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Lee County, Florida 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

ZONING SECTION 
STAFF REPORT 

Case Number: REZ2022-00027 
Case Name: Crystal Drive Rezone 
Area to be Rezoned: +/- 3.84 Acres 
Case Type: Conventional Rezoning 
Sufficiency Date: March 10, 2023  
Hearing Date: May 11, 2023 
 

Summary of Request and Recommendation: 

An application has been submitted by Banks Engineering, on behalf of Crystal Park LLC, to request a 
conventional rezoning for +/- 3.84 acres from Light Industrial (IL) and Agricultural district (AG-2) to Light 
Industrial district (IL). 

The subject property is located on the north side of Crystal Drive, approximately 750 feet west of Metro 
Parkway, South Fort Myers Planning Community. The applicant has indicated the property’s current STRAP 
Number is 13-45-24-00-00007.0000. A legal description and survey of the subject property is attached 
(see Attachment B). 

The request to rezone this property if approved, will align the zoning district with the future land use 
designation. 

Staff recommends APPROVAL of the applicant’s request. 

Property History and Character of the Area:  

The subject property has split zoning with the north 2.04± acres zoned Agricultural (AG-2) and the south 
1.8± acres already zoned Light Industrial (IL). The Lee County Property Appraiser’s Office describes the 
property as former SAL Railroad right-of-way. The applicant owns the 12.5± acre parcel immediately to 
the west of the subject property, which is also zoned IL and is developed with two structures that house 
industrial uses. 

The approval of the request will provide a single zoning category for the applicant’s property and expand 
the allowable uses on the northern 2.04± aces while remaining consistent and compatible with 
surrounding uses. 

There have been no zoning actions on the subject property. 

Surrounding property is located in the Industrial Development, Public Facilities, and Central Urban future 
land use categories as designated by the Lee County Comprehensive Plan (Lee Plan) and is utilized 
accordingly with a mixture industrial uses (see Attachment C). The areas immediately surrounding the 
subject property can be characterized as follows: 

North 
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Lands to the north of the subject property are vacant lands zoned Agricultural (AG-2) and are designated 
Central Urban by Lee Plan. 

East 

Lands to the east of the subject property are separated by Railroad Right-of-way and the Ten Mile Canal, 
are zoned Light Industrial (IL) and Commercial Planned Development (CPD), and are designated Industrial 
Development by Lee Plan. These lands are also located within the Mixed Use Overlay (MUO). The lands 
that are zoned IL are developed with a mix of industrial, warehousing and distribution, and commercial 
uses. The lands that are zoned CPD were rezoned by Resolution Z-97-075 (see Attachment G). These lands 
are developed with a mix of commercial uses. 

West 

Lands to the west of the subject property are zoned Light Industrial (IL) and are designated Central Urban 
by Lee Plan. These lands are developed with industrial uses similar to those along Metro Parkway. The 
northern portion of this property was rezoned from AG to IL in 1982 pursuant to Resolution Number ZAB-
82-396 (see Attachment H). 

South 

Land to the south of the subject property is separated by Crystal Drive, is zoned Residential (RS-1), and is 
designated Central Urban by Lee Plan. This is a vacant strip of land along the 10 Mile Canal. 

ANALYSIS: 

Conventional Rezoning 

Lee County Land Development Code (LDC) Section 34-145(d)(4)a.1 establishes the decision-making 
criteria for conventional rezoning requests. Before recommending approval of a conventional 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. 

The applicant has provided a written narrative and supplemental information that describes the request, 
provides an analysis of Lee Plan policies, and demonstrates compliance with the Land Development Code 
(Attachment D). The following is an analysis of the request based on the decision-making criteria 
established by LDC Section 34-145(d)(4)a.1: 

a) Compliance with the Lee Plan  
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Policy 1.1.3 The Central Urban future land use category can best be characterized as the “urban 
core” of the County. These areas are already the most heavily settled and have, or will have, the 
greatest range and highest levels of public services. Predominant land uses in the Central Urban 
future land use category will be residential, commercial, public and quasi-public, and limited light 
industrial with future development encouraged to be mixed use, as described in Objective 11.1, 
where appropriate. The standard density range is from four dwelling units per acre to ten 
dwelling units per acre, with a maximum total density of fifteen dwelling units per acre. The 
maximum total density may be increased to twenty dwelling units per acre utilizing Greater Pine 
Island Transfer of Development Units.  
 
The Central Urban areas are appropriate for intense zoning categories as demonstrated by the 
existing IL zoning on and surrounding the site. The southern 1.8± acres of the subject property is 
already zoned IL as are several other parcels in the vicinity. The parcel adjacent to the west is 
zoned IL, as is the property adjacent to the south half of the east property line. Approval of the 
rezoning will provide one consistent zoning category for the site and will provide employment 
opportunities by expanding the development potential of the applicant’s property adjacent to 
existing industrial lands along Crystal Drive. The allowable uses in the IL zoning district are 
consistent with this Policy. Staff finds the proposed rezoning consistent with Policy 1.1.3. 

 
Objective 2.1  of the Lee Plan states contiguous and compact growth patterns will be promoted 
through the rezoning process to contain urban sprawl, minimize energy costs, conserve land, 
water, and natural resources, minimize the cost of services, prevent development patterns where 
large tracts of land are by-passed in favor of development more distant from services and existing 
communities. Policy 2.1.1 indicates that most residential, commercial, industrial, and public 
development is expected to occur within designated future urban areas on the Future Land Use 
Map. The subject property is located within the Central Urban future land use category, an area 
designated as a future urban area that has access to variety of public services. The proposed 
rezoning is located within a designated Future Urban Area and promotes contiguous and compact 
growth patterns by providing one consistent zoning category. Approval of the request will expand 
the development potential for the applicant’s property. Staff finds the proposed rezoning 
consistent with Objective 2.1 and Policy 2.1.1. 
 
Objective 2.2 of the Lee Plan addresses development timing to 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. Policy 2.2.1 indicates that 
rezonings 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 and uses; and any other 
relevant facts affecting public health, safety and welfare. The southern 1.8± acres of the site are 
already zoned IL and the proposed rezoning will continue to promote growth in a Future Urban 
Area where adequate public facilities exist and where compact and contiguous development 
patterns can be created. The site has frontage on Crystal Drive (a county-maintained major 
collector roadway). Access will be provided through the applicant’s adjacent property onto 
Crystal Drive and Crystal Road. Lee County Utilities (LCU) has existing potable water and sanitary 
sewer service available to the property with adequate capacity to service the site as 
demonstrated in the submitted letter of availability. Staff finds the proposed rezoning consistent 
with Lee Plan Objective 2.2 and Policy 2.2.1. 
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Standards 4.1.1 and 4.1.2 of the Lee Plan requires development exceeding certain thresholds to 
be connected to potable water service and sanitary sewer service if a property lies within the 
boundaries of a water utility's certificated or franchised service area, or Lee County Utilities' 
(LCU) future potable water service and sanitary sewer area. The applicant has provided an 
availability letter from LCU stating water and sewer lines are located along Metro Parkway with 
available capacity (see Attachment E). Staff finds the proposed rezoning to be consistent with 
Standards 4.1.1 and 4.1.2. 
 
Goal 7 intends to promote opportunities for well-planned industrial development at suitable 
locations within the County. Lee Plan Policy 7.1.1 requires certain review criteria apply to all 
industrial rezoning and development order requests. These review items include 
environmental/pollution consideration, compatibility with residential areas and buffering, water 
quality and drainage, employment characteristics, access and impacts to transportation facilities, 
utility needs and sewage collection.  Considering the site’s southern 1.8± acres is zoned IL, and 
the surrounding properties are zoned IL, the area is appropriate for IL zoning and will remain 
compatible with neighboring uses. The rezoning is located adjacent to railroad right-of-way and 
on a major collector roadway. Access will be provided through the applicant’s adjacent property 
onto Crystal Drive and Crystal Road. Lee County Utilities (LCU) has existing potable water and 
sanitary sewer service available to the property with adequate capacity to service the site as 
demonstrated in the submitted letter of availability. Staff finds the proposed rezoning consistent 
with Lee Plan Policy 7.1.1. 
 
Lee Plan Policy 7.1.3 requires industrial land uses to be located in areas appropriate to their 
needs and constraints. This property is surrounded by other industrial and heavy commercial 
zoning districts and uses, and is located in an area that is appropriate given the uses that the 
Light Industrial (IL) zoning district permits. Staff finds the proposed rezoning consistent with Lee 
Plan Policy 7.1.3. 
 
Lee Plan Policy 7.1.4 states the timing and location of industrial development will be permitted 
only with the availability and adequacy of existing or planned services and facilities. The property 
is located in a future urban area where adequate services and facilities exist. Staff finds the 
proposed rezoning consistent with Lee Plan Policy 7.1.4. 
 
Lee Plan Policy 7.1.6 indicates land development regulations will require that industrial uses be 
adequately buffered and screened from adjacent existing or proposed residential areas so as to 
prevent visual blight and noise pollution. Development of the property will be required to meet 
setbacks, open space, buffering and site lighting requirements contained in the LDC at the time 
of local development order approval. Hideaway Country Club is adjacent to the northwest, but 
the nearest residential building is 740± feet from the subject property and is separated by the 
golf course. There are existing single-family homes to the south across Crystal Drive, a county-
maintained major collector roadway. The southern 640± feet of the subject property is zoned 
Light Industrial (IL). The applicant does not seek relief from any buffering or screening standards 
in the Land Development Code, and staff finds that these existing standards will adequately 
screen adjacent residential uses. Staff also notes that there are supplementary development 
regulations and separation requirements for specific uses that may be perceived as a nuisance 
to neighboring residential uses in the Land Development Code that would need to be followed if 
proposed on the property. Staff finds the proposed rezoning consistent with Lee Plan Policy 
7.1.6. 
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Lee Plan Policy 7.1.7 indicates that industrial development will not be permitted if it allows 
industrial traffic to travel through predominantly residential areas. Crystal Drive is a major 
collector roadway whose primary function is to collect traffic from local and minor collector roads 
and distribute volume to the nearest arterial road. The north side of Crystal Drive has always 
been industrial in this area. The south side of Crystal Drive, east of the railroad right-of-way is 
commercial and industrial. Although there are single-family homes south of Crystal Drive, the 
area is not predominantly residential and industrial traffic already exists. Staff finds the 
proposed rezoning consistent with Lee Plan Policy 7.1.7. 
 
Lee Plan Policy 7.1.8 requires all County actions related to industrial land uses to be consistent 
with the goals, objectives, and policies of the Economic Element. The requested rezoning is 
consistent with the goals, objectives, and policies of the Economic Element. Objective 158.4 and 
Policy 158.4.1 speak to encouraging retention and expansion of existing companies. The 
requested rezoning will bring the applicant’s property into one consistent zoning category which 
will enable development of the site. Staff finds the proposed rezoning consistent with Policy 
7.1.8, Objective 158.4 and Policy 158.4.1. 
 

b) Meets this Code and other applicable County regulations or qualifies for deviations 
 
LDC Section 34-904 establishes property development regulations for conventional industrial 
districts. The IL district requires a minimum of 100 feet of lot width, 100 feet of lot depth, and a 
minimum lot area of 20,000 square feet. The subject property exceeds the lot dimensional 
requirements for the IL District.  Additional regulations are established in Chapters 34 and 10 of 
the Lee County Land Development Code including maximum height, setbacks, buffer 
requirements, and open space. Compliance with design-related provisions of the Land 
Development Code must be demonstrated at the time of local development order. 

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

The subject property is surrounded by industrial development within industrial and heavy 
commercial zoning districts. The Lee Plan supports future growth of this area to be partially 
industrial. The requested rezoning of the remaining agriculturally-zoned portion of the property 
to IL is compatible and consistent with the existing and planned uses in the surrounding area. 

 
d) Sufficiency of Access  

 
The subject property has frontage on Crystal Drive (a county-maintained, two lane major 
collector roadway). Access will be provided through the applicant’s adjacent property onto 
Crystal Drive and Crystal Road. Approval of the rezoning will provide one consistent zoning 
category for the applicant’s property. A traffic impact statement will be required at the time of 
development order approval to demonstrate that development of the property will not adversely 
affect the Level of Service of the surrounding road network. 
 

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

  
 Although no impacts are expected on transportation facilities as a result of the requested 

rezoning, since a portion of the site is already zoned for industrial development, any impacts on 
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transportation facilities will be adequately addressed by existing County regulations and will be 
addressed with the required traffic impact statement during local development order review. 

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

 
Environmental Staff conducted a site inspection on November 29, 2022. The project site consists 
mainly of exotic vegetation. Canopy cover included Australian Pines, Earleaf Acacia, Ficus, and 
Melaleuca. Understory vegetation contained Brazilian Pepper and caesarweed.  Environmental 
staff inspected the site for protected species and observed no protected species. No significant 
impacts have been identified as part of the proposed rezoning. Development of the property will 
be required to meet the LDC requirements regarding environmental impacts, open space, 
buffering and landscaping at the time of local development order approval (see Attachment I). 
 

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

Urban 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. 
 
Public sewer and water: The subject property is located within the Lee County Utilities Water and 
Wastewater franchise areas. The applicant has provided a water and wastewater availability letter 
from Lee County Utilities (Attachment E) indicating that they have sufficient capacity to provide 
potable water and sanitary sewer service. The letter (Attachment E) states that there are wastewater 
and water lines in operation in the vicinity of the subject property, but that developer-funded system 
enhancements may be required at time of development.  
 
Public transit and pedestrian facilities: LeeTran has indicated that the subject property is beyond one-
quarter mile of a bus stop or a fixed-route corridor. Based on the current Transit LDC, no 
improvements are required by the developer at this time but will be reassessed at the time of DO or 
LDO. 
  
Police, fire, and emergency services: The subject property will be provided urban levels of police, fire 
and emergency services. South Trail Fire Department Station 61 and Lee County EMS Medic 1 are 
located at 2100 Crystal Drive, approximately 1 mile from the site. Lee County Sheriff’s Office is located 
at 14750 Six Mile Cypress Parkway, approximately 3.5 miles from the site. 

Bicycle and Pedestrian Facilities: The subject property is located on Map 3-D – Lee County 
Walkways and Bikeways. At the time of Development Order approval, the applicant must comply 
with the requirements of the Land Development Code. 

CONCLUSION: 

The requested rezoning from Light Industrial (IL) and Agricultural (AG-2) to exclusively Light Industrial (IL) 
is consistent with the Lee Plan and Land Development Code. The rezoning will not result in negative 
impacts to urban services, infrastructure or surrounding property. The subject property is sufficiently 
served by fire, police, and emergency services personnel. The request will not impact any aquatic 
preserves, or flood hazard areas; or adversely affect environmentally critical or sensitive areas and natural 
resources. Therefore, staff recommends APPROVAL of the applicant’s request.  
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ATTACHMENTS: 

A. Expert Witness Information  
B. Legal Description and Boundary Survey 
C. Aerial, Future Land Use, and Current Zoning Maps 
D. Applicant’s Request Statement 
E. Lee County Utilities Availability Letter 
F. School District of Lee County Email 
G. Resolution Z-97-075 
H. Resolution ZAB-82-396 
I. Environmental Staff Report 
J. Map 3-D - Walkways and Bikeways 
 








































































