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Lee County, Florida 
Department of Community Development 

Zoning Section 
Staff Report 

 
Case Number: REZ2022-00014 
Case Name: McGregor Storage Rezone 
Area to be Rezoned: +/- 2.06 Acres 
Type of Case: Conventional Rezoning 
Hearing Date: November 9, 2022 
Found Sufficient: September 14, 2022 
 
Request  
The applicant, Al Quattrone, has filed an application to rezone approximately 2.06 acres of land 
south of McGregor Boulevard from Community Commercial (CC) and Multi-Family Residential 
(RM-2) to Commercial (C-2).  
 
The subject property consists of two contiguous parcels located on the southern side of McGregor 
Boulevard across from the Gulf Harbour Planned Unit Development. The STRAP numbers 
associated with the subject property are: 31-45-24-00-00007.3000 and 31-45-24-00-00007.5030.  
A legal description of the subject property is attached as Attachment “D.” 
 
Recommendation 
Staff recommends APPROVAL of the applicant’s request.  
 
Property History and Character 
The subject property consists of two abutting parcels on the south side of McGregor Boulevard 
approximately 1,100 feet northeast of the intersection of McGregor Boulevard and Iona Road.  The 
larger parcel is the easternmost and is an approximately 1.6 acre quadrilateral.  The shortest edge 
of the parcel fronts on McGregor Boulevard for approximately 117 feet.  The western parcel is a 
narrow rectangle aligned along the north/south axis.  It is 35 feet wide and 554 feet long.  It abuts 
the larger parcel for approximately 404 feet of its length and is approximately 0.45 acres.  The 
entire property is currently undeveloped although a paved access crosses the southernmost portion 
of the western parcel.  This is an access way between the commercially developed property to the 
west and a water storage tank on a parcel to the south and east of the subject property. The larger 
parcel is zoned Community Commercial (CC) and the smaller parcel is zoned Multi-family 
Residential (RM-2).  Both of the parcels were rezoned from Agricultural (AG-2) to their current 
districts in 1980 by Zoning Resolution Z-80-191.  An administrative variance case, ADD2002-
00013, provided relief from LDC Section 34-884, which requires a minimum lot width of 100 feet, 
to allow a minimum lot width of 92.35 feet (see Exhibit “H”).  
 
Character of the Area 
The subject property is part of the commercial node located at the intersection of McGregor 
Boulevard, Iona Road, San Carlos Boulevard and Gladiolus Drive (See Attachment “B1”).  The 
node is largely linear, running along the McGregor/San Carlos Boulevard Corridor, although there 
are commercial zoning districts and commercial development running east and south of the node.  



 
 
REZ2022-00014 (PCB) 
October 26, 2022   Page 2 of 6 

The subject property is near the northeast corner of the node, although there are commercial 
districts to the northeast of the property.  Much of the commercial development in the area is 
intensely developed, consisting of large retail centers.  There are both conventionally zoned and 
planned development-zoned centers.  All of the large retail centers near the subject property are 
located southeast of McGregor Boulevard.  Much of this node, including the subject property, lays 
within the Mixed Use Overlay, as defined by the Lee County Comprehensive Plan. 
 
The following uses and zoning districts are found immediately near the subject property (see 
Attachment “B2”): 

 
West, North and Northwest: The Gulf Harbour Planned Unit Development is north and west of 
McGregor Boulevard.  This is a gated residential community which sits directly across McGregor 
Boulevard from the subject property.  It extends southwest to the intersection of McGregor 
Boulevard and Iona Road. 
 
Northeast: between the subject property and Pine Ridge Road (approximately 1,065 feet), all of 
the land south east of McGregor Boulevard is zoned Community Commercial (CC).   
 
Southeast: The Blue Stone Residential Planned Development (RPD) has been developed to the 
east and southeast of the subject property.  It was approved for 326 multi-family residential units 
by Zoning Resolution Z-04-054. 
 
South: directly south of the subject property is a parcel owned by Lee County Utilities that is zoned 
Multi-family Residential (RM-2) and which is developed with a large potable water tank. 
 
Southwest: Abutting the subject property to the southwest is a large retail center that is zoned 
General Commercial (CG).  An outparcel of this retail center abuts McGregor Boulevard and is 
zoned General Commercial (CG).  
 
According to the Lee County Future Land Use Map, the future land use designation of the subject 
property is Central Urban (see Attachment “B3”).  The area designated as Central Urban lay 
southeast of McGregor Boulevard and runs south to Summerlin Road.  The Central Urban area 
also runs east to Pine Ridge Road and west to the intersection of Old McGregor Boulevard and 
Thornton Road.  North and west of McGregor Boulevard all the way to the Caloosahatchee River, 
the land is in the Suburban Future Land Use Category.  East of Pine Ridge Road, the land is 
designated Urban Community.  The Lee County Utilities property to the south of the subject 
property is in the Public Facilities Future Land Use Category.   
 
The subject property is also located within the Mixed Use Overlay as designated on Lee Plan Map 
1C (see Attachment “C”). 
 
Analysis 
The intent of this request is to rezone the subject property from Community Commercial (CC) and 
Multi-Family Residential (RM-2) to Commercial (C-2) to allow for more intensive commercial 
development than is currently possible under the Community Commercial (CC) district.  (See 
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Attachment “E”).  The proposed rezoning would also permit commercial uses in the existing 
residentially-zoned portion of the subject property. 
 
Section 34-145 of the Lee County Land Development Code establishes the review criteria for 
requests for conventional rezoning. Before approving or recommending approval of a conventional 
rezone request, the Hearing Examiner must find that 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; 
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. 
 

The following sections provide an analysis of whether the request meets these established criteria. 
 
Lee Plan Compliance 
The subject property is located in the Iona McGregor Planning District, as established by the Lee 
Plan. The Lee Plan does not contain any goals, objectives, or policies specifically addressing this 
Planning District.   
 
The subject property is located within the Central Urban Future Land Use Category (See 
Attachment “B3”).  This category is intended for a variety of residential and commercial uses.  The 
proposed C-2 District is compatible with this category as it permits a variety of commercial and 
residential uses.   
 
Lee Plan Objective 2.1 promotes contiguous and compact growth patterns within designated 
Future Urban Areas in order to contain urban sprawl, minimize energy costs, conserve land, water, 
and natural resources, and minimize the cost of services. Policy 2.1.1 states that most development, 
including residential, is expected to occur within the designated Future Urban Areas.  Lee Plan 
Objective 2.2 and Policy 2.2.1 address development timing.  Objective 2.2 states that new growth 
will be directed to Future Urban Areas where adequate public facilities exist or are assured, and 
where compact and contiguous development patterns can be created. Per Policy 2.1.1, rezoning 
proposals will be evaluated as to the availability and proximity of the road network, and facilities 
and services, including community facilities, schools, EMS, etc. 
 
The subject property is within a well-developed area of the County with a full range of municipal 
services and is in a Future Urban Area.   Development of the subject property constitutes infill 
development due to the location of existing commercial development along McGregor Boulevard.  
Therefore, the requested district is appropriate and compatible with the neighborhood. The request 
is consistent with Objectives 2.1 and 2.2 and Policies 2.1.1 and 2.2.1 of the Lee Plan. 
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Objective 4.1 on the Lee Plan addresses the availability of potable water and sanitary sewer service 
to the subject property.  The application includes a letter of service availability from Lee County 
Utilities, the relevant service provider for the property (see Attachment “G”).  This letter states 
that the utility currently has sufficient capacity to handle the proposed level of development on the 
property and that there are both potable water lines and sanitary sewer lines in close proximity to 
the property.  Staff finds that the proposed rezoning conforms to Objective 4.1. 
 
Policy 5.1.5 addresses the encroachment of incompatible of uses into residential areas.  The current 
zoning of the subject property is Community Commercial (CC).  Rezoning to Commercial (C-2) 
is not a change in the basic zoning type of the property and is not a change from residential to 
commercial zoning. The abutting residential development to the southeast is buffered from the 
subject property by intervening water features. Therefore, the proposed rezoning conforms to 
Policy 5.1.5.   
 
Land Development Code Compliance 
The property is proposed for the C-2 zoning district.  Any development of the subject property 
will be required to either conform to the relevant section of the Lee County Land Development 
Code, or to seek variances therefrom.  No variances are being sought in conjunction with the 
rezoning.  In addition, the property was granted relief by Zoning Resolution ADD2002-00013 
from LDC Section 34-854, which requires a minimum lot width of 100 feet in the CC zoning 
district, to allow a minimum lot width of 92.35 feet.  The C-2 zoning district has a required 
minimum width of 75 feet.  The proposed rezoning would combine the two existing zoning districts 
into a single district which would meet the minimum required lot width.  Therefore, the proposed 
rezoning would bring the subject property into greater conformance with the LDC.   The subject 
property already meets the minimum lot depth of 100 feet and the minimum lot size of 10,000 
square feet required by the C-2 district. 
 
LDC Section 34-491 requires all rezoning requests to comply with the Goals, Objectives and 
Policies of The Lee Plan.  The subject request complies with the Lee Plan. In particular, the 
proposed rezoning conforms to the Future Land Use Category for the property.  The proposed 
rezoning therefore meets the criteria of LDC Section 34-491. 
 
LDC Section 34-841(b) states that properties are not normally permitted to rezone to the C-2 
zoning district unless the property is within the Mixed Use Overlay.  The commercial node 
surrounding the intersection of McGregor Boulevard, San Carlos Boulevard, Iona Road and 
Gladiolus Drive, including the subject property, is within the Mixed Use Overlay and therefore 
allows rezoning to the C-2 district. 
 
Compatibility with Surrounding Uses 
The C-2 district permits single family and multi-family residences, townhouses, duplexes and two-
family attached residences. This would allow for a wider variety of residential uses on the subject 
parcel than is currently permitted by the Community Commercial (CC) district but approximately 
the same types as permitted in the Multifamily Residential (RM-2) district.  The C-2 district also 
permits a wide variety of commercial uses, including retail and office uses.  Manufacturing uses 
are also permitted in the C-2 district. 



 
 
REZ2022-00014 (PCB) 
October 26, 2022   Page 5 of 6 

 
This variety of permitted uses is similar in character to the range of uses permitted with the General 
Commercial (CG) zoning district abutting the subject parcel on the west and within the larger 
commercial node located around the intersection of McGregor Boulevard, San Carlos Boulevard 
and Gladiolus Drive.  This node consists of large, high-intensity commercial development that is 
often found within the C-2 zoning district.  Therefore, the proposed C-2 district conforms to the 
character of the local neighborhood.    
 
The nearby residential development to the north and south are buffered from the subject property 
by the presence of McGregor Boulevard and intervening lakes, respectively.  This, combined with 
buffering regulations in the Land Development Code, will mitigate the effect of potentially 
incompatible uses on nearby residential development. 
Sufficiency of Access and Transportation Impacts 
Access to the subject property is directly from McGregor Boulevard.  A secondary road connection 
on the southern portion of the property allows access from the subject property to the shopping 
center to the west and to the Lee County Utilities property to the south.  A Traffic Impact Study is 
not required for the case. 
 
Environmental Impacts 
The subject property appears to have always been vacant.  According to a memorandum from 
Environmental Review staff dated September 14, 2022 (See Attachment “F”), the site has been 
previously cleared and maintained. Currently, no vegetation, protected species, or indigenous 
habitats are located onsite.  None of the subject property is shown in the Wetlands Future Land 
Use Category.  Any future development of the site will be required to conform to environmental 
regulations of the Land Development Code. 
 
Access to Urban Services 
The subject property is fully served by urban services.  Potable water service and sanitary sewer 
service is currently available, and service providers have stated that sufficient capacity exists to 
serve the subject property (See Attachment “G”).  The subject property is located within Solid 
Waste Area 2 as delineated by Lee County Solid Waste. The proposed rezoning will not impact 
solid waste collection on the subject property.   
 
The subject property is served by Iona-McGregor Fire Station #75, which is approximately 2,200 
feet to the southeast on Pine Ridge Road, which also contains Lee County EMS Medic 27.  The 
subject property is within the Lee County Sheriff’s West W2 District.  The subject property is 
located within the Iona-McGregor Fire District, and is served by Lee County School Concurrency 
Service Area 3.  
 
Conclusion 
The requested rezoning from Community Commercial (CC) and Multi-family Residential (RM-2) 
to Commercial (C-2) is substantially consistent with the Lee Plan.  The proposed rezoning is 
consistent with the Land Development Code to the extent that it promotes uses compatible with 
established land use and development patterns.  The proposed rezoning is intended to allow greater 
variety of commercial uses on the subject property, while remaining compatible with the 
neighboring area.  The subject property has sufficient access via McGregor Boulevard.  The 
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proposed C-2 district is not significant with respects to environmental impacts.  The rezoning will 
not result in any negative impacts to urban services or infrastructure. The subject property is 
sufficiently served by fire, police, and emergency services personnel. The request will not impact 
any protected species or indigenous habitats. Based on the general compatibility of the proposed 
C-2 zoning district with the Future Land Use Category, neighboring zoning districts, and 
neighboring uses, staff recommends approval of the proposed rezoning. 
 
Attachments 
A. Expert Witness List 
B. Aerial, Current Zoning, and Future Land Use Maps 
C. Mixed Use Overlay Map 
D. Legal Description 
E. Request Statement 
F. Environmental Review Letter 
G. Utilities Letter 
H. ADD2002-00013 
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