LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, JULY 27, 2026
9:00 AM

AGENDA

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

Approval of Minutes — April 27, 2026

Lee Plan Amendment

A. CPA2025-00007 Pondella Holdings — Map Amendment

Amend Map 4-B, Lee County Utilities Future Sewer Service Areas, to
include the 6.42-acre subject property. Additionally, staff
recommends inclusion of all properties south of Pondella Road, north
of Stillwater Court, west of Palm Avenue and east of Hancock Creek
be included in the Future Sewer Service Area.

CPA2026-00004 Southeast Lee County Update

Amend the Lee Plan’s Future Land Use Element, Property Rights
Element, Glossary, and Appendix to update the Southeast Lee
Community Plan Area, to manage growth, streamline the Southeast
Lee County overlays by relocating Planned Development
requirements for Southeast Lee to the Land Development Code,
reduce unnecessary regulations, and encourage development that
will adequately protect water resources and wildlife habitat. This
includes text amendments to Lee Plan Goal 33, Objectives 33.2,
33.3, and 33.4 and Policies 1.1.10, 1.1.13,1.4.5, 1.6.10, 2.3.1,
2.3.2,2.3.3,6.1.2,7.1.2,17.2.1,17.2.2,17.3.3, 33.1.2, 33.1.3,
33.1.6,33.1.7, 33.1.8, 33.2.1, 33.2.2, 33.2.3, 33.2.4, 33.2.5, 33.3.1,
33.3.2, and Chapter 14 (Glossary), and add new Goal 166,
Objectives 33.4 and 166.1, and Policies 1.1.16, 1.4.8, 17.2.3, 33.3.4.
33.4.1, 33.4.2,33.4.3, 33.4.4, 166.1.1, 166.1.2 relating to the
Southeast Lee Community Plan Area. To support the text
amendments, amendments are proposed to Maps 1-A, 1-D, 2-A, 2-
D, 4-A, and 4-B, and Tables 1(a) and 1(b).



5. Other Business

6. 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.
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MINUTES REPORT
LOCAL PLANNING AGENCY
APRIL 27, 2026

MEMBERS PRESENT:

Dustin Gardner Don Schrotenboer (Vice Chair)

Dawn Russell Stan Stouder (Chair)

Jennifer Sapen Vincent Colaluca (Non-Voting School Board
Member)

MEMBERS ABSENT:

Henry Zuba

STAFF PRESENT:

Joe Adams, Asst. Cty. Atty. Ohdet Kleinmann, Utilities

Nathan Beals, Utilities Janet Miller, DCD Admin.

Kate Burgess, Principal Planner, Planning  Brian Roberts, Development Services Manager

Brandon Dunn, Planning Manager Anthony Rodriguez, Zoning Manager

Lindsey Karczewski, Planning

REPRESENTATIVES

CPA 2024-00016 Caloosa 80

Neale Montgomery, Esq., Pavese Law Firm

Alexis Crespo, AICP, RVi Planning & Landscape Architecture
Chris Kennedy, Kimley-Horn

Jackie Larocque, P.E., ATWELL

David Brown, P.G., RESPEC

Ted Treesh, TR Transportation

Land Development Code Amendments — Item 5A — Existing Aggregate Mines
Tina Ekblad from Sage Entitlements, representing Titan America and Seagate Mine
Tracy Hayden, Representing Titan America

Matt Price, CEO of Seagate Development Group, Representing Seagate Mine

Agenda Item 1 — Call to Order, Review of Affidavit of Publication/Pledge of Allegiance

Mr. Stouder, Chair, called the meeting to order at 9:00 a.m.

Mr. Adams, Assistant County Attorney, certified that the affidavit of publication for today’s meeting was
properly advertised.

Agenda Item 2 — Public Forum- None

Agenda Item 3 — Approval of Minutes — February 23, 2026

Mr. Schrotenboer made a motion to approve the February 23, 2026 meeting minutes with the two
corrections on Page 10 of 11, outlined by Ms. Miller in her e-mail of 4/24/2026. The motion was
seconded by Ms. Russell. The Chair called the motion, and it passed 5-0.
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Agenda Item 4 — L ee Plan Amendment

A. CPA2024-00016 Caloosa 80 — Map Amendment
Amend Lee Plan Map 1-A, Future Land use Map, to redesignate 92.71 acres of the subject property
from Rural to Sub-Outlying Suburban, add the full 192.3-acre site into Maps 4-A and 4-B, Lee
County Utilities Future Water and Sewer Service Areas, and update Table 1(b). The property is
generally located to the east of Bateman Road and to the south of Palm Beach Boulevard (SR 80).

Pat Neal from Neal Communities, Neale Montgomery, Esg. from Pavese Law Firm, Alexis Crespo, AICP
from RVi Planning & Landscape Architecture, Chris Kennedy from Kimley-Horn, Jackie Larocque, P.E.,
from ATWELL, David Brown, P.G. from RESPEC, and Ted Treesh from TR Transportation, gave an
overview of the project along with a PowerPoint Presentation and were available for questions.

Mr. Stouder referred to Table 4 on Page 36 of the PowerPoint presentation under the “Transportation”
section and asked for confirmation that Table 4 indicates there will be 845 additional trips per day as a
result of this development.

Mr. Treesh stated that was correct. He noted that in their analysis they use peak hour because that is the
highest category.

There were no further questions of staff, so the Chair opened this item to staff.
Ms. Burgess reviewed the staff report and recommendations along with a PowerPoint presentation.

Mr. Schrotenboer referred to Page 6 of the staff report where it states, “The overall characteristics of the
portion of the property the applicant wants to amend the Future Land Use are not inconsistent with the
Sub-Outlying Suburban.” He also noted that during staff’s presentation, Ms. Burgess used the phrase
“generally consistent.” To him, these were not definitive terms, which is a concern since this Board’s
role is to find the amendment consistent with the Lee Plan.

Ms. Burgess stated that it has been found to be consistent with what is in the Lee Plan. Unless there are
specific items that are called out, staff’s standard terminology is that it is “not inconsistent” or it is
“consistent.” If it is “consistent,” it means it has met all the things that are called out. If it is “not
inconsistent,” it means it meets all the things that are there, but it is not a specific item or characteristic
that is required to be met. Due to Mr. Schrotenboer’s comment, Ms. Burgess clarified that the proposal is
consistent with Goal 27.

Ms. Russell asked if the community meetings were well attended. Other than connectivity, she asked if
there were other major concerns.

Ms. Crespo stated that rather than schedule separate community meetings, they opted to attend the Alva,
Inc. meetings to provide their updates since they are well attended. She stated they are allowed to publish
a notice and attend any scheduled meeting. The main consternation seemed to be the lot sizes in the
zoning. She noted that it is clear on the density that this is not necessarily increasing density when taken
together with the zoning. Regarding the clustering, the public wanted to see 1-acre lots.

Mr. Gardner asked for clarity on the actual unit count because there are multiple units listed in the
materials such as 690, 746, 721, 794, etc.
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Ms. Crespo stated that the 690 quoted is the MPD unit request, which is tied to the zoning. She admitted
there were some discrepancies between the numbers she noted versus staff. Out of the 192 acres, 100 of
those acres are in Urban Community. This equates to 600 units (6 units per acre). The balance of 92 is
Rural, so the number is 692 and represents what is allowed today for the Future Land Use Map. She
noted that there are other nuances that can impact these densities such as wetland/preservation provisions.
Looking at the map colors, the densities are 692. She then stated that if you take the 92 acres and take it
to 2-units per acre, that would be another 184 units. This means it would equate to 784 units at peak
development. She believed staff would agree with her that the maximum allowed under the Future Land
Use Map change is around 790 units. That being said, it is their intent to develop 690 units through the
zoning, even though the map amendment allows them to go up to 790 units.

Ms. Sapen asked for clarification that today this Board is to only consider the requested change, which is
a 92 unit increase. In other words, the only change is the Future Land Use change.

Ms. Crespo stated that was correct.

Mr. Stouder noted that heretofore there has been no Outlying Suburban in this part of the Future Land Use
Map. He asked if staff knew why that might be.

Ms. Burgess noted one reason might be because this particular future land use category is newer than
many of the others in this area of the county.

Mr. Dunn stated that was correct. The Sub-Outlying Suburban category is a newer category than
Outlying Suburban. Those categories did not exist and there has not been any that have transitioned to
that area. This is the first request staff has received.

Mr. Stouder referred to Page 2 of the staff report and noted there seemed to be several attempts made
regarding this property in 2009 and 2022. The case was withdrawn after a Board Hearing that took place
on May 22, 2024. He asked for specifics on that.

Ms. Crespo stated that Neal Communities is very active in Lee County and have done a lot of work in
Northeast Lee County. The current property owners are in later stages of their careers, and this project is
a large undertaking as a developer. Mr. Neal approached them after the Board hearing and told them he
felt it would be a great Neal Communities project. The current owners decided not to go through with
developing an RV resort and went under contract with Neal Communities.

Mr. Stouder asked Mr. Neal if he concurred with Ms. Crespo’s statements.
Mr. Neal stated he agreed with her statements.

Mr. Stouder referred back to the 845 daily trips and asked for staff’s position on impact fees as it relates
to road improvements needed to maintain a level of safety not a level of service.

Mr. Dunn stated that regarding impact fees, staff follows the direction of the Board of County
Commissioners on how they want to handle/implement impact fees. Regarding the 845 daily trip
increase, it is based on the worst case scenario meaning if they were to build all 790 units within the limits
that are currently allowed under today’s future land use category. However, what was discussed today
during the applicant’s presentation is that they will not be building 790 units. They will be

Local Planning Agency
April 27, 2026 Page 3 of 12



constructing/building within the limits that are currently allowed under today’s future land use category,
which means it may not be realistic to expect the 845 daily trips.

Mr. Stouder stated that although it is outside of this Board’s purview, he felt it was a lot of trips. He was
certain that offsite improvements, etc. would be of great concern for people that navigate that stretch of
road.

The LPA had no further questions, so Mr. Stouder opened this item to public comment.

Denise Eberle (opposed)

Ashley Randolph (opposed) — Represented the Brown Family Trust
Holly Schwartz (opposed)

Debbie Erwin (opposed)

The major concerns by the attendees were: 1) This amendment moves density into a Rural area that was
planned to remain low density. In doing so, it introduces Suburban development patterns deeper into a
Rural community; 2) Spreading density outward results in not protecting Rural character and not
maintaining a clear boundary between Urban and Rural; 3) this change will create pressure for additional
conversions in between and making it harder to defend remaining Rural areas from the same argument; 3)
the outcome is having the character of the community change incrementally through decisions that seem
isolated; 4) the LPA is being asked to approve this shift today without knowing what will ultimately be
built; 5) approving this amendment sets a precedent that Rural land can absorb that shift and it will
eventually be used again with other developments; 6) The proposal increases intensity of a Rural
community; 6) There are concerns that this development would violate the Endangered Species Act and
cause irreparable harm to a variety of endangered wildlife populations and altering the Rural landscape of
the neighborhood; 7) In addition to concerns over the protected gopher tortoise and wood stork, there is
evidence of this land being an active breeding habitat for the endangered Florida Panther including a
siting by Florida Fish and Wildlife on their public map in 2025 where they made a siting on the east side
of Bateman Road; 8) This development will cause habitat fragmentation and the urban development will
lead to an increase in vehicular collisions, which is the leading cause of death for the endangered Florida
Panther; 9) Developing something of this scale within a vital, active ecosystem, and breeding habitat will
create barriers that restrict movement and isolate populations even further; 10) Regarding the utility
expansion, the County should not be approving utilities in an area that is not within the boundary of the
future service area recognized by the county and which is not contiguous to the existing boundary; 11)
approving these utilities causes “leapfrog” development; 12) the Board of County Commissioners
directed staff to prepare amendments to the Lee Plan for the Southeast Lee County Community Planning
Area to manage growth and encourage development that protects the county’s natural resources. The
Alva community is asking for that same consideration; 13) “Leap frogging” an entire rural area for the
approval of utilities will result in the harmful cumulative impact for the very last Rural areas of Lee
County; 14) Concern was expressed regarding the presentation on the irrigation supplementation where
the stormwater ponds would be used in the event that there is a drought and the sandstone aquifer will be
tapped for that irrigation. It was noted that this area is where the residents have their wells, which run low
at times. This will worsen if the density is added to the area and the stormwater ponds and sandstone
aquifers are used; and 15) the community prefers to have a Trailer Park in lieu of having a development
handled by Neal Communities, which they felt caused damage in Sarasota and Manatee Counties; 16) The
property only constitutes 417 trailer park slots as opposed to 600 to 800 units crammed into their area.

No other members of the public wished to comment, so the public portion segment was closed.
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The applicant’s representatives asked if they could respond to some of the public comments. The LPA
agreed.

Ms. Montgomery referred to comments made by the public regarding impacts on the sandstone aquifer.
She noted that the purpose of having central water and sewer is to not impact existing legal users. If you
have 1-acre lots with well and septic tanks, it will have an impact on existing users. She noted that David
Brown indicated it would not be impactful. Regarding protected species, Mr. Kennedy is an ecologist.
This project will have to go through a series of permitting and they will not be allowed to have adverse
impacts on any listed species.

Ms. Sapen referred to the concern about “leap frogging” in relation to the service map and asked if staff
had any concerns with that.

Ms. Burgess stated there are other instances in the County in which the service areas “leapfrog.” She
noted it is common throughout the county.

Ms. Sapen asked for confirmation that if it was not “leapfrogged” and the land in between was added to
the map, that the residents would have to connect.

Ms. Burgess stated that was correct.
Ms. Sapen asked for confirmation that by “leapfrogging,” it allows the community to remain as is.
Ms. Burgess stated that was correct.

Mr. Schrotenboer referred to comments made about the Florida Panther and asked if this is a primary or
secondary habitat and if there are any telemetry points being identified on the property as part of their
preliminary studies.

Mr. Kennedy stated it is a secondary habitat. His team has not observed any utilization on the site but
will continue to perform wildlife surveys throughout the process. To date, they have not observed any
utilization.

Mr. Schrotenboer asked if clustering is allowed in the Rural land use category.

Ms. Burgess stated it is allowed. She noted there are some allowances for clustering and indigenous
upland habit restoration that allows some bonus density. She stated the applicant was referring to Lee
Plan Policy 5.1.10 which specifically addresses when two future land use categories exist within one
property. In order to spread the units out evenly across those, it has to be in a Suburban or Urban area.
Because the Rural category is considered a non-urban area, that portion of the property would have to
meet the Rural density or Rural allowances.

Mr. Schrotenboer asked for clarification that they could cluster the 92 units that are currently allowed
under Rural, but they would not be allowed to spread any of the additional density from Urban.

Ms. Burgess stated that was correct.

Ms. Russell referred to the public comment about the irrigation coming from the sandstone aquifer and
asked whether that would impact the adjacent residents.
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Mr. Brown stated they performed groundwater flow modeling on the proposed irrigation system. It was
determined that there will be no adverse impacts offsite and that there will be minimal drawdown on
existing wells. He reiterated that half of the irrigation is made up of stormwater, which greatly reduces
the amount of groundwater that will be used.

Mr. Schrotenboer asked if it was mentioned at any of the community meetings the issue of development
having the propensity of flooding offsite to neighboring properties. He asked if flooding was addressed as
part of the water management program.

Ms. Larocque stated flooding would be addressed during the Stormwater Management Permit when they
prepare their ERP. She reiterated that they will not be allowed to adversely impact anyone offsite. The
stormwater will be kept onsite and slowly discharge, which is allowed per all the rules and regulations.

Mr. Stouder stated that changing the Comp Plan to Sub-Outlying Suburban, while it is not an increase in
density in District One, it is a dramatic increase of 100% on the 92 acres, which he found to be in conflict
with Goal 27, Goal 28, and their attendant policies as well as Policy 1.1.11. He did feel that the
expansion of the utilities map and utility providers is consistent with the Lee Plan and he is supportive of
FGUA vyielding to Lee County Utilities. However, he did not feel the increase or the change in the Lee
Plan to Sub-Outlying Suburban or the density incursion, even though it is not over the maximum in the
overall district, to be consistent with the Lee Plan. He read the verbiage in Goal 27, which is “Maintain,
enhance, and support the heritage and rural character, natural resources, and agricultural lands. Alva
and North Olga will work cooperatively toward this goal through the objectives and policies that follow,
and through their individual community plans.” He did not find it consistent with Goal 27 to double the
density on 92 acres. He also read into the record verbiage for Goal 28, which is “Support and enhance the
unique rural, historic, agricultural character and natural environment and resources of the Alva
Community Plan area, including the rural village and surrounding area.” He noted that surrounding the
subject property is existing Rural or Conservation, so he did not feel the proposal was consistent with
Goal 28 either. Mr. Stouder referred to Page 3 of the staff report where it states, ““...no acreage to the
Sub-Outlying Suburban future land use category for residential development.” He noted that on Page 5 of
the staff report under Policy 1.1.11, there is language that discourages the encroachment into these
existing Rural land use map areas. Although he understood that 600 units are allowed in the Urban
category, he could not find it to be consistent with the Lee Plan to change the 92 acres to Sub-Outlying
Suburban.

Mr. Schrotenboer stated that the ability to cluster the density in the way that this project is proposing by
having two urban categories provides tremendous ecological and water management benefits. He felt
those benefits outweigh the potential inconsistencies mentioned by Mr. Stouder. He stated that if
development is going to take place, this is the better plan by being able to cluster, increase the open space
significantly from what is currently called for, as well as the ecological benefits that have been discussed
in the application and in today’s discussion.

Mr. Stouder stated he did not have an issue if they want to put 600 units on the Urban piece. He felt the
adjustment to the market will cause the benefit of open space and groundwater to be harvested in the
existing Urban usage without needing to spread nor multiply by 100% onto the 92 acres. He could not
find the current proposal to be consistent with the Lee Plan.

Mr. Schrotenboer made a motion to recommend transmittal of CPA2024-00016 (Caloosa 80). The
motion was seconded by Ms. Sapen. The Chair called the motion, and it passed 3-2. Mr. Stouder
and Mr. Gardner were opposed.
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B. CPA2026-00003 2026 Cleanup Amendments - Text Amendment
Amend the Lee Plan to update policies 2.1.3, 6.1.2, 11.2.1, 25.8.4, Chapter XIllIlI, and the Glossary of
the Lee Plan. These amendments remove out-of-date policies, improve consistency, reflect current
conditions and practices, and other general cleanup items.

Ms. Karczewski reviewed the staff report and recommendations.

Mr. Stouder referred to Page 5 of the staff report under Policy 25.8.4 where there is mention of the
interconnectivity of Lehigh. He asked what would take place in instances where a neighbor will not grant
the applicant an easement that they need.

Mr. Dunn stated that is something that happens occasionally, so staff felt this change allowed for more
flexibility if that instance should occur in the future.

Mr. Roberts stated that the standard practice is to try to get a cross access easement on the property that is
redeveloping, then at some point in the future, if the property that is adjacent redevelops, they can get a
cross access easement when it redevelops, which allows us to establish a completed access. However,
there are times this does not work out, so staff wanted to have more flexibility.

Mr. Schrotenboer made a motion to recommend transmittal of CPA2026-00003 (Cleanup
Amendments), which includes amending Lee Plan Policies 2.1.3, 6.1.2, 11.2.1, and 25.8.4, Chapter
X111, and the Glossary. The motion was seconded by Ms. Russell. The Chair called the motion, and
it passed 5-0.

Agenda Item 5 — Land Development Code Amendments

A. Administrative Amendments to Existing Aggregate Mines

Mr. Dunn gave an overview of the amendments.

Mr. Stouder asked what requests staff would be able to approve on their own without it going through a
public hearing.

Mr. Dunn stated that conditions are placed on mines that generally address timing, which is a big issue.
This amendment would not allow changes to the Master Concept Plan (areas shown as preservation and
conservation or the extensive mine footprint). Staff would be approving general conditions that address
hours of operation or the extension of the expiration of the mine.

Mr. Stouder asked legal counsel if they had any concerns with staff being able to administratively approve
the expiration of the mines permit.

Mr. Adams stated he did not have any concerns with it. There are typical applications that staff receives
and approves. This amendment only relates to the procedural burden of having to go through the public
hearing process. This amendment is part of an effort to streamline our regulations.
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Mr. Stouder stated that overall mining has been a contentious issue in this county. He believed that
extending the expiration date would possibly be met with negative responses from the public.

Mr. Schrotenboer felt a more sensitive issue for the public might be staff being able to administratively
approve adjustments to the hours of operation for mines.

Ms. Jennifer asked how staff reviews the administrative criteria for hours of operation.

Mr. Roberts stated there was a dewatering amendment because there was dewatering that was prohibited
for a mine. When it comes to older mines, there has been language in there that prohibited blasting
because blasting was part of the Land Development Code. However, it is not part of the Land
Development Code anymore. This amendment targets issues like that. Hours of operation are wide to
where it mainly prohibits activity on Sundays and Federal holidays. The amendment is aimed more
towards things that may not have an internal impact versus things that are going to impact the public.

Mr. Rodriguez concurred with Mr. Roberts’ statements. He noted there are opportunities to go through
that administrative review process to mitigate through conditions offsite impacts referenced by Mr.
Roberts. Rather than go through the lengthy procedural process mentioned by Mr. Adams to get to the
same end result, there is an opportunity to cut some of that out to allow staff to use the technical expertise
they have in-house to work with applicants to get to where they are trying to go in a way that protects the
public. At the end of the day, that is the goal.

Mr. Stouder stated he was in favor of the concept, but not sure of the implementation.

The LPA had no further questions, so Mr. Stouder opened this item to the public. Public comment was
received from:

Ms. Tina Ekblad from Sage Entitlements referred to questions about hours of operation. This is referring
to existing mines. In Chapter 12-121, there is a very specific definition that a mine has to have an
industrial planned development approval prior to 2008. What has been seen in those approvals is the
hours of operation are actually segmented. For instance, they have hours of operation for trucking and
when that queuing can happen. There are hours of operation for the administrative office. There are
hours of operation for the actual processing and the rock crushing and then the actual excavation. This
means there are different conditions that applicants can agree to in order to address those offsite impacts
that have the potential to occur. When applicants request flexibility in those hours, they may choose to
only alter the hours for one function. For instance, the office staff might need to be onsite early to get
things ready. They are not in favor of creating an ADHOC bucket that everyone has to fit in. Currently,
they cannot amend the conditions at all without going through a public hearing and you cannot amend
broadbrush conditions for existing mines. There is very specific criteria of dewatering. This amendment
expands opportunities for the existing mines to put an application in with their best justification and then
for Community Development staff to review it and either determine it fits within the administrative
requirements or not. If it does not fit the requirements, the mine will be required to move forth with a
public hearing application. The Director always has the ability to say cumulatively that there is too much
impact and require a public hearing. With regard to her comments for today, she referred to amendments
to the Lee Plan Under Ordinance 19-13 that took place in 2019. These amendments resulted in a
substantive change to Goal 10 related to extraction and it also limited extraction to the Southeast Lee
County Planning Community and amended Goal 33 and its attendant policies. Since that time, the SE Lee
County Planning Community has seen a lot of development (significant residential and mixed use
development). As a result, there is not a large contiguous piece of property left for new mining. The
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increase in development is increasing the demand for the materials, which in turn increases the flexibility
that is needed on the existing mines to meet that demand. She thanked Community Development staff for
bringing this forward and she was in support of the amendments.

Ms. Tracy Hayden from Titan America stated she was in support of Agenda Item 5.A. to amend Section
12 of the Land Development Code.

Mr. Matthew Price, CEO of Seagate Development Group, stated he was also in favor of these
amendments. Mr. Price referred to a comment made earlier by Mr. Stouder and agreed that the mining
operations are not always seen in a favorable light. As a result, getting another mine approved in Lee
County is nearly impossible with the public pushback. When he went into the mining business, they tried
to look at how they could use the existing mines, so he met with some of the other mine owners to see
what some of the issues were. One of the issues is the time it takes to get things done. There are a lot of
roads to build in Lee County in a short time frame. Many of the road costs are coming back
extraordinarily higher than originally budgeted for. This will only get worse if the aggregate cannot get
out of the ground. Mr. Price explained that what he would like to use this for with regards to his specific
case, deals with the hours of operation. However, only dealing with their drag line, which does not have
an impact on the outside world as it is only internal. It entails bringing the rock out of the ground and
then putting it to the side. It does not involve sending trucks out. Normally, they would have to go
through the same process as someone who had something that would create significant issues for
neighbors. He felt staff has the best interest of the community in place. When there are small
opportunities to use an existing mine and put regulations in place that will not take two years to get to a
solution, could ultimately help the public.

No other members of the public wished to comment, so the public portion segment was closed.

Ms. Russell made a motion to find Agenda Item 5A (Administrative Amendments to Existing
Aggregate Mines) to be consistent with the Lee Plan. The motion was seconded by Mr. Gardner.
The Chair called the motion, and it passed 5-0.

B. Shipping Container Use and Stacking

Mr. Rodriguez gave an overview of the amendments.

Mr. Stouder asked for confirmation that “Industrial General” can amount to “Heavy Industrial.”

Mr. Rodriguez stated that was correct. In terms of when you compare the schedule of uses for “Light
Industrial” and “General Industrial,” “General Industrial” allows for more heavy duty kind of
manufacturing type uses than “Light Industrial.”

Mr. Stouder asked about Open Storage.

Mr. Rodriguez stated Open Storage is permitted in all of these districts.

Ms. Sapen referred to Page 1 (a)(3) where it says, “The use is approved on a temporary basis in
accordance with Sections 34-3044 and 34-3050.” She believed the first section was correct, but she

believed the second one is in reference to RV Recreational vehicles. Ms. Sapen stated it would cause her
some concern if it was related to RV development.
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Mr. Rodriguez stated he believed it related to temporary construction trailers, but he would double check
that and correct the cross reference if needed.

Ms. Russell referred to instances where there is industrial adjacent to residential. In an instance like that,
she asked if there would be further regulation or restrictions for the stacking if there are residential units
in close proximity to that entitled zone area.

Mr. Rodriguez explained that part of these amendments include an amendment to Section 34-2443 on
Page 2, which entails specific setbacks for specific uses. Generally speaking, more intense type
manufacturing uses have a 660-foot setback from a residential use. In terms of the open storage type use
and the stacker of containers, staff is proposing a 100-foot setback from a residential property and also
bearing in mind that buffering and screening requirements will still govern in these scenarios.

Mr. Stouder stated he felt these amendments were highly consistent and very functional.

The LPA had no further comments, so Mr. Stouder opened this item to the public. No members of the
public wished to comment, so the public portion segment was closed.

Mr. Schrotenboer made a motion to find Agenda Item 5.B. (Shipping Container Use and Stacking)
to be consistent with the Lee Plan. The motion was seconded by Ms. Russell. The Chair called the
motion, and it passed 5-0.

C. Architctural Standards

Mr. Roberts gave an overview of the amendments.

Ms. Sapen referred to (e) (1) on Page 10 regarding Blank Wall Areas. Since the purpose of this section is
to avoid large blank wall areas and it lists different ways to accomplish that, she did not agree with getting
rid of the verbiage “avoid large blank wall areas...” She felt it was harmful to get rid of the intent of that
section. She suggested adding some language to the end of Item f. on Page 11 that says, “Any alternative
treatment or combination of the above elements that the Development Services Director finds meets the
intent of this section that reduces blank wall areas.” To her, it brings back the intent, which is the
purpose of the entire section.

Mr. Roberts stated there was an effort by staff to remove a lot of the intent language and only put in the
requirements. The reason for this is that there was a lot of language that was included that were not
requirements and it led to confusion on the consultant side as well as the staff side. However, staff will
look into this further and take Ms. Sapen’s comment into consideration.

Ms. Sapen understood staff’s efforts as described by Mr. Roberts, but felt in this instance, it would be
helpful from a consultant’s standpoint to understand what staff is trying to accomplish, especially since
there are no pictures.

Mr. Schrotenboer asked how that type of verbiage was put in the regulations originally if it was not
necessary.

Mr. Roberts stated that at that time there might have been a drive to give a lot of reasons why all the
design treatments were necessary because it is not a cheap process on a building. He noted that many of
these features add a lot of cost, which has impacted redevelopment and smaller developments especially
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in Lehigh Acres. The original language may have been a way to sell it, but staff feels a lesser requirement
should be in place for smaller commercial development to give them a chance.

Mr. Schrotenboer asked for confirmation that these amendments would not prohibit someone from adding
all of these features.

Mr. Roberts stated that was correct. It will come down to how much money they want to spend.

The LPA had no further questions/comments, so Mr. Stouder opened this item to the public. No members
of the public wished to comment, so the public portion segment was closed.

Ms. Sapen made a motion to find Agenda Item 5.C. (Architectural Standards) consistent with the
Lee Plan. The motion was seconded by Mr. Gardner. The Chair called the motion, and it passed
5-0.

D. General Update and Correction

Mr. Roberts gave an overview of the amendments.
Mr. Stouder asked if the language specifies a specific fixture model related to foot candles.

Mr. Roberts stated there are no specific fixture models. The language just lists a foot candle limit. It is
measured in foot candles at the property line and it depends on the modeling and the fixture that the
developer is proposing. They generate a model out of the files in a photometric plan that is submitted at
the development order phase.

Mr. Stouder asked if Bonita Springs specifies a model if someone is developing open storage in their area.
Mr. Roberts stated there is a model. It is a photometric plan.

Mr. Stouder asked how someone obtains that model, especially if it is superseded by a different product.
It could impact someone who is about to get their final certificate of completion, but their plan is off by a
model number. He was glad that the model information is not listed in the verbiage. He asked for
confirmation that the entry ways and sidewalks will be allowed to have driver illumination for safety.

Mr. Roberts stated that would be allowed for safety. He noted this was an issue of concern when staff
was making changes to the lighting code to bring it into Chapter 10. The development community was
interested in a brighter and safer sidewalk adjacent to their side and the entrance.

The LPA had no further questions/comments, so Mr. Stouder opened this item to public comment. No
members of the public wished to comment, so the public portion segment was closed.

Mr. Gardner made a motion to find Agenda Item 5.D. (General Update and Correction) to be
consistent with the Lee Plan. The motion was seconded by Mr. Schrotenboer. The Chair called the
motion, and it passed 5-0.
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Agenda Item 6 — Other Business

Mr. Stouder asked if staff had impending cases for May.

Mr. Dunn felt staff would not have any cases ready for the May meeting but noted there were several
amendments moving through the process that will likely be on the June agenda.

Agenda Item 7 — Adjournment

The meeting adjourned at 11:00 a.m.
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STAFF REPORT FOR CPA2025-00007:
PONDELLA HOLDINGS

Privately Initiated Lee Plan Map Amendment

Recommendation:
Transmit

Applicant:
Pondella Holdings, LLC

Representative:
TDM Consulting Inc.

Amended Map(s):
e Map 4-B: Future Sewer
Service Areas

Planning District:
District 19

Commiissioner District:
District 4

Hearing Dates:
LPA: 07/27/2026
BoCC #1: TBD
BoCC #2: TBD

Attachment(s):
1: Map Amendment

2: Applicant Materials

REQUEST
e Amend Map 4-B, Lee County Utilities Future Sewer Service Areas, to include
the 6.42-acre subject property.
e In addition to the applicant’s request, staff recommends inclusion of all
properties south of Pondella Road, north of Stillwater Court, west of Palm
Avenue and east of Hancock Creek be included in Map 4-B (see Attachment 1).

SUMMARY

The requested amendment would add the subject property to the Lee County Utilities
Future Sewer Service Areas as shown on Map 4-B. The property is already included in
the Lee County Utilities Future Water Service Areas Map (Map 4-A). No other map or
text amendments are proposed.

PROPERTY LOCATION
The subject property is located along the south side of Pondella Road, approximately
800 feet west of the intersection of North Cleveland Avenue and Pondella Road.

Figure 1: Aerial location of the subject property

RECOMMENDATION
Staff recommends that the Board of County Commissioners (BoCC) transmit staff’s
recommendation based on the analysis and findings provided in this staff report.




PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND AND REQUEST

The proposed amendment is a privately initiated Comprehensive Plan Amendment to identify the
approximate 6.42-acre subject property within Lee County Utilities (LCU) Future Sewer Service Areas as
shown on Map 4-B.

The current zoning of the property consists of four (4) zoning districts, C-1 Commercial, CT Commercial
Tourist, C-1A Commercial, and RS-1 Residential Single Family. Most of the subject property lies within the
Mixed-Use Overlay, with the exception of a portion of the property on the eastern side. Additionally, the
application materials identify a small on-site wetland, approximately 0.28 acres, in the northwestern
portion of the property. The applicant has filed a companion zoning application to rezone the property to
CT Tourist Commercial for one consistent zoning district.

Future Land Use Category

The subject property is within the Central Urban future land use category, which allows residential,
commercial, public and quasipublic, and limited light industrial land uses. Policy 1.1.3 describes the
Central Urban future land use category and is reproduced below.

POLICY 1.1.3: The Central Urban future land use category can best be characterized as
the ““urban core” of the County. These areas are already the most heavily settled and have,
or will have, the greatest range and highest levels of public services. Residential,
commercial, public and quasipublic, and limited light industrial land uses will continue to
predominate in the Central Urban future land use category. Future development in this
category is encouraged to be mixed use, as described in Objective 11.1, where appropriate.
The standard density range is from four dwelling units per acre (4 du/acre) to ten dwelling
units per acre (10 du/acre), with a maximum total density of fifteen dwelling units per acre
(15 du/acre). The maximum total density may be increased to twenty dwelling units per
acre (20 du/acre) utilizing Greater Pine Island Transfer of Development Units.

Properties within the Central Urban future land use category are the most heavily settled and have, or
will have, the greatest range and highest levels of public services. The Lee Plan permits a standard density
range of four (4) to ten (10) dwellings units per acre, or up to fifteen (15) dwelling units per acre using the
County’s bonus density program.

Community Plan Area

The subject property is located within the North Fort Myers Community Plan Area, which is generally
located north of the Caloosahatchee River, west of Interstate 75 (I-75), and east of the City of Cape Coral.
Lee Plan Goal 30, reproduced below, describes the North Fort Myers Community Plan Area.

GOAL 30: NORTH FORT MYERS COMMUNITY PLAN. Improve the livability and
economic vitality in the North Fort Myers Community Plan area by: promoting compact, mixed
use development in the form of town and neighborhood centers; attracting appropriate
investment to revitalize older neighborhoods and commercial corridors; stabilizing and
enhancing, existing neighborhoods; and preserving natural resources.
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Goal 30 is divided into six objectives, each with supporting policies, that address neighborhoods and
housing, centers and corridors, transportation, community facilities and services, parks, recreation, &
conservation, and the downtown waterfront. This property is located within a Commercial Corridor
Overlay District, meaning future development of the site will adhere to specific design standards and use
regulations located within Chapter 33 of the Land Development Code.

Surrounding Properties
The subject property is located along the south side of Pondella Road, approximately 800 feet west of the

intersection of North Cleveland Avenue and Pondella Road.

TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
North D;C;T:;:;/Znt Cé:lé'l'(,:_ﬁl‘é'-z Commercial/Agricultural
East D;C;T:;x:nt CN-1, RS-1 Commercial/Residential
South Central Urban RS-1, RM-2 Commercial/Residential/Vacant
West Central Urban RS-1 Residential

Table 1, above, describes uses and zoning categories in proximity to the subject property. The properties
to the north, on the other side of Pondella Road, are zoned general commercial (CG), commercial (C-1A),
and agricultural (AG-2). These properties support a wholesaler for water technology equipment, a tire
shop, a used car dealer, and single-family residences. The properties along the east side of the subject
property are zoned neighborhood commercial (CN-1) and residential single family (RS-1) and include
single-family residences. South of the subject property is zoned residential single-family (RS-1) and
residential multiple family (RM-2) containing single and multiple family housing. The properties to the
west of the subject property are zoned RS-1 and contain single-family residential uses.

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 divides these elements into chapters, which are further supported by goals, objectives, standards,
and policies. Lee Plan Chapter Xlll, 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
amendment request is a privately initiated map amendment to the Lee Plan. Since the following
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amendments affect only Map 4-B, LCU Future Sewer Service Areas, there is not a requirement to provide
Courtesy Notice pursuant to Lee County Administrative Code 13-6. The subject application required a
Public Information Meeting pursuant to Lee Plan Objective 17.3 because the proposed amendment is
located within the North Fort Myers Community Plan Area.

The subject amendment to the Lee Plan will follow the Expedited State Review process under F.S.
163.3184(3), which will require a total of three public hearings. One public hearing before the Local
Planning Agency for recommendation to the BOCC, then the BOCC will hold two additional public hearings,
one for transmittal to the state and one for adoption. Application types 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 the county. Where goals, objectives,
standards, or policies of particular elements conflict, those conflicts will be resolved based on an analysis
of the Lee Plan altogether. The Lee Plan analysis included in this staff report considers the proposed
amendments in relation to the applicable Lee Plan goals, objectives, and policies to determine overall
consistency with the Lee Plan.

The subject property is designated as Central Urban future land use category on the Future Land Use Map,
Map 1-A. Policy 1.1.3 describes the Central Urban future land use category as a future urban area that
provides for “the greatest range and highest levels of public services.” Additionally, the subject property
is on an arterial road, within an area of the county that is currently served by LCU. It should be anticipated
that lands within the Central Urban future land use category or other future urban areas be served by a
public sewer provider. Adding the subject property to the LCU Future Sewer Service Areas as identified
on Map 4-B is consistent with and furthers Policy 1.1.3 of the Lee Plan.

Objective 2.2 from the Lee Plan provides that future growth in Lee County should be concentrated in
areas where public infrastructure is already in place or guaranteed, and where development can occur in
a consistent and cohesive manner. The objective is reproduced below.

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth to those portions of the
future urban areas where adequate public facilities exist or are assured and where compact
and contiguous development patterns can be created. Development orders and permits (as
defined in 8163.3164, Fla. Stat.) will be granted only when consistent with the provisions of
§163.3202(2)(g) and § 163.3180, Fla. Stat. and the concurrency requirements in the LDC.

Development of the site will result in a cohesive and contiguous development pattern. There are currently
public facilities and services available at the site, allowing the subject property to be developed in a timely
manner. The proposed amendment would facilitate infill development in an area with adequate public
facilities and compact development patterns, consistent with Lee Plan Objective 2.2.

Lee Plan Standard 4.1.1: Water, in paragraph 6, provides if a development lies outside any service area
the developer may request that the service area of Lee County Utilities (LCU) or an adjacent water utility
be extended to incorporate the property. The requested amendment represents the request to LCU to
extend the LCU Future Sewer Service Areas to the subject property. LCU has provided a Letter of
Availability confirming that potable water lines are in operation adjacent to the subject property and that
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LCU currently has sufficient capacity to provide potable water service. Adding the subject property to
LCUs Future Sewer Service Areas is consistent with Standard 4.1.1 and will allow for future development
consistent with the Central Urban future land use category.

The subject property is located within the Mixed Use Overlay (MUOQO), as depicted on Lee Plan Map 1-C.
Goal 11 of the Lee Plan establishes certain characteristics that properties within the overlay should
possess including “multiple land uses, public amenities and utilities at various scales and intensities in
order to provide: diversified land development; a variety of housing types; greater connectivity between
housing, workplaces, retail businesses, and other destinations; reduced trip lengths; more transportation
options; and pedestrian and bicycle-friendly environments.” Adding the subject property to Lee Plan Map
4-B makes it more consistent with its MUO designation.

The subject application required a Public Information Meeting pursuant to Lee Plan Objective 17.3
because the proposed amendment is located within the North Fort Myers Community Plan Area.

The applicant held a publicly advertised meeting within the boundaries of the North Fort Myers
Community Planning Area on March 3, 2026, consistent with Objective 17.3. The meeting was held at
the North Fort Myers Recreation Center and was advertised in the Fort Myers News Press along with two
(2) meeting signs that were published on the frontage of the property. Five (5) members of the public
attended the meeting with questions and comments on the proposed amendment. Questions included
traffic on Pondella Road, access points to future development, flooding, density, zoning, and permitted
uses within the proposed zoning category.

As previously stated, the subject property is within the North Fort Myers Commercial Corridor. Lee Plan
Objective 30.4 provides community facilities and services should be provided within the North Fort Myers
Commercial Corridors. Additionally, Policy 30.4.2 promotes the use of a centralized source of sewer
service to the North Fort Myers Community Plan area. The property currently has a wide range of urban
services available such as access to an arterial roadway, public potable water (LCU), and transit. The
subject property currently does not have access to a centralized sanitary sewer system. The proposed
amendment to add the subject property to Map 4-B creates further consistency with the North Fort
Myers Community Plan goal, and specifically Objective 30.4 and Policy 30.4.2.

The proposed amendment furthers Lee Plan Goal 56 and Objective 56.1, which seeks to “ensure the
provision of acceptable levels of sanitary sewer service throughout the future urban areas of the
unincorporated Lee County.” Lee County Utilities has indicated there is adequate capacity to serve the
subject property. Adding the subject property to the LCU Future Sewer Service Areas is consistent with
Goal 56 and Objective 56.1 of the Lee Plan.

Policy 56.2.3 provides that Lee County “will assess the feasibility of providing central sewer service to
areas of more than 50 residential lots, built or unbuilt, with more than one onsite septic system located at
more than 1 per acre within the unincorporated areas consistent with F.S. 163.31773(a)(6)(c)(3).” This
Policy was adopted by Ordinance 25-10. Ordinance 25-10 also adopted Lee Plan Table 6, 10-Year Sanitary
Sewer Service Feasibility, which identified properties in unincorporated Lee County consistent with the
requirements of F.S. 163.31773(a)(6)(c)(3). The subject property and the surrounding 44 acres are
identified on Table 6. Additionally, the subject property and the surrounding 44 acres are within the
Caloosahatchee River and Estuary Basin Action Management Plan (BMAP) boundary. A BMAP is a legally
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binding structured framework designed to restore impaired waterbodies by reducing pollutant loadings.
The availability of public wastewater services would help the County to achieve pollutant reductions and
improve the water quality of the basin. Therefore, the proposed amendment to add the property to the
LCU Future Sewer Service Areas is consistent with and furthers Policy 56.2.3 and the Caloosahatchee
River and Estuary BMAP.

The subject property is within the Coastal High Hazard Area (CHHA). Policy 101.1.4 sets forth
requirements for comprehensive plan amendments that increase density within the CHHA. The
amendments do not increase density. The Central Urban future land use category will continue to support
a maximum standard density of ten (10) dwelling units per acre or fifteen (15) dwelling units per acre
based on the proposed amendment. The proposed amendments to not increase allowable densities on
the subject property, therefore Policy 101.1.4 is not applicable to the current request.

SERVICE AVAILABILITY

The proposed amendment to the LCU Future Sewer Service Areas identified in Lee Plan Map 4-B would
have minimal impact on the availability of other public services. Site-specific impacts on public services
and service availability will be examined in any future development applications for construction on the
impacted property.

Transportation: The proposed amendment to include the subject property within Lee Plan Map 4-B does
not impact traffic circulation on Pondella road or the nearby road network.

LeeTran: The proposed amendment does not impact public transit service.

Utilities: The subject property is within the Lee County Utilities' water infrastructure, as depicted on Map
4-A. The proposed amendment is to add the subject property to the Lee County Utilities’ Future Sewer
Service Areas Map, Map 4-B. LCU has issued letters of no objection to both potable water and sanitary
sewer services. Additionally, LCU had no objections or capacity concerns to including additional
surrounding properties, as recommended by Staff.

Fire/EMS: The proposed amendment does not affect fire and EMS services to the subject property.
Sherrif: The proposed amendment does not impact Lee County police services.

Solid Waste: The proposed amendment does not increase the capacity needs of Lee County’s solid waste
program.

Lee County School District: The proposed amendment does not negatively impact school concurrency for
the School District of Lee County.

STAFF RECOMMENDATION

Surrounding the subject property to the immediate east, south and west, there are an additional 44 acres
that are not currently included in the Lee County Utilities” Future Sewer Service Areas or within a
Franchised Sewer Provider’s service area, resulting in a small area of land that would remain outside of
an established sewer service area (see “staff addition” on Attachment 1). The surrounding 44 acres
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consists of eighty-six (86) residential properties and three (3) commercial properties. These properties
are within the same future land use category (Central Urban), same Planning District (19, North Fort
Myers) and same Community Planning Area (North Fort Myers) as the subject property. The zoning
districts of the additional properties consists of a mix of commercial and residential districts (CN-1, CPD,
RS-1, RM-2, TFC-2, and TF-1), similar to the subject property. Expanding the LCU Future Sewer Service
Areas to the immediately adjacent 44 acres will facilitate future connectivity to public sewer services.
Based on this and the analysis provided in this report, staff recommends expanding the amendment area
to include the surrounding properties within the LCU Future Sewer Service Areas. Staff met with LCU
regarding the expanded recommendation and they did not have any concerns about serving the additional
area based on existing uses. The property owners within the area proposed to be added by staff will not
be required to connect based on existing infrastructure, but this will remove a regulatory barrier
allowing them to connect in future.

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

e The subject property is located along an arterial roadway, is within a future urban area of the
county (Central Urban) and is within the Mixed Use Overlay and public sewer service should be
anticipated.

e LCU has adequate sewer capacity to serve the subject property and surrounding 44 acres.

e The subject property and surrounding area are within a BMAP, therefore, the request would
support nutrient reduction efforts.

e The applicant has provided all 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 identified on Attachment 1, including the surrounding 44 acres.
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STAFF REPORT FOR CPA2026-00004.
Southeast Lee Community Plan Area

County-Initiated Lee Plan Map and Text Amendments

Recommendation:
Adopt

Applicant:
Lee County BOCC
Direction on April 21, 2026

Representatives:

Lee County Planning
Section, Department of
Community Development

Amended Elements:
Future Land Use
Property Rights
Glossary

Amended Maps:
1-A, 1-D, 2-A, 2-D, 4-A, 4-B

Amended Tables:
1(a)

Planning District:
District 18, Southeast Lee

Commiissioner Districts:

District 2 — Cecil
Pendergrass

District 3—David Mulika

Hearing Dates:
LPA: July 27, 2026

BOCC #1: TBD
BOCC #2: TBD

Attachment(s):

1: Proposed Amendments
2: Draft LDC Amendments

REQUEST

e Amend the Lee Plan’s Future Land Use Element, Property Rights Element, Glossary,
and Appendix to update the Southeast Lee County Community Plan Area, update
policies related to development in Southeast Lee, and the related maps and table
to better reflect current conditions, remove overlays and allow nonresidential uses
to simplify regulations and reduce redundancies, and establish guardrails for
development that will adequately protect the county's water resources and wildlife
habitat in the future.

e Move the Planned Development requirements for Southeast Lee County to the
Land Development Code (LDC).

SUMMARY

This amendment to the Lee Plan was initiated by the county in response to eleven
privately-initiated amendments within the Southeast Lee County Community Plan
Area. The proposed modifications will update the Lee Plan and introduce a new
Southeast Lee County section to the Land Development Code (LDC). These LDC updates
will follow the standard LDC amendment procedures. Planning staff collaborated
extensively with County departments, private applicants, conservation organizations,
and public stakeholders throughout the development of these proposed changes.

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



PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND

The Southeast Lee County Community Plan Area encompasses most lands south of SR 82, east of Gateway,
the Southwest Florida International Airport (RSW), the Village of Estero, and the City of Bonita Springs,
and north of Bonita Beach Road. Lee Plan Goal 33 provides the goals and policies for development in this
area. Goal 33 is provided 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 currently 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 the areas indicated
on Map 2-D, and incentivize relocating
development to uplands or other parts of
the County.

The Southeast Lee Community Plan Area
emphasizes conserving water resources
and improving water quality. Southeast
Lee County supports many of the county’s
wellfields for public water supply. Ensuring
long-term  water conservation and
preservation is very important in this part
of the county. See Figure 2.

This area of the county is generally
characterized by very low-density
development (less than 1 unit per acre)
and active mines. The predominant land
use categories in Southeast Lee County are Figure 1: Wellfield Protection Zones

Density Reduction/Groundwater Resource

(DR/GR), Conservation, and Wetlands. There are a number of properties with existing Tradeport, General
Interchange, and Public Facilities designations.
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The Density Reduction/Groundwater Resource (DR/GR) designation was given to most of Southeast Lee
County in 1990 to settle a legal dispute with the Florida Department of Community Affairs, the State
planning agency, for two main reasons. First, to protect the shallow aquifers, which are underground
water sources. Second, the state required Lee County to reduce its projected population by allocating a
lower population limit using the Future Land Use Map and Table 1(b). At that time, Florida’s Growth
Management Act required local governments to plan for a maximum population; however, this
requirement was removed in 2011.

In 2008, Dover, Kohl & Partners completed a four-part study for the county. This study helped create the
Southeast Lee Community Plan Area and its associated overlay districts. The study included “Prospects for
Southeast Lee County: Planning for the Density Reduction/Groundwater Resource Area (DR/GR),”
”Natural Resource Strategies for Southeast Lee County,” “Transferable Development Rights In Southeast
Lee County,” and “Proposed Lee Plan Amendments for Southeast Lee County.” The four-part study was in
response to direction by the Board of County Commissioners (BOCC) to take a proactive role in addressing
competing needs in Southeast Lee County and to identify appropriate locations for various uses of land.
The study helped develop Maps 1-D and 2-D and resulted in the establishment of Goal 33, Southeast Lee
County.

The majority of Southeast Lee is
located just South of Lehigh Acres
and borders Collier County.
Currently, Southeast Lee is a
mixture of semi-platted large-lot
subdivisions, planned residential
and mixed-use developments,
mines, golf communities, and
agricultural estates. The residential
and mixed-use communities are
mostly located along Corkscrew
Road. Kingston is a new mixed-use
community  connecting Lehigh
Acres on the North side of State
Road 82 to Corkscrew Road. The
County has acquired property
between Alico Road and State Road
82 to extend Alico Road to connect
with Sunshine Boulevard, thereby
establishing a new major North-
South connector between Lehigh
Acres and the employment centers
located in proximity to Alico Road,
RSW, and Florida Gulf Coast
University.

The southwestern corner of

Southeast Lee borders the City of
Figure 2: Southeast Lee Existing Boundary and Surrounding Communities

Staff Report for LPA July 17, 2026
CPA2026-00004 Page 3 of 36



Bonita Springs. This area has a distinctly different development pattern from Southeast Lee as a whole.
Currently, there is a townhouse development, farm worker housing, and a couple of existing large lot
residential developments. See Figure 3 for a General Location Map of Southeast Lee on page 3.

A large percentage of the Southeast Lee County Community Plan Area is preservation areas owned by the
State of Florida, Lee County, or other conservation groups. See Figure 5. Additionally, most of Southeast
Lee County is also designated as primary or secondary panther habitat. See Figure 4, Panther Habitat.

The Southeast Lee County Community
Plan Area was adopted in 2010. In the
last few years, Southeast Lee County
has seen significant new development
driven by court decisions and existing
Lee Plan programs. This growth has
led to expanded road networks and
utility  infrastructure, increasing
demand for new types of
development, as evidenced by the
volume of privately initiated
amendments. The Southeast Lee
County Community Plan Area and
related Lee Plan policies should be
updated to guarantee that future
growth in this area preserves the
County’s natural resources and aligns
with its long-term development
vision.

On April 1, 2025, the BOCC directed

staff, “to bring back proposed

amendments to increase efficiency,

reduce unnecessary regulations,

while maintaining the protections of

public health safety and welfare, and

meeting State and Federal

mandates.” The proposed

amendments are directly related to Figure 3: Panther Habitat

this motion. Because the motion

applied broadly to the Lee Plan and Land Development Code, staff anticipates that additional
amendments made under this direction may affect the final location of the Southeast Lee amendment
package within the text of the Lee Plan.

From 2023 to 2026, the County’s Planning Section received eleven privately initiated text and map
amendments to support projects within the Southeast Lee County Community Plan Area. Rather than
reviewing each case separately, staff asked the Board of County Commissioners for specific direction to
consider the text amendment requests collectively to ensure clear, consistent language, reduce
redundancies, and increase efficiency, consistent with the Board's April 1, 2025, direction. The Board
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directed staff to proceed with County-Initiated Amendments to Southeast Lee County on April 21, 2026,
with two unanimously approved motions:

1. Direct staff to prepare amendments to the Lee Plan, relating to the Southeast Lee County
Community Plan Area, to manage growth, streamline the Southeast Lee County Overlays, reduce
unnecessary regulations, and encourage development that preserves or restores the County’s
natural resources.

2. Direct staff to pause processing the following privately-initiated text amendments to the Southeast
Lee County Community Plan Area: CPA2024-00002, CPA2024-00012, CPA2025-00006, and
CPA2026-00001.

Table 1 lists the
privately initiated
amendments and their
general requests to
illustrate the
importance of a
county-initiated

amendment and to
provide a reference
based on the
application  numbers
and requests in this
report. The data and
analysis provided in
the privately initiated
requests may also be
used to justify the
County-Initiated text
and map amendments.
All of the application
materials  for  the
privately-initiated

amendments are
incorporated by
reference into the
county-initiated

amendment. When
data from a privately
initiated request is
used, staff will provide
a citation in the
footnotes indicating
which application it
originated from.

Figure 4: Southeast Lee Privately Initiated Amendments Map
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Table 1: Privately-Initiated CPA Requests

CASE NUMBER PROJECT NAME REQUEST CONSULTING TEAM

Map 1-A (DR/GR & Wetlands to

CPA2023-00009 Dante Commercial Commercial & Wetlarlds) RVi PIannln.g + Landscape
Map 1-F (Remove Private Rec Fac. Architecture
Overlay)
. . Map 1-A (DR/GR & Wetlands to Sub- RVi Planning + Landscape
CPA2024-00001 Bonita Beach C I
onita beach Lommercia Outlying Suburban & Wetlands) Architecture

Text Amendment to remove the commercial
CPA2024-00002 Bonita Beach Commercial cap in Policy 33.2.5 and allow commercial
uses in Goal 33

RVi Planning + Landscape
Architecture

e Map 1-D (Designate as Tier 1)
Map 2-D (Designate as EEPCO RVi Planning + Landscape
Maps 4-A and 4-B (LCU Water and Sewer Architecture
Services Areas)

CPA2024-00011 Corkscrew 80 Residential

Text Amendment to changes for Goal 33 to
CPA2024-00012 Corkscrew 80 Residential change the EEPCO locational and size
requirements

RVi Planning + Landscape
Architecture

CPA2025-00006 Alico Tradeport Industrial Text Amendment to Goal 33 to allow Ensite
industrial uses in Southeast Lee

e Map 1-A (DR/GR & Wetlands to
Tradeport & Wetlands)
Daniels Tradeport Map 2-A (Remove property from
Industrial Southeast Lee)
e  Maps 4-A and 4-B (LCU Water and Sewer
Areas)

CPA2025-00009 Morris DePew & Associates

e Map 1-A (DR/GR to Tradeport)
CPA2025-00010 Alico Tradeport Industrial e  Maps 4-A and 4-B (LCU Water and Sewer Ensite
Areas)

e Map 1-A (DR/GR to Tradeport)
CPA2025-00011 SR 82 Freeman Industrial e  Maps 4-A and 4-B (LCU Water and Sewer
Areas)

RVi Planning + Landscape
Architecture

CPA2025-00013 White Willow Residential

Map 1-A (DR/GR to Outlying Suburban) Daniel Delisi

Text Amendments to Goal 33 to create a new

Bluewater Ridge mine reclamation overlay to facilitate new RVi Planning + Landscape
CPA2026-00001 . . . . . . .
Residential residential development on an existing mine Architecture
site
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Staff’'s proposed amendments balance the privately initiated amendment requests with the county’s
interest in long-term water quality, appropriate development standards, and environmental protection
by examining community needs, environmental conditions, and private property rights. Staff’s proposed
language minimizes redundancy and inconsistency and addresses the County’s overarching goals for the
Southeast Lee County Community Plan Area.

PROCEDURAL REQUIREMENTS

The Lee Plan is Lee County’s comprehensive plan, providing the long-term vision for the county's
development. Florida Statutes require comprehensive plans to include certain topics as elements. The Lee
Plan divides these elements into chapters, which are further supported by goals, objectives, standards,
and policies. Lee Plan Chapter Xlll, 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 amending the Lee Plan, including notice
requirements and public participation provisions. According to Florida Statutes and AC 13-6, the proposed
amendments are County-Initiated Amendments, meaning they are proposed amendments directed by an
affirmative vote of three or more Commissioners. The BOCC provided specific direction to pursue these
amendments on April 21, 2026, in addition to the previous direction to simplify the LDC and Lee Plan
provided on April 1, 2025.

County-initiated amendments have slightly different requirements from privately initiated amendments.
According to AC 13-6, County-Initiated Amendments must follow sections C and D.1. Sections B and D.2,
which set forth requirements for applications, fees, and Courtesy Notices, do not apply. No sign postings
or mailed Courtesy Notices are required under AC 13-6 or Florida Statute, even though the proposed
amendments would change the Future Land Use designations for privately owned properties. The
proposed amendments have followed the applicable procedures under AC 13-6.

County-initiated amendments follow the Expedited State Review process under F.S. 163.3184(2)(a),
which requires one public hearing before the Local Planning Agency for a recommendation to the BOCC
and two public hearings before the BOCC. Applications that follow the Expedited State Review process
also require review by the State Reviewing Agencies. The proposed amendments will continue to follow
the applicable process under F.S. 163.3184.

PUBLIC OUTREACH & DEPARTMENT COLLABORATION

Lee Plan Objective 17.3 states that the county will “provide opportunities for public input as part of the
comprehensive plan and land development code process.” The Southeast Lee County Amendments have
included extensive input from the public and subject-matter experts in Lee County, as well as professionals
from local nonprofit organizations and consulting firms.

Most of the privately-initiated amendments shown in Table 1 on page 6 held public information meetings
regarding their proposed amendments, consistent with Objective 17.3, even though none of the
applications have been found sufficient as of the date of this report. Table 2 provides the dates and
locations of the public input meetings held by the applicants for the privately-initiated requests. These
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meetings covered only the application requests in the context of the Lee Plan at the time of the meeting,
but they did provide an opportunity for the public to ask questions and provide feedback on the
application requests.

Table 2: Privately-Initiated Public Meeting Dates

APPLICATION(S) NAME DATE LOCATION
CPA2023-00009 Dante Commercial NA NA
CPA2024-00001 . . 13660 Bonita Beach Road SE,
CPA2024-00002 Bonita Beach Commercial | 7/28/2025 | g, ita Springs, FL 34135
CPA2024-00011 . . 20351 Corkscrew Rd, Fort
CPA2024-00012 Corkscrew 80 Residential 4/2/2025 Myers, FL 33928
CPA2025-00006 . . 14800 Alico Road, Fort Myers,
CPA2025-00010 Alico Tradeport Industrial 3/25/2026 FL 33912
CPA2025-00009 | Daniel’s Tradeport Industrial | 3/31/2026 | 17320 Corkscrew Rd, Estero,
FL 33928
CPA2025-00011 SR 82 Freeman NA NA
CPA2025-00013 White Willow Residential | 4/21/2026 | L8999 Dormie Drive, Estero,
FL 33928
CPA2026-00001 Bluewater Ridge Residential NA NA

In addition to the information sessions held by the applicants on their application requests, Table 3
outlines the major meetings on the proposed County-Initiated amendments with stakeholders, applicants,
surrounding municipalities, and county staff.

Table 3: County-Initiated Meeting Summary

MEETING TYPE LOCATION ‘ DATE ATTENDEE(S)
Department Public Works Building | 1/14/2026 County Attorney’s Office
Applicant Teams 2/3/2026 Morris DePew & Associates
Applicant Teams 2/4/2026 Ensite
. RVi Planning +Landscape
Applicant Teams 2/6/2026 Architecture
Applicant Teams 2/13/2026 Delisi Planning
. Commission .

Board Meeting — AIR Chambers 4/21/2026 Public/Board
Department Public Works Building | 5/6/2026 Natural Resources
Department Teams 5/7/2026 Solid Waste
Department Teams 5/11/2026 Port Authority
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Department Public Works Building | 5/11/2026 Lee DOT
Department Teams 5/15/2026 Utilities
Applicants, Members of the
Stakeholder Round Table Admin East 5/18/2026 Public, County Staff, and
Conservation Groups
Department Teams 5/22/2026 Public Safety
Department Public Works Building | 5/26/2026 Planning GIS
Municipality Teams 6/3/2026 City of Bonita Springs
Municipality Teams 6/4/2026 City of Estero
Department Public Works Building | 6/10/2026 Development Services
Department Public Works Building | 6/19/2026 Natural Resources
Department Public Works Building | 6/19/2026 County Attorney’s Office
Department Public Works Building | 6/26/2026 Planning GIS
Department Public Works Building | 6/26/2026 Zoning

Per Policy 17.3.1, County staff held meetings with the public to provide information on planning best
practices and the comprehensive planning process, and to receive feedback on the proposed
amendments. Attendees at the public meetings were provided with copies of the most recent draft
changes and encouraged to send comments, questions, or concerns to planning staff. Comments from
stakeholders, county departments, and applicants were considered and incorporated into the final version
of the amendments when appropriate.

In addition to meetings with stakeholders, applicants, and county staff, the Department of Community
Development, Planning Section website was updated to include a designated section detailing meetings,
drafts, and anticipated timelines for the County-Initiated amendments.

The proposed amendments have met and exceeded the public outreach requirements in Administrative
Code 13-6, Florida Statutes, and the Lee Plan.

AMENDMENTS & RATIONALE

The Amendments & Rationale section of the staff report will provide strikethrough and underline for the
proposed changes, along with the reasoning for each amendment. The amendments will be organized by
topic rather than by the order they appear in Attachment 1, beginning with the amendments to the
Southeast Lee County Community Plan Area (Goal 33), followed by amendments relating to nonresidential
uses, residential uses, and other supporting amendments. This section will not address how the proposed
amendments are consistent with the Lee Plan; for that, see the Lee Plan Analysis on page 29.

NONRESIDENTIAL DEVELOPMENT & FAR
Lee Plan Goal 33 establishes the Southeast Lee County Community Plan Area. Currently, this goal limits
the allowed uses in Southeast Lee County to agriculture, conservation, recreation, residential, and
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resource extraction. One of the primary reasons for the proposed amendments was to allow
nonresidential uses in Southeast Lee County to support job creation and general livability for residents in
Southeast Lee County and the surrounding areas. One of the first changes was to amend Goal 33 to
generally allow all use types, but limit them to those compatible with the County’s water resources and
wildlife habitat in Southeast Lee.

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

prlvately owned Iand Auewable%nd—uses—wu—melede—eensewanen—agneuuu;e—pubhe

Seutheast—l:ee@eunfey—senwpenmem—A varlety of uses may be permltted when developed

in_accordance with the goals, objectives, and policies in the Lee Plan, the Wellfield
Protection Ordinance, Land Development Code, and other applicable environmental
protection requirements.

To allow nonresidential uses, Policy 33.2.5 needed to be struck:

The 300,000-square-foot limit was originally set in the 2010 amendments to the Lee Plan, which
established the Southeast Lee County Community Plan Area following objections from the Florida
Department of Community Affairs. Initially, the amendments did not include a cap on non-residential
development. However, the state reviewing agency was concerned that the amendments lacked clear and
predictable guidelines for the maximum intensity of nonresidential uses, especially regarding
development rights transferred to the Mixed-Use Communities and TDR receiving areas outside the
DR/GR area. Lee County then revised the amendments to introduce a 300,000-square-foot limit on
nonresidential space in any Mixed-Use Community using TDR credits. No nonresidential development
resulted from the Mixed-Use Communities amendments.

Nonresidential uses were later permitted in developments outside the Mixed-Use Communities in
Southeast Lee. This change led to commercial development aligned with Policy 33.2.5. Specifically,
WildBlue, Verdana Village, and Old Corkscrew Golf Club created 240,000 square feet of commercial
development. However, two additional developments were approved through court decisions, via
settlement agreements, outside the usual County public hearing process, allowing an additional 800,000
square feet of non-residential space within the Community Plan Area.

The Settlement Agreements created two problems for the Community Plan Area: a property rights issue,
as no one else would be allowed to have nonresidential uses if the cap remained in place, and a traffic
issue. Without an adequate amount of nonresidential uses in this area, residents will be forced to drive
farther to access everyday goods, services, and jobs, resulting in even more traffic. This policy was
established before most of the development in Southeast Lee, and no longer aligns with realistic future
development conditions. 300,000 square feet of commercial space for the entirety of Southeast Lee
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County is not feasible and results in a shortfall of approximately 1 million square feet of nonresidential
space, even with the additional square footage associated with the Settlement Agreements?. The current
restriction acts as a market constraint that limits economic opportunities, increases vehicle trip lengths,
and generally reduces the livability of this area of the county by preventing everyday essentials from being
located near existing residential uses.

Instead of the commercial cap in Policy 33.2.5, the proposed amendments add Objective 33.4 to Goal 33
to provide the guiding policies for nonresidential uses in this area of the county.

OBJECTIVE 33.4: NONRESIDENTIAL USES. Livability in Southeast Lee County
requires the allowance of nonresidential uses to provide employment opportunities and
reduce the number and duration of vehicle trips. Due to the potential environmental impacts
of certain nonresidential uses, limitations are required to protect the County’s water
resources and safequard natural resources. Similar to residential development in Southeast
Lee County, nonresidential development must create, improve, preserve, and/or restore
strategic _surface and groundwater resources and indigenous wildlife habitats while
balancing the need for commercial, industrial, and office uses to support the existing and
anticipated surrounding residential development.

POLICY 33.4.1: Commercial, light industrial, and office uses within the
Southeast Lee County Community Plan Area must have a future land use
designation of Preservation and Innovation or Conservation Community and
provide hydrological connections to regional watersheds, wildlife habitat
connections to publicly- or privately-owned conservation lands, or strategic
infrastructure connections to benefit the county’s water resources.

POLICY 33.4.2: The County will create LDC requirements for nonresidential
uses in the Southeast Lee County Community Plan Area.

POLICY 33.4.3: Nonresidential development in Southeast Lee County must
demonstrate compliance with the established LDC requirements through a planned
development and development agreement accepted by the County Attorney’s
Office.

POLICY 33.4.4: To preserve open space and ensure lower-intensity development,
nonresidential development in Southeast Lee County may not exceed a Floor Area
Ratio of 0.25.

The new Objective establishes the guiding principles for nonresidential development in Southeast Lee,
with requirements very similar to those of the existing Environmental Enhancement and Preservation
Community Overlay. Instead of trying to make an existing Future Land Use Category work in Southeast
Lee County or creating a new overlay in Southeast Lee, Policy 33.4.1 establishes that new Future Land
Use Categories, Preservation and Innovation, and Conservation Community, are the only categories in
which nonresidential uses, not currently allowed in the DR/GR, are appropriate.

The new categories have also been added to Lee Plan Goal 1 as new policies. The Preservation and
Innovation category is a new nonresidential category. Conservation Community is a new residential
category that also permits limited nonresidential uses.

! Commercial study included in CPA2024-00002. The consultants estimated that 45 SQFT of nonresidential uses is
needed to support every residential unit. The study estimated that there were 28,000 approved housing units in
Southeast Lee as of May 2025, which would yield a need of 1.2 million SQFT of nonresidential space, without
considering any additional units or any residential units in Lehigh Acres, which is adjacent to Southeast Lee.
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POLICY 1.1.16: The Preservation and Innovation future land use category is connected
to central utilities and located along arterial or major collector roadways in the Southeast
Lee County Community Plan Area, with the intent of balancing ecological, hydrological,
and wildlife preservation with employment and commercial needs within the County.
Office, light industrial, and commercial uses are encouraged when designed to preserve or
restore surrounding natural resources. This category requires a large percentage of open
space and the restoration of environmentally sensitive lands to protect the County’s water
resources and Southeast Lee County’s natural resources. Uses that have a significant
impact on ground and surface water levels or quality, are known producers or users of
noxious gases or chemicals, or have other detrimental impacts on the natural environment,
as demonstrated by appropriate data and analysis and verified by the County, may not be
permitted. This land use category does not permit general residential uses. Caretaker's
residences and dormitory-type accommodations for employees or individuals associated
with the business may be permitted as part of the Floor Area Ratio (FAR) calculation when
accessory to a nonresidential use. Development in this category is limited to an FAR of
0.25 and is encouraged to promote a park-like aesthetic, with pedestrian _connections,
extensive green spaces, and minimal linear commercial centers. Applications for rezoning
must follow the planned development rezoning process in accordance with the Land
Development Code.

POLICY 1.4.8: The Conservation Community future land use category denotes areas of
low-density, clustered residential and mixed-use development within the Southeast Lee
County Community Plan Area. Development in this category must connect to a potable
water and sanitary sewer system. This category requires a large percentage of open space
and the restoration of environmentally sensitive lands to protect the County’s water
resources and Southeast Lee County’s natural resources. The standard density is 1 unit per
10 acres, with a maximum density of 1.15 units per acre when the community is designed
as a planned development in accordance with the Land Development Code. Development
in this category is encouraged to promote a park-like aesthetic, with pedestrian connections
and extensive green spaces. Nonresidential and multifamily uses may be allowed when
developed alongside low-density residential uses. These uses are limited to a maximum
total FAR of 0.15, based on the acreage allocated to non-residential and multi-family uses.
A traditional Main Street design with vertically mixed buildings, adjacent to park space, is
encouraged for developments that utilize the FAR allowance; standalone linear commercial
development is discouraged.

Two major changes in the proposed amendments are the removal of specifics related to the planned
development (PD) from the Lee Plan to the Land Development Code (LDC) and the inclusion of Floor
Area Ratio (FAR) as a limiting factor on the intensity (i.e., size) of allowed nonresidential development.
The Staff Report will address the move of PD requirements to the LDC as part of the discussion of the
proposed changes to the residential development in Southeast Lee, where the changes are more
apparent. Existing development will not be affected, as the requirements are very similar to those
currently in place for the EEPCO. Existing development would be able to amend their existing PDs to
comply with the new regulations or utilize their vested rights under new Goal 166. See discussion of this
Goal on Page 18.
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Four of the other Community Plan Areas reference an average or limitation on FAR in specific areas, but
these are the first FARs to apply broadly to development in a Future Land Use Category within Lee County.
FAR provides development predictability by establishing a parcel-specific development size, which is an
important condition for comprehensive planning under the Florida Statutes. FARs are a percentage of the
total land area that dictates the total potential square footage of a development. This means they
provide the maximum possible total building size without considering other development
requirements. For example, a 1-acre parcel with an allowed FAR of 1.0 would be permitted to develop up
to 43,560 square feet. The Land Development Code requirements will further limit building size in order
to accommodate parking, setbacks, buffers, open space, stormwater management, maximum building
height, and conservation requirements. It is very unlikely that a project would be able to use the entire
FAR allowance. Typically, in Lee County, suburban development has an FAR between 0.20 and 0.30,
resulting in approximately 10,000 square feet of development per acre. Rural development typically has
an FAR of 0.15 or below, resulting in between 5,000 and 10,000 square feet of development per acre. The
proposed 0.25 FAR puts the potential development in this area of the county right between typical rural
and suburban development, which, along with the LDC site requirements for parking, buffers, open
space, and stormwater management, will help support the conservation and preservation efforts in
Southeast Lee. Note that Preservation and Innovation and Conservation Community have been added to
the definitions for Future Non-Urban Areas (Conservation Community) and Future Suburban Areas
(Preservation and Innovation).

The new Preservation and Innovation category allows a maximum FAR of 0.25, meaning the total
development size cannot exceed 25% of the site's total acreage. This category is intended to support
nonresidential development, meaning office, light industrial, and commercial uses, which typically have a
larger footprint than residential development. Southeast Lee County is still intended to protect and
restore the county’s water resources and wildlife habitat. The FAR and the requirements in the Land
Development Code work together to achieve this goal by directly controlling the size of individual
developments and limiting the building footprint through the other development standards, yielding
more open space for wildlife habitat and water recharge. This approach avoids the issue with Policy
33.2.5, which sets a fixed limit on total nonresidential development square footage in the Community Plan
Area.

The new Conservation Community category also allows a very low FAR for nonresidential and multifamily
development, but only when developed alongside low-density residential development. The inclusion of
these uses within predominantly single-family conservation communities is intended to provide
amenities, jobs, and housing options beyond detached single-family homes, better supporting multi-
generational neighborhoods and mixed-income housing in one area, thereby reducing vehicular trip
lengths and conserving more open space, particularly when developed in vertically mixed structures.
Allowing multifamily development, which could include townhouses, condos, quadplexes, or other
residential development types that do not qualify for a non-commercial building permit, within the FAR
limitations is intended to discourage conversion of these lands to Live Local projects, which may not need
to meet all of the environmental requirements for Southeast Lee. By allowing the use outright, there is
less incentive for developers to use Live Local instead of the county’s standard allowances. In this
category, the allowable FAR for nonresidential and multifamily development is separate from the
maximum of 1.15 units per acre in the residential portion of the development, but the combined
maximum is 0.15 FAR, calculated based on the nonresidential and multifamily acreage.
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RESIDENTIAL DEVELOPMENT

Currently, in Southeast Lee, the maximum standard density is 1 unit per 10 acres in the DR/GR future land
use category, and may be increased to 1.15 units per acre when the property is designated on Map 1-D
as a special development area or an Environmental Enhancement and Preservation Community Overlay
(EEPCO) Tier 1 property. The other EEPCO Tiers also allow density increases, but at a lesser rate. The Lee
Plan does not currently provide clear guidance on how to change tiers or what separates one tier from
another. Additionally, the existing overlays are overly complicated and confusing for property owners.

Objective 33.2 currently describes the Southeast Lee County overlays, even though it is entitled
“Residential and Mixed-Use Development.” This Objective is significantly changed in the proposed
amendments to house the Residential Use policies and to strike all existing overlay details in Policies
33.2.2,33.2.3, and 33.2.4. The new Objective and supporting Policies are reproduced below.

OBJECTIVE 33.2: RESIDENTIAL AND—MXED—USE DEVELOPMENT.
Residential development in Southeast Lee County must create, improve, preserve, and/or
restore strategic surface and groundwater resources and indigenous wildlife habitats.

POLICY 33.2.1: Residential development exceeding 1 unit per 10 acres within
the Southeast Lee County Community Plan Area must have a future land use
designation of Conservation Community and provide hydrological connections to
regional watersheds, wildlife habitat connections to publicly or privately owned
conservation lands, or strategic infrastructure connections to benefit the county’s
water and natural resources. Communities approved prior to DATE through a
settlement agreement are exempt from this requirement under Lee Plan Chapter

13. v v D—Thesesubdhvision

POLICY 33.2.2: The County will create a program to allow a maximum density
of 1.15 units per acre for the Conservation Community future land use category in
the land development code to offset the costs of improving, preserving, and
restoring regional surface and groundwater resources and wildlife habitat for state-
and federally listed species.

POLICY 33.2.3: Density in the Southeast Lee County Community Plan Area may
not exceed 1.15 units per acre, regardless of land use category, even when the
strateqgies in the land development code are met.

POLICY 33.2.4: Existing acreage subdivisions, as indicated in the Lee Plan Map
1-D, should be protected from adverse external impacts through appropriate
mitigation measures such as, but not limited to, site configuration, setbacks,
density distribution, buffers, and/or general design.
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The proposed changes convert the existing Environmental Enhancement and Preservation Community
Overlays into the new Conservation Community Future Land Use Category. The new category has been
developed to align with the existing EEPCO, the most widely used of these overlays. The creation of the
new Future Land Use Categories and the removal of existing overlays streamline implementation and
reduce the number of unnecessary or confusing overlays. The removal of the overlays and addition of the
new Future Land Use Categories required map amendments in addition to the text amendments.

Figure 5: Existing Map 2-D, Southeast Lee Overlays
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The Appendix maps and tables need to be updated to remove maps with existing overlays that have been
condensed into the new categories, and to map areas with the new, most appropriate category. Figure 5
on page 15 shows the existing Map 2-D. The existing Acreage Subdivision and Rural Golf Course
Community layers have been moved to Map 1-D, as shown in Figure 6 below. The Improved Residential
Community and the Mixed-Use Community will be deleted and addressed in the property rights element,
and the EEPCO overlay has been replaced with the Conservation Community land use category, as shown
in Figure 7 below.

Figure 6: Proposed Map 1-D in Southeast Lee
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Figure 7: Future Land Use Map in Southeast Lee
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The existing land use rights in areas where the county is changing the use category must be vested to
ensure that the amendments do not violate F.S. 252.422 (SB 180) or impact the property owner’s private
property rights.

XII. Property Rights Element

GOAL 165: In accordance with §163.3177(6)(i), Fla. Stat., the following rights will be
considered in local decision-making:

1. The right of a property owner to physically possess and control his or her interests
in the property, including easements, leases, or mineral rights.

2. The right of a property owner to use, maintain, develop, and improve his or her
property for personal use or for the use of any other person, subject to state law
and local ordinances.

3. The right of the property owner to privacy and to exclude others from the property
to protect the owner's possessions and property.

4. The right of a property owner to dispose of his or her property through sale or gift.

GOAL 166: County-initiated amendments may be made from time to time to update the
Lee Plan, Future Land Use Map, or other requlatory documents to further the County’s
long-term vision for development.

OBJECTIVE 166.1: In certain instances where a county-initiated map or text
amendment to the Lee Plan, Land Development Code, or zoning map changes the
allowances on a property, the previous density and use allowances may be utilized in
lieu of the changes.

POLICY 166.1.1: Properties previously identified as Mixed Use Community,
Improved Residential Community, or Rural Golf Course Community in the
Southeast Lee County Community Plan area may choose to develop under the
requlations in effect prior to DATE by ORDINANCE, including requirements to
concentrate development rights through the Southeast Lee County TDU program.

POLICY 166.1.2: Properties in the Southeast Lee County Community Plan Area
whose land use was changed from DR/GR to Preservation and Innovation future
land use category may retain the use and density allowances effective prior to
DATE of Ordinance, in lieu of the Preservation and Innovation allowances.
However, in no instance shall the density exceed 1 unit per 10 acres.

The existing rights of these properties were added to the Private Property Rights Element of the Lee
Plan. This element previously contained only the required language from the Florida Statutes, but has
been amended to include two goals: the required language and new language regarding county-initiated
amendments. This location seemed more appropriate than keeping these amendments in Goal 33, as the
new Goal 166 broadly covers County-initiated amendments, making it a central place to house future
changes directly related to private property rights.

The last major change related to Objective 33.2 was the removal of all planned development requirements
for Southeast Lee County from the Lee Plan. Originally, the proposed amendments to Southeast Lee
County were fully contained within the Lee Plan. However, this Lee Plan Amendment has a companion
LDC amendment that moves all implementing requirements for development in the Southeast Lee County
Community Plan Area from the Lee Plan to the LDC. The PD requirements will, appropriately, move to the
Land Development Code. The Lee Plan still establishes the long-term vision for Southeast Lee, including
development caps and general policies related to environmental preservation, but the implementing
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language has been moved to a new article that specifically addresses development within the Southeast
Lee County Community Plan Area in the Land Development Code. The Land Development Code
amendments are in a separate companion amendment that will follow the required LDC amendment
process.

SUPPORTING AMENDMENTS

The nonresidential and residential amendments in Southeast Lee County necessitated changes elsewhere
in the Lee Plan. Most of the amendments in this section are cleanup related to the amendments described
above, with three exceptions: Policies 1.1.10, 1.1.13, and 7.1.2, whose changes resulted from the process
of creating the main amendments.

As stated in the nonresidential section above, a new nonresidential category was created instead of trying
to make the existing future land use categories work in Southeast Lee. Originally, the amendments were
going to use the Commercial and Tradeport categories with additional protections for Southeast Lee. Staff
reviewed the description of those categories as part of the original effort to make them work in Southeast
Lee, and realized that general amendments were needed to help clarify and update the descriptions.

POLICY 1.1.10: The Commercial future land use category is located in areas where
infrastructure is planned or in place and residential uses are not expected or incompatible

due to surrounding land uses, envwonmental constralnts or proximity to the Coastal quh
Hazard Area

category is intended to support all types of commercial uses and limited light industrial

uses, excludlnq outdoor storaqe %develepments—hetels&nd—metels—b&n%—&l%pe&ef

&m—aJse—pe#mHed—e*eIHémg—mﬁdeepsterage—Wpe—uses—ReS|dentlal uses, other than bona

fide caretaker residences, are not permitted in this future land use category. Any

developmentsDevelopment in this category must connect to a potable water and sanltary
sewer system.

The amendments to the Commercial future land use category simplify the description and remove the
requirement of a planned development. Planned developments work well in areas with environmental
constraints or unique circumstances, but they can complicate redevelopment. The Commercial category
is intended to accommodate a variety of commercial uses and should align with conventional commercial
zoning districts without requiring a PD for all development. The additional requirement of a planned
development for all properties with a Commercial land use adds unnecessary steps to the development
process.
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The amendments to the Tradeport description specify that properties adjacent to Southwest Florida
International Airport (RSW) or the Florida Strategic Intermodal System (freight highways) are best suited
for this category, remove an outdated reference to Development of Regional Impact (DRIs), and clarify
when commercial uses are permitted.

POLICY 1.1.13: The Tradeport future land use category includes areas of commercial
and industrial lands adjacent to the Southwest Florida International Airport (RSW),the
alrport or other major transportation infrastructure such as Florida’s Strategic Intermodal
System (SIS). These areas will include developments consisting of light manufacturing or
assembly, data centers, warehousing, and distribution facilities; research and development
activities; laboratories; ground transportation and airport-related terminals or transfer
facilities; hotels/motels, meeting facilities; education and training facilities; and office
uses.

Stand-alone retail commercial uses intended to support and complement the surrounding
business and industrial land uses are permitted if they are approved as part of a
Development-of Regional-lmpact (BRH-orPlanned Development rezoning. Stand-alone
retail commercial uses are limited to 1 acre eut-offor every 10 Tradeport and preserved
wetland acres within the project. To provide an incentive to preserve upland habitat, BRls
or Planned Developments may also receive additional stand-alone retail acres at the rate of
1 additional acre eut-effor every 10 acres of preserved and enhanced uplands within the
project that protect wetlands, flow-ways, or occupied listed species habitat. Ancillary retai
commercial uses related directly to the sale of products manufactured or services provided
by the assocrated Irqht mdustrlal use are not considered stand-alone commercial—in

Ay . Residential uses, other
than bona flde caretaker reS|dences are not permltted in thls future land use category.

The changes to the Tradeport description clarify or update existing language; no substantive changes
were made.

Similar to the change in the Commercial land use description, Policy 7.1.2 requires PDs for almost all
industrial developments, including some within future land use categories that explicitly support industrial
uses.

POLICY 7.1.2: Industrial development is encouraged through conventional zoning
districts when the property is within the Industrial Development, Tradeport, and Industrial
Interchange future land use categories or within a Future Urban Area, unless a Planned
Development is specifically required by the Lee Plan or necessary to demonstrate

compllance with Pollcv 5.15. +ndestnal—m—ﬂ4ese—iuture—l&nd—use—&a¥egenes—req&meg
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The proposed amendment to Policy 7.1.2 simplifies the policy and specifies that PDs are only necessary if
specifically required by the Lee Plan or there are compatibility concerns with adjacent residential uses.
The Land Development Code may need to be updated to ensure consistency with Planned Development

requirements.

The remainder of the amendments directly relate to the Community Plan Area amendments for

residential and nonresidential uses.

Policy 1.4.5 provides a description of the DR/GR future land use category. The proposed amendments
clean up the language in #1 and remove the reference to the density increases in the Southeast Lee County

Community Plan Area in #2.

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 alse-areare also the most favorable
locations for physical withdrawal of water from those aquifers.

the+r—h|ston+levels—lﬁd+z+ng—hyd¢eleg|c—model+ng- The |mpacts of proposed

development on the historic surface and groundwater resources must be analyzed
using hydrologic modeling to assess potential adverse impacts to upstream and
downstream lands, current and future water resources, and natural systems. This
analysis will occur during the rezoning application process or development order
application review, if rezoning is not required. The analysis must demonstrate that
the proposed change will have no significant impacts on present or future water
resources. Lee County’s Department of Natural Resources will review and verify
all proposed analyses, which may include an integrated surface and groundwater
hydrologic model. The intent of the analysis is to demonstrate the impact of a
proposed development on the countvs natural resources. the—meo#pe;anen—ef

may—be—peqe+ped—to-demons#ate—th|s-eompanb+my—EV|dence as to hlstorlc Ievels

must be submitted as part of the rezoning application and updated, if necessary, as
part of the mining development order application.

Permitted land uses include agriculture, natural resource extraction and related
facilities, conservation uses, public and private recreation facilities, and residential
uses at a maximum standard density of one dwelling unit per ten acres (1 du/10

acres). See-Objectives-33-2-and-33-3forpotential-densityadjustmentsresulting
from-concentration-ortransferof-developmentrights:

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
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without a rezoning to an appropriate Planned Development zoning category, and
compliance with the Private Recreation Facilities performance standards,
contained in Goal 13.

The amendments to #1 clarify the requirements and keep the language consistent throughout the Lee
Plan, but do not change the modeling requirements. Removing the reference to Objectives in Goal 33 in
#2 was necessary. Residential development exceeding 1 unit per 10 acres in Southeast Lee County will
need to have a Conservation Community future land use. This section only applies to properties with
DR/GR land use. DR/GR will no longer have density incentives, so this policy no longer applies.

Policy 33.1.7 mirrors the language in #1 above:

POLICY 33.1.7: Impacts of proposed land-disturbancesdevelopment on surface and groundwater
resources willmust be analyzed using hydrologic modeling to assess potential adverse impacts to
upstream and downstream lands, current and future water resources, and natural systems within
Southeast Lee County. This analysis will occur during the rezoning application process or
development order application review, if rezoning is not required. The analysis will be
proportionate to the proposed impacts and use integrated surface and groundwater models that
wtitizewith site-specific data. Lee County’s Department of Natural Resources will review and verify
all proposed analysis, which may include an integrated surface and groundwater hydrologic model.
The intent of the analysis is to demonstrate the |mpact of a proposed development on the county's
natural resources.

Policy 1.6.10 establishes the residential overlays in Southeast Lee. The proposed amendments remove all
overlays except the Existing Acreage Subdivisions and the Rural Golf Course Community. This change
keeps this policy consistent with the amendments to Goal 33.

POLICY 1.6.10: Lee Plan Map 1-D, Special Treatment Areas, depicts areas of the county
W|th speC|f|c requwements |nclud|nq the foIIowmq overlavs Iheéeutheast—l:ee—@eenty

1. “Existing Acreage Subdivisions:” Existing rural residential subdivisions that should be
protected from adverse external impacts sueh-as-hatural-reseurce-extraction.

2. “Rural Golf Course Communities:” Potential locations for the concentration of
development rights on property zoned Private Recreational Facilities Planned
Development and—leeated—m—theéeutheast—DR%GR—aFea
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Similar to Policy 1.6.10, the amendments to Policies 33.1.2 and 33.1.3, and Objective 33.3 remove
references to the deleted overlays.

POLICY 33.1.2: The County will create development incentives to offset the cost of creating,
preserving, or re-establishing natural systems in the Southeast Lee County Community Plan Area.
The incentive programs may be updated from tlme to tlme based on the chanqmq needs of this area

of the county

POLICY 33.1.3: Pursue acquisition {partial-orfutinterest}-of land via public investment, land

swaps, conservation easements, or donation of critical lands within Southeast Lee County to
augment preservation lands to improve, restore, or create water resources, natural ecosystems, and
wildlife connections through a planned development, Development Agreement approved by the
Board of County Commlssmners or other legally blndlnq aqreement accepted by the County
Attornev S Offlce

Objective 33.3 currently houses the TDR program details in Southeast Lee. Many of these were directly
related to the overlay in which a property was located. This objective has been updated to remove the
overlay references that no longer apply and to create a new Flooding Mitigation Lands Program similar to
the TDR program.

OBJECTIVE 33.3: SOUTHEAST —LEE—COUNTY—TRANSFER—OF
BDEVELOPMENTRIGHTS(Southeast Lee-County- FBR)LAND CONSERVATION
PROGRAMS. To protect water resources and natural habitat of Southeast Lee County,
Lee County establishes the Southeast Lee County Transferable Development Rights (TDR)

and Flooding Mitigation programs. may-icerperate-Seutheast-Lee-County’spurchase-and
transfer-of-developmentrights-programs-into-the LBGC:
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POLICY 33.3.1 The new programs may create incentives for property owners or
developers within Southeast Lee County to transfer development rights associated with
theuE sendlng parcels to receiving Iands out5|de the plannmg communlty—or—

POLICY 33.3.2: The Southeast Lee County TDR program will have the following
characteristics:

1. Creation of Transferable Development Units (Southeast Lee County TDUS).

a. Up to one Southeast Lee County TDU may be created per five acres of
preserved or indigenous wetlands.

b. Up to two Southeast Lee County TDUs may be created from a single-family
lot or parcel designated as wetlands that holds an affirmative Minimum Use
Determination pursuant to Chapter XIII.

c. Southeast Lee County TDU credits may be established from DR/GR
designated lands as follows:

1) Up to one Southeast Lee County TDU may be created for each ten upland
acres encumbered by an agricultural easement.

2) Up to one Southeast Lee County TDU may be created for each 5 upland
acres with indigenous native or restored native vegetation encumbered
by a conservation easement.

TDUs.

H—M—Enwpenmental—lénhaneemem—and—mesewauon Properties W|th|n the
Conservation Community Cemmunities future land use category may redeem
identified—on—Map—2-D—each Southeast Lee County TDU credits may—be
redeemed for a maximum of one dwelling unit per 10 acres usirgwhen the
credits are from DR/GR sending areas and a maximum of one dwelling unit
per 20 acres using-when credits are from wetland sending areas.
eb. No more than 2,000 dwelling units may be placed on receiving parcels
W|th|n the Southeast Lee County Communltv Plan Area+denttﬁed—m

fc. Propertles outS|de of the Southeast Lee Countv Communltv Plan area Wlth
In-the Intensive Development, Central Urban, Urban Community, or General
Interchange future land use categeries

outside-of Seutheast-Lee-County-each
Seoutheast-Lee-County FBY may be redeemed Southeast Lee County TDUs
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for up to two dwelling units an acre. Southeast Lee County TDUs may not be
redeemed for non-residential floor area in these future urban areas.
3. The LDC may include regulations that permit the County to evaluate the
effectiveness of the Southeast Lee County TDR program and make changes that
may further condition or restrict the use of Southeast Lee County TDUs.

POLICY 33.3.3: The County will administer the TDR program and develop a forum
to disseminate program information and records. The forum may include a TDR
program website that provides general program information, rules and guidelines;
TDU administrative determination application; County-approved form of conservation
easement; certified TDU database with ownership information; and, TDU
clearinghouse for individuals that request to be included within the TDU clearinghouse
program.

POLICY 33.3.4: Southeast Lee County Flooding Mitigation Lands Program
allows developers to purchase property in the Southeast Lee County Community Plan
Area identified for county mitigation projects in exchange for development approvals.
Purchased property must be approved and dedicated to the county. The Flooding
Mitigation Lands Program will be allocated per the following:

1. For projects within the Southeast Lee County Community Plan Area,
incentives will be provided per the thresholds described in the LDC.
2. For projects outside of the Southeast Lee County Community Plan Area:

a. Additional density may be applied to the receiving site at a rate of 2
units per acre of purchased and transferred land. The maximum
density may not exceed the Bonus Density allowances of the land use
category.

b. Open space at a 1-acre for every 5 acres of purchased and transferred
land. No more than 25% of the required open space may be offset by
this allowance.

The new Policy 33.3.4 facilitates a Public-Private Partnership for Flooding Mitigation Projects in Southeast
Lee County by permitting private developers to purchase specific lands needed for county flooding
projects and transfer them to the applicable entity in exchange for development credits. These parcels
will be identified as “Public Acquisition” in a future update of Map 1-D, but they are already identified in
the Department of Natural Resources’ CREW Project Area map. Additionally, the policy's second part
might allow properties outside Southeast Lee County to gain development credits for the acquisition of
these lands within Southeast Lee. The intent is to help the County acquire property essential to flooding
mitigation projects in exchange for development incentives.

Objective 2.3 provides the required findings for Future Land Use Map Amendments. The proposed
language clarifies the existing requirements, adds the new categories to Policy 2.3.2, removes the finding
requirements, and removes Policy 2.3.3, which no longer applies.

OBJECTIVE 2.3: FUTURE LAND USE MAP AMENDMENTS. To require formal
findings for certain Future Land Use Map amendments.

POLICY 2.3.1: All proposed changes to the Future Land Use Map in critical areas
for future potable water supply, such as {Lehigh Acres, as described in Policy
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54.1.9, and all land in the Southeast Lee County Community Plan Area or the
DR/GR land use category.} Map amendments for these areas will be subject to a
special review by the staff of Lee County-—Fhisreview wiH to analyze the potential
impact of the land change on the prepesed-tand-uses-to-and-determine-the-short-
term-and-tong-term availability of irrigation and domestic water sources and wiH
assess whether the proposed land-useschange would cause any significant impact
on present or future water resources. If the Board of County Commissioners wishes
to approve any such changes to the Future Land Use Map, it must make a formal
finding that no significant impacts on present or future water resources will result
from the change.

POLICY 2.3.2: Future Land Use Map amendments to the existing DR/GR areas
within the Southeast Lee County Community Plan Area to a district other than
Preservation and Innovation, Conservation Community, Wetlands, Conservation
Lands, or Publlc Facilities WI|| be dlscouraqed by the Countv seuth—ef%R—82—east
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The proposed change to remove numbers 1 through 4 as required findings for map amendments in
Southeast Lee reduces redundant policies. #1 and #2 state that properties would need to verify the
availability of irrigation and domestic water resources. The LDC standards for all residential and
nonresidential development in Southeast Lee require new development to connect to the central water
and sewer system and to minimize irrigation needs. #3 states that all land use changes require data and
analysis to ensure the proposed change will not adversely affect water quality or water resources. This is
already a requirement in the proposed Policies 1.1.16, 1.4.5, 33.1.7, 33.2.1, and 33.4.1. #4 addresses
urban sprawl. Lee Plan Goal 1 and Objective 2.1 already include language about containing and addressing
urban sprawl. The inclusion of these requirements in Policy 2.3.2 is unnecessary, as they are already
required in other areas of the Lee Plan.

Policy 6.1.2 is a supporting policy for Goal 6, which addresses all commercial development within the
county. This is the second amendment to this policy this year. Previously, the policy included multiple
bullet points that specified the areas to which it applied. The proposed amendment removes the bullet
related to Southeast Lee County and changes the language to exempt only areas where the community
plans specifically allow more intense commercial uses.

POLICY 6.1.2: Commercial development in non-urban future land use categories is
limited to Minor Commercial, exeept—that-unless the Lee Plan specifically provides
otherwise.:

Minor Commercial development may include limited commercial uses serving rural areas
and agricultural needs, and commercial marinas. Minor Commercial development must be
located so that the retail use, including buildings and outdoor sales area, is located at the
intersection (within 330 feet of the adjoining rights-of-way of the intersecting roads) of
arterial and collector roads or two collector roads with direct access to both intersecting
roads. Direct access may be achieved with an internal access road to either intersecting
road. On islands, without an intersecting network of collector and arterial roads,
commercial development may be located at the intersection of local and collector, or local
and arterial, or collector and collector roads.

As part of the proposed amendments, staff evaluated the boundaries of the Southeast Lee County
Community Plan Area in response to one of the privately initiated amendment requests (CPA2025-00009)
and input from one of the County Departments regarding property along Bonita Beach Road within Lee
County’s jurisdiction.

The proposed map amendments include a slight contraction of the Southeast Lee County Community Plan
Area along Bonita Beach Road, south of the Kehl Canal, and a portion of a property along Daniels Parkway.
These areas do not share the same water characteristics as the rest of Southeast Lee County and,
therefore, should not be subject to the same requirements. The proposed contraction areas have been
coordinated and confirmed with Lee County’s Department of Natural Resources. The proposed
contraction area has no impact on Table 1(b), as the Planning District, which is used for data tracking, will
not change with the proposed contraction.
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The last text amendments add definitions to the Glossary to support the other amendments and to fill
existing gaps.

COMMERCIAL DEVELOPMENT -- A use involving, in whole or in part, the sale of
merchandise, materials, or services. Commercial development may include retail,
wholesaling, personal services, temporary accommodations, office, or other uses that
involve the transfer or sale of goods or services.

MINOR - Commercial development that
goeds-and-services-and-contains less than 30,000 square feet of gross floor area.

NEIGHBORHOOD - CommerC|aI development that p#eweles—feHhe—s&le—ef

#um#em—and—heme—ﬁ*nmehmgs)—and has a gross floor area range of 400 OOO 1

million square feet.

DISCOURAGED - To dissuade or attempt to dissuade from doing something, but not to
prohibit outright; an unwanted action, not a prohibited one.

ENCOURAGED — A wanted action, but not the only action that may be acceptable.

FUTURE NON-URBAN AREAS - Those categories on the Future Land Use Map that
are designated primarily for single use developments with a density equal to or less than 1
unit per acre unless otherwise allowed within a special treatment area identified in
Objective 1.7: Rural, Rural Community Preserve, Coastal Rural, Outer Island, Open Lands,
Wetlands, Conservation Lands (upland and wetland), New Community within the North
Olga  Planning  Community,  Conservation  Community, and  Density
Reduction/Groundwater Resource.

FUTURE SUBURBAN AREAS - Those future urban categories on the Future Land Use
Map that are designated primarily for single use developments: Suburban, Outlying
Suburban, Sub-Outlying Suburban, Industrial Development, Airport, Tradeport,
Preservation and Innovation, Commercial, Industrial Interchange, General Commercial
Interchange, Industrial Commercial Interchange, University Village Interchange,
University Community, Public Facilities, and the New Community within the
Gateway/Airport Planning Community.

INDUSTRIAL DEVELOPMENT — A business use or activity involving manufacturing,
fabrication, assembly, warehousing, and/or storage.

INDUSTRIAL, HEAVY — Manufacturing, resource refinement or extraction,
other enterprises with significant external effects, or enterprises that pose
significant risks due to the involvement of explosives, radioactive materials,
poisons, pesticides, herbicides, or other hazardous materials in manufacturing or
other processes. The location of a use does not indicate whether it is considered
heavy industrial. Heavy Industrial uses can be inside or outside a building.
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INDUSTRIAL, LIGHT — A use that involves the manufacturing, production,
processing, fabrication, testing, assembly, treatment, repair, packaging, or
warehousing of finished products within a building, without a noticeable amount
of noise, dust, odor, smoke, glare, or vibrations.

The proposed changes to commercial development remove specific uses from the list of commercial
development types, but retain the size limitations currently in place. The previous definitions of
commercial development across different types have essentially identified only retail uses; however,
commercial development encompasses a wide range of uses, as the new definition covers.

Throughout the Lee Plan, there are policies that use the terminology “encourage” and “discourage,” but
until now, those terms have not been explicitly defined. The definitions encompass the current accepted
use of the terms. This is not a change from the current interpretation; it is codifying the accepted practice.

The Lee Plan also lists “Light Industrial” as a permitted use in numerous Future Land Use Categories, but
does not currently specify which industrial uses qualify as light industrial. The proposed amendment
defines industrial uses and then divides them into Light and Heavy Industrial to provide clear guidance on
which uses are appropriate in specific locations.

The proposed Glossary amendments may necessitate additional amendments to the Land Development
Code to ensure consistency. Staff will include those with future LDC amendments.

All amendments, including those to the maps and tables in the appendix, are located in Attachment 1. All
of these amendments support the text amendments described herein. Analysis of their consistency with
the Lee Plan is provided in the Lee Plan Analysis section of this Staff Report.

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 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.

Lee Plan Chapter 2, Part b, contains the county’s Community Planning Goals within the Future Land Use
Element. Goal 17, Community Planning, establishes the Community Plan Areas and their requirements.
Objective 17.1 states that community plans address specific conditions and long-term visions unique to
that area of the county. This objective is supported by three policies. Policy 17.1.1 states that the county
will “Coordinate community plans with County-wide and regional plans with respect to population
accommodation, transportation, employment, economic development, and infrastructure needs in an
effort to avoid inconsistencies.” The proposed amendments support a coordinated effort between the
county, private developers, the public, and conservation groups to balance development pressure and
changing conditions with conservation and preservation goals in Southeast Lee.

As mentioned in the Background section of this report, the last major update to Southeast Lee County
was the addition of the EEPCO in 2015. Since that update, development in Southeast Lee County has
changed significantly, with the development of Kingston (settlement agreement), which added 10,000
new residential units, and the Alico Extension, which connects Corkscrew Road to State Road 82 and
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Sunshine Blvd, a major connector in Lehigh that is anticipated to connect to State Road 80 in the future.
Properties along the Alico Extension that previously did not connect to the county’s major road network
now have a front-row seat to a controlled-access major connector road. The proposed amendments
provide updated development parameters to accommodate the approved infrastructure, residential
development, and environmental concerns in Southeast Lee, consistent with Policies 17.1.1 and 17.1.2.

One of the major changes in the proposed amendments is moving the PD requirements out of the Lee
Plan and into the Land Development Code. Policy 17.1.3 states, “Community plans should consist of long
term objectives and policies that are not regulatory in nature. If needed, land development regulations
may be adopted to implement the community plan.” The transfer of the development requirements for
Southeast Lee County from the Lee Plan to the LDC is consistent with Policy 17.1.3.

The existing Policy 17.2.1 states, “Each community plan area boundary must be rationally related to the
condition(s) identified in the individual community plan.” The proposed map amendments to the
Southeast Lee County Community Plan Area Boundary are consistent with Policy 17.2.1, as the areas being
removed from Southeast Lee County do not share the same hydrological characteristics as the remainder
of the plan area. The Kehl Canal blocks the surface water connection between properties along Bonita
Beach Road and the Imperial River Watershed and CREW Wildlife Management Area. The portion of the
property on Daniels Parkway that the amendments propose removing from Southeast Lee County is
located in the Six Mile/Estero River watershed, a different watershed than the remainder of Southeast
Lee; additionally, its proximity to Southwest Florida International Airport (RSW) further distinguishes that
land from the rest of the Community Plan Area. These properties are not rationally related to the
conditions identified in the Southeast Lee County Community Plan Area; therefore, the proposed
contraction of the Southeast Lee County Community Plan Area is consistent with Policy 17.2.1.

Objective 17.3 provides guidance on Public Input for comprehensive plan amendments within a
community plan area. As described in the Public Outreach and Department Collaboration and the
Procedural Requirements sections of this staff report, the amendments have met all public outreach
requirements of the Florida Statutes, Lee Plan, and the County’s Administrative Code.

Lee Plan Goal 33 contains the Southeast Lee County Community Plan Area’s Objectives and Policies that
guide development in this area of the county. Goal 33 states:

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.

The proposed amendments will continue to protect Southeast Lee County’s water resources and wildlife
habitat through strict development guidelines. The Conservation Community land use category, intended
for residential and subordinate nonresidential uses, retained the EEPCO requirements, including, but not
limited to, open space, habitat restoration, and hydrological connections. The Preservation and
Innovation category requirements were also derived directly from the EEPCO requirements, with input
from the County’s Department of Natural Resources, Utilities Department, and Department of
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Transportation, to ensure that new nonresidential uses couldn’t negatively impact the County’s water
quality, infrastructure, or wildlife areas. The new Future Land Use Categories are not inconsistent with
the intent of Goal 33.

The Dover-Kohl Study heavily influenced the creation of Goal 33, Restoration Tiers, and existing overlays
in Southeast Lee. The study was intended to study Southeast Lee County to determine a way to limit
population, which was a requirement of State Statutes at the time, discourage mining, and protect the
County’s water resources and wildlife habitat (i.e., Panther Habitat). The study stated that compact,
mixed-use communities should be the standard in DR/GR. This idea influenced the creation of the existing
residential overlays. The proposed Conservation Communities Future Land Use Category will replace the
EEPCO and continue the idea of compact, mixed-use communities by requiring a large percentage of open
space with clustered, low-density development, while also allowing a very small amount of nonresidential
and multifamily via the permitted FAR. The deletion of the existing overlays does not detract from Goal
33’s consistency with the Dover-Kohl recommendations, as both new land use categories draw direct
inspiration from the existing overlays. The changes to the Southeast Lee County Overlays are consistent
with the Dover-Kohl recommendations and the intent of Goal 33.

Objective 33.1 states that the County will “Protect and restore natural resources within Southeast Lee
County including, but not limited to, surface and ground water, wetlands, and wildlife habitat.” This
objective is supported by eight policies related to water, habitat, and other natural resources. The
proposed amendments do not substantively change any of these requirements. Residential and
nonresidential projects within the Southeast Lee County Community Plan Area will need to preserve,
restore, or create areas for water resources, wildlife habitat, wetlands, and flowway connections.
Additionally, development the new Conservation Community and Preservation and Innovation categories
will need to connect to public utilities, including reuse if it becomes available, which will also help protect
the county’s water resources in the area. The proposed amendments are not inconsistent with Objective
33.1 or the intent of any of its policies.

Lee Plan Goal 2 provides direction on Growth Management. The overarching Goal states that the County
will provide an “economically feasible plan which coordinates the location and timing of new development
with the provision of infrastructure by government agencies, private utilities, and other sources.” In
addition to the proposed Alico Extension project, the Kingston development will be constructing water
and sewer infrastructure along Corkscrew Road to extend Lee County Utilities. The proposed county-
initiated map amendments to incorporate the new land use categories into the Future Land Use Map will
change the future land use categories of properties that have submitted map amendment applications to
the appropriate new category and incorporate them into the Lee County Utilities Service Area Maps. All
of the privately initiated map amendments have provided service availability letters from the applicable
service providers. The proposed map amendments include a couple of properties that have not submitted
an application. These amendments either fix an existing inconsistency between the zoning and future land
use category or incorporate property along the new Alico Extension. All of the properties have, or will
have upon development, access to public water and sewer infrastructure with adequate capacity to serve,
public roads, EMS, and fire protection. Per the letters of no objection attached to the staff report, no
county departments have raised any concerns regarding the capacity to serve the properties associated
with the proposed map amendments, consistent with Lee Plan Goal 2.

Policy 2.3.2 includes four required findings for Future Land Use Map Amendments in DR/GR:
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1. Analyze the proposed allowable land uses to determine the availability of irrigation
and domestic water sources; and,

2. ldentify potential irrigation and domestic water sources, consistent with the regional
water supply plan. Since regional water suppliers cannot obtain permits consistent
with the planning time frame of the Lee Plan, water sources do not have to be currently
permitted and available, but they must be reasonably capable of being permitted; and,

3. Present data and analysis that the proposed land uses will not cause any significant
harm to present and future public water resources; and,

4. Supply data and analysis specifically addressing urban sprawl.

As previously stated, county water and sewer connections will be required for all development in
Southeast Lee. The proposed text amendments will ensure that irrigation sources will not negatively
impact the county’s water resources. The proposed map amendments are consistent with #1 and #2. All
properties included in the map changes that are not currently developed will require a planned
development rezone, in which the applicant must demonstrate that the proposed uses and development
will not cause significant harm to present or future water resources. The new land use categories have
been designed to minimize the impact of development on water resources and the environment. The
proposed map amendments are consistent with #3. All the proposed map amendments are on existing
or proposed major roads, will be required to connect to public utilities, and are located between existing
developments, meaning they will fill in gaps between existing sprawl. The proposed map amendments
are not creating urban sprawl, consistent with #4.

Two of the proposed map amendments are located along State Road 82, adjacent to Lehigh Acres. Both
of those amendments are proposed as Preservation and Innovation, which supports nonresidential uses.
The Lehigh Acres Commercial Land Use Study, written by Spikowski Planning Associates, dated May 1996,
states,

About 2% of the land in Lehigh Acres currently has commercial zoning, far less than the
typical 5% commercial allocation for an entire community. Even if all of this zoned land
were actually available and usable for commercial development, it would provide only
enough space for about 38% of the build-out population of Lehigh Acres. An even greater
problem, though, is that much of the remaining commercially zoned land suffers from
serious flaws. Two of these flaws are:

* Premature platting of excellent commercial sites into single-family lots, which were
sold off to individual buyers, many with deed restrictions against commercial uses.

» Provision of commercial land as shallow commercial strips, sold off into individual
parcels in the same manner as single-family lots.

The County has been trying to alleviate the shortage of commercial space in Lehigh for decades. As the
Spikowski study states, two major flaws are the lack of appropriate locations for commercial development
due to scattered residential development along major thoroughfares and the lack of adequately sized
parcels to support it. Southeast Lee County has both of these in very close proximity to Lehigh. Another
Lehigh Acres study, entitled “Lehigh Acres Comprehensive Planning Study,” dated 2009, estimated the
total number of parcels in Lehigh at 125,855, covering approximately 96 square miles, with a deficit of
commercial land at 558 acres and industrial land at 444 acres. While the proposed amendments would
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not be located within the Lehigh Acres Community Plan Area, the proposed map amendments to
support nonresidential uses along State Road 82 and Daniels Parkway directly support the Lehigh Acres
Community Plan Area Objectives 25.1 and 25.3, and Policies 25.3.2 and 25.4.1.

A portion of Southeast Lee County is subject to the Everglades West Coast Basin Management Action Plan
(BMAP). Under state statute FS 163.3177, as amended by HB 1379 in 2023, local governments must
consider how to extend utilities to residential development exceeding one (1) unit per acre in a BMAP.
The proposed text amendments allow for a maximum of 1.15 units per acre, but require all new residential
and nonresidential development to connect to public utilities. The proposed incorporation of the
properties associated with the privately-initiated amendments into the LCU Future Water Service Area
(Map 4-A) and LCU Future Sewer Service Area (Map 4-B) is consistent with state statutes regarding
utility expansion within a BMAP and Lee Plan Objective 4.1.

Goals 53, Potable Water Infrastructure, and 56, Sanitary Sewer Infrastructure, state:

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.

GOAL 56: SANITARY SEWER INFRASTRUCTURE. In partnership with
franchised/certificated utilities providers, provide sanitary sewer service and wastewater
treatment and disposal throughout Lee County.

Each developer would be financially responsible for extending the line outside of where the line is already
proposed for expansion 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, and Policy 56.1.1 states that sewer service areas are indicated
on Map 4-B. Lee County Utilities provided a letter of no objection to the proposed amendments on
DATE. All of the individual developments will need to show capacity availability at the time of rezone
and Development Order.

Lee Plan Goal 123 contains the County’s goals for Resource Protection. This goal states,

GOAL 123: RESOURCE PROTECTION. Manage coastal, wetland and upland
ecosystems and natural resources in order to maintain and enhance native habitats, floral
and faunal species diversity, water quality, and natural surface water characteristics.

Development in both new land use categories requires preservation, creation, or restoration of upland,
wetland, and wildlife habitats, consistent with Policies 123.1.1, 123.1.5, 123.1.7, 123.2.4, 123.2.7,
123.2.8, 123.2.15, 123.3.1, and 123.4.3. Both new districts also incorporate the creation of Wildfire
Mitigation plans with their planned developments, consistent with Policy 123.1.8. The amendments to
Policy 1.4.5 and 33.1.7 maintain the existing requirements for water modeling for all changes in land use
categories. Policy 33.1.3, as amended, expands conservation measures to public and private entities,
consistent with Policy 123.1.2. The Conservation Community designation maintains the required open
space and environmental requirements that the existing EEPCO uses. Preservation and Innovation allows
nonresidential uses only when an applicant can demonstrate the proposed use category will not harm the
environment, provide adequate open space, and preserve and restore habitat, consistent with Policy
123.2.2. The proposed text amendments are consistent with the broad goal of Goal 123.

Staff Report for LPA July 17, 2026
CPA2026-00004 Page 33 of 36



Lee Plan Goal 124 contains the County’s goals for Wetlands. This goal states,

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.

OBJECTIVE 124.1: Protect and conserve the natural functions of wetlands and
wetland systems by maintaining wetland protection regulations.

The proposed changes do not impact the regulations for wetlands as they apply to State Permits or general
development standards in the County; however, the proposed amendments do strengthen them in
Southeast Lee, particularly as they relate to nonresidential uses, which are not currently allowed based
on the existing 300,000 square foot limitation for commercial uses. Currently, nonresidential uses
throughout the county have no incentives to maintain wetlands on a property. The proposed Land
Development Code amendments, which implement the Preservation and Innovation land use category,
require that all connected wetlands be protected and conserved as part of the required open space. The
proposed amendments are consistent with Goal 124 and Objective 124.1.

Lee Plan Goals 125 and 126 contain the County’s goals related to Water Quality and Water Resources.
The proposed amendments have been extensively reviewed by Lee County’s Departments of Natural
Resources and Utilities to ensure adequate protection of the County’s water resources for utility purposes
and natural resources for general water quality and flow. The new density incentives in the Land
Development Code for Conservation Community and the standard requirements for Preservation and
Innovation increase the stormwater requirement to a 100-year, 24-hour event. This exceeds the standard
stormwater requirement and should provide additional stormwater capacity in these developments. The
proposed amendments still require water quality and quantity analysis during the development stages
and long-term monitoring after development, consistent with Goal 125, Objective 125.1, and Policies
125.1.1, 125.1.2, and 125.1.3. As stated previously, all potential development resulting from these
amendments will also be required to connect to central utilities, consistent with 125.1.5. The proposed
Preservation and Innovation category limits uses to those that can demonstrate they will not adversely
affect the County’s water resources or water quality, with confirmation from the Department of Natural
Resources prior to development, consistent with Objective 126.1 and its supporting policies.

Lee Plan Objective 126.2 states that the County will promote Florida-Friendly Landscaping. The proposed
amendments for residential development carry over the requirement for native landscaping from the
EEPCO and provide an incentive for drip irrigation to minimize water use and ensure the longevity of the
landscaping. Because the nonresidential requirements are new and apply to a use that is not currently
allowed, the LDC standards require native landscaping and drip irrigation for all nonresidential
developments. Both amendments are consistent with Policies 126.2.1 and 126.2.3.

Lee Plan Chapter 11 is the Economic Element. One of the major reasons for the proposed text
amendments was to support the development of nonresidential uses in Southeast Lee County to support
employment opportunities and amenities for residents in Southeast Lee County and the surrounding
communities. Goal 158 states that the County will, “Achieve and maintain a diversified and stable
economy by providing a positive business climate that assures maximum employments.” There are very
few places left in the county with parcels large enough to support business and industrial parks,
particularly in close proximity to RSW, SR 82, and the adjacent counties. The proposed amendments help
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foster a diversified economy by allowing nonresidential uses in Southeast Lee, consistent with Goal 158,
Objective 158.2, and policy 158.2.1 and 158.2.2.

Objective 158.3 states that the County will “Ensure businesses have access to infrastructure and services
needed to be competitive in a global economy.” This Objective is supported by four policies relating to
transportation infrastructure, economic development related to the Port Authority, the State’s Strategic
Intermodal System (SIS), and expansion of communication technology. The proposed amendments allow
for nonresidential uses along arterial and collector roads, including SR 82 and Interstate 75, which are part
of the SIS. Additionally, Southeast Lee County is adjacent to RSW, making it a natural expansion for airport-
related businesses. The proposed amendments allow nonresidential uses in an area of the County that
currently cannot have any additional nonresidential uses and are therefore consistent with Objective
158.3 and Policies 158.3.1, 158.3.2, and 158.3.3. New development along these corridors will help to
expand access to broadband communications and infrastructure, consistent with Policy 158.3.4.

Lee Plan Chapter 12 contained the Property Rights Element. The proposed amendments add language to
this element, but the existing language is important to consider. The existing element is reproduced
below.

In accordance with 8163.3177(6)(i), Fla. Stat., the following rights will be considered in
local decision making:

1. The right of a property owner to physically possess and control his or her interests in
the property, including easements, leases, or mineral rights.

2. The right of a property owner to use, maintain, develop, and improve his or her
property for personal use or for the use of any other person, subject to state law and
local ordinances.

3. The right of the property owner to privacy and to exclude others from the property to
protect the owner's possessions and property.

4. The right of a property owner to dispose of his or her property through sale or gift

The proposed amendments do not impede a property owner’s ability to physically possess and control
their property interests. The proposed amendments expand the potential uses of property, subject to
approval of a Future Land Use Map Amendment, which may provide some additional uses and allowances
for property owners in Southeast Lee. The amendments also include existing provisions to protect single-
family, large-lot subdivisions. Additionally, new language has been added to this section to grant vested
rights to existing developments in Southeast Lee County that have changed Future Land Use Category or
Overlay with the proposed amendments. The amendments will not affect a property owner’s right to
privacy or to exclude others from their property, nor will they affect a property owner's right to dispose
of their property. The proposed amendments do not conflict with the requirements of Chapter 12.

CONCLUSIONS
Staff has reviewed the proposed amendments and provides the following conclusions:
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e The proposed amendments provide updated development parameters to accommodate the
approved infrastructure, residential development, and environmental concerns in Southeast Lee
County.

e No county departments have raised any concerns regarding the capacity to serve the properties
associated with the proposed map amendments, consistent with Lee Plan Goal 2.

e Staff held numerous meetings with applicants, the public, and County departments to solicit
feedback on the proposed amendments.

e The proposed amendments provide adequate protection for the County's water resources and
wildlife habitat.

e The proposed amendments are consistent with the BoCC direction from April 1, 2025, and April
21, 2026.

o None of the amendments are in conflict with Senate Bill 180, as they expand use allowances and
existing property rights are formally vested.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
adopt the proposed amendment as shown in Attachment 1.
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ATTACHMENT 2: DRAFT LDC Amendments for Southeast Lee County

Sec. ##-1750 Applicability

The provisions of this article apply to all development within Southeast Lee County to
ensure that development creates, preserves, or restores surface and groundwater resources and
other natural systems, consistent with Lee Plan Goal 16.

Sec. ###-1752 Community Meetings

1. Applications requiring review. The owner(s), applicant(s), or other registered agent(s) applying
for the following application types must hold one (1) public information session in Southeast
Lee County. The information sessions may be offered virtually or in person. In-person meetings
may be held within a five-mile radius of the subject property or at any location within the
Community Plan Area, but must be within Lee County. Virtual meetings must be available to
the public, allow public participation, and include a video feed so the public can see the
proposed plans. Audio-only virtual meetings are not permitted. This session must be publicly
advertised and held before the application is deemed sufficient. Public meetings are required
for zoning actions requiring a public hearing.

2. Meeting requirements. The applicant is responsible for providing the meeting space, providing
notice of the meeting, and providing security measures as needed. The applicant will
determine the meeting location. Meetings may, but are not required to, be conducted before
non-County-formed boards, committees, associations, or planning panels. During the meeting,
the agent will provide a general overview of the project, including, but not limited to, a
proposed site plan, for any interested citizens. After this meeting, the applicant must provide
County staff with a meeting summary document that contains the following information: the
date, time, and location of the meeting; a list of attendees; a summary of the concerns or issues
that were raised at the meeting; and a proposal for how the applicant will respond to any issues
that were raised. The applicant is not required to receive an affirmative vote or approval of
citizens present at the meeting.

Sec. ##-1753 Deviations and Variances

Deviations and Variances for any of the requirements in this article must meet the County
approval criteria for variances set forth in Section 34-145(b). No deviations or variances may be
granted to Sec ##-1754.1, Sec ##-1754.2, or Sec ##-1755.

Sec. ##-1754 -- Residential Development.

Residential development exceeding 1 unit per 10 acres in the Conservation Communities
future land use category may only be approved when the proposed development meets the
requirements of this section and Lee Plan Goal 16. The County may require a Development
Agreement or other legally binding agreement, approved by the County Attorney’s Office, to
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ATTACHMENT 2: DRAFT LDC Amendments for Southeast Lee County

ensure the long-term maintenance, timing, or other factors related to the construction or function
of these developments.

1. Density Incentives. Density is determined based on the incentives provided in the
planned development.

a. One (1) dwelling unit per one (1) acre will be approved through the planned
development when the proposed development includes seven (7) of the strategies
in LDC Sec ##-1755.2, with at least one strategy from each category.

b. One (1) unit per two (2) acres shall be approved when the proposed development
includes five (5) of the strategies in LDC Sec ##-1755.2, with no more than 2
strategies from any one category.

c. One (1) unit per three (3) acres shall be approved when the proposed development
includes three (3) of the strategies in LDC Sec ##-1755.2, with strategies from at
least 2 categories.

d. Additional dwelling units may be approved in the planned development by using
any combination of the following:

i. Utilize the Southeast Lee County TDR program to transfer dwelling
units from Southeast Lee County lands located outside of the planned
development pursuant to Policy 16.3.2.

ii. Provide all of the following as part of the planned development for a
density increase of 5% per strategy, except when noted otherwise, for
a maximum increase of up to 15%:

1. A minimum of 65% open space, not including previously mined
lakes or existing conservation easements; and

2. Additional strategies from subsection 2, below.

3. Two (2) dwelling units for every acre of offsite property identified
in Lee Plan Map 1-D, acquired for Lee County Natural
Resources water quality or flood mitigation projects.

2. Improvement Categories and Mitigation Strategies:
a. Flooding Mitigation and Aquifer Recharge:

i. Create, preserve, or restore flowways to reduce flooding and increase
water recharge in the area. Such flowway projects that offer regional
benefits may be completed off-site with approval from Lee County’s
Department of Natural Resources. A flowway is a broad, shallow, and
slow-moving sheet flow of water. The flowway must distribute water
across a broad front, allowing water to move naturally across the
landscape while filtering nutrients and supporting native ecosystems.

ii. A stormwater management system designed to accommodate a 100-
year, 72-hour storm event.

b. Minimize the Need for Irrigation:

i. Landscaping utilizes drip irrigation and 100% drought-tolerant native
plantings throughout the development and limits the use of turfgrass
within all common areas to no more than 30%. Drip irrigation must have
a minimum application efficiency of 95%, a distribution uniformity of
90%, and utilize sustainable management practices.
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ATTACHMENT 2: DRAFT LDC Amendments for Southeast Lee County

iv.

Centralized irrigation system that meets the Water Conservation
Ordinance and prohibits the construction of individual irrigation wells
on residential lots. The development’s irrigation must utilize stormwater
ponds and, if necessary, be resupplied from an alternative aquifer or a
blend of multiple aquifers to reduce demand on aquifers used by
adjacent County or private wells.

Extend, connect to, and utilize reuse water for 100% of the
development’s irrigation needs.

Create, preserve, or restore wildlife connections to adjacent
conservation areas.

Provided wildlife connection(s) must be a minimum of 300 feet wide and
designed to allow mammals to traverse the project property and
connect to adjacent conservation areas.

Create designated mammal crossings for roadways to promote the
movement of wildlife within and through the development. Crossing
designs should include exclusion and wing/funnel fencing designed for
the target species, including below-ground apron fencing for burrowing
species, and long enough to prevent wildlife from bypassing the
crossing.

Create, preserve, or restore habitat with plant species that support
foraging within primary and secondary panther habitat.

d. Wetlands and Native Habitat:

All wetlands are preserved and restored.

Create, preserve, or restore upland habitat. Upland habitat must
comprise a minimum of 40% of the required open space and have an
average minimum width of 40 feet.

e. Wildfire Prevention:

Create a wildfire prevention plan per the Public Safety requirements,
including but not limited to access points for wildfire response,
prescribed burn schedule, or separation measures for spread
mitigation.

Bury all utilities to prevent potential arcing or sparking

3. Planned Development Requirements. Properties within the Conservation Communities

Future Land Use Category must be rezoned to a planned development that includes the

following, in addition to any requirements set forth in LDC Chapter 34, Article IV.

a. Connections to public water and sewer services. Development must also connect

to public reuse infrastructure if available at the time of the development order.

b. A minimum of 60% open space, not including previously mined lakes, which will be

used to accommodate the following, when applicable:

i. Restore and accommodate existing and historic regional flowways where

they currently or previously existed;

ii. Restore and accommodate existing and historic groundwater levels;

iii. Restore and preserve wetlands;

iv. Restore and preserve indigenous upland habitats;
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ATTACHMENT 2: DRAFT LDC Amendments for Southeast Lee County

v. Provide critical wildlife connections to adjacent conservation areas; and

vi. Provide a 100-foot buffer along Corkscrew Road.
Includes an enhanced lake management plan that:

i. Applies best management practices for fertilizers and pesticides;

ii. Provides erosion control and bank stabilization; and

iii. Establishes lake maintenance requirements.
d. A site-specific ecological and hydrological restoration plan which includes, at a
minimum, the following: preliminary excavation and grading plans, analysis of
hydrological improvements and water budget narrative, replanting plan, habitat
restoration plan, success criteria, long-term monitoring and maintenance.
Preservation areas must be platted in separate tracts and dedicated to an
appropriate maintenance entity.
Record a Conservation Easement for a minimum of 55% of the planned
development, not including previously mined lakes or existing conservation
easements to be dedicated to the appropriate maintenance entity that provides Lee
County or some other public agency, acceptable to Lee County, with third-party
enforcement rights. All Conservation Easements required as part of the planned
development must be recorded within 5 years from the first development order
approval. For sites with previously approved mines, the existing recorded
conservation easements may not contribute more than 25% of the required
minimum.
Indigenous management plans must address human-wildlife coexistence.
Uses Florida-Friendly Landscaping with low irrigation requirements in common
elements. The Development Order must demonstrate that all landscaping uses drip
irrigation, features drought-tolerant native plants, and limits turfgrass in all common
areas to no more than 30%. Drip irrigation must have a minimum application
efficiency of 95%, a distribution uniformity of 90%, and utilize sustainable
management practices.
Internal circulation and a proportionate fair share of the required transportation
network improvements in accordance with Administrative Code (AC) 13-16.
j.  Obtain written confirmation from the Lee County Sheriff’s Office, Public Safety
(EMS), the applicable fire district, and Lee County Schools regarding the availability
of sufficient public services for the proposed development.
Demonstrate that the planned development will not result in significant detrimental
impacts on present or future water resources.

|©
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Sec. ##-1755 Nonresidential Development

Nonresidential development in the Preservation and Innovation and Conservation
Community land use categories may only be approved when the proposed development meets
the requirements of this section and Lee Plan Goal 16. The County may require a Development
Agreement or other legally binding agreement, approved by the County Attorney’s Office, to
ensure the long-term maintenance, timing, or other factors related to the construction or function
of these developments.
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ATTACHMENT 2: DRAFT LDC Amendments for Southeast Lee County

1. Planned Development Requirements. Non-residential uses may be permitted in

Southeast Lee County through a planned development that includes the following, in

addition to any requirements set forth in LDC Chapter 34, Article IV.

a.

b.

Connections to public water and sewer services. Development must also connect
to public reuse infrastructure if available at the time of the development order.
Demonstrates through data and analysis that the planned development will not
result in significant detrimental impacts on present or future water resources.
Proposed uses may not pollute, degrade, or overconsume surface and
groundwater resources, or _engage in any other activity that Lee County’s
Department of Natural Resources determines to be incompatible with protecting
Southeast Lee County’s environment. Overconsumption is defined as water use
exceeding 1.2 million gallons per acre per year, based on the developable area.
Nonresidential development within the 6-month, 1-year, 5-year, or 10-year travel
zones as defined in the Wellfield Protection Ordinance must:
i. Meet or exceed SFWMD’s nutrient removal standards for Outstanding
Florida Waters (OFW).
ii. Conform to the most restrictive wellfield protection zone found on-site.
iii. Provide monitoring well(s) located between Lee County’s nearest
production well(s) and the nonresidential development.

Provides a minimum of 40% open space, which may consist of buffers, wetlands,
indigenous uplands, and wildlife crossings. Stormwater systems may contribute up
to 25% of the open space requirement. A project may provide off-site mitigation by
acquiring and transferring to Lee County Natural Resources property acceptable
to the county, specifically properties depicted on Map 1-D, for an open space credit
of up to 25%.
Properties along Corkscrew Road must provide a 100-foot-wide buffer along the
Corkscrew Road right-of-way.
Develop a site-specific ecological and hydrological restoration plan which includes,
at a minimum, the following: preliminary excavation and grading plans, analysis of
hydrological improvements and water narrative, replanting plan, habitat restoration
plan, success criteria, and a mechanism for long-term monitoring and
maintenance.
Develop an indigenous management plan addressing human-wildlife coexistence,
including, but not limited to, wildlife-resistant refuse containers, wildlife corridor
management, and native habitat restoration.
All connected wetlands and regional historic flowways must be restored or
preserved. The flowway must distribute water across a broad front, allowing water
to move naturally across the landscape while filtering nutrients and supporting
native ecosystems.
Internal landscaping and buffers must create or restore indigenous upland habitat
as part of the required open space.
Landscaping must utilize drip irrigation, use drought-tolerant native plants, and limit
the use of turfgrass within all common areas to no more than 30%. Drip irrigation
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ATTACHMENT 2: DRAFT LDC Amendments for Southeast Lee County

must have a minimum application efficiency of 95%, a distribution uniformity of
90%, and utilize sustainable management practices.

Stormwater management system must be designed for a 100-year, 72-hour storm
event and include an enhanced lake management plan that establishes surface and
groundwater monitoring and maintenance plans, applies best management
practices for fertilizers and pesticides, and provides erosion control and bank
stabilization.

All electrical utilities within the site must be buried within dedicated public utility
easements.

. Development along SR 82 and the Alico Extension must demonstrate safe
pedestrian _connectivity across the right-of-way within the extended pedestrian
shed from the site.

Internal circulation and a proportionate fair share of the required transportation
network improvements in accordance with Administrative Code (AC) 13-16.
Obtain written confirmation from the Lee County Sheriff’s Office, Public Safety
(EMS), and the applicable fire district regarding the availability of sufficient public
services for the proposed development.

Create a wildfire prevention plan per the Public Safety requirements, including but
not limited to access points for wildfire response, prescribed burn schedule, or

separation measures for spread mitigation.

Sec. 34-2175. Height limitations for special areas and Lee Plan land use categories.

The following areas have special maximum height limitations applicable to all conventional and planned

development districts:

(a) no proposed changes

(b) Lee Plan land use categories. Except as otherwise provided herein, maximum building height is
established by future land use category as follows:

TABLE 34-2175(b)
MAXIMUM BUILDING HEIGHT BY FUTURE LAND USE CATEGORY

Future Land Use Category Notes Maximum Building Height
Destination Resort Mixed Use Water Dependent Per Lee Plan
Intensive Development 135 feet
Central Urban

Urban Community 95 feet
Airport Lands Note (1) 45 feet
Tradeport Note (1)

University Community Note (1)

University Village Interchange Note (1)

Commercial 75 feet
General Commercial Interchange

General Interchange

Industrial Commercial Interchange

Attachment 2
CPA2026-00004

July 17, 2026
Page 6 of 7




ATTACHMENT 2: DRAFT LDC Amendments for Southeast Lee County

Industrial Development

Industrial Interchange

approve building heights up to 95 feet.

Conservation Community Note (1) 45 feet
Density Reduction/Groundwater Resource

Open Lands

Outer Islands

Outlying Suburban Note (2)
Preservation and Innovation Note (2)
Public Facilities

Rural Note (2)
Rural Community Preserve

Sub-outlying Suburban Note (2)
Suburban Note (2)
Notes:

(1) With the consent of the Lee County Port Authority, the Board of County Commissioners may

(2) Buildings may be as tall as 75 feet when the applicant demonstrates through a zoning action that
the additional height is required to preserve environmentally sensitive land, secure areas of native
vegetation and wildlife habitat, or preserve historical, archaeological or scenic resources.
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