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1: Proposed Amendments

REQUEST

As directed by the Board of County Commissioners, amend the Lee Plan to increase
efficiency, reduce unnecessary regulations, while maintaining the protection of public
health, safety, and welfare and meeting State requirements. To maintain internal
consistency and in order to relocate certain provisions, amendments are proposed to
the Lee Plan Vision, Future Land Use Element, Transportation Element, Conservation
and Coastal Management Element, Historic Preservation Element, Administration,
Glossary, and the Lee Plan’s appendices. The proposed amendments will not increase
allowable densities and intensities within Lee County.

SUMMARY OF SUBSTANTIVE CHANGES

Relocation and Reorganization

e Relocate requirements from Community Plans tied to specific land use categories
(Coastal Rural, Rural Community Preserve, New Community) to the appropriate
policies.

e Relocate environmental, transportation, and historic preservation objectives and
policies from Community Plans to relevant elements when appropriate and not
duplicative.

e Relocate provisions for the North Fort Myers Commercial Corridors and the Lehigh
Acres Commercial Overlay to Goal 6 and expand function to be consistent across
both areas.

e Move Planned Development requirements for the New Community in Northeast
Lee County (Babcock Ranch) to the LDC.

e Consolidate related standards for easier use and administration.

Overlay and Future Land Use Category Updates

e Simplify provisions for the University Community, Burnt Store Marina Village, and
University Village Interchange to improve clarity and implementation.

e Designate properties in the North Fort Myers Neighborhood Centers and the Lehigh
Acres Specialized Mixed-Use Nodes as part of the Mixed Use Overlay.

Streamlining and Clarifications

e Remove duplicative Goals, Objectives, and Policies.

e Remove unnecessary regulations and relocate necessary standards to broadly
applicable policies.

e Remove obsolete procedures, references, programs, and terminology.

e Retain provisions required for consistency with state and federal law.

Policy Expansion
e Expand the redevelopment policy to address a broader range of residential
development types in addition to multi-family developments.

RECOMMENDATIONS
Staff recommends that the Board of County Commissioners transmit the proposed
amendment based on the analysis and findings in this staff report.



PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND

The State of Florida was the national leader in comprehensive planning when the Growth Management Act
was adopted in 1985. Not only did the Growth Management Act mandate that all jurisdictions within the
State create comprehensive plans, but it also made those plans legally binding on all development within
those jurisdictions. The state has updated the Growth Management Act numerous times since the bill was
adopted, with the last major update occurring in 20112,

Comprehensive plans in Florida must include specific elements, and the content of those elements must be
based on relevant and appropriate data and analysis that may or may not be housed in the plan itself.
Because Lee County is a coastal county, the Lee Plan must include elements that address each of the
following, in no particular order:

e Future Land Use e Housing

e Transportation e Coastal Management

e Sanitary Sewer/Solid Waste/Drainage/ e Intergovernmental Coordination
Potable Water/Aquifer Recharge e Capital Improvements

e (Conservation e Property Rights

e Recreation and Open Space

The statute allows local governments to adopt additional optional elements but does not specify what those
might include. A jurisdiction can choose topics like community design, agriculture, rural lands, resilience, or
other locally relevant issues. Many jurisdictions have retained their economic development, historic
preservation, or schools elements, as these were required in previous versions of the statute.

State statutes also require local governments to evaluate their comprehensive plans every seven years
through a process called the Evaluation and Appraisal Report (EAR). EARs evaluate local comprehensive plans
for consistency with state statute. Local governments are given the option (unless a statute provides
otherwise) to address changes to comprehensive plans under state law, either through smaller, jurisdiction-
initiated comprehensive plan amendments or through the EAR process. The EAR is intended to remedy legal
inconsistencies between the local comprehensive plan and state law and assess the comprehensive plan’s
ability to accommodate the projected population for the next planning horizon. Lee County’s next EAR is due
in May 2028, and the last EAR occurred in 2021.

Local governments may elect to amend their comprehensive plans in accordance with the process they have
established for jurisdiction-initiated amendments. In Lee County, the Board of County Commissioners must
provide staff direction with an affirmative vote of three or more Commissioners at a properly noticed public
meeting.

! Though other major bills have been passed since 2011 that influence community planning such as Senate Bill 180,
which prohibits jurisdictions impacted by hurricanes from adopting more burdensome regulations, the Live Local Act,
which requires local governments to allow affordable housing developments in all commercial, industrial, and mixed-
use zoning districts (among others), and the elimination of Developments of Regional Impact (DRI) in 2015.
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Lee County regularly amends its comprehensive plan through privately-initiated and county-initiated
amendments. However, the Lee Plan has not undergone a comprehensive overhaul since its inception before
the Growth Management Act was even adopted.

Since its initial adoption, some of the major updates to the Lee Plan include the addition of Goals, Objectives
and Policies intended to implement community plans. The most recent Community Plan Areas were
incorporated in 2011. Since then, the County has made updates to the Lee Plan, mostly involving cleanup,
addressing specific topics, or responding to new state mandates. The recent Southeast Lee Amendments
represented a notable shift from the usual county-initiated amendments to the Lee Plan, in which staff took
a closer look at the existing community plan area requirements and re-envisioned them based on current
conditions.

On April 1, 2025, the Board of County Commissioners directed staff to amend the Lee Plan and Land
Development Code (LDC) to increase efficiency, reduce unnecessary regulations, and maintain the protection
of public health, safety, and welfare while meeting State requirements.

Staff anticipates bringing additional elements of the Lee Plan forward with future amendments, but the
amendments discussed in this report achieve the Board’s direction by amending arguably the most impactful
element of the Lee Plan to function more efficiently and predictably while staff continues to review other
elements through sound and legal planning processes.

The proposed amendments follow the Board’s direction to increase efficiency and reduce unnecessary
regulations while maintaining the protections of public health, safety, and welfare and meeting State and
Federal mandates.

PROCEDURAL REQUIREMENTS

The Lee Plan is Lee County’s comprehensive plan, providing the long-term vision for the county's
development. Florida Statutes require comprehensive plans to include certain topics as elements. The Lee
Plan divides these elements into chapters, which are further supported by goals, objectives, standards, and
policies. Lee Plan Chapter Xlll, entitled Administration, section “d” addresses Amendments to the Plan. The
applicable paragraph is reproduced below.

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

Lee County Administrative Code 13-6 establishes procedures for amending the Lee Plan, including notice
requirements and public participation provisions. According to Florida Statutes and AC 13-6, the proposed
amendments are County-Initiated Amendments, meaning they are proposed amendments directed by an
affirmative vote of three or more Commissioners. The BOCC provided specific direction to pursue these
amendments on April 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. The proposed amendments have
followed the applicable procedures under AC 13-6.
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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.

AMENDMENTS & RATIONALE

The analysis and rationale will address the main intent of the Board of County Commissioners’ direction to
increase efficiency and reduce unnecessary regulation, and will also address relocation of provisions to more
suitable locations within the Lee Plan or LDC, enhancements to existing allowances or incentives, elimination
of duplicative requirements, and regulatory consistency. The proposed amendments are intended to create
a more user-friendly and predictable Lee Plan by:

e Deleting or modifying policies that do not address requirements for Chapter 163 of the Florida
Statutes, such as providing densities, intensities, or distribution of uses across unincorporated Lee
County, in an effort to make the Lee Plan clearer and more concise;

e Relocating policies as necessary to remain in compliance with applicable comprehensive planning
requirements;

e Deleting Goals, Objectives and Policies that create legal ambiguities and reduce predictability of the
Lee Plan;

e Deleting Goals, Objectives, or Policies that do not comply with current requirements or case law.

e Deleting Goals, Objectives, or Policies that are outdated and no longer required or necessary

e Deleting Goals, Objectives, or Policies that interfere with Lee County’s ability to plan for future
infrastructure and public safety needs.

e Deleting duplicative policies and updating cross-references.

e Relocating policies as necessary to maintain public health, safety, and welfare; and

e Relocating regulatory language to the LDC or deleting language that is already included in the LDC

Given the scope of the proposed amendments, this section cannot address every change in the plan.
Attachment 1 contains the entirety of the proposed amendments.

Reorganization

According to Florida Statutes, the future land use element of a local comprehensive plan should identify the
general distribution, location, and extent of existing and proposed land uses, including residential,
commercial, industrial, agricultural, recreational, conservation, and public facilities, or identify density and
intensity standards that are necessary to ensure expected development patterns are predictable and
transparent.

Several Community Plan Area Goals included objectives or policies that tie directly to future land use
categories that are present in those areas and are necessary to retain, as those provisions have worked in
tandem with the underlying future land use categories to provide allowable densities, intensities, and
distribution of uses across unincorporated Lee County. This includes the Rural Community Preserves in
Buckingham, the Coastal Rural future land use category on Pine Island, and areas of New Community within
North Olga. In these cases, policies that specified densities, intensities, or uses are proposed to be
incorporated into the policies that describe the future land use category, helping to ensure compliance with
local comprehensive planning requirements, as discussed and identified in Attachment 1. The Rural
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Community Preserves future land use category in the Buckingham Community Plan Area Provides a good
example and is discussed below.

Policy 20.1.2 allows for commercial development near the intersections of Buckingham Road and Cemetery
Road, and Buckingham Road and Orange River Boulevard that is currently zoned for commercial uses, but
would otherwise not be consistent with the Rural Community Preserves future land use category. Senate Bill
180 (2025) prohibits local governments from adopting policies or making changes to local comprehensive
plan policies that would result in more restrictions or create additional burdens on the property
owner/developer. Therefore Policy 20.1.2 should be incorporated into Policy 1.4.3 in order to remain
consistent with Florida law. Policy 20.1.2 is shown below.

POLICY 20.1.2: The southeast and northeast quadrants of the intersection of Orange River Boulevard
and Buckingham Road is designated as the commercial node for the Buckingham Community Plan
area. With the exception of the uses and the property identified in this policy, no new commercial
development will be located outside of this commercial node. All new commercial developments in
the node are required to provide a minimum of 30% open space. This commercial node is described
as those lands 300 feet eastward from the easterly right-of-way of Buckingham Road and lying
between Cemetery Road and a point 300 feet north of the intersection of Buckingham Road and
Orange River Boulevard. Commercial uses permitted in agricultural zoning districts, such as Feed and
Tack stores, are allowed outside of the commercial node if appropriate zoning approval is granted.
Commercial boarding stables throughout the Rural Community Preserve will be allowed to give
lessons and clinics if lawfully existing or appropriate zoning approval is granted. Commercial uses are
permitted on the property zoned C-1 located at 9140 Buckingham Road.

Similarly, lot size and clustering requirements have become two of the defining characteristics of the Rural
Community Preserves future land use category. Currently, the minimum lot size is addressed in Policy 20.1.3,
and clustering requirements are set out in Policy 20.1.5. These policies clearly apply only to the Rural
Community Preserves future land use category. The requirements of these policies should continue to be
implemented as part of the Rural Community Preserves future land use category. Policies 20.1.3 and 20.1.5
are shown below.

POLICY 20.1.3: Except for those clustered areas approved in accordance with Policy 20.1.5, all lots
created in the Rural Community Preserve future land use category must have a minimum area of
43,560 square feet, unless a Minimum Use Determination has been issued. Calculation of lot size must
exclude any road right-of-way or easement areas, water management areas, and natural water bodies.

POLICY 20.1.5: Clustering of residential development in the Rural Community Preserve requires
residential planned development (RPD) zoning. Density in clustered developments will be based on
upland acreage. Dwelling units must be located away from the property boundaries. Clustering of
residential development is limited in the following fashion:

e Buildings must be set back a minimum of 100 feet from the RPD boundary.
e The RPD must have a minimum of 10 acres in order to cluster homesites.

Combining Policies 20.1.2, 20.1.3, and 20.1.5 will relocate the allowable uses, densities, and intensities to a
single location, making the Lee Plan and allowable development within the Rural Community Preserves
future land use category easier to understand and implement. The relocation of these policies will also ensure
that these requirements are not missed during the review of zoning, development order, and plat
applications. Policy 1.4.3 as proposed is shown below:
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POLICY 1.4.3: The Rural Community Preserves future land use category requires special design
approaches to maintain existing rural character, for example: conservation easements, flexible road
design standards (including relocation of future arterials not serving the rural community), special
fencing and commercial sign standards, and retention of historic rural uses. Lands within this category
are not to be converted to future urban or suburban areas; rather, they are to remain permanently rural
in character and use. These areas are restricted to low density residential uses (with minimum lot size
requirements), agricultural uses, and minimal non-residential uses that are needed to serve the rural

community. POLIGY 20.1.2: The southeast and northeast quadrants of the intersection of Orange
River Boulevard and Buckingham Road is designated as the commercial node for the Buckingham
Community Plan area. With the exception of the uses and the property identified in this policy, ho new
commercial develogment will be Iocated out5|de of thrs commercral node. Al-new-commercial
: he- i 6-open-space—This commercial

ode is-also includes the lands desenbeel—as—these—lands%@@—feet eastward from the easterly right-of-
way of Buckingham Road and lying between Cemetery Road and a—peint-300-feet north-of the
intersection—of BuckinghamRead-and Orange River Boulevard. Commercial uses permitted in
agricultural zoning districts, such as Feed and Tack stores, are allowed outside of the commercial node
if appropriate zoning approval is granted. Commercial boarding stables throughout the Rural
Community Preserve will be allowed to give lessons and clinics if lawfully existing or appropriate
zoning approval is granted. Commercial uses are permitted on the property zoned C-1 located at 9140
Buckingham Road.Property in this category may not be rezoned to any RV district. Maximum density

IS one dwellrng unit per acre (1 du/acre) Bonus densrtres are not allowed.

Community Preserves future land use category must have a minimum area of 43,560 square feet;
unlessa-Minimum-Use Determination-has-been-issued—Caleulation and calculation of lot size must

exclude any road right-of-way or easement areas Water management areas and natural water bodies
unless clustered. en ha Mmmuni

i i i is-limited in the following fashion:

o Buildings must be set back a minimum of 100 feet from the RPD boundary.
e The RPD must have a minimum of 10 acres in order to cluster homesites.

Duplication and Ambiguities

The Lee Plan includes provisions addressing residential, commercial, and industrial uses as well as
conservation and natural resource protection, including beach nourishment, protection of wetlands and
estuaries, protection of protected species habitat, and protection of life and property from flooding. The Lee
Plan also provides objectives for hurricane evacuation and the provision of services and infrastructure for all
areas of unincorporated Lee County. Many of the community plan goals also include objectives that address
these same requirements. Examples of redundant or duplicative provisions include Objective 25.10: Natural
Resources and Policies 25.10.1 through 24.10.4, addressing natural resources in Lehigh Acres. This objective
and policies are shown along with other requirements of the Lee Plan that are applicable to all areas of
unincorporated Lee County, including the Lehigh Acres Community Plan Area.
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Applicable to the Lehigh Acres Community Plan
Area

Applicable to all areas of unincorporated Lee
County, including the Lehigh Acres Community Plan
Area.

OBJECTIVE 25.10: NATURAL
RESOURCES. To preserve, protect, and, where
possible, enhance the physical integrity,
ecological values, and natural beauty of Lehigh
Acres Community Plan area, by maintaining the
diverse and healthy native vegetation, and wildlife
resources.

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.

POLICY 25.10.1: Lee County will encourage on-
site preservation of indigenous plant communities
and listed species habitat. Any required mitigation
will be of similar habitat, and provided, whenever
possible, within the Lehigh Acres Community
Plan area. Development must also be consistent
with Goal 77 and Objective 77.3.

POLICY 77.3.3: The County encourages new
developments to incorporate existing native plant
communities and/or native trees along proposed
and/or existing rights-of-way.

POLICY 25.10.2: Lee County will work with
various agencies to identify existing wetlands that
are worth saving or restoring within the Lehigh
Acres Community Plan area.

POLICY 124.1.2#3. Lee County will incorporate the
terms and conditions of state permits into County
permits and will prosecute violations of state
regulations and permit conditions through its code
enforcement procedures.

POLICY 25.10.3: Lee County will provide
incentives (for example increased density, transfer
of development rights, etc.) for the protection of
wetlands, historic flow-ways, native habitat or
other significant natural resources.

The County does provide incentives through the
wetlands density calculations identified in Policy
124.1.1 as well as the Wetlands TDU Program, both
apply to all areas of unincorporated Lee County,
including Lehigh Acres.

POLICY 25.10.4: Where not inconsistent with
SFWMD design criteria, natural habitat
restoration is preferred to open water systems for
treating stormwater.

POLICY 60.4.1: Encourage new developments to
design surface water management systems with Best
Management Practices including, but not limited to,
filtration marshes, grassed swales planted with native
or Florida Friendly Landscaping vegetation,
retention/detention lakes with enlarged littoral zones,
preserved or restored wetlands, and meandering
flow-ways.

Restating similar requirements throughout the Lee Plan complicates the Lee Plan unnecessarily. If the
requirements are stated slightly differently, these differences can lead to disagreements about intent and
how the policies should be implemented or interpreted at different points in the review process. Deleting
duplicative policies and removing unnecessary cross-references will create a comprehensive plan that is
easier to understand and implement. Goals, objectives, and policies applicable to all of Lee County will
continue to address the required elements of the Lee Plan, including transportation and other public
infrastructure and services; conservation and coastal management; housing; parks, recreation, and open
space; intergovernmental coordination; and economic development. In these cases, policies that are
duplicative are proposed to be deleted and are identified in Attachment 1.

Ambiguities within the Lee Plan are closely tied to redundant or duplicative provisions within the Lee Plan.
There are numerous goals, objectives and policies in the Lee Plan that require constant interpretation or
reanalysis due to direct inconsistencies or small variations or ambiguities with the Future Land Use Map,
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other policies or development standards. This can lead to different interpretations and implementation of
policy and development standards. The effect of these ambiguities decreases predictability of the
development process and what may be allowable on a given piece of land for property owners, County staff
planning for future infrastructure and service needs, and nearby community members and can also lead to
an inefficient review process. Goals, objectives or policies that are redundant or duplicative and create
ambiguities or reduce predictability are proposed for deletion unless required to maintain compliance with
applicable law or to protect public health, safety, and welfare, as identified in Attachment 1.

There are certain policies addressing historic, transportation, and resource protection that are not
duplicative and were identified as appropriate to maintain and or relocate based on Board direction. These
include, but are not limited to, Lee County’s transferable development rights programs, which will be
relocated to the Conservation and Coastal Management Element; transportation and parking concerns in
Lehigh Acres and Boca Grande, which will be relocated to the Transportation Element; and the relocation of
Babcock Ranch planned development rezoning requirements to the LDC. In these cases, policies that were
determined not to be duplicative or were necessary to retain are identified in Attachment 1.

The table below summarizes the existing objectives and policies that are proposed to be relocated to other
areas of the Lee Plan.

Relocated Community Plan Objectives and Policies

Captiva (Goal 23) Summary Relocated to
Allows mixed-use developments, including .
Policy 23.2.1 calculation of density, on certain Captiva properties Policy 11.1.3 (Future Land

Greater Pine Island (Goal 24)

Policy 24.1.1

Policy24.1.4

Policy 24.3.1

Policy 24.3.3

Objective 24.6

Policy 24.7.8

Lehigh Acres (Goal 25)

Objective 25.8

through a Planned Development

Summary

Prohibits new canals or artificial channels within 1
mile of Pine Island

Provides for maintenance dredging of old channels
and canals

Allows for continued implementation of the Greater
Pine Island TDU Program

Prohibits adjusted maximum densities within
Coastal Rural designations within the CHHA

Allows for continued implementation of the Greater
Pine Island TDU Program

Allows for continued implementation of the Greater
Pine Island TDU Program

Summary

Objective 28.8 and Policies 25.8.1, 25.8.5, and
25.8.7 address transportation and interconnection

Use Element)

Relocated to

Policy 114.1.5 (Conservation
& Coastal Management
Element)

Policy 114.1.5 (Conservation
& Coastal Management
Element)

Policy 129.1.3 (Conservation
& Coastal Management
Element)

Policy 1.4.7 (Future Land Use
Element)

Objective 129.2
(Conservation & Coastal
Management Element)
Policy 73.1.3 (Community
Facilities & Services Element)

Relocated to

Objective 40.2
(Transportation Element)
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North Olga (Goal 29)

Objective 29.5

Policy 29.5.1

Policy 29.7.3

Objective 29.9, Policy 29.9.1
and 29.9.2

Policy 29.9.3

North Fort Myers (Goal 30)

Policy 30.2

Policy 30.2.5

Policy 30.2.6

challenges of managing growth within a large pre-
platted area, including access onto arterial
roadways and drainage canals that disrupt the
transportation network.

Summary

Lee County will continue to support agricultural
heritage by supporting commercial-agriculture
uses, but finds this is appropriate county-wide.
Policy identifies support of community gardens.
This should be applied county-wide.

Encourages "Firewise" principles in site design for
proposed planned developments. Lee County
should encourage Firewise principles in all areas at
risk of wildfires.

Requirements addressing density and intensity for
development in New Community will be relocated
to the Policy describing the future land use
category.

Design requirements for planned developments
under the New Community FLUC will be relocated
to Chapter 34 of the LDC.

Summary
Allows for continued implementation of the North
Fort Myers Commercial Corridor.

Allows for continued implementation of the North
Fort Myers Commercial Corridor.

Allows for continued implementation of the North
Fort Myers Commercial Corridor.

Relocated to

Policy 9.1.6 (Future Land Use
Element)

Policy 9.1.7 (Future Land Use
Element)

Policy 5.1.11 (Future Land
Use Element)

Policy 1.1.15 (Future Land
Use Element)

Land Development Code
Section 34-1145

Relocated to
Goal 6 (Future Land Use
Element)

Goal 6 (Future Land Use
Element)

Goal 6 (Future Land Use
Element)

Population Growth and Growth Management

Many of the Goals, Objectives, and Policies proposed for deletion are outdated and no longer necessary or
appropriate in the current environment. This includes both provisions in the Community Plan sub-element
and other areas of the Lee Plan.

The goals, objectives, and policies found in the community plan area sub-element were adopted at various
times between 1989 and 2011. The table below lists the initial adoption dates for community plan goals and
the County's population at the time each goal was adopted. According to the April 1st, 2025, estimate by the
University of Florida Bureau of Economic and Business Research (BEBR), Lee County’s current population is
839,125. Based on the current population, Lee County has grown approximately 157 percent since 1989,
when the initial community plan provisions were adopted, and 33 percent since the most recent community
plan goals were incorporated into the Lee Plan.
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Community Plan Area Year Adopted County I;(()ir:’:ltaet::n When
Boca Grande 1989 325,374
Greater Pine Island 1989 325,374
San Carlos Island 1989 325,374
Buckingham 1991 346,287
Lehigh Acres 1998 413,952
Bayshore 2003 493,147
Caloosahatchee Shores 2003 493,147
Captiva 2003 493,147
Alva 2009 612,169
North Captiva 2009 612,169
North Fort Myers 2009 612,169
Olga 2009 612,169
Page Park 2009 612,169
Tice 2009 612,169
SE Lee County 2010 618,754
NE Lee County 2011 627,509
North Olga 2011 627,509

Community Plans were incorporated into the Lee Plan between 1989 and 2011. No new community plans
have been incorporated into the Lee Plan since 2011, when Ordinance 11-14 adopted the community plan
goals for North Olga and Northeast Lee County. While many of the community plan goals, objectives, and
policies have been updated since then, substantial portions of the Lee Plan remain out of date with the needs
of Lee County’s current population. The Future Land Use Element contains numerous policies that are no
longer necessary or effective due to changes in state law or updated planning efforts. For example, statutory
changes since 2011 have eliminated or significantly altered how local governments can apply concurrency
and plan for population growth. A good example of this is the restriction of extending or expanding the
transportation network “into or through the [Buckingham] Community Plan area” identified in Policies 20.2.1
and 20.2.2 as adopted into the Lee Plan by Lee County Ordinance 10-15 on March 3, 2010. These policies
took advantage of existing concurrency laws at the time, which limited growth based on the availability of
existing or planned infrastructure such as water and sewer, solid waste, schools, parks and recreation
facilities, transportation facilities, and emergency medical services. However, Florida’s Community Planning
Act of 2011 became effective on June 2, 2011, and revised and deleted mandatory concurrency
requirements, including the elimination of mandatory concurrency requirements for transportation, parks
and recreation, and schools?. The changes incorporated into Florida Statutes through the Community
Planning Act and Lee County’s implementation of those changes had a direct impact on the effectiveness and
consequences of Policies 20.2.1 and 20.2.2. These changes meant that deficiencies in Lee County’s
transportation network could not be used to effectively limit development dependent on roadway segments
within the Buckingham Community Plan area. This has resulted in substantial impacts to levels of service on
the transportation facilities in the community. At the same time, these policies have inhibited Lee County
from addressing these impacts on a county-wide basis.

2 Lee County maintains regulatory school concurrency based on an interlocal agreement between Lee County and the
Lee County School District, consistent with 163.31777 of the Florida Statutes.
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Another example of Lee Plan provisions that have become outdated is the limitations on central sewer and
water facilities within the Bayshore Area. These provisions were initially adopted into the Lee Plan by
Ordinance 03-02 on January 9, 2001. Objective 18.3 and Policy 18.3.1 seek to limit water and sewer
infrastructure in the Bayshore area based on “the desire to maintain a low residential density” and an
assumption that central sewage service is not economically feasible. While these policies may have been
appropriate at the time, they are no longer appropriate based on the current environment. Availability of
utilities can directly impact water quality and quantity and should be coordinated across the entire county
to effectively address local needs, rather than driven only by the preferences of individual communities.

The Bayshore area is included in the Basin Action Management Plan (BMAP) for the Caloosahatchee River
and Estuary. A BMAP is an actionable plan that Lee County must follow in order to achieve pollution
reductions required by established Total Maximum Daily Loads (TDML) of specific pollutants. Private onsite
septic systems have been documented to be a contributor to the TDML within the Caloosahatchee River.
Additionally, 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. Policy
18.3.1 is also duplicative of Lee Plan Standards 4.1.1 and 4.1.2, and removing it will avoid potential conflicts
or inconsistencies with Standards 4.1.1, 4.1.2, and Chapter 10 of the Land Development Code (Chapter 10,
Article lll, Division 4. — Utilities). This was identified as a concern when this objective and policy were originally
adopted. While not addressed when originally adopted, it is also inappropriate to tie the hands of future
County Commissioners and officials long term because “central sewage service is not economically feasible.”
The county must be able to react to changing state requirements and address public health and safety based
on current conditions and priorities.

Updated policies will continue to direct growth towards areas with adequate infrastructure planned or in
place, reduce reliance on outdated growth controls. The revised Future Land Use Element will continue to
discourage leapfrog development through implementation of the Future Land Use Map and policies that are
coordinated on a county-wide basis. Future land use categories in Lee County’s Future Non-Urban Areas such
as DR/GR, Rural, Rural Community Preserves, Outer Island, and Coastal Rural will retain current low-density
standards. Outdated policies not necessary to retain are identified in Attachment 1.

Policy and Program Improvements

There are a few provisions in the Lee Plan, both within the community plan areas and those that apply to all
of unincorporated Lee County, that have been beneficial but could be improved to have greater applicability
or to provide more of a benefit to property owners while also providing benefits to Lee County as a whole.
These include the Commercial Overlay in Lehigh Acres, the Commercial Corridor in North Fort Myers and
Objective 5.2, addressing redevelopment of over-density multi-family residential properties. Based on the
requirements of Senate Bill 180 each of these strategies must be retained to preserve existing rights and to
avoid creating additional burdens or restrictions to properties that currently benefit from these provisions.
However, over the past several years staff has been reviewing these strategies and identifying ways to make
them more effective for their intended purposes but have not had an opportunity to bring ideas forward for
BoCC consideration prior to these amendments.

Objective 5.2: Redevelopment of Existing Multi-Family Residential Development is a good example of this.
Objective 5.2 and its supporting policies are intended to “incentivize and promote cost effective and timely
redevelopment of multi-family developments that were approved and developed prior to the adoption of
the 1984 Lee Pan, in excess of the standard density range for their current Future Land Use Category.” This
Objective was initially adopted in the years following Hurricane Charley to support redevelopment of multi-
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family developments to modern building codes before being impacted by another storm. Limitations of this
Objective and its supporting policies were identified following Hurricane lan in 2022. Hurricane lan caused
widespread damage to Lee County’s coastal areas, impacting many forms of residential development within
Lee County, including multi-family, single-family, and mobile home developments. Following Hurricane lan it
also became apparent that structures built using the current/modern Florida Building Code fared
substantially better than older structures built prior to current building code and minimum flood elevation
requirements. Lee County’s coastal areas represent some of the oldest developments in Lee County based
on historic settlement patterns, many of which were approved prior to 1984 and were over-density based
on the respective future land use categories for each of the properties. To encourage other types of
residential developments to redevelop or convert to non-residential uses using modern building code and
flood requirements it is recommended that Objective 5.2 and the supporting Policies be amended as shown
below:

OBJECTIVE 5.2: REDEVELOPMENT OF EXISTING MULTI-FAMILY RESIDENTIAL
DEVELOPMENT. To incentivize and promote cost effective and timely redevelopment of multi-family
residential developments that were legally approved and developed prior to the adoption of the 1984 Lee
Plan, in excess of the standard density range for their current Future Land Use Category. (Ord. No. 10-08)

POLICY 5.2.1: Over- densﬂy muhl—famﬂy residential developments thattawfuHy—achieved-their

may be permitted to redevelop

at thelr eX|st|ng den5|ty or convert to a non- reS|dent|aI use. Qve#dena%y—mu%l*mdevelepments

POLICY 5:24-5.2.2: The site design of the proposed development must be compatible with
surrounding land uses to the maximum extent possible. (Ord. No. 10-08)
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The intent of the proposed amendments to Objective 5.1 and its supporting policies is to allow and encourage
the redevelopment of existing structures to modern building code and elevation requirements without
needing to wait to be impacted by a natural disaster, while also reducing redundancy within the Lee Plan and
other applicable requirements. The proposed amendments also clarify that Lee County supports
redevelopment to a nonresidential property when consistent with the Lee Plan. Language that is redundant
with Building Code requirements or other Lee Plan requirements for compatibility are being eliminated.
Proposed edits are meant to encourage redevelopment of older structures into modern code-compliant
structures, improving the building stock of Lee County. Provisions that have been updated to expand or
improve their effectiveness are identified in Attachment 1.

REGULATORY CONSISTENCY

The comprehensive plan governs all land use decisions in unincorporated Lee County. The proposed
amendments aim to reorganize, update, and delete portions of the Lee Plan, making it challenging to
evaluate each amendment in the Staff Report. For a detailed rationale of each amendment, refer to
Attachment 1.

Rather than providing a traditional Lee Plan Analysis, this Staff Report focuses on the consistency of the
proposed amendments with Florida Statutes, specifically Chapter 163 and SB 180, as well as relevant case
law. The amendments will simplify the structure of the Lee Plan by reorganizing policies across various Goals,
Objectives, and Policies, eliminating outdated regulations, and merging redundant provisions. This will
enhance internal consistency and alignment with statutory requirements and the guidance of the Board of
County Commissioners. Ultimately, the Lee Plan will continue to manage growth, protect natural resources,
and coordinate necessary infrastructure and services while complying with local comprehensive planning
requirements.
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Florida Statutes, Chapter 163

Florida Statutes, Chapter 163.3177, Required and Optional Elements of Comprehensive Plan; Studies and
Surveys, require local governments to adopt a comprehensive plan and specifies the elements, data, and
analyses those plans must include. Under state requirements, comprehensive plans must provide principles,
guidelines, standards, and strategies for the orderly and balanced future economic, social, physical,
environmental, and fiscal development of the county, reflecting the community's commitment to
implementing the plan and its elements.

The Future Land Use Element of the Lee Plan is the largest and most comprehensive, containing the bulk of
the prescribed state requirements for local comprehensive planning. According to the statute:

A future land use plan element designating proposed future general distribution, location,
and extent of the uses of land for residential uses, commercial uses, industry, agriculture,
recreation, conservation, education, public facilities, and other categories of the public and
private uses of land. The approximate acreage and the general range of density or intensity
of use shall be provided for the gross land area included in each existing land use category.
The element shall establish the long-term end toward which land use programs and activities
are ultimately directed.

Land use categories must be defined by permitted uses and general standards for density and intensity. These
uses must be coordinated with the availability of infrastructure and services, topography, soil types, natural
and historic resources, and other relevant criteria. All land use categories must be mapped. Florida Statutes
do not prescribe specific future land use categories or locally created overlays. The local government has
discretion to establish and organize its future land use categories and overlays, provided that the Future Land
Use Element and Future Land Use Map, together, satisfy the requirements of the statute.

The proposed amendments remove, update, and redistribute Goals, Objectives, and Policies related to Lee
County’s Community Plan Areas, which are currently contained within the “b. Community Planning” sub-
element of the Future Land Use Element, to other areas of the comprehensive plan. The Community Plan
Areas are overlays for large sections of the county that describe permitted uses, density, and intensity
standards in addition to the underlying Future Land Use classification. The additional standards are not
necessary to meet State comprehensive planning requirements and are sometimes inconsistent with future
land use categories or create ambiguities that can lead to disagreements about the intent of a policy or how
the Future Land Use Map and policy should be applied when considering the Lee Plan as a whole.

The Lee Plan, as currently adopted, addresses the required topics and is generally structured to satisfy the
applicable state requirements. State law generally does not govern the comprehensive plan’s organizational
structure, land use categories, overlays, or plan provisions. Policies may be removed, revised, consolidated,
or relocated within the Lee Plan, provided the revised Plan continues to meet all applicable legal
requirements, remains internally consistent, is supported by relevant data and analysis, and retains any
protections or standards required by state law.

The community plans were not intended to be regulatory and are not necessary to comply with state statute.
Lee Plan Policy 17.1.3 provides “Community Plans should consist of long terms objectives and policies that
are not regulatory in nature. If needed, land development regulations may be adopted to implement the
community plan.” This Policy is often missed when interpreting the Lee Plan and applying proper weight to
the appropriate goals, objectives, and policies when reviewing the Lee Plan as whole which leads to
ambiguities and disagreements about the intent of the Lee Plan.
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SB 180

The requirements of SB 180 were generally codified in Florida Statute 252.422. Currently, Florida law,
through Senate Bill 180 (2025), also provides that:

“each county listed in the Federal Disaster Declaration for Hurricane Debby (DR—4806), Hurricane Helene
(DR-4828), or Hurricane Milton (DR-4834), and each municipality within one of those counties, may not
propose or adopt any moratorium on construction, reconstruction, or redevelopment of any property
damaged by such hurricanes; propose or adopt more restrictive or burdensome amendments to its
comprehensive plan or land development regulations; or propose or adopt more restrictive or
burdensome procedures concerning review, approval, or issuance of a site plan, development permit, or
development order, to the extent that those terms are defined by s. 163.3164, Florida Statutes, before
October 1, 2027,..”.

While the language in SB 180 regarding Counties impacted by Hurricane Debby, Hurricane Helene, or
Hurricane Milton, and lasting until October 1, 2027, is not codified in the Florida Statutes, it remains effective
law.

Lee County was included in the Federal Disaster Declaration for all three of the identified hurricanes.
Therefore, the proposed amendments may not result in comprehensive plan policies or LDC regulations that
are more restrictive or burdensome, nor in a more restrictive or burdensome procedure for the review,
approval, or issuance of a site plan, development permit, or development order. There are several sections
of the Future Land Use Element that provide allowances that must be retained in compliance with SB 180.

Attachment 1 identifies sections of the amendments that retain at least one Policy to avoid conflicts with SB
180. These sections are:

e New Objectives 6.2, Commercial Overlay, and 6.3, Land Use Centers and Corridors, as carryovers
from the Lehigh Acres and North Fort Myers Community Plan Areas.

e New Policy 11.1.3, Mixed Use Development, from Policy 23.2.1

e Incorporation of Policy 20.1.2, relating to commercial allowances in Buckingham, into Policy 1.4.3.

e Incorporation of Policy 21.2.3, relating to commercial allowances in Tice, into Goal 6.

e New Policy 129.1.3, relating to Greater Pine Island TDUs, from Policy 24.3.1.

All of these relocated policies provided additional allowances for certain areas of the County. Removing them
could alter the property owner's private property rights or make development more difficult (i.e.,
burdensome).

The proposed Lee Plan Amendments do not result in more restrictive or burdensome amendments to the
comprehensive plan or land development regulations.

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

e The proposed amendments do not increase densities or intensities anywhere within unincorporated
Lee County.
e The proposed amendments provide adequate protection for the public health, safety, and welfare.
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e The proposed amendments reinforce stated densities, intensities, and distribution of uses across
unincorporated Lee County consistent with the Future Land Use Map and future land use categories
to make the Lee Plan clearer and more concise;

e The proposed amendments reduce legal ambiguities and improve the predictability of the Lee Plan;

e The proposed amendments are consistent with F.S. 252.422 (Senate Bill 180), as they do not create
additional burdens or restrictions and relocate provisions providing specific property rights.

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

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

Formatting Notes:

e Text that is proposed to be deleted is shown with strike-through formatting.

e Textthatis proposed to be added is shown with underline formatting.

e Textthatis proposed to be relocated is shown with strike-through formatting where
it is being relocated from and double-underline formatting in the location where it
is being relocated.

e If portions of a relocated policy are being deleted it is shown with both double-

underline and strike-through formatting to show context.

e Staff notes are provided in red.

TEXT AMENDMENTS

| Vision Statement

The Lee Plan is designed to depict Lee County as it will appear in the year 2045 when the population is
projected to be 1,056,600 permanent residents with an additional 18% seasonal residents. In order to
balance the County’s projected growth with evolving planning priorities, the following trends are expected
to continue through the year 2045 planning horizon:

e The County’s growth patterns will continue to be dictated by a Future Land Use Map that will not
change dramatically. As a result, the distinction between future urban, suburban, and non-urban
areas described by this plan will likely be maintained. The County’s future urban areas will be
essentially built out by 2045 and, to accommodate the population growth, an interest in the
redevelopment of these areas will continue.

e The County’s public facilities will be maintained at adequate levels of service, partly by the
construction of new facilities and partly by the use of new methods to conserve the capacity of
existing facilities.

e The County's natural resources will be protected through public land acquisition programs and by
maintaining and enforcing cost-effective land use and environmental regulations that supplement,
where necessary, federal, state, and regional regulatory programs.

e The County's traditional economic base will continue to be diversified in order to increase the
percentage of high-paying jobs, reduce tax burdens on residents, and enhance the stability of the
County. Traditional industries, such as agriculture, commercial fishing, tourism, and construction,
will continue to play a significant role in the County's economy alongside new industries
anticipated in response to technical advancements, the increasing capacity of Southwest Florida
International Airport, and the growing number of higher education institutions within the County.

Community-plans Special Treatment Areas are identified-have-been-created within the Lee Plan to address
specific conditions unique to defined areas of the County. Fhe-visionfor-each-communityplan-areais
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ATTACHMENT 1: Proposed Lee Plan Amendments

Il Future Land Use Element

POLICY 1.1.9: The University Community future land use category provides for Florida Gulf
Coast UnlverS|ty (FGCU) and associated support development Ihe—teeatlen—and—tl%ng—et

FlFesqdent—er—thet-r—desAgnee Overall re5|dent|al development W|th|n the Unlver5|ty Vlllage future
land use category will not exceed 6,510 dwelling units. None of the 6,510 dwelling units may be

used on or transferred to lands located outside of the University Community future land use

category boundarles as they exist on October 20 2010 Spee#tc—pel+etes+elated—te—the—Unwerﬁy

i i i Predommant Iand uses W|th|n thls future Iand use cate 0
area are expected to be residential, commercial, office, public and quasi-public, recreation, and
research and development parks.

e Removed unnecessary language.

e Incorporates language from Policy 15.2.2, addressing appropriate uses within the
University Village, into the descriptor Policy for University Community. University
Village is currently identified as the portion of the University Community that is
outside of the lands covered by the FGCU Campus Master Plan.-This is currently
the section staff relies on to identify allowable uses within the University Community
future land use category. The uses are neither a new requirement nor a restriction.

e Removes coordination requirements that are duplicated by the campus master
planning process required by F.S. 1013.30.

POLICY 1.1.11: The Sub-Outlying Suburban future land use category is characterized by low
density residential areas. Generally, the infrastructure needed for higher density development is not
planned or in place. This future land use category wilt may be placed in areas where higher densities
would be incompatible or where there is a desire to retain a low-density community character.
Industrial land uses are not permitted. The standard density range?* is from one dwelling unit per
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ATTACHMENT 1: Proposed Lee Plan Amendments

acre (1 du/acre) to two dwelling units per acre (2 du/acre). Bonus densities are not allowed. (Ord.
No. 03-20, 03-02, 17-13, 21-09)

e Removed unnecessary language. The footnote relates to a specific property that
has already been developed.

POLICY 1.1.15: The New Community future land use category are areas of land that can be
planned and developed as a cohesive unit to better achieve the conservation of important
environmental resources and initiate area-wide surface water management. New Community land
must be located such that the area is capable of being developed with a balance of residential and
non-residential uses and that major impacts of the development are internalized and/or alleviated
by existing infrastructure or will be funded privately. New Community areas will be developed as
freestanding economic units and will not impose negative fiscal impacts on the County (other than
those associated with the delay in placing property improvements on the tax rolls). The residential
density is one unit per 1.9 gross acres (1 du/1.9 acres) except within the Gateway/Airport Planning
District, where a residential density of up to six dwelling units per gross acre (6 du/acre) may be
permitted. Development within the New Community future land use category must have at least
the following characteristics:

1. The land will be developed using the undera weHl-conceived-everall Planned Development
process;

2. The land can be served with all necessary facilities and services at no expense to the County.
Uniform Community Development Districts and special taxing districts may be utilized toward
achieving this objective;

3. Population, recreation, open space, educational, office, and research facilities are distributed in
an orderly and attractive manner;

4. The land must be developed in such a manner as to protect environmentally sensitive areas;

5. The land must be developed as a free-standing community offering a complete range of land
uses (e.g. a full mix of housing types for a range of household incomes, industrial and office
employment centers, and community facilities such as fire departments, schools, law
enforcement offices, public recreational areas, health care facilities, and community
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ATTACHMENT 1: Proposed Lee Plan Amendments

commercial areas). The mix of land uses will be evaluated through buildout of the New
Community to ensure developments include both residential and non-residential uses;-2

6. Off-site impacts must be mitigated;
7. On-site levels of service must meet the County-wide standards contained in this plan;

8. The land area must exceed a minimum of 2,000 acres to ensure an appropriate balance of land
uses; and

nten5|t|es for Iands W|th|n the New Communlt_y_ future Iand use categor;g WI|| be limited to a

maximum permitted Floor Area Ratio (FAR) of 0.15. The FAR will be based upon the gross
acreage dedicated to non-residential uses within the overall planned development boundary,
including all uplands, wetlands, open space, rights-of-way, recreation areas, and/or lake. In no

case shall the total commercial square footage in the New Community future land use category
identified on Map 1-D i exceed 1,170,000 square feet, in addition to 250 hotel

rooms.

e Relocated from Goal Policy 29.9.2.
e Updated for internal consistency and clarity.

POLICY 1.3.5: The University Village Interchange land use category is designed to accommodate

both mterchange land uses and non-residential land uses—telated—te—the—themW—Develepment

Um-vemty Land uses aIIowed Wlthln this area mcIude those allowed in the Industrlal CommerC|aI
Interchange category A :

e Removed unnecessary and outdated language. Coordination requirements
with FGCU are duplicative of the statutorily required Campus Master Plan
update process.

e Revised for consistency with University Community future land use category.
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ATTACHMENT 1: Proposed Lee Plan Amendments

POLICY 1.4.3: The Rural Community Preserves future land use category requires special design
approaches to maintain existing rural character, for example: conservation easements, flexible road
design standards (including relocation of future arterials not serving the rural community), special
fencing and commercial sign standards, and retention of historic rural uses. Lands within this
category are not to be converted to future urban or suburban areas; rather, they are to remain
permanently rural in character and use. These areas are restricted to low density residential uses
(with minimum lot size requirements), agricultural uses, and minimal non-residential uses that are

needed to serve the rural community. RBOLIGY-20.1.2: The southeast and northeast quadrants of
the intersection of Orange River Boulevard and Buckingham Road is designated as the commercial

node for the Buckingham Community Plan area. With the exception of the uses and the property
identified in this Qoll% no new commermal development will be located out5|de of thls commercial

MTNS commermal node is-also mcIudes the Iands deserrbed—as—these—l&nds—f%@@—feet
astward from the easterly right- of -way of Bucklngham Road and lying between Cemeterx Road

Commermal uses permitted in agricultural zoning dIStrICtS! such as Feed and Tack stores, are
allowed outside of the commercial node if appropriate zoning approval is granted. Commercial
boarding stables throughout the Rural Community Preserve will be allowed to give lessons and
clinics if lawfully existing or appropriate zoning approval is granted. Commercial uses are

permitted on the property zoned C-1 located at 9140 Buckingham Road.Property in this category
may not be rezoned to any RV district. Maximum density is one dwelling unit per acre (1 du/acre).

Bonus densities are not allowed.

all

Iots created in the Rural Communltgg Preserves future Iand use categorg must have aminimum area
of 43,560 square feet—uM%%MH%mem—Use—Determuanen—has—been—rssued—Gateutanen! and

calculation of lot size must exclude any road right-of-way or easement areas, water management
areas, and natural water bodies, unless clustered:

i ial de o ishi mthefollowmfashlon

o Buildings must be set back a minimum of 100 feet from the RPD boundary.
The RPD must have a minimum of 10 acres in order to cluster homesites.

e Condensed requirements currently contained in the Buckingham Community
Plan to the Rural Community Preserve Land use category.
0 Relocated non-residential allowances from 20.1.2.
0 Relocated lot size requirements from Policy 20.1.3.
0 Relocated clustering requirements from 20.1.5.
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ATTACHMENT 1: Proposed Lee Plan Amendments

POLICY 1.4.7: The Coastal Rural future land use category is established for the Greater Pine
Island Planning-District to address the area’s predominantly rural character, coastal environment,
existing agricultural uses, limited public infrastructure, and its location within and proximity to the
Coastal High Hazard Area and Hurricane Vulnerability Zone.

The standard maximum density is one dwelling unit per 2.7 acres (1 du/2.7 acres). Maximum
densities will be increased to an “Adjusted Maximum Density” of one dwelling unit per acre (1
du/acre) where 70% of the overall development parcel(s) is: maintained as native habitat; or
restored as native habitat; or maintained in agricultural use on those parcels classified as
agricultural under Chapter 193, Florida Statute. identified-as-existing-farmland-on-tee-Plan-Map-2-
G- POLICY 24.3.3: Adjusted Maximum Density is not permitted to be located within the Coastal
High Hazard Area.

Residential developments containing ten or more dwelling units must be approved through the
Planned Development rezoning process and, as part of the Planned Development process, must: a)
demonstrate the implementation of adopted design standards and development approaches that
support and maintain the rural character; b) provide notification to property owners of permitted
adjacent agricultural uses and their right to continue operations; and c¢) provide mitigation for
impacts to hurricane evacuation clearance times and shelter needs.

Permitted land uses include agriculture, fill-dirt extraction, conservation uses, minimal non-
residential land uses, limited to marinas, fish houses, and minor commercial uses, that serve the
island residents and visitors as-set-forth-in-Poliey-24-4-4, and low density residential uses. Bonus

densities are not allowed in-thisland-use-categery.

e Relocated Adjusted Maximum Density limitation for Coastal Rural future land
use in Coastal High Hazard Area from Policy 24.3.3.

i Hed Im Iement the Gas arllla Island Conservatlon Dlstrlc
Act (GICDA) and upholding the Boca Grande Historic District.2

POLICY 1.6.4: The Water-Dependent Overlay zone designates shoreline areas where priority will
be granted to water-dependent land uses. Specific requirements are detailedforsuchzones-on-San

9The Boca Grande Historic District is that area described in Resolution Designating Historic Resource HD 90-05-01 District recorded in the Lee
County Clerk of Courts Official Records Book 2164 Pages 1166-1203.
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Cako 3 alala a 1n-tha a ar Pina ala alala a /i EEE-TaVa ik YoVl a

Lee-County-in the Conservation and Coastal Management Element. (Ord. No. 94-30, 00-22, 18-18)

e Relocated to continue implementing the Gasparilla Island Conservation District
and Boca Grande Historic District from Goal 19.
e Updated to maintain internal consistency

POLICY 1.6.8: The Historic Surface and Groundwater Levels Overlay (Map 2-E 5-E) depicts the

best available analysis of historic wet-season water depths and hydroperiods for Southeast Lee
County as of March 2010. This depiction is based on detailed ecological analyses of 1953 aerial
photography as described in the 2008 report, Ecological Memorandum of the Density
Reduction/Groundwater Resource Area, by Kevin L. Erwin, Consulting Ecologist, Inc. For
purposes of determining compliance with Policy 1.4.5, additional evidence as to historic water
levels and hydroperiods may be submitted during the rezoning or development review processes as
a basis for site-specific hydrological analysis for project design. (Ord. No. 10-20, 14-10, 18-18)

e Update cross-reference.

e Removed unnecessary and outdated language. The Agricultural Overlay is not
required by State Statute; agricultural uses are addressed through existing land
uses and zoning allowances.

POLICY 2.1.3: All land use categories and Planning Districts permit the consideration of churches
and schools (except in Wetlands-and? Airport Noise Zones A and B), public uses and buildings,
county facilities, public utilities and resource recovery facilities, public recreational uses (including
franchised quasi-commercial uses in conjunction with a public use), and sites for compatible public
facilities when consistent with the goals, objectives, policies, and standards in this plan and
applicable zoning and development regulations.

e Update to include reference to county facilities

3 Amendments to this Policy which included striking “Wetlands and” were transmitted by the BoCC on June 3,

2026.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Cross-reference is unnecessary and redundant.

e Objective and policies are not required by state statute and do not protect
public health, safety, or welfare.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Removed unnecessary and outdated language. This was based on sections of state
statutes that were removed in 2011. At that time, local governments were required
to plan for a specific anticipated population range with an upper limit based on the
anticipated population at the Lee Plan’s planning horizon. Currently, statutes
require that local governments ensure the future land use Map can, at a minimum,
accommodate the anticipated population.
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e Removed unnecessary and outdated language. Florida Statutes set forth
procedures and requirements for funding private infrastructure.

POLICY 5.1.10: Unless specifically addressed in this plan, in a-those instances where contiguous
land is within two or more land use categories, the allowable number of dwelling units will be the
sum of the allowable dwelling units for each land use category. The dwelling units may be
distributed across the property provided that the resultant development affords further protection
to environmentally sensitive lands, if they exist on the property, and the number of dwelling units
within any Future Non-Urban Area land use category does not exceed the density allowed in that
future land use category. (Ord. No. 92-35, 00-22, 07-12, 23-12)

POLICY 2973 5.1.11: Proposed planned developments will consider the incorporation of
“Firewise” principles in site design, including building orientation, access management,
landscaping type and placement. For the purposes of this policy, Firewise principles are those

guidelines developed by the National Fire Protection Association to mitigate the risk of wildland
fire to homes in the wildland/urban interface.

e Updated for internal consistency. Proposed amendments accommodate density
calculations used within the EEPCO (Proposed Conservation Community) and the
New Community future land use category associated with Babcock Ranch in
Northeast Lee County.

e Relocated from Policy 29.7.3

OBJECTIVE 5.2: REDEVELOPMENT OF EXISTING MULTI-FAMILY RESIDENTIAL
DEVELOPMENT. To incentivize and promote cost effective and timely redevelopment of multi-
famty residential developments that were legally approved and developed prior to the adoption of the
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1984 Lee Plan, in excess of the standard density range for their current Future Land Use Category.
(Ord. No. 10-08)

POLICY 5.2.1: Over-density multi-family residential developments that-tawfuly-achieved-their
density priorto-theeffective date-of the Lee Plan{December 211984} may be permitted to
redevelop at their eX|st|ng densny or convert to a non- reS|dent|aI use. —Qve#densﬂy—muhl—famly

POLICY 5:224-5.2.2: The site design of the proposed development must be compatible with
surrounding land uses to the maximum extent possible. (Ord. No. 10-08)
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e Allow additional over-density residential projects to redevelop without having to
wait to be impacted by a natural disaster.

e Clarify that Lee County supports redevelopment to a nonresidential property when
consistent with the Lee Plan.

e Remove language that is redundant with Building Code requirements.

e Proposed edits are meant to encourage redevelopment of older structures into
modern code-compliant structures, improving the building stock of Lee County.

GOAL 6: COMMERCIAL LAND USES. To permit orderly and well-planned commercial development
at appropriate locations within the County. (Ord. No. 94-30)

6—1—4—CommerC|aI develogment WI|| be aggroved onl¥ When comgatlble with adjacent eX|st|ng and
proposed land uses and with existing and programmed public services and facilities.

e Delete existing objective language, which is redundant with the other provisions of the
plan that are mentioned, and relocate language from Policy 6.1.4, which is more
appropriate as an Objective.

f&eﬂ#res—PQJ:LGALZ—l—Z% The Olga MaII property, 2319 S Olga DI’IVE! may continue to QFOVId
minor commercial retail services for the Olga community.

e Existing policy relocated to Objective 6.1.
e Proposed policy relocated from Policy 21.2.3.

- PRI N /IGR _To POLICY 6.1.12:
Maintain regulations to ensure that the develogment of Prlvate Recreatlonal Facilities in the DR/GR
Future Land Use Category is compatible with the intent of this future land use category, including
recharge to aguifers, development of future wellfields and the reduction of density.
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e Relocated from Goal 13.

OBJECTIVE 6.2: COMMERCIAL OVERLAY. Designate on the Commercial Overlay (Map 1-D)
locations appropriate and necessary for commercial development based on the commercial demand of
nearby residents.

POLICY 6.2.1: The Commercial Overlay depicts locations where commercial development will have
a positive impact on transportation facilities through reducing vehicle miles traveled (VMT) necessary
for projected residents of approved residential development to access commercial and employment

opportunities.

POLICY 6.2.2: Requests to expand the Commercial Overlay will be evaluated based on all of the
following criteria:

1. Located within a Future Urban Area.
2. Located at the intersection of two arterial roadways, or a collector and an arterial roadway.
3. Has a minimum lot size of two (2) acres.

POLICY 6.2.3: In addition to the uses already allowed in the current zoning district, properties within
the Commercial Overlay are allowed, by-right, the uses permitted in the Commercial Corridor Use
Reqgulations table located within the Land Development Code.

e The Lehigh Acres Commercial Overlay Zones will be converted to the Commercial
Overlay, which will be shown on Map 1-D.

e Future applicants could request to add property to the Commercial Overlay based on
criteria established in proposed Policy 6.2.2.

e Retaining the Commercial Overlay is necessary to avoid conflicts with SB 180.

e Providing for commercial uses, as proposed in LDC section 34-1127, within Lehigh
Acres, a large pre-platted community, will reduce the average time required to access
goods, services, and employment opportunities.

OBJECTIVE 6.3 30:2: LAND USE: CENTERS AND CORRIDORS. To encourage revitalization
of designated Town Center Overlay districts, Road Corridor Overlay districts and redevelopment areas.
(Ord. No. 09-11, 18-18)

POLICY 6.3.1 3.2.5: Certain areas along major road corridors outside designated Town Centers
and Neighborhood Centers, are located within a Corridor Overlay District with provisions in the
LDC requiring enhanced landscaping, greater buffering and shading of parking areas, improved
commercial signage, enhanced standards to ensure architectural gquality and compatibility, and
incentives for quality development. Within—the Corridor—Overlay District—deviations—from
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POLICY 6.3.2 30-2.6--Development within i the Corridor

Overlay Districts may use the development standards allowed within the Mixed Use Overlay. (Ord.
No. 18-18)

e Relocated from Objective 30.2. and Policies 30.2.5 and 30.2.6.

e Retaining the North Fort Myers Corridor Overlay is necessary to avoid conflicts with
SB 180.

e Recognize ongoing practice of allowing for additional uses within the Corridor Overlay
district.

e Allowed incentives, including the additional allowable uses, will continue to support the
revitalization of North Fort Myers.

GOAL 7: INDUSTRIAL LAND USES. To promote opportunities for well-planned industrial
development at suitable locations within the County.

OBJECTIVE 7.1: Industrial development will be approved only when compatible with adjacent

existing and proposed land uses and with eX|st|nq and proqrammed publlc services and faC|I|t|es Al

e Delete existing Objective language, which is redundant with the other provisions of the
plan that are mentioned, and replace with language more appropriate as an Objective.

POLICY 9.1.3: Protect bonafide agricultural activities in Future Non-Urban Areas {see-Map-1-G}-from
the impacts of new natural resource extraction operations, recreational uses, and residential
developments.

e Updated for internal consistency.

POLICY 9:21-9.1.5: Rezoning to agricultural districts is prohibited in future urban and suburban
areas except for parcels five acres or larger within future suburban areas without access to central

potable water or sanltarv sewer service. desqgnatedéub-guﬂﬂngéubwban%mgeatedwmm
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POLICY 9.1.6:9BJECTIVE 29.5:- AGRICULTURE. Support small and large-scale farming
operations and alternative, agriculturally-based enterprises to sustain economically-viable
commercial agriculture in order to foster a diverse local economy while maintaining agricultural
uses. For the purposes of this objective, alternative, agriculturally-based enterprises including but
are not limited to the production of biofuel crops, niche farming activities, agri-tourism, and carbon
offset farming.

POLICY 29.5:19.1.7: Support compatible urban agriculture and the use of public and private lands
for community gardens.

Updated for internal consistency and clarity.

Relocated from Objective 29.5.

Relocated from Policy 29.5.1.

Modify to identify support for compatible urban agricultural uses.

POLICY 10.2.9: As part of the a new MEPD rezoning application, a public informational meeting

wmeh—meets—me—mquwrems—ef—%l%#must be held prlor to the submlttal of the rezoning
application ane-wi A a- (Ord. No.

19-13)

e Updated to maintain internal consistency.

POLICY 2321 11.1.3: Mixed Use Development. Mixed use developments as-defined-in-the
Glessary, and mixed-use developments-structures containing both commercial and residential uses
withinthe same structure, are appropriate permitted on Captiva properties that were zoned C-1 or
CT as of Jan. 1, 2006. Such properties may be allowed residential units in addition to commercial
uses at a density consistent with the Lee Plan. Such developments will only be permitted if
approved as a Commercial or Mixed Use Planned Development. (Ord. No. 03-02, 18-04, 18-18)

e Relocated from Policy 23.2.1.
¢ Retention of this policy is necessary to avoid conflicts with SB 180.

e Goal 13 has been relocated to Goal 6 (Commercial Uses), and the remaining Objectives
and supporting Policies have been deleted because they are duplicative with LDC
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standards for PRFPDs (LDC Section 34-941). These types of regulations are more
appropriately located in the Land Development Code.
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6 No uses that would require the storage of any toxic, hazardous substances as identified in the Wellfield Protection Ordinance or
sanitary hazards may be permitted.
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e Removed unnecessary and outdated language. The level of detail for the Burnt Store
Marina Village is not required by statute or appropriate for a legislative policy document.
The Burnt Store Marina Village future land use category, as described in Policy 1.1.14, will
continue to identify allowable densities and uses.
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e Removed unnecessary and outdated language. The level of detail for the University
Community is not required by statute or appropriate for a legislative policy document. The
University Community future land use category, as proposed and described in Policy 1.1.9,
will continue to identify allowable densities and uses.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Community Plans are not required by state statute.

e (Goals, Objectives, or Policies that are necessary to protect public health, safety,
and welfare, or are required by state law, have been relocated.

e Based on BoCC direction, Goals, Objectives, and Policies that are out of date,
ineffective, or duplicative are being deleted.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e The public input currently required under Goal 17 exceeds public noticing
requirements under state statute.

e This Goal, Objectives, and supporting Policies are not required by state statute.

e Bayshore is an established community with existing acreage subdivisions as well
as master planned communities. Based on typical lot size and current development
patterns and future land use categories, the removal of Goal 18 and subsequent
Objectives and Policies will not have a significant impact on land use or future
development patterns.

Attachment 1 August 21, 2026
CPA2026-00005 Page 37 of 130


https://www.leegov.com/bocc/Ordinances/18-18.pdf
https://www.leegov.com/bocc/Ordinances/18-18.pdf
https://www.leegov.com/bocc/Ordinances/03-02.pdf
https://www.leegov.com/bocc/Ordinances/18-18.pdf

ATTACHMENT 1: Proposed Lee Plan Amendments

e Removed unnecessary language.
0 Commercial uses are addressed on a county-wide scale within Goal 6 of
the Lee Plan.
0 Industrial uses are addressed on a county-wide scale within Goal 7 of the
Lee Plan.
o Commercial mining and excavations are addressed on a county-wide scale
within Goal 10 of the Lee Plan.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e This Objective and related Policies are out of date and inconsistent with existing
entitlements.

e The provisions were created prior to the removal of required transportation
concurrency from Florida Statutes (2011) and the Lee Plan (2014).

e Lee County’s transportation network should be coordinated across the entire
county to effectively address local needs, rather than driven only by the
preferences of individual communities.

e Availability of utilities can directly impact water quality and quantity and should be
coordinated across the entire county to effectively address local needs, rather than
driven only by the preferences of individual communities.

e Policy 18.3.1 is duplicative and only reiterates Standards 4.1.1 and 4.1.2 as applied
across unincorporated Lee County.

e Removing Policy 18.3.1 will avoid potential conflicts or inconsistencies with
Standards 4.1.1, 4.1.2, and Chapter 10 of the Land Development Code (Chapter
10, Article I, Division 4. — Utilities)

e This Objective and its related Policy are outdated and not enforceable.
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ATTACHMENT 1: Proposed Lee Plan Amendments

9The Boca Grande Historic District is that area described in Resolution Designating Historic Resource HD 90-05-01 District recorded in the Lee
County Clerk of Courts Official Records Book 2164 Pages 1166-1203.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Removed unnecessary and outdated language. These policies are duplicative and
already covered by the LDC and the Gasparilla Act, which establish setback, height,
and lot coverage standards.

e Relocated requirement to implement the Gasparilla Island Conservation District Act
(GICDA) and uphold the Boca Grande Historic District to Policy 1.6.3.

e Duplicative marine facilities criteria currently exist in Objective 128.4.

e This is duplicative and addressed within LDC Section 34-2255.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Lee County is required to implement and enforce the provisions of GICDA. This
Policy is not necessary.
e Goals, Objectives, or Policies that are necessary to protect public health, safety,
and welfare, or are required by state law, have been relocated.
0 Relocated to Objective 40.3, within a new Goal 40 in the Transportation
Element.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Based on BoCC direction, Goals, Objectives, and Policies that are out of date,
ineffective, or duplicative are being deleted.
0 The hurricane evacuation policy is duplicative of Goals 72 and 73.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Goals, Objectives, or Policies that are necessary to protect public health, safety,
and welfare, or are required by state law, have been relocated.
0 Relocated to Objective 40.3, within a new Goal 40 in the Transportation
Element.
e Based on BoCC direction, Goals, Objectives, and Policies that are out of date,
ineffective, or duplicative are being deleted.
0 The existing Objective 19.3 is duplicative of the proposed Objective 19.2,
which is being relocated to the Transportation Element (Objective 40.3).
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ATTACHMENT 1: Proposed Lee Plan Amendments

e The existing Objective 19.4 and supporting Policies are duplicative of the Conservation
and Coastal Management Element of the Lee Plan. Specifically Objective 101.5, Policy
101.5.2 for beach renourishment, Objective 123.2, Policy 123.2.12 for mangrove
protection, Objective 101.5 for beach and dune systems, Objective 123.7 for manatee
protection, and Objective 101.1, Policy 101.1.2 for coastal area planning and protection
of environmentally sensitive coastal areas.

e Duplicative language is also addressed in other areas of the LDC, or state statutes.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e The existing Objective 19.5 and supporting Policies are duplicative of the Conservation
and Coastal Management Element of Lee Plan. Specifically Goal 113 for preservation
of fish population and estuarine ecosystems.

e Duplicative language is also addressed in other parts of the LDC, or state statutes.
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ATTACHMENT 1: Proposed Lee Plan Amendments
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ATTACHMENT 1: Proposed Lee Plan Amendments

e The existing Objective 19.6 is duplicative of the Goals, Objectives and supporting
Policies addressed in the Community Facilities and Services Element of the Lee Plan.
Specifically Goal 53 for potable water, Goal 56 for sanitary sewer, Goal 62 for solid
waste, Goal 64 for libraries, Goal 65 for fire protection, Goal 66 for EMS provision, Goal
67 for educational efforts, Goal 69 for handling of hazardous materials, and Goal 70 for
police provision.

¢ Duplicative language is also addressed in other areas of the LDC or state statutes.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e The existing Objective 19.7 and the supporting Policies are duplicative the Parks,
Recreation, and Open Space Element of the Lee Plan. Specifically, Goal 77 for
enhanced aesthetic appearance and preservation of native trees and Goal 83 for
recreational facilities.

e Duplicative language is also addressed in other areas of the LDC, County Ordinances,
or state statutes.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objectives and Policies that are necessary to protect public health, safety, and
welfare, or are required by state law, have been relocated.
0 Objective 19.8 has been relocated to Objective 143.5.
e Objectives and Policies that are out of date, ineffective, or duplicative of the Historic
Preservation Element of the Lee Plan are being deleted.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e The existing Objective 19.9 and supporting Policies are duplicative of the Conservation
and Coastal Management and Historic Preservation Elements of the Lee Plan.
Specifically Objective 101.5 for preservation and maintenance of beaches and Goal
143 for supporting preservation of historic businesses and commercial structures.

e Duplicative language is also addressed in other areas of the LDC, County Ordinances,
or state statutes.

e Buckingham is an established community with existing acreage subdivisions as
well as master planned communities. Based on typical lot sizes and current
development patterns, land use or future development patterns would not be
significantly impacted by the removal of Goal 20 and the subsequent Objectives
and Policies.

e The Rural Community Preserves future land use category will continue to control
the development in this area.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Relocated and modified Policies 20.1.2, 20.1.3, and 20.1.5 to Policy 1.4.3 to
incorporate into the Rural Community Preserves future land use category.
e Retention of Policy 20.1.2 is necessary to avoid conflicts with SB 180.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Lee County’s transportation network should be coordinated across the entire
county to effectively address local needs, rather than driven only by the
preferences of individual communities.

e This Objective and related Policies are out of date and inconsistent with existing
entitlements.

e The provisions were originally created prior to the removal of required
transportation concurrency from Florida Statutes (2011) and the Lee Plan (2014).
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ATTACHMENT 1: Proposed Lee Plan Amendments
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Removed. Public facilities provided by Lee County should be coordinated across
the entire county to effectively address local needs, rather than driven only by the
preferences of individual communities.

e Redundant with requirements of Land Development Code and other areas of the
Lee Plan.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objective 20.5 and supporting policies are duplicative of Goal 85 and the Land as
applied to all areas of unincorporated Lee County.

e Objective 20.6 and Policy 20.6.1 are not statutorily required and are not necessary.
Agricultural uses are protected in Forida Statute, Chapter 823.14.

e Goal 21 and supporting Objectives and Policies are out of date. Caloosahatchee
Shores is not rural east of |-75.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Architectural and landscaping requirements are duplicative of requirements that
apply to unincorporated Lee County and applied in the LDC.

e The stated desire to protect “rural character” is not supported by long existing
areas of Suburban, Urban Community and Central Urban future land use
categories and is inconsistent with the Future Land Use Map.

e This objective and supporting policies are out of date and do not accurately depict
current and anticipated development patterns in the area.

e West of Buckingham Road properties are in the Caloosahatchee Shores
Community Plan area and are mostly developed with older commercial uses on
relatively small, platted lots in the C-1 zoning district.

e East of Buckingham Road properties are in the Olga Community Plan area. These
lands generally consist of developed and vacant agricultural lands on larger lots in
Future Suburban and Future Non-Urban Areas. Current regulations favor
residential uses over other non-residential uses, potentially creating a shortage of
land available to serve existing and anticipated residents with non-residential uses.

e This is a fast-growing area of the county, and restrictions on commercial uses
should be reduced in order to provide services to residents of the area and
commuters that rely on SR 80.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Land within the Rural future land use category, between Buckingham Road and
Hickey’s Creek Mitigation Park, will continue to have limitations on commercial uses
as it does elsewhere in unincorporated Lee County.

e Policy 21.2.2 is unnecessary based on current and established development
patterns, which mainly include planned residential communities along Buckingham
Road, outside of the Rural Community Preserves future land use category.

e Distribution and availability of commercial uses are determined by the Future Land
Use Map.

e Policy 21.2.3 was relocated to Goal 6. Retention of this policy is necessary to avoid
conflicts with SB 180.

e This Objective and Policies concerning Mixed Use Development are unnecessary
and duplicative of Goal 11, existing future land use categories, and the Mixed Use
Overlay.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objective 21.5 and Policies 21.5.1, 21.5.2, and 21.5.3 are unnecessary and
duplicative of Goals 83 — 86 and Policy 95.1.3.
e Creates potential inconsistency with the capital improvement schedule.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Policy 22.1.1 is redundant with requirements in LDC 10-296 and Lee Plan Map 3-
D.

e Policy 22.1.2 is duplicative with Policy 5.1.5, which addresses compatibility with
adjacent residential development.

e Policy 22.1.4 is duplicative of Policy 6.1.5.

e Policy 22.1.5 is redundant with requirements in LDC 10-416, which incentivizes the
protection of heritage trees.

e Policy 22.1.8 is unnecessary in the Lee Plan and may not be appropriate or feasible
based on site-specific design requirements or needs of the specific utility provider.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objectives and Policies that are out of date, ineffective, or duplicative are being
deleted.

(0]

OO0 O0OO0OO0oOOo

Objective 23.1 is duplicative of Goal 23, generally.

Policy 23.1.1 is duplicative of Objective 123.2 and Policy 123.2.12.

Policy 23.1.2 is duplicative of Goal 114 and Policy 114.1.3.

Policy 23.1.2 is duplicative of Goals 122, 123, and 124 114.

Policy 23.1.4 is duplicative of Objectives 101.4 and 101.5.

Policy 23.1.5 is duplicative of Objectives Goals 59, 60, and Objective 56.2.
Policy 23.1.6 is duplicative of Objectives Goals 123.
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ATTACHMENT 1: Proposed Lee Plan Amendments
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objectives 23.2, and the supporting policies are duplicative of the Future Land Use
Map and future land use categories, which include Outlying Suburban (3 dwelling
units per acre), and Wetlands, or other provisions of the Lee Plan and:

0 Do not establish densities or intensities

o Do not establish distribution or commercial, industrial, residential, or
agricultural uses, and,

o Create ambiguities that decrease predictability of the Plan.

e Site development standards for utilities in the Lee Plan are unnecessary and may
not be appropriate or feasible based on site-specific design requirements or needs
of the specific utility provider.

e Policy 23.2.1 has been relocated to Policy 11.1.3 Retention of this policy is
necessary to avoid conflicts with SB 180.

¢ Objectives and Policies that are out of date, ineffective, or duplicative are being
deleted.

0 Policy 23.2.3 is duplicative of Land Development Code, 34-2175, which
limits height based on future land use category and a specific limitation for
Captiva Island.

0 Policy 23.2.9 is duplicative of Objective 123.5.

e Removed unnecessary and outdated language.
e Policy 23.3.1 is not an appropriate policy. Development of single-family residential
uses does not require the installation of trees.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e This policy is out of date and not necessary. Zoning and Comprehensive Plan
Amendments cases are maintained online for all areas of unincorporated Lee
County. State law provides legal notice requirements.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Lee County’s Natural Resource Protection should be coordinated across the entire
county to effectively address local needs, rather than driven only by the
preferences of individual communities.

e Policy 24.1.2 is not required within the Lee Plan. Protection of seagrasses will
continue to be protected by Policy 101.1.2, 114.2.1 and Florida Statutes.

e The Objectives and Policies are duplicative of Goals 123 and 141 of the Lee Plan
and LDC requirements for waterway buffers.

o Objectives and Policies that are necessary to protect public health, safety, and
welfare, or are required by state law, have been relocated.

0 Policy 24.1.1 and Policy 24.1.4 have been relocated to Policy 114.1.5.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Lee County’s Transportation needs should be coordinated across the entire county
to effectively address local needs, rather than driven only by the preferences of
individual communities.

e These Objectives and Policies are duplicative of those in Goal 73.
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ATTACHMENT 1: Proposed Lee Plan Amendments

o Obijectives and Policies that are necessary to protect public health, safety, and
welfare, or are required by state law, have been relocated. Retention of these policies
are necessary to avoid conflicts with SB 180.

o Policy 24.3.1 has been relocated to Policy 129.1.3 to maintain current
implementation of Greater Pine Island TDU program.

o0 Policy 24.3.3 has been relocated to Policy 1.4.7 Coastal Rural future land use
category
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ATTACHMENT 1: Proposed Lee Plan Amendments

e This objective and policies are generally duplicative of the requirements the various
future land use categories that are located on Pine Island, which include Coastal
Rural, Outlying Suburban, Suburban, Urban Community, Public Facilities,
Wetlands, and Conservation Lands.

e Most commercial uses are expected in “Pine Island Center”, where the Urban
Community future land use category allows for non-residential uses based on the
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ATTACHMENT 1: Proposed Lee Plan Amendments

future land use category. The Urban Community future land use category is only
found in Pine Island Center on Pine Island.

e Inthe Coastal Rural future land use category non-residential uses are to be limited
as described in Policy 1.4.7 and 6.1.2, and is not necessary here.

e Areas within the Suburban and Outlying Suburban future land use category do
allow for commercial uses, but these areas have primarily been subdivided into
residential lots, with the exception of some large agicultural tracts near the north
end of Pine Island that remain in active agricultural use.

e Policy 24.5.3 does not provide any specific protection and only says the county will
evaluate the effects of county regulations. This is not necessary as a Lee Plan
policy.

e Objectives and Policies that are out of date, ineffective, or duplicative are being
deleted.

o0 Policy 24.5.1 is duplicative of Ordinance 92-34
0 Policy 24.5.2 is duplicative of Policy 143.4.1.
0 Policy 24.5.4 is duplicative of Goal 141.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Relocated to new Objective 129.2 within a separate goal for Lee County TDU
programs, Goal 129.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objective 24.7 and the supporting policies are generally duplicative of Goal 73,
with the exception of Policy 24.7.8 which is proposed to be added to Goal 73 as
Policy 73.1.3.

e Lee County’s evacuation requirements should be coordinated across the entire
county to effectively and equitably address local needs. Policy 24.7.8 is duplicative
of Goal 38, 72, and 73.
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ATTACHMENT 1: Proposed Lee Plan Amendments

o Deleted text related to Specialized Mixed Use Nodes, Downtown Lehigh Acres,
Communality Mixed Use Activity Centers, Neighborhood Mixed Use Activity
Centers, and Local Mixed Use Activity Centers. Areas previously identified on Map
2-B will be redesigned to be within the Mixed Use Overlay and identified on Map
1-C.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e The Lehigh Acres Commercial Overlay Zones will be converted to the Commercial
Overlay, which will be described in proposed Obijective 6.2 and shown on Map 1-
D.

e Other appropriate areas could request to be added to the Commercial Overlay in
the future based on criteria established in proposed Policy 6.2.2.

e Retaining the Commercial Overlay is necessary to avoid conflicts with SB 180.

e Providing for commercial uses within Lehigh Acres, a large preplatted community,
will reduce average the time required access goods, services and employment
opportunities.
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e Objective 25.7 is duplicative of Goals 83 through 86 in the Parks, Recreation and
Open Space Element.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Lee County’s Transportation needs should be coordinated across the entire county
to effectively address local needs, rather than driven only by the preferences of
individual communities.

e Objective and policies are not required by state statute and do not protect public
health, safety, or welfare.

e Lee County’s utilities needs should be coordinated across the entire county to
effectively address local needs, rather than driven only by the preferences of
individual communities.

e Objectives and Policies that are out of date, ineffective, or duplicative are being
deleted. This is achieved through water and sewer development standards
identified in Standards 4.1.1 and 4.1.2
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124.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objectives and Policies that are out of date, ineffective, or duplicative are being
deleted.

e Duplicative of the Outer Islands future land use category, which addresses density,
intensity, and use of property.

e Unnecessary and duplicative of variance criteria within the LDC Section 34-145.

e Lee County’s Transportation needs should be coordinated across the entire county
to effectively address local needs, rather than driven only by the preferences of
individual communities.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Policy 26.3.2 does not provide any specific protections. Lee County will continue
to be in compliance with applicable laws.
e Duplicative of Goal 77, Objective 101.4, Goal 122, Goal 123, and Goal 124

e This Objective and Policy is not required by Florida Statutes and is not necessary
in the Plan. The two actionable Policies say the “North Captiva community” may
conduct feasibility studies. Removal of these Policies would not preclude feasibility
studies from being conducted by the community or Lee County.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objective 26.5 and the supporting policies is duplicative of Goals 82 through 86 in
the Parks, Recreation and Open Space Element, and Goal 64 in the Community
Facilities and Services Element.

o Policies that dictate the operations of the Lee County Sherrif’s office are not
appropriate for the Lee Plan.
e Objective 26.6 and supporting Policies do not provide any specific development
requirements are not necessary in the Lee Plan.
e Objectives and Policies that are out of date, ineffective, or duplicative are being
deleted.
0 Objective 26.7 is duplicative of Objective 70.2.
o0 Policy 26.7.2 is duplicative of Goal 73.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Obijective 27.1 and the supporting policies do not establish densities or intensities,
do not establish distribution or commercial, industrial, residential, or agricultural
uses, and create ambiguities that decrease predictability of the Plan.

e Objective 27.2 and the supporting policies do not establish densities or intensities,
do not establish distribution or commercial, industrial, residential, or agricultural
uses, and create ambiguities that decrease predictability of the Plan.

e Lee County did not establish a TDU Program specific to Northeast Lee County.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objective 27.3 and supporting policies are duplicative of Goals 82 — 86 as well as
Goals 123.

e Lee County’s transportation network should be coordinated on a County-wide
scale to address county needs and not be only based on needs of individual
communities.

o Goal 28 as well as Objectives 28.1, 28.2, and 28.3 are out of date and do not
adequately address the impacts of SR 80 and the growth along this corridor.

e The development pattern is controlled by the underlying future land use categories,
which include DR/GR (1 unit per 10 acres), Rural (1 unit per acre), Outlying
Suburban (3 units per acre), Urban Community (6 units per acre), Conservation
Lands, and Public Facilities.

e (Goal 28 as well as Objectives 28.1, 28.2, and 28.3 create inconsistencies between
the Future Land Use Map and Future Urban and Suburban Areas that are outside
of the area identified as the “Rural Village”.

e Goal 28 as well as Objectives 28.1, 28.2, and 28.3, and the supporting policies:

o0 Do not establish densities or intensities
o Do not establish distribution or commercial, industrial, residential, or
agricultural uses, and,
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o0 Create ambiguities that decrease predictability of the Plan.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Lee County’s transportation network should be coordinated on a County-wide
scale to address county needs and not be only based on needs of individual
communities.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objective 28.5 and the supporting policies are duplicative of Goals 123 and 124,
the Wellfield Protection Ordinance, and existing Basin Action Management Plan
(BMAP) requirements.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objective 28.6 and the supporting policies are duplicative of Goals 82 — 86 as well
as Goals 123 and 141.

e Community character as well as residential and commercial land uses are
described by the underlying future land use categories, which include DR/GR (1
unit per 10 acres), New Community (1 unit per 1.9 acres), Rural (1 unit per acre)
and Outlying Suburban (3 units per acre).

e Goal 29 as well as Objectives 29.1, 29.2, and 29.3, and the supporting policies are
duplicative of the Future Land Use Map and future land use categories, or other
provisions of the Lee Plan and:

o0 Do not establish densities or intensities

o Do not establish distribution or commercial, industrial, residential, or
agricultural uses, and,

o Create ambiguities that decrease predictability of the Plan.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Lee County’s transportation network should be coordinated on a County-wide
scale to address county needs and not be only based on needs of individual
communities.

e This objective and related Policies are out of date and inconsistent with state and
local requirements.

o0 The provisions were originally created prior to the removal of required
transportation concurrency from Florida Statutes (2011) and the Lee Plan
(2014).
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objectives and Policies that are necessary to protect public health, safety, and
welfare, or are required by state law, have been relocated.
0 Objective 29.5 has been relocated to Policy 9.1.6.
o0 Policy 29.5.1 has been relocated to Policy 9.1.7.
e Objectives and Policies that are out of date, ineffective, or duplicative are being
deleted.
0 Policy 29.5.2 is duplicative of Goal 9.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objective 29.6 and the supporting policies are duplicative of Goals 82 — 86 as well
as Goal 161.

e Objectives and Policies that are necessary to protect public health, safety, and
welfare, or are required by state law, have been relocated.
0 Policy 29.7.3 has been relocated to Policy 5.1.11.
e Objectives and Policies that are out of date, ineffective, or duplicative are being
deleted
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ATTACHMENT 1: Proposed Lee Plan Amendments

0 Objective 29.7 and Policies 29.7.1 and 29.7.2 are duplicative of Goals 122
and 123.

e Duplicative of requirements for all properties located within Archaeological
Sensitivity Zone 1.
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e Relocated to Policy 1.1.15 New Community future land use category.
e Policy 29.9.3 is more appropriately located within the Land Development Code,
and is being moved to LDC Section 34-1145.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Obijectives 30.1, and the supporting policies are duplicative of the Future Land Use
Map, existing future land use categories, and the Mixed Use Overlay and:
0 Do not establish densities or intensities;
o Do not establish distribution or commercial, industrial, residential, or
agricultural uses; and,
o Create ambiguities that decrease predictability of the Plan.
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e Areas currently identified in Policy 30.2.1 as Town Centers will be added to the
Mixed Use Overlay, where not already included.

e Areas currently identified in Policy 30.2.4 as Neighborhood Centers will be added
to the Mixed Use Overlay, where not already included.

e Relocate Objective 30.2 and Policies 30.2.5 and 30.2.6 to a new objective in Goal
6: Commercial Land Use. Retention of this policy is necessary to avoid conflicts
with SB 180.

e The property described in Policy 30.2.9 has been annexed into the City of Cape
Coral and this policy no longer applicable.
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e Objective 30.3 and supporting policies are not required by state statute, are out of
date. Transportation is addressed in the Transportation Element as well as Policy
95.1.3, and should be coordinated county-wide.

e Policy 30.4.1 is unnecessary and duplicative of the Future Land Use Map, which
supports the location of medical services and facilities in appropriate locations.
e Where appropriate, Policy 30.4.2 is duplicative of Goal 56.
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e Objective 30.5 and supporting policies are duplicative of Goals 83 through 86 in
the Parks, Recreation and Open Space Element.
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ATTACHMENT 1: Proposed Lee Plan Amendments

e Objectives 31.1, and the supporting policies are duplicative of the Future Land Use
Map and the Mixed Use Overlay and:
o Do not establish densities or intensities
o Do not establish distribution or commercial, industrial, residential, or
agricultural uses, and,
o Create ambiguities that decrease predictability of the Plan.
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e This objective is generally duplicative of the future land use categories and the
Mixed Use Overlay, which allow for and commercial and mixed use development
in appropriate locations.

e This objective is generally duplicative of the future land use categories and the
Mixed Use Overlay, which allow for and support workforce housing in appropriate
locations.
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e Objective 31.4 and supporting policies are not required by state statute and are not
necessary in the Lee Plan.

e Objective 31.5 and Policy 31.5.1 is duplicative of Standard 4.1.2, Goal 56, and
Objective 56.1

e Areas on San Carlos Island located within the Water-Dependent Overlay will remain
on the Water-Dependent Overlay, however the specific development requirements
currently in Policy 32.1.1 and 32.1.2 of the Lee Plan are not necessary and are
redundant with the underlying future land use categories, including the Industrial
Development future land use category at the foot of the Matanzas Pass Bridge and
south of Main Street, and Central Urban future land use category north of Main
Street.
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e Policy 32.2.1 is duplicative of Goal 43.

e Policy 32.2.2 is outdated and redundant. Development of public facilities must be
consistent with applicable portions of the Lee Plan or other county requirements,
regardless if they are reiterated in this Policy or not.

e Policy 32.2.3 is duplicative of State ERP process, which incentivizes reduction of
impervious surfaces through design requirements.
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e The Tice Goal generally reiterates and is redundant with existing development
requirements supported by the Lee Plan’s Future Land Use Map and Mixed Use
Overlay, as implemented through the Land Development Code.

e Development patterns are established by the underlying future land use
categories, which include Intensive Development immediately adjacent to SR 80
and Suburban or Central Urban in the neighborhoods to the north and south of
SR80. Additionally, the areas in the Intensive Development future land use
category are within the Mixed Use Overlay, which allows for more compact
development patterns and facilitates redevelopment.

e Obijectives 34.1, and the supporting policies are generally reiterative of the Future
Land Use Map and future land use categories, or other provisions of the Lee Plan
and:

0 Do not establish densities or intensities

o0 Do not establish distribution or commercial, industrial, residential, or
agricultural uses, and,

o Create ambiguities that decrease predictability of the Plan.
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e This objective and Policy are redundant with existing development requirements
supported by the Lee Plan’s Future Land Use Map and Mixed Use Overlay, as
implemented through the Land Development Code.

e The uses supported by this policy are also supported by the underlying future land
use categories, which include Intensive Development immediately adjacent to SR
80 and Suburban or Central Urban as you move further away from the road.
Additionally, the areas in the Intensive Development future land use category are
within the Mixed Use Overlay, which allows for more compact development
patterns.

e Objectives 34.3, and the supporting policies are generally reiterative of the Future
Land Use Map and future land use categories, or other provisions of the Lee Plan
and:

0 Do not establish densities or intensities

o Do not establish distribution or commercial, industrial, residential, or
agricultural uses, and,

o0 Create ambiguities that decrease predictability of the Plan.
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ATTACHMENT 1: Proposed Lee Plan Amendments

Policy 34.4.1 does not provide specific direction and is unnecessary. County
facilities are designed to meet the needs of the community that is being served.
This Objective and it’s supporting Policies are duplicative of Goals 76, 77, 78, 82,

and 83-86.

Not necessary as a Lee Plan Policy. Lee County DCD, DOT and Florida DOT meet
quarterly to coordinate improvements of state roads and the development that is

taking place or is anticipated to take place along those facilities.

GOAL35-RESERVED (Ord. No. 18-18)

Il Transportation Element

August 21, 2026
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MEDIAN
STATION DISTANCE* MOVEMENT CONNECTION
OPENING?2
160+59.33 nfa Yes Al Oriole-Road
4 Distance measured from next connection to the west.
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170+54.54 99521t Yes®

77+7454 | 120 Yes

230+14 | 867t Yes EBto-NB-Left-In Miromar-Outlet Mall
Rt-In/Rt-Out-from-N-&

(Ord. No. 17-13, 00-22, 03-05, 21-09)

e Modified and relocated to proposed Objective 40.4. as the Objective does not make sense
in a Lee Plan Goal that addresses Maps.

5 Unsignalized only; subject to future restrictions if traffic signal warranted.

& A WB to SB left-in may be allowed if sufficient right-of-way is provided and an analysis demonstrating acceptable operation is submitted to and
approved by LCDOT.

7 Distance measured from next connection to the west.

8 A WB to SB left-in may be allowed at this location if necessary.

® The previously-approved driveway for the Pic-N-Run may remain provided there is no other access; however, if Pic-N-Run establishes a
connection to the frontage road system and other access locations, the driveway must be removed.

1 The Right-in/Right-out from the south already exists at Station 230+65. This connection may be shifted west to any point between Stations
226+30 and 230+65 if proven not to be a traffic safety hazard.
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e Relocated to proposed Objective 40.1. as the Objective does not make sense in a Lee Plan
Goal that addresses Maps.

GOAL 40: AREAS FOR TRANSPORATION PLANNING. Certain areas may necessitate
requirements to mitigate transportation impacts.

OBJECTIVE 40.1 363: BABCOCK RANCH COMMUNITY (BRC). To minimize the
development impacts of the BRC in Charlotte County on the Lee County transportation system, with
the goal of protecting the rural nature of northeastern Lee County, and to assure the transportation
impacts in Lee County, generated by the BRC approved in Charlotte County, are funded entirely by the
BRC ISD or other BRC related funding mechanism. In addition, to provide a process by which these

identified improvements are added to the Transportation Map Series and the Capital Improvement
Program (CIP). (Ord. No. 10-03)

POLICY 40.1.1 36.3:1: Lee County views as a priority the proposed East-West Connector roadway
and related interstate interchange and any other transportation/mobility improvements that will
minimize the impacts in Lee County from the development of the BRC in Charlotte County. Lee
County supports the use of the Lee County and Charlotte County MPO plan update processes in a
comprehensive, coordinated, cooperative fashion to consider the need for, and location of, an East-
West Connector roadway and related interstate interchange, as well as evaluation of transportation
alternatives that might serve the projected need related to development of the BRC while
minimizing the impacts to the rural nature of northeast Lee County. Upon inclusion in the
appropriate MPO plan(s), funding for the East-West Connector roadway or transportation/mobility
alternatives will be allocated in accordance with Policy 36.3.3(c). (Ord. No. 10-03)

POLICY 40.1.2 36:3:2: The comprehensive transportation analysis of the BRC has identified the
potential need for numerous transportation/mobility improvements in Lee County. In order to
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address the impacts of the development of the BRC in Charlotte County, additions to the
Transportation Map Series and the CIP may be necessary.

a. Lee County does not have the responsibility to fund the capital transportation/mobility
improvements required by the development of the BRC in Charlotte County.

b. As contemplated in the Interlocal Planning Agreement dated March 13, 2006, and the BRC
Road Planning Agreement dated May 23, 2006, the capital transportation/mobility
improvements required by the development of the BRC will be funded entirely by the BRC
ISD or other BRC related funding mechanism (“the Developer”).

(Ord. No. 10-03)

POLICY 40.1.3 36:3:3: Analysis of the development of the BRC in Charlotte County identified
potential transportation/mobility improvements beyond the financially feasible improvements
currently reflected in the Transportation Map Series; therefore any future amendments to the

Transportation Map Series related to the BRC will be consistent with the procedures set forth
below:

a. The funding necessary to construct the transportation/mobility improvements resulting from
BRC development may exceed the proportionate share contribution anticipated from the BRC
DRI increments. Developer contributions exceeding the DRI proportionate share assessment
for a given increment may be necessary to satisfy the financially feasible standard required to

support an amendment to the Transportation Map Series, as well as future amendments to the
CIP.

b. Prior to Lee County amending the Transportation Map Series and the CIP to include specific
BRC-related transportation/mobility improvements, the 1SD, or other BRC-related funding
mechanism, will have to commit to fully funding these improvements if the proportionate share
assessment does not fully fund these identified improvements.

c. Developer contributions in excess of its DRI proportionate share assessment may be applied
directly toward identified improvements through pipelining. The funding necessary to justi
inclusion in the Lee Plan will be delivered via development agreements, interlocal agreements,
or other mechanisms acceptable to Lee County, which mechanisms will coincide with each
increment of the BRC. Upon execution of a development agreement, interlocal agreement, or
other mechanism acceptable to Lee County providing for full funding of the identified
transportation/mobility improvement, the County will include the transportation/mobility
improvement on the Transportation Map Series and the transportation/mobility improvements
will be included in the CIP as funded by developer contributions.

d. Failure of the Developer of the BRC to fully fund the transportation/mobility improvements
necessary to serve the BRC will prevent the inclusion of those transportation/mobility

improvements as amendments to the Transportation Map Series and the CIP.
(Ord. No. 10-03)
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POLICY 40.1.4 36:3:4: In recognition of the environmentally sensitive nature of the area, any
transportation/mobility improvements in Lee County or within two miles of the Lee County border
must include an analysis of the location and design of wildlife crossings. The wildlife crossings

must be coordinated with the appropriate federal, state and local agencies including: SFWMD,
Florida Fish and Wildlife Conservation Commission, U.S. Fish and Wildlife Service, Charlotte

County, and L ee County. (Ord. No. 10-03

e Relocate Objective 36.3 through Policy 36.3.4 to new Objective 40.1 within the
Transportation Element.

OBJECTIVE 40.2 258 TRANSPORTATION, PARKING, AND TRAFFIC CIRCULATION

WITHIN LEHIGH ACRES. To improve transportation, parking, and circulation within the Lehigh
Acres Community Plan area.

POLICY 40.2.1 2881: To minimize driveway connections to arterial and major collector
roadways, all Al new commercial development must provide parking lot interconnections, with

accompanying cross-access easement rights, to adjacent properties unless physical constraints

prevent the interconnection. anrd-must-rot-prevent-pedestrian—or-vehicularaccess—from-adjacent
residential-areas.

Whenever possible, all new commercial development adjacent to Lee Boulevard right-of-way must
provide access to either 5" Street West, 4" Street West, or other local, collector or arterial roadway.
Direct access to Lee Boulevard is discouraged.

POLICY 40.2.2 25.8:5: Lee County will identify possible locations of new bridges to improve the
continuity of the street network and connect neighborhoods.

POLICY 40.23 25:87: New si Hy model homes with direct access to collector or arterial
roadways are prohibited within-300feet of arterialand-colector roads.

e Relocate Objective 25.8 and Polices 25.8.1, 25.8.5 and 25.8.7to new Objective 40.2
within the Transportation Element.

OBJECTIVE 40.3 19:2: TRANSPORTATION, PARKING AND TRAFFI IRCULATI

BOCA GRANDE. To ensure residential and commercial land use in Boca Grande that recognizes the
connection between the existing transportation infrastructure and the community's desire to preserve
Boca Grande's community character as a tranguil residential community, with an historic village center,
and abundant open space and preservation areas. No policy in this community plan will be construed
or interpreted to imply that Lee County will implement and/or enforce new traffic regulations, traffic
control, or parking regulations which are determined to be significantly substandard or may cause a
defined safety or operational problem.

11 Amendments to this Policy were transmitted by the BoCC on June 3, 2026.
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Lee County will recognize the inherent need to limit additional impacts to the existing transportation
infrastructure of Boca Grande, the varied types and limited access to the community, the need for
alternate forms of transportation within the community, the need for specialized standards for parking

and commercial service areas, and the seasonal nature of infrastructure demand that exists throughout
the community. (Ord. No. 05-19, 18-18)

e Relocated from Objective 19.2.

POLICY 40.3.1 19.2.2: Lee County will support the provision of convenient, safe bridges
providing access to Gasparilla and Cole Islands and supports the highest standard of safety for

vehicles, golf carts, bicycles, and pedestrians including strict enforcement of traffic laws. (Ord. No.
05-19, 18-18)

e Relocated from Policy 19.2.2.

POLICY 40.3.219-2.4: Lee County will support efforts of the Boca Grande community to beauti

road rights-of-ways and enhance the public realm of Boca Grande by including provisions for
streetscaping in the Historic Downtown Village in the LeeScape Master Plan. In order to maintain
low traffic volumes, operating speeds, and noise levels, improvements will emphasize traffic
calming technigues, and the need to preserve the aesthetic values of the community. Particular

emphasis will be placed in the Historic District. Enhancements may include village streetscaping
such as additional street trees, trash receptacles, benches and burying utilities underground. (Ord.

No. 05-19, 18-18)

e Relocated from Policy 19.2.4.

POLICY 40.3.3 19-2.6: Lee County will support improvement of pedestrian safety by establishing
and marking crosswalks throughout the community, and by improving pedestrian circulation within
the Historic District. (Ord. No. 05-19, 18-18)

e Relocated from Policy 19.2.6.

POLICY 40.3.4 19.3.1: As a result of regional growth and local redevelopment, Lee County will
provide assistance to develop a long-range strategy to address increased parking demand. This may
result in regulations, infrastructure improvements or adoption of management practices which
incorporate any number of the following: revised traffic count thresholds; maximum development
intensities; revised minimum parking requirements; traffic congestion mitigation practices; vehicle
and pedestrian safety programs; shared parking agreements; or, public/private partnerships to fund
new or expanded parking facilities. (Ord. No. 05-19, 18-18)

e Relocated from Policy 19.3.1.

POLICY 40.3.5 19.3-2: Lee County will seek to maximize the efficiency and the functionality of
existing parking facilities by improving trailblazing signage, re-designing existing parking
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facilities, and creating specific facilities for golf cart and bicycle parking. Designated parking for

employees, the appropriate number of parking spaces for new and expanded uses, and enforcement
of existing parking restrictions and permit requirements will also be examined. (Ord. No. 05-19,

18-18

e Relocated from Policy 19.3.2.

POLICY 40.3.6 19:.3.3: Parking along the beach access streets and other public rights-of-way will
be regulated to allow convenient ingress and egress to residences and permit adequate emergency
vehicle access at all times. Lee County will support efforts of the Boca Grande community to
analyze the appropriateness of overnight and long term parking in the public rights-of-way, the
Gilchrist median, and along beach access streets. (Ord. No. 05-19, 18-18)

e Relocated from Policy 19.3.3.

POLICY 40.3.7 19-3:4: L ee County will seek to direct service vehicles and delivery vehicles to
designated unloading zones. Due to the traffic congestion in the Historic District, Lee County will
assist in establishing time restrictions on service and delivery trucks during peak traffic periods,
such as those occurring in March and April. (Ord. No. 05-19, 18-18)

e Relocated from Policy 19.3.4.

POLICY 40.3.8 19:3.5: For all new development and redevelopment, Lee County will continue to
support and improve design and permitting efforts through the site plan review process that
adequately address truck deliveries, emergency vehicle access, and solid waste disposal. (Ord. No.

05-19, 18-18)

e Relocated from Policy 19.3.5.

POLICY 40.3.9 19.3.6: Lee County will assist in a study of traffic patterns and flow in and around
the Post Office, Park Avenue, East Railroad Avenue and West Railroad Avenue, seeking to develop
a plan of action that will improve the functionality of the infrastructure while preserving the

aesthetics of the community. (Ord. No. 05-19, 18-18)

e Relocated from Policy 19.3.6.

OBJECTIVE 40.1POLIcY-36.2.1: The following access control standards will apply to the interstate
interchange areas of Luckett Road, Alico Road, Corkscrew Road, and Bonita Beach Road. The
specified turning movements are not to be construed as conveying a property right or creating any
expectation that they will be a permanent feature. The County reserves the right to modify or further
restrict movements as it deems necessary to address operational and safety issues. Access control issues

for Daniels Parkway west of I-75 are governed by the controlled access resolution adopted by the Board
of County Commissioners on October 4, 1989, as may be amended from time to time. Fhe other
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97.003, FAC. The standard is a strict requirement during the rezoning and development order processes
for cases after the effective date of this policy.

POLICY 40.1.1: Access Control Standards for | uckett Road and Bonita Beach Road

1. The distance to the first connection will be at least 880 feet, provided such location is outside
the federal limited access right-of-way line. A connection is generally defined as a driveway or
roadway, limited to right-in/right-out movements, but can include a directional median
opening. This distance will be measured from the end of the upstream interchange ramp or the
beginning of the downstream interchange ramp, whichever is farther from the centerline of the
interstate. A single connection per property not meeting this connection spacing standard may
be provided, pursuant to the connection permit process, if no reasonable access to the property
exists, and if permitting authority review of the connection permit application provided by the

applicant determines that the connection does not create a safety, operational or weaving
hazard.

2. The minimum distance to the first full movement median opening will be at least 1,760 feet as
measured from the end of the upstream interchange ramp or the beginning of the downstream
interchange ramp, whichever is farther from the centerline of the interstate.

3. Connections and median openings consistent with the above spacing standards may still be
denied in the location reguested when the Lee County Traffic Engineer determines, based on
the engineering and traffic information provided in the permit application, that the safety or
operation of the interchange or the limited access highway would be adversely affected.

4. Connections and median openings existing prior to 1998 that do not meet the standards are
allowed to remain (unless they need to be closed for operational safety reasons), but cannot

expand movements, except in the case of County roadway extensions.

POLICY 40.1.2: Access Control Standards for Alico Road

The access on Alico Road is limited to the following movements and locations, from west to east
and excluding the area within the interstate limited access right-of-way:

MEDIAN
STATION | DISTANCE?2 Om? MOVEMENT CONNECTION

160+59.33 n/a Yes All Oriole Road
170+54.54 995.21 ft. Yes i All Alico Int. Park DRI
177+474.54 720 ft. Yes All Three Oaks Parkway
222+81 n/a Yes EB to NB Left-In14 Coca-Cola Bottling Co. (N)

Rt-In/Rt-Out from N & S | University Plaza (S)
234+44 1,163 ft Yes All Ben Hill Griffin Parkway

12 Distance measured from next connection to the west.

'3 Unsignalized only; subject to future restrictions if traffic signal warranted.

14 A WB to SB left-in may be allowed if sufficient right-of-way is provided and an analysis demonstrating acceptable operation is submitted to and
approved by LCDOT.
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e Relocate Objective 36.2 and Policy 36.2.1 to new Objective 40.4 within the
Transportation Element.

POLICY 40.1.3: Access Control Standards for Corkscrew Road

The access on Corkscrew Road is limited to the following movements and locations, from west to
east and excluding the area within the interstate limited access right-of-way:

STATION | DISTANCE® | MEDIAN MOVEMENT CONNECTION
OPENING?

172+84 n/a Yes All Three Oaks Parkway

179+44 660 ft. Yes EB to NB Left-In16 Corkscrew Crossing (#1)
Rt-In/Rt-Out from N & S

185+29 585 ft. Yes All Corkscrew Crossing (#2)

187+83 254 ft No Rt-In/Rt-Out from N 1 Pic-N-Run Entrance

190+34 253 ft Yes EB to NB Left-In Estero Int. Com. Park (#3)
Rt-In/Rt-Out from N

194+29 395 ft. Yes WB to SB Left-In Corkscrew Woodlands
NB to WB Left-out
Rt-In/Rt-Out from S

221+47 n/a Yes U-turns only None

230+14 867 ft. Yes EB to NB Left-In Miromar Outlet Mall
Rt-In/Rt-Out from N &

236+73 660 ft. Yes All Ben Hill Griffin Parkway

(Ord. No. 17-13, 00-22, 03-05, 21-09)

e Relocated from Obijective 36.2
e Necessary to maintain public safety and welfare at Lee County’s interchange areas.

GOAL 40— GOAL 41: RESERVED (Ord. No. 17-13)

%5 Distance measured from next connection to the west.

16 A WB to SB left-in may be allowed at this location if necessary.

1" The previously-approved driveway for the Pic-N-Run may remain provided there is no other access; however, if Pic-N-Run establishes a
connection to the frontage road system and other access locations, the driveway must be removed.

18 The Right-in/Right-out from the south already exists at Station 230+65. This connection may be shifted west to any point between Stations
226+30 and 230+65 if proven not to be a traffic safety hazard.

Attachment 1 August 21, 2026
CPA2026-00005 Page 123 of 130


https://www.leegov.com/bocc/Ordinances/17-13.pdf
https://www.leegov.com/bocc/Ordinances/00-22.pdf
https://www.leegov.com/bocc/Ordinances/03-05.pdf
https://www.leegov.com/bocc/Ordinances/21-06.pdf
https://www.leegov.com/bocc/Ordinances/17-13.pdf

ATTACHMENT 1: Proposed Lee Plan Amendments

VIl Conservation and Coastal Management Element

POLICY 114.1.5 24.3.1: The County will not approve or support any new canals on Greater Pine
Island or any new artificial channels in natural waters within one mile of Pine Island. POLICY

2414 Maintenance dredging of old channels and canals may be permitted in those cases where
the original channel (or canal) depth and width can be accurately determined.

e Relocated from Policies 24.1.1 and 24.1.4.
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e Relocated to new Objective 129.1 within a separate goal for Lee County TDU
programs, Goal 129.

GOAL 129: LEE COUNTY TRANSFERABLE DEVELOPMENT RIGHTS PROGRAMS. Lee
County will administer Transferable Development Rights programs to incentivize the protection of
community resources.

e Create new Goal 129 to provide a location for Lee County TDU Programs.

OBJECTIVE 129.1 24.6:. GREATER PINE ISLAND TRANSFER OF DEVELOPMENT
RIGHT reater Pine Island TDR) PROGRAM. To promote and preserve the rural character of

Pine Island, Lee County will pursue the incorporation of Greater Pine Island’s purchase and transfer of
development rights programs into the LDC.

POLICY 129.1.1 246.1: i i i Maintain in the Land

Development Code transfer of development rights and purchase of development rights programs
for Greater Pine Island. The new programs will create incentives for property owners within Greater
Pine Island to transfer development rights associated with their parcels to: receiving lands outside
of the planning community; future urban areas within the planning community that are targeted for
development in accordance with these provisions; or, Lee County. The programs will allow for
continued agricultural uses on sending lands, in addition to limited non-residential uses that directly
support the agricultural operations. (Ord. No. 16-07, 18-18)

POLICY 129.1.2 24.6.2: The Greater Pine Island TDR program will have the following
characteristics:

c. Creation of Greater Pine Island Transferable Development Units (Greater Pine Island TDUSs).

5. Up to one Greater Pine Island TDU may be created per five acres of wetlands.

6. Up to one Greater Pine Island TDU may be created per one acre of uplands located in non-
urban future land use categories.

7. Up to three Greater Pine Island TDUs may be created per one acre of uplands located in
the Outlying Suburban future land use categories.

8. Up to two Greater Pine Island 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.

d. Receiving area density and intensity equivalents of Greater Pine Island TDUSs.
4. One Greater Pine Island TDU will be equal up to two dwelling units when transferred to
eligible receiving lands outside of the Greater Pine Island Community Plan area.
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5. One Greater Pine Island TDU will be equal up to one dwelling unit when transferred to

receiving lands in Pine Island Center.
6. Lee County may establish non-residential incentives for the use of Greater Pine Island
TDUs within Future Urban Areas of the unincorporated Lee County.

c. The LDC may include regulations that permit the County to evaluate the effectiveness of the

Greater Pine Island TDR program and make changes that may further condition or restrict the
use of Greater Pine Island TDUs.

(Ord. No. 16-07, 18-18)

POLICY 129.1.3 24.3-1: Due to the constraints on future development posed by the limited road
connections to mainland Lee County, only Greater Pine Island TDUs are permitted in Greater Pine
Island consistent with Table 1(a), Note 4. Only the portion of Greater Pine Island defined as Pine
Island Center is eligible to receive Greater Pine Island TDUs. (Ord. No. 16-07, 18-18)

POLICY 129.1.4 24.6.3: The County will administer the TDR program and will develop a clear
and concise forum to disseminate program information and records, including but not limited to a:
TDR program website that will provide general program information, rules and guidelines; TDU
administrative determination application; County-approved form of conservation easement;
certified TDU database with ownership information; and, for-sale TDU clearinghouse information

for those individuals that request to be included within the TDU clearinghouse program. (Ord. No.
16-07, 18-18)

e Relocated from Objective 24.6 and Policies 24.3.1, 24.6.4, 24.6.2, and 24.6.3.

OBJECTIVE 129.2 124.2: WETLANDS TRANSFER OF DEVELOPMENT RIGHTS (Wetlands

TDR) PROGRAM. To incorporate purchase and transfer of development rights programs for the

protection and preservation of wetlands into the LDC. (Ord. No. 19-26)

POLICY 129.2.1 124.2.1: The programs may create incentives for property owners of wetlands to

transfer development rights associated with the Wetlands future land use category to eligible upland
receiving lands or | ee County. (Ord. No. 19-26

POLICY 129.2.2 124.2.2: The Wetlands TDR program will have the following characteristics:

4. Creation of Wetland Transferable Development Units (Wetland TDUs).
a. Up to one TDU may be created per five acres of wetlands.
b. Up to two 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. TDUs allowed by 1.a. or 1.b. above, and created from wetlands located within the Coastal
High Hazard Area may be doubled.

5. Receiving area density and intensity equivalents of Wetland TDUs.
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c. In the Intensive Development, Central Urban, Urban Community, or General Interchange
future land use categories, one Wetland TDU may be redeemed for up to two dwelling
units.

d. Lee County may establish non-residential incentives for the use of Wetland TDUs within
Future Urban Areas of the unincorporated Lee County.

6. The LDC may include regulations that permit the County to evaluate the effectiveness of the
Wetlands TDR program and make changes that may further condition or restrict the use of

Wetland TDUSs.
(Ord. No. 19-26)

POLICY 129.2.3 124.2.3: 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. (Ord. No. 19-26)

e Relocated from Objective 124.2 and Policies 124.2.1, 124.2.2, and 124.2.3.

GOAL 429130 - GOAL 134: RESERVED

IX Historic Preservation

OBJECTIVE 1435 POLICY 198 1: Maintain a Boca Grande Historic Preservation Board.

POLICY 143.5.1 19.8.3: Lee County will work with the Boca Grande Historic Preservation Board

and the community of Boca Grande in reviewing the design parameters applicable to the Historic
District of Boca Grande to ascertain whether additions, modifications, or deletions need to be

considered.

POLICY 143.5.2 19.8.5: Lee County will preserve the historic village character of the commercial

sector of Boca Grande by adhering to the criteria of the Design Guidelines Manual for the Boca
Grande Historic District. {ee Ceunty-will suppertefforts of the Boca Grande community-to-modify

e Relocated and renumbered from Policies 19.8.1, 19.8.3, and 19.8.5.
e Deleted sections are no longer consistent with federal law.
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Xlll Administration
b. Administrative Interpretations of the Plan

2. Standards for Administrative Interpretations
a. through e.(4)(a) remains unchanged.

(b) The lot/parcel is located on Captiva Island in an area identified by Policy 23.2.1
11.1.3 and is approved as a Commercial or Mixed-Use planned development.

e Amended to maintain internal consistency.

XIV Glossary

e Deleted to maintain internal consistency.

e Deleted to maintain internal consistency

e Deleted to maintain internal consistency

COUNTY FACILITIES — means property owned or leased by Lee County and all uses and improvements
thereon, including but not limited to public utilities and resource recovery facilities, public recreational
uses, public safety facilities, communication towers, and other public facilities. The term does not include
property owned, leased, or controlled exclusively by a constitutional officer, independent authority,
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dependent or independent special district, municipality, school board, state agency, federal agency, or other
governmental entity.

e Added definition to clarify what constitutes a county facility.

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

alowed-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 Nerth-Olga—Northeast Lee County Planning District-Cemmunity and Density
Reduction/Groundwater Resource.

e Amended to maintain internal consistency.

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, 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 District Community.

e Amended to maintain internal consistency.

PINE ISLAND CENTER - Urban Community-designated lands that are generally located at the arterial
intersection of Pine Island Road and Stringfellow Road withinthe-GreaterPine-lsland-Planning-Community.

e Amended to maintain internal consistency.
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Map 1-C:

Map 1-D:

Map 1-G:

Map 2-A:

Map 2-B:

Map 2-C:
Map 2-E:

Map 3-G:

Map 3-H:

Map 5-E:

Map 5-F:

MAP AMENDMENTS

Mixed Use Overlay
e Add lands from the Lehigh Acres Specialized Mixed Use Nodes and North Fort
Myers Neighborhood Centers to the Mixed Use Overlay.
Special Treatment Areas
e Add lands from Lehigh Acres Commercial Overlay.
e Add lands showing the Babcock Ranch portion of the New Community.
e Delete Privately Funded Infrastructure layer
Agriculture Overlay
e Delete. Outdated and not required by State Statute, as distribution of agricultural
uses are addressed through the allowable uses based on the Future Land Use Map.
Community Planning Area
e Delete to maintain internal consistency
Lehigh Acres Community Plan Overlay
e Delete to maintain internal consistency.
e The Specialized Mixed Use Nodes will be relocated to Map 1-C.
e The Lehigh Acres Commercial Overlay will be moved to Map 1-D.
Existing Pine Island Farmland
e Relocate to Map 5-E for implantation of the Greater Pine Island TDU Program.
Historic Surface and Groundwater Levels
e Relocate data and delete.
Alico Road Access Plan
o Delete. Not appropriate in the Lee Plan. To protect roadway capacity at interchange
areas, corresponding text is being relocated to Goal 40 in the Transportation
Element.
Corkscrew Road Access Plan
o Delete. Not appropriate in the Lee Plan. To protect roadway capacity at interchange
areas, corresponding text is being relocated to Goal 40 in the Transportation
Element.
Existing Pine Island Farmland
e Relocated from Map 2-C.
Historic Surface and Groundwater Levels
e Relocated from Map 2-E.

TABLE AMENDMENTS

Table 1(a): Summary of Residential Densities

e Update to maintain internal consistency.
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FUTURE LAND USE

CATEGORY

TABLE 1(a)
SUMMARY OF RESIDENTIAL DENSITIES'

STANDARD OR BASE DENSITY
RANGE

BONUS DENSITY

MINIMUM? MAXIMUM MAXIMUM TOTAL
(Dwelling Units per (Dwelling Units per DENSITY?
Gross Acre) Gross Acre) (Dwelling Units per Gross Acre)
Intensive Development* 8 14 22
General Interchange? 8 14 22
Central Urban®® 4 10 15
Urban Community*516 1 6 10
Suburban?’ 1 6 No Bonus
Outlying Suburban 1 3 No Bonus
Sub-Outlying Suburban 1 2 No Bonus
Rural® No Minimum 1 No Bonus
Outer Islands No Minimum 1 No Bonus
Rural Community Preserve® No Minimum 1 No Bonus
Open Lands’ No Minimum 1 du/10 acres No Bonus
ggg;&t?/cggduction/Groundwater No Minimum 1 du/10 acres No Bonus
Wetlands® No Minimum 1 du/20 acres No Bonus
New Community® No Minimum 6 No Bonus
University Community® 1 2.5 No Bonus
%ﬁg:g&%’;ﬁ;ﬁiﬁ Mixed Use 6 9.36 No Bonus
160 Dwelling
Burnt Store Marina Village®? No Minimum Units; 145 Hotel No Bonus
Units

Coastal Rural'® 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 minimum 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.

“Within 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-Objective24-6)-ortransfer
i o ith Poli a4

®In all cases on Gasparilla Island, the maximum density must not exceed 3 du/acre.

S\Aithin tha P naham a naw racidan a) aa h a minimum of 4
Vi B afFea Vv d /e-a

no changes proposed to notes 7 through 18

¥The maximum density in the New Community future land use category is limited to 1 du/1.9 acres in the

Nerth-Olga-Community-Plan-area Northeast Lee County Planning District (see Policy 1.1.15).




	Agenda
	CPA2026-00005 Future Land Use Element Update
	Staff Report
	Attachment 1



