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LEE COUNTY ORDINANCE NO. 26-03
(SR 31 Civic 10)
(CPA2024-00017)

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 SR 31 CIVIC 10
(CPA2024-00017) 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”) 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, provides 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 October 27, 2025; and,

WHEREAS, the Board held a public hearing for the transmittal of the proposed
amendment on December 3, 2025. At that hearing, the Board approved a motion to send,
and did later send, proposed amendment pertaining to SR 31 Civic 10 (CPA2024-00017)
to the reviewing agencies set forth in Section 163.3184(1)(c), F.S. for review and
comment; and,

WHEREAS, at the December 3, 2025 meeting, the Board announced its intention
to hold a public hearing after the receipt of the reviewing agencies’ written comments;
and,

WHEREAS, on April 8, 2026, 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 Il, 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
titte 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 “ SR 31 Civic 10 Ordinance (CPA2024-00017).”

SECTION TWO: ADOPTION OF COMPREHENSIVE PLAN AMENDMENT

The Lee Plan, initially adopted by Ordinance Number 89-02, is hereby amended to
amend the Lee Plan Map 1-A, the Future Land Use Map, to change the future land use
category of the subject property from Rural to Outlying Suburban, and amend Map 4-A,
Lee County Utilities Future Water Service Areas, to include the subject property. The
property is located on the west side of SR 31, directly north of the Mike Greenwell
Regional Park, formerly known as Lee County Civic Center.

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.

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.

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
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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 Administration 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 Petrosky, who
moved its adoption. The motion was seconded by Commissioner Pendergrass. The vote
was as follows:

Kevin Ruane Aye
Cecil L. Pendergrass Aye
David Mulicka Aye
Brian Hamman Aye
Trish Petrosky Aye
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DONE AND ADOPTED this 8™ day of April 2026.

ATTEST: BOARD OF COUNTY COMMISSIONERS
KEVIN C. KARNES OF LEE COUNTY FLORIDA
CLERK OF CIRCUIT COURT o
. (el Pmlx,wamss
BY mﬁz\lppmx/s BY 773513F34F21408B...
Deputy Clerk Cecil L. Pendergrass, Chair
DATE: 4/8/2026

APPROVED AS TO FORM FOR THE
RELIANCE OF LEE COUNTY ONLY

Signed by:

Michal Jacol

EB23023555DA45F ...

County Attorney’s Office

Exhibit A (Adopted by BOCC April 8, 2026):
Adopted existing Future Land Use Map 1A
Adopted revisions to Future Land Use Map 1A
Adopted revisions to Future Water Service Areas 4A
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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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STAFF REPORT FOR CPA2024-00017:

SR 31 CIVIC 10

Privately Initiated Lee Plan Map Amendment

Recommendation:
Adopt

Applicant:
Mario Pena
Mario’s Painting of South
Florida, Inc.

Representatives:
Ben Smith
Morris-Depew Associates

Property Location:
18031 and 18041
State Road 31

Size:
+ 9.58 acres

Planning District:
District #22 (Bayshore)

Commiissioner District:
District #5

Hearing Dates:
LPA: October 27, 2025

BoCC #1: December 3, 2025
BoCC #2: April 8, 2026

Attachment(s):

1: Map Amendments
2: Applicant Materials

REQUEST
e Amend Lee Plan Map 1-A, the Future Land Use Map, to change the future land
use category of the subject property from Rural to Outlying Suburban.
e Amend Map 4-A, Lee County Utilities Future Water Service Areas, to include
the subject property.

SUMMARY
The applicant requests to change the future land use category of the approximately
9.58-acre subject property from Rural to Outlying Suburban and to add the property to
the Lee County Utilities Future Water Service Area map, in order to facilitate non-retail
commercial development on the site. The applicant has submitted a companion rezone
application.

PROPERTY LOCATION
The property is located on the west side of State Road (SR) 31, also known as Babcock
Ranch Road, directly north of the Lee County Civic Center.

Figure 1: Location map of the portion of the subject property.

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



PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND AND REQUEST

The approximately 9.58-acre subject property is currently designated as Rural on the Future Land Use
Map with AG-2 zoning, is located within the Bayshore Community Plan Area, and shares a property line
with the Lee County Civic Center property.

In 1974, the subject property received approval for two Special Permits: one for truck storage (Resolution
Z-74-264) and another for a mobile home (Resolution Z-74-42). There are currently two open Code
Enforcement Violations for work without a Development Order and clearing without a permit. The
applicant has submitted a companion rezone, DCI2025-00005, to Commercial Planned Development
(CPD) to allow non-retail commercial uses. The rezoning application is still under review as of the time of
writing this report. The details on the request are subject to change.

Request

The applicant has requested to change the future land use category of the subject property from Rural to
Outlying Suburban to facilitate commercial development on the subject site that exceeds what would be
allowed Future Non-Urban Areas, as defined in the Lee Plan. The applicant also seeks to be included in
the Lee County Utilities Future Water Service Area Map (Map 4-A) to allow the property to connect to
LCU’s potable water system. FGUA would provide sewer service to this property. A complete analysis of
the request is provided in the Lee Plan Analysis section on page 5.

EXISTING PROPOSED

Figure 2: Existing and Proposed Future Land Use Maps of the subject and surrounding properties.

Adopted Amendment April 8, 2026
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Future Land Use Category

The property is within the Rural future land use category. Lee Plan Policy 1.4.1 states that the Rural future
land use category designates areas intended to remain predominantly low-density residential and
agricultural, with minimal non-residential land uses. The policy is reproduced below.

POLICY 1.4.1: The Rural future land use category are areas that are to remain
predominantly rural — that is, low density residential, agricultural uses, and minimal non-
residential land uses that are needed to serve the rural community. Natural resource
extraction may be permitted in accordance with Policy 10.1.4. These areas are not to be
programmed to receive urban-type capital improvements, and they can anticipate a
continued level of public services below that of the urban areas. Maximum density in the
Rural future land use category is one dwelling unit per acre (1 du/acre). See Policy
123.2.17 for a potential density incentive resulting from preservation and/or restoration of
Rare and Unique Upland Habitat.

Most of the properties on the west side of SR 31 and north of Bayshore Rd are within the Rural future
land use category. The properties along the west side of SR 31, north of the intersection of SR 31 and N
River Road, are within the Density Reduction/Groundwater Resource (DR/GR) future land use category.
The east side of SR 31 south of North River Road is designated with Outlying Suburban future land use.
Further north along the east side of SR 31 is the Babcock Community, in the New Community future land
use category.

Community Plan Area

The subject property is located within the Bayshore Community Plan Area, which is generally located
north of the Caloosahatchee River, east of Interstate 75 (I-75), and west of State Road 31 (SR 31). Lee Plan
Goal 18, reproduced below, describes the Bayshore Community Plan Area.

GOAL 18: BAYSHORE COMMUNITY PLAN. Protect the existing rural residential,
agricultural and equestrian-oriented character of the community by maintaining low
residential densities and minimal commercial activities, and exclude incompatible uses
that are destructive to the character of this rural residential environment.

To achieve this goal, Goal 18 is divided into four objectives, each with supporting policies, that address
land use, transportation, sewer and water, and parks and recreation. Details on the request’s consistency
with the Bayshore Community Plan Area are provided in the Lee Plan Analysis section on page 5.

Planning District

The subject property is located in the Bayshore Planning District (District 22), which allocates 72 acres for
commercial use and 4 acres for industrial use, with no acres designated for the Outlying Suburban future
land use category for residential development. The applicant is not proposing any residential
development. Based on Policy 1.6.5, the proposed development’s impact on planning district allocations
will be determined at the time of Development Order; however, the planning district currently has
adequate allocations for the development of the subject property.

Surrounding Properties

The subject property consists of one parcel and is situated on the west side of SR 31, just north of the
intersection of SR 31 and Old Rodeo Drive. The property currently has direct access to SR 31; however,
with the expansion and relocation of SR 31 approximately 300 feet to the east, the existing SR 31 will
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remain as an access street, likely to be designated Old SR 31, for the properties along the west side of the
potentially six-lane right-of-way (ROW) expansion?.

TABLE 1: SURROUNDING PROPERTY INFORMATION
Community Plan

Future Land Use Zoning Existing Use
Area
Vacant/Undeveloped
North Rural Bayshore AG-2 / . . 2
and Residential
Northeast
East Outlying Suburban AG-2 Vacant/Undeveloped
Lee/North Olga
South Public Facilitates Bayshore CF Civic Center
West Rural Bayshore AG-2 Residential

The Florida Department of Transportation has been acquiring property along the SR 31 ROW to
accommodate the expansion, which impacts the surrounding uses. The subject property shares a property
line with two properties to the north. One of these properties fronts on SR 31 and is undeveloped. The
second fronts Old Bayshore Rd and contains a single-family dwelling. The property directly east of the
subject property, across SR 31, is undeveloped. The Lee County Civic Center property abuts the subject
property to the south, and two additional single-family residences abut the western property line.

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 certain topics as elements. The Lee
Plan is divided into elements (chapters), which are 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 map 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 a map designation within a Community Plan Area, one
public information meeting is required prior to the application being 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 Bayshore Fire Station on Wednesday, June 18, 2025, at 5:00 pm. The summary stated that there

! https://www.swflroads.com/project/442027-2
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were zero (0) members of the public at the meeting. The applicant has met the public input requirements
of Lee Plan Objective 17.1.

Despite the parcel size, under Florida Statutes, the proposed amendments do not qualify as a small-scale
map amendment because they include changes to a map that is not part of the Future Land Use Map
Series (Maps 1A through 1H); therefore, they 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 applicant seeks to amend the Future Land Use Map to reclassify the subject property’s future land
use category from Rural to Outlying Suburban and to include the property in the Lee County Utilities
Future Water Service Area Map, to facilitate commercial development on the site exceeding 30,000
square feet. The Outlying Suburban designation would remove the subject property from a Future Non-
Urban Area, as defined in the Lee Plan, and reclassify it as a Future Suburban Area. This designation
change, along with access to central utilities, would permit a slightly higher density, a broader range of
uses, and larger commercial development. The appropriateness of the proposed amendment and its
consistency with the Lee Plan are discussed in detail below.

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 included in this staff report outlines the
proposed amendments in relation to the most applicable Lee Plan goals, objectives, and policies to
determine their appropriateness.

The subject property is currently designated with the Rural Future Land Use Category, which is described
in Lee Plan Policy 1.4.1. As noted in the background section above, the subject property has supported
both non-residential and residential uses since the 1970s. FDOT’s expansion of SR 31, Bayshore Road, and
the Wilson Pigott Bridge (SR 31 draw bridge), along with the private development of utility and public
safety infrastructure along the SR 31 corridor, and the property’s proximity to the Civic Center, provide
the property with capital improvements and services that are not typical in the Rural future land use
category.

The applicant requests to amend the future land use category for the subject property to Outlying
Suburban, as described in Policy 1.1.6 and reproduced below.

POLICY 1.1.6: The Outlying Suburban future land use category is characterized by its
peripheral location in relation to established urban areas. In general, this category is rural
in nature or contains existing low-density development. Some of the requisite infrastructure
needed for higher density development is planned or in place. Industrial land uses are not
permitted. The standard density range is from one dwelling unit per acre (1 du/acre) to
three dwelling units per acre (3 du/acre). Bonus densities are not allowed.

Outlying Suburban is described as rural in nature, with access to some centralized infrastructure that is
planned or already in place. Similar to the Rural future land use category, industrial uses are prohibited.
Outlying Suburban does allow a maximum of 3 dwelling units an acre, as opposed to the standard Rural
allowance of 1 dwelling unit an acre. Outlying Suburban allows a variety of commercial uses, including
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some that would not be considered non-retail commercial; however, the Community Plan Area
requirements would continue to limit the types of commercial uses allowed to non-retail. The applicant
has stated in their application materials for the comprehensive plan amendment that only non-retail
commercial uses are proposed. The characteristics of the subject property are consistent with the
Outlying Suburban future land use category, as described in Policy 1.1.6.

The subject property is also within the county’s Coastal High Hazard Area. Policy 101.1.4 addresses the
requirements of comprehensive plan amendments that increase density within the CHHA. This policy is
reproduced below.

POLICY 101.1.4: Require that comprehensive plan amendments which increase density

within the Coastal High Hazard Area or on islands meet one of the following criteria in

accordance with 8 163.3178(8), Fla. Stat.:

1. Will not result in an out of County hurricane evacuation time that exceeds 16 hours for
a Category 5 storm event (Level E storm surge threat); or

2. Will maintain a 12 hour evacuation time to shelter for a Category 5 storm event (Level
E storm surge threat) and ensure shelter space is available to accommodate the
additional population; or

3. Will provide appropriate mitigation as determined by Lee County Department of
Public Safety, to satisfy both criteria above, which may include the payment of money
or construction of hurricane shelters and transportation facilities.

According to the companion rezone application, the applicant is not proposing any residential
development on the subject property. If residential development were proposed in the future, the project
would have to demonstrate consistency with the requirements in Policy 101.3.5. Therefore, the proposed
amendment is not inconsistent with Lee Plan Policy 101.1.4. Any future density proposals would require
flood and storm mitigation in accordance with the Lee Plan, LDC, Florida Building Code, and other
applicable regulations.

In addition to the future land use category, the subject property is also within the Bayshore community
Plan. Goal 18 outlines the Lee Plan Objectives and Policies related to the Bayshore Community Plan, and
provides the following: Protect the existing rural residential, agricultural and equestrian-oriented
character of the community by maintaining low residential densities and minimal commercial activities,
and exclude incompatible uses that are destructive to the character of this rural residential environment.

Goal 18 is further clarified through four objectives. The most applicable Objective to this request is
Objective 18.1: Land Use. Objective 18.1 states that the County will continue to enforce development
regulations that provide appropriate buffers, open space, separation, and other development
requirements to protect the natural resources in the Community Plan Area. This objective also requires
comprehensive plan amendments that increase density or intensity to submit a companion rezone. The
applicant has met this requirement by submitting a companion rezone to a Commercial Planned
Development (CPD), DCI2025-00005, which is still under review.

Objective 18.1 is supported by four policies that relate to land use. These policies are discussed below.
Policy 18.1.1 identifies several intersections that are allowed to have retail commercial uses. The subject
property is located to the north of the parcel at the intersection of SR 31 and Bayshore Road, which is one
of the intersections that allows for retail commercial uses. The Policy goes on to provide that “Non-retail
commercial uses are permitted elsewhere consistent with the Lee Plan and the LDC.” As previously stated,
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both residential and non-residential uses have been allowed on the subject property since the Special
Permit approvals in 1974. Policy 18.1.2 has been interpreted as a clarification to Policy 18.1.1. The
proposed amendment to Outlying Suburban is not inconsistent with Policy 18.1.1, as the types of
commercial uses allowed will continue to be controlled by the Bayshore Community Plan Area.

The Outlying Suburban Future Land Use Category prohibits industrial uses, including mining, which is
consistent with Policies 18.1.3 and 18.1.4. Additionally, according to the applicant’s companion rezoning
request, no industrial or mining uses are proposed on the site.

One of the major differences between the existing Rural future land use and the proposed Outlying
Suburban future land use is that Outlying Suburban would change the parcel from a Future Non-Urban
Area to a Future Suburban Area. In addition to the specific future land use categories, the Lee Plan divides
groups of land use categories into three designations: Future Non-Urban Areas, Future Suburban Areas,
and Future Urban Areas. There are policies throughout the Lee Plan that limit or allow uses based on
which of these groupings a land use category falls into. Under the existing Rural designation, Lee Plan
Policy 6.1.2 limits the allowed commercial uses to minor commercial. The Lee Plan defines Minor
Commercial as “commercial development that provides for the sale of convenience goods and services
and contains less than 30,000 square feet of gross floor area.” Outlying Suburban is considered a Future
Suburban Area, which removes the size limitation; however, the Community Plan Area limitations on types
of commercial uses still apply. The proposed Future Land Use Map amendment to Outlying Suburban is
consistent with Lee Plan Objective 18.1, regarding uses.

In addition to the Future Land Use Map Amendment, the applicant requests to be added to the Lee County
Utilities Future Water Service Area depicted on Map 4-A of the Lee Plan, which will enable connection to
central utilities once the utility lines become available. Objective 18.3 provides some guidance on water
and sewer connections within the Bayshore Community Plan Area.

OBJECTIVE 18.3: SEWER AND WATER. Given the desire to maintain a low residential
density, new central sewage service is not economically feasible and is discouraged north of
Bayshore Road within the future non-urban land use categories except to the areas identified
by Lee Plan Table 6, ““10-Year Sanitary Sewer Service Feasibility Plan’. Central water service
for enhanced fire protection will be encouraged where economically feasible.

POLICY 18.3.1: No landowner will be required to connect to central sewer or water
utilities or be assessed for same unless a threat to public health can be documented, or if
a new development proposes an intensity that exceeds the thresholds in Standards 4.1.1
and 4.1.2.

The owner of the subject property is electing to add themselves to Map 4-A for the ability to connect to
central utilities. Lee County Utilities would provide water service to the property, and FGUA would provide
sewer service. Adding the subject property to Map 4-A is not inconsistent with Objective 18.3 and Policy
18.3.1.

It should also be noted that Lee Plan Objective 4.1 requires all residential development exceeding 2.5
units per acre to connect to water and sewer. To fully realize the density potential of the Outlying
Suburban Future Land Use Category, the property owner or applicant would need access to central water
and sewer services. Additionally, the subject property is in an area of the county that is subject to a Basin
Management Action Plan (BMAP). Under state statute, FS 163.3177, amended with HB 1379 in 2023, local
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governments must consider how to extend utilities to residential development that exceeds 1 unit per
acre in a BMAP. The proposed future land use map amendment would increase the potential density from
one unit per acre to three units per acre. The proposed incorporation of the subject property into the
LCU Future Water Service Area (Map 4-A) is consistent with state statutes regarding utility expansion
within a BMAP and Lee Plan Objective 4.1.

Goal 53, Potable Water Infrastructure, states:

GOAL 53: POTABLE WATER INFRASTRUCTURE. Provide high-quality central
potable water service throughout Lee County. Ensure that the costs of providing facilities
is borne by those who benefit from them.

The applicant is electing to connect to Lee County Utilities' potable water infrastructure. The applicant
would be financially responsible for extending the line if the proposed development exceeds the
allowances in Standards 4.1.1 and 4.1.2 or connecting to the line when it becomes available. Policy 53.1.1
states that the LCU service area is illustrated in Map 4-A. The applicant has received a letter from Lee
County Utilities dated October 13, 2025, stating that it is able to serve the subject property if included in
the Potable Water Future Service Area. The request to add the subject property to Map 4-A is consistent
with Goal 53 and Policy 53.1.1.

Policy 126.1.4 of the Lee Plan requires that development maintain groundwater levels at or above existing
levels. Connecting to the LCU's potable water system will reduce stress on the shallow aquifer typically
used for residential wells and help to maintain or improve groundwater levels near the subject property.
Therefore, amending the Lee Plan to allow for connection to LCU’s potable water is consistent with
Policy 126.1.4.

PUBLIC FACILITIES AND INFRASTRUCTURE

The subject property is located adjacent to a state-maintained arterial roadway. Utilities do not currently
exist at the property; however, private utility expansion for adjacent development is likely. FGUA and LCU
have provided letters of availability with the capacity to serve the subject property. LeeTran does not offer
public transportation near the subject property. Since no residential density is proposed, Lee County
Schools stated they had no objection to the project in a letter dated October 28, 2024.

Applicants for proposed amendments to the Lee Plan are required to provide the information for a short-
range (5 years) and long-range (20+ years) level of service (LOS) analysis. The 5-year analysis indicates SR
80 from SR 31 to Buckingham Rd will operate at LOS “F” with and without the proposed change. The Long
Range 2045 Horizon LOS analysis indicates SR 80 from SR 31 to Buckingham Rd, SR 31 from SR 78 to County
Line will operate at LOS “F” with and without the proposed change, SR 31 from SR 80 to SR 78 will operate
at LOS “D” without the proposed change and LOS “F” with the proposed change. SR 31 and SR 80 are
state-maintained arterials.

Site-specific impacts on public services and the availability of services will be examined in any future
development applications for construction on the impacted site.

e Sewer: FGUA provided a letter dated March 14, 2025, stating their ability to provide wastewater
disposal for the subject property. There is a 16-inch sewer force main at Bayshore and Bay Pointe
Blvd.
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e Water: Lee County Utilities provided a letter dated October 13, 2025, stating that it is able to serve
the subject property.

e Fire: Bayshore Fire District, located at 17350 Nalle Rd, provides fire and rescue services to this site.
According to a letter dated June 25, 2025, the Bayshore Fire District is capable of providing services
to the proposed development.

e Emergency Medical Services: Public Safety, via a letter dated November 25, 2024, stated there is
one ambulance located 5.3 miles from the property and an additional four within ten miles. EMS
service availability for the proposed development of this property is adequate at this time.

e Police: According to a letter from the Lee County Sheriff’s Office, dated October 22, 2024, the
amendment will not affect the Agency’s ability to provide law enforcement services.

e Solid Waste: According to a letter from Lee County’s Solid Waste Department, dated November
22, 2024, solid waste is not opposed to the proposed amendment.

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

e The Future Land Use Map amendment to Outlying Suburban is consistent with the Bayshore
Community Plan Area.

e The request to add the property to Map 4-A is not inconsistent with the Community Plan Area or
the public facilities element.

e The Future Land Use Map Amendment is not out of character with the surrounding properties
and development.

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

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.

Adopted Amendment April 8, 2026
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PART 2
LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: October 27, 2025

A. LOCAL PLANNING AGENCY REVIEW
The applicant’s representatives provided a presentation addressing the requested amendments, the
subject property, surrounding uses, and consistency with the Lee Plan.

Following this, staff made a presentation addressing the requested amendments, consistency with
the Lee Plan, and staff recommendation.

Members of the LPA inquired about the SR 31 expansion, access to the property, how many individuals
showed up at the community meeting, the pending Code Enforcement actions on the property,
clarification on the property’s proximity to the DR/GR future land use category, the proposed utility
expansion, and the applicant’s intended use of the property.

No members of the public were present.

B. LOCAL PLANNING AGENCY RECOMMENDATION
A motion was made to recommend that the Board of County Commissioners (BoCC) transmit
CPA2024-00017. The motion passed 7 to 0.

RAYMOND BLACKSMITH AYE
DUSTIN GARDNER AYE
DAWN RUSSELL AYE
JENNIFER SAPEN AYE
DON SCHROTENBOER AYE
STAN STOUDER AYE
HENRY ZUBA - AYE

C. STAFF RECOMMENDATION
Staff recommends that the BoCC transmit the proposed amendment as provided in Attachment 1.

Adopted Amendment April 8, 2026
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PART 3
BOARD OF COUNTY COMMISIONERS
TRANSMITTAL HEARING

DATE OF PUBLIC HEARING: December 3, 2025

A. BOARD REVIEW:
Staff provided a brief presentation for the proposed amendment, which included LPA and staff
recommendations, as well as an overview of the proposed amendment, the Lee Plan, and other
county regulatory consistency.

One member of the public addressed the BoCC concerning the proposed amendments. Concerns
addressed included compatibility with adjacent civic uses and the coastal high-hazard area.

One member of the BoCC asked for clarification about what staff reviews would occur during the
comprehensive plan amendment process and what future processes would be required before
development could occur on the property.

B. BOARD ACTION:
A motion was made to transmit CPA2024-00017 as recommended by staff and the LPA. The motion

passed 4 to 0.
MOTION DETAILS

BRIAN HAMMAN AYE
CECIL PENDERGRASS AYE
DAVID MULICKA AYE
KEVIN RUANE AYE
VACANT
Adopted Amendment April 8, 2026
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PART 4
STATE REVIEWING AGENCIES
OBJECTIONS, RECOMMENDATIONS, AND COMMENTS

Comments from the State Reviewing Agencies were due to Lee County by February 5, 2026.

A. OBJECTIONS, RECOMMENDATIONS AND COMMENTS
Lee County received responses from the following review agencies addressing the transmitted
amendment:
e Florida Department of Commerce
e Florida Department of Transportation
There were no comments or objections concerning the proposed amendments.

B. STAFF RECOMMENDATION
Staff recommends that the Board of County Commissioners adopt the amendments to the Lee Plan
as transmitted and as provided in Attachment 1.

Adopted Amendment April 8, 2026
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PART 5
BOARD OF COUNTY COMMISIONERS
ADOPTION HEARING

DATE OF PUBLIC HEARING: April 8, 2026

B. BOARD REVIEW:
Staff provided a brief presentation on the proposed amendment, including LPA and staff
recommendations, comments from the state reviewing agency, and an overview of the proposed
amendment’s consistency with the Lee Plan.

No members of the public spoke concerning the proposed amendments.

A commissioner asked questions about the timing of the development proposed for this amendment,
the SR 31 widening project, and the overall vision for this area of the county regarding the changes
along SR 31.

B. BOARD ACTION:
A motion was made to ADOPT CPA2024-00017 as recommended by staff and the LPA. The motion
passed 5 to 0.

MOTION DETAILS

BRIAN HAMMAN AYE
CECIL PENDERGRASS AYE
DAVID MULICKA AYE
KEVIN RUANE AYE
TRISH PETROSKY AYE
Adopted Amendment April 8, 2026
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ATTACHMENT 1

» Map 1A Existing Future Land Use Map
» Map 1A Proposed Future Land Use Map

» Map 4A Future Water Service Areas
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Public Facilities Impacts

NOTE: The applicant must calculate public facilities impacts based on the maximum development.

1. Traffic Circulation Analysis: The analysis is intended to determine the effect of the land use change on the Financially
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-yecar horizon).
Toward that end, an applicant must submit a Traffic Impact Statement (TIS) consistent with Lee County Administrative
Code (AC)13-17.

a. Proposals affecting less than 10 acres, where development parameters are contained within the Traffic Analysis
Zone (TAZ) or zones planned population and employment, or where there is no change in allowable density/
intensity, may be eligible for a TIS requirement waiver as outlined in the Lee County TIS Guidelines and
AC-13-17. Identification of allowable density/intensity in order to determine socio-economic data for affected
TAZ(s) must be coordinated with Lee County Planning staff. Otherwise a calculation of trip generation is
required consistent with AC-13-17 and the Lee County TIS Guidelines to determine required components of
analysis for:

1. Total peak hour frip generation less than 50 total trip ends — trip generation.

i, Total peak hour trip generation from 50 to 300 total trip ends — trip generation, trip distribution and trip
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis
consistent with AC-13-17 and TIS Guidelines), short-term (5 year) and long-range (to current Lee Plan
horizon year) segment LOS analysis of the nearest or abutting arterial and major collector segment(s)
identified in the Transportation Inventory based on the trip generation and roadway segment LOS analysis
criteria in AC-13-17. A methodology meeling is recommended prior to submittal of the application to discuss
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term
analysis,

i, Total peak hour trip generation is over 300 total trip ends - trip generation, mode split, trip
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13-17 and TIS
Guidelines), short-term (five-year) and long-range (to current Lee Plan horizon year) segment LOS
analysis of arterial and collector segments listed in the Transportation Inventory. LOS analysis will
include any portion of roadway segments within an area three miles offset from the boundary of the
application legal description metes and bounds survey. LOS analysis will also include any
additional segments in the study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of theapplication,

b. Map amendment - greater than 10 acres -Allowable density/intensity will be determined by Lee County Planning
staff.

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3):

P EeTE

Sanitary Sewer

Potable Water

Surface Water/Drainage Basins
Parks, Recreation, and Open Space
Public Schools

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concurrency
Management Report):

-0 RBn op

ms

Franchise Area, Basin, or District in which the property is located

Current LOS, and LOS standard of facilities serving the site

Projected 2030 LOS under existing designation

Projected 2030 LOS under proposed designation

Existing infrastructure, if any, in the immediate area with the potential to serve the subject property
Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long rangeimprovements
Provide a letter of service availability from the appropriate utility for sanitary sewer and potable water
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In addition to the above analysis, provide the following for potable water:

a. Determine the availability of water supply within the franchise area using the current water use allocation
(Consumptive Use Permit) based on the annual average daily withdrawal rate,

b. Include the current demand and the projected demand under the existing designation, and the projected demand under the
proposed designation,

¢. Include the availability of treatment facilities and transmission lines for reclaimed water for irrigation,

d. Include any other water conservation measures that will be applied to the site (see Goal 54).

3. Provide a letter from the appropriate agency determining the adequacy/provision of existing/proposed support
facilities, including:

Fire protection with adequate response times

Emergency medical service (EMS) provisions

Law enforcement

Solid Waste

Mass Transit

Schools

-0 o OB

In reference to above, the applicant must supply the responding agency with the information from application items
5, 6, and 7 for their evaluation. This application must include the applicant's correspondence/request to the
responding agency.

Environmental Impacts
Provide an overall analysis of the character of the subject property and surrounding properties, and assess the site's suitability
for the proposed change based upon the following:

[. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system

(FLUCCS).

A map and description of the soils found on the property (identify the source of the information).

A topographic map depicting the property boundaries and 100-year flood prone areas indicated (as identified by FEMA).
A map delineating the property boundaries on the most recent Flood Insurance Rate Map.

A map delineating wetlands, aquifer recharge areas, and rare & unique uplands.

A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed by federal, state
or local agencies as endangered, threatened or species of special concern. The table must include the listed species by
FLUCCS and the species status (same as FLUCCS map).

o Phls B b

Impacts on Historic Resources
List all historic resources (including structure, districts, and/or archacologically sensitive areas) and provide an analysis of
the proposed change's impact on these resources. The following should be included with the analysis:

l. A map of any historic districts and/or sites listed on the Florida Master Site File which are located on the subject property
or adjacent properties.
2 A map showing the subject property location on the archacological sensitivity map for LeeCounty.

Internal Consistency with the Lee Plan

[. Discuss how the proposal affects established Lee County population projections, Lee Plan Table 1(b) and the total population
capacity of the Lee Plan Future Land Use Map.

2 List all goals and objectives of the Lee Plan that are affected by the proposed amendment or that affect the subject property.
This analysis should include an evaluation of all relevant policies under each goal andobjective.

3. Describe how the proposal affects adjacent local governments and their comprehensiveplans.

State Policy Plan and Regional Policy Plan

List State Policy Plan and Regional Policy Plan goals, strategies and actions, and policies which are relevant to this plan
amendment,

Justify the proposed amendment based upon sound planning principles
Support all conclusions made in this justification with adequate data and analysis.

Planning Communities/Community Plan Area Requirements

[f located within a planning community/community plan area, provide a meeting summary document of the required public
informational session [Lee Plan Goal 17].

Lee County Comprehensive Plan Map Amendment Application Form (12/2022) Page 3 of 5





















FOUR R EQUIPMENT LLC
3701 SW 128TH AVE
MIRAMAR FL 33027

WESTCOTT TERRENCE P TR
18090 OLD BAYSHORE RD
NORTH FORT MYERS FL 33917

GRUJALVA MANUEL
18120 OLD BAYSHORE RD
NORTH FORT MYERS FL 33917

LILIEGREN JUSTIN N +
17903 OAKMONT RIDGE CIR
FORT MYERS FL 33967

LEE COUNTY
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SiteUnit
131
231
J31
IORERD
IORERD
IORERD
|ORERD
I0RERD
IORERD
RD
JDR
VAY
231
J31
331

SiteCity
NORTH FOI
NORTH FOI
NORTH FOI
NORTH FOI
NORTH FOI
NORTH FOI
NORTH FOI
NORTH FOI
NORTH FOI
NORTH FOI
ALVA

ALVA

ALVA
ALVA
ALVA

IDETERMIN ALVA

231

ALVA

SiteZip Legal

33917 SE1/4 OF SE 1/4 OFSE 1/4

33917 E1/2 OF NE 1/4 OF SE 1/4<CR>0F SE 1/4 LESS THE 5 250<CR>FT

33917 THE S 250 FT OF THE E 1/2<CR>0OF NE 1/4 OF SE 1/4 OF<CR>SE 1/4 LESS R/W SR 31

33917 N1/2 OF THE <CR>SW 1/4 OF SE 1/4 OF SE 1/4<CR>LESS RD R/W

33917 APARL OF LAND IN N 1/2 OF<CR>S 1/2 OF SE 1/4 OF SE 1/4<CR>AS DESC IN OR 0650 PG 0406

33917 APARL OF LAND IN § 1/2 OF<CR>S 1/2 OF SE 1/4 OF SE 1/4<CR>AS DESC IN OR 0617 PG 0163

33917 S1/2 OF SW 1/4 OF <CR>SE 1/4 OF SE 1/4 <CR>LESS RD R/W

33917 PARLINSE 1/4 OF SE 1/4 SEC 13T 43 R 25 AS DESC IN OR 1234 PG 0517 + PORT DESC IN OR 1354 PG 718

33917 W425 FT OF S 1/2 OF N 1/2 OF<CR>NW 1/4 OF SE 1/4 OF SE 1/4<CR>0R 2146/1931 LESS R/W

33917 PARLIN E 1/2 SEC 24 E<CR>0OF OLD BAYSHORE RD N<CR>0F SR-78

33920 PARC IN 5 1/2 OF 8W 1/4<CR>DESC OR 2625/1528 + INST#2006-51208<CR>LESS 3408/3769 + INST#2006-51228
PARC IN 51/2 OF SE1/4 DESC<CR>0R 2626/0083 LESS 2019-84518

33920 PARLLOC INTHE W 1/2 <CR>OF THEW 1/2 OF THE <CR>SW 1/4 AS DESC IN <CR>0R 2974 PG 2172

33920 PARC IN S 1/2 OF SW 1/4 OF <CR>SEC AS DESC IN OR 3408 PG 3769

33920 W1/20F51/2 0F SW 1/4 AS DESC IN OR 4619/4509  <CR>LESS INST 2006-51208
PARLIN § 1/2 OF SW 1/4 OF<CR>AS DESC INST 2006000051228<CR>LESS INST#2008000194330 + 2008000194392

33920 ALL FRAC W1/2 N OF RVR LES<CR>RD R/W+1,001 THRU 1.004
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31 roadway expansion project, access to the site will be directly provided via Old SR 31 that will
run parallel as a frontage road to the new 4-lane section of SR 31.

Brightwater RPD and country club is located within the Bayshore Community Planning Area.
Approved in 2022, the RPD allows for up to 1,475 dwelling units and includes Brightwater Lagoon,
a 7-acre lagoon and water park. The resort is open to members and their guests for a membership
fee, and also includes a daily non-resident reservation-based system for the general public.

Bayshore Village CPD at the intersection of Bayshore Road and Wells Road was recently approved
for 92,750 square feet of commercial uses and 125 hotel units.

Stonehill Manor is an RPD and recent subdivision with associated infrastructure to support 71
single-family homes located within the Bayshore Community Planning Area fronting on the south
side of Bayshore Road.

Bayshore Ranch is an RPD approved in 2023 for 130 single-family homes on 109.63-acres within
the Bayshore Planning Community fronting on the north side of Bayshore Road.

Leetana RPD was approved for 201 dwelling units in the Bayshore Planning Community in 2019
with frontage on Rich Rd near I-75.

Babcock MPD begins on the north side of North River Road, less than a mile from the Property,
continuing to develop and at buildout will allow for 19,500 total dwelling units and 6,000,000
square feet of non-residential uses.

VI.  LEE PLAN CONSISTENCY & COMMUNITY PLAN AREA CONSISTENCY

The following is an analysis of how the proposed amendment is consistent with the goals, policies
and objectives of the Lee Plan.

POLICY 1.1.6: The Outlying Suburban future land use category is characterized by its peripheral
location in relation to established urban areas. In general, this category is rural in nature or
contains existing low-density development. Some of the requisite infrastructure needed for
higher density development is planned or in place. Industrial land uses are not permitted. The
standard density range is from one dwelling unit per acre (1 du/acre) to three dwelling units per
acre (3 du/acre). Bonus densities are not allowed.

Consistent with this policy, the Property is located in an area of the county where semi-
rural meets suburban areas. An urban-like town center is developing in Babcock Ranch,
the boundary of which is less than a mile from the Property. Located directly adjacent
to the Civic Center and fronting on SR 31 with its upcoming expansion, the Property is
situated in an area where public infrastructure exists to support the proposed
development. While this category allows for limited residential density, the Applicant
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require architectural design regulations. The MCP that will be adopted as part of the
CPD will provide the required landscape buffers and open space.

POLICY 6.1.7: Prohibit commercial developments from locating in such a way as to open new
areas to premature, scattered, or strip development; but permit commercial development to
infill on small parcels in areas where existing commercial development would make a residential
use clearly unreasonable.

The expansion of SR-31 to a 4 lane highway adjacent to the property as well as the
abutting civic center are factors that make this Property a perfect example of a location
that is desirable for infill commercial development where residential uses are not
reasonably expected to continue. The proposed amendments will not result in a
commercial development that is scattered, premature, or strip development. The
Property is directly adjacent to the Lee County Civic Center and will provide the area
with commercial uses that are complementary to the existing and planned
development pattern. Being located directly on a main corridor with planned
improvements, the Property is not ideal for low-density residential development.

GOAL 18: BAYSHORE COMMUNITY PLAN. Protect the existing rural residential, agricultural and
equestrian-oriented character of the community by maintaining low residential densities and
minimal commercial activities, and exclude incompatible uses that are destructive to the
character of this rural residential environment. (Ord. No. 03-02, 18-18)

The proposed amendment is requested in order to allow limited commercial uses on
the subject property. Although residential density limits will increase with the proposed
amendment, a companion planned development rezoning application has been
submitted, which limits the property to commercial uses and no residential units.

The proposed rezone will not be destructive to the character of the rural residential
environment. The Property is not currently vacant, and contains limited outdoor
storage and a mobile home. A special permit for truck storage a for a mobile home was
approved for the Property in 1974 and the Applicant is requesting the truck storage
approval be memorialized as part of the CPD. The MCP provides for enhanced
separation and buffering of approximately 200’ between the general development area
and the residential properties to the west. There is also enhanced separation and
buffering from the properties to the north ranging from 130’-215’. The properties to the
north are also separated by the CPD’s preservation area. While there is substantial
buffering and separation to the north it is important to note that the CPD does not abut
residential uses to the north. The parcel directly north and on SR 31 is vacant, and the
parcel directly north to the west is the stormwater pond associated with the existing
residence.
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defense against coastal flooding.

The applicant will submit an Environmental Resource Permit (ERP) application to South
Florida Water Management District (SFWMD) for review and approval. The SFWMD
ERP permitting process will include an analysis of storm water management (water
retention and quality). The wetland habitat for wildlife onsite has very poor quality due
to site disturbances and exotic vegetation infestation as well as the surrounding roads
and development. SR31 is adjacent to the east and the Lee County Civic Center is to the
south.

The proposed plan includes preserving wetlands and buffers totaling 3.9 acres which
will include the removal of exotic vegetation. This will greatly improve the primary
productivity of this wetland community and will improve the potential defense against
coastal flooding. As the applicant will obtain a SFWMD ERP, the onsite and offsite site
conditions and the proposed preservation plan for the proposed project are in
compliance with Objective 101.1.

OBIJECTIVE 101.2: LIMITATION OF PUBLIC EXPENDITURES IN COASTAL AREAS.

Limit the expenditure of public funds in areas particularly subject to repeated destruction by
coastal flooding to only necessary repairs, public safety needs, restoration of natural systems,
services to existing residents, and recreation and open space uses. Coastal flooding includes, but
is not limited to, high tide events, storm surge, flash floods, stormwater runoff, and impacts of
sea level rise.

The proposed plan includes preserving wetlands and buffers totaling 3.9 acres which
will include the removal of exotic vegetation. This will improve the overall health of
this wetland area which will help it to withstand negative effects from potential coastal
flooding. Preserving this wetland will also provide storage of storm water which has
the potential to help with coastal flooding in the vicinity.

OBJECTIVE 101.3: DEVELOPMENT IN COASTAL AREAS. Protect human life and property from
natural and man-made disasters.

The proposed project is approximately 2,700’ north of the shoreline of the
Caloosahatchee River and will not affect the beach or cause beach erosion. Preserving
3.9 acres of wetlands and buffers will provide storage of storm water which has the
potential to help with coastal flooding in the vicinity.

GOAL 124: WETLANDS. To maintain and enforce a regulatory program for development in

wetlands that is cost-effective, complements federal and state permitting processes, and
protects the fragile ecological characteristics of wetland systems,
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The wetlands onsite are very poor quality due to historical site disturbances and exotic
vegetation infestation as well as the surrounding roads and development. SR31 is
adjacent to the east and the Lee County Civic Center is to the south. The proposed plan
includes preserving wetlands and buffers totaling 3.9 acres which will include the
removal of exotic vegetation.

The applicant will submit an Environmental Resource Permit (ERP) application to South
Florida Water Management District (SFWMD) for review and approval. The SFWMD
ERP permitting process will include an analysis of wetland impact avoidance and
minimization as well as wetland mitigation. Wetland mitigation will be accomplished
by onsite wetland improvements and the purchase of wetland mitigation bank credits
at Little Pine Island Mitigation Bank if required. Construction will not commence until
issuance of the required state permits. As the applicant will obtain a SFWMD ERP which
incorporates the review of wetland impact avoidance and minimization as well as
wetland mitigation, the proposed project is in compliance with Goal 124.

POLICY 125.1.2: New development and additions to existing development must not degrade
surface and ground water quality.

The project will provide an on-site surface water management system that provides
water quality treatment in accordance with the State of Florida and South Florida Water
Management District criteria.

POLICY 126.1.4: Development designs must provide for maintaining or improving surface water
flows, groundwater levels, and lake levels at or above existing conditions.

Vil.

The project will provide an on-site surface water management system designed at an
elevation to maintain existing groundwater levels. The surface water management
system will be designed to discharge surface water flow rates at or below the pre-
development conditions.

ADJACENT LOCAL GOVERNMENTS

The Property is located entirely within Lee County.

VIIL.

STATE COMPREHENSIVE PLAN POLICY

In accordance with the Map Amendment application requirements to provide State Policy and
Regional Policy Plan analysis, the following is included. However, the Community Planning Act
of 2011 eliminated the requirement for consistency of the local comprehensive plan with the
state comprehensive plan.

187.201(6) PUBLIC SAFETY.—
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(a) Goal.—Florida shall protect and acquire unique natural habitats and ecological systems,
such as wetlands, tropical hardwood hammocks, palm hammocks, and virgin longleaf pine
forests, and restore degraded natural systems to g functional condition.

(b) Policies.—

1. Conserve forests, wetlands, fish, marine life, and wildlife to maintain their environmental,
ecanomic, aesthetic, and recreational values.

3. Prohibit the destruction of endangered species and protect their habitats.

4. Establish an integrated regulatory program to assure the survival of endangered and
threatened species within the state.

Consistency: In direct compliance with these policies, the Lee County Map Amendment
application requires a full environmental assessment report, which has been provided. The
report demonstrates there are no endangered species or habitats to protect on the property.
The County requirements, which would require mitigation if endangered species were
identified, are consistent with State requirements, As previously stated, the project will
require an Environmental Resource Permit.

187.201(12) HAZARDOUS AND NONHAZARDOUS MATERIALS AND WASTE. —

(a) Goal.—All solid waste, including hazardous waste, wastewater, and all hazardous
materials, shall be properly managed, and the use of landfills shall be eventually eliminated.
(b) Policies.—

2. By 1994, provide in all counties a countywide solid waste collection system to discourage
littering and the illegal dumping of solid waste.

Consistency: Lee County Solid Waste provided a Letter of Availability to provide solid waste
removal services for the property.

187.201(14) PROPERTY RIGHTS. —

(a) Goal.—Florida shall protect private property rights and recognize the existence of
legitimate and often competing public and private interests in land use regulations and other
government action.

(b) Policies.—

1. Provide compensation, or other appropriate relief as provided by law, to a landowner for
any governmental action that is determined to be an unreasanable exercise of the state’s police
power so as to constitute a taking.

2. Determine compensation or other relief by judicial proceeding rather than by administrative
proceeding.

3. Encourage acquisition of lands by state or local government in cases where regulation will
severely limit practical use of real praperty.

Consistency: The Property is privately owned and therefore not affected by State or local
policies or land use regulations that would require compensation, judicial proceeding, or
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acquisition.

187.201(15) LAND USE. -

(a) Goal.—In recognition of the importance of preserving the natural resources and enhancing
the quality of life of the state, development shall be directed to those areas which have in place,
or have agreements to provide, the land and water resources, fiscal abilities, and service
capacity to accommodate growth in an environmentally acceptable manner.

(b) Policies.—

1. Promote state programs, investments, and development and redevelopment activities
which encourage efficient development and occur in areas which will have the capacity to
service new population and commerce.

2. Develop a system of incentives and disincentives which encourages a separation of urban
and rural land uses while protecting water supplies, resource development, and fish and wildlife
habitats.

3. Enhance the livability and character of urban areas through the encouragement of an
attractive and functional mix of living, working, shopping, and recreational activities.

Consistency: In direct compliance with these policies, the proposed amendment to include
the property in Outlying Suburban enhances livability and character of the area it is located
within. The site is serviced by all urban services and has received Letters of Availability from
the appropriate agencies. The site has access to a complete roadway network that connects
to major roadways with adequate carrying capacity (SR 80 is shown to be widened to a six-
lane facility on the Lee County’s 2045 Needs Plan, which would alleviate the project of
projected deficiencies for the segment of SR 31 between SR 78 and SR 80). The site is also
located along a corridor that is directly linked to the Babcock Ranch community along with
several other approved planned developments demonstrating the appropriateness of this
request at this location.

187.201(17) PUBLIC FACILITIES. —

(a) Goal.—Florida shall protect the substantial investments in public facilities that already exist
and shall plan for and finance new facilities to serve residents in a timely, orderly, and efficient
manner.

(b) Policies.—

1. Provide incentives for developing land in a way that maximizes the uses of existing public
facilities.

2. Promote rehabilitation and reuse of existing facilities, structures, and buildings as an
alternative to new construction.

Consistency: The Property is located in an area of the county where adequate public
infrastructure and facilities exist to support development as demonstrated by the SR 31
reconstruction project, the proximity to Babcock Ranch and the Lee County Civic Center, and
the surrounding FLUCs and zoning entitlements. The proposed amendment to locate the
property within the Outlying Suburban FLU represents a logical placement of intensity that
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at the Property’s location as evidenced by the surrounding existing and proposed land uses, is
serviced by existing and planned public infrastructure and public services, provides for a
contiguous and compact development pattern, and ensures that planned investments in public
infrastructure will not be underutilized. The Rural future land use category is not appropriate in
this location abutting the Lee County Civic Center and SR31 corridor. The request to extend the
Outlying Suburban future land use category to the property is a logical community planning and
corridor planning action to support the transitioning community which has been adding residents
and contains long standing and relatively new regional attractions. The Applicant respectfully
requests approval of this petition.
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Lee County NRCS Soils Map Unit Descriptions

45-Copeland sandy loam, depressional

This is a low, nearly level, very poorly drained soil in depressions. Slopes are concave and
less than 1 percent. Typically, the surface layer is about 8 inches of very dark gray sandy
loam. The subsoil is very dark gray sandy loam about 12 inches thick. It is underlain by 8
inches of light brownish gray sandy clay loam with soft calcium carbonate throughout.
Fractured limestone bedrock is at a depth of 28 inches. Included with this soil in mapping
are small areas of Chobee, Anclote, Boca, Felda, Floridana, and Pompano soils. In addition,
soils similar to Copeland soils but with a mixture of fine sand and shell fragments to a depth
of 60 inches or more are included. Areas with limestone at a depth of more than 40 inches
are also included. Included soils generally make up less than 15 percent of any mapped
area. Under natural conditions, the water table is above the surface for 3 to 6 months. Itis 1
0 to 40 inches below the surface for about 3 to 6 months. The available water capacity is
medium. Natural fertility is medium. Permeability is rapid in the surface layer and moderate
in the subsoil.

102-Cypress Lake fine sand-Urban land complex, 0 to 2 percent slopes

The Cypress Lake component makes up 42 percent of the map unit. Slopes are 0 to 2
percent. This component is on flatwoods on marine terraces on coastal plains. The parent
material consists of sandy and loamy marine deposits over limestone. Depth to a root
restrictive layer, bedrock, lithic, is 8 to 40 inches. The natural drainage class is poorly
drained. Water movement in the most restrictive layer is moderately high. Available water to
a depth of 60 inches (or restricted depth) is very low, Shrink-swell potential is low. This soil
is not flooded. Itis not ponded. A seasonal zone of water saturation is at 6 inches during July,
August, September, October. Organic matter content in the surface horizon is about 2
percent. This component is in the F155XY130FL Sandy over Loamy Flatwoods and
Hammocks ecological site. Non-irrigated land capability classification is 3w. This soil meets
hydric criteria. There are no saline horizons within 30 inches of the soil surface. The soil has
a maximum sodium adsorption ratio of 1 within 30 inches of the soil surface.





























































































































































































































































































































































































	Cover Letter
	Affidavit of Publication - BOCC Transmittal Hearing - 12-03-2025
	Affidavit of Publication - BOCC Adoption Hearing - 04-08-2026
	Signed Ordinance
	Staff Report
	Attachment 1
	Applicant Materials



