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MEETING AGENDA
• Introduction and Overview 

• Opening Discussion

• Staff Presentation on Proposed 

Changes

• Reflection Discussion

• Next Steps with Target Dates

• Conclusion



Between 2023 and 2026, the County’s 
Planning Section received 11 text and 
map amendments  within the Southeast 
Lee Community Plan Area. 

Instead of looking at all these cases in a 
vacuum, the staff asked the Board of 
County Commissioners whether we could 
consider the requests more holistically . 

Been approximately 10 years since 
Southeast Lee was updated , and the 
Dover-Kohl Study wanted reevaluation 
every 10 years. 

The Board of County Commissioners  
gave direction to pursue County-Initiated 
Amendments on April 21, 2026 . 

CASE NUMBER PROJECT NAME TYPE REQUEST CONSULTING TEAM

CPA2023-00009 Dante Commercial Map Commercial FLUM Amendment
RVi Planning + Landscape 

Architecture

CPA2024-00001 Bonita Beach Commercial Map
Outlying Suburban FLUM 

Amendment
RVi Planning + Landscape 

Architecture

CPA2024-00002 Bonita Beach Commercial Text
Remove commercial cap and 

allow commercial uses
RVi Planning + Landscape 

Architecture

CPA2024-00011 Corkscrew 80 Residential Map
Incorporate property into EEPCO 

for density incentives
RVi Planning + Landscape 

Architecture

CPA2024-00012 Corkscrew 80 Residential Text
Change EEPCO requirements to 

allow map amendments
RVi Planning + Landscape 

Architecture

CPA2025-00006 Alico Tradeport Industrial Text Allow industrial uses in SE Lee Ensite

CPA2025-00009 Daniels Tradeport Industrial Map
Remove from SE Lee to allow 

industrial uses
Morris DePew & 

Associates

CPA2025-00010 Alico Tradeport Industrial Map Tradeport FLUM amendment Ensite

CPA2025-00011 SR 82 Freeman Industrial Map Tradeport FLUM Amendment
RVi Planning + Landscape 

Architecture

CPA2025-00013 White Willow Residential Map
Outlying Suburban FLUM 

amendment
Daniel Delisi

CPA2026-00001 Bluewater Ridge Residential Text
Create mine reclamation overlay 

for residential development
RVi Planning + Landscape 

Architecture



Protect and restore the County’s water 
resources and protected species habitat.

Minimize vehicular trip lengths by 
allowing more uses close to residential 
development.

Create a long-term vision for the Alico 
Extension corridor.

Re-examine the EEPCO tiers in response 
to existing development, per the Dover-
Kohl Study.

Maintain strict development standards to 
facilitate long-term resource 
conservation. 



AMENDMENTS 
OVERVIEW



Under  current  Goal  33, allowable  land  uses  
include  conservation,  agriculture,  public  
facilities,  low -density  or  clustered  residential,  
natural  resource  extraction  operations,  and  
private  recreation  facilities . All  uses  must  be  
compatible  with  the  protection  of  Southeast  
Lee  County’s  environment .

Litigation & Demand
Existing limitations for non-residential uses in the 
Lee Plan have been exceeded by the settlement 
agreements, preventing new non-residential uses 
despite an increase in residential uses. 

Livability
Existing use limitations largely prevent everyday 
needs and amenities from being located near 
existing residential uses, resulting in additional 
vehicle miles traveled and increased tax burden. 

Resource Conservation
Changes need to balance wildlife habitat 
conservation, natural resource protection, and 
inevitable growth. 



OBJECTIVE 33.4: NON-RESIDENTIAL USES. Provide adequate commercial, industrial, and office uses to support the 
Southeast Lee County Community Plan Area by allowing non-residential uses within a Southeast Lee Community Plan Area 
overlay, as depicted in Map XXXX or as an independent development outside of an overlay. These non-residential uses are 
intended to provide employment opportunities and reduce the number and duration of vehicle trips while safeguarding natural 
resources. Commercial uses are limited to Neighborhood Commercial.

POLICY 33.4.X: Non-residential uses may be permitted through a planned development that demonstrates the 
following: 

1.  Connections to public water and sewer services. When available, non-residential development must also connect to 
public reuse infrastructure. 

2.Minimizes pollutants associated with some non-residential uses. The following are examples of uses that are not 
appropriate within SE Lee when located within a wellfield protection zone: auto parts stores, data centers, lawn and 
garden supply stores, fuel pump stations, dry cleaners (on-site), or any other use that is not compatible with 
protecting Southeast Lee County’s environment, as determined by Lee County Natural Resources.

3.Provides a minimum of 40% open space. A project may provide off-site mitigation by acquiring and transferring 
property acceptable to the county, specifically properties depicted on Map XXXXX, to Lee County Natural 
Resources for an open space credit of up to 25%. On-site Open space shall be designed around the following to the 
maximum extent possible: 

￭ Restoration and accommodation of existing and historic regional flow-ways;
￭ Restoration and preservation of wetlands;
￭ Restoration and preservation of indigenous upland habitats; 
￭ Providing or enhancing critical wildlife connections to adjacent conservation areas; 
￭ Providing an enhanced lake management plan that establishes surface and groundwater monitoring and 

maintenance plans, applies best management practices for fertilizers and pesticides, and provides erosion 
control and bank stabilization. 

4.Develop a site-specific ecological and hydrological restoration plan which includes, at a minimum, the following: 
preliminary excavation and grading plans, analysis of hydrological improvements and water narrative, replanting 
plan, habitat restoration plan, success criteria, and a mechanism for long-term monitoring and maintenance.

5. Include a human-wildlife coexistence plan that, at a minimum, includes bear-proof trash and recycling containers, 
underground grease traps, enhanced outdoor lighting standards that do not illuminate conservation areas, and 
educational materials.

6.Commercial development within the 6-month, 1-year, 5-year, or 10-year travel zones of the Wellfield Protection 
Ordinance must provide a total of 1½ inches of treatment, ½ inch of which must be completed via dry pretreatment, 
at a minimum. The entire commercial portion of the project will be considered within the most restrictive wellfield 
protection zone as defined in the Wellfield Protection Ordinance. Groundwater quality monitoring well(s) must be 
provided and located between Lee County’s nearest production well(s) and the commercial development when the 
property is within XXXX. 

7.Properties along Corkscrew Rd must provide a 100-foot-wide buffer along the Corkscrew right-of-way. 
8.Landscaping utilizes drip irrigation, uses drought-tolerant native plants, and limits the use of turfgrass within all 

common areas to no more than 30%.

Creates a new Objective  in Goal 33 
with specific requirements for 
Non -Residential Development . 

Requires: 
• Connection to Public Utilities
• Pollutant minimization  

through use limitations

• Increased Open Space  
prioritizing restoration and 
preservation

• Restoration Plans  for wetlands 
and uplands

• Wildlife Co -Existance Plans
• Minimized Irrigation Needs



The  amendments  will  update  the  descriptions  for  
the  Commercial,  Tradeport,  and  Density  Reduction/  
Groundwater  Resource  Future  Land  Use Categories  
to  facilitate  their  use  in  Southeast  Lee . 

No Density Increases
Southeast Lee should maintain low-density 
development standards because infrastructure is 
not yet in place, and there are numerous 
environmental concerns.

Employment Opportunities 
The Tradeport FLUC prioritizes employment 
opportunities over stand-alone retail, in hopes of 
creating more jobs for residents in Southeast Lee 
and Lehigh. 

Amenities
The Commercial FLUC allows all types of 
commercial development and, like Tradeport, 
supports job creation while providing access to 
everyday amenities. 



Broadens the application of the 
Commercial category to areas with 
existing infrastructure but where 
residential development is not ideal.

Broadens the application of the 
Tradeport category to areas that may 
not be directly adjacent to the airport, 
but are still close to major 
transportation infrastructure. 

Does not allow residential density. 

Apply County -wide , but all uses in 
these categories in SE Lee would have 
to comply with SE Lee requirements . 



Broaden the language of Policy 
6.1.2 to defer to Community 
Plan Areas  rather than to 
described intersections or 
Policies. 

Reduce the requirement for 
Planned Developments  in 
Policy 7.1.2 when zoning and 
FLUC are consistent.



Clarifies  the modeling 
requirements for DR/GR 

Updates the reference  to 
Southeast Lee Community 
Plan Area

No substantive changes to 
DR/GR Future Land Use 
Category



Clarifies that Policy 2.3.2 applies 
to DR/GR in the Southeast Lee 
Community Plan Area instead of 
providing a general description 
of SE Lee.

Changes Policy 2.3.2 to 
potentially allow non -residential 
uses , when consistent with the 
Lee Plan, Goal 33 , and the 
Wellfield Protection Ordinance . 

Minor grammatical fixes. 



Under  the  existing  Lee  Plan  policy,  the  EEPCO 
allows  certain  densities  based  on  the  Priority  
Restoration  Tier  the  property  is identified  as  in  
Map  1-D.

Map 1 -D
All existing Tier 1 and 2 properties have been 
developed or preserved, but the Lee Plan does not 
provide clear guidance on how lower-tier 
properties may develop or if a property may 
change tiers.

Dover -Kohl
The Dover-Kohl study, which was the foundation of  
the Southeast Lee Community Plan Area, stated 
that the County should reevaluate the Tiers in 
Southeast Lee every 10 years. 

Additional Overlays
A request for an additional overlay type within the 
Southeast Lee Community Plan Area became a 
springboard to examine whether the existing 
overlays could be better utilized. 



Updates the policy establishing 
the EEPCO to a vision statement 
rather than a static reference to 
properties already identified on a 
map.

Updates references to broad 
categories instead of specific 
places to allow broader 
application. 

No substantive changes to EEPCO 
development requirements in #2.



Major change to EEPCO Tiers.



Numerous other changes to 
clean up Goal 33 related to the 
changes in the Tiers and Use 
allowances. 

Clarifies that Objective 33.2 
relates to all of the overlays in SE 
Lee, not general residential and 
mixed-use development. 

Removes commercial use cap in 
Policy 33.2.5. 



The  existing  Objective  17.2 establishes  the  
Community  Plan  Areas  per  Map  2-A with  
no  guidance  on  how  those  areas  were  
created  or  how  they  may  be  changed  
over  time . 



Updates the language to 
create clear statements 
on what creates or 
contracts Community 
Plan Areas. 

Still a VERY  draft version 
of this. 



Based  on  the  proposed  changes,  the  maps  
currently  contained  in  the  Appendix  of  the  Lee 
Plan  will  likely  be  amended  with  the  text  
amendments . 

Text Amendments
The proposed text amendments, such as the 
change to the EEPCO Tiers, necessitate changes to 
the maps. 

Infrastructure Expansions
The County has approved infrastructure expansions 
for the road network and utility systems, which 
need to be accounted for in the map series. 

Privately -Initiated Amendments
The privately-initiated amendments under review 
will be processed individually, with final decisions 
based on their individual merits. The county -
initiated amendments do not guarantee 
approval of the proposed map amendments. 



Meetings with 
County Departments

Meetings to review 
proposed language and 
verify data needs with 
the following depts: 

• Natural Resources 
• Lee DOT
• Solid Waste
• Public Safety 
• Utilities 

MAY

Finalize Language 
& Draft Staff 

Report

Review and revise the 
draft based on 

comments from 
County departments 

and stakeholder 
feedback. 

JUNE JULY AUGUST TO 
OCTOBER

BOCC Hearings & 
State Reviewing 

Agencies

• Transmittal Hearing 
with BOCC 

• Transmittal to the 
SRA 

• Adoption Hearing 
with BOCC 

• Transmittal to SRA

LPA 
Hearing

• One hearing for 
recommendation 
to BOCC 

All dates are anticipated and subject to change. 



CONCLUSIONS

The intent of these amendments is to balance development 

pressures with the legacy of environmental protection in the 

Southeast Lee Community Plan Area. 

No Density 
Increases

• New use allowances prioritize non-
residential uses for jobs and amenities. 

• Residential density incentives 
reimagined, not increased. 

Changing 
Conditions

The Alico Extension and entitled 
development have changed the Southeast 
Lee Community Plan Area in the last 10 
years.

DR/GR 
Remains

No substantive changes to the DR/GR 
Future Land Use Category. 



Thank you for your continued support and involvement in our efforts to make Lee County 
more liveable and sustainable. 

Check out the project webpage on the County’s website: 
www.leegov.com. 

Contact Planning Staff with questions, comments, or 
concerns at PODPlanning@leegov.com.
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