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Lee County, Florida 

DEPARTMENT OF COMMUNITY DEVELOPMENT 

ZONING SECTION 

STAFF REPORT 

Case Number: DCI2022-00024 

Case Name: Gator Recreation 

Area to be Rezoned: +/- 7.1 Acres 

Case Type: Major Planned Development Rezoning 

Sufficiency Date: January 18, 2023 

Hearing Date: April 6, 2023 

 

REQUEST: 

Quattrone & Associates, Inc., has filed an application to rezone approximately 7.1 acres from Commercial 

Planned Development (CPD) to Mixed Use Planned Development (MPD) permit 90,000 square feet of 

commercial, office and retail, 70,000 square feet of commercial recreation uses, 250 hotel rooms and 210 

multi-family units, including 111 bonus density units via transferable credits.      

The subject property borders the east side of Plantation Road and the north side  of Ben C Pratt/Six Mile 

Cypress Parkway. The property is located in the South Fort Myers Planning District, Commissioner District 

#2. The property’s address is 14300-320 Ben C/Pratt Six Mile Cypress Parkway. A legal description and 

boundary survey of the subject property are attached as Attachment B of this report. 

SUMMARY: 

Staff recommends APPROVAL, with the conditions and deviation found in Attachment E of this report. 

HISTORY OF PARCEL:  

Resolution Z-05-046 originally rezoned the subject property from Agricultural (AG-2) to Commercial 

Planned Development (CPD) in 2005.  Development intensity within this CPD approval is limited to 81,400 

square feet, including the 60,400-square-foot Gator Recreation Complex, and a 1.56-acre outparcel 

individually designated for a maximum of 21,000 square feet of office and/or retail (see Attachment N). 

The subject property was previously cleared, has since overgrown, and is undeveloped. Lee County 

Ordinance 07-15 adopted the New Urbanism Ordinance revising the goals, objectives and policies of the 

Lee County Comprehensive Plan to incorporate the concepts and principles of new urbanism, including 

the Mixed-Use Overlay Future Land Use Map on May 16, 2007. The subject property and surrounding 

property are consequently located in the Mixed Use Overlay (see Attachment C).           

CHARACTER OF THE AREA:  

Gravitating toward the County-owned Hammond Stadium attraction built in 1991, the surrounding area 

is characterized by an array of land uses comprised of industrial, public, residential and supporting non-

residential land uses. Appreciable development in nearby proximity include the:  



 
  Page 2 of 10 

 

 ±350,000 square-foot South Fort Myers High School 

 ±709,000 square-foot Gulf Coast Medical Center  

 ±424,000 square-foot Hammond Stadium complex 

 ±214,000 square-foot Arthrex manufacturing and distribution facility 

The subject property is located at the southern terminus of Plantation Road, where it intersects with Ben 

C Pratt/Six Mile Cypress Parkway. Property immediately surrounding the subject property is depicted in 

Attachment C of this report and can be characterized as follows: 

North 

Land to the north of the subject property is located in the Intensive Development Future Land Use 

category and is zoned Commercial Planned Development (CPD). The 4.28-acre CPD is currently owned by 

the county and serves as a water management area and overflow parking for the Hammond Stadium 

Complex, which is directly to the north.   

South and East 

Land to the south and east of the subject property (across Ben C Pratt/Six Mile Cypress Parkway) is the 

adjacent swath of the Six Mile Cypress Slough Preserve, zoned Environmentally Critical (EC) and located 

within the Conservation Wetlands and Uplands Future Land Use categories, respectively.   

West 

Lands to the west of the subject property are located within the Intensive Development Future Land Use 

category and are zoned Mixed Use Planned Development (MPD) in reference to Hope Preserve (F.K.A. 

Center For Hope Mixed Use Planned Development). Hope Preserve is approved for a 148-bed 

Hospice/Assisted Living Facility, day care facilities, 60,000 square feet of general and medical office, 

109,000 square feet of retail, 72 multi-family units and a 124-room hotel.  The majority of the frontage 

parcels have broken ground as of 2023 (see Attachment I).    

Availability of Urban Services 

Public Services are defined by the Lee Plan as “the requisite services, facilities, capital improvements, and 

infrastructure necessary to support growth and development at levels of urban density and intensity.” The 

level of urban services currently serving the subject property are as follows:  

Public water and sewer: The applicant has provided a public water and sewer availability letter from Lee 

County Utilities. Potable water and wastewater utility lines are available in proximity of the subject 

property, with sufficient capacity available for the proposed development (see Attachment H). 

Paved streets and roads: The subject property fronts on both Ben C Pratt/Six Mile Cypress Parkway and 

Plantation Road, each of which are county-maintained arterial roads. 

Public transit and pedestrian facilities: Pedestrian facilities including sidewalks are located on both 

abutting roadways. The developer will be required to ensure these facilities along the property’s 

boundaries conform to the design requirements contained in LDC Section 10-256. The site is serviced by 
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Lee Tran Route 80 and is depicted on Lee Plan Map 3-D, Lee County Walkways & Bikeways, with on-road 

bikeways, a shared-use path, and sidewalks within close proximity.  

Police, fire, and emergency services: The South Trail Fire and Rescue District Station #63 is located 

approximately one mile from the subject property. The Lee County Sherriff’s Office Headquarters Central 

Substation is located approximately one mile from the subject property, and this station includes Lee 

County EMS Station #80.  

Public Schools: South Fort Myers High School is located one-quarter mile north of the subject property, 

and sidewalks on both sides of Plantation Road connect the subject property to the High School. The 

subject property is served by the School District of Lee County and is located in the South Zone. The 

attached concurrency analysis outlines that enrollment is nearing capacity in the Concurrency Service 

Area (CSA); however, capacity is available in the adjacent CSA (see Attachment L). It should be noted the 

concurrency review was based on 285 multi-family units and the development currently proposes 210 

multi-family units. 

ANALYSIS: 

In review of applicable designations and available public services, the subject property is earmarked for 

compact mixed-use development. Since approval of the existing CPD development intensity, major road 

infrastructure improvements have taken place including the 6-lane extension of Metro Parkway to US 41 

via Michael G Rippe Parkway in 2013. Public and private property improvements have also significantly 

changed the landscape of the surrounding area as exhibited in Attachment M.  Land Development Code 

(LDC) Section 34-940 establishes minimum thresholds for employment of the Mixed Use Planned 

Development District, and the proposed mixture of residential density and commercial intensity exceed 

these thresholds.  

Density 

Density means an existing or projected relationship between numbers of dwelling or housing units (Du) 

and land area (LDC Section 34-2, Definitions). Below are tables outlining permissible density on the subject 

property:  

FUTURE LAND USE CATEGORY MAXIMUM STANDARD DENSITY 
RANGE 

UNITS 

INTENSIVE DEVELOPMENT 7.1 Acres @ 14 Du/Acre 99 Du 
TOTAL: 99 DU 

 

FUTURE LAND USE CATEGORY MAXIMUM BONUS DENSITY RANGE 
(WITHOUT GPI TDUS1) 

UNITS 

INTENSIVE DEVELOPMENT 7.1 Acres @ 22 Du/Acre 156 Du 
TOTAL: 156 DU (INCLUDES 57 BONUS DENSITY UNITS) 

 

                                                           
1 Greater Pine Island Transfer of Development Units, see Lee Plan Policy 1.1.2  
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FUTURE LAND USE CATEGORY MAXIMUM BONUS DENSITY RANGE 
(WITH GPI TDUS) 

UNITS 

INTENSIVE DEVELOPMENT 7.1 Acres @ 30 Du/Acre 213 Du 
TOTAL: 213 DU (INCLUDES 114 BONUS DENSITY UNITS) 

 

The project proposes a total 210 units (including 111 total bonus density units), which falls within the 

maximum permissible range at 29.57 dwelling units per acre. The bonus density incentive programs 

include the Affordable Housing Program, in accordance with the site-built provisions or the cash 

contribution provisions set forth in Administrative Code 13-5, and the Transfer of Development Rights 

(TDR) Program, in accordance with the provisions set forth in Administrative Code 13-5. The applicant is 

requesting to utilize Transferable Dwelling Units (TDUs) at time of local development order approval.  LDC 

Section 2-147 requires applications for planned development rezoning requests relying on bonus density 

to increase densities above the Lee Plan standard density range to specifically request the use of bonus 

density and demonstrate compliance with the following review criteria: 

a) The additional traffic will not be required to travel through areas with significantly lower 

densities before reaching the nearest collector or arterial road. 

 

The property is not located in proximity to significantly lower densities and currently has frontage 

on arterial roadways only.     

 

b) Existing and committed public facilities are not so overwhelmed that a density increase would 

be contrary to the overall public interest. 

 

The proposed density increase from 14 dwelling to 29.57 units per acre is permissible by County 

regulation in this area.  According to the public services analysis contained herein, the 

development collectively will not have an adverse impact on public facilities. Public services are 

available with sufficient capacity to support the proposed bonus density increase. Sufficient 

capacity is projected on Ben C Pratt/Six Mile Cypress Parkway and Plantation Road to 

accommodate the associated trip generation as further detailed in this report.  

 

c) Storm shelters or other appropriate mitigation is provided if the development is located within 

the coastal high hazard area as defined in LDC Section 2-483. 

 

According to Lee Plan Map 5-A, the subject property is not located within the Coastal High Hazard 

Area. 

 

d) The resulting development will be compatible with existing and planned surrounding land uses. 

 

Existing and planned uses within proximity to the proposed development are comparable in 

density and intensity and are buffered from the site by arterial roadways or stormwater 
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infrastructure. The proposed Master Concept Plan (MCP) depicts the general location of buildings, 

internal parking circulation and parking garage, and access points, as well as code-required open 

space and landscape buffers (see Attachment D). The proposed potential scale of these buildings 

is not unfound in this mixed use node of the county, as previously noted, developments of 

significant scale are in nearby proximity.  

 

The state of correspondence or virtual identity of two land uses or zoning districts which exhibit 

similar levels of effects on each other and the community at large is defined by such factors as 

their intensities and schedules of use and activity, their demands for services and infrastructure 

such as roads and water and sewer systems, their impacts on natural resources, and other similar 

parameters. Staff believes the proposed compact mixed-use development will assimilate well 

with and have a positive relationship based on fit based, reciprocity of characteristics and 

similarities when compared to the surrounding area.    

     

The request complies with the established review criteria for approval of bonus density.   

Property Development Regulations & Off-Street Parking 

The applicant proposes property development regulations that include maximum heights, minimum 

setbacks, maximum lot coverage and required buffering (see Attachment F). Staff finds the proposed 

property development regulations appropriate and consistent with the Mixed-use Overlay standards 

contained in LDC Section 34-845, which promote compact urban form development. Sufficient off-street 

parking spaces will be required in accordance with the standards established in LDC Section 34-2020.  

Proposed Deviations 

A deviation must 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. The applicant 

proposes a schedule containing one deviation from the LDC with a corresponding justification (see 

Attachment F).  

Deviation #1: 

Seeks relief from LDC §34-935(b)(1)b., which requires varying setbacks between buildings and structures 

and the development perimeter based on building height, to allow perimeter setbacks which align with 

the proposed height and location of the buildings located on the MCP.  

The applicant’s justification states Mixed Use Overlay regulations applicable to conventional zoning 

districts do not implement minimum required setbacks and that the reduction caters to compact urban 

form development. The boundaries of the project do not abut sensitive land uses and a natural separation 

exists between said land uses.  Staff recommends APPROVAL of this deviation with the condition that 

perimeter setbacks are consistent with the MCP, as scaled. 
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Review Criteria  

LDC Section 34-145 establishes the review criteria for 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; 

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 applicant has provided a narrative that addresses the proposed rezoning with analysis of the 

applicable criteria (see Attachment F). The following provides staff’s analysis of the request, as measured 

by the established criteria. 

a) Compliance with the Lee Plan  
 
The subject property is located in the South Fort Myers Planning District and Intensive Development 

Future Land Use category. Policy 1.1.2 of the Lee Plan establishes that “By virtue of their location, 

the County's current development patterns, and the available and potential levels of public services, 

areas with this designation are suited to accommodate high densities and intensities. Mixed use 

developments of high-density residential, commercial, limited light industrial, and office uses are 
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encouraged to be developed as described in Objective 11.1, where appropriate.” As proposed, the 

applicant seeks a mixture of residential and commercial land uses within an area promoting such 

use. Therefore, staff finds the request CONSISTENT with Policy 1.1.2.   

Lee Plan Objective 2.1 and Policy 2.1.1 promote contiguous and compact growth patterns within 

designated future urban areas to contain urban sprawl, minimize energy costs, conserve land, water, 

and natural resources, and minimize the cost of services. Lee Plan Objective 2.2 and Policy 2.2.1 seek 

to direct new growth to portions of future urban areas where adequate public facilities and services 

exist, where compact and contiguous development patterns can be created, and where compatibility 

with surrounding land uses is assured. The subject property is located within a designated future 

urban area that is adequately served by existing road and utility infrastructure. Development of the 

subject property constitutes infill development within a heavily settled area of the county consistent 

with these objectives and policies. The property will be served by Lee County Utilities for both potable 

water and wastewater consistent with Lee Plan Standards 4.1.1 and 4.1.2. The subject property will 

be provided with police, fire protection and emergency services. Staff finds that the request is 

CONSISTENT with Objectives 2.1 and 2.2, Policies 2.1.1, and 2.2.1, and Standards 4.1.1 and 4.1.2 of 

the Lee Plan. 

Goal 6 promotes orderly and well-planned commercial development at appropriate locations in the 

county. Policy 6.1.1 requires development approvals for commercial land uses to be consistent with 

various policies, including traffic and access impacts, screening and buffering, adequacy of urban 

services, compatibility with surrounding land uses, proximity to other similar centers and 

environmental considerations. Policy 6.1.4 states that “commercial development will be approved 

only when compatible with adjacent existing and proposed land uses and with existing and 

programmed public services and facilities.” As detailed in this report, the request is compatible with 

surrounding land uses, and urban services are available to serve the proposed development.  Policies 

6.1.5 through 6.1.11 address traffic, buffering, architecture and open space, prohibiting premature 

scattered development, school safety, commercial entitlements, redevelopment incentives and 

revitalization directives.  As further expanded in the criteria analysis below, Staff finds that the request 

is CONSISTENT with Goal 6. 

Mixed use developments that integrate multiple land uses, public amenities and utilities at various 

scales and intensities are encouraged by Goal 11 in order to provide:  

 diversified land development;  

 a variety of housing types; 

 greater connectivity between housing, workplaces, retail businesses, and other 

destinations; and  

 reduced trip lengths, more transportation options and pedestrian and bicycle-friendly 

environments.  

The project facilitates a compact mixed-use development opportunity that aligns with this goal and 

is of reciprocal benefit to adjacent mix of land uses. Staff finds the request to be CONSISTENT with 

Goal 11. 
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b) Land Development Code Compliance  

 

Staff finds the proposed planned development rezoning, as conditioned, to be in compliance with 

the LDC, including regulations which pertain to: 

 Use and corresponding supplemental regulations, such as parking;    

 LDC Chapter 10 Development Standards; and  

 Details required on the MCP and compliance with Division 9 of Article VI, Chapter 34, 

Planned Development Districts.   

All relevant County regulations, which are not specifically departed from as part of this planned 

development request, will apply, such as LDC, Code of Ordinances and Administrative Code 

provisions. If future deviations are proposed, each will be evaluated within the parameters of the 

established LDC review criteria.   

 

c) Compatibility with existing and planned uses in the surrounding area 

 

As noted, staff finds that the project, as conditioned, will be compatible with existing and planned 

uses.     

 
d) Sufficiency of Access and Transportation Impacts 

 
The applicant has sufficient access to the property via Ben C Pratt/Six Mile Cypress Parkway and 

has reduced the number of previously approved access points onto Plantation Road to one. The 

applicant has also provided a traffic impact statement (TIS) concerning trip generation expected 

by the project (see Attachment J) acceptable to Development Services staff.  Development 

Services has issued a memorandum concerning the project’s transportation impacts (see 

Attachment K).  In summary, Ben C Pratt/Six Mile Cypress Parkway and Plantation Road will 

operate at a Level of Service (LOS) C with the project, which is a sufficient LOS according to the 

Lee Plan.  Further evaluation of the traffic impacts will take place at time of local development 

order approval in compliance with existing county regulations.  

 

f) No adverse impacts to environmentally critical or sensitive areas and natural resources 
 

The site has been previously disturbed and mitigated. The project does not propose adverse 

impacts to environmentally critical or sensitive areas and natural resources, therefore the 

applicant obtained an approved submittal waiver (see Attachment G). The Environmental Staff 

Report is also attached as Attachment G of this report.   

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

category 
 
As noted and defined above, the subject property is located within a future urban area. The 

subject property has adequate access to urban services to accommodate the development 

proposed by the requested rezoning. Future improvements required by the LDC at time of local 
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development order approval will further improve urban services and pedestrian facilities 

surrounding the subject property.   

 

h) Supplemental Planned Development Criteria 
 

Staff finds the request to be consistent with the following additional criteria:  

 

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 the deviation, as conditioned: 

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. 

CONCLUSION: 

Based upon an analysis of the application and the standards for approval of planned development 

rezonings, staff finds the request to be consistent with the established review criteria. The rezoning is 

consistent with the Intensive Development Future Land Use category, Mixed Use Goal and other 

applicable goals, objectives and policies of the Lee Plan. 

Staff recommends APPROVAL of the request to rezone the subject property from CPD to MPD with the 

conditions attached as Attachment E of this report.  

ATTACHEMENTS: 

A. Expert Witness Information 

B. Legal Description and Boundary Survey 

C. Aerial, Future Land Use, Mixed-Use Overlay and Current Zoning Maps 

D. Master Concept Plan  

E. Development Regulations, Conditions and Deviations 

F. Applicant’s 

Project Narrative 

Development Summary 

Property Development Regulations 

Schedule of Uses 

Schedule of Deviations 

Soils Map 

Stormwater Narrative    

G. Environmental Sciences Staff Report  
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Signed Waiver GEN2022-00164 

H. Utility Availability Letter 

I. Hope Preserve Pictometry 

J. Applicant’s Transportation Impact Statement (TIS) 

K. Development Services Transportation Memorandum 

L. School District Concurrency Report  

M. 2005 and 2022 Aerial Photography 

N. Resolution Z-05-046 
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Conditions 

 

All references to uses are as defined or listed in the Lee County Land Development Code 

(LDC). 

 

(1) Master Concept Plan and Development Parameters 

 

(a) Development of the subject property must be substantially consistent with the two-

page Master Concept Plan Entitled “Gator Recreation Complex” dated 12/09/2022, 

attached hereto as Attachment D. 

 

Development is limited to a maximum of 90,000 square feet of commercial, office and 

retail, 70,000 square feet of commercial recreation uses, 250 hotel rooms and 210 

multi-family units, including 111 bonus density units via transferable credits.   

 

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 or 

its auxiliary documentation attached thereto are subject to the planned development 

amendment process established by the Land Development Code.  

 

(2) Schedule of Uses and Property Development Regulations 

 

(a) Schedule of Uses 

Accessory uses and structures 
Administrative offices 
Animal clinic or kennel 
ATM (Automatic Teller Machine) 
Auto parts store (no installation) 
Banks and financial establishments, All Groups 
Bar or cocktail lounge  
Business services, Group I 
Cleaning and maintenance services 
Clothes stores, general 
Clubs:  

Commercial 
Fraternal  
Membership organization 
Private 

Computer and data processing services 
Consumption on premises  
Contractors and builders, Group I 
Cultural facilities 
Department store 
Drive through facility for any permitted use 
Drug store 



Page 2 of 4 
 

Dwelling unit: 
Multi-family building (see Condition 6) 
Townhome (see Condition 4 for strike-through rationale)  

Entrance gates and gatehouses 
EMS, fire or sheriff’s station 
Essential services 
 
Essential service facilities, Group I 
Excavation: 

Water retention  
Fences, Walls 
Food and beverage service limited 
Food stores, All Groups 
Gasoline dispensing system, special 
Gift and souvenir shop 
Hardware store 
Health care facilities, Groups I, II & III 
Hobby, toy and game shops 
Hotel (250 maximum rooming units) 
Household and office furnishings, Groups I, II & III   
Insurance companies 
Laundromat 
Laundry or dry cleaning, Groups I and II 
Medical Office 
Motion picture production studio 
Nightclubs  
Nonstore retailers, All Groups  
Package store  
Paint, glass and wallpaper store  
Parking lot: 

Accessory 
Commercial 
Garage, public 
Park-and-ride 
Temporary 

Personal services, Groups I, II, III & IV (Excluding Steam or Turkish baths, Escort 
services, Palm readers, Fortunetellers or Card readers) 
Pet services 
Pharmacy 
Place of worship 
Post office 
Real estate sales office  
Recreational facilities, commercial, All Groups (excluding gun ranges)  
Restaurants, All Groups 
Restaurant, fast food 
Retail and wholesale ancillary to an approved use  
Signs 
Specialty retail shops, All Groups 
Storage, indoor 
Studios 
Temporary uses 
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Theater, indoor 
Transportation services, Groups II, III & IV 
Used merchandise stores, All Groups 
Variety store 
Warehouse 

High-cube1  
Hybrid 
Mini 
Private 
Public 

Wholesale establishments, Groups I & III  
 

(b) Property Development Regulations 

 

 

Minimum Lot Area and Dimensions  

 

 

Lot Area: 0  

Lot Width: 0 feet 

Lot Depth: 0 feet 

 

 

Minimum Building Setbacks and Maximum Building Heights: 

 

 

Street: 0 feet 

Side: 0 feet 

Rear: 0 feet 

Maximum building heights:  

Mixed-Use Building 100 feet 

Commercial & Residential Building 135 feet 

Parking Garage Building 60 feet 

 

(3) Open Space 

 

Prior to local development order approval, the project must depict 20 percent or 1.42 

acres of open space in substantial compliance with the MCP.  

 

 

 

                                                           
1 “Warehouse, high cube means large warehouses and distribution centers with a high level of mechanization and low level of 
on-site employment located within a building with a minimum gross floor area of 100,000 square feet, a minimum ceiling height 
of 24 feet, dock-high loading bays at a minimum ratio of one door per 10,000 square feet of high cube warehouse floor area, and 
a maximum accessory office floor area of five percent of the overall building. High-cube warehouses may only be located within 
IPD and MPD and may not be used for manufacturing or labor-intensive purposes.” The use, as defined, does not fit within 
proposed development allocation and MCP program.   
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(4) Transportation Impacts 

 

Buildings containing multi-family units may not be less than four habitable stories in 

accordance with ITE Land Use Code 221 (Multifamily Housing – Mid-Rise). 

 

 

(5) Parking garage 

In addition to the architectural requirements in LDC Sections 10-600 through 10-650, 

the eastern façade of the parking garage (facing Ben C Pratt/Six Mile Parkway) must 

provide additional design treatments. Design treatments may include, but are not limited 

to, a combination of landscaped trellises, opaque covers and permanent landscaping. 

In addition, surfaces of exposed parking aisles and drives must be finished with specialty 

pavers or colored stamped concrete having nonreflective, matte surface. Final design of 

this facade is subject to the Director's discretion, to obscure view of multi-tier parking 

from the right-of-way.   

 

(6) Project Density  

 

The MPD must be developed at a density not less than 50 dwelling units and not to 

exceed 99 standard units. 57 additional units may be obtained through the developers 

choice of the Lee County Bonus Density Programs. The project density may be 

increased by 54 units solely with the utilization of Greater Pine Island Transferable 

Development Units for a maximum of 210 dwelling units. 

 

Deviation 

 

Deviation #1: 

Seeks relief from LDC §34-935(b)(1)b. which requires varying setbacks between buildings 

and structures and the development perimeter based on building height, to allow perimeter 

setbacks which align with the proposed height and location of the buildings located on the 

MCP. Staff recommends APPROVAL of this deviation with the condition that perimeter 

setbacks are consistent with the MCP, as scaled, and further reduction must be obtained 

through the public hearing process.   

 


































































































































































































































