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Lee County, Florida 
Department of Community Development 

Zoning Section 
Staff Report 

 

 
Case Number: SEZ2022-00010 
Case Name: Pondella Rd. 2.9 Ac Self Storage 
Type of Case: Special Exception  
Hearing Date: May 25, 2023 
Sufficiency Date: April 18, 2023 

Summary of Request and Recommendation  
Greg Stuart, on behalf of Anthony Robinette, filed an application for a Special Exception in the Commercial 
(C-1A) and Commercial (C-2) Zoning Districts and the North Fort Myers Commercial Corridor, to allow the 
uses of Mini-Warehouse and Public Warehouse, pursuant to Lee County Land Development Code Section 
33-1596.  

The requested Special Exception, if approved, would permit a maximum of 150,000 square feet of self-
storage uses on 2.9 acres. The property is located on the south side of Pondella Road between North 
Cleveland Avenue and North Tamiami Trail. The STRAP number associated with the subject property is 11-
44-24-L1-28000.0020. A sketch, legal description and boundary survey are attached hereto as Attachment 
B.  

Staff recommends APPROVAL of the applicant’s request with the conditions enumerated herein.  

Narrative and Character of Area  
The subject property is split-zoned with ±63 percent Commercial (C-1A) along the frontage and ±37 
percent Commercial (C-2) bisected in the southern half of the lot. This split zoning on the property is by 
virtue of a larger encompassing rezoning in 1966, pursuant to Resolution Z-66-026 (see Attachment K). 
The subject property is vacant with no development or subsequent zoning history on record. The property 
has been maintained in its primarily cleared state since 1968 (see Attachment I).  

The subject property and surrounding property is located within the Intensive Development Future Land 
Use Map category, as designated by the Lee County Comprehensive Plan (Lee Plan). The areas surrounding 
the subject property are depicted in Attachment C and can be characterized as follows:  
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North   
Lands to the north of the subject property, across Pondella Road, are comprised of a variety of 
conventionally-zoned commercial districts: Special Commercial Office (CS-1 and CS-2), Commercial (C-1 
and C-1A) and General Commercial (CG) further northeast. These lands are developed with small-scale 
standalone commercial development.  

East 
Land directly to the east of the subject property subject, across Hancock Bridge Square Drive, is similarly 
split zoned Commercial (C-1A and C-2) and is also located in the Mixed-Use Overlay (MUO). The property 
is currently developed with a standalone variety store (Dollar General Retail). Further east are lands 
located in the Public Facilities Future Land Use Category, and MUO, with a zoning designation of 
Commercial (C-1). These lands are developed with offices occupied by various government agencies and 
the Lee County Sheriff’s Office North District Substation.    

South 
Lands to the south of the subject property are also located in the MUO and are zoned C-2. These lands 
are home to a former regional-scale shopping center (Hancock Bridge Square) that has been dilapidated 
for many years. The property is currently under Development Order (DOS2023-00037) review for 
redevelopment under the project name Hancock Bridge Apartments, a project currently consisting of 320 
multi-family residential units on 14.49 acres. This project includes bonus density approval in accordance 
with Administrative Approval ADD2022-00104.    

West 
Lands to the west of the subject property are zoned Commercial (C-1A and C-2) and are also located in 
the Mixed Use Overlay (MUO). These lands are developed with a community commercial scale shopping 
plaza.  

Analysis 
The North Fort Myers Community Planning area establishes Land Development Code (LDC) regulations in 
Sections 33-1531 through 33-1604 (Divisions 1 through 4), applicable to the subject property. Division 3 
pertains to property located within the North Fort Myers Commercial Corridors. The Commercial Corridors 
include all commercially-zoned properties with frontage on, or contiguous to (and developed in 
conjunction with) properties with frontage on Pondella Road and other major roadways in the Community 
Plan Area (see LDC Section 33-1566). Additionally, the subject property is located in the North Fort Myers 
Town Center (Division 4) as Identified by red star on LDC Map 33-1602(a) below: 

 

Figure One LDC Map 33-1602(a) 
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Accordingly, the property in question is subject to the Commercial Corridor and Town Center specific 
regulations, which include use regulations established in LDC Section 33-1596 and 33-1604, respectively. 
The cumulative effect of these regulations establish that the uses of a public warehouse and mini-
warehouse require approval through the special exception process.  

Mini-warehouse means “any building designed or used to provide individual storage units with separate 
exterior doors as the primary means of access, to individuals or businesses for a fee. The storage units must 
be used solely as dead storage depositories for personal property, inventory and equipment and not for any 
other use. See Warehousing, public and Storage, dead.1 

Warehouse, public means indoor storage units available to the general public at a fee for the dead storage of 
farm products, furniture and other household goods or commercial or private goods of any nature. Access to 
the storage units is from interior door(s) and individual exterior overhead doors are not provided. See 
also Mini-warehouse.2 

Special exception means a certain specified departure from the regulations of this chapter for a use that is 
not permitted generally within a zoning district, but which, may be permitted when controlled under specified 
conditions designed to promote the public health, safety, welfare, order, comfort, convenience, appearance 
or prosperity, and may be permitted, in accordance with other applicable regulations.3 

The applicant has filed for a special exception supporting a conceptual maximum of 150,000 square feet 
of total self-storage uses (public and/or mini-warehouse) not to exceed 35 feet in height (see Attachment 
E). The perimeter of the subject property is virtually unobstructed from surrounding non-residential land 
uses that currently occupy the Town Center and Pondella Road Commercial Corridor expanses. The 
conceptual site plan, attached as Attachment D, depicts the location of two buildings, site access on 

                                                           
1 LDC Section 34-2. 
2 Ibid. 
3 Ibid. 
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Hancock Bridge Square Drive, parking areas, dry detention areas and publicly-accessible open space. The 
site design also depicts a gate across the access point and the applicant has been notified that the location 
of the gate must comply with LDC Section 34-1748 at time of local development order approval. 

 The Mixed Use Overlay (MUO) objective to facilitate compact urban form development is integrated into 
the North Fort Myers Community Plan LDC regulations. Self-storage services within the pedestrian shed 
of potential dense multiple-family dwelling units within the Town Center complement the overarching 
objectives of the MUO and Town Center.  

Special exception. 

Section 34-145 of the LDC establishes the review criteria for Special Exception requests. Before granting 
approval of a special exception request, the Hearing Examiner must find that the request: 

a) Is consistent with the goals, objectives, policies and intent of the Lee Plan; 
b) Will protect, conserve or preserve environmentally critical and sensitive areas and natural 

resources, where applicable; 
c) Will be compatible with existing and planned uses; 
d) Will not be injurious to the neighborhood or detrimental to public welfare; and 
e) Will be in compliance with zoning regulations pertaining to the use and other applicable 

regulations. 

The applicant has provided a request statement addressing the approval criteria (see Attachment E). The 
following sections provide an analysis of the proposed request, as measured by the established review 
criteria. 

Lee Plan Compliance and Compatibility 
The subject property is located in the Intensive Development Future Land Use category.  Policy 1.1.2 of 
the Lee Plan declares this designation is “suited to accommodate high densities and intensities. Mixed use 
developments of high-density residential, commercial, limited light industrial, and office uses are 
encouraged to be developed as described in Objective 11.1, where appropriate.” The request proposes 
new commercial use that complements the limited storage capacity typical of dense urban development, 
including high density residential; therefore, the request is CONSISTENT with Policy 1.1.2. 

Objective 2.1, and Policies 2.1.1 and 6.1.7 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. 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 a vacant tract of land located within an established 
Commercial Corridor and Town Center suited for the proposed infill development. The subject property 
is served by existing urban services, including potable water and sanitary sewer franchises with sufficient 
capacity, consistent with Standards 4.1.1 and 4.1.2 (see Attachment H). The subject property will be 
provided with urban levels of police, fire protection and emergency services. LDC Section 33-1576 requires 
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development in the commercial corridor to incorporate certain architectural features deemed 
appropriate by the community plan. Staff finds that the request is compatible with surrounding land uses 
and is CONSISTENT with Objectives 2.1 and 2.2, Policies 2.1.1, 2.2.1, and 6.1.7, and Standards 4.1.1 and 
4.1.2. 

Policy 5.1.5 seeks to “protect existing and future residential areas from any encroachment of uses that 
are potentially destructive to the character and integrity of the residential environment.” The nearest 
residential land uses are located north, across Pondella Road, behind the commercial street frontage. 
Pondella Road is an 80-foot-wide four-lane arterial roadway separating the subject property from 
commercial land uses along the north side of Pondella Road. The site plan depicts compliance with general 
screening and buffering requirements. Development contemplated by this request is not expected to 
degrade the environment of the nearest residential areas. Therefore, as conditioned, the Special 
Exception request is CONSISTENT with Policy 5.1.5.  

Goal 6 promotes orderly and well-planned commercial development within 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 “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 requires that “commercial development be designed to protect the traffic-carrying capacity 
of roads and streets.” The applicant has provided a transportation impact statement concerning the 
anticipated vehicular trip generation incurred by the requested intensity (see Attachment F). Staff has 
reviewed the transportation impact statement and has concluded the proposed project will not have a 
detrimental impact on the surrounding roadway system (see Attachment G). The request implements 
code required screening and buffering and is served by adequate urban services. Lee Plan Policy 30.2.5 is 
applicable to the North Fort Myers Commercial Corridors and requires deviations or variances from 
landscaping, buffering, signage or architectural requirements to meet the (public hearing) variance criteria 
in LDC. The stringent variance criteria regarding these development elements will assure the request is 
compatible with surrounding land uses. Therefore, the request is CONSISTENT with Policies 6.1.1, 6.1.4 
and 6.1.5. 

Policy 6.1.3 states “commercial developments requiring rezoning and meeting DCI thresholds must be 
developed as Planned Developments except if located within the Mixed Use Overlay.” LDC Section 34-
341(b) establishes that rezonings or special exceptions that include 150,000 square feet or more of floor 
area constitute a major planned development. The request to consider 150,000 square feet of commercial 
(public storage) floor area through the special exception process in the MUO is CONSISTENT with Policy 
6.1.3.    

As noted, the subject property is located within the North Fort Myers Community Plan area as established 
by Goal 30 of the Lee Plan. Goal 30 at large seeks to improve the livability and economic vitality in the 
North Fort Myers Community Plan area by attracting appropriate investment to revitalize older 
neighborhoods and commercial corridors, and by preserving natural resources. Objective 30.2 provides 
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the basis for the Commercial Corridor and Town Center regulations established by the Land Development 
Code. The request does not include any departures from these LDC provisions and the details provided 
on the site plan demonstrate compliance. The applicant also proposes code-compliant buffers and visual 
screening to ensure that the proposed use is compatible with abutting lands. The special exception 
request seeks infill development within a designated Commercial Corridor and Town Center within the 
North Fort Myers community; therefore, the request is CONSISTENT with Objective 30.2 and Goal 30 of 
the Lee Plan.  

Environmental  
The subject property has been maintained in a cleared state since 1968 according to county-inventoried 
historic aerial photography (see Attachment I).  The request will not impact environmentally critical and 
sensitive areas or natural resources.  

Zoning Compliance 
The proposed site plan has been reviewed for compliance with property development regualtions, 
parking, screening/landscape buffering, open space, publicly-accessible open space and indigenous 
preserve requirements established by the LDC. The applicant does not request any variances to facilitate 
the desired self-storage uses contemplated by the special exception site plan. The applicant will continue 
to fulfill the obligation of compliance with the LDC and other applicable regulations at time of local 
development order approval. The applicant conducted a publicly-advertised information session within 
the North Fort Myers community in compliance with LDC Section 33-1531 prior to sufficiency of the 
subject application (see Attachment J). 

Conclusion 
Based on analysis of the application and the standards for approval of a Special Exception established in 
Section 34-145(c) of the Land Development Code, staff concludes that the aforementioned review criteria 
has been satisfied. The request promotes compatible infill development within a crucial area of the North 
Fort Myers community plan area, consistent with attendant Lee Plan Goal 30.    

Staff recommends APPROVAL subject to the following CONDITIONS: 

1. Development of the uses Public Warehouse and Mini-Warehouse must be substantially consistent 
with the special exception site plan entitled “Master Concept Plan Self-Storage Lee County, 
Florida”, dated January 12, 2023, attached hereto as Attachment D, with the exception of the 
proposed entry gate location.  
 

2. Development of the special exception approved uses may not exceed 150,000 square feet in floor 
area. The proposed entry gate location must comply with the requirements of LDC Section 34-
1748 or seek the appropriate departure mechanism.  
 
 
 
Site Plan Revisions Necessary for Consistency with Recommendation. 
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The special exception site plan must be revised to either eliminate the entry gate and rely on the 
local development order process to determine the location, or depict the entry gate with in full 
compliance with the code-required design standards.   
 
Staff recommends the applicant remove the self-imposed 35-foot-hight limitation annotated on 
the site plan attached hereto as Attachment D. The height in this instance may not exceed building 
height that is generally permissible for other uses on the subject property. Per Lee Plan Policy 
30.2.5 departures from LDC Chapters 10 and 33 may only occur via public hearing variance, which 
serves as sufficient safeguard to promote compatibility should additional height be utilized in the 
development program of the requested special exception uses. This finding is to encourage 
compact development on the subject property by avoiding additional limitations, on otherwise 
permissible development height, when the architectural elements of the building meet LDC code 
requirements, which aid in mitigating the bulk and lack of articulation associated to self-storage 
buildings.  
 
 

Attachments 
A. Expert Witness List 
B. Sketch, Legal Description and Boundary Survey  
C. Aerial, Zoning, Future Land Use and Mixed Use Overlay Maps 
D. Applicant’s Site Plan  
E. Applicant’s Request Statement 
F. Applicant’s Transportation Impact Statement 
G. Infrastructure Planning Transportation Memo 
H. Lee County Utilities Letter of Availability 
I. 1968 Aerial Photography 
J. Public Information Session Summary 
K. Resolution Z-66-026 
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