
 
 

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 
 

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

2. Public Forum 
 

3. Approval of Minutes – April 27, 2026 
 

4. 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. 
 

B. 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@leegov.com at least five business days in 
advance.  To receive agendas by e-mail, contact jmiller@leegov.com. 
 

mailto:ADArequests@leegov.com
mailto:jmiller@leegov.com


CPA2026-00004 
 

Southeast Lee 
County Update 

 



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 
 
Commissioner 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 
• 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.  

• 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.  
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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 
Density Reduction/Groundwater Resource 
(DR/GR), Conservation, and Wetlands. There are a number of properties with existing Tradeport, General 
Interchange, and Public Facilities designations.  

Figure 1: Wellfield Protection Zones 
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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  
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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 
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 

Figure 3: Panther Habitat 
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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 

CPA2023-00009 Dante Commercial 

• Map 1-A (DR/GR & Wetlands to 
Commercial & Wetlands) 

• Map 1-F  (Remove Private Rec Fac. 
Overlay) 

RVi Planning + Landscape 
Architecture 

CPA2024-00001 Bonita Beach Commercial • Map 1-A (DR/GR & Wetlands to Sub-
Outlying Suburban & Wetlands) 

RVi Planning + Landscape 
Architecture 

CPA2024-00002 Bonita Beach Commercial 
Text Amendment to remove the commercial 

cap in Policy 33.2.5 and allow commercial 
uses in Goal 33 

RVi Planning + Landscape 
Architecture 

CPA2024-00011 Corkscrew 80 Residential 

• Map 1-D (Designate as Tier 1)  
• Map 2-D (Designate as EEPCO  
• Maps 4-A and 4-B (LCU Water and Sewer 

Services Areas) 

RVi Planning + Landscape 
Architecture 

CPA2024-00012 Corkscrew 80 Residential 
Text Amendment to changes for Goal 33 to 

change the EEPCO locational and size 
requirements  

RVi Planning + Landscape 
Architecture 

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

CPA2025-00009 Daniels Tradeport 
Industrial 

• Map 1-A (DR/GR & Wetlands to 
Tradeport & Wetlands) 

• Map 2-A (Remove property from 
Southeast Lee)  

• Maps 4-A and 4-B (LCU Water and Sewer 
Areas) 

Morris DePew & Associates 

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

Areas) 
Ensite 

CPA2025-00011 SR 82 Freeman Industrial 
• Map 1-A (DR/GR to Tradeport) 
• 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 

CPA2026-00001 Bluewater Ridge 
Residential 

Text Amendments to Goal 33 to create a new 
mine reclamation overlay to facilitate new 

residential development on an existing mine 
site 

RVi Planning + Landscape 
Architecture 
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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 XIII, 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 
CPA2024-00002 Bonita Beach Commercial 7/28/2025 13660 Bonita Beach Road SE, 

Bonita Springs, FL 34135 
CPA2024-00011 
CPA2024-00012 Corkscrew 80 Residential 4/2/2025 20351 Corkscrew Rd, Fort 

Myers, FL 33928 
CPA2025-00006 
CPA2025-00010 Alico Tradeport Industrial 3/25/2026  14800 Alico Road, Fort Myers, 

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 16999 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 

Applicant  Teams 2/6/2026 RVi Planning +Landscape 
Architecture 

Applicant  Teams 2/13/2026 Delisi Planning 

Board Meeting – AIR Commission 
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 

Stakeholder Round Table Admin East 5/18/2026 
Applicants, Members of the 

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 
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.  A variety of uses may be permitted 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:  
 

POLICY 33.2.5: Commercial uses may only be permitted if incorporated into a Mixed-
Use Community, Environmental Enhancement and Preservation Community, or Rural 
Golf Course Community depicted on Map 2-D. The maximum commercial floor area that 
may be approved within the Southeast Lee County community plan area may not exceed 
300,000 square feet.  

 
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 Agreements0F

1. 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 safeguard 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.  

 
1 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 MIXED USE DEVELOPMENT. 
Residential development in Southeast Lee County must create, improve, preserve, and/or 
restore strategic surface and groundwater resources and indigenous wildlife habitats. 
Designate on a Future Land Use Map overlay areas that should be protected from adverse 
impacts of mining (Existing Acreage Subdivisions), specific locations for concentrating 
existing development rights on large tracts (Mixed-Use Communities), specific properties 
which provide opportunities to protect, preserve, and restore strategic regional hydrological 
and wildlife connections (Environmental Enhancement and Preservation Communities), 
and vacant properties with existing residential approvals that are inconsistent with the 
DR/GR future land use category (Improved Residential Communities). 

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. Existing acreage subdivisions are shown on Map 2-D. These subdivisions 
should be protected from adverse external impacts. 

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 
strategies 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 regulatory 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 
regulations 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, environmental constraints, or proximity to the Coastal High 
Hazard Area.   the nature of surrounding land uses, location along major travel corridors, 
or where residential development would increase densities in Coastal High Hazard Areas 
or in Lehigh Acres, where residential uses are abundant and existing commercial areas 
serving the residential needs are limited. In these locations, the requisite infrastructure 
needed for commercial development is generally planned or in place. The Commercial 
category is intended to support all types of commercial uses and limited light industrial 
uses, excluding outdoor storage.retail developments, hotels and motels, banks, all types of 
office development, research and development, public, and other similar development will 
be predominant in the Commercial future land use category. Limited light industrial uses 
are also permitted, excluding outdoor storage type uses. Residential uses, other than bona 
fide caretaker residences, are not permitted in this future land use category. Any 
redesignation of land to the Commercial future land use category should occur along major 
travel corridors and at road intersections. The planned development rezoning process must 
be used to prevent adverse impacts to the surrounding areas and to ensure that appropriate 
site development regulations are incorporated into the development plans of each site. New 
developmentsDevelopment in this category must connect to a potable water and sanitary 
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 
airport 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 Impact (DRI) or Planned Development rezoning. Stand-alone 
retail commercial uses are limited to 1 acre out offor every 10 Tradeport and preserved 
wetland acres within the project. To provide an incentive to preserve upland habitat, DRIs 
or Planned Developments may also receive additional stand-alone retail acres at the rate of 
1 additional acre out offor every 10 acres of preserved and enhanced uplands within the 
project that protect wetlands, flow-ways, or occupied listed species habitat. Ancillary retail 
commercial uses related directly to the sale of products manufactured or services provided 
by the associated light industrial use are not considered stand-alone commercial in 
Tradeport are allowed if they are part of a planned development. Residential uses, other 
than bona fide caretaker residences, are not permitted in this 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 
compliance with Policy 5.1.5. Industrial in these future land use categories requiring 
rezoning and meeting DCI thresholds must be rezoned to a Planned Development. All 
rezonings to allow industrial uses outside of the Industrial Development, Tradeport, or 
Industrial Interchange future land use categories must be rezoned to a Planned 
Development, except if located within the Mixed Use Overlay. The Planned Development 
must be designed to arrange uses as an integrated and cohesive unit in order to: promote 
compatibility and screening; reduce dependence on the automobile; promote pedestrian 
movement within the development; utilize joint parking, access and loading facilities; 
avoid negative impacts on surrounding land uses and traffic circulation; protect natural 
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resources; and, provide necessary facilities and services where they are inadequate to serve 
the proposed use. 

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

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

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

 
3. Private Recreational Facilities may be permitted in accordance with the site 

locational requirements and design standards, as further defined in Goal 13. No 
Private Recreational Facilities may occur within the DR/GR land use category 
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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 
utilizewith 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 impact of a proposed development on the county's 
natural resources. to assess potential adverse impacts on water resources, and natural systems 
within Southeast Lee County. Lee County Division of Natural Resources will determine if the 
appropriate model or models are being utilized, and assess the design and outputs of the modeling 
to ensure protection of Lee 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 
with specific requirements, including the following overlays: The Southeast Lee County 
Residential Overlay (Map 2-D) is described in Objective 33.2. This Overlay affects only 
Southeast Lee County and identifies five types of land:  

1. “Existing Acreage Subdivisions:” Existing rural residential subdivisions that should be  
protected from adverse external impacts such as natural resource extraction. 

2. “Rural Golf Course Communities:” Potential locations for the concentration of 
development rights on property zoned Private Recreational Facilities Planned 
Development and located in the Southeast DR/GR area.  

3. “Mixed-Use Communities:” Locations where this concentration of development rights 
from large contiguous tracts within the DR/GR area that can be supplemented by 
transfer of development rights from non-contiguous tracts in the Southeast DR/GR 
area. See Objective 33.3 and following policies. 

4. “Improved Residential Communities:” Property with existing residential approvals 
that are inconsistent with the Southeast DR/GR area that could be improved 
environmentally. 
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5. “Environmental Enhancement and Preservation Communities:” Properties adjacent to 
Corkscrew and Alico Roads that have the potential to improve and restore important 
regional hydrological and wildlife connections. 

 
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 time to time based on the changing needs of this area 
of the county. The DR/GR Priority Restoration Strategy consists of seven tiers of land where 
protection and/or restoration would be most critical to restore historic surface and groundwater 
levels and to connect existing corridors or conservation areas (see Map 1-D). Within these tiers, 
density incentives will be utilized as a mechanism to improve, preserve, and restore regional surface 
and groundwater resources and wildlife habitat of state and federally listed species; with Tier 1 and 
Tier 2 being the most incentivized tiers. Lee County may consider amendments to this Overlay 
based on changes in public ownership, land use, new scientific data, and/or demands on natural 
resources. This Overlay does not restrict the use of the land.  

POLICY 33.1.3: Pursue acquisition (partial or full interest) 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 Commissioners, or other legally binding agreement accepted by the County 
Attorney’s Office. within the Tier 1 areas in the Priority Restoration Strategy Overlay through 
direct purchase; partnerships with other government agencies; long-term purchase agreements; 
right of first refusal contracts; land swaps; or other appropriate means to provide critical 
connections to conservation lands that serve as the backbone for water resource management and 
wildlife movement within Southeast Lee County. Tier 2 lands are of equal ecological and water 
resource importance as Tier 1 but have better potential to remain in productive agricultural use. 
Tier 3 lands and the southern two miles of Tiers 5, 6, and 7 can provide an important wildlife 
connection to conservation lands in Collier County and an anticipated regional habitat link to the 
Okaloacoochee Slough State Forest. Tiers 1, 2, 3, and the southern two miles of Tiers 5, 6, and 7 
may qualify for unique development incentives outlined in Objectives 33.2 and 33.3 due to the 
property’s potential for natural resource benefits and/or wildlife connections. Additionally, the 
County may consider incentives, within all tiers, for private landowners to improve water resources 
and natural ecosystems.  

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 
DEVELOPMENT RIGHTS (Southeast Lee County TDR)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 incorporate Southeast Lee County’s purchase and 
transfer of development rights programs into the LDC.  
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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 
their sending parcels to receiving lands outside the planning community.; or, 
residential areas identified on Map 2-D; Southeast DR/GR Residential Overlay as 
specified in Policy 33.3.2.  

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. 

3) For each Southeast Lee County TDU credit allowed by c.1) or c.2) above, 
up to two extra TDU credits may be created if the sending area land is 
designated as Tier 1, Tier 2, Tier 3, or the southerly two miles of Tiers 5, 
6, and 7 in the Priority Restoration Strategy (Map 1-D). 

2. Receiving area density and intensity equivalents of Southeast Lee County 
TDUs. 

 a. In Mixed-Use Communities in Southeast Lee County identified on Map 2-
D, each Southeast Lee County TDU credit may be redeemed for a maximum 
of one dwelling unit plus a maximum of 800 square feet of non-residential 
floor area. 

 b. In Improved Residential Communities in Southeast Lee County identified 
on Map 2-D, each Southeast Lee County TDU credit may be redeemed for a 
maximum of one dwelling unit.  

 c. In Rural Golf Course Communities in Southeast Lee County identified on 
Map 2-D, each Southeast Lee County TDU credit may be redeemed for a 
maximum of one dwelling unit or two bed and breakfast bedrooms. 

 d. In Environmental Enhancement and Preservation Properties within the 
Conservation Community Communities 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 usingwhen 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 
within the Southeast Lee County Community Plan Areaidentified in 
subsections a. through d. above using the Southeast Lee County TDR program.  

 fc. Properties outside of the Southeast Lee County Community Plan area with 
In the Intensive Development, Central Urban, Urban Community, or General 
Interchange future land use categories outside of Southeast Lee County, each 
Southeast Lee County TDU 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. This review will to analyze the potential 
impact of the land change on the proposed land uses to and determine the short-
term and long-term availability of irrigation and domestic water sources and will 
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 Public Facilities will be discouraged by the County. south of SR 82 east 
of I-75, excluding areas designated by the Port Authority as needed for airport 
expansion, which increase the current allowable density or intensity of land use 
will be discouraged by the County. It is Lee County’s policy not to approve further 
urban designations there for the same reasons that supported its 1990 decision to 
establish this category. In addition to satisfying the requirements in Ch. 163, Part 
II, Fla. Stat., the Strategic Regional Policy Plan, the State Comprehensive Plan, 
and all of the criteria in the Lee Plan, applicants seeking such an amendment must: 
 

1. analyze the proposed allowable land uses to determine the availability of 
irrigation and domestic water sources; and, 

2. identify 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.  
 

During the transmittal and adoption process, the Board of County Commissioners 
must review the application for all these analytical requirements and make a 
finding that the amendment complies with all of them.  
 
POLICY 2.3.3: Lee Plan amendment applications to expand the Lee Plan’s 
employment centers, which include light industrial, commercial retail and office 
land uses, will be evaluated by the Board of County Commissioners in light of the 
locations and cumulative totals already designated for such uses, including the 
1994 addition of 1,400 acres to the Tradeport category just south of the Southwest 
Florida International Airport. 
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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, except that unless the Lee Plan specifically provides 
otherwise.:  
 

• Neighborhood Commercial uses are permitted in the Southeast Lee County 
Planning District as provided for in Objectives 13.3 and 33.2.5.  

 
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 provides for the sale of convenience 
goods and services and contains less than 30,000 square feet of gross floor area. 

NEIGHBORHOOD – Commercial development that provides for the sale of 
convenience goods and personal services, such as food, drug, sundries, and 
hardware items and has a gross floor area range of 30,000 to 100,000 square feet. 

COMMUNITY – Commercial development that provides for the sale of retail 
goods such as clothing, variety items, appliances, and furniture as well as goods 
that may be found in a neighborhood commercial development and has a gross 
floor area range of 100,000 to 400,000 square feet. 

REGIONAL – Commercial development that provides some functions of 
community commercial, in addition to providing a full range and variety of 
shopping goods for comparative shopping (such as general merchandise, apparel, 
furniture, and home furnishings) and has a gross floor area range of 400,000 to 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. Identify 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.  
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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 §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 
 
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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• The proposed amendments provide updated development parameters to accommodate the 
approved infrastructure, residential development, and environmental concerns in Southeast Lee 
County. 

• 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.  

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

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

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

• 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 1: Proposed Lee Plan Amendments 

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, environmental constraints, or proximity to the Coastal High Hazard Area. the nat1:1re of 
surrounding land uses, location along major travel corridors, or 1.vhere residential development 
v,ould increase densities in Coastal High Hazard Areas or in Lehigh Acres, 1,yhere residential uses 
are abundant and e>dsting commercial areas serving the residential needs are limited. In these 
locations, the requisite infrastructure needed for commercial development is generally planned or 
in place. The Commercial category is intended to suppo11 all types of commercial uses and limited 
light industrial uses, excluding outdoor storage.retail developments, hotels and motels, banks, all 
types of office development, research and development, public, and other similar development will 
be predominant in the Commercial future land use category. Limited light industrial uses are also 
permitted, e,wluding outdoor storage type uses. Residential uses, other than bona fide caretaker 
residences, are not pe1mitted in this future land use category. Any redesignation of land to the 
Commercial future land use category should occur along major travel con-idors and at road 
intersections. The planned development rezoning process must be used to prevent adverse impacts 
to the surrounding areas and to ensure that appropriate site development regulations are 
incorporated into the development plans of each site. New developmentsDevelopment in this 
category must connect to a potable water and sanitary sewer system. 

• Simplifies description : Streamlines the Commercial future land use category. 

• Removes PD requirement: Eliminates mandatory planned developments for commercia l 

projects in the Commercial future land use category. 

• Accelerates approvals: Removes unnecessary steps to speed up redevelopment. 

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 airport or other 
major transp011ation 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 
transpo11ation 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 
Impact (DRI) or Planned Development rezoning. Stand-alone retail commercial uses are limited to 
1 acre eut--effor every 10 Tradepo11 and preserved wetland acres within the project. To provide an 
incentive to preserve upland habitat, DRis or Plam1ed 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 retail commercial uses related directly to the sale of products manufactured or 
services provided by the associated light industrial use are not considered stand-alone commercial 
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ATTACHMENT 1: Proposed Lee Plan Amendments 

in Tradeport are allowed if they are part of a planned development. Residential uses, other than 
bona fide caretaker residences, are not permitted in this future land use category. 

• Specifies relation to RSW airport, not airports generally, and freight highways. 

• Removes outdated requirements : Deletes obsolete references to Developments of 
Regional Impact (DRls) . 

• Clarifies land use: Explicitly defines when commercial activities are allowed. 

POLICY 1.1.16: The Preservation and Innovation future land use catego1y is connected to 
central utilities and located along aiterial 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 categ01y 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 pa1t of the Floor Area Ratio (FAR) calculation 
when accessory to a nomesidential 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. 

• New land use category that allows nonresidential uses. 

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

1. Ne1t't' land uses in these areas that require rezoning or a development order must 
demonstrate eompatibility with maintaining surfaee and groundwater levels at 
their historie levels utilizing hydrologie modeling, The impacts 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 Depaitment 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 
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proposed development on the county's natural resources. the incorporation of 
increased storage capacity and~ inclusion of green infrastructure. The modeling 
must also shov,r that no adverse impacts will result to prope11ies located upstream, 
dovmstream, as ·.veil as adjacent to the site. Offsite mitigation may be utilized, and 
may be required, to demonstrate this compatibility. Evidence as to historic levels 
must be submitted as patt of the rezoning application and updated, if necessary, as 
part of the mtn-ing development order application. 

2. Permitted land uses include agriculture, natural resource extraction and related facilities, 
conservation uses, public and private recreation facilities, and residential uses at a 
maximum standard density of one dwelling unit per ten acres (1 du/10 acres). See 
Objectives 33 .2 and 33.3 for potential density adjustments resulting from concentration or 
transfer of development rights. 

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

• Clarifies requirements and standardizes language across the Lee Plan without altering 
existing requirements. 

• Removes reference to Objectives with in Goal 33 which no longer app ly. 

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 sanitaty sewer system. This categ01y 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. 

• New residential land use category for Southeast Lee, modeled after the EEPCO. 
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ATTACHMENT 1: Proposed Lee Plan Amendments 

POLICY 1.6.10: Lee Plan Map 1-D, Special Treatment Areas, depicts areas of the county 
with specific requirements, including the following overlays: The Southeast Lee County 
Residential Overlay (Map 2 D) is described in Objective 33.2. This Overlay affects only 
Southeast Lee County and identifies five types of land: 
1. "Existing Acreage Subdivisions:" Existing rural residential subdivisions that should be 

protected from adverse external impacts such as natural resource extraction. 
2. "Rural Golf Course Communities:" Potential locations for the concentration of 

development rights on property zoned Private Recreational Facilities Planned 
Development and located in the Southeast DR/GR area. 

3. "Mixed Use Communities:" Locations 1.Yhere this concentration of development rights from 
large contiguous tracts 1.Yithin the DR/GR area that can be supplemented by transfer of 
development rights from non contiguous tracts in the Southeast DR/GR area. See Objective 
33 .3 and following policies. 

4. "Improved Residential Communities:" Property v,rith e)dsting residential approvals that are 
inconsistent 1.vith the Southeast DR/GR area that could be improved environmentally. 

5. "Environmental Enhancement and Preservation Communities:" Properties adjacent to 
Corkscre\Y and Alice Roads that have the potential to improve and restore important regional 
hydrological and wildlife connections. 

• Edits related to the inclusion of the new future land use categories and deletion or 

relocation of existing overlays. 

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 54.1.9, and all land in the 
Southeast Lee County Community Plan Area or the DR/GR land use categoryJ Map amendments 
for these areas will be subject to a special review by the staff of Lee County. This review will to 
analyze the potential impact of the land change on the proposed land uses to illlQ_detennine the 
short term and long term availability of irrigation and domestic water sources and will 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 Public Facilities will be discouraged 
by the County. south of SR 82 east of I 75, e),cluding areas designated by the Port Authority as 
needed for airport expansion, 1.vhich increase the current allowable density or intensity of land use 
1,vill be discouraged by the County. It is Lee County's policy not to approve further urban 
designations there for the same reasons that supported its 1990 decision to establish this category. 

Attachment 1 

CPA2026-00004 

July 17, 2026 

Page 4 of 19 



ATTACHMENT 1: Proposed Lee Plan Amendments 

In addition to satisfying the requirements in Ch. 163, Part II, Fla. Stat., the Strategic Regional Policy 
Plan, the State Comprehensive Plan, and all of the criteria in the Lee Plan, applicants seeking such 
an amendment must: 

1. analyze the proposed allov,•able land uses to determine the availability of irrigation and 
domestic water sources; and, 

2. identify potential in-igation and domestic 'n'ater 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 hann to 
present and future public 1.vater resources; and, 

4. supply data and analysis specifically addressing urban spravA. 

During the transmittal and adoption process, the Board of County Commissioners must reviev,r the 
application for all these analytical requirements and make a finding that the amendment complies 
1.vith all of them. 

POLICY 2.J.J: Lee Plan amendment applications to expand the Lee Plan's employment centers, 
1.vhich include light industrial, commercial retail and office land uses, will be evaluated by the 
Board of County Commissioners in light of the locations and cumulative totals already designated 
for such uses, including the 1994 addition of 1,400 acres to the Tradeport category just south of the 
Southv,•est Florida International Airport. 

• Standardizes Lee Plan language : Clarifies requirements and updates text for consistency 
across the Lee Plan without altering requirements. 

• Removes outdated incentives: Eliminates DR/GR density incentives and requires a 
Conservation Community designation for residential deve lopment in Southeast Lee 
County. 

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

• Neighborhood Commercial uses are permitted in the Southeast Lee County Planning 
District as provided for in Objectives 13.3 and 33.2.5. 

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 atterial and collector roads or 
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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 aiierial roads, commercial development may be located at the intersection of local 
and collector, or local and arterial, or collector and collector roads. 

• Removes outdated references. 

POLICY 7.1.2: Industrial development is encouraged through conventional zoning districts when 
the prope1ty 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 necessaiy to demonstrate compliance with Policy 5 .1.5. Industrial in 
these future land use categories requiring re,z;oning and meeting DCI thresholds must be rewned to 
a Planned Development. All rewnings to allow industrial uses outside of the Industrial 
Development, Tradepm1, or Industrial Interchange future land use categories must be rewned to a 
Planned Development, mwept if located within the Mixed Use Overlay. The Planned Development 
must be designed to arrange uses as an integrated and cohesive unit in order to: promote 
compatibility and screening; reduce dependence on the automobile; promote pedestrian movement 
within the development; utili,z;ejoint parking, access and loading facilities; avoid negative impacts 
on surrounding land uses and traffic circulation; protect natural resources; and, provide necessary 
facilities and services 1,1t'here they are inadequate to ser,ze the proposed use. 

• 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. 

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 c01Tidors, 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; all01tYable land uses must be compatible 1.vith protecting 
Southeast Lee County's environment. A variety of uses may be permitted 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. 

• Expands the allowed uses in Southeast Lee. 

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 time to time based on the changing needs of this area 
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of the county. The DR/GR Priority Restoratioa Strategy coasists of sevea tiers of laad 1where 
protectioa aad/or restoratioa vr0uld be most critical to restore historic surface aad grouadvrater 
levels aad to connect e~dstiag corridors or coaservatioa areas (see Map 1 D). Withia these tiers, 
density iaceatives 1Nill be utilized as a mechaaism to improve, preserve, aad restore regioaal surface 
aad grouadv,,ater resources aad wildlife habitat of state aad federally listed species; with Tier 1 aad 
Tier 2 bemg the most iaceativized tiers. Lee County may coasider ameadmeflts to this Overlay 
based oa chaages ia public ownership, land use, ne1tY scientific data, and/or demands on natural 
resources. This Overlay does not restrict the use of the laad. 

POLICY 33.1.3: Pursue acquisition (partial or full mterest) 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 Commissioners, or other legally binding agreement accepted by the County 
Attorney's Office. 1tYithin the Tier 1 areas in the Priority Restoration Strategy Overlay through 
direct purchase; partnerships with other government ageacies; long term purchase agreements; 
right of first refusal contracts; land s1tYaps; or other appropriate means to provide critical 
connections to conservation laads that serve as the backbone for water resource maaagement and 
wildlife movement 1Nithin Southeast Lee County. Tier 2 lands are of equal ecological and water 
resource importance as Tier 1 but have better potential to remain in productive agricultural use. 
Tier 3 lands and the southern DNO miles of Tiers 5, 6, and 7 can provide an important wildlife 
coanectioa to coaservatioa laads ia Collier County and an anticipated regional habitat link to the 
Okaloacoochee Slough State Forest. Tiers 1, 2, 3, and the southern two miles of Tiers 5, 6, and 7 
may qualify for unique developmeat iacentives outlined in Objectives 33.2 and 33.3 due to the 
property's potential for natural resource benefits and/or wildlife connections. Additionally, the 
County may consider incentives, within all tiers, for pfr,,ate landowners to improve water resources 
aad natural ecosystems. 

• Remove references to deleted overlays. 

POLICY 33.1.6: On ex1stmg farmland, the County will offer incentives to encourage the 
continuation of agricultural operations. Incentives will include the ability to concentrate all existing 
development rights while farming continues on the remainder of the tract; and, the ability to sever 
and sell all development rights while farming continues on the entire tract. Other incentives may 
be provided to agricultural operations that implement and maintain best management practices. 
Continued agricultural use may be a desirable long term use even 1tYithin land desigaated oa the 
Priority Restoration Strategy Overlay as potentially eligible for protection (see Policy 9.1.7). 

POLICY 33.1.7: Impacts of proposed land disturbancesdevelopment on surface and groundwater 
resources will.must 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 
prop011ionate to the proposed impacts and use integrated surface and groundwater models that 
~with site-specific data. Lee County's Depa11ment of Natural Resources will review and verify 
all models to evaluate their design and outputs, ensuring the protection of the county's natural 
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resources. to assess potefltial adverse impacts Ofl water resources, afld Hatural systems 1.Nithifl 
Southeast Lee CoUflty. Lee Couflty Divisiofl of Natural Resources will determir-le if the appropriate 
model or models are being utilized, afld assess tl1e desigfl and outputs of the modeliflg to eflsure 
protection of Lee Couflty's flatural resources. 

POLICY 33.1.8: The County supports a comprehensive and coordinated effo1t to manage water 
resources in a manner that includes the protection and restoration of protects and restores natural 
systems within Southeast Lee County. 

• Clarifies requirements and standardizes language across the Lee Plan without altering 
existing modeling requirements. 

• Remove references to deleted overlays. 

OBJECTIVE 33.2: RESIDENTIAL ,A....._"1\ffi 1\'IIXED USE DEVELOPMENT. Residential 
development in Southeast Lee County must create, improve, preserve, and/or restore strategic surface 
and groundwater resources and indigenous wildlife habitats. Desigflate on a Future Lafld Use Map 
overlay areas that should be protected from adverse impacts of mining (EJdstiflg Acreage Subdivisions), 
specific locations for coflcentrating existing development rights on large tracts (Mixed Use 
Communities), specific properties v,hich provide opportunities to protect, preserve, and restore 
strategic regioflal hydrological afld wildlife connectiofls (Environmental Enhaflcemeflt attd Preservation 
Communities), and vacattt properties with mdsting residential approvals that are ir-lconsistent with the 
DR/GR future land use category (Impro1,·ed Residential Communities). 

POLICY 33.2.1: Residential development exceeding 1 unit per 10 acres within the Southeast Lee 
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 . Thdsting acreage 
subdivisiofls are shown on Map 2 D. These subdivisiofls should be protected from adverse eJ,ternal 
impacts. 

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 strategies 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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POLICY 33.2.2: Map 2 D identifies future locations for Mb1:ed Use Communities \.Yhere 
development rights can be concentrated from large Southeast Lee County tracts. The prefeffed 
pattern for residential development is to cluster density within Mb1:ed Use Communities a.long 
existing roads and a>Nay from Future Limerock Mining areas. 

1. Southeast Lee County Mixed Use Communities must be concentrated from contiguous 
property ovmed under single ownership or control. Residential density is calculated from the 
upland and wetland acreage of the entire contiguous Southeast Lee County property. Increases 
in residential densities may be approved through incentives as specified in the LDC for 
permanent protection of indigenous native uplands on the contiguous tract (up to one mctra 
dv,elling unit allowed for each five acres of preserved or restored indigenous native uplands) 
and thrnugh the acquisition ofTDUs from TDR sending areas within Southeast Lee County as 
provided in Objective 33.3. 

a. The mmumum gross density is 5 dwelling units per acre of total land designated as a Mbrnd 
Use Community when TDUs a.re used. 

b. Properties that concentrate development rights and/or use TDUs created from Southeast 
Lee County within the Mo1:ed Use Communities identified on Map 2 D 1.vill be allowed to 
develop using permitted uses and the property development regulations for the C 2A 
zoning district. 

c. Contiguous property under the same ownership may be developed as part of a Mb,ed Use 
Community provided it does not extend more than 400 feet beyond the perimeter of the 
Mixed Use Community as designated on Map 2 D. 

d. Commercial uses developed as pa.rt of a Mixed Use Community will be consistent with 
Policy 33.2.5 and will not exceed the allowable total square footage for commercial uses 
in Southeast Lee County. 

2. Contiguous property adjacent to the Mixed Use Community located within the Lehigh Acres 
Community Plan Area may sum allowable dwelling units for entire property. The resulting 
allowable dwelling units may be allocated across the praject regardless of the underlying future 
land use category, p1wrided: 

a. The praject is developed as a Planned Development, and 

b. The praject maintains 60% open space. 

3. Central water and waste1.vater sert'ices are required to develop a Mixed Use Community. 

POLICY 33.2.3: Properties within Southeast Lee County that ba>,'e e~dsting approvals for 
residential development inconsistent 1Nith the current DR/GR or Wetlands density requirements, 
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may have a negative impact on surface and sub surface water resources, impact habitat, and may 
encroach on envirorunentally important land if developed consistent with the vested approvals. As 
an incentive to reduce these potential impacts, additional densities may be granted if strict criteria 
improving the adverse impacts are followed. 

1. These properties may be designated on Map 2 D as "Improved Residential Communities," 
provided they meet all of the follov,•ing requirements: 
a. Abut lands designated as furore urban areas; 
b. Adjacent to and eligible for public water and sewer services; 
c. Can provide two direct accesses to an arterial roadway, and; 
d. Is not already designated on Lee Plan Map 2 D as an fadsting Acreage Subdivision or a 

Mixed Use Community. 

2. In order to request an increase in density, the property must be rezoned to a Residential Planned 
Development (RPD) that demonstrates and is conditioned to provide the follov,ring: 
a. Reduced stress to the onsite potable aquifers and is more consistent with \Yater resource 

goals of Lee County in Southeast Lee County than the e)dsting development approvals. 
b. Increased conservation areas, relative to the e)..isting approvals, with a restoration plan and 

long term maintenance commitment. 
c. . f,ctive and passive recreational amenities. 
d. Demonstrates a net benefit for water resources, relative to the e)dsting approvals that 

demonstrates the following. 
(1) Lower irrigation demand. 
(2) Eliminates private irrigation wells 
{3) Protects Public wells by meeting or exceeding the requirements of the \Veil Field 

Protection Ordinance. 
(4) Uses Florida Friendly Landscaping with low irrigation requirements in common 

elements. 
(5) Connects to public water and se1,Ner service, and must connect to reuse 1.Yater when 

available. 
(6) Reduces impervious area relative to e).isting approvals improving opportunities for 

groundv,•ater recharge. 
(7) Designed to accommodate e)dsting or historic flow ways. 

e. Includes an enhanced lake management plan, that addresses at a minimum the following 
~ 

(1) Best management practices for fertilizers and pesticides 
(2) Erosion control and bank stabilization 
(3) Lake maintenance requirements 
(4) Public v,rell field protection 

f. Indigenous Management Plans must address human wildlife coe)dstence. 

3. Properties meeting the above criteria and requirements may be permitted additional residential 
dwelling units in addition to the already e)dsting approvals, but in no case in excess of three 
dv,•elling units per DR/GR upland acre. The application for Residential Planned Development 
must identify the source of the additional residential dwelling units from the criteria below. 
Approval of the rezoning will be conditioned to reflect the source of additional dwelling units: 
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a. 2 dv,·elling units for every acre of offsite DR/GR property acquired for conservation 
purposes with the possibility of passive recreation activities. 

b. 2 dwelling units for every additional acre of offsite DR/GR property put under a 
consen·ation easement dedicated to Lee County. 

c. 1.5 dv,relling units for every additional acre of onsite property put under a conservation 
easement. 

d. 1 dwelling unit for every acre of onsite restoration, subject to restoration plan approval as 
part of the planned development rezoning process. 

e. 2 dwellif1g units for every acre of non isolated DR/GR preserved primary and secondary 
panther habitat. 

f. 2 dv,·elling units for eveiy acre of protected onsite 1+vetlands connected to a regionally 
significant flow way identified in the Lee Plan. 

g. 1 dwelling unit for every $8,500 (the cutTent estimated cost to purchase an acre of Southeast 
DR/GR land) the applicant provides to the County to e)ctinguish density on other Southeast 
DR/GR parcels. 

h. 1 dwelling unit for every $8,500 the applicant provides to the County to construct a planned 
large mammal roadway crossing in the Southeast DR/GR area. 

The improvements or acquisition of properties serve to mitigate impacts of the increased 
density. Future "Improved Residential Communities" proposed to be added to Map 2 D must 
provide a reanalysis of the cost to purchase one acre of DR/GR property if criteria g. or h. are 
used to account for the increased density. 

POLICY 33.2.4: Lands that provide a significant regional hydrological and wildlife connection 
have the potential fo improve, preserve, and restore regional surface and groundwater resources 
and indigenous wildlife habitats. These lands, located along Corkscrev,r and Alice Roads, can 
provide important hydrological connections to the Flint Pen Strand and the Stewart Cypress Slough 
as well as important wildlife habitat connections between existing CREW and Lee County 
properties. As an incentive to improve, preserve, and restore regional surface and groundv,·ater 
resources and wildlife habitat of state and federally listed species additional densities and 
commercial uses may be granted if the project is found consistent 1tvith and demonstrates through 
a planned development re20ning the fol101tving: 

1. These lands are within the "Enviromnental Enhancement and Preservation Communities" 
Overlay as designated on Map 2 D of the Plan. Lands eligible for designation on the 
Environmental Enhancement and Preservation Communities Overlay must be consistent with 
the criteria below: 
• Provide significant regional hydrological and wildlife connections and have the potential 

to improve, preserve, and restore regional surface and groundwater resources and 
indigenous wildlife habitats; and 

• Be located 1,vest of Lee County 20/20 Imperial Marsh Preserve (Corkscrew Tract) and 
'"'ithin one mile north or south of Corkscrew Road. Properties 1,vith frontage on Corkscrew 
Road designated as Tier 1 Priority Restoration Area may m(tend the Overlay an additional 
mile south to include contiguous Tier 1 prope1iies where the extension •,vill result in 
regional environmental benefits by connecting protected habitat north of Corkscrew Road 
to land in Collier County used for conservation purposes; or, 
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• Be located ,vest of the intersection ofAlico Road and Corkscrew Road, north of Corkscrew 
Road and south of Ali co Road. 

2. The property is rezoned to a planned development that meets the following: 
a. Planned development must include a minimum of 60% open space, not including 

pre;•iously mined lakes, 1i>.1hich will be used to accommodate the following: 
1. Restore and accommodate mdstrng and historic regional flow ways 1,yhere they 

currently or previously existed; 
2. Restore and accommodate e~dstrng and historic groundv,•ater levels; 
3. Restore and preserve 1Netlands; 
4. Restore and preserve indigenous upland habitats; 
5. Provide critical wildlife connections to adjacent conservation areas; and 
6. Provide 100' foot buffer along Corkscrew Road East ofAlico Road. 

b. Includes an enhanced lake management plan, that: 
1. Applies best management practices for fertilizers and pesticides; 
2. Provides erosion control and bank stabilization; and 
3. Establishes lake marntenance requirements. 

c. Develop a site specific ecological and hydrological restoration plan which rncludes at a 
minimum the follov,rrng: preliminary e~tcavation and gradrng plans, analysis of 
hydrological improvements and water budget narrati1,re, replanting plan, habitat restoration 
plan, success criteria, long term monitorrng and maintenance. 

d. Preservation areas ~ust be platted in separate tracts and dedicated to an appropriate 
maintenance entity. For projects larger than 1,000 acres a CDD or a master home owners 
association must be created that 1.Yill accept responsibility for perpetually marntarning the 
preservation requirements identified ia the planned developmeat, prior to issuance of 
certificate of compliance (CC) for first local development order. 

e. Record a Conservation Easement for a mm:imum of 55% of the planned development, Hot 
rncluding previously mrned lakes, 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 pait of the planned 
development must be recorded within 5 years from first development order approval. 

f. Indigeaous management plans must address human 1Nildlife coexistence. 
g. Uses Florida Friendly Landscaprng with lov,' irrigation requirements in common elements. 
h. The stormv,•ater management system must demonstrate thrnugh design or other means that 

1.vater leaving the development meets state and federal 1Nater quality standards. The 
developer must obtarn authorization from the Division of Natural Resources prior to 
discharge of stormv,rater from the development into the County's MS4 system directly or 
indirectly. 

1. Irrigation and fertilizers (or other chemicals) for agricultural purposes must be entirely 
elimiaated at time of first development order approval for row crops and no later thaH 5 
years from first development order approval for citrus groves. If cessation of citrus groves 
is to be phased, a phasing plan provided at the time of zonrng must demonstrate regional 
environmental benefits, iHcludrng but not limited to regional or historic surface v,rater and 
wildlife connections, occun-ing 1Nith the first phase of development. 

j. Protects public 1tYells through compliance 1tYith the requirements of the :well Field 
Protection Ordinance. 

k. Each planned development 1Nithin the Overlay will be required to mitigate the traffic 
impacts of the planned development and provide its proportionate share of the needed 
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roadway improvements in accordance 1,Yith Administrative Code (AC) 13 16. The 
proportionate share amoum can be offset, in accordance with AC 13 16, by the dedication 
of needed right of way or the construction of improvements that would measurably lessen 
the need for roadway improvements, or by pa.-yment of impact fees, or use of impact fee 
credits, or as otherwise set forth in a written agreement between Lee County and the 
Developer. Prior to a final determination of a Project's proportionate share amount, 
compliance may be met through an enforceable instrument that obligates the property 
ovmers 1Hithin a planned development to pay the Project's proportionate share, with said 
instrument being recorded prior to the issuance of any de11elopment order. For the 
developments knov.•n as WildBlue (CPA.2014 00004) and Corkscrew Farms (CPA2015 
00001) if the instrument is recorded prior to the final determination of the proportionate 
share amount, the proportionate share payment may not exceed $1,600 per unit above the 
road impact fee amount. 

I. Connect to public 1.vater and sewer service. Connect to reuse \Yater if available at tirne of 
developmem order approval. 

m. Obtain written verification as to adequate public services for the planned development, 
from the sheriff, EMS, fire district, and Lee Coumy School District. 

n. Demonstrate that the planned development will not result in significant detrimental 
impacts on present or future water resources. 

3. In recognition of the preservation, enhancement, and protection of regional flow ways and 
natural habitat corridors, the interconnection with e)dsting off site conservation areas, and the 
significant enhancement, preservation and protection of these lands, additional density may be 
approved through planned developments meeting the criteria. and requirements outlined above 
as follows: 
a. Tier 1 lands within the Priority Restoration Strategy will be permitted a maximum density 

of 1 unit per acre. 
b. Tier 2 lands within the Priority Restoration Strategy v.rill be permitted a mm,imum density 

of 1 unit per 2 acres. 
c. Other lands 1Nithin the Environmental Enhancement and Preservation Overlay, outside of 

Tier 1 and Tier 2, meeting the requirements above will be permitted a mm,imum density of 
1 unit per 3 acres. 

d. Density in the Environmental Enhancement and Preservation Overlay will be based upon 
the acreage of the entire planned development (i.e. all areas 1Nithin the boundary of the 
planned development \Yhether uplands, wetlands, or lakes). 

e. Additional dv,relling units may be approved in the planned development by using any 
combination of the following: 
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a. Physical surface 'Nater connections to allov, surface water to flow to and from 
adjacent properties and off site flo,,v 'Nays (to be considered site related 
improvements); and 

b. Enhanced on site surface water storage and flood attenuation. 

4. Commercial uses may be approved as part of a mixed use planned development if the project 
is found consistent 1Nith all of the following: 
a. The project is a minimum of 2,000 acres; 
b. The project consists of both residential and commercial development and meets the 

minimum requirements of this policy; 
c. Wetlands may not be impacted by the commercial development area; 
d. The project 1.vill be consistent 'Nith Policy 33.2.5 and v,•ill not e>weed the allov,rable total 

square footage for commercial uses in Southeast Lee County; 
e. Commercial uses and ma>dmum floor area is limited to Neighborhood Commercial, as 

defined, and must not include any of the follov,ring uses: auto parts stores, lawn and garden 
supply stores, fuel pump stations, drycleaners (on site), or any other use that is not 
compatible with protecting Southeast Lee County's enviromnent; 

f. Commercial development 'Nithin the 6 month, 1 year, 5 year, or 10 year travel zones of 
the ¥lellfield Protection Ordinance must provide a total of 1 t~ inches of treatment, t~ inch 
of v,hich must be completed via dry pretreatment, at a minimum. The entire commercial 
portion of the project 'Nill be considered to be within the most restrictive 1Nellfield 
protection zone as provided in the Wellfield Protection Ordinance. Ground water quality 
monitoring well(s) for the Surficial Aquifer System must be provided and located betv,•een 
Lee County's nea-rest production 'Nell(s) and the commercial development; and 

g. The human wildlife coexistence plan required by subsection 2.f. of this policy must include 
a commercial component that at a minimum provides for bear proof refuse containers, 
below ground grease traps, and prevents light spillage onto adjacent preserve areas. 

• Requirements of the overlays wi ll remain requirements of the new Conservation 

Communities, but will be located in the Land Development Code. See attachment 2. 

POLICY 33.2.5: Commercial uses may only be permitted if incorporated into a Mi>,ed Use 
Community, Environmental Enhancement and Preservation Community, or Rural Golf Course 
Community depicted on Map 2 D. The mmdmum commercial floor area that may be approved 
within the Southeast Lee County community plan area may not e>weed 300,000 square feet. 

• Removes the commercial cap. 

OBJECTIVE 33.3: SOUTHEAST LEE COUNTY TRA .... ~SFER OF DEVELOPMENT RIGHTS 
(Southeast Lee Couety TDR)LAND CONSERVATION PROGRAM§. 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 incorporate 
Southeast Lee County's purchase and transfer of development rights programs into the LDC. 
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POLICY 33.3.1 The fl:eW programs may create incentives for property owners or developers within 
Southeast Lee County to transfer development rights associated with theif sending parcels to 
receiving lands outside the planning community~; or, residential areas identified on Map 2 D; 
Southeast DR/GR Residential Overlay as specified in Policy 33.3 .2. 

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. 

3) For each Southeast Lee County TDU credit al!owed by c. l) or c.2) above, up to ffi'O 

eJ,tra TDU credits may be created if the sending area land is designated as Tier 1, Tier 
2, Tier 3, or the southerly tv,ro miles of Tiers 5, 6, and 7 in the Priority Restoration 
Strategy (Map I D). 

2. Receiving area density and intensity equivalents of Southeast Lee County TDUs. 
a. In Mh,ed Use Communities in Southeast Lee County identified on Map 2 D, each 

Southeast Lee County TDU credit may be redeemed for a mmdmum of one dv,relling unit 
plus a maximum of 800 square feet of non residential floor area. 

b. In Improved Residential Communities in Southeast Lee County identified on Map 2 D, 
each Southeast Lee County TDU credit may be redeemed for a maximum of one d·welling 
~ 

c. In R1.1ral Golf Course Communities in Southeast Lee County identified on Map 2 D, each 
Southeast Lee County TDU credit may be redeemed for a maximum of one dwelling unit 
or tv,ro bed and breakfast bedrooms. 

d. In Environmental Enhancement and Preservation Properties within the Conservation 
Community Communities future land use category may redeem identified on Map 2 D, 
eaeh Southeast Lee County TDU credit~ may be redeemed for a maximum of one dwelling 
unit per 10 acres usingwhen the credits are from DR/GR sending areas and a maximum of 
one dwelling unit per 20 acres tlSH'l:g-When credits are from wetland sending areas. 

eh. No more than 2,000 dwelling units may be placed on receiving parcels within the Southeast 
Lee County Community Plan Areaidentified in subsections a. through d. above using the 
Southeast Lee Cotrnty TDR program. 
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f.Q. Prope1iies outside of the Southeast Lee County Community Plan area with ltt-the Intensive 
Development, Central Urban, Urban Community, or General Interchange future land use 
categories outside of Southeast Lee County, eaeh Southeast Lee County TDU may be 
redeemee Southeast Lee County TDUs 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. 

• Updates the TDU program based on the changes to the overlays. 

POLICY 33.3.4: Southeast Lee County Flooding Mitigation Lands Program allows developers 
to purchase prope1ty in the Southeast Lee County Community Plan Area identified for strategic 
county hazard 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 I-acre for eve1y 5 acres of purchased and transferred land. No 
more than 25% of the required open space may be offset by this allowance. 

• Adds new land-swap options to assist in County projects for flooding mitigation. 

OBJECTIVE 33.4: NONRESIDENTIAL USES. Livability in Southeast Lee County requires the 
allowance of nonresidential uses to provide employment opp01iunities and reduce the number and duration 
of vehicle trips. Due to the potential environmental impacts of ce1iain nonresidential uses, limitations are 
required to protect the County's water resources and safeguard 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 supp01i 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. 
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POLICY 33.4.2: The County will create LDC requirements for nomesidential 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. 

• Adds new nonresidential development section . 
• The specific development requirements wi ll be in the Land Development Code. See 

attachment 2 

XII. Property Rights Element 

GOAL 165: In accordance with § 163 .3 l 77(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 prope1iy to protect the 
owner's possessions and propetiy. 

4. The right of a prope1iy owner to dispose of his or her propetiy 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 regulatory documents to fu1iher 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 prope11y, 
the previous density and use allowances may be utilized in lieu of the changes. 

POLICY 166.1.1: Prope1iies previously identified as Mixed Use Community and Rural 
Golf Community in the Southeast Lee County Community Plan area may choose to 
develop under the regulations 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 categ01y 
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. 

• 
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XIV. Glossaty 

COMMERCIAL DEVELOPMENT -- A use involving, in whole or in pat1, the sale of merchandise, 
materials, or services. Commercial development may include retail, wholesaling, personal services, 
tem~oraty accommodations, recreation, office, or other uses that involve the transfer or sale of goods or 
services. 

MINOR- Commercial development that provides for the sale of eonvenienee goods and ser,riees 
and-contains less than 30,000 square feet of gross floor area. 

NEIGHBORHOOD - Commercial development that provides for the sale of eonvenienee goods 
and personal serviees, sueh as food, drug, sundries, and hardware items and has a gross floor area 
range of 30,000 to 100,000 square feet. 

COMMUNITY - Commercial development that provides for the sale of retail goods sueh as 
elothing, variety items, applianees, and furniture as well as goods that may be found in a 
neighborhood eommereial development and has a gross floor area range of 100,000 to 400,000 
square feet. 

REGIONAL- Commercial development that provides some funetions of eommunity eommereial, 
in addition to providing a full range and variety of shopping goods for eomparative shopping (sueh 
as general merehandise, apparel, furniture, and home furnishings) and has a gross floor area range 
of 400,000 to 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, Opei:i 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, Airpo11, Tradepo11, Innovation and Preservation, 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. 

• Broadens commercial definitions: Expands the definition of commercial development 
beyond retail while keeping existing size restrictions intact. 

• Formally defines the terms "encourage" and "discourage" to match current practices. 
• Defines industrial use and separates industrial activities into clear "Light" and "Heavy" 

categories to clarify for existing Lee Plan policies. 
• Land Development Code definitions may need future amendments to ensure consistency. 
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APPENDIX A: Maps 
Map 1-A: Future Land Use Map 

• Amend 5 properties from DR/GR and Wetlands to Conservation Community and Wetlands 
• Amend 4 properties from DR/GR and Wetlands to Preservation & Innovation and Wetlands 
• Amend 2 properties from DR/GR and Wetlands to Outlying Suburban and Wetlands 
• Modified Wetland/Tradeport future land use category boundaries for 1 property based on a 

formal jurisdictional wetlands determination 

Map 1-D: Special Treatment Areas 
• Remove 'Priority Restoration Strategy Overlay' 
• Add Existing Acreage Subdivision (Previously identified on Map 2-A) 
• Add Rural Golf Course Community (Previously identified on Map 2-A) 

Map 2-A: Community Planning Areas 
• Modify the boundary of Southeast Lee County near the northwest and southwest corners of the 

planning area . 

Map 2-D: Southeast DR/GR Residential Overlay 
• Relocate Existing Acreage Subdivision to Map 1-D 
• Delete Mixed Use Communities 
• Relocate Rura l Golf Course Community to Map 1-D 
• Delete Improved Residential Community 
• Delete Environmental Enhancement and Preservation Community Overlay (Properties to be 

designated as Conservation Community on the Future Land Use Map) 
• Delete Map 2-D 

Map 4-A: 
• Update LCU Future Water Service Areas to include 8 additional properties 

Map 4-B: 
• Update LCU Future Sewer Service Areas to include 10 additional properties 
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ATTACHMENT 1: Proposed Lee Plan Amendments 

APPENDIX B: Tables 

Table l(a): Summary of Residential Densities 

• Add Conservation Community future land use category and corresponding allowable densities. 
• Add Preservation and Innovation future land use category and corresponding allowable densities. 



TABLE 1(a) 
SUMMARY OF RESIDENTIAL DENSITIES1 

FUTURE LAND USE STANDARD OR BASE DENSITY 
BONUS DENSITY 

CATEGORY RANGE 

MINIMlJM2 MAXIMUM MAXIMUM TOTAL 
(Dwelling Units per (Dwelling Units per DENSITY3 

Gross Acre) Gross Acre) (Dwelling Units per Gross Acre) 

Intensive Development14 8 14 22 

General Interchange2 8 14 22 

Central Urban 15 4 10 15 

Urban Community4,5,16 1 6 10 

Suburban17 1 6 No Bonus 

Outlying Suburban 1 3 No Bonus 

Sub-Outlying Suburban 1 2 No Bonus 

Conservation Community20 No Minimum 1.15 No Bonus 

Rural 10 No Minimum 1 No Bonus 

Outer Islands No Minimum 1 No Bonus 

Rural Community Preserve6 No Minimum 1 No Bonus 

Open Lands7 No Minimum 1 dull O acres No Bonus 

Density Reduction/Groundwater 
No Minimum 1 dull O acres No Bonus 

Resource13 

Wetlands8 No Minimum 1 du/20 acres No Bonus 

New Community19 No Minimum 6 No Bonus 

University Community9 1 2.5 No Bonus 

Destination Res011 Mixed Use 
6 9.36 No Bonus 

Water Dependent11 

160 Dwelling 
Burnt Store Marina Village12 No Minimum Units; 145 Hotel No Bonus 

Units 

Coastal Rural 18 No Minimum 1 du/2. 7 acres No Bonus 



CLARIFICATIONS AND EXCEPTIONS 
1See the glossary in Chapter XII for the full definition of "density". 
2Except in the General Interchange future land use category adherence to mm1mum densities is not 
mandatory but is recommended to promote compact development. 

3These maximum densities may be permitted by transferring density from non-contiguous land through the 
provisions of the Bonus Density Program identified in the LDC, Chapter 2. 

4Within the Future Urban Areas of Pine Island Center, rezonings that will allow in excess of 3 du/acre must 
"acquire" the density above 3 du/acre utilizing Greater Pine Island TDUs (see Objective 24.6), or transfer 
dwelling units in accordance with Policy 24.3.4. 

5In all cases on Gasparilla Island, the maximum density must not exceed 3 du/acre. 
6Within the Buckingham area, new residential lots must have a minimum of 43,560 square feet. 
7A maximum density of 1 du/5 acres can only be approved through the planned development process (see 
Policy 1.4.4), except in the approximately 135 acres of land lying east of US41 and north of Alico Road in 
the northwest corner of Section 5, Township 46, Range 25. 

8Higher densities may be allowed under the following circumstances where wetlands are preserved on the 
subject site: 

(a) If the dwelling units are relocated off-site through the TDR program provided in LDC, Chapter 2; or 
(b) Dwelling units may be relocated to developable contiguous uplands designated Intensive 

Development, General Interchange, Central Urban, Urban Community, Suburban, Outlying 
Suburban, Sub-Outlying Suburban, and New Community from preserved freshwater wetlands at the 
same underlying density as permitted for those uplands (see Policy 124.1.1). lmpacted wetlands will 
be calculated at the standard Wetlands density of 1 du/20 acres. Planned developments or 
development orders approved prior to October 20, 2010 are permitted the density approved prior to 
the adoption of CPA2008-l 8. 

9The overall average density for the University Village sub-district must not exceed 2.5 du/acre. 
10In the Rural category located in Section 24, Township 43 South, Range 23 East and south of Gator Slough, 

the maximum density is 1 du/2 .25 acres. 
11 The overall number of residential dwelling units is limited to 271 units in the DRMUWD future land use 

category. 
12The residential dwelling units and hotel development portions of this redevelopment project must be 

located outside of the designated Coastal High Hazard Area in accordance with Map 5-A. 
13See Objectives 33.2 and 33.3 for potential density adjustments. 
14The maximum total density may be increased to 30 du/acre utilizing Greater Pine Island TDUs. 
15The maximum total density may be increased to 20 du/acre utilizing Greater Pine Island TDUs. 
16The maximum total density may be increased to 15 du/acre utilizing Greater Pine Island TDUs. 
17The maximum total density may be increased to 8 du/acre utilizing Greater Pine Island TDUs. 
18The standard maximum density is 1 du/2.7 acres unless the "Adjusted Maximum Density" of 1 du/acre is 

achieved (see Policy 1.4.7 and LDC, Chapter 33). 
19The maximum density in the New Community future land use category is limited to 1 du/1.9 acres in the 

North Olga Community Plan area (see Policy 1.1.15). 
20The maximum density in the Conservation Community future land use category is 1.15, inclusive of 

wetlands located within project boundaries (see Policies 1.4.8 and 33.2.2). 
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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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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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ii. 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.  

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

c. Wildlife:  
i. Create, preserve, or restore wildlife connections to adjacent 

conservation areas. 
ii. 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. 

iii. 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.  

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

d. Wetlands and Native Habitat:  
i. All wetlands are preserved and restored. 
ii. 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:  
i. 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.   

ii. 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; 



 ATTACHMENT 2: DRAFT LDC Amendments for Southeast Lee County 
    

 
Attachment 2  July 17, 2026 
CPA2026-00004  Page 4 of 7 
 

v. Provide critical wildlife connections to adjacent conservation areas; and 
vi. Provide a 100-foot buffer along Corkscrew Road. 

c. 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. 

e. Preservation areas must be platted in separate tracts and dedicated to an 
appropriate maintenance entity.  

f. 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.  

g. Indigenous management plans must address human-wildlife coexistence. 
h. 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.  

i. 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. 

k. Demonstrate that the planned development will not result in significant detrimental 
impacts on present or future water resources. 

 
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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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. 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. 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.  

c. 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.  
d. 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%.   

e. Properties along Corkscrew Road must provide a 100-foot-wide buffer along the 
Corkscrew Road right-of-way. 

f. 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. 

g. 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. 

h. 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.   

i. Internal landscaping and buffers must create or restore indigenous upland habitat 
as part of the required open space.  

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

k. 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.  

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

m. 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.  

n. Internal circulation and a proportionate fair share of the required transportation 
network improvements in accordance with Administrative Code (AC) 13-16. 

o. 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. 

p. 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   
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 Industrial Development   
 Industrial Interchange   
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 
approve building heights up to 95 feet.  
(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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