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           ADMINISTRATIVE AMENDMENT (PD) ADD2021-00195
 

ADMINISTRATIVE AMENDMENT
  LEE COUNTY, FLORIDA
 

WHEREAS, Katharos Global Ministries, Inc. dba The Safe House Church filed an
application for an administrative amendment to an Industrial Planned Development on a
project known as Formosa Commerce Center to include a Place of Worship as a
permitted use within the planned development on property located at 8831 Business
Park Drive, described more particularly as:

 
      WHEREAS, the applicant has indicated the properties current STRAP numbers
are 04-46-25-06-00000.00CE, 04-46-25-06-00003.0301, 0302, 0303, 0304, 0305,
0306, 0307, 0308, 0309, 0310, 0311, and 0312 (see Exhibit “A”); and

 
WHEREAS, the properties’ IPD Designation was most recently amended by

Resolution Number Z-20-001, which superseded all previous approvals within the Formosa
Commerce Center Industrial Planned Development; and 
 

WHEREAS, the subject properties are located in the Industrial Development Future
Land Use Category as designated by the Lee County Comprehensive Plan (Lee Plan); and

 
WHEREAS, Resolution Z-20-001 approved a development intensity of 1,100,000

square feet of industrial uses and 30,000 square feet of commercial retail/office uses (see
Exhibit “F”); and
 

WHEREAS, the IPD is currently developed with one project, a 5,928 square-foot
convenience market with fuel pumps (Development Order DOS2012-00016), which deducts
from the 30,000 square feet of permissible standalone commercial retail and office uses;
and

 
WHEREAS, 24,072 square feet of standalone retail or office use remains available

within the Formosa Commerce Center; and 
   
WHEREAS, the applicant wishes to include a Place of Worship to the approved

schedule of permitted uses (see Exhibit “B”); and
 
WHEREAS, places of worship and religious facilities are permitted within all future

land use categories except Wetlands and Airport Noise Zones A and B, according to Lee
Plan Policy 2.1.3; and

 
WHEREAS, the subject property is not located within Airport Noise Zones A and B or

the Wetlands Future Land Use Category; and
 
WHEREAS, the planned development currently permits uses that operate similarly to

a place of worship, such as Schools, Commercial and Social Services Group II; and
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WHEREAS, the applicant states the place of worship functions primarily as an online
ministry where majority of the building’s floor area is dedicated to studio and office area for
the online broadcasting of church services primarily to remote individuals; and

 
WHEREAS, the planned development currently permits the use of a Broadcasting

Studio (see Exhibit “F”); and 
 
WHEREAS, the proposed floor plan depicts the 18,000 square-foot warehouse

building to be comprised of a 3,000 square-foot sanctuary area and the remaining 15,000
square feet comprised of a broadcast studio and ancillary administrative offices (see Exhibit
“C”); and

 
WHEREAS, the place of worship’s proposed location internal to an existing industrial

park, within a former warehouse building, evidences it will not operate as a traditional place
of worship, and the location is appropriate to facilitate a primarily online-based ministry; and

 
WHEREAS, the applicant has provided a traffic impact statement confirming the

proposed use is less intensive with respect to vehicular trip generation than 18,000 square
feet of potential retail/office uses currently permitted within the IPD, which the proposed floor
plan will effectively displace (see Exhibit “D”); and 

 
WHEREAS, the Development Services Section has reviewed the traffic impact

statement and has no objection to the proposal; and 
 
WHEREAS, subsequent use of the building will require compliance with minimum

parking requirements for each use, as individually assessed, and the building will be served
exclusively by 73 parking spaces (see Exhibits “C” and “F”); and
 

WHEREAS, the Lee County Land Development Code provides for certain
administrative changes to planned development master concept plans and planned unit
development final development plans; and
 

WHEREAS, the subject application and plans have been reviewed by the Lee County
Department of Community Development in accordance with applicable regulations for
compliance with all terms of the administrative approval procedures; and
 

WHEREAS, it is found that the proposed amendment does not increase intensity
within the development; does not decrease buffers or open space required by the LDC; does
not underutilize public resources or infrastructure; does not reduce total open space,
buffering, landscaping or preservation areas; and does not otherwise adversely impact on
surrounding land uses; and
 

NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for
administrative approval for an amendment to the Industrial Planned Development is
APPROVED.
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Approval is subject to the following conditions:
 
1. Condition 2. of Resolution Z-20-001 is hereby amended to permit one Place of

Worship within the IPD, limited to a total floor area of 18,000 square feet with
a maximum of 3,000 square feet dedicated to a sanctuary for in-person
services and events and a maximum of 15,000 square feet dedicated to
broadcasting and office area. The terms and conditions of the original zoning
resolution remain in full force and effect, except as amended herein.
 

2. The use of the proposed building as a Place of Worship must be in
substantial compliance with the Floor Plan attached hereto as Exhibit “C.”
 

3. Approval of this request does not guarantee future commercial building
permit or occupancy permit approval. Future permits must comply with the
Development Parameters of Resolution Z-20-001 (Condition 3) and balance of
applicable regulations at time of building permit or occupancy permit
approval.
 

4. If it is determined that inaccurate or misleading information was provided to
the County or if this decision does not comply with the LDC when rendered,
then, at any time, the Director may issue a modified decision that complies
with the Code or revoke the decision. If the approval is revoked, the applicant
may acquire the necessary approvals by filing an application for public
hearing in accordance with Chapter 34. 

Exhibits:
A – STRAP Numbers
B – Applicant’s Request Statement
C – Applicant’s Floor Plan
D – Traffic Impact Statement
E – Applicant’s Parking Space Statement
F – Resolution Z-20-001

Duly passed, adopted, and electronically signed on 11/29/2021
 
Anthony R. Rodriguez, AICP, Zoning Manager
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EXHIBIT A

CASE NUMBER: ADD2021-00195

STRAP NUMBER

04-46-25-06-00000.00CE

04-46-25-06-00003.0301

04-46-25-06-00003.0302

04-46-25-06-00003.0303

04-46-25-06-00003.0304

04-46-25-06-00003.0305

04-46-25-06-00003.0306

04-46-25-06-00003.0307

04-46-25-06-00003.0308

04-46-25-06-00003.0309

04-46-25-06-00003.0310

04-46-25-06-00003.0311

04-46-25-06-00003.0312

REVIEWED
ADD2021-00195
Rick Burris, Principal
Planner
Lee County DCD/Planning
11/29/2021
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November 9, 2021

 

Re: Zoning Amendment Application

 

Katharos Global Ministries, Inc, d/b/a The Safe House Church is seeking an amendment to the

current zoning in IPD Z-05-066 in order to allow the use of church and/or worship assembly within

said zoning district.

 

We will be leasing the entire 18,000 square feet of space within the building at 8831 Business

Park Dr, which currently includes 15,000 sq ft for administrative offices and 3,000 sq ft of

meeting/sanctuary space. The offices will be used throughout normal business hours but the

meeting space will only be used for church worship services after normal business hours, or

primarily on Saturday evenings at 6:00pm.

 

The 15,000 sq ft section of the building will be used for church offices and other church business

meetings, such as the church finance committee and church board meetings. Katharos Global

Ministries also includes a media ministry that will use this space as well. We will be using part of

this space for tv/live streaming and both video and audio recording studios. This space also

includes 2 conference rooms and a break room area for our staff.

 

Due to our focus on online ministry, we do not function as a traditional church which is why we

only need the 3,000 sq ft “warehouse” section of the building for our Saturday night meetings.

We will be converting the warehouse into the sanctuary, adding HVAC and insulation.

 

This will not in any way adversely affect any other area businesses and will not result in any traffic

concerns.

 

The legal description of the property is: ALICO ROAD BUSINESS PARK AS DESC IN

INST#2008000153105 PH 1 BLDG 3 UNITS 301-312.

Thank you for your consideration.

 

Sincerely,

 

Chad Osborne, President

Exhibit B
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Exhibit C
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Exhibit D
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1. PURPOSE

OBJECTIVE

This report has been prepared in accordance with Lee County Department of Community

Development criteria as outlined in the Lee County Traffic Impact Statement Guidelines and the Lee

County Turn Lane Policy for projects seeking Development Order approval.  This report analyzes the

anticipated traffic conditions of the proposed development in order to determine any adverse roadway

impacts associated with the addition of Katharos Global Ministries. 
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2.   SITE DESCRIPTION

SITE LOCATION

Katharos Global Ministries will be in Alico Road Business Park Phase 1 Building 3 Unit 301 at

8831 Business Park Drive in Section 04, Township 46 South, Range 25 East, Lee County, Florida.

The church proposes to convert an existing 18,000 square foot warehouse/office building to a church. 

The zoning resolution (Z-20-001) would allow this 18,000 square foot space to be used as commercial

office/retail (part of the 30,000 square feet permitted).  The goal of this TIS is to determine if the

proposed church use would increase the trip generation versus the allowable commercial office/retail

use (animal clinic). 
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3.   OBSERVATIONS

3.1 TRIP GENERATION CALCULATIONS

Vehicular trips generated by the existing and proposed development were calculated by

using the equations provided by the Institute of Transportation Engineers, 11th Edition of

the Trip Generation Manual, Land Use Codes 640 (Animal Clinic) and 560 (Church) using

the average rates or fitted curve equations shown in the tables. 

Table 1.       Raw Trip Generation – Allowable Animal Clinic (LUC 640)

18,000 Square Feet of Gross Floor Area:

A. Daily Average Vehicle Trip Ends (Weekday)

 T = 21.50 (18.000) = 387 (194 entering, 193 exiting)

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)

T = 4.07 (18.000) – 2.48 = 71 (48 entering, 23 exiting)

C. P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)

T = 4.75 (18.000) – 6.96 = 79 (32 entering, 47 exiting)

Source:  TDM, 2021

Table 2.       Raw Trip Generation – Proposed Church (LUC 560)

18,000 Square Feet of Gross Floor Area:

A. Daily Average Vehicle Trip Ends (Weekday)

 T = 5.40 (18.000) + 50.83 = 148 (74 entering, 74 exiting)

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)

T = 0.37 (18.000) – 1.84 = 5 (3 entering, 2 exiting)

C. P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)

T = 0.38 (18.000) + 4.70 = 12 (5 entering, 7 exiting)

Source:  TDM, 2021
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   Table 3.   Raw Trip Generation – Increase Due to Re-Development

Table 2 Less Table 1:

A. Daily Average Vehicle Trip Ends, Weekday

T = 148 - 387 = -239 (-120 entering, -119 exiting)

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)

T = 5 - 71 = -66 (-45 entering, -21 exiting)

C. P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)

T = 12 - 79 = -67 (-27 entering, -40 exiting)

   Source:  TDM, 2021

3.3 EXISTING TRAFFIC CONDITIONS

This building is part of a business park with six (6) other buildings.  All seven (7) buildings

access Lee Road, which directly access the nearest arterial road to the south (Alico Road).

3.4  TURN LANE ANALYSIS - WEEKDAY

The redevelopment does not add any trips in either the A.M. peak or the P.M. peak;

therefore, a turn lane analysis is not warranted.

3.5 RECOMMENDED IMPROVEMENTS (LEE ROAD)

The redevelopment does not add any trips in either the A.M. peak or the P.M. peak;

therefore, improvements to Lee Road are not warranted.

3.6  LEVEL OF SERVICE ANALYSIS (ALICO ROAD)

The redevelopment does not add any trips in either the A.M. peak or the P.M. peak;

therefore, a Level of Service Analysis is not warranted.    

3.7  DETERMINATION OF POTENTIAL IMPACTS (ALICO ROAD)

The redevelopment does not add any trips in either the A.M. peak or the P.M. peak;

therefore, the proposed development is not required to pay a proportionate share towards a

future improvement of Alico Road.       
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Exhibit E
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Exhibit F
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