 acres to Commercial and Industrial uses. However, this number is also limited by Policy
33.2.5, which sets the maximum commercial floor area within the Southeast Lee Community Plan Area to
300,000 square feet. No changes are proposed or necessary to Table 1(b) as part of the text amendment.

Surrounding Area

The Kingston development spans approximately 7 miles north to south, from SR 82 to the Collier County
boundary, and comprises many parcels of land. Given its expansive nature, a typical analysis of
surrounding properties is not feasible. Instead, the table below identifies the development types
surrounding the Kingston development; however, the proposed golf courses, which this amendment
would facilitate, are internal to Kingston and would not affect the surrounding development.
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DIRECTION DESCRIPTION COMM:;EI;Y PLAN DEVELOPMENT TYPE
NORTH Lehigh Acres Lehigh Acres Pre-platted single-family lots
EAST Wildcat Farms Southeast Lee Large lot agricultural subdivision
. Corkscrew Regional Ecosystem
SOUTH Collier County NA Watershed (CREW) Marsh Preserve
WEST Imperial Marsh Preserve Southeast Lee Prfes:erve with §ome surrounding
mining operations.

PROCEDURAL REQUIREMENTS

The Lee Plan is Lee County’s comprehensive plan, which provides the long-term vision for development
in the county. Florida Statutes require comprehensive plans to include specific elements. The Lee Plan is
divided into elements (chapters), each of which is further supported by goals, objectives, standards, and
policies. Lee Plan Chapter XIll, entitled Administration, section “d” addresses Amendments to the Plan.
The applicable paragraph is reproduced below.

This plan, including the Future Land Use Map, may be amended in accordance with
Florida Statutes and administrative procedures adopted by the Board of County
Commissioners in Lee County Administrative Code 13-6. In accordance with §
163.3177(1)(f), Fla. Stat., all amendments must be based upon relevant and appropriate
data and analysis.

Lee County Administrative Code 13-6 establishes procedures for amendments to the Lee Plan, including
notice requirements and provisions for public participation during the amendment process. The subject
application requests privately initiated text amendments to the Lee Plan, meaning it has been requested
by an entity other than the County and follows the amendment process described in Florida Statutes
section 163.3184. The applicant has met the procedural requirements in AC 13-6.

Because the applicant is proposing a change to the Lee Plan that affects a Community Plan Area, one
public information meeting is required before the application is found sufficient under Lee Plan Policy
17.3.2. The applicant has provided a summary, public notice, and maps for the community meeting held
at the Craft Lounge at Verdana Village on Thursday, November 19, 2025, at 5:30 p.m. The summary stated
that there were no members of the public at the meeting. The applicant has met the public input
requirements of Lee Plan Objective 17.1.

The proposed text amendment will follow the Expedited State Review process under F.S. 163.3184(3),
which will require one public hearing before the Local Planning Agency for recommendation to the BOCC
and two public hearings with the BOCC. Applications that follow the Expedited State Review process also
require review by the State Reviewing Agencies.

LEE PLAN ANALYSIS

The comprehensive plan applies to all land use decisions within unincorporated Lee County. Where goals,
objectives, standards, or policies of particular elements conflict, those conflicts will be resolved based on
an analysis of the Lee Plan as a whole. The Lee Plan analysis in this staff report outlines the proposed
amendments and their consistency with the most applicable Lee Plan goals, objectives, and policies to
assess appropriateness.
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The Lee Plan consists of fourteen chapters. The first twelve chapters contain the state-required and
optional elements for all comprehensive plans. Chapter 13, entitled “Administration,” provides the details
on how the County interprets the Lee Plan. Chapter 13, section A, establishes the effect and legal status
of the plan. Section A, part 1, states that all of the approvals listed in this section are considered consistent
with the Lee Plan, subsection d of Part 1 includes, “Development authorized by court order resulting from
litigation in which Lee County was a party.” This means that development resulting from a court order,
specifically the Kingston MPD resulting from the Stipulated Settlement Agreement, is considered
consistent with the Lee Plan. As noted previously, the Kingston Development was approved by a court
order (a stipulated settlement agreement) to which the county was a party. The settlement agreement
allows a variety of uses, including residential uses, their amenities, and ancillary uses. Golf courses are a
reasonable amenity for residential uses. The applicant’s proposed golf course will be an amenity to a
residential pod within the development, consistent with all the requirements of the settlement
agreement. Under Chapter 13, this is consistent with the Lee Plan. However, the zoning resulting from
the settlement agreement conflicts with the standard requirements for golf courses in DR/GR under Goal
13.

The proposed amendments are fully within Lee Plan Goal 13, entitled Private Recreational Facilities in
DR/GR, which provides specific requirements, including specific zoning district designations, for all types
of private recreational facilities, including golf courses, in DR/GR. Many of the requirements contained
within Goal 13 are standard requirements in the County’s Southeast Lee Community Plan Area, DR/GR,
and planned development applications.

According to Policy 13.2.1, “All private recreational facilities proposed within the DR/GR future land use
category must be reviewed as a PRFPD.” The PRFPD zoning designation is unique to private recreational
facilities within the DR/GR future land use category and was a direct result of DCA comments relating to
PAT-98-08, mentioned in the background section of this report. This zoning district may not be used in
any other future land use category and has its own use table and development standards separate from
those of other Planned Developments in Chapter 34 of the Land Development Code. Generally, planned
developments, as a zoning designation, are used to condition and strictly scrutinize development on a
particular parcel based on compatibility, environmental, or other concerns. The PRFPD designation was
created to condition and scrutinize development in the DR/GR to ensure all wildlife, sprawl, and water
resource concerns were adequately addressed in any potential development in this land use category.

The applicant has requested an amendment to Policy 13.2.1 to exempt golf courses and ancillary uses in
the Kingston MPD from the PRFPD zoning designation requirement. The PRFPD zoning district was created
to address compatibility concerns with development in the DR/GR future land use category, which the
settlement agreement referenced in the exemption has already examined in detail. The zoning district
name is arbitrary if the district's intent is met through another means, and the MPD associated with the
Settlement Agreement has examined the Kingston Development’s impact on water resources, wildlife,
surrounding properties, infrastructure, and more. The proposed exemption from the PRFPD zoning
district requirement for the MPD, specific to the Settlement Agreement, is not inconsistent with the
intent of Policy 13.2.1, as the concerns surrounding the creation of the PRFPD have already been
addressed in the Settlement Agreement and resultant MPD.

Objective 13.3 contains the general development regulations for private recreational facilities in the
DR/GR. Objective 13.3 currently contains nine (9) supporting policies. Objective 13.3 is reproduced below.
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OBJECTIVE 13.3: GENERAL DEVELOPMENT REGULATIONS. The protection of water
quality, quantity, natural resources, and compatibility will be addressed by additional
development controls that regulate the permitted uses, parcel size, density, intensity and
design of Private Recreational Facilities.

The applicant has requested that Policy 13.3.10 be added, which states that golf courses and ancillary uses
within the Kingston MPD, subject to the Settlement Agreement, are exempt from the requirement of this
objective but will comply with the development standards provided in the agreement. The following lists
each policy and its general requirements.

e Policy 13.3.1 requires all Private Recreation Facilities to submit a binding Master Concept Plan.

e Policy 13.3.2 requires environmental assessments for the proposed development.

e Policy 13.3.3 requires a demonstration of compatibility with the surrounding properties.

e Policy 13.3.4 requires a Pest Management program.

Policy 13.3.5 sets buffer requirements when buildings are located near an exterior property line.
Policy 13.3.6 provides general illumination/lighting standards.

Policy 13.3.7 encourages native and xeriscape vegetation.

Policy 13.3.8 provides the development standards, including setbacks, open space, and security.
e Policy 13.3.9 sets density and intensity limitations.

The requirements within Objective 13.3 or similar requirements meeting the intent of the requirements
in this objective are included in the Settlement Agreement. The MPD includes a binding Master Concept
Plan, initial environmental reports (with additional reports required at each level of development review),
buffer requirements and development standards, and specific density and intensity limitations. In an
instance where the MPD does not address a development standard, the County’s standard requirements
apply. The proposed amendment to exempt Kingston MPD from Policies 13.3.1 through 13.3.9 of
Objective 13.3 is consistent with the intent of Objective 13.3, as the applicable requirements have
already been addressed in the Settlement Agreement and resultant MPD.

Objective 13.4 addresses Water Quality, Quantity, and Surface Water Resources for private recreational
facilities within the DR/GR future land use category. Objective 13.4 is supported by eight (8) policies and
reproduced below.

OBJECTIVE 13.4: WATER QUALITY, QUANTITY, AND SURFACE WATER
RESOURCES. Private Recreational Facilities must be located, designed and operated in
such a way that they will not degrade the ambient surface or groundwater quality. These
facilities must be located, designed and operated in such a way that they will not adversely
impact the County's existing and future water supply. The location, design and operation
of Private Recreational Facilities must maintain or improve the storage and distribution
of surface water resources.

The applicant has requested to add Policy 13.4.9, which generally states that “water quality, quantity, and
surface water resources” within the MPD are subject to the requirements of the Settlement Agreement
and therefore exempt from Policies 13.4.1 through 13.4.8. Each of these policies is generally described
below.
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e Policy 13.4.1 requires all PRFPDs, including the associated water modeling, to be reviewed by
the County’s Natural Resources department.

o Policy 13.4.2 applies to properties near existing or proposed wellfields.

e Policy 13.4.3 requires surface and groundwater monitoring

e Policy 13.4.4 requires a pre-application meeting with Natural Resources before a PRFPD
application.

e Policy 13.4.5 requires PRFPDs within a wellfield protection zone to meet the strictest standards
of Zone 1, as defined in the Wellfield Protection Ordinance.

e Policy 13.4.6 provides requirements for flow-way corridors and flow-way restoration.

e Policy 13.4.7 requires compliance with Lee County and South Florida Water Management District
(SFWMD) surface water standards.

e Policy 13.4.8 provides requirements for development near potential drawdown zones for public
well development to utilize an alternative water supply.

The proposed text amendments, the Settlement Agreement, and all subsequent development
applications have been, or will be, reviewed by the County’s Natural Resources Department for
compliance with the standards set forth in the Settlement Agreement, associated MPD, and general
County regulations. Additionally, development is also subject to SFWMD permit requirements. The
Settlement Agreement established a Surface Water Quality Monitoring program, an enhanced lake
management program, and a hydrological restoration plan, as referenced in the proposed Policy 13.4.9
exemption language. The proposed amendment to exempt the Kingston MPD from Policies 13.4.1
through 13.4.8 is consistent with the intent of Objective 13.4, as the applicable requirements have
already been addressed in the Settlement Agreement and resultant MPD.

Objective 13.5 includes the requirements related to wildlife. This objective is supported by three (3)
policies. The objective is reproduced below.

OBJECTIVE 13.5: WILDLIFE. The location, design and operation of Private Recreational
Facilities will incorporate preservation and/or management activities that restrict the
unnecessary loss of wildlife habitat or impact on protected species, species of special
concern, threatened or endangered species.

The applicant has requested to add a fourth policy under objective 13.5 that states the Settlement
Agreement was found to be in the public’s interest, that the golf course amenity will be constructed
according to the settlement agreement requirements, and is therefore exempt from Policies 13.5.1
through 13.5.3. Each of these policies is generally described below.

e Policy 13.5.1 states that potential development may not have an adverse impact on wildlife
habitat.

e Policy 13.5.2 relates to fencing and its impact on animal movement.

e Policy 13.5.3 states that development must be designed and operated to conserve protected
species habitat.

The Kingston MPD has a Protected Species Management Plan and Human-Wildlife Coexistence Plan. All
zoning actions and development order applications will require analyses of the impact on wildlife in
accordance with the Settlement Agreement and County requirements. Conditions #3 and #4 in the
Settlement agreement address wildlife crossings and protected species. The proposed amendment to
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exempt the Kingston MPD from Policies 13.5.1 through 13.5.3 is consistent with the intent of Objective
13.5, as the applicable requirements have already been addressed in the Settlement Agreement and
resultant MPD.

Objective 13.6 is similar to the wildlife objective but addresses Natural Resources rather than wildlife.
This objective is supported by four (4) policies, and the applicant is requesting to add a fifth. The existing
policies are generally described below.

e Policy 13.6.1 relates to ongoing maintenance of natural areas within the development.

e Policy 13.6.2 requires that development minimize adverse effects of wetlands and riparian areas.
e Policy 13.6.3 sets a minimum of 50% indigenous native upland habitat.

e Policy 13.6.4 directs the development to incorporate energy and resource conservation devices.

The Kingston MPD already includes an Indigenous Preservation, Restoration, and Management plan and
a Hydrological Restoration plan. The most recently approved Master Concept Plan for the MPD (ADD2024-
00047) provides approximately 4,000 acres of open space, including a little over 3,000 acres of restored
uplands. The open space accounts for approximately 61% of the development area, and the restoration
area accounts for 50%. All zoning actions and development order applications will require analyses of the
impact of development on Natural Resources in accordance with County standards and the Settlement
Agreement. The proposed amendment to exempt the Kingston MPD from Policies 13.6.1 through 13.6.4
is consistent with the intent of Objective 13.6, as the applicable requirements have already been
addressed in the Settlement Agreement and resultant MPD.

Objective 13.7 provides requirements for water quality monitoring and enforcement. There are three (3)
policies that support the objective, and the applicant is requesting to add a fourth policy, similarly worded
to the others they’ve requested. The existing policies are generally described below.

e Policy 13.7.1 requires annual surface and groundwater monitoring in perpetuity and provides
monitoring standards.

e Policy 13.7.2 provides a process to follow if groundwater monitoring shows degradation.

e Policy 13.7.3 provides the requirements of the monitoring report.

The Settlement Agreement includes requirements for surface and groundwater reporting with details
provided in the approved Surface Water Quality Monitoring Program and Enhanced Lake Management
Plan. All zoning actions and development order applications will require analyses of the impact of
development on monitoring in accordance with County standards and the Settlement Agreement.
Additionally, any changes to those plans would need to be approved by the County. The proposed
amendment to exempt the Kingston MPD from Policies 13.7.1 through 13.7.3 is consistent with the
intent of Objective 13.7, as the applicable requirements have already been addressed in the Settlement
Agreement and resultant MPD.

Objective 13.8 provides Golf Course Performance Standards for golf courses within the DR/GR future land
use category. This objective is supported by twelve (12) policies and the applicant is requesting to add a
thirteenth (13") policy, similarly worded to the others they’ve requested. Objective 13.8 is reproduced
below.
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OBJECTIVE 13.8: GOLF COURSE PERFORMANCE STANDARDS. The location, design
and operation of golf courses located within the Private Recreational Facilities Overlay
will minimize their impacts on natural resources, and incorporate Best Management
Practices. A maximum of five 18-hole golf courses, for a total of 90 golf holes, will be
permitted.

The Settlement Agreement does not include specific language regarding golf courses, but all development
within the Kingston MPD must comply with the settlement agreement's requirements, which already
minimize the development’s impact on natural resources, including, but not limited to, water quality,
native vegetation, irrigation, and pesticide use. There are two (2) approved PRFPD in Lee County (DCI2000-
00048 — Old Corkscrew Plantation Golf Course and DCI2001-00060 — the Ginn Section 9 Golf Course?) with
a total of 45 golf holes. The proposed amendment would not permit any golf courses that exceed the
golf course threshold set forth in Objective 13.8, even though the amendment technically exempts the
Kingston MPD from this threshold.

Policies 13.8.1 through 13.8.5 address requirements for waterways, trees around waterways, impervious
surfaces for waterway crossings, and golf course lake location relative to waterways. All development
within the Kingston MPD must comply with the Settlement Agreement, including its requirements for
open space, landscaping, conservation, and water quality, which has already been found consistent with
County requirements and the public interest.

Policy 13.8.6 requires a specific engineering standard for water pretreatment and flood elevation, which
the Settlement Agreement has existing conditions for development.

Policy 13.8.7 references the Florida Department of Environmental Protection’s Best Management
Practices for Golf Courses. All development will need to be consistent with local and state standards upon
approval.

Policies 13.8.8 and 13.8.9 outline requirements for pesticides and irrigation. The Settlement Agreement
already establishes pesticide and irrigation limits and management standards that all of Kingston's
development must follow.

Policies 13.8.10 and 13.8.11 require golf courses to be designed, managed, and certified through the
Audubon International Signature Program of Golf, which is now called the Audubon Cooperative
Sanctuary Program (ACSP)3. The ACSP is a membership program to assist golf courses with environmental
planning, wildlife and habitat management, water conservation, water quality management, and
outreach. The Settlement Agreement already requires all of these elements, except the golf outreach.

Policy 13.8.12 addresses Golf Site Requirements with a minimum number of holes, a minimum amount
of indigenous vegetation, and off-site preserve requirements. The potential development under the
proposed exemption would be a golf course as an amenity for a residential pod, not a stand-alone golf
course. The Kingston development is required to far exceed the indigenous vegetation requirements of
this policy and is limiting the potential golf course area to three residential pods: 8A, 8B, and 9. The size
requirements of this section may not be reasonable for the type of development the proposed exemption
would yield.

2 The Ginn Section 9 Golf Course was never developed and is now part of the Wild Blue MPD.
3 https://www.auduboninternational.org/acsp-for-golf
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The applicant’s exemption from Objective 13.8, specifically Policies 13.8.1 through 13.8.12, is not
inconsistent with the intent of these regulations, as the most applicable and necessary requirements
have already been addressed in the Settlement Agreement and resultant MPD.

Based on the analysis above, the proposed text amendments are not inconsistent with Goal 13, as many
of the requirements are already addressed in the Settlement Agreement, and no special treatment will be
provided for the golf course amenity.

As previously noted, the subject amendment would only impact the Kingston development, which is
within the DR/GR and Wetlands FLUCs. Under the settlement agreement, the Kingston development,
including its amenities, has been found to be consistent with both of the existing future land use
categories. The proposed amendments do not change any allowed uses within the development. The
proposed text amendments are not inconsistent with the existing FLUCs.

Lee Plan Goal 33 describes the Southeast Lee Community Plan Area. The applicant is not proposing any
changes to policies or objectives within Goal 33. The settlement agreement, and by extension the MPD
affected by the proposed amendments, has been found to be consistent with the Objectives and Policies
within Goal 33. The proposed amendments do not change the allowances or requirements in the MPD
associated with the settlement agreement, including all water quality and wildlife habitat requirements.
The proposed development's impacts will be assessed during the zoning and development order phases
to ensure compliance with Goal 33 requirements. The proposed text amendments are not inconsistent
with Goal 33.

The proposed text amendments are limited to reconciling an inconsistency between Goal 13 and Chapter
13, regarding golf courses in DR/GR, consistent with the settlement agreement. The proposed
amendments do not change uses or allowances within the MPD and, therefore, will have no effect on
concurrency for schools, roads, utilities, or other infrastructure. Concurrency will continue to be
evaluated through all subsequent zoning and development order applications.

CONCLUSIONS
Staff has reviewed the proposed amendment and provides the following conclusions:

e No changes have been proposed to the allowed uses within the MPD associated with the
Settlement Agreement Case No. 22-CA-002743.

e The proposed text amendments do not create any concurrency issues.

e The applicant has provided all of the required documentation for the proposed amendments
according to AC 13-6.

e The proposed amendments do not change the requirements for Goal 13 outside of the area
covered by the Settlement Agreement, which contains its own conditions of approval consistent
with the Lee Plan and LDC.

e The proposed development's impacts will be assessed during the zoning and development order
phases to ensure compliance with Goal 33 requirements.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
transmit the proposed amendment as shown in Attachment 1.

Staff Report for LPA February 13, 2026
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ATTACHMENT 1

PROPOSED TEXT AMENDMENTS
FUTURE LAND USE ELEMENT

POLICY 13.1.2: Private Recreational Facilities within the DR/GR land use category will
only be allowed, subject to the other requirements of this Goal, in the areas depicted on
the Private Recreational Facilities Overlay, Map 1-F, except for golf courses and ancillary
uses in the Mixed Use Planned Development (MPD) zoning district subject to Settlement
Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. (Ord. No. 99-16,
18-18)

POLICY 13.1.3: Private Recreational Facilities are also allowed within the DR/GR land
use category in the Mixed Use Planned Development (MPD) zoning district subject to
Settlement Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. limited
to golf courses and ancillary uses.

POLICY 13.21: PRIVATE RECREATION FACILITY PLANNED
DEVELOPMENT (PRFPD). All Private Recreational Facilities proposed within the
DR/GR future land use category must be reviewed as a PRFPD, except for golf courses
and ancillary uses in the Mixed Use Planned Development (MPD) zoning district subject
to Settlement Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. (Ord.
No. 99-16, 18-18, 21-09)

POLICY 13.3.10: General development standards for golf courses and ancillary uses
within the Mixed Use Planned Development (MPD) zoning district subject to Settlement
Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. will follow the
development standards established for this MPD zoning district and are exempt from
Policies 13.3.1 through 13.3.9.

POLICY 13.4.9: The protection of water quality, quantity, and surface water resources
within the Mixed Use Planned Development (MPD) zoning district subject to Settlement
Agreement Case No. 22-CA-002743 approved under Sec. 70.001 F.S. was found to
protect the public interest. Golf courses and ancillary uses are subject to the conditions
of this MPD zoning district, including the Surface Water Quality Monitoring Program
within the Enhanced Lake Management Plan and the Hydrological Restoration Plan, and
are exempt from Policies 13.4.1 through 13.4.8.

POLICY 13.5.4: The protection of wildlife within the Mixed Use Planned Development
(MPD) zoning_district subject to Settlement Agreement Case No. 22-CA-002743
approved under Sec. 70.001 F.S. was found to protect the public interest. Golf courses
and ancillary uses are subject to the conditions of this MPD zoning district, including the
Protected Species Management and Human-Wildlife Coexistence Plan, and are exempt
from Policies 13.5.1 through 13.5.3.
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POLICY 13.6.5: The protection of natural resources within the Mixed Use Planned
Development (MPD) zoning district subject to Settlement Agreement Case No. 22-CA-
002743 approved under Sec. 70.001 F.S. was found to protect the public interest. Golf
courses and ancillary uses are subject to the conditions of this MPD zoning district,
including The Indigenous Preservation, Restoration, and Management Plan and
Hydrological Restoration Plan, and are exempt from Policies 13.6.1 through 13.6.4.

POLICY 13.7.4: The monitoring program within the Mixed Use Planned Development
(MPD) zoning district subject to Settlement Agreement Case No. 22-CA-002743
approved under Sec. 70.001 F.S. was found to protect the public interest. Golf courses
and ancillary uses are subject to the conditions of this MPD zoning district, including the
Surface Water Quality Monitoring Program within the Enhanced Lake Management Plan,
and are exempt from Policies 13.7.1 through 13.7.3.

POLICY 13.8.13: Performance standards within the Mixed Use Planned Development
(MPD) zoning district subject to Settlement Agreement Case No. 22-CA-002743
approved under Sec. 70.001 F.S. were found to protect the public interest. Golf courses
and ancillary uses are subject to the conditions of this MPD zoning district and are exempt
from Objective 13.8 and Policies 13.8.1 through 13.8.12.
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