


RESPONSE: The revised environmental report shows the 1.4 acres consistent with the survey.

The site was assessed to determine the presence of rare and unique uplands, aquifer recharge
areas, and the presence of wetlands on the site. There is a wetland strip of 10-15 feet on the
western border that corresponds to the ditch/swale. This area will not be impacted. It will be part
of the required buffer.

In assessing the parcel boundary of the site from the Lee County Property Appraisers office as
well as the attached Survey of the Property, the boundaries of the lot extend to the east into an
exotic monoculture of Australian pine and to the south to a lesser degree also into an exotic
monoculture of Australian pine. These areas commonly represent “overflow spoil “areas that
become exotic infested and idle. There are a couple of on-site drainage ditches associated with
the site in the parking lot adjacent to Pine Island Road and towards the southern end of the
property. Both of inconsequential significance. The western property boundary extends into
wetlands to the west approximately 10 to 15 feet which should be considered in any proposed
development plan. Other than the wetland strip on the western boundary, there were none of the
above noted on this site as the site is a 1.40-acre area of historic filled wetlands, Circa unknown,
with spill over spoil that supports the growth of the Australian pine.

3. Lee Plan Analysis.
a. Please provide an analysis of Lee Plan policies 60.1.1 and 123.2.10.

RESPONSE: Lee Plan Analysis revised to include these sections.

b. Please provide an updated Lee Plan analysis based on the Lee Plan in effect, through Ordinance
#21-09.

RESPONSE: The sections and references have been checked against the revised Lee Plan
(November).

4. The proposed Future Land Use Map is not consistent with the application. The request is to amend
the FLU of a 1.4 acre parcel while the proposed FLUM depicts approximately 14 acres being amended.
Please address.

RESPONSE: Proposed Future Land Use Map has been revised.

If you have questions, please contact me directly at (239) 318-6707 or
fred.drovdlic@waldropengineering.com.

Thank you,

WALDROP ENGINEERING, P.A.

Fred Drovdlic, AICP
Planning Manager — Fort Myers

3640 SW Pine Island Road CPD
DCI12021-00029
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Public Facilities Impacts

NOTE: The applicant must calculate public facilities impacts based on the maximum development.

1. Traffic Circulation Analysis: The analysis is intended to determine the affect of the land use change on the Financially
Feasible Highway Plan Map 3A (20-year plus horizon) and on the Capital Improvements Element (5-year horizon).
Toward that end, an applicant must submit a Traffic Impact Statement (T1S) consistent with Lee County Administrative
Code (AC)13-17.

a. Proposals affecting less than 10 acres, where development parameters are contained within the Traffic Analysis
Zone (TAZ) or zones planned population and employment, or where there is no change in allowable density/
intensity, may be eligible for a TIS requirement waiver as outlined in the Lee County TIS Guidelines and
AC-13-17. Identification of allowable density/intensity in order to determine socio-economic data for affected
TAZ(s) must be coordinated with Lee County Planning staff. Otherwise a calculation of trip generation is
required consistent with AC-13-17 and the Lee County TIS Guidelines to determine required components of
analysis for:

i. Total peak hour trip generation less than 50 total trip ends —trip generation.

ii. Total peak hour trip generation from 50 to 300 total trip ends — trip generation, trip distribution and trip
assignment (manual or Florida Standard Urban Transportation Modeling Structure (FSUTMS) analysis
consistent with AC-13-17 and TIS Guidelines), short-term (5 year) and long-range (to current Lee Plan
horizon year) segment LOS analysis of the nearest or abutting arterial and major collector segment(s)
identified in the Transportation Inventory based on the trip generation and roadway segment LOS analysis
criteriain AC-13-17. A methodology meeting is recommended prior to submittal of the application to discuss
use of FSUTMS, any changes to analysis requirements, or a combined CPA and Zoning TIS short term
analysis.

iii.  Total peak hour trip generation is over 300 total trip ends - trip generation, mode split, trip
distribution and trip assignment (manual or FSUTMS analysis consistent with AC-13-17 and TIS
Guidelines), short-term (five-year) and long-range (to current Lee Plan horizon year) segment LOS
analysis of arterial and collector segments listed in the Transportation Inventory. LOS analysis will
include any portion of roadway segments within an area three miles offset from the boundary of the
application legal description metes and bounds survey. LOS analysis will also include any
additional segments in the study area based on the roadway segment LOS analysis criteria in AC-
13-17. A methodology meeting is required prior to submittal of the application.

b. Map amendment - greater than 10 acres -Allowable density/intensity will be determined by Lee County Planning
staff.

2. Provide an existing and future conditions analysis for the following (see Policy 95.1.3):
a. Sanitary Sewer
b. Potable Water
c. Surface Water/Drainage Basins
d. Parks, Recreation, and Open Space
e. Public Schools

Analysis for each of the above should include (but is not limited to) the following (see the Lee County Concurrency
Management Report):

Franchise Area, Basin, or District in which the property is located

Current LOS, and LOS standard of facilities serving the site

Projected 2030 LOS under existing designation

Projected 2030 LOS under proposed designation

Existing infrastructure, if any, in the immediate area with the potential to serve the subject property
Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long rangeimprovements
Provide a letter of service availability from the appropriate utility for sanitary sewer andpotable water

Q@ AP 20 oo
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In addition to the above analysis, provide the following for potable water:

a. Determine the availability of water supply within the franchise area using the current water use allocation
(Consumptive Use Permit) based on the annual average daily withdrawal rate.

b. Include the current demand and the projected demand under the existing designation, and the projected demand under the
proposed designation.

c. Include the availability of treatment facilities and transmission lines for reclaimed water for irrigation.

d. Include any other water conservation measures that will be applied to the site (see Goal 54).

3. Provide a letter fromthe appropriate agency determining the adequacy/provision of existing/proposed support
facilities, including:

Fire protection with adequate response times

Emergency medical service (EMS) provisions

Law enforcement

Solid Waste

Mass Transit

Schools

- ® 20 To

In reference to above, the applicant must supply the responding agency with the information from application items
5, 6, and 7 for their evaluation. This application must include the applicant's correspondence/request to the
responding agency.

Environmental Impacts
Provide an overall analysis of the character of the subject property and surrounding properties, and assess the site's suitability
for the proposed change based upon the following:

1. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system

(FLUCCS).

A map and description of the soils found on the property (identify the source of the information).

A topographic map depicting the property boundaries and 100-year flood prone areas indicated (as identified by FEMA).
A map delineating the property boundaries on the most recent Flood Insurance Rate Map.

A map delineating wetlands, aquifer recharge areas, and rare & unique uplands.

Atable of plant communities by FLUCCS with the potential to contain species (plant and animal) listed by federal, state
or local agencies as endangered, threatened or species of special concern. The table must include the listed species by
FLUCCS and the species status (same as FLUCCS map).

Impacts on Historic Resources
List all historic resources (including structure, districts, and/or archaeologically sensitive areas) and provide an analysis of
the proposed change's impact on these resources. The following should be included with the analysis:

Sk wN

1 A map of any historic districts and/or sites listed on the Florida Master Site File which are located on the subject property
or adjacent properties.

2. A map showing the subject property location on the archaeological sensitivity map for LeeCounty.

Internal Consistency with the Lee Plan

1 Discuss how the proposal affects established Lee County population projections, Lee Plan Table 1(b) and the total population
capacity of the Lee Plan Future Land Use Map.

2. List all goals and objectives of the Lee Plan that are affected by the proposed amendment or that affect the subject property.
This analysis should include an evaluation of all relevant policies under each goal andobjective.

3. Describe how the proposal affects adjacent local governments and their comprehensive plans.

State Policy Plan and Regional Policy Plan

List State Policy Plan and Regional Policy Plan goals, strategies and actions, and policies which are relevant to this plan
amendment.

Justify the proposed amendment based upon sound planning principles

Support all conclusions made in this justification with adequate data and analysis.

Planning Communities/Community Plan Area Requirements
If located within a planning community/community plan area, provide a meeting summary document of the required public
informational session [Lee Plan Goal 17].
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Sketch and Legal Description

The certified legal description(s) and certified sketch of the description for the property subject to the requested change. A
metes and bounds legal description must be submitted specifically describing the entire perimeter boundary of the property
with accurate bearings and distances for every line. The sketch must be tied to the state plane coordinate system for the
Florida West Zone (North America Datum of 1983/1990 Adjustment) with two coordinates, one coordinate being the point of
beginning and the other an opposing corner. If the subject property contains wetlands or the proposed amendment includes
more than one land use category a metes and bounds legal description, as described above, must be submitted in addition to
the perimeter boundary of the property for each wetland or future land use category.

SUBMITTAL REQUIREMENTS
Clearly label all submittal documents with the gxhibit name indicated below.

For each map submitted, the applicant will be required to submit a 24"x36" version and
8.5"x11" reduced map for inclusion in public hearing packets.

MINIMUM SUBMITTAL ITEMS (3 Copies)

Completed Application (Exhibit — M1)

Filing Fee (Exhibit — M2)

Disclosure of Interest (Exhibit — M3)

Surrounding Property Owners List, Mailing Labels, and Map For All Parcels Within 500 Feet of the Subject Property
(Exhibit — M3)

[ |1

Future Land Use Map - Existing and Proposed (Exhibit — M4)

R (&

Map and Description of Existing Land Uses (Not Designations) of the Subject Property and Surrounding Properties
(Exhibit — M5)

Map and Description of Existing Zoning of the Subject Property and Surrounding Properties (Exhibit — M6)

Signed/Sealed Legal Description and Sketch of the Description for Each FLUC Proposed (Exhibit — M7)

Copy of the Deed(s) of the Subject Property (Exhibit — M8)

Aerial Map Showing the Subject Property and Surrounding Properties (Exhibit — M9)

Authorization Letter From the Property Owner(s) Authorizing the Applicant to Represent the Owner (Exhibit — M10)

Lee Plan Analysis (Exhibit — M11)

)] (R[N []| [X]| [K[R

Environmental Impacts Analysis (Exhibit — M12)

X

Historic Resources Impact Analysis (Exhibit — M13)

Public Facilities Impacts Analysis (Exhibit — M14)

X[ |[&]

Traffic Circulation Analysis (Exhibit — M15)

Existing and Future Conditions Analysis -
Sanitary Sewer, Potable Water, Surface Water/Drainage Basins, Parks and Rec, Open Space, Public Schools (Exhibit —
M16)

X

Letter of Determination For the Adequacy/Provision of Existing/Proposed Support Facilities - Fire
Protection, Emergency Medical Service, Law Enforcement, Solid Waste, Mass Transit, Schools

X

= (Exhibit - M17)

&  State Policy Plan and Regional Policy Plan (Exhibit — M18)

R Justification of Proposed Amendment (Exhibit — M19)

2]  Planning Communities/Community Plan Area Requirements (Exhibit — M20)

APPLICANT — PLEASE NOTE:

Once staff has determined the application is sufficient for review, 15 complete copies will be required to be submitted to
staff. These copies will be used for Local Planning Agency hearings, Board of County Commissioners hearings, and State
Reviewing Agencies. Staff will notify the applicant prior to each hearing or mail out to obtain the required copies.

If you have any questions regarding this application, please contact the Planning Section at (239)533-8585.
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AFFIDAVIT

I, Theodore Allen , certify that [ am the owner or authorized representative of the
property described herein, and that all answers to the questions in this application and any sketches, data, or
other supplementary matter attached to and made a part of this application, are honest and true to the best of
my knowledge and belief. [ also authorize the staff of Lee County Community Development to enter upon
the property during normal working hours for the purpose of investigating and evaluating the request made
through this application.

™ é{ e Wk 9/01/2021
Lo : e

Signature of Applicant Date

Theodore Allen

Printed Name of Applicant

STATE OFFEORIBA- M iCJ\ﬁQ.,fL
COUNTY OF-EEE- Grand Tragerse.

The faoregoing instrument was sworn to (or affirmed) and subscribed before me by means of [j/phys_ical
presence or [1 onlinenotarization on \C—'ﬁp‘ﬁi emher (Y ; 203/ (date) by

(namé of person providing oath or affirmation), who is personally known to me or who has produced
e el icenst  (type of identification) as identification.

k/i/l ’} %ﬂp/_m K2 44

'Stgnature of Notary Public /

(Name typed, printed or stamped)

NANCY MORAIRTY
NOTARY PUBLIC, STATE OF MICHIGAN
GRAND TRAVERSE COUNTY
My Commission Exp Dec 18 2023 By

Acting in the County of LA

Lee County Comprehensive Plan Map Amendment Application Form (5/2021) Page 5 of 5



RME

R2SE

: : R26E R27E
: CHARLOTTE COUNTY
0s @ o 0 o 0 05 i o 0 o ——e——| 05 0 0 0 o L0 05 04 o 0 o
7, MALLEG D ‘
z 18
Z, e g J =
10 n Lot B ¢ 09 P n - o 08 o 10 " 1 o 08 ® 10 n [E)
I RIVER RD
i w
41 1 1 16 Y s N 17 s 1 " s 1 16 s 1 B
[
MELLOW L‘F ' NRIVERRD
T 117 T e L T
i 19 9 3 i ) o 25 2
N N o 0 » |
=HHIN ¢ ~ g N T4
HIHH , “ ;
4 26
E ~ | HEp ; 5
ki \ §
D H Jl% |
‘ 33 34 35 36
- »
o L
NS, e - | SR i
--------- o Y -
e VER g os (u
PO 8
e | EMET)
- 1
e + I
(20 ; . , ,
e |
s |
7 | /
/'f A\ _ 3 1 | " | ) s =
15,5 | )
DA ) S| T
2 3 s ) . N
= S
£EE z T44S
=]
o
o
A | [\ y
>
Jon 4
o
i z
1 w
M : i z
C B !
| ' o ) :
o y oo \ E
i | 1 e
—5 ] = ==
) RS =5 ! I
‘ S
=]
s | ¢
= ! } 1 16 | n
I ATEA S
i
S JHE /i
== TTEN , )
ol | TasS
1 \“7
1| 41
- . ’ 2 o 0
p
7 ‘ % »
‘ . N R
J % =
Bl
w" -------------------------------------------------------------------------
; 0 o 05 o 0 o ol 0 0s o 0 0
[Ny
st .
z
! 9 10 1 1 07 08 [ 10 1 =
| B 2
L ) | o
o
X ! " . ! i 16 n ™ uf
" 4 16 1 14 3 18 S
{ s
‘I b e o
l N f | 3
\ .
‘\ ~ ) ‘ | 3 ‘ E 41 | N 20 1 24
\\ T T T46S
Ny, I i
+ |
: ~.\ < “ ° 6 28 7 26 25
{ 30 SpE 24 |
| .~ SO CY |
{ N, \~.\ [ I
™. |
\‘ L | | o » 3 36 3 n 4 3 36
e | | _
\, -
\ PV S A .
........ ,‘ ) -~——‘ COLLIER COUNTY
[§ ; | . » » o
\ / % o o os o I
\ ‘\ u, o
\ Tl 41
S e
~eo— T ) .
WM Y N .
\k
N
AN S 18 | .
. .
.‘\
* o ] Y 3 2%
I\ H T47S
W
T
A\ | e
% 0
\\ ‘.
AN
A\
RN\
Y %, ;
N I e — [
” 9
[RAS) T48S

v
COLLIER COUNTY

LEE COUNTY
UTILITIES
FUTURE SEWER
SERVICE AREAS

L Future Sewer Service
Areas

. City Limits

Ord. No. 89-02, 00-22, 03-19, 10-07, 10-40, 10-43, 13-16, 12-24,
14-21, 15-13, 15-14, 17-06, 17-23, 19-25

Map Generated: November 2021
City limits current to date of map generation

Lee Plan Map 4-B




R2IE
R2E
RZBE R24E R2SE R26E R27E
CHARIOTTF _COUNTY CHARLOTTE COUNTY 5
ol 0 o @ v o o 0 05 & [ o oS ——— 05 04 03 ” o 06 o 04 0 o o
7, MALLEG D ‘ —
< x|
\% | g J 5
I 10 n o1 Pl s 0 I 1 — 0 08 o 10 n 2 07 08 0 10 n 2
RIVERRD
w
1 41 1 1 16 Y s N ' s 1 " 18 i I | 1 B
j
MELLOW N RIVER RD
/ﬁ deliou . - :
il 19 2 2 27 19 o B u
s » NS 0 » |
. A N T4S
1 2
B - 2 0 \" o
i | 3 3 3 3
h \\ 3l 3 % &
1”2 E i L B e o w0 HITHEER LD T U T THUEETTF e il [ E R s IR T E R =R N S e T\ BRSPN O [N NS e e Y L o e
07 ‘ 34
S
L e e e R = - T e | e 1 NN 1 R BN o e e e e e e e e e e =
N ———-—~‘--- — —eeree- e b ERIVER g, 05 0
[ |
| - o ‘ @ EMET)
N | ‘ ‘ |
|
T L \ . 0 o ,
| ‘ | | \
| é 10 1 o
L \ e
Re R\ =
, RS 1A E
T 0O\ T \ ‘* == lﬂﬁ /,( | = 1 I 18 v R 15 =
] = | 14 | 1 X =
| 1s,
w | ® 15 1 l i10=20 ¢ |
| ! o
T ‘( | z 3! >
2
" 77=| il | C Tass
» o . [ L 2
S| o
Ly 1 % 7 5
\ ‘27 >
c 2\ JoNi H
2 2% == el a
= | — " z
i =7 o ; Z
R S - [ 0 ~ 34 g | T
My A A ’ | 1 s r 0
g 3640 SW I |
T 1
S A Ry e - | - | q 03 b; }
PINE 1 i 1
o8 1
’ - +¢ =S=c
M ® = ==
7 o | == ==
ISLAND b : S5 = sl
: S5
iz
|
6 Y
| ROAD = 4 ,‘ e Lk
A==
———=iy f |2 TasS
4 I\“
| T 41
8 2 0 o
25 E
3 34 36 3 k] '
3¢
0 6 05 o 0 0 ol 06 o o L 0
>
z
z
! 09 10 1 12 07 08 [ 10 1 =
o
L izl o
rd
18 ! 1 » ! 16 15 “ 5 s " Ir " O =z
2
ety
L 'y :
“\ ~. 0 1 %
9
~, T46S
N..
5 z 2%
3 u 3 6
COLLIER COUNTY
T47S
T48S

v
COLLIER COUNTY

LEE COUNTY
UTILITIES
FUTURE SEWER
SERVICE AREAS

Future Sewer Service
Areas

. City Limits

Ord. No. 89-02, 00-22, 03-19, 10-07, 10-40, 10-43, 13-16, 12-24,
14-21, 15-13, 15-14, 17-06, 17-23, 19-25

N
w E
S
I T T T T 1
0 1 2 3 4 5
Miles

Map Generated: November 2021
City limits current to date of map generation

Lee Plan Map 4-B



fred.drovdlic
Callout
3640 SW PINE ISLAND ROAD

fred.drovdlic
Rectangle


f

|

PINE_ISLAND_RD NW

3640 SW PINE
ISLAND ROAD

PROPOSED
FUTURE LAND
USE MAP

Prepared For:
TED ALLEN

LEGEND
Subject Property

- Commercial

Lee County Future Land Use
I conservation Lands Upland
I Conservation Lands Wetland

. | Rural

I urban Community

.| Wetlands

Cape Coral Future Land Use
Single Family Residential

Feet
0 195 390 780




3640 SW PINE ISLAND CPA

Request Statement and Lee Plan Analysis
|. REQUEST

Property owner Ted Allen (“Applicant”) is requesting to rezone a 1.4+/- acre parcel on the south side
of SW Pine Island Road approximately 2 mile west of the SW Pine Island Road and Veteran’s
Parkway intersection from AG-2 to Commercial Planned Development (CPD).

The intent is to zone it for office, small retail and similar uses but the primary use will be a vehicle
dealership to sell used cars and rent vehicles for tourist use. The intent is to use the existing structure
for the sales and administrative office and allow for slight expansion requesting 2,000 sf maximum
building.

The request is accompanied by a Comprehensive Plan Amendment (CPA2021-00010) to change
the land use category from Rural to Commercial in order to permit the office, retail and vehicle
dealership.

[I. PROPERTY HISTORY

The Property has never been rezoned since Lee County first established zoning and designated the
Property Agricultural (AG-2). It was used as the Pine Sland Chamber of Commerce office for years
but has not been in operation or occupied for over a year. The current owner is dealing with and
cooperating with the Chamber to address violations and release the lien from the property for the
violation regarding improper landscaping on Pine Island Road. The client also created a violation by
filling a small portion of the property behind the existing building and paving a portion without a
permit. Waldrop has been contracted to address the violations by amending LDO2019-00520. The
submittal for_the LDO amendment has been made and is due for comment/approval in December
2021.

Below are the violations and process:

o VIO2019-07706: Protected trees have been removed without a permit. Exotic vegetation has
not been removed. Vehicle stops for the required parking spaces are missing. Lien recorded
02/06/2020.

e LDO2019-00520: Greater Pine Island Chamber of Commerce landscape plans to correct
violations VI02019-07706, VIO2019-10913. Issued, never finalized.

e VIO2019-10913: Missing required ROW buffer shrubs. Lien recorded 03/17/2020.

e VI02021-00679: LDC Chapter #10-7 and 10-101A, Work Without Development Order.
Consisting of but not limited to repaving parking lot without obtaining an approved issued
developmental order. No lien, no hearing. Resulted from CPL2021-00320.

[I. EXISTING CONDITIONS

The property is located south of SW Pine Island Road, south of the intersection of SW 35th Place
and SW Pine Island Road. The STRAP number is 19442300000070010. The 1.4 acre property is
zoned AG-2 located and is outside of the boundary of a planning community. The Property has
historically been used by the Pine Island Chamber of Commerce as an office location and has been
unused for over a year.
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The property is surrounded on the east and south sides by a vacant 12.56 acre parcel zoned C-1A,
Commercial. The property is bordered on the north by SW Pine Island Road right-of-way and across
the road is SW 35" Place and R1 zoned properties in the City of Cape Coral. One of the parcels to
the north has an existing home and the remaining properties are part of Florida DOT as drainage for
Pine Island Road. To the west is a large tract of land zoned AG-2 and designated as Conservation
Lands Wetland and Upland future land use in the Lee Plan dedicated to the State of Florida.

Table 1: Inventory of Surrounding Lands

FUTURE LAND USE ZONING DISTRICT EXISTING LAND USE

NORTH | SF (Single Family R-1 (Cape Coral) Vacant; Single-Family
Residential) Residential

SOUTH | Conservation Lands AG-2 (Agricultural) Conservation (FL)
Wetland

EAST Rural C-1A Vacant

WEST Conservation Lands AG-2 Conservation (FL)
Wetland and Upland

The general area contains is scattered development with residential lots and homes north while west
is vacant land, a fire station, some homes and a nursery. The property is part of a stretch of land on
the southside of Pine Island Road that abuts an intensely zoned large parcel at the SW corner of
Veteran’s and Pine Island that will likely be developed as a mixed-use property.

The Property has two existing access point onto SW Pine Island Road and it is the desire and
significant part of the functionality of the site to keep both access points During the pre-application
meeting Lee County DOT mentioned removing the western entrance and aligning the eastern
entrance with SW 35" Place as well as allowing for an interconnection to the 12.56 acre property to
the west.

Currently the site has an exemption to be a real estate office while this zoning is taking place (as
approved by Anthony Rodriguez on October 14 ,2021 applying LDC 34-173).

IV. SITE PLAN OVERVIEW

The MCP shows a commercial development that uses the existing building as office and sales center.
The current building is a little less than 1,250 sf and the request allows for a small expansion to 2,000
sf but the initial DO will be to use the existing building as it stands.

The lot will be designed for the vehicle dealership. The parking for the use will include the 7 required
spaces for the use plus ample parking for deliveries and display of vehicles for sale.

Access to the site is important that both entrances from Pine Island Road remain. Delivery trucks will
need to arrive and enter the widest western access and circle the building and exit the eastern
access.

The site is small and constrained by a large buffer on Pine Island Road as required for vehicle sales
(LDC 34-1352) and a required Type “F” buffer abutting the State Conservation lands to the west.
Additionally, the site is dealing with

Request Statement and Lee Plan Analysis
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There are five deviations:

1. LDC §34-1352(g)(1)a. requiring landscaping in addition to the requirements of section 10-
416 for right-of-way buffers easement that is a minimum of 25 feet in width; to allow an 18-
foot right-of-way buffer easement between the entrance drives that otherwise meets all
requirements of this section.

2. LDC §34-1352(g)(2)b. requiring the rear property boundaries to be planted with a single
hedge row a minimum of 24 inches in height at planting; to allow no hedge row on the rear
boundary.

3. LDC §34-1352(c)(2) requiring all items covered by this section which are displayed or offered
for sale or rent must be set back a minimum of 20 feet from any property line; to allow items
displayed or offered for sale or rent to be setback 5 feet from the eastern property line.

4. LDC §10-416(d)(3) requiring a 30-foot Type “F” buffer abutting public preserve lands for
conservation (PRE); to allow a 20-foot Type “F” buffer on the western boundary that otherwise
meets all buffer requirements.

5. LDC §10-285(a) requiring a separation of 660 feet on an arterial roadway in a future non-
urban area; to allow a minimum 98-foot intersection separation for the existing driveways.

V. PUBLIC INFRASTRUCTURE

As outlined in the enclosed application, potable water and sanitary sewer services are available to
service the development as outlined in the attached Availability Letter provided by Lee County
Utilities and the Greater Pine Island Water Association. The water service exists to the site as
serviced by GPIWA. Sanitary sewer is currently by an onsite system. Connection to Lee County
sewer service is possible with service across SW Pine Island Road. Connection would need to be
made at developer’s expense.

The Comp Plan Amendment with this zoning is amending the Lee County Sewer Service Areas map
to include this property.

It is understood the developer will provide a transportation analysis and a transportation mitigation
plan in accordance with Chapter 10 of the Land Development Code as part of the development order
application. There are adequate public facilities and services in the immediate vicinity of the project
to serve the proposed development in terms of fire, EMS and Sheriff's protection.

IV. LEE PLAN CONSISTENCY

The following is an analysis of the Comprehensive Plan Amendment and the companion Commercial
Planned Development’s (DCI2021-00029) consistency with goals, objectives and policies of the Lee
County Comprehensive Plan (Lee Plan).

POLICY 1.4.1: The Rural areas are to remain predominantly rural — that is, low density
residential, agricultural uses, and minimal non-residential land uses that are needed to serve
the rural community. Natural resource extraction may be permitted in accordance with Policy
10.1.4. These areas are not to be programmed to receive urban-type capital improvements,
and they can anticipate a continued level of public services below that of the urban areas.
Maximum density in the Rural area is one dwelling unit per acre (1 du/acre).

Request Statement and Lee Plan Analysis
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The Property is located in the Rural FLUC and in the Coastal High Hazard area (Lee Plan
Map 5-A below). The zoning request and proposed uses such as office, medical office,
business services and vehicle dealership are not consistent with this land use category. The
zoning application will have a companion Comprehensive Plan Amendment seeking a
change from Rural to Commercial.

The amendment from Rural to Commercial FLUC is consistent with the desire of the County
to reduce density in the Coastal High Hazard area.

The area is also a transitional corridor that is in close proximity to denser residential and
commercial zoning both north across SW Pine Island Road in the City of Cape Coral and to
the west abutting a large parcel (12.5+/- acres) zoned C-1A. Continuing west is a fire station,
nursery, several vacant larger parcels and then large parcels in the City of Cape Coral on the
SW corner of Veteran’s and Pine Island that is zoned and in a future land use category that
permits intense mixed-use development all less than %2 mile from the subject property.

This corridor in the Commercial FLUC can provide needed non-residential services to Cape
Coral and those on Pine Island where commercial development is very restricted.

POLICY 1.1.10: The Commercial future land use category is located in close proximity to
existing commercial areas or corridors accommodating employment centers, tourist oriented
areas, and where commercial services are necessary to meet the projected needs of the
residential areas of the county. These areas are specifically designated for commercial uses.

The property is within 72 mile of the Veteran’s and Pine Island Road intersection where
intense commercial development will occur in the future. The property is south of
commercially zoned property in Lee County across SW Pine Island Road. Both Pine Island
and this section of the City of Cape Coral are growing rapidly, particularly in the City because

Request Statement and Lee Plan Analysis
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of demand and that sewer and water services have been completed in the last year. Upon
completion dozens of homes have begun construction in the immediate area.

The City of Cape Coral was developed as part of a lot sales scheme by the Rosen Brothers.
It was platted, the canals dug, and homes went up. There was no planning or designation of
non-residential services for the people who would move into the City. As such the need for
non-residential land is important to provide needed services for the projected needs of the
residential areas in this region.

Residential uses, other than bona fide caretaker residences, are not permitted in this future
land use category. The Commercial future land use category is in areas where residential
uses are not expected or compatible due to the nature of the surrounding land uses and their
location along major travel corridors. The commercial category is intended for use where
residential development would increase densities in areas such as the Coastal High Hazard
Areas (Lee Plan Map 5-A) of the county or areas such as Lehigh Acres where residential uses
are abundant and existing commercial areas serving the residential needs are extremely
limited.

The property abuts large swaths of conservation lands dedicated to the State of Florida
(TIFF). The conservation lands are tidal and designated as Coastal High Hazard. Local and
statewide policies restrict and even prohibit increases in density due to homesites being
construction in these areas. In response the amending of the FLUC from Rural to Commercial
is consistent with this policy as residential development is not permitted in the Commercial
FLUC.

The stormwater management system will be consistent with the rules and regulations
governing the SFWMD Environmental Resource Permitting requirements. Conceptual the
stormwater management system will provide a detention system to meet water quality and
then discharge along the natural surface water flow to the west southwest area of the site.
This is into the adjacent TIFF property. Since this is an Outstanding Florida Water way an
additional 50% of water quality storage is required. The discharge may be a point or spreader
swale requirement.

The requisite infrastructure needed for commercial development is generally planned or in
place. New developments in this category must connect to a potable water and sanitary sewer
system. Commercial retail developments, hotels and motels, banks, all types of office
development, research and development, public, and other similar development will be
predominant in the Commercial future land use category. Limited light industrial uses are
also permitted, excluding outdoor storage type uses. Any redesignation of land to the
Commercial land use category should occur along major travel corridors and at road
intersections. The planned development rezoning process must be used to prevent adverse
impacts to the surrounding areas and to ensure that appropriate site development regulations
are incorporated into the development plans of each site.

Water service is available from the Greater Pine Island Water Association. A letter of service
account is included in the submittal package. There is current water service to the site.

Sanitary sewer is available from LCU. A letter of service availability is included. The service
is on the north side of SW Pine Island Road. The service will need to be extended to the site
by developer expense as required by the LDC. The Sewer Service Area map is being
amended to include this parcel in the Comp Plan amendment CPA2021-00010.
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The redesignation to the Commercial FLUC is consistent as it is along a major transportation
corridor — a 2-lane arterial.

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.

The proposed rezoning will allow for the property to continue as a commercial parcel with
expansion that will better serve the dense residential population of the City of Cape Coral.
The Pine Island Chamber of Commerce housed its office in this location for years. It has been
over a year since a business has occupied the location.

The rezoning wishes to allow for business services such as real estate and other office uses
as well as a vehicle dealership and reuse the existing building and limit the total footprint of
commercial uses to 2,000 sf. Currently the site has an exemption to be a real estate office
while this zoning is taking place (as approved by Anthony Rodriguez on October 14 ,2021
applying LDC 34-173).

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, Florida Statutes and the county's Concurrency
Management Ordinance.

The Applicant has provided letters of availability from Lee County for wastewater and Great
Pine Island Water Association as part of the service franchise to this corridor.

The sewer will have to be extended from the north side of SW Pine Island Road by developer
expense and the Comp Plan Map for Future Sewer Service is being requested to be amended
through CPA2021-0010.

There is active water service to the site by GPIWA- an account verification letter has been
included in the response.

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 roadway has capacity, and the commercial development will be required to connect to
sewer and water services. Fire protection is 2 of mile east.
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GOAL 4

Standard 4.1.1 & 4.1.2: Water & Sewer

Potable water and sanitary sewer services are available to service the development as
outlined in the attached Availability Letter provided by Lee County Utilities and the Greater
Pine Island Water Association. The water service exists to the site as serviced by GPIWA.
Sanitary sewer is currently by an onsite system. Connection to Lee County sewer service is
possible with service across SW Pine Island Road. Connection would need to be made at
developer’s expense.

The Comp Plan Amendment with this zoning is amending the Lee County Sewer Service
Areas map to include this property.

GOAL 6 (Commercial and Uses)

POLICY 6.1.1: All applications for commercial development will be reviewed and evaluated
as to:

a. Traffic and access impacts;

The current building will be used for the offices and sales center for business services and
ultimately a vehicle dealership. The trips associated with the use will increase slightly over
past use as a Chamber of Commerce office, but many trips have already been included in
SW Pine Island capacity studies.

c. Screening and buffering;

The vehicle dealership requires and enhanced buffer abutting SW Pine Island Road. The site
plan has requested a deviation on the roadway buffer of 7 feet of depth between the
entranceways to accommodate two rows of parking in front of the existing building.
Otherwise, all required buffering will be met according to the LDC.

d. Availability and adequacy of services and facilities;

This property is on an arterial roadway with capacity. It has operated as an office for the
Chamber of Commerce for Pine Island in the past so some trips are vested. There will be
additional trips based on the vehicle dealership retail use but the roadway has capacity.

e. Impact on adjacent land uses and surrounding neighborhoods;

The impacts to adjacent land uses associated with runoff from used cars stored with
extensive pavement areas adjacent to conservation lands are a concern raised by staff. The
rear of the property will be used for surface water management. All dry retention areas will
be planted with native clump grasses rather than sod or seeding to filter and clean the water.
All plant species in the buffers and planted areas will be 100 native species. All stormwater
management systems will be designed in accordance with South Florida Water Management
District (SFWMD) requirements and provide for the attenuation/retention of stormwater from
the site.

f. Proximity to other similar centers; and

This property represents the westernmost boundary of a future commercial development
corridor. Beginning at the southwest corner of Veteran’s and SW Pine Island the south side
of SW Pine Island is moving towards commercial transition from a rural development pattern.
The corner is annexed into the City of Cape Coral with Commercial Corridor zoning and Pine
Island Road District future land use that allows up to 25 units per acre and great commercial
intensity. Abutting the corner property that is over 12 acres are several lots that have been
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developed with a greenhouse/nursery but is now under interest with a letter of intent by a
national multi-family apartment developer and is looking to annex the property into the City
in early 2022. We have been in close contact as the planning and engineering firm.
Continuing west are some homes and then the Matlacha Fire Station. Abutting the subject
property is commercially zoned property.

g. Environmental considerations.

The site was assessed to determine the presence of rare and unique uplands, aquifer
recharge areas, and the presence of wetlands on the site. There is a wetland strip of 10-15
feet on the western border that corresponds to the ditch/swale. This area will not be impacted.
It will be part of the required buffer.

In assessing the parcel boundary of the site from the Lee County Property Appraisers office
as well as the attached Survey of the Property, the boundaries of the lot extend to the east
into an exotic monoculture of Australian pine and to the south to a lesser degree also into an
exotic monoculture of Australian pine. These areas commonly represent “overflow spoil
“areas that become exotic infested and idle. There are a couple of on-site drainage ditches
associated with the site in the parking lot adjacent to Pine Island Road and towards the
southern end of the property. Both of inconsequential significance. The western property
boundary extends into wetlands to the west approximately 10 to 15 feet which should be
considered in any proposed development plan. Other than the wetland strip on the western
boundary, there were none of the above noted on this site as the site is a 1.40-acre area of
historic filled wetlands, Circa unknown, with spill over spoil that supports the growth of the
Australian pine.

All plant species in the buffers and planted areas will be 100% native species. The stormwater
management system will be consistent with the rules and regulations governing the SFWMD
Environmental Resource Permitting requirements. Conceptual the stormwater management
system will provide a detention system to meet water quality and then discharge along the
natural surface water flow to the west southwest area of the site. This is into the adjacent
TIFF property. Since this is an Outstanding Florida Water way an additional 50% of water
quality storage is required. The discharge may be a point or spreader swale requirement.

POLICY 6.1.4: Commercial development will be approved only when compatible with adjacent
existing and proposed land uses and with existing and programmed public services and
facilities.

This was addressed in policy 6.1.1 in detail.

POLICY 6.1.5: The land development regulations will require that commercial development
be designed to protect the traffic-carrying capacity of roads and streets. Methods to achieve
this include, but are not limited to: frontage roads; clustering of activities; limiting access;
sharing access; setbacks from existing rights-of-way; acceleration, deceleration and right-
turn-only lanes; and, signalization and intersection improvements.

The request is for a 2,000 sf commercial operation. A 1,250 sf building exists which will be
used as an office and sales center. Initial development plans are to use the building as is.
The traffic created will be limited due to the small size of the operation. Turn-lanes have not
be required for the previous operation and will not be required for this small operation.
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Interconnection between the subject property and the abutting 12-acre parcel that is zoned
C-1A was proposed during the pre-application meeting to meet LDC34-2015.f. We opine that
the subject property is unnecessarily burdened by a potentially 12-acre commercial
development emptying traffic through a 1.4 acre site. However, a potential interconnect would
minimize the impacts to the small site with an interconnection aligning at the drive isle behind
the building as shown on the MCP.

POLICY 6.1.7: Prohibit commercial developments from locating in such a way as to open new
areas to premature, scattered, or strip development; but permit commercial development to
infill on small parcels in areas where existing commercial development would make a
residential use clearly unreasonable.

The site has already existed as a small commercial operation.

POLICY 39.1.2: Developments within municipalities will be subject to Lee County roadway
design standards, including provision of site-related improvements within the right-of-way,
as a condition of permit approval for modifications to county maintained transportation
facilities.

Understood.

OBJECTIVE 42.1: PLANNING. Coordinate planning efforts with municipalities, surrounding
counties, the Port Authority, and FDOT.

The objective refers to transportation related improvements. The SW Pine Island Road west
of Veteran’s is a Lee County maintained roadway so coordination is being completed via this
application. A letter of service coordination has been received from Lee Transit in reference
to the CPA2021-00010.
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Lee Plan Goal 17

Lee Plan Map 1 (page 2 of 7) — Special Treatment Areas — shows the parcel abutting but
outside of the Greater Pine Island planning community (Goal 24). The parcel is not in a
planning community so it does not have to met the requirements of Lee Plan Goal 17.

Lee Plan Goal 54

To ensure that future populations have access to potable water supplies and services at a
reasonable price by using and encouraging conservation and resource management
measures to reduce consumption of potable water.

POLICY 54.1.2: In developing and implementing local landscape regulations including the
preservation, reforestation, and wetlands restoration requirements, preference will be given
to native species which are adapted to the region's climatic regime.

The development will be required to bring the landscaping up to current code and will comply
with all native vegetation requirements as agreed to in conditions for the Commercial Planned
Development.

POLICY 54.1.6: Maintain development regulations that require new development to connect
to a reuse water system if a system is near the development and has sufficient capacity.

Reuse is not available at this location according to the Greater Pine Island Water Association.
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POLICY 60.1.1: Require design of surface water management systems to protect or enhance
the groundwater.

The current site is largely undeveloped with a small building and pavement. The site was
developed years ago and has had some violations with fill and removal of landscaping. The
redevelopment of this site will bring all water management up to current code and in
compliance with the requirements for Coastal High Hazard areas and the SFWMD.

The rear of the site will be used for pr-treatment. The stormwater management system will
be consistent with the rules and regulations governing the SFWMD Environmental Resource
Permitting requirements. Conceptual the stormwater management system will provide a
detention system to meet water quality and then discharge along the natural surface water
flow to the west southwest area of the site. This is into the adjacent TIFF property. Since this
is an Outstanding Florida Water way an additional 50% of water quality storage is required.
The discharge may be a point or spreader swale requirement.

The treatment area will be planted with native clump grasses to improve water quality.

POLICY 61.1.1: Lee County recognizes that all fresh waters are a resource to be managed and
allocated wisely, and will support allocations of the resource on the basis 1) of ensuring that
sufficient water is available to maintain or restore valued natural systems, and 2) of assigning
to any specified use or user the lowest quality freshwater compatible with that use, consistent
with financial and technical constraints.

The property has been agriculturally zoned releasing many responsibilities that will now need
to be met through the LDC requirements of a development order.

POLICY 95.1.3: LOS standards will be the basis for planning and provision of required public
facilities and services within Lee County. Regulatory LOS standards will be the basis for
determining the adequacy of public facilities for the purposes of permitting new development.
Compliance with non-regulatory LOS standards will not be a requirement for continued
development permitting, but will be used for facility planning purposes. The LOS will be the
basis for facility design, for setting impact fees, and (where applicable) for the operation of
the Concurrency Management System (CMS).

a. Sanitary Sewer — The site has been historically been on a septic system. Policy 1.1.10 of the
Lee Plan requires properties in the Commercial FLUC to connect to sanitary sewer. Lee
County Utilities has stated in a letter of availability that they have capacity to service the
project. The developer will need to extend service to the LCU lines on the north side of SW
Pine Island Road. The Lee County Future Sanitary Sewer Service are Map is requested to
be amended as part of this application.

b. Potable Water — The Greater Pine Island Water Association currently serves the site and the
past office use. The GPIWA has stated in a letter of availability that they have capacity to
continue service. There is a current, active account to the property.

c. Surface Water/Drainage Basins — The property is being redeveloped as part of a Commercial
Planned Development. The project will be required to meet all LDC provisions for surface
water management, pre-treatment, storage and treatment including the System
Requirement: Prevent the flooding of designated evacuation routes on The Lee Plan Map 15
from the 25-year, 3-day storm event (rainfall) for more than 24 hours.
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d. Parks, Recreation, and Open Space — The density is being eliminated as the Commercial
FLUC does not allow for residential dwelling units so there is no provision needed for parks,
recreation or open space. Regardless, the County exceeds the available capacity needs:

o Required Capacity - 5,202 acres of regional parks and 289 acres of community parks.
o Available Capacity - 7,051 acres of regional parks and 832 acres of community parks.

e. Public Schools — The density is being eliminated as the Commercial FLUC does not allow for
residential dwelling units so there is no provision needed for public schools in the West Zone.

Policy 101.1.1 Require that development within the Coastal High Hazard Area be compatible
with natural systems, such as, water retention and purification, wildlife habitat, primary
productivity, and defense against coastal flooding.

Currently the site is zoned agriculturally and used as a low impact office. The rezoning will
move it into a formal commercial category that will increase the LDC requirements for water
runoff and other environmental regulations compared to agricultural uses which are exempt
from many of the more stringent requirements. The stormwater management system will be
consistent with the rules and regulations governing the SFWMD Environmental Resource
Permitting requirements. Conceptual the stormwater management system will provide a
detention system to meet water quality and then discharge along the natural surface water
flow to the west southwest area of the site. This is into the adjacent TIFF property. Since this
is an Outstanding Florida Water way an additional 50% of water quality storage is required.
The discharge may be a point or spreader swale requirement.

POLICY 101.3.2: Restrict development in the Coastal High Hazard Area to uplands except as
needed for the provision of public facilities.

The site was assessed to determine the presence of rare and unique uplands, aquifer
recharge areas, and the presence of wetlands on the site. There is a wetland strip of 10-15
feet on the western border that corresponds to the ditch/swale. This area will not be impacted.
It will be part of the required buffer. The rest of the site was filled at sometime, most likely
when Cape Coral was first drained and preplatted in the late 1950’s or 1960’s.

In assessing the parcel boundary of the site from the Lee County Property Appraisers office
as well as the attached Survey of the Property, the boundaries of the lot extend to the east
into an exotic monoculture of Australian pine and to the south to a lesser degree also into an
exotic monoculture of Australian pine. These areas commonly represent “overflow spoil
“areas that become exotic infested and idle. There are a couple of on-site drainage ditches
associated with the site in the parking lot adjacent to Pine Island Road and towards the
southern end of the property. Both of inconsequential significance. The western property
boundary extends into wetlands to the west approximately 10 to 15 feet which should be
considered in any proposed development plan. Other than the wetland strip on the western
boundary, there were none of the above noted on this site as the site is a 1.40-acre area of
historic filled wetlands, Circa unknown, with spill over spoil that supports the growth of the
Australian pine.

Again, the site has already been developed commercially. The MCP shows no change to the
existing structure, only expansion of paved areas that will now have to be graded and control
runoff according to modern codes. It is currently zoned agriculturally which allows little
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protection compared to the request for a commercial zoning and use such as a car dealership
with its additional requirements.

POLICY 123.2.10 Require that development adjacent to aquatic and other nature preserves,
wildlife refuges, and recreation areas be designed to protect the natural character and public
investment in these areas.

The redevelopment of this site will bring it into compliance with modern LDC regulations for
water runoff, treatment and purification. The requested use has additional buffers abutting
the road and preserve area to the west that serve to protect the expansive preserve area to
a greater degree than it is protected today as agriculturally zoned property.

We are requesting a small distance deviation on some of the western border but will meet
the intent of the Type F buffer plantings. We are offering all native plantings and clump
grasses planted in water detention areas.

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

As mentioned, because it is being rezoned to a commercial planned development the site
will now have to comply with water quality requirements according to the LDC at the time of
local development order.

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.

As mentioned, because it is being rezoned to a commercial planned development the site
will now have to comply with water quality requirements according to the LDC at the time of
local development order. The stormwater management system will be consistent with the
rules and regulations governing the SFWMD Environmental Resource Permitting
requirements. Conceptual the stormwater management system will provide a detention
system to meet water quality and then discharge along the natural surface water flow to the
west southwest area of the site. This is into the adjacent TIFF property. Since this is an
Outstanding Florida Water way an additional 50% of water quality storage is required. The
discharge may be a point or spreader swale requirement.

V. CONCLUSION

The use of this site will bring the former Chamber of Commerce office up to current code while
reusing the existing building as an office and sales center for business services and a small vehicle
dealership. The use will require a land use change from Rural to Commercial and will only be able
to be approved if the comprehensive plan amendment is granted. The site has current violations that
are being address by the owner and the redevelopment of this property will bring the site into
compliance with code and be a significant improvement to this corridor. The site is agriculturally
zoned and in the Rural land use which allows for residential density in a Coastal High Hazard area.
The requested Commercial FLUC and commercial will prohibit residential density therefore
supporting the Lee Plan’s intent to reduce residential density in these areas. It abuts a commercially
zoned property of 12.5+/- acres and is less than 2 mile from a major potential commercial corner at
Veteran’s Parkway and SW Pine Island Road. The redevelopment of this property to commercial
uses will serve the dense City of Coral residential development that is quickly growing in this area.
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