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April 17, 2023

Mrs. Elizabeth A. Workman
Department of Community Development
1825 Hendry St #101,
Fort Myers, FL 33901

Reference: WINKLER JUNCTION MINOR CPD
DCI2023-00004

Dear Mrs. Workman:

This letter is written in response to staff review comments dated February 28, 2023.  With this letter
we are submitting the following additional information. Presented below are responses to each
review comment:

1. Revised Boundary Survey
2. Revised Title Certification
3. Revised MCP (24”x36” & 11”x17”)
4. Revised Narrative of Request
5. Revised Schedule of Uses
6. Schedule of Deviations and Justifications
7. Revised Description of Surface Water Management Plan
8. Cross-Access Agreement

LEGAL REVIEW:

Comment 1: Please provide a boundary survey in accordance with the requirements per Section
34-202(a)(6). The survey must be tied to the state plane coordinate system for the
Florida West Zone (the most current adjustment is required) with two coordinates,
one coordinate being the point of beginning (POB) and the other an opposing
corner.

Response:  Please see attached revised Boundary Survey tied to the state plane coordinate
system.  

Comment 2: The survey must be based upon the title certification, title opinion, or title insurance
policy submitted in accordance with section 34-201(a)(7). The survey must be
based on one of the acceptable forms of title certification listed in LDC §34-
202(a)(7)(a). This survey is based on a title commitment, which is not one of these
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acceptable forms. The legal description on the boundary survey must match that
which is shown on the title opinion. The surveyor legal description may still be
provided on the boundary survey, but the legal description from the title opinion
must be provided as well.

 
Response: Please see attached revised Title Certification and revised Boundary Survey. 

ZONING REVIEW: 
 
Comment 3: Revise Master Concept Plan to depict the amount of impervious, existing and

proposed easements, and parking.
 
Response: Please see attached revised MCP which demonstrates the small project impervious,

easements and parking. 

Comment 4: If the impervious is two or more acres, the project is considered a large
development and must provide 30 percent open space with half of the open space
provided as indigenous preserve per LDC Section 10-415.  The site does have
indigenous vegetation.  Please revise MCP pending development size.

 
Response: The project impervious is less than two acres and this is a small development which

requires 20% open space and no indigenous requirement.

Comment 5: Revise the MCP to depict where the U-Haul rental location is proposed.  The
narrative and the schedule of uses indicate a site-specific location under the
building.  It is not clear where this will be located in relation to the residential uses
located to the south.

 
Response:  Please see attached revised MCP, revised Narrative and revised Schedule of Uses. 

Comment 6: Revise MCP to depict where the open storage is proposed and in compliance with
Ordinance 22-12 (LDC Section 34-3006).

 
Response: Open storage was not intended to be included. Please see attached revised

Schedule of Uses.

Comment 7: The narrative mentions a deviation and how the request complies with the Lee Plan
and LDC, however the deviation and justification was not included in the submittal.
Please submit for review and note that additional comments may follow upon review
of the request.

 
Response:    Please see attached Schedule of Deviations and Justifications which includes a

deviation from solid waste collection area requirements.
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Comment 8: Revise the narrative to provide more detail regarding the different type of
warehousing being proposed.  Please include information regarding hybrid
warehouse to demonstrate compliance with Ordinance 22-12 (LDC Section 34-
3006).

 
Response: Hybrid and min-warehouse have been removed from the attached revised Schedule

of Uses.   

Comment 9: Revise the Schedule of Uses to allow "Temporary Uses, construction trailers and
equipment storage sheds" and remove the word "only" from "Storage, indoor and
outdoor".

Response:        Please see attached revised Schedule of Uses.

Comment 10: Revise the Environmental Assessment to state what type of sampling methods was
used, provide transect sampling map, and a map depicting the nest-like structures
and burrows found on the site.

 
Response: The project impervious is less than two acres and is a small development so a

protected species survey is not required. 

DEVELOPMENT SERVICES REVIEW:
 
Comment 11: The survey provided includes the statement "This survey is not valid without the

signature and the original seal of a Florida Surveyor and Mapper.  Additionally, the
survey provided isn't electronically signed.

 
Response: Please see attached signed revised Boundary Survey.

Comment 12: The survey certification and General Note #2 lists the address as 15891 Summerlin
Rd.  The application address is 15881 Summerlin Rd.  Please clarify.

Response: Please see attached revised Boundary Survey.

Comment 13: LDC 34-373(a)(4) requires the boundary survey to identify and depict all easements
effecting the subject property, whether recorded or unrecorded, and all other
physical encumbrances readily identified by a field inspection. Surveyor’s Note #1
does not meet this requirement.

Response: Please see attached revised Boundary Survey.
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Comment 14: NOTE: The Schedule of Uses include Entrance Gates/Gatehouse as a potential use.
At time of development order any entrance gate/gatehouse will be required to meet
LDC 34-1748(1-5). The MCP submitted does not meet those requirements.

 
Response: Please see attached revised Schedule of Uses with entrance gates/gatehouse

removed. 

Comment 15: Note: At time of development order LDC 10-261 requires solid waste enclosures
based on the building square footage. The space reserved on the MCP does not
appear to meet this requirement.

 
Response: Please see attached Schedule of Deviations and Justifications which includes a

deviation request from the solid waste collection area requirements for the self-
storage use.

Comment 16: Note: At time of development order LDC 10-256 requires a sidewalk in the right-way
connecting to the facility along Summerlin Rd. This is not shown on the MCP.

 
Response: This is now shown on the attached revised MCP. 

Comment 17: LDC 34-373(a)(6)(j) requires MCPs to show facilities for public transit in accordance
with section LDC 10-442. Please verify that the existing bus stop is within ¼ mile
and show any improvements that may be required on the MCP.

Response: Please see attached revised MCP.

Comment 18: Please show the general location of service areas for delivery of goods or services in
accordance with LDC 34-373(a)(6)(e).

Response: Please see attached revised MCP. 

ENVIRONMENTAL SCIENCES REVIEW:
 
Comment 19: The subject property is within the Coastal High Hazard Area. The environmental

report and boundary survey states there is a swale system and "other surface
water", located on the subject property. Please provide an analysis for Lee Plan
Policy 101.1.1 and describe how the development will meet CHHA goals.

 
Response: Please see attached revised Description of Surface Water Management Plan and

revised Narrative of Request.  
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Comment 20: The MCP depicts a small development. Please indicate if two or more acres of the
site will be considered impervious. Please note that a large development (2 or more
acres of impervious) is required 30% open space; half of which, must be indigenous
preserve area (10-415(b)).

 
Response: The project impervious is less than two acres and is a small development which

requires 20% open space and no indigenous requirement.

Comment 21: The MCP demonstrates 2 areas of detention. Please indicate if those areas are wet
or dry detention. If the areas are wet detention, please provide sinuous structure
and the required littorals per 10-418 of the Land Development Code.

 
Response: These areas are proposed dry detention as identified on the attached revised MCP. 

NATURAL RESOURCES REVIEW:
 
Comment 22: Please provide an analysis of Lee Plan Goal 101 and Policies 60.4.1 and 126.1.4.
 
Response: Please see attached revised Narrative of Request.

Comment 23: Please clarify whether the onsite ditch conveys offsite flows.
 
Response: No it does not. Please see attached revised Description of Surface Water

Management Plan and revised Narrative of Request.

Comment 24: Please note the project must comply with LDC 10-330 at time of local development
order for approval to discharge into a County maintained road right-of-way.

Response: Acknowledged.

  
INFRASTRUCTURE PLANNING - DOT
Comment 25:   Please provide the required document having information regarding the cross-

access agreement through RaceTrac.
 
Response: Please see attached recorded cross-access agreement through RaceTrac.

LEETRAN:
 
Comment 26: Based on the Lee County Transit LDC, an 8’ x 30’ pad is required, a pedestrian

walkway exists from the proposed development, a bicycle storage rack is needed,
and unsure if curbing meets the code, and will need to be determined by the
developers’ engineer. Therefore, the developer would be required to make the
necessary improvements based on the current Lee County Transit LDC 10-442.
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Response: Acknowledged. Please see attached revised MCP.
 
If you have any questions or I may be of further assistance, please feel free to contact me at (239)
770-2527 or shewitt@bankseng.com.
 
Sincerely,
BANKS ENGINEERING

Stacy E. Hewitt, AICP
Director of Planning
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Winkler Junction Minor CPD

Narrative of Request

DCI2023-00004 – Revised April 2023

Introduction/Request

The applicant, Winkler Junction, LLC., is requesting approval of a rezoning of approximately 2.57

acres from Agricultural (AG-2) to a minor Commercial Planned Development (CPD) to allow a

maximum of 90,000 square feet/675 units of self-storage and associated uses with a maximum

height of 45 feet. 

 

The property is located at 15881 Summerlin Road, southwest and abutting the hard southwest

corner (RaceTrac) of the intersection of Winkler Road (County-maintained Major Collector) and

Summerlin Road (County-maintained Limited Access Arterial).  The parcel is long and narrow,

1,172± lineal feet fronting on Summerlin Rd. by 100 feet. deep.  The parcel is located within the

Suburban Future Land Use Category within the Iona/McGregor Planning District.  The site is not

located within any Community Planning area and is currently Vacant (undeveloped) and disturbed. 

VICINITY MAP
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Background

The site was previously an abandoned railroad grade and the entire site remains in its previous

disturbed condition. 

 

A directional right in was approved on Summerlin Road for RaceTrac and for the subject parcel.  In

conjunction with a cross access agreement through RaceTrac, the parcel has full access to all of

the Winkler/Summerlin intersection movements.

 

The subject parcel as stated in the Introduction, is situated adjacent to the southwest hard corner of

Summerlin Road and Winkler Road with full access to the aforementioned corner parcel

(RaceTrac), including a right in from Summerlin Road, constituting an appropriate location for a

commercial development to support the nearby residential uses.  This is recognized by the

contiguous nature of the RaceTrac parcel, which is zoned Community Commercial (CC). The

RaceTrac parcel was rezoned from Agricultural (AG-2) by zoning resolution number Z-15-023.  The

RaceTrac parcel was split from the parent parcel which included the subject property under lot split

case number LDO2016-00591. The 14.0+ ac. FPL maintenance facility and storage yard which is

directly south and contiguous is zoned AG-2 and it’s use as a maintenance yard is consistent and

compatible with the subject parcel requested rezoning.  The FPL site provides a significant

transition buffer between the neighboring residential communities to the south and the subject

parcel. 

 

At the present time, the subject property remains undeveloped.

Land Development Code Analysis

The property qualifies for the rezoning to minor CPD and meets the applicable required

findings/review criteria set forth in Land Development Code section 34-145(d)(4)a.1. as follows:

(a) Complies with the Lee Plan
Rezoning the subject property from AG-2 to minor CPD is consistent with the Lee Plan and will

expand an already established and viable commercial node at the location identified.  The rezoning

will provide for employment opportunities by expanding the potential for commercial activity along

the Summerlin Rd. corridor without increasing transportation impacts and will support the

neighboring residential communities. 

 

The subject property is located in the Suburban Land Use Category, which is described in the Lee

Plan as follows.

POLICY 1.1.5: The Suburban future land use category will consist of predominantly 
residential areas that are either on the fringe of the Central Urban or Urban Community
future land use categories or in areas where it is appropriate to protect existing or emerging
residential neighborhoods. This category provides housing near the more urban areas but
does not provide the full mix of land uses typical of urban areas. Industrial land uses are not
permitted. This category has a standard density range from one dwelling unit per acre (1
du/acre) to six dwelling units per acre (6 du/acre). The maximum total density may only be
increased to eight dwelling units per acre (8 du/acre) utilizing Greater Pine Island Transfer
of Development Units except in areas that specifically prohibit bonus density. Other forms of
bonus densities are not allowed.
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Approval of the requested rezoning will allow development of the subject property consistent with

the intent of the Suburban Future Land Use category at a location identified as a commercial

development. The subject property is surrounded by property also located within the Suburban

Future Land Use Category including a transition to Urban Community on the north side of

Summerlin Road.  The Suburban Development areas are appropriate for relatively low intensity

commercial zoning categories as demonstrated by the existing and surrounding zoning districts. 

Development of self-storage use such as the multi-story public warehouse use with associated

rental of U-Haul type vehicles (no outdoor display, sale, rental or storage) is appropriate for the ite

and will allow the subject property to provide services necessary to serve the surrounding

residential areas.  The U-Haul type rental is proposed under the building with carport opening to the

east facing the FP&L facility.   The intersection of Winkler Road and Summerlin Road has developed

as a commercial node.  Approval of the rezoning will provide appropriate infill development

opportunities by expanding the development potential of the applicant’s property adjacent to

existing commercial lands along Summerlin Road. The proposed uses are consistent with Policy

1.1.5.

POLICY 1.6.5: The Planning Districts Map and Acreage Allocation Table (Map 1-B and
Table 1(b)) depict the proposed distribution, extent, and location of generalized land uses
through the Plan’s horizon. Acreage totals are provided for land in each Planning District in
unincorporated Lee County. No development orders or extensions to development orders
will be issued or approved by Lee County that would allow the acreage totals for residential,

FUTURE LAND USE
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commercial or industrial uses contained in Table 1(b) to be exceeded. This policy will be
implemented as follows: 
 
1.  For each Planning District the County will maintain a parcel-based database of

existing land use. 
2.  Project reviews for development orders must include a review of the capacity, in

acres, that will be consumed by buildout of the development order. No development
order, or extension of a development order, will be issued or approved if the
acreage for a land use, when added to the acreage contained in the updated
existing land use database, exceeds the limitation established by Table 1(b)
regardless of other project approvals in that Planning District.

3.  When updating the Lee Plan’s planning horizon, a comprehensive evaluation of the
Planning Districts Map and Acreage Allocation Table will be conducted. 

 

Lee Plan Policy 1.6.5 establishes the Planning Communities Map and Acreage Allocation Table

1(b). There are 1,100 acres allocated for commercial development within the Iona/McGregor

Planning Community with 557 acres existing.  There are 543 acres remaining to be developed as

commercial which accommodates the subject request’s conversion of the site’s 2.57± acres. The

requested rezoning is consistent with Policy 1.6.5.

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, and
prevent development patterns where large tracts of land are by-passed in favor of
development more distant from services and existing communities. 

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

POLICY 2.1.2: New land uses will be permitted only if they are consistent with the
Future Land Use Map and the goals, objectives, policies, and standards of this plan. 

Approval of the rezoning to minor CPD will provide an opportunity to establish the compact and

contiguous growth pattern envisioned by Lee Plan Objective 2.1.  The proposed rezoning is

consistent with Lee Plan Objective 2.1 and Policies 2.1.1 and 2.1.2

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 Section 163.3164(7), F.S.) will be granted only when consistent with the
provisions of Sections 163.3202(2)(g) and 163.3180, F.S. and the concurrency
requirements in the Land Development Code. 
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POLICY 2.2.1: Rezonings and Development of Regional Impact proposals will be
evaluated as to the availability and proximity of the road network; central sewer and
water lines; community facilities and services such as schools, EMS, fire and police
protection, and other public facilities; compatibility with surrounding land uses; and
any other relevant facts affecting the public health, safety, and welfare. 

The subject property consists of one parcel split from the adjacent RaceTrac parent parcel which

was recently rezoned from AG-2 to CC.  Both RaceTrac and the subject parcel have frontage along

Summerlin Rd. and have access to the hard southwest corner of Winkler Road and Summerlin

Road.  Water and Wastewater facilities are provided by Lee County, which has existing potable

water and sanitary sewer service available to the property with adequate capacity to service the

site.  Fire and EMS services will be provided from Iona McGregor Fire Department, located less

than 1 mile from the site on Winkler Road.   The Lee County Sheriff’s Office is located at 14750 Six

Mile Cypress Pkwy, approximately 4 miles from the site.  The rezoning is consistent with Objective

2.2 and Policy 2.2.1.

STANDARD 4.1.1: WATER. 

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

2. If the proposed development lies within the boundaries of a water utility's
certificated or franchised service area, or Lee County Utilities' future potable water
service area (see Map 6), then the development must be connected to that utility. 

3. The developer must provide proof that the prior commitments of the water utility,
plus the projected need of the developer, do not exceed the supply and facility
capacity of the utility. 

STANDARD 4.1.2: SEWER. 

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

 2. If the proposed development exceeds the thresholds listed above and lies within
the boundaries of a sewer utility's certificated or franchised service area, or Lee
County Utilities' future sanitary sewer service area (see Map 7), and that utility has
sufficient capacity to provide minimum service to the development, then the
development must connect to that sewer utility if there is existing infrastructure
adequate to accept the effluents of the development within l/4 mile from any part of
the development. 
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 3. If there is not sufficient capacity nor adequate infrastructure within l/4 mile of the
development, the developer must provide proof in the form of a clearly stated
rejection of service. 

The subject property is located within the Lee County Utilities service area and existing facilities are

available for connection.  A Letter of Availability (submitted with the zoning application)

demonstrates there is sufficient capacity to serve development of the property.  Further, the

Applicant will be required to provide water and sewer service in accordance with the Lee County

Land Development Code at the time of local development order approval.  The requested rezoning

is consistent with Standards 4.1.1 and 4.1.2.

GOAL 6: COMMERCIAL LAND USES. To permit orderly and well-planned commercial
development at appropriate locations within the county. 

OBJECTIVE 6.1: Development approvals for commercial land uses must be
consistent with the following policies, the general standards under Goal 4 and other
provisions of this plan. 

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

1. Traffic and access impacts (rezoning and development orders); 
2. Landscaping and detailed site planning (development orders); 
3. Screening and buffering (planned development rezoning and

development orders); 
4. Availability and adequacy of services and facilities (rezoning and

development orders); 
5. Impact on adjacent land uses and surrounding neighborhoods

(rezoning); 
6. Proximity to other similar centers (rezoning); and 
7. Environmental considerations (rezoning and development orders). 

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.

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. 

POLICY 6.1.6: The land development regulations will require that
commercial development provide adequate and appropriate landscaping,
open space, and buffering. Such development is encouraged to be
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architecturally designed so as to enhance the appearance of structures and
parking areas and blend with the character of existing or planned
surrounding land uses. 

 
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. 

Commercial development is anticipated in this commercial node.  The subject parcel is consistent

with Goal 6 and its attendant Objectives and Policies and the requested rezoning will remain

consistent. Rezoning the property from AG-2 to minor CPD will facilitate development of

appropriate and compatible self-storage and associated uses on the site.  Compliance with

applicable Lee County Codes and regulations will ensure the commercial uses are designed and

constructed in a manner that will be compatible with the surrounding uses and prevent degradation

to existing transportation facilities.  As demonstrated by the submitted Traffic Impact Statement, the

use is a low traffic generator utilizing existing shared access. The proposed use is compatible with

the surrounding uses.  The site is surrounded by commercial and public facilities with the nearest

residential being approximately 185 feet to the south. The subject rezoning request is consistent

with Lee Plan Goal 6, Objective 6.1 and Policies 6.1.1 through, 6.1.7.

POLICY 60.4.1: Encourage new developments to design surface water
management systems with Best Management Practices including, but not
limited to, filtration marshes, grassed swales planted with native or Florida
Friendly Landscaping vegetation, retention/detention lakes with enlarged
littoral zones, preserved or restored wetlands, and meandering flow-ways.

The site does not contain any existing natural features such as wetlands or flow-ways. The entire

site was previously disturbed as it was an abandoned railroad grade. The proposed drainage

system will preserve existing drainage patterns and not block any runoff overflow to or from

adjacent properties.  The aforementioned railroad grading above created man-made swales on

both sides of the old railroad berm (identified in our environmental report as “other surface waters”). 

These man-made swales have been historically filled to the north by the RaceTrac development and

to the south by FPL for their transmission power lines. No drainage is imported or exported by these

landlocked man-made swales to or from offsite adjacent lands. The subject parcel’s proposed

drainage system will provide an onsite dry detention system comprised of pavement inlets and

flumes conveying runoff to a system of storm pipes and grassed swales, ultimately directed to the

dry detention system.  After meeting water quality and attenuation, in accordance with South

Florida Water Management District (SFWMD) requirements, runoff will be regulated offsite through

a control structure discharging into the Summerlin Road south roadside conveyance ditch.  The

Summerlin Road roadside conveyance ditch is an established outfall for the roadway drainage.  In

this area, it also receives natural drainage runoff from adjacent lands abutting to the south and is

consistent with historical topographic contours. The adjacent and contiguous RaceTrac was

originally part of the subject parcel and was recently rezoned from AG-2 to CC.  The RaceTrac

drainage system was permitted and constructed as a dry detention system with their outfall directly
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into the Summerlin Road roadside ditch system along their frontage and is consistent with the

existing natural drainage flow pattern and runoff direction. The applicant will demonstrate

compliance with LDC Section 10-330 at the time of development order application.  The request is

consistent with Policy 60.4.1.

GOAL 101: COASTAL AREAS. Protect human life along with current and future
development from the impacts of coastal flooding. Coastal flooding includes, but is
not limited to, high tide events, storm surge, flash floods, stormwater runoff, and
impacts of sea level rise.

 
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.
 
POLICY 101.3.2: Restrict development in the Coastal High Hazard Area to
uplands except as needed for the provision of public facilities.
 
POLICY 101.3.5: An applicant of a development order for any permanent or
temporary places of residence including, but not limited to, caretakers
residence, dormitories, hotels or motels, and dwelling units within the
Hurricane Vulnerability Zone or on islands, must provide appropriate
mitigation as determined by Lee County Department of Public Safety, which
may include, but is not limited to, the payment of a fee, or construction of
hurricane shelters and transportation facilities.
 
POLICY 126.1.4: Development designs must provide for maintaining or
improving surface water flows, groundwater levels, and lake levels at or
above existing conditions.

The site is located within the Coastal High Hazard Area.  The site does not contain any existing

natural drainage features. The entire site was previously disturbed as it was an abandoned railroad

grade.  The aforementioned railroad grading above created man-made swales on both sides of the

old railroad berm (identified in our environmental report as “other surface waters”).  These man-

made swales have been historically filled to the north by the RaceTrac development and to the

south by FPL for their transmission power lines. No drainage is imported or exported by these

landlocked man-made swales to or from offsite adjacent lands.  The proposed drainage system will

preserve existing drainage patterns and not block any runoff overflow to or from adjacent

properties.  The subject parcel’s proposed drainage system will provide an onsite dry detention

system comprised of pavement inlets and flumes conveying runoff to a system of storm pipes and

grassed swales, ultimately directed to the dry detention system.  After meeting water quality and

attenuation, in accordance with South Florida Water Management District (SFWMD) requirements,

runoff will be regulated offsite through a control structure discharging into the Summerlin Road

south roadside conveyance ditch. The Summerlin Road roadside conveyance ditch is an

established outfall for the roadway drainage.  In this area, it also receives natural drainage runoff

from adjacent lands abutting to the south and is consistent with historical topographic contours.
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The adjacent and contiguous RaceTrac was originally part of the subject parcel and was recently

rezoned from AG-2 to CC.  The RaceTrac drainage system was permitted and constructed as a dry

detention system with their outfall directly into the Summerlin Road roadside ditch system along

their frontage and is consistent with the existing natural drainage flow pattern and runoff direction.

The request is consistent with Goal 101, Policy 101.1.1 and Policy 126.1.4. The man-made swales

are considered uplands, so the request is consistent with Policy 101.3.2.  If a caretakers residence

is included at the time of development order application, appropriate mitigation will be determined

and provided if required, consistent with Policy 101.3.5.  

b)  Meets this Code and other applicable County regulations or qualifies for deviations; 
The site will be developed in compliance with the Comprehensive Plan and the Land Development

Code. The proposed Minor CPD qualifies for the requested deviation as outlined in the submitted

Schedule of Deviations and Justifications. The requested deviation enhances the achievement of

the objectives of the planned development and protects the public health, safety, and welfare.

Compliance with design-related provisions of the Land Development Code will be demonstrated at

the time of Local Development Order.

c) Is compatible with existing and planned uses in the surrounding area; 
The property’s proximity to Summerlin Road, a 6-lane divided arterial roadway, and existing

commercial uses demonstrate that the site is an appropriate location for infill commercial

development.  The adjacent RaceTrac CC zoning was deemed compatible with existing and

planned surrounding uses, and the proposed self-storage uses are compatible. Pursuant to Lee

County Land Development Code (LDC) Section 34-2175(b)(5), the Suburban future land use

category allows a height up to 45 feet, consistent with the subject request. The Master Concept

Plan demonstrates a 15’ type “D” buffer along the Summerlin Road frontage.  A 5’ type “A” buffer is

provided to RaceTrac and the adjacent Utility Facility. Across Summerlin Road in the northwest

quadrant of the intersection there is a Publix Center (CPD) complete with multiple commercial

outparcels including a developed bank and drug store with multiple developed retail tenant spaces

as part of the Center. The northeast and southeast quadrants of the intersection are zoned CPD

and are respectively developed with retail and medical offices. The requested minor CPD will

remain compatible with the surrounding uses. 
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 d) Will provide access sufficient to support the proposed development intensity; 
There is a reciprocal cross access easement in favor of the subject parcel across the RaceTrac

parcel in order to provide full access to the Winkler Road intersection including the use of the right

in off of Summerlin Road.  Therefore, sufficient access will be provided to support the proposed

development intensity.  Lee County will ensure compliance with the Controlled Access

Management Plan for Summerlin Road through the development order process.

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

The submitted Traffic Impact Statement demonstrates that there are only 8 am peak hour and 11

pm peak hour trips and that the proposed project trips will not reduce the level of service of

Summerlin Road below the performance standard. Any expected impacts on transportation facilities

will be adequately addressed during the development order application process by existing county

regulations. 

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

There are no existing wetlands or environmentally critical or sensitive areas or natural resources on

site as indicated in the submitted environmental package. 

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

The subject property is located in the Suburban Future Land Use Category.  Existing development

is adequately serviced by existing urban services.  The subject parcel has frontage on Summerlin

Road with full access to the intersection of Winkler Road in addition to an approved right in on

Summerlin Road.  Water and Wastewater facilities are provided by Lee County Utilities, which has

existing potable water and sanitary sewer service available to the property with adequate capacity

to service the site.  Fire and EMS services will be provided from Iona McGregor Fire Department,

located less than 1 mile from the site on Winkler Road.   The Lee County Sheriff’s Office is located

at 14750 Six Mile Cypress Pkwy, approximately 4 miles from the site.  Approval of the rezoning

request will have no impact on these existing services. 

The proposed amendment complies with the findings provided in the Land Development Code

Section 34-145(d)(4)a.2 as follows:

 

a) The proposed use or mix of uses is appropriate at the proposed location;
The proposed self-storage and associated uses are appropriate at the proposed infill development

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.

Conditions of approval will require the CPD to be consistent with the proposed MCP including

appropriate buffering and the property development regulations which provide sufficient safeguards

to the public interest.

c) If the application includes deviations pursuant to section 34-373(a)(9), that each
requested deviation:

1)Enhances the achievement of the objectives of the planned development; and
2)Preserves and promotes the general intent of this Code to protect the public
health, safety, and welfare.

The submitted Schedule of Deviations and Justifications demonstrate that the requested deviation

enhances the achievement of the objectives of the planned development and protects the public

health, safety, and welfare.

In conclusion, the proposed rezoning to minor CPD allows for appropriate infill development.  The

request is in compliance with the Lee County Comprehensive Plan, the Land Development Code,

together with approval of the requested deviation, and other applicable codes and regulations; is

compatible with existing and planned uses in the surrounding area; will provide access sufficient to

support the proposed development intensity; the expected impacts on transportation facilities will

be addressed by existing County regulations and conditions of approval; will not adversely affect

environmentally critical or sensitive areas and natural resources; and will be served by urban

services, defined in the Lee Plan. The proposed use is appropriate at the proposed location;

conditions provide sufficient safeguards to the public interest and are reasonably related to the

impacts on the public's interest expected from the proposed development. The requested deviation
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enhances the achievement of the objectives of the planned development and protects the public

health, safety and welfare.  For these reasons, the applicant respectfully submits that the rezoning

request from AG-2 to minor CPD should be approved.
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SERVING SOUTHWEST FLORIDA FOR OVER 30 YEARS

Engineering License CA 6469

10511 Six Mile Cypress Parkway, Fort Myers, Florida 33966

Phone: 239-939-5490 | Fax: 239-939-2523

www.banksengfla.comSurveying License LB 6690

Winkler Junction Minor CPD

Schedule of Deviations and Justifications

DCI2023-00004 - April 2023

Deviation 1:  LDC Section 10-261(a) requirement for all new commercial developments to

provide sufficient on-site space for garbage and recyclable materials collection containers for

25,000+ square feet at a rate of 216 sq. ft. (120 + 96) for first 25,000 sq. ft. plus 8 sq. ft. for each

additional 1,000 sq. ft. (216+520 = 736 square feet area required), to allow a minimum 128 SF. 

Justification: The requested deviation is included in LDC Section 10-104(a)(1) list of

provisions where the Development Services Director is authorized to grant administrative

deviations.  The proposed self-storage use is a very low trash generator.  The solid waste

will be used for the office personnel (1,000 sf) only unless special permission is authorized

for a tenant departure or special circumstances when there is space available. When

evaluating the frequency of normal solid waste utilization for commercial use, the

occupancy of the intensity  (square footage) is generally at 90-100 %.  Comparing the

commercial to self storage occupancy there is a vast difference in tenants actually on

premises with any frequency.  Most units are never visited by their tenants on any kind of

a regular basis.  This fact is recognized by the County by their dramatic reduction in

parking requirements for self storage use as well as the reduction in trips generated in the

current ITE edition.  When using the accepted Lee County parking requirements for both

commercial and self storage as a comparison to relate to actual tenant visitation, the

storage facility would scale down to 8,100± sf of commercial area equivalency.  This would

equate to 80 sf for garbage and 48 sf for recyclables for a total of 128 sf, see table on

following page.  This calculation would far exceed the requirements of just providing solid

waste for the office space alone which would only require 84 sf. 

First 25,000 SF =          216 SF

90,000 – 25,000 =  65,000 SF/1,000 SF = 65

65 x 8 SF =                       520 SF

Total Required =                                   736 SF garbage and recyclable area 

Provided:                                   Minimum 128 SF
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Written approval from Lee County Solid Waste will be provided prior to development order

approval. The requested deviation is internal to the site and enhances the achievement of

the objectives of the planned development and will protect public health, safety and

welfare. The provided collection area has been situated off the internal parking lot aisle.

The solid waste collection area enclosure meets setbacks, consistent with LDC Section

10-261(e) requirement that enclosures may not be located within or encroach into the

required perimeter landscape buffer width. The request is also consistent with the

applicable criteria for administrative deviations contained in LDC Section 10-104(b): (1)

The alternative proposed to the standards contained herein is based on sound engineering

practices (2) The alternative is no less consistent with the health, safety and welfare of

abutting landowners and the general public than the standard from which the deviation is

being requested; (3) not applicable; (4) The granting of the deviation is not inconsistent

with any specific policy directive of the Board of County Commissioners, any other

ordinance or any Lee Plan provision; and (5) not applicable; and (6) not applicable.
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SERVING SOUTHWEST FLORIDA FOR OVER 30 YEARS                                             10511 Six Mile Cypress Parkway, Fort Myers, Florida 33966

Engineering License CA 6469                                                                                                         Phone: 239-939-5490 | Fax: 239-939-2523

Surveying License LB 6690                                                                                                                                               www.banksengfla.com

Winkler Junction CPD
Schedule of Uses

DCI2023-00004
Revised April 2023

Accessory Uses, Buildings and Structures

Administrative Offices

Caretaker’s Residence

Essential Services

Essential Services Facilities – Group I

Excavation, Water Retention

Fences, Walls

Parking lot: Accessory, Temporary

Rental or Leasing Establishment, Group III (no outdoor display, sale, rental or storage) 

may be provided under building with carport openings where shown on Master

Concept Plan

Retail and wholesale sales, when clearly incidental and subordinate to a permitted

principal use on the same premises

Signs in Compliance with Chapter 30

Storage, Indoor only

Temporary Uses, construction trailers and equipment storage sheds

Warehouse, private, public
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10511 Six Mile Cypress Parkway, Fort Myers, Florida 33966

Phone: 239-939-5490 | Fax: 239-939-2523

www.banksengfla.com

SERVING SOUTHWEST FLORIDA FOR OVER 30 YEARS

Engineering License CA 6469

Surveying License LB 6690

Winkler Junction CPD
 

Description of Surface Water Management Plan
DCI2023-00004 – Revised April 2023

 

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

 

a.  The runoff characteristics of the property in its existing state; 

The 2.58-acre site is bordered on the northwest by Summerlin Road, to the south and

southeast by the 19.3 ac. FPL maintenance facility zoned AG-2 and the RaceTrac

gas/convenience store to the northeast zoned CC.  The entire site was disturbed as it was

previously an abandoned railroad grade.  The removed tracks were constructed on a

mounded up berm through the grading of the swales creating the embankment material

necessary for the elevated track section and the entire site remains in its previous disturbed

condition. The existing stormwater runoff sheet flows generally to the southwest towards

Summerlin Road. 

 

b.  In general terms, the drainage concept proposed, including the outfall to canals or

natural water bodies including how drainage flow from adjacent properties will be maintained;

The proposed drainage system will preserve existing drainage patterns and not block any

runoff overflow to or from adjacent properties.  The aforementioned railroad grading above

created swales on both sides of the berm (identified in our environmental report as “other

surface waters”).  These swales have been historically filled to the north by the RaceTrac

development and to the south by FPL for their transmission power lines. No drainage is

imported or exported by these landlocked man-made swales to or from offsite adjacent lands. 

 

The subject parcel’s proposed drainage system will provide an onsite dry detention system

comprised of pavement inlets and flumes conveying runoff to a system of storm pipes and

grassed swales, ultimately directed to the dry detention system.  After meeting water quality

and attenuation, in accordance with South Florida Water Management District (SFWMD)

requirements, runoff will be regulated offsite through a control structure discharging into the

Summerlin Road south roadside conveyance ditch.  The Summerlin Road roadside

conveyance ditch is an established outfall for the roadway drainage.  In this area, it also

receives natural drainage runoff from adjacent lands abutting to the south and is consistent

with historical topographic contours. The adjacent and contiguous RaceTrac was originally

part of the subject parcel and was recently rezoned from AG-2 to CC.  The RaceTrac drainage

system was permitted and constructed as a dry detention system with their outfall directly

into the Summerlin Road roadside ditch system along their frontage and is consistent with the

existing natural drainage flow pattern and runoff direction. 

 

c.  The retention features (including existing natural features) that will be incorporated

into the drainage system and the legal mechanism which will guarantee their maintenance;
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 The site has been disturbed from its natural state when the railroad grade was constructed

and there are no existing natural drainage features on the site. The water management

system will consist of a proposed on-site dry detention system meeting the SFWMD

requirements of the Hendry Creek watershed.  If the property remains under single

ownership, that owner will maintain the drainage system consistent with the South Florida

Water Management District permit that will be required.  If the property ownership does not

remain under a single owner, then an association would be formed to maintain the drainage

system.

 

d.  How existing natural features will be preserved. Include an estimate of the ranges of

existing and post development water table elevations, where appropriate;

The subject parcel is comprised of disturbed uplands with an abandoned isolated man-made

swale system from the old railroad grade and the underlying soils are non-hydric. The man-

made swale is noted as OSW on the FLUCCS map. The site has been disturbed from the

railroad grading and there are no existing natural drainage features on the site to be

preserved. The water table elevations will be maintained by appropriately setting the dry

detention outfall structure at the established water control elevation. 

 

e.  If the property is subject to seasonal inundation or subject to inundation by a stream

swollen by the rains of a 100-year storm event, indicate the measures that will be taken to

mitigate the effects of expectable flooding.

 The property is within a FEMA flood zone, AE- el. 10.00’ NAVD.  This will be mitigated by

placing fill such that the finished floor elevation is above the FEMA base flood elevation.  
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AutoCAD SHX Text: GENERAL NOTES: : 1. THE BOUNDARY SURVEY AS SHOWN HEREON, WAS MADE WITH THE BENEFIT OF ABSTRACT OF TITLE. THE UNDERSIGNED AND THE BOUNDARY SURVEY AS SHOWN HEREON, WAS MADE WITH THE BENEFIT OF ABSTRACT OF TITLE. THE UNDERSIGNED AND TERMINUS SURVEYING LLC, CLAIMS OF BOUNDARY LINE DISPUTES, AGREEMENTS, RESERVATIONS OR ANY OTHER SIMILAR MATTERS WHICH MAY APPEAR IN THE PUBLIC RECORDS OF THE LOCAL COUNTY COURTHOUSE. 2. THIS BOUNDARY SURVEY WAS PREPARED FOR THE EXCLUSIVE USE AND BENEFIT OF THE PARTIES LISTED HEREON. LIABILITY TO THIS BOUNDARY SURVEY WAS PREPARED FOR THE EXCLUSIVE USE AND BENEFIT OF THE PARTIES LISTED HEREON. LIABILITY TO THIRD PARTIES MAY NOT BE TRANSFERRED OR ASSIGNED. ADDITIONS OR DELETIONS TO SURVEY MAPS OR REPORTS BY OTHER THAN THE SIGNING PARTY OR PARTIES IS PROHIBITED WITHOUT THE WRITTEN CONSENT OF THE SIGNING PARTY OR PARTIES. 3. ADDITIONS OR DELETIONS TO SURVEY MAP OR REPORTS BY OTHER THAN THE SIGNING PARTY OR PARTIES IS PROHIBITED ADDITIONS OR DELETIONS TO SURVEY MAP OR REPORTS BY OTHER THAN THE SIGNING PARTY OR PARTIES IS PROHIBITED WITHOUT WRITTEN CONSENT OF THE SIGNING PARTY OR PARTIES. 4. THIS BOUNDARY SURVEY DOES NOT DEPICT OWNERSHIP. THE PURPOSE OF THIS BOUNDARY SURVEY IS TO ESTABLISH THE THIS BOUNDARY SURVEY DOES NOT DEPICT OWNERSHIP. THE PURPOSE OF THIS BOUNDARY SURVEY IS TO ESTABLISH THE PERIMETER BOUNDARY LINES OF THE LAND OR LANDS DESCRIBED IN THE LEGAL DESCRIPTION AS SHOWN ON THIS BOUNDARY SURVEY AND IS NOT TO ESTABLISH OWNERSHIP.  5. BOUNDARY SURVEYS BY NO MEANS REPRESENT A DETERMINATION ON WHETHER PROPERTIES WILL OR WILL NOT FLOOD. THE BOUNDARY SURVEYS BY NO MEANS REPRESENT A DETERMINATION ON WHETHER PROPERTIES WILL OR WILL NOT FLOOD. THE LAND WITHIN THE BOUNDARIES OF THIS BOUNDARY MAY OR MAY NOT BE SUBJECT TO FLOODING. THE LOCAL COUNTY/CITY BUILDING DEPARTMENT HAS INFORMATION REGARDING FLOODING AND RESTRICTIONS ON DEVELOPMENT.  6. NO UNDERGROUND FOUNDATIONS, INSTALLATIONS OR IMPROVEMENTS HAVE BEEN LOCATED EXCEPT AS SHOWN. NO UNDERGROUND FOUNDATIONS, INSTALLATIONS OR IMPROVEMENTS HAVE BEEN LOCATED EXCEPT AS SHOWN. 7. THERE ARE NO VISIBLE ENCROACHMENTS OTHER THAN SHOWN.  THERE ARE NO VISIBLE ENCROACHMENTS OTHER THAN SHOWN.  8. OWNERSHIP OF FENCES WERE NOT VERIFIED AT TIME OF SURVEY. OWNERSHIP OF FENCES WERE NOT VERIFIED AT TIME OF SURVEY. 9. ALL MEASUREMENTS ARE IN FEET AND TENTHS, UNLESS OTHERWISE NOTED. (TREES AND PIPES MEASURED IN INCHES)ALL MEASUREMENTS ARE IN FEET AND TENTHS, UNLESS OTHERWISE NOTED. (TREES AND PIPES MEASURED IN INCHES)
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AutoCAD SHX Text: BEARINGS ARE BASED ON THE SOUTHEASTERLY RIGHT-OF-WAY LINE OF SUMMERLIN ROAD. SAID LINE BEARS N44° 17' 24"E PER LEGAL.
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COUNTY DATE

DESCRIPTIONDATE DESCRIPTION DATE

REVISIONS
SHEET

NO.

LEE

MASTER CONCEPT SITE PLAN

WINKLER JUNCTION LLC
OWNER: 

WINKLER JUNCTION LLC 

BRANDON KINSEY, MANAGING PARTNER 

2053 W. FIRST ST., FORT MYERS, FL. 33901

PH:239-560-7021 11/23/2022

PROJECT:

BUILDING SETBACKS:

REQUIRED:

SUMMERLIN RD. - 25'

SIDE - 15' MIN.

REAR - 25' MIN.

BUILDING HEIGHT:

MAXIMUM: 45'

CURRENT ZONING:

SITE IS ZONED AG-2

FUTURE LAND USE: SUBURBAN

PROPOSED ZONING:

REZONING TO

COMMERCIAL PLANNED DEVELOPMENT

OPEN SPACE:

SITE AREA ±2.57 AC

OPEN SPACE REQUIRED FOR A SMALL PROJECT: 20%

2.57 AC X 0.2 = 0.51 ACRES REQUIRED

OPEN SPACE PROVIDED: EXCEEDS MINIMUM 0.51 ACRES

BUILDING LOT COVERAGE

MAXIMUM: 40%

PROVIDED: ±27%

PARKING CALCULATIONS

TYPE OF DEVELOPMENT: MINI/VEHICLE STORAGE AT 1

SPACE PER 25 UNITS

675 UNITS / 25 = 27 PARKING SPACES REQUIRED

(INCLUDES 2 ADA)

BICYCLE PARKING CALCULATIONS

5% OF REQUIRED PARKING SPACES: 27

27 X 0.050 OF REQUIRED PARKING SPACES = 1 BICYCLE

SPACE REQUIRED AT TIME OF DEVELOPMENT ORDER

NOTES

1. PUBLIC TRANSIT FACILITY BUS STOP #1536 ± 0.16 MILES SW OF THE SITE, ON THE SOUTH SIDE

OF SUMMERLIN RD., WILL REQUIRE IMPROVEMENT AT TIME OF DEVELOPMENT ORDER CONSISTENT

WITH LDC 10-422 MAY INCLUDE BUT NOT LIMITED TO A 8'X30' CONCRETE PAD AND BIKE RACK AND

POTENTIAL CURB AND GUTTER MODIFICATIONS.

2. AT TIME OF DEVELOPMENT ORDER A SIDEWALK WILL BE REQUIRED FROM THE DEVELOPMENT TO

SUMMERLIN RD. COMPLYING WITH LDC 10-256.

3. AT TIME OF DEVELOPMENT ORDER THE SOLID WASTE ENCLOSURE MUST PROVIDE A MINIMUM 128

SF. AND MUST SUBMIT PROOF OF LEE COUNTY SOLID WASTE APPROVAL.

4. LAND USE AREAS SHOWN IN THE MCP MEET LEE COUNTY CRITERIA FOR A SMALL DEVELOPMENT.

5. GENERAL LOCATION OF SERVICE AREA, MANAGERS OFFICE AND UHAUL RENTAL VEHICLE STORAGE

AREA WITHIN THE BUILDING ENVELOPE.

6. AT TIME OF DEVELOPMENT ORDER APPROVAL FOR STORM WATER DISCHARGE MUST COMPLY WITH

LDC 10-330.

LAND USE:

BUILDING ±0.69 AC

PAVEMENT/CONCRETE ±0.84 AC

IMPERVIOUS TOTAL: ±1.53* AC 60.00%

  (*IMPERVIOUS MUST BE BELOW 2 AC.)

GREEN AREA/DRY DETENTION ±1.04 AC 40.00%

TOTAL SITE: 2.57 AC 100.00%

CHANGES PER FIRST ROUND OF LEE COUNTY COMMENTS4-3-23 

LEGEND

   #1 = DEVIATION

DCI2023-00004  Lee County ePlan Additional Info Dated 04-19-2023

AutoCAD SHX Text: 0
AutoCAD SHX Text: GRAPHIC SCALE
AutoCAD SHX Text: 11" X 17" SCALE
AutoCAD SHX Text: 24" X 36" SCALE
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