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Lee County, Florida 
Department of Community Development 

Zoning Section 
Staff Report 

 

Case Number: DCI2020-00013 
Case Name: Carissa Minor RPD 
Case Type: Minor Planned Development Rezoning 
Area Affected by Request: ±19.96 Acres 
Sufficiency Date: January 4, 2021 
Hearing Date: May 6, 2021 

 

Summary of Request and Recommendation  
Banks Engineering, Inc., on behalf of Carissa, LLC, filed a request to rezone ±19.96 acres from 
Commercial Planned Development (CPD) to Residential Planned Development (RPD) to permit the 
development of a multifamily residential community containing a maximum of 260 dwelling units.  

The subject property is a tract of land consisting of four parcels located at the northwest corner of 
the intersection of Crystal Drive and Ben C Pratt/Six Mile Cypress Parkway (Commission District #2). 
A legal description and sketch of the subject property is attached as Attachment V. 

Staff recommends APPROVAL of the applicant’s request with the conditions found in Attachment C.  

The applicant has requested two deviations from the Lee County Land Development Code (LDC) to 
facilitate the proposed development. A third deviation was withdrawn by the applicant. Staff 
recommends approval of the requested deviations. 

Property History and Character of the Area 
The subject property is a tract of land consisting of four parcels at the northwest corner of the 
intersection of Crystal Drive (a non-County-maintained local road) and Ben C Pratt/Six Mile Cypress 
Parkway (a County-maintained arterial road). The property is bordered to the south and east by 
these roadways, by JV Parker Lane (a non-County maintained local road) to the west, and by vacant 
residentially- and commercially-zoned lands to the north (see Attachment B). 

The subject property was rezoned from Agricultural (AG-2) to Commercial Planned Development 
(CPD) in 1997 and was subsequently amended in 2005. The approved master concept plan (MCP) 
was reinstated for a period of one year and three months in 2006 by Resolution Z-06-007 and was 
subsequently amended in 2007 by ADD2007-00120 (see Attachments S and T). Ordinance 13-01, 
which was adopted in 2013, retroactively reinstated all expired master concept plans; therefore, the 
existing Commercial Planned Development zoning, as amended, remains effective. The existing 
Commercial Planned Development permits development maximums of 100,000 square feet of retail 
commercial floor area, 50,000 square feet of office floor area, and 100 hotel/motel units. 
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The subject property is located within the Central Urban future land use category as designated by 
the Lee Plan (see Attachment B). The areas surrounding the subject property can be characterized as 
follows: 

North  
Lands to the north of the subject property are zoned Residential Planned Development (RPD) and 
Commercial Planned Development (CPD), and are located within the Central Urban future land use 
category as designated by the Lee Plan. These lands are vacant with respect to use (see Attachment 
B). The RPD-zoned property is approved for a maximum of 76 dwelling units as approved by 
Resolution Z-98-054 (Coral Rock RPD), while the CPD-zoned property is approved for a maximum of 
90,000 square feet of commercial intensity as approved by Resolution Z-06-062 (Penzance Square 
FKA Penzance Center CPD). 

South 
Lands to the south of the subject property (across Crystal Drive) are zoned Commercial Special Office 
(CS-1) and are designated Central Urban by the Lee Plan (see Attachment B). These lands are 
developed with a multi-tenant commercial development known as Carissa Commercial Park, which 
contains approximately 100,000 square feet of floor area and associated site improvements. 

East 
Lands to the east of the subject property are zoned Environmentally Critical (EC) and are designated 
Conservation Lands (Uplands and Wetlands) by the Lee Plan (see Attachment B). These lands are 
held in conservation as part of the Six Mile Cypress Slough Preserve. 

West 
Lands to the west of the subject property are zoned Agricultural (AG-2) and are designated Central 
Urban by the Lee Plan. These lands are developed with single-family residential uses and are also 
utilized for agricultural purposes (see Attachment B). 

Analysis 
The subject request seeks to rezone ±19.96 acres from Commercial Planned Development (CPD) to 
Residential Planned Development (RPD) to facilitate a multifamily residential development 
containing a maximum of 260 dwelling units within three buildings (see Attachments D and H).  The 
260 dwelling units will consist of 173 units of standard density and 87 bonus density units.  

Section 34-145 of the Land Development Code (LDC) establishes the review criteria for all rezoning 
requests. Before recommending approval of a rezoning request, the Hearing Examiner must find the 
request: 
 

a) Complies with the Lee Plan; 
b) Meets the Land Development Code and other applicable County regulations or qualifies for 

deviations; 
c) Is compatible with existing and planned uses in the surrounding area; 
d) Will provide access sufficient to support the proposed development intensity; 
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e) The expected impacts on transportation facilities will be addressed by existing County 
regulations and conditions of approval; 

f) Will not adversely affect environmentally critical or sensitive areas and natural resources; 
and 

g) Will be served by urban services, defined in the Lee Plan, if located in a Future Urban Area 
category. 

For Planned Development rezoning requests, the Hearing Examiner must also find: 

a) The proposed use or mix of uses is appropriate at the proposed location; 
b) The recommended conditions provide sufficient safeguards to the public interest and are 

reasonably related to the impacts on the public’s interest expected from the proposed 
development; and 

c) That each requested deviation: 
1) Enhances the achievement of the objectives of the planned development; and 
2) Preserves and promotes the general intent of this Code to protect the public health, 

safety and welfare. 

The following sections provide an analysis of the request and whether it meets the criteria for 
entitlement in accordance with the Land Development Code. 

Lee Plan Compliance 
The subject property is located within the South Fort Myers Planning Community, which is identified 
by the Lee Plan as the center of Lee County. The vision statement for the South Fort Myers Planning 
Community notes that South Fort Myers has higher intensity land uses and will continue to be a core 
area of the county that provides office area for professional services, with residential areas of the 
community continuing to develop through the 2030 planning horizon established by the Lee Plan.  

The subject property is designated Central Urban by the Lee Plan (see Attachment B). Lee Plan 
Policy 1.1.3 notes that the Central Urban future land use category can be best characterized as the 
“urban core” of the County, which “is already most heavily settled and which has or will have the 
greatest range and highest levels of urban service.” This policy also notes that the Central Urban 
future land use category may carry with it a maximum total density of 20 dwelling units per acre 
when utilizing Greater Pine Island Transfer of Development Units. The request, if approved, will 
facilitate the development of a relatively dense multifamily residential community on a property that 
fronts on an arterial road with adequate urban services available to serve the use. Therefore, the 
request is CONSISTENT with Lee Plan Policy 1.1.3. 

Approval of the request, as conditioned, will promote contiguous and compact growth patterns and 
minimize the cost of energy and services (Lee Plan Objective 2.1) while permitting growth within 
future urban areas in a manner consistent with the Goals, Objectives, and Policies of the Lee Plan (Lee 
Plan Policies 2.1.1 and 2.1.2). Adequate public facilities, services, and infrastructure exist to serve 
the proposed development, and the request will be compatible with surrounding land uses (Lee Plan 
Objective 2.2 and Policy 2.2.1). Water and wastewater infrastructure is located adjacent to the 
subject property, and water and wastewater capacity is available to serve the proposed development 
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(Lee Plan Standards 4.1.1 and 4.1.2) (see Attachment I). South Trail Fire Station #62 is located 
approximately 2.75 miles from the subject property, while EMS Station Medic 35 and the Main Office 
of the Central District of the Lee County Sheriff Office are located approximately 3.5 miles from the 
subject property. The Lee County School District indicates that there are no capacity issues within 
the Concurrency Service Area to serve the school-aged children generated by the development (see 
Attachment J). There are no public transit facilities proximate to the subject property (see 
Attachment K).  

The subject property contains approximately 6.62 acres of wetland areas and 0.53 acres of other 
surface waters. An environmental assessment was prepared and submitted in support of the subject 
request CONSISTENT with Lee Plan Standard 4.1.4, and is analyzed herein. The proposed master 
concept plan is designed to avoid physical hazards and environmental limitations and employs 
clustering that provides adequate open space, buffering, and landscaping (Policies 5.1.2 and 5.1.6). 

As noted above, the subject request, if approved, will include the use of bonus density to achieve the 
proposed number of dwelling units (Policy 135.1.4). The request contemplates the development of 
a multifamily residential community that is proximate to a mix of established single-family and 
multifamily residential development (Policy 135.1.9).  

In conclusion, the request, as conditioned, is CONSISTENT with the Lee Plan. The subject 
property is located in a future urban area and directly abuts an arterial roadway. The property is 
located near established commercial areas and employment centers, while the proposed master 
concept plan considers the presence of wetland areas and other environmental features in its design. 
The request, if approved, will capitalize on the property’s location along a County-maintained arterial 
road and its access to infrastructure, public services and facilities, and the local and regional roadway 
network. The subject property is well-suited to accommodate the proposed development density, 
and the development of the property presents minimal compatibility-related concerns.   

Land Development Code Compliance and Deviations 

Deviations 
Section 34-411 of the Lee County Land Development Code requires all planned developments to be 
consistent with the Lee Plan and the Land Development Code except to the extent that deviations 
from the Land Development Code are requested as part of an application for a planned development. 
As noted above, the request, as conditioned, is consistent with the Lee Plan.  

Four deviations were approved as part of the existing Commercial Planned Development on the 
subject property (see Attachment S). The applicant does not propose to retain any of the approved 
deviations, but proposes two deviations from solid waste and parking design requirements of the 
Land Development Code (see Attachment G).  

Staff’s analysis and recommendations regarding the requested deviations are as follows: 

Deviation 1 seeks relief from LDC Section 10-261(a), which requires all new multifamily residential 
development to provide sufficient on-site space for the placement of garbage and recyclable 
materials collection containers at a rate of 216 square feet for the first 25 units, plus 8 square feet for 
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each additional dwelling unit, to allow 100 square feet for recyclable materials and space for a 
proposed trash compactor. 

The applicant’s justification for the requested deviation notes that the subject deviation can be 
granted through an administrative review process pursuant to LDC Section 10-104. The deviation is 
requested to facilitate the use of one central location for a trash compactor and recyclable area to 
serve the proposed development. The proposed compactor enclosure and recyclable area will be 
located along an internal roadway connecting the north and south development areas (see 
Attachment D). The applicant notes that the use of a centralized location for trash and recyclables 
provides for facilities that are buffered internally and externally by preservation areas while 
providing for the efficient collection of solid waste. The Lee County Division of Solid Waste reviewed 
the application materials and offered no comment on the requested deviation (see Attachment L). 
Additionally, approval of the Division of Solid Waste will be required prior to local development 
order; therefore, staff recommends APPROVAL of the requested deviation. 

Deviation 2 seeks relief from LDC Section 34-2015(2)c, which permits stacking of vehicles only for 
single-family, duplex, two-family, and townhouses where each dwelling unit has an appurtenant 
garage or driveway, to allow the stacking of vehicles for garages proposed within the multifamily 
development. 

The applicant’s justification for the requested deviation notes that the vehicle stacking is proposed 
for buildings where private garages that are proposed to function similar to a single-family or 
townhouse developments are offered as an amenity option to residents. Each garage is proposed to 
be accessed from a driveway that is designed consistent with the requirements of the LDC. The 
applicant’s justification also notes that garages will be assigned to specific units and that stacking will 
be limited to vehicles for occupants of the specific unit leasing an individual garage. Staff finds that 
the requested deviation enhances the achievement of the objectives of the planned development and 
protects public health, safety, and welfare. Therefore, staff recommends APPROVAL of the requested 
deviation subject to the following conditions: 

• The stacking of vehicles is limited to the deviation locations keyed to master concept plan and 
must be in substantial compliance with the stacking detail depicted on the master concept plan; 
and 

• Each set of stacked parking spaces must be assigned to the same rental unit. 

Bonus Density 
As noted above, the applicant proposes 87 bonus density units in addition to the standard density of 
10 dwelling units per acre to accomplish the 260-unit maximum contemplated by the subject request. 
LDC Section 2-146 establishes the minimum criteria to participate in the use of bonus density. The 
request for bonus density complies with these criteria as follows: 

1. Additional traffic will not be required to travel through areas with significantly lower 
densities before reaching the nearest collector or arterial road. 
The subject property abuts an arterial road and will have direct access to this roadway. 
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2. Existing and committed public facilities are not so overwhelmed that a density increase 
would be contrary to the overall public interest. 
The subject property is designated Central Urban by the Lee Plan, and existing public facilities 
are sufficient to accommodate the proposed bonus density. The subject request has been 
evaluated from a public facilities standpoint for the entirety of the proposed maximum 
development density. 
 

3. Storm shelters or other appropriate mitigation is provided if the development is located 
within the coastal high hazard area as defined in Section 2-483. 
The subject property is not located within the coastal high hazard area. 
  

4. The resulting development will be compatible with existing and planned surrounding land 
uses. 
As noted herein, the subject request is compatible with existing and planned land uses 
surrounding the subject property. The request contemplates the development of a 
multifamily residential use on a property abutting an arterial road that is located in close 
proximity to shopping and employment centers, schools, and recreational opportunities. In 
short, the property is well-suited to accommodate the proposed bonus density. 

Compatibility with Surrounding Uses 
The subject property is surrounded by lands that are zoned for commercial, residential, and 
agricultural uses. The requested rezoning is consistent with the Future Land Use Map designation of 
the subject property and the future land use designation of the surrounding area. No deviations from 
compatibility-related provisions of the Land Development Code are being sought as part of this 
request. It should also be noted that the request, as conditioned, is compatible with existing 
environmental constraints that are present on the property. 

Sufficiency of Access, Transportation Considerations, and Traffic Impacts 
The subject property fronts on and is proposed to be accessed from Ben C Pratt/Six Mile Cypress 
Parkway and Crystal Drive (see Attachment D).  Ben C Pratt/Six Mile Cypress Parkway is classified 
as a County-maintained arterial road while Crystal Drive is classified as a non-County-maintained 
local road. It should be noted that Ben C Pratt/Six Mile Cypress Parkway is designated as a controlled 
access facility by Lee County Resolution 17-08-11 (see Attachment O).  

Access from Ben C Pratt/Six Mile Cypress Parkway is proposed to be provided via a right-in, right-
out driveway as approved by the aforementioned controlled access resolution, while a full access 
point is proposed to be provided from Crystal Drive. As such, adequate access to the local roadway 
network exists to accommodate the proposed development. 

The applicant submitted a traffic impact statement in support of the request for rezoning (see 
Attachment M). Development Services/Infrastructure Planning staff reviewed the traffic impact 
statement and provided substantive comment (see Attachment N). Staff notes that the request will 
generate 94 weekday AM peak hour trips and 114 weekday PM peak hour trips, and that Ben C 
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Pratt/Six Mile Cypress Parkway is expected to operate at level of service (LOS) B with and without 
the proposed project.  

Staff undertook an intersection level of service analysis using the trip assignment in the traffic impact 
statement and determined that the intersections of Ben C Pratt/Six Mile Cypress Parkway at the site 
access and at the intersection of Crystal Drive will be significantly impacted by the proposed 
development; however, staff notes that the levels of service at these intersections will remain 
unchanged by the proposed project. Therefore, staff concluded that the proposed project will not 
have a detrimental impact on the surrounding roadway system. The need for any off-site 
improvements will be determined at the time of local development order. 

Environmental Considerations 
Lee County Environmental staff reviewed the request and provided substantive comment on the 
subject request (see Attachment P). Environmental staff notes that the subject request complies with 
the minimum overall open space and minimum indigenous open space requirements of the Land 
Development Code, and recommends conditions of approval to memorialize the provision of open 
space as depicted on the master concept plan. Environmental staff also notes that the master concept 
plan depicts the LDC-required perimeter buffers associated with the proposed use. 

The subject property plus the tracts to the south of Crystal Drive were previously permitted for direct 
impacts to 10.96 acres of jurisdictional wetlands through the South Florida Water Management 
District and the Army Corps of Engineers. These wetland impacts required the purchase of 7.23 
freshwater herbaceous credits from the Panther Island Mitigation Bank for compensatory mitigation. 
These permits also required the preservation of 0.80 acres of wetlands and the creation of 1.57 acres 
of wetlands on the subject property.  

The subject request proposes a reduction in the amount of wetland impacts on the subject property 
from 6.62 acres to 2.66 acres. Environmental staff recommends a condition of approval to reflect the 
required purchase of mitigation credits to demonstrate consistency with Lee Plan Goal 124. 

Natural Resources staff also reviewed and provided substantive comment on the subject request (see 
Attachment Q). Natural Resources staff notes that the design of the proposed stormwater 
management system, which incorporates wet and dry detention prior to discharging into on-site 
wetlands and ultimately into the Ben C Pratt/Six Mile Cypress Parkway roadway stormwater system 
and Six Mile Slough, is CONSISTENT with Lee Plan Policies 60.4.2 and 61.2.4.  

The Six Mile Cypress Watershed has been identified as a critical area for surface water management. 
As noted above, the surface water management system for the subject development will ultimately 
discharge into Six Mile Slough; therefore, Natural Resources staff recommends conditions of approval 
to require surface and ground water quality monitoring CONSISTENT with Lee Plan Policies 
125.1.2 and 125.1.4 (see Attachment C).  

Findings and Conclusion 
The subject planned development rezoning request meets all the criteria for rezoning and is 
compliant with the Land Development Code to the extent that deviations have not been requested 
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and recommended for approval by staff. The request, as conditioned, is compatible with existing and 
planned uses in the surrounding area, and the conditions recommended by staff are intended to 
protect public health, safety, and welfare, and are reasonably related to the impacts on the public 
interest expected from the proposed development. Sufficient access will be provided to support the 
proposed development density, and the proposed use of the property remains appropriate.  

Attachments 
A. Expert Witness List 
B. Aerial, Current Zoning, and Future Land Use Maps 
C. Conditions and Deviations 
D. Master Concept Plan 
E. Applicant’s Proposed Schedule of Uses  
F. Applicant’s Proposed Property Development Regulations 
G. Applicant’s Schedule of Deviations and Justifications 
H. Applicant’s Request Narrative and Lee Plan Consistency 
I. Lee County Utilities Correspondence 
J. Lee County School District Correspondence 
K. LeeTran Correspondence 
L. Lee County Division of Solid Waste Correspondence 
M. Traffic Impact Statement 
N. Development Services Traffic Analysis Memorandum 
O. Ben C Pratt/Six Mile Cypress Parkway Controlled Access Resolution #17-08-11 
P. Lee County Environmental Staff Memorandum 
Q. Lee County Natural Resources Staff Memorandum 
R. Surface Water Management Plan Description 
S. Resolution Z-06-007 
T. ADD2007-00120 
U. Boundary Survey 
V. Legal Description and Sketch 
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LEE COUNTY STAFF EXPERT WITNESS INFORMATION 
PROVIDED PURSUANT TO AC-2-6, SECTION 2.2 

 
Case Number:    DCI2020-00013 
 
Project Name:  CARISSA MINOR RPD 
 
Hearing Examiner Date:    MAY 6, 2021 
 
Anthony R. Rodriguez, AICP, Zoning Manager, 1500 Monroe Street, Fort Myers, FL 33901 

• Previously qualified as an expert witness by the Lee County Hearing Examiner. Current 
resume is on file with the Hearing Examiner. 

• Seeking to be qualified as an expert witness in the Lee County Land Development Code, the 
Lee Plan, zoning, and land use planning. 

• Report and documents are submitted with the Staff Report for this case.  Additional 
documents that may be relied upon and used as evidence during the hearing include:  the 
Lee County Land Development Code, the Lee Plan, and documentation submitted by the 
applicant as part of the subject application.   

 
Brandon Dunn, Principal Planner, Planning, 1500 Monroe Street, Fort Myers, FL 33901 

• Previously qualified as an expert witness by the Lee County Hearing Examiner.  Current 
resume is on file with the Hearing Examiner. 

• Seeking to be qualified as an expert witness in the Lee Plan and land use planning. 
• Report and documents are submitted with the Staff Report for this case.  Additional 

documents that may be relied upon and used as evidence during the hearing include:  
the Lee County Land Development Code, the Lee Plan, and documentation submitted 
by the applicant as part of the subject application.  

 
Beth Workman, Environmental Planner, Zoning, 1500 Monroe Street, Fort Myers, FL 33901 

• Previously qualified as an expert witness by the Lee County Hearing Examiner.  Current 
resume is on file with the Hearing Examiner. 

• Seeking to be qualified as an expert witness in the Lee County Land Development Code, 
Lee Plan, and Environmental Sciences. 

• Report and documents are submitted with the Staff Report for this case.  Additional 
documents that may be relied upon and used as evidence during the hearing include:  the 
Lee County Land Development Code, the Lee Plan, and documentation submitted by the 
applicant as part of the subject application.   

 
Marcus Evans, PE, Senior Engineer, Development Services, 1500 Monroe Street, Fort Myers, FL 
33901 

• Previously qualified as an expert witness by the Lee County Hearing Examiner.  Current 
resume is on file with the Hearing Examiner. 

• Seeking to be qualified as an expert witness in Traffic Engineering and Transportation 
Planning. 

• Report and documents are submitted with the Staff Report for this case.  Additional 
documents that may be relied upon and used as evidence during the hearing include:  the 
Lee County Land Development Code, the Lee Plan, and documentation submitted by the 
applicant as part of the subject application.   
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ATTACHMENT C 

(A) Conditions

(1) Development of this project must be consistent with the one-page Master Concept Plan
(MCP) entitled “Carissa Minor RPD” prepared by Banks Engineering, last revised March
8, 2021, except as modified by the conditions below. Development must comply with all
the requirements of the LDC at the time of local development order approval, except as
may be granted by deviation as part of this planned development. Subsequent
amendments to the Master Concept Plan, conditions, or deviations may be subject to
further development approvals.

Development is limited to a maximum of 260 multifamily dwelling units, including a
maximum of 87 bonus density units, and associated accessory uses and structures. The
maximum permitted building height is 50 feet.

(2) The following limits apply to the project and uses:

(a) Schedule of Uses
Accessory Uses, Buildings and Structures
Entrance gate, gatehouses
Residential Accessory Uses
Administrative Offices
Clubs, Private
Dwelling Unit

Multiple-Family
Essential Services
Essential Service Facilities – Group I
Excavation, Water Retention
Fences, Walls
Home Occupation, No Outside Help
Models

Model Unit 
Recreation Facilities 

Personal 
 Private–On-site 
Signs 
Temporary Uses 

(b) Property Development Regulations

Minimum Lot Area and Dimensions 
Lot Width 100 feet 
Lot Depth 100 feet 
Lot Area 10,000 sq. ft. 
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Minimum Setbacks 
Street (Public/Private)  25 feet/20 feet 
Side Yard 20 feet 
Rear Yard 20 feet 
Waterbody 
(Principal/Accessory) 

20 feet/5 feet* 

  
Accessory Structures  
 Rear 5 feet 
 Side 5 feet 
  
Maximum building height 50 feet 
  
Maximum lot coverage 45 percent 
*Swimming Pool Deck: 0 feet with hardened shoreline 

 
(3) Environmental Conditions. 

 
(a) Prior to the issuance of a development order for any phase of development, the 

development order plans must depict 3.99 acres of indigenous open space (3.96 
acres of wetland and 0.03 acres of upland) as depicted on the Master Concept 
Plan. 
 

(b) Prior to the issuance of a Vegetation Removal Permit, a point map that corresponds 
to staking in the field must be submitted depicting the internal roadway located 
between preserves A, B, and C. 
 

(c) Prior to the issuance of a development order for any phase of development, a 
receipt of payment must be submitted for the 7.23 freshwater herbaceous credits 
from the Panther Island Mitigation Bank. 

 
(4) Water Quality Monitoring.  

 
(a) Prior to local development order approval, the developer must provide a Water 

Quality Monitoring Plan for review and approval by the Lee County Division of 
Natural Resources. At a minimum, the Water Quality Monitoring Plan must 
establish: 

 
i. The overall Goals and Objectives of the Water Quality Monitoring Plan; 

 
ii. An outfall monitoring schedule during the “wet” season of June through October, 

for Field Temperature, Total Kjedahl Nitrogen, Total Nitrogen, Chlorophyll A, 
Nitrite, Nitrate, Phosphorus, Turbidity and Stage; 
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iii. A baseline monitoring event to be part of the monitoring plan that must be 

completed prior to commencement of construction; 
 

iv. A contingency plan in the event an exceedance of State Water Quality 
Standards is discovered. This plan must include notification to impacted 
residents and applicable authorities.  
 

(b) Water quality monitoring data must be provided to the Division of Natural Resources 
annually for a minimum of 5 years and must include a report with a comparison of 
State water quality standards, plots of parameters, and recommendations. After five 
years of meeting or exceeding state water quality monitoring standards, the 
developer may amend water quality monitoring and reporting after written request, 
review, and approval by the Division of Natural Resources. Results must be 
reported as an Electric Data Deliverable (EDD), in a format approved by the 
Division of Natural Resources. 

 (B) Deviations 

(1) Deviation 1 seeks relief from LDC Section 10-261(a), which requires all new multifamily 
residential development to provide sufficient on-site space for the placement of garbage 
and recyclable materials collection containers at a rate of 216 square feet for the first 25 
units plus 8 square feet for each additional dwelling unit, to allow 100 square feet for 
recyclable materials and space for a proposed trash compactor. 
 
This deviation is APPROVED. 
 

(2) Deviation 2 seeks relief from LDC Section 34-2015(2)c, which permits stacking of 
vehicles only for single-family, duplex, two-family, and townhouses where each dwelling 
unit has an appurtenant garage or driveway, to allow the stacking of vehicles for garages 
proposed within the multifamily development. 

 
 This deviation is APPROVED subject to the following conditions: 
 

(a) The stacking of vehicles is limited to the deviation locations keyed to master 
concept plan and must be in substantial compliance with the stacking detail 
depicted on the Master Concept Plan; and 
 

(b) Each set of stacked parking spaces must be assigned to the same unit. 
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LEE COUNTY, FLORIDA

CARISSA MINOR RPD

MASTER CONCEPT PLAN

#

GARAGE

ACCESS DRIVE

STACKING DETAIL
N.T.S.

27'

2

PARKING CALCULATION:

DEVELOPMENT WILL COMPLY WITH LDC PARKING

REQUIREMENTS.

NOTES:

SITE AREA: 19.96 AC

OPEN SPACE REQUIRED: 40%

19.96 X 0.4 = 7.98 ACRES REQUIRED

INDIGENOUS OPEN SPACE REQUIRED: 3.99 AC

PROVIDED:

  LAKE: 1.15 AC (MAX 25% OF OPEN SPACE REQUIRED)

  PRESERVES: 3.96 AC WETLAND + 0.03 AC UPLAND = 3.99 AC

  OTHER OPEN SPACE: MINIMUM 2.84 AC

MINIMUM OPEN SPACE PROVIDED: 7.98 AC

LEGEND:

EXISTING/PROPOSED WETLAND IMPACTS

PERMITTED JURISDICTIONAL WETLAND LINE

(6.62 AC WITHIN PROPERTY BOUNDARY)

PRESERVED UPLANDS

DEVIATION

DENSITY:

STANDARD DENSITY: 10 DU/AC

17.30 @ 10: 173

2.66 @ 1/20: 0.13

BONUS UP TO 15 DU/AC

17.30 @ 5: = 86.5

TOTAL: 260 DU

DENSITY CALCULATION:

SITE AREA = 18.57 AC

EASEMENT/POTENTIAL R/W =   1.39 AC

TOTAL SITE AREA = 19.96 AC

TOTAL WETLAND IMPACTS =   2.66 AC

TOTAL SITE AREA (LESS IMPACTS) = 17.30 AC

DCI2020-00013  Lee County ePlan Post Sufficiency Submittal Dated 03-12-2021
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Carissa Minor RPD
Schedule of Uses 

DCI2020-00013 
Revised October 2020

Accessory Uses, Buildings and Structures 
Entrance gate, gatehouses 
Residential Accessory Uses 
Administrative Offices 
Clubs, Private 
Dwelling Unit: 

Multiple-Family  
Essential Services 
Essential Services Facilities – Group I 
Excavation, Water Retention 
Fences, Walls 
Home Occupation, No Outside Help 
Models, Model Unit 
Recreation Facilities, Personal, Private–On-site 
Signs in Compliance with Chapter 30 
Temporary Uses 
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Carissa Minor RPD 

Property Development Regulations 
DCI2020-00013 

Revised October 2020 

Minimum Lot Area and Dimensions: 

Area: 10,000 square feet 
Width:   100 feet 
Depth:   100 feet 

Minimum Building Setbacks: 

Side Yard    20 feet 
Rear Yard   20 feet 
Waterbody Principal/Accessory   20 feet/5 feet* 
Street:  

Public:   25 feet 
Private:   20 feet 

*Swimming Pool Deck: 0 feet with hardened shoreline

Accessory Structures: 
Rear:   5 feet 
Side:  5 feet 

Maximum Lot Coverage:   45 percent 

Maximum Building Height:    50 feet 

Minimum Building Separation:   20 feet 
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Carissa Minor RPD 
Schedule of Deviations and Justifications 

DCI2020-00013 
Revised March 2021 

The previous zoning approvals included eight deviation requests and approved four (deviations 
3-reduced indigenous vegetation, 5-increased signage, 6-lake right-of-way setbacks and 7-
commercial buffer reduction) with the remaining being either withdrawn or denied.  These
deviations are no longer applicable to the subject request.

The subject request includes the following requested deviations: 

Deviation (1):  A request for relief from LDC Section 10-261(a) solid waste facilities provision of 
container spaces which requires 216 SF (120 + 96) for first 25 multi-family units plus 8 SF for 
each additional unit; to allow 100 SF space for recyclable materials and space for the trash 
compactor. 

Justification:  The requested deviation is included in LDC Section 10-104(a)(1) list of 
provisions where the Development Services Director is authorized to grant administrative 
deviations. This deviation is necessary to allow one central location for the trash 
compactor and recyclable area instead of requiring multiple stops for solid waste 
collection.  The requested deviation is internal to the site and enhances the achievement 
of the objectives of the planned development and will preserve and promote the general 
intent to protect the public health, safety and welfare.  The provided collection area has 
been situated off the internal roadway for aesthetic purposes as shown on the Master 
Concept Plan. The collection area location is buffered internally and externally by 
preservation areas.  The solid waste collection area enclosure meets setbacks, consistent 
with LDC Section 10-261(e) requirement that enclosures may not be located within or 
encroach into the required perimeter landscape buffer width.   Written approval from Lee 
County Solid Waste will be provided prior to development order approval.  The request is 
also consistent with the applicable criteria for administrative deviations contained in LDC 
Section 10-104(b): (1) The alternative proposed to the standards contained herein is 
based on sound engineering practices (2) The alternative is no less consistent with the 
health, safety and welfare of abutting landowners and the general public than the standard 
from which the deviation is being requested; (3) not applicable; (4) The granting of the 
deviation is not inconsistent with any specific policy directive of the Board of County 
Commissioners, any other ordinance or any Lee Plan provision; and (5) not applicable; 
and (6) not applicable.   
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Deviation (2):  A request to deviate from the Land Development Code (LDC) Section 34-2015(2)c 
which states that stacking of vehicles will be permitted only for single-family, duplex, two-family, 
and townhouses where each dwelling unit has a garage or driveway appurtenant to it; to allow 
stacking of vehicles for the multi-family site with associated garages. 
 

Justification:  This deviation is being requested based upon the specific design of the multi-
family site.  Stacking proposed for the proposed buildings which have private garages 
offered as an amenity option that function similar to a single-family or townhouse where 
each garage and driveway appurtenant to it are associated with one dwelling unit. There 
are 80 total private garages with stacking. The length of the driveway, as measured from 
the garage structure is 27 feet to the edge of pavement of the accessway, consistent with 
note (3) 4 of Table 34-2020(a). The garages are assigned to specific units and the stacking 
will be limited to the units with the respective garage spaces. The requested deviation is 
internal to the site and enhances the achievement of the objectives of the planned 
development and will preserve and promote the general intent to protect the public health, 
safety and welfare. The alternative proposed is based on sound engineering practices and 
is no less consistent with the health, safety and welfare of abutting landowners and the 
general public than the standard from which the deviation is being requested. The intent 
of this regulation to protect the health, safety and welfare of the public will be served and 
the planned development will be enhanced by approval of this deviation. The proposed 
stacked parking will be utilized for multi-family units that have two vehicles. Please note 
that the only part of the LDC Section 34-2015(2)c to be deviated from is the type of 
dwelling.  The remainder of the code " Individual parking spaces must be accessible from 
a parking aisle intended to provide access to the space. " will be adhered to.    The stacked 
parking in the garages would allow each unit to keep their two vehicles together in the 
same place consistently.  

 
Deviation (3): WITHDRAWN 
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Carissa Minor RPD 
Narrative of Request 

DCI2020-00013 
Revised March 2021 

Request 

The applicant is requesting rezoning approval of ±19.96 acres from Commercial Planned 
Development (CPD) to a minor Residential Planned Development (RPD) to replace 100,000 SF 
of retail, 50,000 SF of office and 100 hotel rooms with 260 multi-family dwelling units (including 
87 bonus density units) with a maximum height of 50 feet.  The property is located in the northwest 
quadrant of Crystal Drive and Ben C Pratt Six Mile Cypress Parkway.     

Background 

The subject property is approximately ±19.96 acres in the northwest quadrant of Crystal Drive 
(private local road) and Ben C Pratt Six Mile Cypress Parkway (4-lane county-maintained 
controlled access facility and arterial roadway).  The property lies within the South Fort Myers 
Planning Community and Central Urban future land use category and consists of five (5) parcels. 
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In 1997, the property was rezoned from AG-2 to CPD by zoning resolution Z-97-029A which 
allowed 100,000 SF of retail, 50,000 SF of office and 100 hotel rooms. Subsequent extensions 
and amendments to the CPD, Resolution Z-97-029A include: 

 2-Year extension of Master Concept Plan (MCP) was approved under DCI2003-00044 by
blue sheet number 20030765 on August 26, 2003

 ADD2005-00126 was approved on June 27, 2005 to adopt a revised Master Concept
Plan and added two environmental conditions and revised condition 7

 Z-06-007 was approved on April 3, 2006 which reinstated the vacated MCP from Z-97-
029 for a maximum of 2 years

 ADD2007-00120 was approved on August 8, 2007 which modified Condition 6 of Z-06-
007

There are existing valid development permits for the property as follows: 

 SFWMD ERP-36-05372-P-02: Extended to September 20, 2020 with pending additional
extension upon expiration

 ACOE-SAJ-1997-00067: Extended to March 23, 2021
 Development Order-DOS2007-00073 – Extended to July 11, 2021 with pending additional

extension upon expiration
 Concurrency-CNC2007-00098 – Extended to July 11, 2021 with pending additional

extension upon expiration

A copy of Exhibit 3.0 of the SFWMD permit is attached showing the approved SFWMD 
jurisdictional wetland line.  The permitting was done in combination with the parcel to the south of 
Crystal Drive.  The approved jurisdictional wetlands onsite have been impacted during utility 
construction. An updated environmental assessment prepared by BearPaws Environmental 
Consulting is attached that represents the current conditions of the site. The updated FLUCFCS 
map identifies ±0.53 acre of other surface waters consisting of two old cow ponds.  Although old 
cow ponds are not typically considered wetlands, the eastern ±0.1-acre old cow pond was 
included within the permitted jurisdictional wetlands while the western ±0.43-acre old cow pond 
was specifically identified as other surface waters on Exhibit 3.0. The eastern pond within the 
jurisdictional wetlands will be incorporated into the wetland preserve and the western pond will be 
incorporated into the proposed lake. The proposed MCP shows the permitted jurisdictional 
wetland lines and existing/proposed impacts and preservation areas. 

Comprehensive Plan Consistency Analysis 

The subject property is located within the South Fort Myers planning community which is 
described in the Comprehensive Plan Vision Statement as follows: 

South Fort Myers - This community is located in the center of Lee County. South of the 
City of Fort Myers, east of the Caloosahatchee River, west of the Six Mile Cypress Slough, 
and north of Gladiolus Drive. This community primarily has the higher intensity land use 
categories such as Intensive Development, Central Urban, Urban Community, Industrial 
Development, and Suburban.  This community contains one of the county's major 
hospitals, a baseball spring training facility, and the local community college. This 
community will be nearly built out by the year 2020. The South Fort Myers Community will 
continue to be a core area of the county providing office area for professional services in 
areas such as financial and medical. There will also be an increased amount of 
commercial activity along the US 41 corridor and light industrial uses will continue to 
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expand along the Metro Avenue corridor north of Daniels Parkway. The amounts of 
commercial and industrial uses in this community are expected to double and most of the 
suitable land for these uses will be developed by 2030. The residential areas of this 
community will also continue to develop through the year 2030 however the popularity of 
the residential opportunities to the south in the San Carlos/Estero and Bonita communities 
will continue to dominate this segment of the market.  

The proposed minor RPD allows for infill development within the Central Urban area of the South 
Fort Myers Community.  The proposed rezoning will provide additional housing options in this 
core area of the county, furthering the vision statement. 

The subject property is located in the Central Urban future land use category as shown in the 
following image and has existing Wetlands on site.   

The Comprehensive Plan describes the Central Urban and Wetlands future land use designations 
as follows:   

SUBJECT PROPERTY 

CONSERVATION LANDS 
WETLANDS & UPLANDS 

CENTRAL URBAN 
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POLICY 1.1.3: The Central Urban areas can best be characterized as the “urban core” of 
the county. These consist mainly of portions of the city of Fort Myers, the southerly portion 
of the city of Cape Coral, and other close-in areas near these cities; and also the central 
portions of the city of Bonita Springs, Iona/McGregor, Lehigh Acres, and North Fort Myers. 
This is the part of the county that is already most heavily settled and which has or will have 
the greatest range and highest levels of urban service--water, sewer, roads, schools, etc. 
Residential, commercial, public and quasi-public, and limited light industrial land uses (see 
Policy 7.1.6) will continue to predominate in the Central Urban area with future 
development in this category encouraged to be developed as a mixed use, as described 
in Objective 11.1, where appropriate. This category has a standard density range from 
four dwelling units per acre (4 du/acre) to ten dwelling units per acre (10 du/acre) and a 
maximum total density of fifteen dwelling units per acre (15 du/acre). The maximum total 
density may be increased to twenty dwelling units per acre (20 du/acre) utilizing Greater 
Pine Island Transfer of Development Units.  

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low density residential 
uses and recreational uses that will not adversely affect the ecological functions of 
wetlands. All development in Wetlands must be consistent with Goal 124 of this plan. The 
maximum density is one dwelling unit per twenty acres (1 du/20 acre) except as otherwise 
provided in Table 1(a) and Chapter XIII of this plan. 

The proposed minor RPD allows for infill development within the Central Urban future land use 
category, the second-most intense future land use category. Central Urban properties are the 
"urban core" of the county, with high levels of service to support intense development.  The Six 
Mile Cypress corridor between Colonial Boulevard and Daniels Parkway has been transitioning 
to a major development area with several commercial and higher density residential projects 
emerging.  Existing valid permits for the property allow all existing wetlands on the property to be 
impacted.  A copy of Exhibit 3.0 of the SFWMD permit is attached showing the approved SFWMD 
jurisdictional wetland line.  The permitting was done in combination with the parcel to the south of 
Crystal Drive.  The approved jurisdictional wetlands onsite have been impacted during utility 
construction. An updated environmental assessment prepared by BearPaws Environmental 
Consulting is attached that represents the current conditions of the site. The updated FLUCFCS 
map identifies ±0.53 acre of other surface waters consisting of two old cow ponds.  Although old 
cow ponds are not typically considered wetlands, the eastern ±0.1-acre old cow pond was 
included within the permitted jurisdictional wetlands while the western ±0.43-acre old cow pond 
was specifically identified as other surface waters on Exhibit 3.0. The eastern pond within the 
jurisdictional wetlands will be incorporated into the wetland preserve and the western pond will be 
incorporated into the proposed lake. The proposed MCP shows the permitted jurisdictional 
wetland lines and existing/proposed impacts and preservation areas. The proposed rezoning 
reduces the previously permitted wetland impacts and proposes to preserve the maximum 
amount possible to maintain the existing approved access onto Six Mile Cypress Parkway.  Table 
1(a) clarification and exception 8(b) provides that dwelling units may be relocated to developable 
contiguous uplands designated Central Urban from preserved freshwater wetlands at the same 
underlying density as permitted for those uplands and impacted wetlands will be calculated at the 
standard Wetlands density of 1 dwelling unit per 20 acres. There is a total of 2.66 acres of 
impacted wetlands necessary to maintain the permitted access which will be calculated at 1 
dwelling unit per 20 acres.  The remaining 17.3 acres will be calculated at Central Urban density.  
The standard density is up to 10 units per acre, with 5 additional units per acre bonus density and 
5 more additional units per acre utilizing GPITDUs for a maximum total density that could be 
requested on the property of 20 units per acre.  Maximum density calculation is provided below: 
 Central Urban uplands and preserved freshwater wetlands standard density: 

17.3 ac X 10 = 173 DU 
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Impacted Wetlands: 
2.66 ac @ 1/20 = 0.13 DU 

Bonus Density (affordable housing or TDU): 
17.3 ac X 5 = 86.5 DU 

GPITDUs: 
17.3 ac X 5 = 86.5DU 

Total Maximum Density that could be requested:  346 DU 

The request is for 260 dwelling units on 19.96 acres resulting in a gross density of 13.03 dwelling 
units per acre, and upland/preserved wetland density of 15 dwelling units per acre utilizing either 
Transfer of Development Rights (TDR) program or the site-built or cash contribution provisions of 
the Affordable Housing Program.  The property’s location with direct access onto an arterial 
roadway furthers the appropriateness of the requested density.   

The following table and image describe the density of nearby zoning approvals, none of which 
provide direct access onto an arterial roadway. 

Name/ 
Approval Date 

Resolution/Case 
Number 

Density Acreage Units Max. 
Height 

Oak Villages RPD 
12/4/2019 

Z-18-006
DCI2017-00010

12.5 du/ac 
includes bonus density 

20.96 ac 262 45’ 

Cypress Villages 
(eastern portion of Oak 
Villages) - 10/21/2015 

Z-15-017/DCI2013-00019 13.6 du/ac 
includes bonus density 

9.42 ac 128 45’ 

Cypress Village RPD 
11/18/2013 

Z-13-025 DCI2012-00045 9.65 du/ac 9.53 ac 92 40’ 

Coral Rock RPD 
8/31/1998 

Z-98-054
98-04-029.02Z

7.6 du/ac 9.97 ac 76 35’ 

Coral Woods RPD 
7/20/1992 

Z-92-027
88-08-11-DCI(a)

8.8 du/ac 9.53 ac 84 35’ 
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The requested rezoning to minor RPD is consistent with Policies 1.1.3 and 1.5.1.  

POLICY 1.7.6:  The Planning Communities Map and Acreage Allocation Table (see Map 
16 and Table 1(b) and Policies 1.1.1 and 2.2.2) depicts the proposed distribution, extent, 
and location of generalized land uses for the year 2030.  Acreage totals are provided for 
land in each Planning Community in unincorporated Lee County.  No development orders 
or extensions to development orders will be issued or approved by Lee County that would 
allow the acreage totals for residential, commercial or industrial uses contained in Table 
1(b) to be exceeded…  

Lee Plan Policy 1.7.6 establishes the Planning Communities Map and Acreage Allocation Table 
1(b). The Central Urban FLU has 3,140 acres allocated for residential development within the 
South Fort Myers Planning Community with 2,781 acres existing.  There are 359 acres remaining 
to be developed as residential which accommodates the subject request. The requested rezoning 
is consistent with Policy 1.7.6. 
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OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns 
will be promoted through the rezoning process to contain urban sprawl, minimize energy 
costs, conserve land, water, and natural resources, minimize the cost of services, prevent 
development patterns where large tracts of land are by-passed in favor of development 
more distant from services and existing communities.  

POLICY 2.1.1: Most residential, commercial, industrial, and public development is 
expected to occur within the designated Future Urban Areas on the Future Land 
Use Map through the assignment of very low densities to the non-urban categories. 

The subject property is located on Six Mile Cypress Parkway (a 4-lane arterial roadway) at its 
intersection with Crystal Drive which is approximately 1.4 miles north of Daniels Parkway and 
approximately 3.5 miles south of Colonial Boulevard.  This area has become a major commercial 
and residential corridor as expected within the urban core of the county.  This site has been 
deemed appropriate for development since 1997 as evidenced by the prior approvals.  The 
proposed rezoning to RPD continues to promote a contiguous and compact growth pattern and 
is consistent with Objective 2.1 and Policy 2.1.1.   

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth to those portions of the 
future urban areas where adequate public facilities exist or are assured and where 
compact and contiguous development patterns can be created.  Development orders and 
permits (as defined in F.S. 163.3164(7)) will be granted only when consistent with the 
provisions of Sections 163.3202(2)(g) and 163.3180, F.S. and the concurrency 
requirements in the Land Development Code.  

POLICY 2.2.1:  Rezonings and Development of Regional Impact proposals will be 
evaluated as to the availability and proximity of the road network; central sewer 
and water lines; community facilities and services such as schools, EMS, fire and 
police protection, and other public facilities; compatibility with surrounding land 
uses; and any other relevant facts affecting the public health, safety, and welfare. 

The subject property has been deemed appropriate for development since 1997 as evidenced by 
the prior approvals. This area has become a major commercial and residential corridor as 
expected within the urban core of the county.  The proposed rezoning to RPD continues to 
promote a compact and contiguous development pattern and is consistent with Objective 2.2 and 
Policy 2.2.1.  The following table demonstrates the close proximity of available community 
facilities and services. Water and sewer services are available as demonstrated in the provided 
letter of availability from Lee County Utilities.  There are two fire stations, two EMS stations and 
a sheriff substation in close proximity to the site.  There are several schools and parks near the 
site and an existing bike lane and shared use path along Six Mile Cypress Parkway. The site is 
not directly served by public transit, bus route 50 is located approximately 1.4 miles from the site 
at the intersection of Six Mile Cypress Parkway and Daniels Parkway.  There are nearby 
employment and commercial centers to the north along Colonial Boulevard, to the south along 
Daniels Parkway (including Gulf Coast Medical Center).  

Facility Type Name Distance from 
site 

Fire South Trail Fire Station #62 ±2.9 miles 
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Fire  South Trail Fire Station #61 ±3.5 miles 

EMS Medic 35 ±2.9 miles 

EMS Medic 1 ±3.5 miles 

Sheriff Lee County Sheriff's Office ±3.8 miles 

School South Fort Myers High ±2.8 miles 

School Paul Laurence Dunbar Middle ±3 miles 

School Six Mile Charter Academy ±2.2 miles 

School Ray V. Pottorf Elementary  ±3.3 miles 

Park CenturyLink Sports Complex ±2.4 miles 

Park John Yarbrough Linear Park ±2.6 miles 

Park Six Mile Cypress Slough Preserve ±0.5 mile 

Park Brooks Community Park  ±4.4 miles 

Park Province Park ±4.2 miles 

Transit Lee Tran Route 50 ±1.4 miles 

Walkways/Bikeways Existing bike lane along Six Mile Cypress Parkway 0’ 

Walkways/Bikeways Existing shared use path along Six Mile Cypress 
Parkway  

0’ 

Shopping/Dining/Employ
ment 

Daniels Parkway: Publix, Whole Foods, Rib City, 
Subway, Mellow Mushroom, etc. 

±1.4 miles  

Shopping/Dining/Employ
ment 

Challenger towards Colonial: Walmart, BJ’s, Chili’s, 
Kohl’s, Publix  

±3 miles 

 

The prior approvals and existing development patterns demonstrate that the site is an appropriate 
location for higher intensity development.  Recent case files describe the existing development 
patterns in the area with the most intense projects emerging adjacent to Six Mile Cypress 
Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress Parkway.  
The existing approved commercial uses were deemed compatible with the surrounding properties 
since 1997. Properties to the north, west and south are also within the Central Urban future land 
use category. Property to the east across Six Mile Cypress Parkway is within the Conservation 
Lands Uplands and Wetlands, zoned EC and is owned by Lee County that joins to the Six Mile 
Slough Preserve to the north across from Penzance Boulevard.   Adjacent to the north is 
Penzance Square CPD approved by Z-06-062/case number DCI2005-00103 which allows 90,000 
square feet of commercial uses. Adjacent to the northwest quadrant is the Cypress Village RPD 
which was approved for 92 multi-family units (9.65 du/ac) at a maximum height of 40 feet and 
provides access onto JV Parker Lane, a private local road that then connects to Crystal Drive, 
another private local road before accessing Six Mile Cypress Parkway, an arterial roadway.  The 
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subject property has direct access to Six Mile Cypress Parkway as well as access to Crystal Drive 
which provides an alternative access to Six Mile Cypress Parkway, furthering the appropriateness 
of the 50 feet in height and gross density of 13.03 dwelling units per acre or upland/preserved 
wetland density of 15 dwelling units per acre which is compatible with this adjacent property. 
Pursuant to Lee County Land Development Code (LDC) Section 34-2175(b)(1), the Central Urban 
future land use category allows a height up to 135 feet. The southwest portion of the site abuts 
JV Parker Lane (60’ easement/private local road) then an ±18.5 acres zoned AG-2 with 2 single-
family mobile homes and grazing lands that has an existing vegetative along its frontage where 
the homes are located.  The proposed MCP design continues to protect this adjacent property by 
providing a 15-foot type “D” buffer with no proposed access points while increasing wetland 
preservation and significantly reducing traffic impacts from the current approval. It should be noted 
that the Cypress Village RPD that abuts JV Parker Lane to the north was found compatible with 
this adjacent property by providing the same 15-foot type “D” buffer. Adjacent to the south is 
Crystal Drive then CS-1 zoned property developed with an existing 2-story office building.  The 
LDC does not require proposed multi-family uses to buffer adjacent multi-family or commercial 
uses. The proposed multi-family is less intense than the existing approved commercial uses and 
will remain compatible with the surrounding uses.  

 

OBJECTIVE 4.1: WATER, SEWER, AND ENVIRONMENTAL STANDARDS. Consider 
water, sewer, and environmental standards during the rezoning process. Ensure the 
standards are met prior to issuing a local development order. 

STANDARD 4.1.1: WATER.  1 Any new residential development that exceeds 2.5 
dwelling units per gross acre, and any new single commercial or industrial 
development in excess of 30,000 square feet of gross leasable (floor) area per 
parcel, must connect to a public water system (or a “community” water system as 
that is defined by Chapter 62-550, F.A.C.). 

STANDARD 4.1.2: SEWER.  1. Any new residential development that exceeds 2.5 
dwelling units per gross acre, and any new single commercial or industrial 
development that generates more than 5,000 gallons of sewage per day, must 
connect to a sanitary sewer system. 

The development will be served by Lee County Utilities providing potable water and sanitary 
sewer.  A letter of availability has been provided with the application demonstrating that Lee 
County Utilities has sufficient capacity to service the development.  The requested rezoning is 
consistent with Objective 4.1, Standard 4.1.1, and Standard 4.1.2. 

 

STANDARD 4.1.4: ENVIRONMENTAL FACTORS.  1. In any case where there 
exists or there is the probability of environmentally sensitive areas (as identified by 
Lee County, the Corps of Engineers, Department of Environmental Protection, 
South Florida Water Management District, or other applicable regulatory agency), 
the developer/applicant must prepare an environmental assessment that 
examines the existing conditions, addresses existing or anticipated environmental 
problems, and proposes means and mechanisms to protect, conserve, or preserve 
the environmental and natural resources.  
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There are ±5.64 acres of existing wetlands on the site as demonstrated by the Environmental 
Assessment and Protected Species Survey Report prepared by BearPaws Environmental 
Consulting submitted with the application.  The existing vegetation on site is highly invaded by 
exotic vegetation and no protected species or signs thereof observed on-site. The existing 
SFWMD permit (ERP #36-05372-P-02) allowed impacts to the ±6.62 acres of jurisdictional 
wetlands on site; however wetland impacts will be reduced to only ±2.66 acres and the remaining 
±3.96 acres will be preserved and enhanced by exotic removal.  ±0.03 acre of indigenous uplands 
are provided for a total of ±3.99 acres of preservation area. A copy of Exhibit 3.0 of the SFWMD 
permit is attached showing the approved SFWMD jurisdictional wetland line.  The permitting was 
done in combination with the parcel to the south of Crystal Drive.  The approved jurisdictional 
wetlands onsite have been impacted during utility construction. An updated environmental 
assessment prepared by BearPaws Environmental Consulting is attached that represents the 
current conditions of the site which reflects the ±5.64 acres of remaining wetlands. The updated 
FLUCFCS map identifies ±0.53 acre of other surface waters consisting of two old cow ponds.  
Although old cow ponds are not typically considered wetlands, the eastern ±0.1-acre old cow 
pond was included within the permitted jurisdictional wetlands while the western ±0.43-acre old 
cow pond was specifically identified as other surface waters on Exhibit 3.0. The eastern pond 
within the jurisdictional wetlands will be incorporated into the wetland preserve and the western 
pond will be incorporated into the proposed lake. The proposed MCP shows the permitted 
jurisdictional wetland lines and existing/proposed impacts and preservation areas.  The proposed 
rezoning reduces the previously permitted wetland impacts and proposes to preserve the 
maximum amount possible to maintain the existing approved access onto Six Mile Cypress 
Parkway.  The requested rezoning is consistent with Standard 4.1.4. 
 

GOAL 5: RESIDENTIAL LAND USES. To provide sufficient land in appropriate locations on the 
Future Land Use Map to accommodate the projected population of Lee County in the year 2030 
in attractive and safe neighborhoods with a variety of price ranges and housing types.  

OBJECTIVE 5.1: All development approvals for residential, commercial, and 
industrial land uses must be consistent with the following policies, the general 
standards under Goal 4, and other provisions of this plan.   

POLICY 5.1.1:  Residential developments requiring rezoning and meeting 
Development of County Impact (DCI) thresholds must be developed as 
planned residential developments.   

There is sufficient acreage allocated in the South Fort Myers Planning Community’s Central Urban 
future land use category to accommodate the request.  The proposed rezoning is consistent with 
Goal 4 as demonstrated above and is proposed as a minor residential planned development.  The 
rezoning request is consistent with Goal 5, Objective 5.1, Policy 5.1.1. 

 

POLICY 5.1.2:  Prohibit residential development where physical constraints 
or hazards exist, or require the density and design to be adjusted 
accordingly.  Such constraints or hazards include but are not limited to 
flood, storm, or hurricane hazards; unstable soil or geologic conditions; 
environmental limitations; aircraft noise; or other characteristics that may 
endanger the residential community. 

There are no hazards associated with the subject property furthering the appropriateness for 
residential development. There are existing approved and valid permits to impact all of the existing 
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wetlands on site and the subject application proposes to adjust the design to reduce impacts to 
the minimum required to maintain the existing approved access onto Six Mile Cypress Parkway.  
The request is consistent with Policy 5.1.2. 

 

POLICY 5.1.3:  During the rezoning process, direct high-density residential 
developments to locations that are near employment and shopping centers; are 
close to parks and schools; and are accessible to mass transit and bicycle facilities.   

The site has multiple employment and shopping centers within the vicinity of the project all along 
the Six Mile Cypress corridor with major nearby employment and commercial centers to the south 
along Daniels Parkway (including Gulf Coast Medical Center) and to the north along Colonial 
Boulevard.  There are several parks and schools located in the vicinity and an existing bike lane 
and shared use path along Six Mile Cypress Parkway as demonstrated in the public facilities table 
on page 7 of this report.  Although the site is not directly served by public transit, bus route 50 is 
located approximately 1.4 miles from the site at the intersection of Six Mile Cypress Parkway and 
Daniels Parkway.  The requested rezoning is consistent with Policy 5.1.3. 

 

POLICY 5.1.5:  Protect existing and future residential areas from any 
encroachment of uses that are potentially destructive to the character and integrity 
of the residential environment.  Requests for conventional rezonings will be denied 
in the event that the buffers provided in Chapter 10 of the Land Development Code 
are not adequate to address potentially incompatible uses in a satisfactory manner. 
If such uses are proposed in the form of a planned development or special 
exception and generally applicable development regulations are deemed to be 
inadequate, conditions will be attached to minimize or eliminate the potential 
impacts or, where no adequate conditions can be devised, the application will be 
denied altogether. The Land Development Code will continue to require 
appropriate buffers for new developments.  

The prior approvals and existing development patterns demonstrate that the site is an appropriate 
location for higher intensity development.  Recent case files describe the existing development 
patterns in the area with the most intense projects emerging adjacent to Six Mile Cypress 
Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress Parkway.  
The existing approved commercial uses were deemed compatible with the surrounding properties 
since 1997.  The requested rezoning to minor RPD is compatible with the adjacent RPD zoning 
approvals.   The southwest portion of the site abuts JV Parker Lane (60’ easement/private local 
road) then an ±18.5 acres zoned AG-2 with 2 single-family mobile homes and grazing lands that 
has an existing vegetative along its frontage where the homes are located.  The proposed MCP 
design protects this adjacent property by providing a 15-foot type “D” buffer. It should be noted 
that the Cypress Village RPD that abuts JV Parker Lane to the north was found compatible with 
this adjacent property by providing the same 15-foot type “D” buffer. The request is consistent 
with Policy 5.1.5 as it is consistent with existing development approval patterns and continues to 
protect the agricultural and residential parcel and neighborhood to the west by providing the 15-
foot type “D” buffer along JV Parker Lane with no proposed access points while increasing wetland 
preservation and significantly reducing traffic impacts from the current approval. 
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POLICY 5.1.6:  Maintain development regulations that require high-density, multi-
family, cluster, and mixed-use developments to have open space, buffering, 
landscaping, and recreation areas appropriate to their density and design.   

POLICY 5.1.7:  Maintain development regulations that require that community 
facilities (such as park, recreational, and open space areas) in residential 
developments are functionally related to all dwelling units and easily accessible via 
pedestrian and bicycle pathways.  These pathways must be interconnected with 
adjoining developments and public pathways whenever possible.  Townhouses, 
condominiums, apartments, and other types of multi-family residential 
development must have directly accessible common open space. 

The proposed development will meet or exceed the required open space, buffering and 
landscaping requirements and provides a recreation area appropriate for the design and density.  
The site will provide internal sidewalks at the time of development order that will connect to the 
existing sidewalk on Crystal Drive and the existing shared use path and bike lanes along Six Mile 
Cypress Parkway.  The proposed minor RPD is consistent with Policies 5.1.6 and 5.1.7. 

OBJECTIVE 60.3: CRITICAL AREAS.  The Six Mile Cypress Basin (as defined in Chapter 
10 of the Land Development Code) and the Density Reduction/Groundwater Resource 
land use category are both identified as “critical areas for surface water management.” 
The county will maintain existing regulations to protect the unique environmental and 
water resource values of these areas.  

POLICY 60.3.1:  The county will maintain provisions in Chapter 10 of the Land 
Development Code that reduce or eliminate the exemptions allowable in the Six 
Mile Cypress Basin.  

The proposed development is not seeking an exemption from the requirements for stormwater 
management or permitting and will meet applicable stormwater regulations. The proposed minor 
RPD is consistent with Objective 60.3 and Policy 60.3.1. 

OBJECTIVE 60.4: INCORPORATION OF NATURAL SYSTEMS INTO THE SURFACE 
WATER MANAGEMENT SYSTEM.  Incorporate natural systems into surface water 
management systems to improve water quality, air quality, water recharge/infiltration, 
water storage, wildlife habitat, recreational opportunities, and visual relief.  

POLICY 60.4.1:  Encourage new developments to design surface water 
management systems with Best Management Practices (BMPs) 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.  

POLICY 60.4.2:  The county encourages new developments to design their surface 
water management system to incorporate existing wetland systems.  

The existing SFWMD permit (ERP #36-05372-P-02) allowed impacts to the ±6.62 acres of 
jurisdictional wetlands on site; however wetland impacts will be reduced to only ±2.66 acres and 
the remaining ±3.96 acres will be preserved and enhanced by exotic removal. ±0.03 acre of 
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indigenous uplands are provided for a total of ±3.99 acres of preservation area. There are not any 
natural flow-ways located on the project site.  The proposed minor RPD is consistent with 
Objective 60.4 and Policies 60.4.1 and 60.4.2. 

 

GOAL 125: WATER QUALITY.  To ensure that water quality is maintained or improved 
for the protection of the environment and people of Lee County.  

OBJECTIVE 125.1:  Maintain high water quality, meeting or exceeding state and 
federal water quality standards.  

POLICY 125.1.1:  Sources of water pollution will be identified, controlled, and 
eliminated wherever feasible.  

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

POLICY 125.1.3:  The design, construction, and maintenance of artificial drainage 
systems must provide for retention or detention areas and vegetated swale 
systems that minimize nutrient loading and pollution of freshwater and estuarine 
systems.  

POLICY 125.1.5:  No garbage or untreated sewage will be discharged into coastal 
and interior surface waters.  

POLICY 125.1.7:  Valid permits and inspections will be required prior and 
subsequent to drilling operations for wells, elevator shafts, foundation holes, and 
test borings.  

 POLICY 125.1.8:  The county will continue its program of plugging improperly 
constructed wells which are detrimental to groundwater resources. 

Best Management Practices (BMP’s) will be implemented both during construction and operation 
of the proposed development that will help reduce the discharge of pollutants to the on-site 
wetlands.  The proposed stormwater management system will incorporate both wet and dry 
detention to treat the surface water runoff from the site prior to discharge into the on-site wetlands 
and is designed not to degrade surface or ground water quality.  The on-site wetlands will then 
provide an additional layer of treatment prior to the surface waters discharging into the Six Mile 
Slough. Solid waste from the site will be collected by Waste Pro for disposal off-site.  Sewage 
generated on-site will be sent to an off-site regional sewage treatment plant. Any wells that may 
be proposed to be installed as part of the proposed development will be properly permitted prior 
to construction.  There currently are no known improperly constructed wells located within the 
project boundaries.  The proposed minor RPD is consistent with Goal 125, Objective 125.1 and 
Policies 125.1.1, 125.1.2, 125.1.3, 125.1.5, 125.1.7 and 125.1.8. 

                                 

Land Development Code Analysis 

The proposed rezoning complies with LDC Section 2-146 minimum requirements for the Bonus 
Density Program as follows: 
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(a) Applicants must comply with the minimum requirements set forth herein to be eligible 
to participate in the bonus density program through use of one of the following 
incentive programs:  
(1) Affordable Housing Program in accordance with the site-built provisions or the 

cash contribution provisions set forth in Administrative Code 13-5.  
(2) Transfer of Development Rights (TDR) Program in accordance with the provisions 

set forth in Administrative Code 13-5. The additional traffic will not be required to 
travel through areas with significantly lower densities before reaching the nearest 
collector or arterial road; and 

The rezoning request includes a request for 87 bonus density units through use of either the 
Affordable Housing Program in accordance with the site-built provisions or the cash contribution 
provisions or the Transfer of Development Rights (TDR) program.  Development option will be 
determined at the time of development order.  

 
b) Minimum requirements: 

(1) The additional traffic will not be required to travel through areas with significantly 
lower densities before reaching the nearest collector or arterial road; and  

The traffic generated by this request will have direct access to Six Mile Cypress Parkway, an 
arterial roadway and secondary access via Crystal Drive which provides an alternate access to 
Six Mile Cypress Parkway. The traffic will be significantly reduced by that which is approved today 
and will not be required to travel through any areas before reaching the adjacent arterial road.  

 

(2) Existing and committed public facilities are not so overwhelmed that a density 
increase would be contrary to the overall public interest; and  

The existing zoning approval allows for 100,000 square feet of commercial retail, 50,000 square 
feet of office and 100 hotel rooms.  Although the application has since been reduced to 260 multi-
family dwelling units, the submitted Traffic Impact Statement demonstrates that 265 multi-family 
units will result in reductions of ±75% in the AM peak hour, ±85% in the PM peak hour and ±83% 
over the entire weekday.  Additionally, all roadway links are shown to operate at or above the 
Level of Service Standards when the development traffic is added to the surrounding road 
network. The submitted letter of availability from Lee County Utilities confirms that there is 
sufficient capacity to provide potable water and sanitary sewer service for up to 300 units which 
covers the subject request.  

 

(3) Storm shelters or other appropriate mitigation is provided if the development is 
located within the coastal high hazard area as defined in section 2-483.  
 

The subject property is not located within the coastal high hazard area. 

 

(4) The resulting development will be compatible with existing and planned 
surrounding land uses.  
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The prior approvals and existing development patterns demonstrate that the site is an appropriate 
location for higher intensity development.  Recent case files describe the existing development 
patterns in the area with the most intense projects emerging adjacent to Six Mile Cypress 
Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress Parkway.  
The existing approved commercial uses were deemed compatible with the surrounding properties 
since 1997. Properties to the north, west and south are also within the Central Urban future land 
use category. Property to the east across Six Mile Cypress Parkway is within the Conservation 
Lands Uplands and Wetlands, zoned EC and is owned by Lee County that joins to the Six Mile 
Slough Preserve to the north across from Penzance Boulevard.   Adjacent to the north is 
Penzance Square CPD approved by Z-06-062/case number DCI2005-00103 which allows 90,000 
square feet of commercial uses. Adjacent to the northwest quadrant is the Cypress Village RPD 
which was approved for 92 multi-family units (9.65 du/ac) at a maximum height of 40 feet and 
provides access onto JV Parker Lane, a private local road that then connects to Crystal Drive, 
another private local road before accessing Six Mile Cypress Parkway, an arterial roadway.  The 
subject property has direct access to Six Mile Cypress Parkway as well as access to Crystal Drive 
which provides an alternative access to Six Mile Cypress Parkway, furthering the appropriateness 
of the 50 feet in height and gross density of 13.03 dwelling units per acre/upland density of 15 
dwelling units per acre which is compatible with this adjacent property. Pursuant to LDC Section 
34-2175(b)(1), the Central Urban future land use category allows a height up to 135 feet. The 
southwest portion of the site abuts JV Parker Lane (60’ easement/private local road) then an 
±18.5 acres zoned AG-2 with 2 single-family mobile homes and grazing lands that has an existing 
vegetative along its frontage where the homes are located.  The proposed MCP design continues 
to protect this adjacent property by providing a 15-foot type “D” buffer with no proposed access 
points while increasing wetland preservation and significantly reducing traffic impacts from the 
current approval. It should be noted that the Cypress Village RPD that abuts JV Parker Lane to 
the north was found compatible with this adjacent property by providing the same 15-foot type “D” 
buffer. Adjacent to the south is Crystal Drive then CS-1 zoned property developed with an existing 
2-story office building.  The LDC does not require proposed multi-family uses to buffer adjacent 
multi-family or commercial uses. The proposed multi-family is less intense than the existing 
approved commercial uses and will remain compatible with the surrounding uses.  

 

(c) Assisted living facilities are eligible for bonus density through the TDR Program or 
through the Affordable Housing Program when annual rental rates, including all 
services, do not exceed the levels established for eligible households. Where the 
cash-contribution bonus density option is used, the cash contribution must be applied 
for each dwelling unit or its equivalent unit, as provided in section 34-1494, built above 
the standard density.  

The rezoning request does not include assisted living facilities. 

 
(d) The barrier and coastal islands, including but not limited to Gasparilla Island, Cayo 

Costa, North Captiva, Captiva Island, Buck Key, and Black Island are not eligible to 
receive bonus density, with the following exceptions:  

(1) Only the portion of Greater Pine Island defined in the Lee Plan as Pine Island 
Center is eligible to receive Greater Pine Island TDUs subject to this article and 
the Lee Plan. Suburban designated lands within the Greater Pine Island Planning 
Community are not eligible receiving lands for any TDUs.  
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(2) Work force housing may be developed on barrier islands within the Mixed Use 
Overlay if transit is available and bonus density is approved through the 
Affordable Housing Program.  

Not applicable. 

 

(e) TDUs may not be utilized on property located within the coastal high hazard area as 
defined in section 2-483 or located within the Bayshore, Buckingham, 
Caloosahatchee Shores, or Northeast Lee County Planning Communities. Within the 
Southeast Lee County Planning Community, TDUs may only be used as described 
in section 2-154. 

The property is not located within the coastal high hazard area and is not located in any of the 
listed planning communities. 

 

The proposed rezoning complies with the general standards provided in the Land Development 
Code Section 34-411 as follows:  

(a) All planned developments must be consistent with the provisions of the Lee Plan. 

The proposed rezoning to minor RPD is consistent with the Comprehensive Plan as demonstrated 
above.  

 

(b) All planned developments must be designed and constructed in accordance with the 
provisions of all applicable County development regulations in force at that time. 
Deviations from the general provisions of this chapter may be permitted if requested as 
part of the application for a planned development in accordance with section 34-373(a)(9) 
and approved by the Board of County Commissioners based on the findings established 
in section 34-377(b)(4). Pursuant to section 34-373(a)(10) the establishment of property 
development regulations for planned developments does not require deviations from 
articles VI and VII of this chapter. Amendments to approved master concept plans may be 
reviewed pursuant to section 34-380. 

The proposed development will comply with applicable Lee County regulations, together with 
approval of the requested deviations. All requested deviations enhance the achievement of the 
objectives of the planned development and preserve and promote the general intent of the LDC 
to protect the public health, safety and welfare as demonstrated in the submitted Schedule of 
Deviations and Justifications. 

 

(c) The tract or parcel proposed for development under this article must be located so as 
to minimize the negative effects of the resulting land uses on surrounding properties and 
the public interest generally, and must be of such size, configuration and dimension as to 
adequately accommodate the proposed structures, all required open space, including 
private recreational facilities and parkland, bikeways, pedestrian ways, buffers, parking, 
access, on-site utilities, including wet or dry runoff retention, and reservations of 
environmentally sensitive land or water. 
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The proposed rezoning to minor RPD is compatible with surrounding properties and the 19.96± 
acre site is adequate size, configuration and dimension to accommodate the proposed use, open 
space, recreational facilities, buffers, pedestrian ways, access, utilities and storm water 
management.   

(d) All planned developments must have access to existing or proposed roads. Access
must comply with the requirements of chapter 10 and be located so that site-related
industrial traffic does not travel through predominantly residential areas.

Please see Traffic Impact Statement provided with the application.  The proposed minor RPD 
maintains the same previously approved access points to Six Mile Cypress Parkway (arterial 
roadway and controlled access facility) and Crystal Drive (a private local road).  There will be no 
site-related industrial traffic. 

(e) If within the Lee Tran public transit service area, the development shall be designed to
facilitate the use of the transit system.

The site is not within the Lee Tran public transit service area. Bus route 50 is located 
approximately 1.4 miles from the site at the intersection of Six Mile Cypress Parkway and Daniels 
Parkway.   

(f) Development and subsequent use of the planned development shall not create or
increase hazards to persons or property, whether on or off the site, by increasing the
probability or degree of flood, erosion or other danger, nor shall it impose a nuisance on
surrounding land uses or the public's interest generally through emissions of noise, glare,
dust, odor, air or water pollutants.

The proposed minor RPD will not create any hazards to persons or property and will comply with 
applicable regulations. 

(g) Every effort shall be made in the planning, design and execution of a planned
development to protect, preserve or to not unnecessarily destroy or alter natural, historic
or archaeological features of the site, particularly mature native trees and other threatened
or endangered native vegetation. Alteration of the vegetation or topography that
unnecessarily disrupts the surface water or groundwater hydrology, increases erosion of
the land, or destroys significant wildlife habitat is prohibited. That habitat is significant that
is critical for the survival of rare, threatened or endangered species of flora or fauna.

There are ±5.64 acres of existing wetlands on the site as demonstrated by the Environmental 
Assessment and Protected Species Survey Report prepared by BearPaws Environmental 
Consulting submitted with the application.  The existing vegetation on site is highly invaded by 
exotic vegetation and no protected species or signs thereof observed on-site. The existing 
SFWMD permit (ERP #36-05372-P-02) allowed impacts to the ±6.62 acres of jurisdictional 
wetlands on site; however wetland impacts will be reduced to only ±2.66 acres and the remaining 
±3.96 acres will be preserved and enhanced by exotic removal. ±0.03 acre of indigenous uplands 
are provided for a total of ±3.99 acres of preservation area. A copy of Exhibit 3.0 of the SFWMD 
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permit is attached showing the approved SFWMD jurisdictional wetland line.  The permitting was 
done in combination with the parcel to the south of Crystal Drive.  The approved jurisdictional 
wetlands onsite have been impacted during utility construction. An updated environmental 
assessment prepared by BearPaws Environmental Consulting is attached that represents the 
current conditions of the site which reflects the ±5.64 acres of remaining wetlands. The updated 
FLUCFCS map identifies ±0.53 acre of other surface waters consisting of two old cow ponds.  
Although old cow ponds are not typically considered wetlands, the eastern ±0.1-acre old cow 
pond was included within the permitted jurisdictional wetlands while the western ±0.43-acre old 
cow pond was specifically identified as other surface waters on Exhibit 3.0. The eastern pond 
within the jurisdictional wetlands will be incorporated into the wetland preserve and the western 
pond will be incorporated into the proposed lake. The proposed MCP shows the permitted 
jurisdictional wetland lines and existing/proposed impacts and preservation areas. The proposed 
rezoning reduces the previously permitted wetland impacts and proposes to preserve the 
maximum amount possible to maintain the existing approved access onto Six Mile Cypress 
Parkway.  See submitted Description of Surface Water Management Plan.   The proposed 
drainage system will preserve existing drainage patterns and not block any runoff overflow from 
adjacent properties. 
 

(h) A fundamental principle of planned development design is the creative use of the open 
space requirement to produce an architecturally integrated human environment. This shall 
be coordinated with the achievement of other goals, e.g., the preservation or conservation 
of environmentally sensitive land and waters or archaeological sites.   

The proposed RPD provides open space and preservation areas along the Six Mile Cypress 
Parkway frontage except where impacts are necessary to maintain the previously approved 
access point.  Buildings views are oriented along the preservation areas to the maximum extent 
possible to create an architecturally integrated human environment.  The clubhouse area is 
located adjacent to the existing commercial development to the south across Crystal Drive.   

 

(i) Site planning and design shall minimize any negative impacts of the planned 
development on surrounding land and land uses. 

The proposed development has been designed to minimize any potential negative effects on the 
surrounding properties and the public interest generally.  The proposed development is 
compatible infill development and has been approved for commercial uses since 1997.  The 
proposed multi-family uses are less intense and remain compatible.  The LDC does not provide 
buffering requirements for multi-family developments where abutting multi-family or commercial 
uses further demonstrating the compatibility of the proposed use.  The proposed Master Concept 
Plan continues to protect the agricultural and residential parcel to the west by continuing to provide 
a 15-foot type “D” buffer along JV Parker Lane while increasing wetland preservation and 
significantly reducing traffic impacts from the current approval as evidenced by the submitted 
traffic impact statement.   

 

(j) Where a proposed planned development is surrounded by existing development or land 
use with which it is compatible and of an equivalent intensity of use, the design emphasis 
shall be on the integration of this development with the existing development, in a manner 
consistent with current regulation.  
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The requested minor RPD provides compatible infill development as it is consistent with existing 
development approval patterns with the most intense projects emerging adjacent to Six Mile 
Cypress Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress 
Parkway. The existing approvals for commercial development on the site were deemed 
compatible since 1997 and the proposed minor RPD remains compatible with surrounding 
existing development and approvals. Required sidewalks along roadways provide integration with 
the adjacent developments since existing site designs on adjacent planned developments do not 
provide for interconnects. The site design buffers and separates the residential and agricultural 
grazing lands across JV Parker Lane to the west.  

(k) Where the proposed planned development is surrounded by existing development or
land use with which it is not compatible or which is of a significant higher or lower intensity
of use (plus or minus ten percent of the gross floor area per acre if a commercial or
industrial land use, or plus or minus 20 percent of the residential density), or is surrounded
by undeveloped land or water, the design emphasis will be to separate and mutually
protect the planned development and its environs.

The requested minor RPD provides compatible infill development as it is consistent with existing 
development approval patterns with the most intense projects emerging adjacent to Six Mile 
Cypress Parkway, transitioning to lower densities and intensities further west of Six Mile Cypress 
Parkway. The existing approvals for commercial development on the site were deemed 
compatible since 1997 and the proposed minor RPD remains compatible with surrounding 
existing development and approvals. The proposed Master Concept Plan continues to separate 
and protect the agricultural and residential property to the west across JV Parker Lane by 
providing the 15-foot type “D” buffer with no access points along this property line while increasing 
wetland preservation and significantly reducing traffic impacts from the current approval as 
evidenced by the submitted traffic impact statement. 

(l) In large residential or commercial planned developments, the site planner is
encouraged to create subunits, neighborhoods or internal communities which promote
pedestrian activity and community interaction.

The proposed MCP demonstrates an integrated and interconnected community with development 
pods to the north and south separated by the proposed preservation areas which are internally 
connected and share amenities.  The onsite sidewalks will interconnect with the shared use path 
on Six Mile Cypress Parkway and the existing sidewalk on Crystal Drive promoting pedestrian 
activity and community interaction. 

(m) In order to enhance the viability and value of the resulting development, the designer
shall ensure the internal buffering and separation of potentially conflicting uses within the
planned development.

There will be no conflicting uses within the planned development. 
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(n) Density or type of use, height and bulk of buildings and other parameters of intensity
should vary systematically throughout the planned development. This is intended to permit
the location of intense or obnoxious uses away from incompatible land uses at the planned
development's perimeter, or, conversely, to permit the concentration of intensity where it
is desirable, e.g., on a major road frontage or at an intersection.

The requested rezoning to minor RPD does not include any intense or obnoxious uses and is 
compatible with the land uses at the development’s perimeter.  Since the proposed development 
is compatible, it is not necessary to vary development parameters. 

(o) Minimum parking and loading requirements are set forth in article VII, divisions 25 and
26, of this chapter. Where land uses are generators of occasional peak demand for
parking space, a portion of the required parking may be pervious or semi-pervious
surfaces, subject to the condition that the parking area is constructed and maintained so
as to prevent erosion of soil. In all cases, sufficient parking must be provided to prevent
the spilling over of parking demand onto adjacent properties or rights-of-way at times of
peak demand.

The proposed minor RPD will meet the parking requirements within the LDC and includes a 
request for deviation to allow stacking in private accessory garages 

(p) Internal consistency through sign control, architectural controls, uniform planting
schedules and other similar controls is encouraged.

The proposed minor RPD will be developed with internally consistent signage, architecture and 
planting schedules. 

The proposed amendment complies with the findings provided in the Land Development Code 
Section 34-145(d)(4)a.1 as follows: 

a. Complies with the Lee Plan;

The request is consistent with the densities, intensities and general uses set forth for the Central 
Urban future land use designation and is consistent with the Comprehensive Plan as 
demonstrated above.   

b. Meets this Code and other applicable County regulations or qualifies for deviations;

The site will be developed in compliance with the Comprehensive Plan and the Land Development 
Code, together with approval of the requested deviations.  All requested deviations enhance the 
achievement of the objectives of the planned development and preserve and promote the general 
intent of the LDC to protect the public health, safety and welfare as demonstrated in the submitted 
Schedule of Deviations and Justifications. 

c. Is compatible with existing and planned uses in the surrounding area;
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The existing approved commercial uses were deemed compatible with the surrounding properties 
since 1997. Properties to the north, west and south are also within the Central Urban future land 
use category. Property to the east across Six Mile Cypress Parkway is within the Conservation 
Lands Uplands and Wetlands, zoned EC and is owned by Lee County that joins to the Six Mile 
Slough Preserve to the north across from Penzance Boulevard.   Adjacent to the north is 
Penzance Square CPD approved by Z-06-062/case number DCI2005-00103 which allows 90,000 
square feet of commercial uses. Adjacent to the northwest quadrant is the Cypress Village RPD 
which was approved for 92 multi-family units (9.65 du/ac) at a maximum height of 40 feet and 
provides access onto JV Parker Lane, a private local road that then connects to Crystal Drive, 
another private local road before accessing Six Mile Cypress Parkway, an arterial roadway.  The 
subject property has direct access to Six Mile Cypress Parkway as well as access to Crystal Drive 
which provides an alternative access to Six Mile Cypress Parkway, furthering the appropriateness 
of the 50 feet in height and gross density of 13.03 dwelling units per acre/upland density of 15 
dwelling units per acre which is compatible with this adjacent property. Pursuant to LDC Section 
34-2175(b)(1), the Central Urban future land use category allows a height up to 135 feet. The
southwest portion of the site abuts JV Parker Lane (60’ easement/private local road) then an
±18.5 acres zoned AG-2 with 2 single-family mobile homes and grazing lands that has an existing
vegetative along its frontage where the homes are located.  The proposed MCP design continues
to protect this adjacent property by providing a 15-foot type “D” buffer with no proposed access
points while increasing wetland preservation and significantly reducing traffic impacts from the
current approval. It should be noted that the Cypress Village RPD that abuts JV Parker Lane to
the north was found compatible with this adjacent property by providing the same 15-foot type “D”
buffer. Adjacent to the south is Crystal Drive then CS-1 zoned property developed with an existing
2-story office building.  The LDC does not require proposed multi-family uses to buffer adjacent
multi-family or commercial uses. The proposed multi-family is less intense than the existing
approved commercial uses and will remain compatible with the surrounding uses.

d. Will provide access sufficient to support the proposed development intensity;

Please see Traffic Impact Statement provided with the application.  The existing zoning approval 
allows for 100,000 square feet of commercial retail, 50,000 square feet of office and 100 hotel 
rooms. The proposed minor RPD maintains the same previously approved access points to Six 
Mile Cypress Parkway (arterial roadway and controlled access facility) and Crystal Drive (a private 
local road).   Although the application has since been reduced to 260 multi-family dwelling units, 
the submitted Traffic Impact Statement demonstrates that 265 multi-family units will result in 
reductions of ±75% in the AM peak hour, ±85% in the PM peak hour and ±83% over the entire 
weekday.  The access provided is sufficient to support the proposed development intensity. 

e. The expected impacts on transportation facilities will be addressed by existing County
regulations and conditions of approval;

Although the application has since been reduced to 260 multi-family dwelling units, the submitted 
Traffic Impact Statement demonstrates that 265 multi-family units will result in reductions from 
existing approved intensity of ±75% in the AM peak hour, ±85% in the PM peak hour and ±83% 
over the entire weekday. Additionally, all roadway links are shown to operate at or above the Level 
of Service Standards when the development traffic is added to the surrounding road network.  The 
expected impacts will be addressed by existing County regulations. 
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f. Will not adversely affect environmentally critical or sensitive areas and natural
resources; and

There are ±5.64 acres of existing wetlands on the site as demonstrated by the Environmental 
Assessment and Protected Species Survey Report prepared by BearPaws Environmental 
Consulting submitted with the application.  The existing vegetation on site is highly invaded by 
exotic vegetation and no protected species or signs thereof observed on-site. The existing 
SFWMD permit (ERP #36-05372-P-02) allowed impacts to the ±6.62 acres of wetlands; however 
wetland impacts will be reduced to only ±2.66 acres and the remaining ±3.96 acres will be 
preserved and enhanced by exotic removal. ±0.03 acre of indigenous uplands are provided for a 
total of ±3.99 acres of preservation area. A copy of Exhibit 3.0 of the SFWMD permit is attached 
showing the approved SFWMD jurisdictional wetland line. The permitting was done in 
combination with the parcel to the south of Crystal Drive.  The approved jurisdictional wetlands 
onsite have been impacted during utility construction. An updated environmental assessment 
prepared by BearPaws Environmental Consulting is attached that represents the current 
conditions of the site. The updated FLUCFCS map identifies ±0.53 acre of other surface waters 
consisting of two old cow ponds.  Although old cow ponds are not typically considered wetlands, 
the eastern ±0.1-acre old cow pond was included within the permitted jurisdictional wetlands while 
the western ±0.43-acre old cow pond was specifically identified as other surface waters on Exhibit 
3.0. The eastern pond within the jurisdictional wetlands will be incorporated into the wetland 
preserve and the western pond will be incorporated into the proposed lake. The proposed MCP 
shows the permitted jurisdictional wetland lines and existing/proposed impacts and preservation 
areas. The proposed rezoning reduces the previously permitted wetland impacts and proposes 
to preserve the maximum amount possible to maintain the existing approved access onto Six Mile 
Cypress Parkway. 

g. Will be served by urban services, defined in the Lee Plan, if located in a Future Urban
area category.

A table demonstrating the close proximity of available community facilities and services is 
provided on page 7. Water and sewer services are available as demonstrated in the provided 
letter of availability from Lee County Utilities.  There are two fire stations, two EMS stations and 
a sheriff substation in close proximity to the site.  There are several schools and parks near the 
site and an existing bike lane and shared use path along Six Mile Cypress Parkway. The site is 
not directly served by public transit, bus route 50 is located approximately 1.4 miles from the site 
at the intersection of Six Mile Cypress Parkway and Daniels Parkway.  There are nearby 
employment and commercial centers to the north along Colonial Boulevard, to the south along 
Daniels Parkway (including Gulf Coast Medical Center). 

The proposed amendment complies with the findings provided in the Land Development Code 
Section 34-145(d)(4)a.2 as follows: 

a) The proposed use or mix of uses is appropriate at the proposed location;

b) The recommended conditions provide sufficient safeguards to the public interest and
are reasonably related to the impacts on the public's interest expected from the proposed
development.
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c) If the application includes deviations pursuant to section 34-373(a)(9), that each
requested deviation:

1) Enhances the achievement of the objectives of the planned development; and

2) Preserves and promotes the general intent of this Code to protect the public
health, safety and welfare.

The proposed rezoning to minor RPD is appropriate at this location.  The prior approvals and 
existing development patterns demonstrate that the site is an appropriate location for higher 
intensity development. Recent case files in the area describe the existing development patterns 
in the area with the most intense projects emerging adjacent to Six Mile Cypress Parkway, 
transitioning to lower densities and intensities further west of Six Mile Cypress Parkway. The 
existing RPD zonings in the area do not have direct access onto an arterial roadway such as the 
subject property furthering the appropriateness of the requested density. Conditions of approval 
will require the RPD to be consistent with the proposed MCP which provides sufficient safeguards 
to the public interest. All requested deviations enhance the achievement of the objectives of the 
planned development and preserve and promote the general intent of the LDC to protect the 
public health, safety and welfare as demonstrated in the submitted Schedule of Deviations and 
Justifications. 

In conclusion, the proposed rezoning to minor RPD allows for infill development on a site that has 
been permitted for urban development since 1997. The request is in compliance with the Lee 
County Comprehensive Plan, the Land Development Code, together with approval of the 
requested deviations, and other applicable codes and regulations; is compatible with existing and 
planned uses in the surrounding area; will provide access sufficient to support the proposed 
development intensity; the expected impacts on transportation facilities will be addressed by 
existing County regulations and conditions of approval; will not adversely affect environmentally 
critical or sensitive areas and natural resources; and will be served by urban services, defined in 
the Lee Plan. The proposed use is appropriate at the proposed location; conditions provide 
sufficient safeguards to the public interest and are reasonably related to the impacts on the 
public's interest expected from the proposed development. All requested deviations enhance the 
achievement of the objectives of the planned development and preserve and promote the general 
intent of the LDC to protect the public health, safety and welfare.  For these reasons, the applicant 
respectfully submits that the rezoning request from CPD to minor RPD should be approved. 



John E. Manning
District One

Cecil L Pendergrass
District Two

Raymond Sandelli
District Three

Brian Hamman
District Four

Frank Mann
District Five

Roger Desjarlais
County Manager

Richard Wm Wesch
County Attorney

Donna Marie Collins
County Chief
Hearing Examiner

BOARD OF COUNTY COMMISSIONERS

May 18, 2020   Via E-Mail

Jennifer Sheppard

Banks Engineering

10511 Six Mile Cypress Parkway

Fort Myers, FL 33966

RE: Potable Water and Wastewater Availability

Carissa CPD , Crissa Commerce Court
STRAP # 17-45-25-00-00004.0000, 0020, 17-45-25-01-00000.0270, 0280

Dear Ms. Sheppard:

The subject property is located within Lee County Utilities Future Service Area as

depicted on Maps 6 and 7 of the Lee County Comprehensive Land Use Plan.

Potable water and sanitary sewer lines are in operation adjacent to the property mentioned

above. However, in order to provide service to the subject parcels, developer funded

system enhancements such as line extensions may be required.

Your firm has indicated that this project will consist of 300 multi-family residential units
with an estimated flow demand of approximately 75,250 gallons per day.  Lee County
Utilities presently has sufficient capacity to provide potable water and sanitary sewer
service as estimated above.

Availability of potable water and sanitary sewer service is contingent upon final acceptance
of the infrastructure to be constructed by the developer.  Upon completion and final
acceptance of this project, potable water service will be provided through our Corkscrew
Water Treatment Plant.

Sanitary sewer service will be provided by the City of Ft Myers South Water Reclamation

Facility. The Lee County Utilities’ Design Manual requires the project engineer to perform

hydraulic computations to determine what impact this project will have on our existing

system.

There are no reuse mains in the vicinity of these parcels. 

Prior to beginning design work on this project, please meet with LCU Staff to determine
the best point of connection and discuss requirements for construction.

This letter should not be construed as a commitment to serve, but only as to the availability
of service.  Lee County Utilities will commit to serve only upon receipt of all appropriate
connection fees, a signed request for service and/or an executed service agreement, and the

P.O. Box 398, Fort Myers, Florida  33902-0398   (239) 533-2111
lee-county.com
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approval of all State and local regulatory agencies.

Further, this letter of availability of potable water and sanitary sewer service is to be

utilized for Development Review and SFWMD only. Individual letters of availability will

be required for the purpose of obtaining building permits.

Sincerely,

LEE COUNTY UTILITIES

Mary McCormic

Technician Senior 

239-533-8532

UTILITIES ENGINEERING

DCI2020-00013  Lee County ePlan Original Application Dated 09-08-2020



Cindy Leal Brizuela 
Senior Planner 
2855 Colonial Boulevard, Fort Myers, FL 33966 | O: 239.335.1432 

BOARD MEMBERS: MARY FISCHER, CHAIR, DISTRICT 1 | DEBBIE JORDAN, VICE CHAIR, DISTRICT 4 | MELISA W. GIOVANNELLI, DISTRICT 2 
CHRIS N. PATRICCA, DISTRICT 3 | GWYNETTA S. GITTENS, DISTRICT 5 | BETSY VAUGHN, DISTRICT 6 | CATHLEEN O’DANIEL MORGAN, 

DISTRICT 7 GREGORY K. ADKINS, Ed.D., SUPERINTENDENT | KATHY DUPUY-BRUNO, ESQ., BOARD ATTORNEY

September 17, 2020 

Anthony Rodriguez, AICP 
Principal Planner – Zoning Section   
Lee County Community Development 
1500 Monroe St 
Fort Myers, Florida 33901 

RE: DCI2020-00013 

Dear Mr. Rodriguez: 

This letter is in response to your request for comments dated September 11, 2020 for the subject 
property of DCI2020-00013 concerning educational impact. The project is located in the South 
Choice Zone, S1.  

This development is a request for 265 multi-family housing units. With regard to the inter-local 
agreement for school concurrency, the generation rates are created from the type of dwelling 
unit and further broken down by grade level.  

For multi-family homes, the generation rate is .038 and further broken down by grade level into 
the following, .058 for elementary, .028 for middle and .03 for high. A total of 30 school-aged 
children would be generated and utilized for the purpose of determining sufficient capacity to 
serve the development. 

The Concurrency Analysis attached, displays the impact of the proposed development. Capacity 
is not an issue within the Concurrency Service Area (CSA). 

Thank you and if I may be of further assistance, please contact me at 239-335-1432 

Sincerely, 

Cindy Leal Brizuela, Senior Planner 
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REVIEWING AUTHORITY Lee County School District
NAME/CASE NUMBER Carissa Minor RPD/DCI2020-00013
OWNER/AGENT Banks Engineering
ITEM DESCRIPTION

LOCATION
ACRES 19.96
CURRENT FLU Central Urban
CURRENT ZONING CPD

PROPOSED DWELLING UNITS BY 
TYPE Single Family Multi Family Mobile Home

0 265 0

STUDENT GENERATION SF MF MH
Projected 
Students

Elementary School 0.058 15.37
Middle School 0.028 7.42
High School 0.03 7.95

CSA SCHOOL NAME 2023/24 CSA Capacity (1)
CSA Projected 
Enrollment (2)

CSA Available 
Capacity

Projected 
Impact of 
Project

Available 
Capacity 
W/Impact

LOS is 100% 
Perm FISH 
Capacity

Adjacent CSA 
Available 
Capacity 
w/Impact

South CSA, Elementary 13,291 11,993 1,298 15 1283 90%
South CSA, Middle 6,904 5,561 1,343 7 1336 81%
South CSA, High 8,703 8,347 356 8 348 96%

Prepared by: Cindy Leal Brizuela, Senior Planner

(1) Permanent Capacity as defined in the Interlocal Agreement and adopted in the five (5) years of the School District's  Five Year Plan

(2) Projected Enrollment per the five (5) years of the School District's Five Year Plan plus any reserved capacity (development has a
valid finding of capacity )
(3) Available Adjacent CSA  capacity is subject to adjacency criteria as outlined in the Interlocal Agreement and the School District's
School Concurrency Manual 

LEE COUNTY SCHOOL DISTRICT'S SCHOOL CONCURRENCY ANALYSIS

RPD impacts in South CSA, sub area S1

Source:  Lee County School District, September 8, 2018 letter

Student Generation Rates

17-45-25-01-00000.0270 and others



P.O. Box 398, Fort Myers, Florida 33902-0398    Phone: (239) 533-2111 
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September 22, 2020 

Plan Reviewer 
1500 Monroe Street 
Fort Myers, FL 33901 

RE: DCI2020-00013 
  Carissa Minor RPD 

LeeTran has received and reviewed the rezoning aplication for the subject property 
located in Lee County.  After reviewing the site and comparing the location with our 
existing and planned route locations according to the 2016 Transit Development Plan 
(TDP), the following has been determined:  

• The site does not lie within the ¼-mile fixed-route corridor.
• The 2016 TDP does not have any routes or service extension planned near the site.

If you have any questions or require further information, please do not hesitate to 
contact me at (239) 533-0340. 

Sincerely, 

Jorge J. Puente 
Jorge J. Puente, Transit Service Planner 
Lee County Transit 

John E. Manning 
District One 

Cecil L. Pendergrass
District Two 

Ray Sandelli 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Richard Wesch 
County Attorney 

Donna Marie Collins 
County Hearing  
Examiner 
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From: Kantor, Brigitte
To: Rodriguez, Anthony
Subject: New Case - DCI2020-00013 / Carissa Minor RPD
Date: Tuesday, September 22, 2020 2:50:58 PM
Attachments: image001.png

Hello Anthony,
I reviewed the provided documents on behalf of the Solid Waste Department and have no comment
to provide.

Regards,

Brigitte Kantor | Manager, Public Utilities
Lee County Solid Waste Department
(239) 533-8000, Extension 38005 | fax: (239) 533-8025
BKantor@leegov.com

Website: www.leegov.com/solidwaste
We value your input. Please take our brief customer satisfaction survey.
http://leegov.com/solidwaste/customersurvey 
To learn how to handle your debris before and after a storm, please click on the following link: 
https://www.leegov.com/solidwaste/hurricane

  Get Counted Now!

Please note: Florida has a very broad public records law. Most written communications to or from County Employees and officials
regarding County business are public records available to the public and media upon request. Your email communication may be subject
to public disclosure.

Under Florida law, email addresses are public records. If you do not want your email address released in response to a public records
request, do not send electronic mail to this entity. Instead, contact this office by phone or in writing.

ATTACHMENT L
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  DEPARTMENT OF COMMUNITY 
 DEVELOPMENT 

Memo
To: Anthony Rodriguez, Planner, Principal 

From: Lili Wu, Planner, Senior 

Date: March 22, 2021 

Subject: Carissa Minor RPD (DCI2020-00013) Transportation-Related Analysis (revised) 

Proposed Development 

This application is requesting to permit 260 multi-family dwelling units for the subject 19.96 
acres property. 

Site Location & Existing Conditions 

The subject site is located on the west side of Six Mile Cypress Pkwy approximately 800 feet 
south of Penzance Blvd. The subject site is currently vacant. 

Site Access 

Accesses to the subject site are proposed to Six Mile Cypress Pkwy via a right-in/right-out only 
driveway which is a designated access point in the Lee County Resolution No. 17-08-11 and an 
access connection to Crystal Dr that borders the site to the south. 

Six Mile Cypress Pkwy is a controlled access facility (arterial) maintained by County. Crystal Dr 
is a non-county maintained local road.   

Trip Generation Review 

The trip generation for the proposed development was determined by referencing the Institute of 
Transportation Engineer’s (ITE) Trip Generation 10th Edition Report. Table 1 outlines the 
proposed project’s trip generation for weekday A.M and P.M peak hour and daily traffic 
volumes. 

ATTACHMENT N
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. 
Table 1  

    Trip Generation 
Land Use Weekday A.M Peak Hour Weekday P.M Peak Hour Daily 

In Out Total In Out Total (2-Way) 
Proposed 265 multi-family 
Dwelling  Units 24 70 94 69 45 114 1,414 

Roadway Section Traffic Operation Level of Service Analysis 

It was assumed that the proposed development would be completed by 2023 (build-out year). 
Therefore, the roadway links significant impacted by the proposed development were analyzed 
for the 2023 projected traffic conditions without the proposed development and with the 
proposed development (Table 2). 

Table 2 
Arterial/Collector Roadway Section(s) Adjacent to Site 
Expected to be Significant Impacted by the Proposed Development 

Significant Level of Service 

Roadway Location Impact Existing Future 
Future + 
Project 

Expected 2023 
Six Mile 
Cypress 

Pkwy 
North of Crystal 
Dr No B B B 
South of Crystal 
Dr No B B B 

Roadway Intersection Traffic Operation Level of Service Analysis 

New trips were assigned to the surrounding road network in order to assess LOS impact as 
necessary at site access, and intersections expected to be most impacted by the proposed 
development. In this case, using trip assignment described in the applicant’s final traffic study, 
the following intersections are expected to be significantly impacted by the proposed 
development: 

1. Six Mile Cypress Pkwy/Crystal Dr
2. Six Mile Cypress Pkwy/Site Access

Table 3 describes the intersections that are expected to be most impacted by the proposed zoning 
along with their corresponding pre- and post-project built-out level of service. 

Table 3 
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  Roadway Intersection(s) Immediately Adjacent to Subject Site 
  Expected to be significantly Impacted by Proposed Development 
Intersection Significant Existing Peak Level of Service (2023) 

Roadway A 
Roadway 
B Impact Traffic Hour Existing Future 

Future + 
Project 

    Expected   Control         
Six Mile 
Cypress  Crystal Yes Two-way AM -- D D 
      Stop PM -- C C 
Six Mile 
Cypress 

Site 
Access Yes 

 
N/A AM -- C C 

       PM -- B B 
 
 
Conclusion 
 
The proposed project will not have a detrimental impact on the surrounding roadway system. 
 
 
 
 



LEE COUNTY RESOLUTION NO. 17-08-11 

A RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS 
OF LEE COUNTY, FLORIDA, AMENDING RESOLUTION NO. 93-09-
51, AS AMENDED, WHICH DESIGNATED BEN C. PRATT SIX MILE 
CYPRESS PARKWAY AS A CONTROLLED ACCESS ROAD AND 
ESTABLISHED PERMANENT ACCESS POINTS. 

WHEREAS, section 10-285(h) of the Lee County Land Development Code provides for the 
designation of certain streets in Lee County as "controlled access" facilities to which permanent access 
points are restricted to locations established and set by design study and plans adopted by resolution of 
the Lee County Board of County Commissioners; and 

WHEREAS, the Board of County Commissioners retains the right and authority to exercise its 
police power to modify roadway median openings, access points and turning movements to protect the 
health, safety, and welfare of the traveling public; and 

WHEREAS, on 15 September 1993, the Board of County Commissioners adopted Resolution No. 
93-09-51 designating Ben C. Pratt Six Mile Cypress Parkway as a controlled access facility from US 41 
northeast to Colonial Boulevard, and establishing permanent access points; and 

WHEREAS, Resolution No. 93-09-51 was subsequently amended as follows: 

1. No. 97-051 A, adopted 10-28-1993 which relocated two access points on the west side of Ben 
C. Pratt Six Mile Cypress Parkway at Station 678+00 and at Station 669+00 for right-in and 
right-out access only; and 

2. FOOT Permit# 98-A-192.0013 added an access at Station 419+34 on the north side of Ben 
C. Pratt Six Mile Cypress Parkway for a right-in and right-out access only. 

WHEREAS, Six Mile Apartment, LLC, has requested a right-in and right-out access to its site at 
Station 732+59; and 

WHEREAS, the Lee County Department of Transportation has concluded that, the addition of the 
designated connection point will not hinder traffic capacity nor be contrary to the protection of the health, 
safety, and welfare of the citizens of Lee County. 

NOW, THEREFORE, BE IT RESOLVED by the Board of County Commissioners of Lee County, 
Florida, that: 

1. Ben C. Pratt Six Mile Cypress Parkway, from US 41 northeast to Colonial Boulevard including its 
intersections, is designated a controlled access road facility. 

2. Resolution No. 93-09-51 is hereby further amended as follows: 

a. The access point at Station 732+59, east side, is amended to add a right-in and right-out 
directional movements conditioned as follows: 

• The zoning Master Concept Plan for the subject property is modified to depict access to Ben 
C. Pratt Six Mile Cypress Parkway at this location. 

Page 1of2 
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• The zoning Master Concept Plan for the subject property includes the connection to the joint 
access at Station 725+32 and permit general access to the site. 

• The zoning Master Concept Plan for the subject property includes the connection to the 
Shops at Village Walk development, on the north , when that site is developed, and permits 
general access to the site. 

• The City of Fort Myers includes in its zoning and development requirements the connection 
for .both Shops at Village Walk and Six Mile Apartments. 

• Construction of the access roadway must be to the applicable LDC development standards 

3. Absent subsequent Board action in accordance with applicable County. regulations, the connection 
points are limited to those identified on attached Exhibit A Provided, however, no vested right to a 
particular connection point location is granted by virtue of adopting Exhibit A The County retains full 
power and authority to exercise its police power to modify connection points, median openings, and 
turning movements to protect the health, safety, and welfare of the traveling public. 

Commissioner Pendergrass made a motion to adopt the foregoing resolution, seconded 
by Commissioner Hamman . The vote was as follows: 

John E. Manning 
Cecil L Pendergrass 
Larry Kiker 

Aye 

Aye 
Aye 
Aye Brian Hamman 

Franklin B. Mann Absent 

Duly passed and adopted this 15th day of August '2017. 

ATTEST: 
LINDA DOGGETT, CLERK 

BOARD OF COUNTY COMMISSIONERS 
OF LEE COUNTY, FLORIDA 

APPROVED AS TO FORM FOR THE 
RELIANCE OF LEE COUNTY ONLY 

~~~rney 
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DISTANCE (Feet) 
STATION North/West 

362+19±50 
372+40±50 1021 
379+44±50 704 
386+80±50 736 
393+40±50 660 
401+90±50 n/a 
408+50±50 1510 
413+38±50 488 
419+34±50 596 
422+74±50 340 
429+10±50 636 
*435+70±50 660 
442+47±50 677 
452+50±50 1003 
462+45±50 995 
471+67±50 922 
486+87±50 1520 
499+18±50 1231 
506+50±50 732 
514+02±50 752 
521+68±50 766 
533+60±50 1192 
542+45±50 885 
547+00±50 455 
560+62±50 1362 
578+00±50 1738 
581+78±50 378 
588+30±50 652 
597+45±50 915 
604+05±50 660 
610+72±50 667 
621+07±50 1035 
631+43±50 1036 
642+21±50 1078 
660+99±50 1878 
669+00±50 801 
678+00±50 900 
699+00±50 2100 
707+95±50 895 
714+60±50 665 
725+32±50 1072 
731+93±50 661 
732+59±50 727 
738+55±50 662 
745+15±50 660 
751+77±50 662 
758+50±50 673 
765+23±50 673 
770+70±50 n/a 
I 10+68±50 1345 

49 permanent access points 
Road Length: 7.89 Miles 
Average Spacing: 978 Feet 

South/East 

1021 
704 
736 
660 
850 
660 
488 
n/a 
936 
636 
660 
677 
1003 
995 
922 
1520 
1231 
n/a 

1484 
n/a 

1958 
885 
455 
1362 
1738 
n/a 

1030 
n/a 

1575 
667 
1035 
1036 
1078 
n/a 
n/a 

3579 
2100 
895 
665 
1072 
n/a 
596 
1323 
660 
662 
673 
673 
547 
798 

• Pending Access Point Modifications: 1 

MEDIAN 
ORIGIN OPENING 
1&2&3 YES 

1&2 YES 
5 YES 

1&2 YES 
1&2&3 YES 

6 NO 
1&2 YES 

6 NO 
8 NO 

1&2 YES 
4 NO 

1&2 YES 
3 YES 

2&6 YES 
4 YES 
4 YES 

1&2 YES 
5 YES 

2&4 NO 
1 YES 

2&5 NO 
1 YES 

2&4 YES 
3 YES 

2&5 YES 
6 YES 
6 NO 
1 YES 
6 NO 
6 YES 
1 YES 
6 YES 
1 YES 
1 YES 
6 NO 

6&7 NO 
1&7 YES 

1 YES 
4 YES 
5 YES 
1 YES 
4 NO 

1 YES 
6 NO 
1 YES 
4 YES 
1 YES 
9 NO 
1 YES 

NBL = Northbound left 
SBL = Southbound left 

MOVEMENTS 
ALL 
ALL 
ALL 
ALL 
ALL 

RT.IN/RT.OUT 
ALL 

RT.IN/RT.OUT 
RT.IN/RT.OUT 

ALL 
RT.IN/RT.OUT 

NBL, RT.IN/RT.OUT 
ALL 

NBL, RT.IN/RT.OUT 
ALL 
ALL 
ALL 
ALL 

RT.IN/RT.OUT 
ALL 

RT.IN/RT.OUT 
ALL 
ALL 
ALL 
ALL 

NBL, RT.IN/RT.OUT 
RT.IN/RT.OUT 

ALL 
RT.IN/RT.OUT 

NBL, RT.IN/RT.OUT 
ALL 

NBL, RT.IN/RT.OUT 
ALL 
ALL 

RT.IN/RT.OUT 
RT.IN/RT.OUT 

ALL 
ALL 
ALL 

SBL, RT.IN/RT.OUT 
ALL 

RT.IN/RT.OUT 
RT.IN/RT.OUT 

ALL 
RT.IN/RT.OUT 

ALL 
NBUSBL, RT.IN/RT.OUT 

ALL 
RT.IN/RT.OUT 

ALL 

EXHIBIT A 
BEN PRATT SIX MILE CYPRESS PARKWAY 

DESIGNATED ACCESS POINTS 

CONNECTION 
us 41 
Wal-Mart I Home Depot Plaza 
N&S 
N&S 
N&S 
s 
Independence Circle (W) 

Independence Circle (E) 
N 
Metro Parkway 
N & Molly Lane (S) 
N & Trader Street (S) 
Plantation Road I Exchange Lane 
NW 
NW 
Stadium NW 
International Center Blvd. 
Olympic Court 
International Drive 
Daniels Parkway 
w 
Brookshire Lake Blvd. 
East Pine Way W 
with Special Conditions 
Bergamo Way 
w 
w 
Crystal Drive 
w 
w 
Penzance Blvd. 
with Special Conditions 
w 
Key Deer Ct. 
NW 
NW 
Heritage Palms Blvd. 
NW&SE 
Winkler Avenue Ext. 
E 
Bernwood Place Dr. (S) I Via Columbia Circle 
w 
E 
Bernwood Place Dr. (north end) 
E&W 
Challenger Blvd. 
E&W 
Dani Drive I Wal-Mart Plaza 
Colonial Blvd - SR 884 

Notes 
(1) Original Plan 
(2) Field Location Change 
(3) Court Order 
(4) Development Order 
(5) Kimley-Hom Study 
(6) To Guarantee Access 
(7) Modified by Amending Resolution #97-051A 
(8) Modified by FOOT Perm it #98-A-192.0013 
(9) Added by Amending Resolution #00-04-09 

REMARKS 

Approved by FOOT Permit #98-A-192-0013 

Proposed directional left in 

Relocated from STA 671+52, does not exist 
Relocated from STA 681 +00 

11 

(1 O) Added Right-in/Right-out on East side with conditions by Amending Resolution #09-11-14 
(11) Added Right-in/Right-out on East side 



000352801 .DWG 

EXHIBIT B 

9 

' . 

778+68 
I 

770+70.5 

D 
732+59 

0 

ADOPTED SEPTEMBER 15. 1998 PER RESOLUTION ~I 
AMENDED OCT'OBER 28, 1997 PER RESOLUTION ~-<151A 
AMENDED AS PART OF FOOT PERMrr "9&-A-192.0018 
AMENDED APRIL 18, 3>00 PER USOLUTJON ~ 
A'MENDEO NOVEMBER 14, 2009 PER RESOLUTION ~I 1-1-4 
AMENDED ??, PER RESOLUTION rn 

BEN C. PRATT /SIX MILE CYPRESS PARKWAY 
DESIGNATED ACCESS POINTS 



Date: March 26, 2021 

To: Anthony Rodriguez, Principal Planner 

From: Beth Workman, Senior Planner 

Subject: DCI2020-00013 
Carissa Minor RPD 
Zoning Environmental Sciences Review 

An application has been submitted to rezone 19.96 acres from Commercial Planned 
Development (CPD) to Residential Planned Development (RPD).  The request results in the 
following changes: 

• higher percentage of open space required in accordance with Land Development Code
(LDC) Section 10-415(a), and

• buffer requirements per LDC Section 10-416(d), and
• Master Concept Plan (MCP) revision to depict fewer impacts to the indigenous

vegetation then previous zoning approval associated with the CPD.

OPEN SPACE 
The LDC Section 10-415(a) requires the applicant to provide 40% open space as defined per 
LDC Section 10-1.  The MCP received March 12, 2021 states that 40% open space (7.98 acres) 
will be provided. 

INDIGENOUS OPEN SPACE 
The LDC Section 10-415(b) requires the applicant to provide 50% of the required open space as 
preserved indigenous areas.  The applicant is required and has provided 3.99 acres of 
indigenous open space per the MCP received March 12, 2021.  The 3.99 acres of indigenous 
open space preserves are depicted as preserve A, B, and C per the MCP.  Preserve A is 
approximately 0.40 acres and consists of Wetland Hardwood Forest (FLUCFCS 617 E3).  
Preserve B is approximately 1.81 acres and consists of an old cow pond (FLUCFCS 500) and 
Wetland Hardwood Forest (FLUCFCS 617 E3).  Preserve C is approximately 1.78 acres 
consisting of 1.75 acres Wetland Hardwood Forest (FLUCFCS 617 E3) and 0.03 acres Pine 
Flatwoods (FLUCFCS 411 E3).  The applicant has provided an Environmental Assessment that 
includes a Florida Land Use Cover, Form and Classification (FLUCFCS) map that depicts the 
type of vegetation and level of exotics existing in each area (see attachment A). 

Zoning Environmental Science staff provides the following conditions to ensure 3.99 acres of 
indigenous open space is provided: 

Prior to the issuance of a development order for any phase, the development order must 
depict 3.99 acres of indigenous open space (3.96 acres of wetland and 0.03 acres of 
upland) as depicted on the Master Concept Plan received March 12, 2021. 

Prior to the issuance of a Vegetation Removal Permit, a point map that corresponds to 
staking in the field must be submitted depicting the internal roadway located between 
preserve A, B, and C. 

ATTACHMENT P



WETLANDS 
The subject property plus the tracts located to the south of Crystal Drive were permitted through 
the South Florida Water Management District (SFMWD) permit #36-05372-P-02 and Army 
Corps of Engineers (ACOE) permit SAJ-1997-67-IP.  These permits were issued for direct 
impacts to 10.96 acres of jurisdictional wetlands.  During permitting, the applicant was required 
to purchase 7.23 freshwater herbaceous credits from the Panther Island Mitigation Bank for 
compensatory mitigation of the 10.96 acre on-site wetland impacts.  The state and federal 
permits also required the applicant to preserve 0.80 acres of wetlands and 1.58 acres of 
wetland creation onsite. The jurisdictional wetland determination maps exhibit 3.0 and 3.1 depict 
the location of the wetlands and other surface waters (see attachment B).     

The current applicant is reducing the amount of wetland impacts on the subject property (part of 
the 10.96 acre wetland impact) from 6.62 acres to 2.66 acres.  The MCP depicts a total of 3.96 
acres of wetland preserve and 0.03 acres of upland preserve.  The applicant will be required 
through the zoning conditions to provide the receipt of payment to the Panther Island Mitigation 
Bank for 7.23 freshwater herbaceous credits.  This is required because in accordance with Lee 
Plan Goal 124, county staff cannot approve development impacts to State jurisdictional 
wetlands unless a jurisdictional wetland determination has been provided depicting that the 
wetlands proposed to be impacted have been approved by SFWMD and the required mitigation 
has been met.  

Zoning Environmental Sciences staff recommends the following condition for approval: 

Prior to the issuance of a development order for any phase, a receipt of payment must 
be submitted for the 7.23 freshwater herbaceous credits from the Panther Island 
Mitigation Bank. 

BUFFERS 
The LDC 10-416(d) requires buffers when different uses abut one another.  The proposed 
residential planned development abuts commercial uses to the north; right-of-way to the east, 
west, and south; and multi-family to a portion of the east.  The applicant has provided the code 
required Type-D buffers abutting all rights-of-ways and has depicted them on the MCP received 
on November 3, 2020.   

Attachments 
A – Environmental Assessment 
B – SFWMD ERP with exhibit 3.0 and 3.1 
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Prepared By: 
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Phone: (239) 340-0678  
Email: BearPaws.Env.Consulting@GMail.com 



Introduction 

An environmental assessment was conducted on the Carissa Minor RPD property on August 4, 2020. The 
19.96± acre site is located in Section 17, Township 45S, and Range 25E, of Lee County, Florida. More 
specifically, the site is located immediately west of Six Mile Cypress Parkway and north of Crystal Drive, 
in Fort Myers, Florida. Please see the attached Project Location Map (Exhibit A). 

The purpose of the field investigation was to identify the potential for either U.S. Army Corps of Engineers 
(ACOE) and / or South Florida Water Management District (SFWMD) jurisdictional wetlands.  This field 
investigation was also conducted to determine the potential of listed (endangered, threatened, etc.) species 
inhabiting the site that are regulated by the U.S. Fish & Wildlife Service (FWS) and the Florida Fish & 
Wildlife Conservation Commission (FWC).  

Specific attention was paid toward that of locating any gopher tortoise (Gopherus polyphemus) and/or 
burrowing owl burrows (Athene cunicularia floridana), as well as locating any potential fox squirrel 
(Sciurus niger) nests, Florida bonneted bat (Eumops floridanus) cavity trees, and any bald eagle (Haliaeetus 
leucocephalus) nests.   

The project’s surrounding land uses are a mixture of residential developments, commercial developments, 
undeveloped vacant land, and forested land.  The survey was conducted in the mid-morning; the 
temperature were in the mid-upper 80’s, with a light breeze, and partly cloudy skies.  

Project Background & Previous Permits  

This was a phased project to construct and develop an office space and retail development. Previous permits 
have been obtained from both the South Florida Water Management District (SFWMD), Permit #: 36-
05372-P and US Army Corps of Engineers (ACOE), Permit #: SAJ-1997-67-IP. These permits were issued 
for both the overall project site, including the subject property in addition to the parcel to the south of 
Crystal Drive. Per both the SFWMD and the ACOE permits, the applicant proposed direct impacts to 
10.96± acres of wetlands (6.62± acres on the subject property) and 0.53± acres of other surface water 
communities. As compensatory mitigation for the 10.96± acres of impacts to the on-site wetlands, the 
applicant has purchased 7.23 freshwater herbaceous credits from Panther Island Mitigation Bank. The 
permit also included that the applicant also provided 0.80± acres of wetland preserve and 1.58± acres of 
wetland creation provided on-site.    

Species Survey Methodology 

The species survey was conducted utilizing combined methodologies from Lee County’s Land 
Development Code (LDC, Chapter 10, Article III, Division 8 - Protection of Habitat) and also encompassed 
the Lee County Endangered Species Ordinance No. 89-34. Surveys for Lee County protected species are 
based on the presence of specific vegetation associations and habitat types noted on-site, as outlined in the 
LDC.  The frequency of transects performed in these habitats, unless otherwise discussed, were designed 
to meet the minimum updated coverage requirement.  Following the Lee County Endangered Species 
Ordinance No. 89-34, the specific methodology included pedestrian surveys of parallel transects. The 
survey was conducted according to the previously approved Lee County methodology, submitted by Kevin 
L. Erwin Consulting Ecologist, Inc.



These methods are comprised of a several step process.  The vegetation communities or land-uses on the 
study area are delineated on an aerial photograph using the Florida Land Use, Cover and Forms 
Classification System (FLUCFCS).  Next, these FLUCFCS codes are cross-referenced with the Lee County 
Protected Species List.  With a list of the potential listed plants and animals, each FLUCFCS community is 
searched in the field for these species.  An intensive pedestrian survey is conducted using parallel belt 
transects as a means of searching for protected plants and animals.  Signs or sightings of these species are 
then recorded.   

Existing Site Conditions 

Boundary – The project boundary was obtained from the Lee County parcel data and is assumed to be 
approximately 19.96± acres.   

Soils - The soils on the property have been mapped by the National Resource Conservation Service (NRCS, 
formerly the Soil Conservation Service). These mappings are general in nature but can provide a certain 
level of information about the site as to the possible extent of wetland area.  The agencies commonly use 
these mappings as justification for certain wetland/upland determinations.  According to these mappings, 
the parcel is underlain by Hallandale fine sand, (NRCS #6; non-hydric), Oldsmar sand, (NRCS #33; non-
hydric), and Malabar fine sand, (NRCS #34; hydric).  Malabar fine sand soil is considered hydric at both 
the local and national levels. Please see the attached NRCS Soils Map (Exhibit D). 

Vegetation Descriptions – Vegetation is one parameter used in determining the presence of uplands or 
wetlands; these community mappings will generally reflect what a specific area could be considered by the 
regulatory agencies. We identified approximately 5.64± acres of wetlands and approximately 0.53± acres 
of “other surface water” communities on-site during the site assessment. Formal wetlands delineations have 
previously been conducted on-site, per the South Florida Water Management (SFWMD) and US Army 
Corps of Engineers (ACOE) environmental resource permits. The vegetation descriptions and community 
locations were obtained from this SFWMD permit and the engineer. The proposed project will impact 
previously impacted and mitigated wetlands. According to the SFWMD permit, these wetlands were in fair 
condition with varying levels of exotic infestation.    

Community delineations were defined utilizing different vegetation communities on-site and were based 
on the nomenclature of the Florida Land Use, Cover and Forms Classification System (FLUCFCS), Level 
III and IV (FDOT 1999).  The FLUCFCS mapping and vegetation descriptions were previously provided 
by Boylan Environmental Consultants and obtained from the South Florida Water Management (SFWMD). 
Updated community/vegetation descriptions have been provided and included below for each community 
identified on-site. Please see the attached FLUCFCS Map with Aerial (Exhibit B) and FLUCFCS Map 
without Aerial (Exhibit C).  Listed below are the vegetation communities and land-uses identified on the 
site.  

  



FLUCFCS Codes & Community Descriptions  

Uplands 
The following community areas have been designated as upland habitats. Uplands are any area 
that does not qualify as a wetland because the associated hydrologic regime is not sufficiently wet 
enough to elicit development of vegetation, soils, and/or hydrologic characteristics associated with 
wetlands.  

FLUCFCS 411 E3 Pine Flatwoods (50-74% Exotics) – 2.82± Acres 
This upland community type occupies 2.82± acres of the property.  The canopy contains slash pine (Pinus 
elliottii), with scattered live oak (Quercus virginiana). The sub-canopy also contains slash pine (Pinus 
elliottii), and live oak (Quercus virginiana) with cabbage palm (Sabal palmetto), Brazilian pepper (Schinus 
terebinthifolius), wax myrtle (Myrica cerifera), and myrsine (Rapanea punctata). The ground cover is 
dominated by saw palmetto (Seranoa repens), penny royal (Stachydeoma graveolens), and false 
buttonweed (Spermacoce verticillata) with other opportunistic weedy species. Commonly observed vines 
include grapevine (Vitis munsoniana), greenbriar (Smilax spp.), and poison ivy (Toxicodendron radicans). 
This community should be considered uplands by the regulatory agencies. 

FLUCFCS 420 E4 Mixed Upland Hardwoods (Exotics > 75%) – 7.10± Acres 
This upland community type occupies approximately 7.10± acres of the property.  Exotic species such as 
earleaf acacia (Acacia auriculiformis), melaleuca (Melaleuca quinquenervia), mimosa (Albizia julibrissin), 
and Brazilian pepper (Schinus terebinthifolius) occupy approximately 75-99% of this community. The 
canopy is dominated by melaleuca (Melaleuca quinquenervia) with scattered earleaf acacia (Acacia 
auriculiformis), mimosa (Albizia julibrissin), slash pine (Pinus elliottii), and live oak (Quercus virginiana). 
The sub-canopy contains scattered cabbage palm (Sabal palmetto) and Brazilian pepper (Schinus 
terebinthifolius). The ground cover is mostly open, due to the dense exotic coverage, but contains scattered 
various opportunistic weedy species. Commonly observed vines include greenbriar (Smilax sp.), and 
grapevine (Vitis rotundifolia).  This community would be considered uplands by the regulatory agencies. 

FLUCFCS 740 Disturbed Lands – Cleared Trails – 2.86± Acres 
This disturbed upland community type occupies 2.86± acres of the property and includes cleared trails 
throughout the property.  The canopy is mostly open with scattered slash pine (Pinus elliottii) along the 
edges. The sub-canopy is also mostly open with scattered Brazilian pepper (Schinus terebinthifolius) and 
wax myrtle (Myrica cerifera) along the edges. The ground cover includes Spanish needle (Bidens pilosa), 
dog fennel (Eupatorium capillifolium), ragweed (Ambrosia trifida), caesar weed (Urena lobata), hairy 
beggar-ticks (Bidens alba), sandspur (Cenchrus echinatus), false buttonweed (Spermacoce verticillata), 
bahia grass (Paspalum notatum), and other various opportunistic weedy species. Commonly observed vines 
include greenbriar (Smilax sp.), and grapevine (Vitis rotundifolia).  

FLUCFCS 800 County Road ROW (Future Crystal Drive Ext.) – 0.63± Acres 
A portion of this community is a paved road, Crystal Drive, which leads to the commercial portion of the 
site, which was developed at part of the previously permitted site design; the remaining vegetated portion 
of this right-of-way, is the future Crystal Drive Extension. This community occupies 0.63± acres of the 
property. This community would be considered uplands by the regulatory agencies. 

FLUCFCS 814 Road ROW – 0.38± Acres 
This unpaved paved road right of way occupies 0.38± acres of the property, which is immediately west of 
the project site along J V Parker Lane. This community would be considered uplands by the regulatory 
agencies. 



Wetlands 
The following community areas have been designated as wetland habitats. Wetlands are any areas 
that under normal circumstances have hydrophytic vegetation, hydric soils, and wetland 
hydrology.  

 
FLUCFCS 617 E3 Wetland Hardwood Forest (50-74% Exotics) – 5.64± Acres   
This wetland community type occupies approximately 5.64± acres of the property. The canopy contains 
laurel oak (Quercus laurifolia), slash pine (Pinus elliottii), bald cypress (Taxodium distichum), and 
melaleuca (Melaleuca quinquenervia). The sub-canopy vegetation includes Brazilian pepper (Schinus 
terebinthifolius), cabbage palm (Sabal palmetto), myrsine (Rapanea punctata), buckthorn (Rhamnus 
cathartica), and wax myrtle (Myrica cerifera). The ground cover includes scattered saw palmetto (Serenoa 
repens), with swamp fern (Blechnum serrulatum), black needlerush (Juncus roemerianus), red-root 
(Lachnanthes caroliana), chocolate weed (Melochia corchorifolia), and rosy camphorweed (Pluchea 
rosea), with various other grasses and sedges. Commonly observed vines include Japanese climbing fern 
(Lygodium japonicum), and greenbriar (Smilax spp.). This community does contain some transitional 
wetland vegetation, advantageous rooting, water line staining, and algal matting, as well as other signs in 
this community that would be classified as wetlands. This community would be considered wetlands by the 
regulatory agencies. 
 

Other Surface Waters (OSW)  
The following community area has been designated as other surface waters. Surface waters are 
waters on the surface of the earth, contained in bounds created naturally or artificially.  
  

FLUCFCS 500  Old Cow Pond – 0.53± Acres  
This “other surface water” (OSW) community occupies approximately 0.53± acres of the property and 
consists of a cow pond.  The canopy is mostly open; the sub-canopy contains Carolina willow (Salix 
caroliniana), wax myrtle (Myrica cerifera), and buttonbush (Cephalanthus occidentalis), with Brazilian 
pepper (Schinus terebinthifolius) along the perimeter of the wetland..  The groundcover contains cat-tail 
(Typha latifolia), duckweed (Lemna minor), dotted smartweed (Polygonum punctatum), mermaid weed 
(Proserpinaca palustris), cyperus (Cyperus sp.), water hyssop (Bacopa monnieri), dollarweed (Hydrocotyle 
umbellata), and torpedo grass (Panicum repens). This community would be considered “other surface 
waters” by the regulatory agencies. 
 
Table 1. FLUCFCS Community Table 
 

 
  

FLUCFCS 
Code 

Community Description 
Habitat 

Type 
Acres 

411 E3 Pine Flatwoods (Exotics 50-74%) Upland 2.82± Ac.
420 E4 Mixed Upland Hardwoods (Exotics > 75%) Upland 7.10± Ac.

500 Old Cow Pond OSW 0.53± Ac.
617 E3 Wetland Hardwood Forest (Exotics 50-74%) Wetland 5.64± Ac.

740 Disturbed Lands – Cleared Trails Upland 2.86± Ac.
800 County Road ROW (Future Crystal Drive Ext.) Upland 0.63± Ac.
814 Road ROW Upland 0.38± Ac.

Total 19.96± Ac. 



Protected Species Results 

During the field survey for protected species on the property, no protected species or signs thereof observed 
on-site.  There were a few small stick-nests observed in some of the melaleuca trees; however, they were 
believed to be that of a bird or perhaps a nest of one of the numerous grey squirrels (Sciurus carolinensis) 
that were observed on-site.  There were no other nest-like structures or tree cavities noted, and there was 
no gopher tortoise (Gopherus polyphemus) burrows identified.  We observed burrows belonging to 
armadillos (Dasypus novemcinctus), which were not marked in the field; there was no evidence that these 
burrows were being used by gopher tortoises.  

There were several non-listed species identified while conducting the protected species survey, among those 
were several eastern grey squirrels (Sciurus carolinensis), an eastern cottontail rabbit (Sylvilagus 
floridanus), Northern mocking birds (Mimus polyglottos), and mourning doves (Zenaida macroura). The 
various listed species that may occur in the FLUCFCS communities on-site have been tabulated on the 
attached table.  Please see the Protected Species Survey Map, attached as Exhibit E. 

Project Summary & Discussion 

Currently, there are 5.64± acres of existing wetlands on the site, which was included on the previously 
submitted environmental assessment and species survey report with the initial application. The existing 
vegetation on site contains varying levels of exotic and no protected species or signs thereof have been 
observed on-site over the numerous site visits conducted on-site.  

The existing SFWMD (36-05372-P-02) and ACOE permits (SAJ-1997-67-IP) allowed impacts to the 6.62± 
acres of jurisdictional wetlands on site; however, these wetland impacts will be reduced to only 2.66± acres 
under the proposed site plan, and the remaining 3.96± acres will be preserved and enhanced by exotic 
removal. The permitting was done in combination with the parcel to the south of Crystal Drive. The 
approved jurisdictional wetlands on-site have been impacted during utility construction.  

This updated assessment represents the current conditions of the site which reflects the 5.64± acres of 
remaining wetlands. The attached FLUCFCS map identifies ±0.53 acre of other surface waters consisting 
of two old cow ponds. Although old cow ponds are not typically considered wetlands, the eastern 0.10± 
acre old cow pond was included within the permitted jurisdictional wetlands while the western 0.43± acre 
old cow pond was specifically identified as other surface waters per the previous permits. The eastern pond 
within the jurisdictional wetlands is proposed to be incorporated into the wetland preserve and the western 
pond will be incorporated into the proposed lake. The proposed site plan shows the permitted jurisdictional 
wetland lines and existing/proposed impacts and preservation areas. The proposed rezoning reduces the 
previously permitted wetland impacts and proposes to preserve the maximum amount possible to maintain 
the existing approved access onto Six Mile Cypress Parkway.  

Due to the disturbed nature of the site, the abundance of exotic plant species, the surrounding land uses, 
and roadways, it is unlikely that this site supports or would provide habitat for any protected species. 
Formal wetlands delineations have previously been conducted on-site, per the South Florida Water 
Management (SFWMD) and US Army Corps of Engineers (ACOE) environmental resource permits. The 
remaining community locations were drawn using non-rectified aerial images with approximate property 
boundaries; hence their location, aerial extent, and acreage is approximate.    



Table 2: Listed Species by Habitat with Current Status 
 

FLUCFCS 
Code 

FLUCFCS Description Common Name Scientific Name 
Percent 

Coverage 
Observed USDA FDA&CS FWS FWC 

 
411 

 
Pine Flatwoods 

Beautiful paw-paw Deeringothamnus pulchellus 90 -- E E E --
Big cypress fox squirrel Sciurus niger avicennia 90 -- -- -- -- SSC

Eastern indigo snake Drymarchon corais couperi 90 -- -- -- T T
Fakahatchee burmannia Burmannia flava 90 -- -- E -- --

Florida black bear Ursus americanus floridanus 90 -- -- -- SAT T
Florida coontie Zamia floridana 90 -- -- C -- --

Gopher frog Rana areolata 90 -- -- -- -- SSC
Gopher tortoise Gopherus polyphemus 90 -- -- -- T T

Red-cockaded woodpecker Picoides borealis 90 -- -- -- E SSC
Satinleaf Chrysophyllum olivaeforme 90 -- -- T -- --

Southeastern American Kestrel Falco sparverius paulus 90 -- -- -- -- T

420 Upland Hardwood Forest 

Eastern indigo snake Drymarchon corais couperi 90 -- -- -- -- T
Florida scrub jay Aphelocoma coerulescens coerulescens 90 -- -- -- T T
Florida coontie Zamia floridana 90 -- -- C -- --

Gopher frog Rana areolata 90 -- -- -- -- SSC
Gopher tortoise Gopherus polyphemus 90 -- -- -- T T 

500 Other Surface Water 

American alligator Alligator mississipiensis 90 -- -- -- SAT SSC
Everglades mink Mustela vison evergladensis 90 -- -- -- -- T

Limpkin Aramus guarauna 90 -- -- -- -- SSC
Little blue heron Egretta caerulea 90 -- -- -- -- SSC

Reddish egret Egretta rufescens 90 -- -- -- -- SSC
Roseate spoonbill Ajaia ajaja 90 -- -- -- -- SSC

Snowy egret Egretta thula 90 -- -- -- -- SSC
Tricolored heron Egretta tricolor 90 -- -- -- -- SSC

617 Wetland Hardwood Forest 

Florida black bear Ursus americanus floridanus 90 -- -- -- SAT T
Limpkin Aramus guarauna 90 -- -- -- -- SSC

Little blue heron Egretta caerulea 90 -- -- -- -- SSC
Snowy egret Egretta thula 90 -- -- -- -- SSC

Tricolored heron Egretta tricolor 90 -- -- -- -- SSC
740 Disturbed Lands Gopher tortoise Gopherus polyphemus 90 -- -- -- T T
800 Roadways N/A -- 90 -- -- -- -- --

 
C = Commercially Exploited, SAT = Similarity of Appearance Threatened, SSC = Species of Special Concern, T = Threatened, E = Endangered 

Table designates listed species with potential to occur in each FLUCFCS community. 
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Protected Species Survey Map 
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Date: January 25, 2021 

To: Anthony Rodriguez, Principal Planner 

From: Nic DeFilippo, Environmental Planner 
239.533.8983 
ndefilippo@leegov.com 

Subject: DCI2020-00013 
Natural Resource Staff Report and Conditions for Carissa Minor RPD 
STRAP # 17-45-25-01-00000.0270 

The request is to rezone 19.96 acres from Commercial Planned Development to Residential Planned 
Development to allow for a maximum number of 260 multi-family dwelling units. The proposed 
development is within the Ten Mile Canal North Watershed and adjacent to the Six Mile Cypress 
Watershed. The proposed stormwater management system will incorporate both wet and dry detention 
prior to discharging into the onsite wetlands. The stormwater will discharge from the onsite wetlands to 
the Six Mile Cypress Parkway roadway stormwater system and the Crystal Drive roadway stormwater 
system before ultimately discharging into the Six Mile Slough. This conceptual stormwater system design 
is consistent with Lee Plan Policies 60.4.2 and 61.2.4.  

The Six Mile Cypress Watershed has been identified as a critical area for surface water management and 
the proposed development will be discharging into the Six Mile Slough. As a result, the proposal has the 
potential to further degrade water quality in the region. Lee Plan Policy 125.1.2 requires that new 
developments not degrade surface or ground water quality. Policy 125.1.4 requires developments which 
have the potential of lowering existing water quality below State and Federal water quality standards to 
provide standardized appropriate monitoring data. In order to maintain consistency with these policies 
staff recommends the following conditions: 

Prior to local development order approval the developer must provide: 
I. A Water Quality Monitoring Plan for review and approval by the Lee County Division of

Natural Resources. At a minimum, the Water Quality Monitoring Plan must establish:
i) The overall Goals and Objectives of the Water Quality Monitoring Plan;
ii) An outfall monitoring schedule during “wet” season of June through October, for Field

Temperature, Total Kjedahl Nitrogen, Total Nitrogen, Chlorophyll A, Nitrite, Nitrate,
Phosphorus, Turbidity and Stage.

iii) A baseline monitoring event to be part of the monitoring plan that must be completed
prior to commencement of construction.

iv) Water quality monitoring data must be provided to the Division of Natural Resources
annually for a minimum of 5 years and must include a report with a comparison of State
water quality standards, plots of parameters, and recommendations. After five years of
meeting or exceeding state water quality monitoring standards, the developer may amend
water quality monitoring and reporting after written request, review, and approval by the
Division of Natural Resources. Results must be reported as an Electric Data Deliverable
(EDD), in a format approved by the Division of Natural Resources.

v) A contingency plan in the event an exceedance of State Water Quality Standards is
discovered. This plan must include notification to impacted residents and applicable
authorities.
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Professional Engineers, Planners & Land Surveyors 

S:\Jobs\29XX\2961F\Documents\Zoning\2961F_Stormwater Narrative-post sufficiency.docx 

• SERVING THE STATE OF FLORIDA  •
_____________________________________________________________________________________________ 

10511 Six Mile Cypress Parkway • Suite 101 • Fort Myers, Florida 33966 
Phone 239-939-5490 • www.bankseng.com • Fax 239-939-2523 
Engineering License No. EB 6469 • Surveying License No. LB 6690 

Carissa Minor RPD 
Description of Surface Water Management Plan 

DCI2020-00013 
Revised March 2021 

LDC Sec. 34-373(b)(1) A written description of the surface water management plan that includes: 

a. The runoff characteristics of the property in its existing state;
The ±19.96-acre vacant site is bordered on the east by Six Mile Cypress Parkway,
on the south by Crystal Drive, on the north by undeveloped property and on the
west by JV Parker Lane.  The site remains largely undeveloped and is
predominately wooded.  Stormwater runoff from the site generally drains to the east
into the Six Mile Cypress Parkway roadway stormwater collection systems.

b. In general terms, the drainage concept proposed, including the outfall to canals or
natural water bodies including how drainage flow from adjacent properties will be
maintained;
The proposed drainage system will preserve existing drainage patterns and not
block any runoff overflow from adjacent properties.  The proposed drainage within
the development will be collected into a catch basin and pipe system and detained
in an on-site proposed dry detention area and wet detention pond.  The dry
detention area will discharge to the Six Mile Cypress Parkway roadway stormwater
system.  The wet detention pond will discharge to the Crystal Drive roadway
stormwater system.

c. The retention features (including existing natural features) that will be incorporated
into the drainage system and the legal mechanism which will guarantee their maintenance;
The water management system will consist of a proposed on-site dry detention area
and wet detention pond. If the property remains under single ownership, that owner
will maintain the drainage system consistent with the South Florida Water
Management District permit that will be required.  If the property ownership does
not remain under a single owner, then an association would be formed to maintain
the drainage system.

d. How existing natural features will be preserved. Include an estimate of the ranges
of existing and post development water table elevations, where appropriate;
The existing SFWMD permit (ERP #36-05372-P-02) allows impacts to the existing
±6.62 acres of existing wetlands on the subject property; however
existing/proposed wetland impacts will be reduced to only ±2.66 acres and the
remaining ±3.96 acres will be preserved and exotics removed.  ±0.03 acre of
indigenous uplands are provided for a total of ±3.99 acres of preservation area. The
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water table elevations will be maintained by appropriately setting the dry detention 
outfall structure at the established water control elevation.  
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e. If the property is subject to seasonal inundation or subject to inundation by a
stream swollen by the rains of a 100-year storm event, indicate the measures that will be
taken to mitigate the effects of expectable flooding.
The property is within a FEMA flood zone.  This will be mitigated by placing fill such
that the finished floor elevation is one foot above the FEMA base flood elevation.
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BOUNDARY AND TOPOGRAPHIC SURVEY

SELECT REAL ESTATE
LEE COUNTY, FLORIDA
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SURVEYOR'S CERTIFICATION:

{- THIS SURVEY IS NOT VALID WITHOUT THE ORIGINAL SIGNATURE AND SEAL
OF A FLORIDA LICENSED SURVEYOR AND MAPPER.
- ADDITIONS OR DELETIONS TO SURVEY MAPS OR REPORTS BY OTHER THAN
THE SIGNING PARTY OR PARTIES IS PROHIBITED WITHOUT WRITTEN CONSENT
OF THE SIGNING PARTY OR PARTIES.
- THIS CERTIFICATION IS ONLY FOR THE LANDS DESCRIBED HEREON.
- THIS SURVEY MAY BE RELIED UPON ONLY BY THE CERTIFIED PARTIES
PROVIDED HEREIN.
- IT IS NOT A CERTIFICATION OF TITLE, ZONING, SETBACKS, OR FREEDOM OF
ENCUMBRANCES.
- THIS SURVEY WAS PREPARED WITH THE BENEFIT OF THAT CERTAIN TITLE
OPINION PREPARED BY HENDERSON FRANKLIN, ATTORNEYS AT LAW, DATED
DECEMBER 11, 2020, EFFECTIVE DATE OF OPINION OF TITLE: NOVEMBER 23,
2020, AND ALL ITEMS WITHIN THAT OPINION THAT CAN BE DELINEATED ON THE
SURVEY ARE SHOWN OR ADDRESSED HEREON.
- ALL MATTERS OF TITLE SHOULD BE REFERRED TO AN ATTORNEY AT LAW.}

{\Q15;\W0.9;I HEREBY CERTIFY TO THE BEST OF MY PROFESSIONAL KNOWLEDGE, THAT THIS PLAT OF THE HEREON DESCRIBED PROPERTY IS A TRUE REPRESENTATION OF A FIELD SURVEY MADE UNDER MY DIRECTION AND MEETS THE STANDARDS OF PRACTICE SET FORTH IN CHAPTER: 5J-17 FLORIDA ADMINISTRATIVE CODE, PURSUANT TO SECTION 472.027, FLORIDA STATUTES.}
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DESCRIPTION
OF

A PARCEL OF LAND LYING IN

SECTION 17, TOWNSHIP 45 SOUTH, RANGE 25 EAST,

LEE COUNTY, FLORIDA

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF LEE, LYING IN SECTION 17,
TOWNSHIP 45 SOUTH, RANGE 25 EAST, BEING FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTH ONE QUARTER CORNER OF SAID SECTION 17; THENCE S.00°06'35"E. ALONG THE
NORTH-SOUTH QUARTER SECTION LINE OF SAID SECTION 17, FOR 658.74 FEET; THENCE S.88°56'52"W. ALONG THE

NORTH LINE OF THE SOUTHEAST QUARTER OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID
SECTION 17, FOR 654.76 FEET; THENCE S.00°22'36"E. ALONG THE WEST LINE OF SAID SOUTHEAST QUARTER OF THE
NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 17 AND THE CENTERLINE OF A 60.00 FOOT
WIDE INGRESS AND EGRESS EASEMENT AS DESCRIBED IN OFFICIAL RECORDS BOOK 4609, PAGE 4248, LEE COUNTY

PUBLIC RECORDS, FOR 664.60 FEET; THENCE N.88°48'50"E. ALONG THE SOUTH LINE OF SAID SOUTHEAST QUARTER
OF THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER AND THE CENTERLINE OF A 60.00 FOOT WIDE
VIEWER'S ROAD AS DESCRIBED IN COUNTY COMMISSIONERS MINUTE BOOK 5, PAGE 669, SAID PUBLIC RECORDS,

FOR 651.68 FEET; THENCE N.00°06'35"W. ALONG SAID NORTH-SOUTH QUARTER SECTION LINE OF SECTION 17, FOR
30.00 FEET TO THE NORTH LINE OF SAID 60.00 FOOT WIDE VIEWER'S ROAD; THENCE N.88°52'35"E. ALONG SAID

NORTH LINE FOR 98.08 FEET TO THE WESTERLY RIGHT OF WAY LINE OF SIX MILE CYPRESS PARKWAY (250.00 FEET
WIDE); THENCE N.20°01'31"E. ALONG SAID WESTERLY RIGHT OF WAY LINE, FOR 1389.14 FEET; THENCE S.88°29'12"W.
ALONG THE NORTH LINE OF THE NORTHEAST QUARTER OF SAID SECTION 17, FOR 576.42 FEET TO THE POINT OF

BEGINNING.

SUBJECT PARCEL CONTAINS: 19.96 ACRES, MORE OR LESS.

BEARINGS ARE BASED ON THE WESTERLY RIGHT OF WAY LINE OF SIX MILE CYPRESS PARKWAY (A.K.A. BEN C.
PRATT) AS BEARING N 20°01'31" E.

SUBJECT TO EASEMENTS, RESTRICTIONS, RESERVATIONS AND RIGHTS-OF-WAY OF RECORD.

DESCRIPTION PREPARED: 08-05-2020

_____________________________________
A. LEE HAYNE, P.S.M.

PROFESSIONAL SURVEYOR AND MAPPER
FLORIDA CERTIFICATION NO. 6338
DATE SIGNED 08-05-2020

S:\Jobs\29XX\2961F\Surveying\Descriptions\2961F CARISSA LGL.doc
S:\Jobs\29XX\2961F\Surveying\Descriptions\2961F CARISSA SKT.dwg

Digitally signed by A.

Lee Hayne

Date: 2020.08.27

09:34:37 -04'00'
REVIEWED 
DCI2020-00013 
Rick Burris, Principal 
Planner 
Lee County DCD/Planning 
12/28/2020
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OF

LEE COUNTY, FLORIDA

SKETCH OF DESCRIPTION
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10511 SIX MILE CYPRESS PARKWAY, SUITE 101
FT. MYERS, FLORIDA 33966
PHONE (239)939-5490 FAX (239)939-2523

ENGINEERING LICENSE # EB 6469
SURVEY LICENSE # LB 6690
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Professional Engineers, Planners, & Land Surveyors
Serving The State Of Florida
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ENGINEERING
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NOTES:

       INDICATES PAGEPG.

       INDICATES LINE DATA: SEE LINE TABLEL1

PREPARED 08-05-2020

       INDICATES OFFICIAL RECORDSO.R.

       INDICATES INGRESS AND EGRESS EASEMENTI.E.E.

SEE SHEET 1 OF 2 FOR COMPLETE

IS NOT A BOUNDARY SURVEY

THIS SKETCH OF DESCRIPTION

METES AND BOUNDS DESCRIPTION.

A FLORIDA LICENSED SURVEYOR AND MAPPER.

- THIS SKETCH OF DESCRIPTION IS NOT VALID

  WITHOUT THE ORIGINAL SIGNATURE AND SEAL OF

FLORIDA CERTIFICATION NO. 6338

PROFESSIONAL SURVEYOR AND MAPPER

A. LEE HAYNE, P.S.M.

- DATE SIGNED: 08-05-2020

       INDICATES PROFESSIONAL SURVEYOR AND MAPPERP.S.M.

       INDICATES CENTERLINEC

       INDICATES COUNTY COMMISSIONERS MINUTES BOOKC.C.M.B.
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       INDICATES ALSO KNOWN ASA.K.A.
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A. Lee Hayne

Date: 2020.08.27
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