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Lee County, Florida 

DEPARTMENT OF COMMUNITY DEVELOPMENT 

ZONING SECTION 

STAFF REPORT 

Case Number: DCI2023-00004 

Case Name:  Winkler Junction Minor CPD 

Area Subject to Request: +/- 2.57 Acres 

Case Type: Minor Planned Development Rezone 

Sufficiency Date: May 15, 2023 

Hearing Date: July 12, 2023 

 

REQUEST: 

Banks Engineering has filed an application to rezone approximately 2.57 acres from Agricultural (AG-2) to 

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 subject property is located at 15881 Summerlin Road, southwest of the Winkler Road and Summerlin 

Road intersection.  The parcel is located within the Suburban Future Land Use Category, Coastal High Hazard 

Area and Iona/McGregor Planning District according to the Lee Plan.  The site is not located within any 

Community Planning area.  A legal description and boundary survey of the subject property are attached as 

Attachment B of the staff report. 

SUMMARY: 

Staff recommends APPROVAL of the applicant’s request, as conditioned, to rezone 2.57 acres to Commercial 

Planned Development to allow 90,000 square feet/675 units of self-storage and associated uses with a 

maximum height of 45 feet.  The applicant has requested one deviation from the required on-site garbage 

and recycling collection container size requirements, and staff recommends approval of this deviation with 

conditions found in Attachment E of the staff report.    

HISTORY OF PARCEL:  

The subject property is a previously abandoned railroad grade and has remained vacant.  The subject  parcel 

and the property to the northeast (Racetrac) were all one parcel.  The Racetrac parcel was split from the 

subject parcel through a lot split, LDO2016-00591 (Attachment F), which removed the northeast portion of 

the parent property and established a cross access easement that provides for public access to be shared 

by each new parcel.  The agreement was recorded as a Reciprocal Easement and Restriction Agreement 

(Attachment F).  The parcel split from the subject parcel was rezoned from Agricultural (AG-2) to Community 

Commercial (CC), Resolution Z-15-023, and currently is a Racetrac Convenience Food and Beverage Store 

with fuel pumps (Attachment F).    
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CHARACTER OF THE AREA:  

The subject parcel is located southwest of the Winkler Road and Summerlin intersection on the south side 

of Summerlin Road.  The parcel abuts Summerlin Road, a County-maintained arterial road, to the northwest, 

a RaceTrac Convenience Food and Beverage Store with fuel pumps zoned Community Commercial (CC) to 

the northeast, and a Florida Power and Light maintenance facility and storage yard to the southeast.  

Property immediately surrounding the subject property is depicted in Attachment C of this report and can 

be characterized as follows: 

North 

The subject property abuts Summerlin Road, a County-maintained arterial road.  Northeast of Summerlin 

Road is a shopping plaza, Summerlin Crossing, that is zoned Commercial Planned Development.  The 

RaceTrac abuts the subject property to the northeast.   

East 

To the east of the subject property is a Florida Power and Light maintenance and storage facility that abuts 

Winkler Road, a County-maintained major collector roadway.  Further east is Prentiss Pointe Residential 

Planned Development that was approved per Resolution Z-03-062A for 144 multi-family units with maximum 

building heights of 35 feet.  

South 

The subject property abuts a Florida Power and Light maintenance and storage facility along the east and 

south property lines that is zoned Agricultural (AG-2).  Further south is Avalon Preserve Residential Planned 

Development that was approved per Resolution Z-03-065 for 154 single-family residential units with 

maximum building heights of 35 feet. 

West 

The subject property abuts Summerlin Road, a County-maintained arterial road.  Further west is a vacant 

Commercial Planned Development that was approved per Resolution Z-00-017 for 207,770 square feet of 

gross floor area with buildings not to exceed 35 feet in height.   

Availability of Urban Services 

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

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

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

Public water and sewer: The applicant has provided a letter of availability for potable water and sanitary 

sewer from Lee County Utilities.  Potable water and wastewater utility lines are available in proximity to the 

subject property, with sufficient capacity available for 675 self-storage units with an estimated potable water 

flow of approximately 588 gallons per day; however, developer funded system enhancements such as line 

extensions may be required (see Attachment I). 
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Public transit and pedestrian facilities:  A shared-use path abuts the subject property along the east side of 

Summerlin Road and a sidewalk is planned along the west side of Summerlin Road abutting the vacant CPD. 

LeeTran bus stops are located approximately 0.25 miles to the northwest at the westbound side of 

Summerlin Road or 0.17 miles to the southwest along the eastbound side of Summerlin Road. 

Police, fire, and emergency services: Iona/McGregor Fire Station #73 is located southeast of the subject 

property at 15961 Winkler Road for both fire and EMS.  The Lee County Sheriff’s Office is located at 14750 

Six Mile Cypress Parkway, approximately four miles from the subject parcel.    

Property Development Regulations & Off-Street Parking 

 

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

setbacks, maximum lot coverage (Attachment G).  Staff finds the proposed property development 

appropriate to facilitate development in accordance with the MCP. 

 

DEVIATIONS: 

 

The applicant has requested one deviation from LDC Section 10-261(a), which requires 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 square feet (120 + 96) for first 25,000 square feet plus 8 square feet 

for each additional 1,000 square feet (216 + 520) for a total of 736 square feet required for garbage and 

recyclable collection containers (Attachment G).  The applicant is requesting to allow 128 square feet of on-

site space since the use is a low garbage and recycling generator.  The deviation is internal to the site and 

will protect the public health, safety and welfare by positioning the collection area off of the internal parking 

lot aisle to comply with setbacks per LDC Section 10-261(e) in order to avoid encroachment into the required 

buffers.  Staff has recommended approval of this deviation with written approval from Lee County Solid 

Waste prior to the issuance of a development order. 

 

Review Criteria  

LDC Section 34-145 establishes the review criteria for rezoning requests. Before recommending approval 

of a rezoning request, the Hearing Examiner must find the request: 

a) Complies with the Lee Plan; 

b) Meets the Land Development Code and other applicable County regulations or qualifies for 

deviations; 

c) Is compatible with existing and planned uses in the surrounding area; 

d) Will provide access sufficient to support the proposed development intensity; 

e) The expected impacts on transportation facilities will be addressed by existing County regulations 

and conditions of approval; 

f) Will not adversely affect environmentally critical or sensitive areas and natural resources; and 
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g) Will be served by urban services, defined in the Lee Plan, if located in a Future Urban Area category. 

For Planned Development rezoning requests, the Hearing Examiner must also find: 

a) The proposed use or mix of uses is appropriate at the proposed location; 

b) The recommended conditions provide sufficient safeguards to the public interest and are reasonably 

related to the impacts on the public’s interest expected from the proposed development; and 

c) That each requested deviation: 

1) Enhances the achievement of the objectives of the planned development; and 

2) Preserves and promotes the general intent of this Code to protect the public health, safety 

and welfare. 

The applicant has provided a narrative that addresses the planned development rezoning request with 

analysis against the applicable criteria (see Attachment G). The following provides staff’s analysis of the 

request, as measured against the established criteria. 

REVIEW CRITERIA ANALYSIS: 

The subject property is within the Suburban Future Land Use Category (FLUC) per the Lee Plan.  Lee Plan 

Policy 1.1.5 states that these areas 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.  Rezoning the subject 

property to CPD increases the commercial node that exists at the intersection of Winkler Road and 

Summerlin Road.  The infrastructure for the access exists per the Reciprocal Easement and Restriction 

Agreement.  The surrounding properties are located in the Suburban Future Land Use Category including a 

transition to Urban Community north of Summerlin Road which is characterized as a mixture of relatively 

intense commercial and residential uses.  The public storage facility will serve as a transition from the more 

intense FLUC of Urban Community to Suburban FLUC providing a use that may support the surrounding 

residential communities.  Lee Plan Policy 1.6.5 establishes the distribution, extent, and location of land 

uses through the Lee Plan’s horizon per the Planning Districts Map and Acreage Allocation Table per Map 

1-B and Table 1(b).  Currently, 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; therefore, the applicant’s request to rezone 2.57 acres for commercial uses complies with 

Lee Plan Policy 1.6.5.  Staff finds the request, as conditioned, to be CONSISTENT with Policies 1.1.5 and 

1.6.5. 

The proposed development complies with Objectives 2.1 and 2.2 for development location and timing due 

to the variety of surrounding residential uses to support the proposed commercial uses.  As mentioned, 

there is access to potable water and sewer and the property is in close proximity to shared-use path, LeeTran 

public transportation, fire and EMS stations, and other services to demonstrate compliance with Lee Plan 

Objectives 2.1 and 2.2 and Policy 2.2.1 and Standards 4.1.1 and 4.1.2. 
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Lee Plan Objective 6.1 and Policies 6.1.1, 6.1.4, 6.1.5, 6.1.6, and 6.1.7 require commercial land uses to 

be consistent with policies that require the availability of essential services, site design standards to provide 

landscaping, open space, and buffering, proximity to other similar centers, traffic carrying capacity, and the 

impact on surrounding uses.  The development is located in an area that is served by central water and 

sewer, EMS, Fire, and Police protection, and access to a multi-use pedestrian/bike path.  Commercial 

development at varying intensities exists in this area, creating a commercial node.  The applicant has 

provided a Master Concept Plan that depicts Land Development Code (LDC) required buffers and open 

space (see Attachment D).  The Traffic Impact Statement provided by the applicant and reviewed per the 

Institute of Transportation Engineers trip generation manual classifies a public warehouse use as a low traffic 

generator; therefore, the shared access drive is sufficient to support the proposed use.  Staff has removed 

the private warehouse use from the Schedule of Uses because the access does not support this use and 

the use was not evaluated as part of the applicant’s TIS.  Infrastructure Planning has provided a condition 

so that the traffic impacts may be evaluated to the specific type of warehouse being proposed at time of 

development order.  Staff finds the proposed project, as conditioned, to be consistent with the Lee Plan 

Objective 6.1 and Policies 6.1.1, 6.1.4, 6.1.5, 6.1.6, and 6.1.7. 

Lee Plan Objectives 60.2 and 60.3 and Policies 60.1.1, 60.4.1, 60.4.2, and 61.3.11 all speak to the design 

of the stormwater management system and the utilization of green infrastructure to filter pollutants and 

protect the surrounding natural environment.  The applicant submitted a Surface Water Management Plan 

(Attachment G).  The subject parcel does not contain any environmentally sensitive wetlands, flow-ways, or 

natural features.  The site was previously impacted and is an abandoned railroad grade.  The proposed 

drainage system will provide an on-site dry detention system comprised of pavement inlets and outfalls 

conveying runoff to a system of storm pipes and grassed swales directed to the dry detention areas.  Once 

the runoff has met the water quality and attenuation standards per South Florida Water Management District, 

the runoff will discharge offsite to the Summerlin Road south roadside conveyance ditch.  The drainage 

system is being designed to preserve the existing drainage patterns and to block any natural runoff to or 

from adjacent properties in an effort not to negatively affect the surrounding uses.  The site, as mentioned, 

has been disturbed due to the railroad tracks being removed.  The railroad tracks were constructed on a 

mounded-up berm, with the grading of the adjacent swales creating the embankment material needed to 

elevate the tracks.  The entire parcel remains disturbed and the existing stormwater runoff sheet flows to 

the southwest towards Summerlin Road.  Staff finds the request, as conditioned, to be consistent with Lee 

Plan Objectives 60.2 and 60.3 and Policies 60.1.1, 60.4.1, 60.4.2, and 61.3.11. 

Lee Plan Goal 101, Policies 101.1.1, 101.3.2, 101.3.5, and 126.1.4 address the protection of human life 

within the Coastal High Hazard Area (CHHA), require development to be compatible with natural systems, 

restrict development in the CHHA to uplands, except for needed public facilities, appropriate mitigation for 

public safety if a caretaker’s residence is proposed during development, and maintaining or improving 

surface water flows, groundwater levels and lake levels.  The site is located within the CHHA.  As discussed, 

the site has been impacted by the removal of railroad tracks and the fill that was used to build the 

embankment to support the railroad tracks was scattered throughout the site, creating uplands and man-

made swales on both sides of the railroad embankment, which are identified as other surface water (OSW) 

in the environmental report (Attachment H).  These man-made swales have been filled on the RaceTrac 

development and the FPL transmission lines to the south.  The site will be developed to provide pretreatment 

swales to accommodate the stormwater runoff.  The swales systems existing onsite are not connected to 
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any offsite system.  The property is within a FEMA flood zone that will be mitigated by placing fill such that 

the finished floor elevation is above the FEMA base flood elevation.  Staff finds the request, as conditioned, 

to be consistent with Lee Plan Goal 101, Policies 101.1.1, 101.3.2, 101.3.5, and 126.1.4. 

Land Development Code Compliance  

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

the LDC, including regulations which pertain to: 

• Use and corresponding supplemental regulations, such as parking;    

• LDC Chapter 10 Development Standards; and  

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

Development Districts.   

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

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

If future deviations are proposed, each will be evaluated within the parameters of the established LDC 

review criteria.   

 

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

 

As previously detailed, staff finds the request, as conditioned, to be compatible with existing and 

planned uses in the surrounding area. The FPL maintenance and storage facility provides a 

transition between the subject property, with a proposed building to be 45 feet high, and the 

residential subdivision to the south where the dwelling units are 35 feet high.  The applicant has 

provided a Master Concept Plan that demonstrates compliance with required buffers and open 

space.  The applicant is proposing a U-haul truck rental and leasing establishment where the rental 

trucks will be enclosed within the building and not displayed for rent.  Therefore, LDC Section 34-

1352 does not apply.  Rezoning the subject property will extend the existing commercial node 

south of the Winkler Road and Summerlin Road intersection, which will diversify the existing retail, 

medical offices, Publix shopping center, and multiple commercial outparcels.  The request will 

remain compatible with the surrounding uses.  

 

b) Sufficiency of Access and Transportation Impacts 

 

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

a mini-warehouse project (see Attachment J). Infrastructure Planning staff has reviewed the 

applicant’s TIS and has provided separate memorandum concerning the project’s transportation 

impacts (see Attachment K).  In summary, the vehicular trip generation associated with the request 

includes 11 new trips in the PM peak hour and 8 new trips in the AM peak hour. Since the project 

is generating less than 100 trips, the zoning traffic impact statement is not required to provide 

roadway section traffic operation level of service or roadway intersection traffic operation level of 

service analyses per Administrative Code 13-17.  However, the TIS evaluated the trips associated 

with a mini-warehouse use and did not evaluate a caretaker’s residence and the moving vehicle 
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rentals along with sales of moving boxes and other moving-related items.  The applicant when 

considering trip generation must consider a worse-case scenario including a single residential unit 

and the entire office area as separate uses in addition to the mini-warehouse.  Staff did review the 

TIS and concludes that the proposed mini-warehouse use will not have a detrimental impact on the 

surrounding roadway system and recommends a condition to ensure that at time of development 

order, the developer is allowed a maximum calculated development density/intensity based on new 

trip generation for a 90,000-square-foot mini-warehouse.  Intensity is defined as a measurement 

of the degree of customarily nonresidential uses based on use, size, impact, bulk, shape, height, 

coverage, sewage generation, water demand, traffic generation or floor area ratios.  The Schedule 

of Uses include public and private warehouse.  Private warehouse is defined in LDC Section 34-2 

as “indoor terminal facilities operated primarily for a specific commercial establishment or group 

of establishments in a particular industrial or economic field, such as moving companies, transfer 

companies, freight delivery, specific retail store storage or beverage distribution, but not generally 

accessible to the public”.  Staff has recommended removing the private warehouse use due to the 

intensity of a private distribution center and the limited access to the site.  Distribution trucks would 

be required to traverse through the RaceTrac development site to exit on to Winkler Road in order 

to go northeast.  The TIS provided must be revised to reflect all uses proposed in order to 

accurately represent the request.  Further evaluation of the traffic impacts will take place at time 

of local development order approval in compliance with existing county regulations and the 

recommended conditions of approval. 

 

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

 

There are no wetlands or environmentally critical or sensitive areas onsite as indicated by the 

environmental report (Attachment H).  As mentioned, the site has been impacted by the removal 

of the railroad tracks.  There were no protected species onsite. 

 

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

 

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

property has adequate access to urban services to accommodate the development proposed by 

the request. Future improvements required by the LDC at time of local development order approval 

will further improve urban services and pedestrian facilities surrounding the subject property.   

 

h) Supplemental Planned Development Criteria 

 

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

a) The proposed use or mix of uses is appropriate at the proposed location; 

b) The recommended conditions provide sufficient safeguards to the public interest and are reasonably 

related to the impacts on the public’s interest expected from the proposed development; and 

c) That each requested deviation, as conditioned: 

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

and welfare. 

OUTSTANDING ISSUE: 

The applicant must revise the TIS to include the caretaker’s residence and the rental leasing establishment, 

group III to provide a complete evaluation of the request. 

CONCLUSION: 

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

staff finds the request to be consistent with the established review criteria. The minor CPD rezone is 

consistent with the Suburban future land use designation and the applicable goals, objectives and policies 

of the Lee Plan. The request, as conditioned, is appropriate in the context of its surroundings with the 

removal of inappropriate uses.  Staff recommends APPROVAL of the request to rezone the property from 

AG-2 to 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 with the conditions attached as Attachment E of this report.  

ATTACHMENTS: 

A. Expert Witness Information 

B. Legal Description 

C. Location Aerial, Future Land Use, and Current Zoning Maps 

D. Master Concept Plan  

E. Development Regulations and Conditions 

F. Winkler Junction LDO2016-00591 

Reciprocal Easement and Restriction Agreement 

RaceTrac Resolution Z-15-023 

G. Applicant’s Project Narrative 

Schedule of Uses 

Property Development Regulations 

Surface Water Management Narrative 

Deviation Request and Justification 

H. Environmental Sciences Staff Report  

Applicant’s Protected Species Survey 

I. Utility Availability Letter 

J. Applicant’s Transportation Impact Statement  

K. Development Services Infrastructure Planning Memorandum 
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Winkler Junction Minor CPD – DCI2023-00004 

Attachment E – Conditions 

Section A. - Conditions 

1. The development of this project must be consistent with one-page Master Concept Plan (MCP) 

entitled “Winkler Junction LLC” last revised 4/3/2023, except as modified by the conditions below. 

This development must comply with all requirements of the Lee County LDC at the time of local 

development order, except as may be granted by deviation as part of this planned development. If 

changes to the MCP or conditions or deviations are subsequently pursued, appropriate approvals 

will be necessary. 

This project is limited to 90,000 square feet/675 units of self-storage and associated uses with a 

maximum height of 45 feet. 

 

2. The following limits apply to the project and uses: 

 

a. Schedule of Uses 

 

Accessory uses, buildings, and structures 

 Administrative Offices 

 Essential Services 

 Essential Services, Group I 

 Excavation, Water Retention 

 Fences and Walls 

 Parking Lot, accessory, temporary 

Rental or Leasing Establishment, Group III, limited to small vans and trucks, and utility 

trailers  

(no outdoor display, sale, rental or storage) all vehicles for rent must be stored 

under the building with carport openings shown on Master Concept Plan 

Retail and wholesale sales –  

when clearly incidental and subordinate to a permitted principal use on the same 

premises  

 Signs 

 Storage, indoor only 

 Temporary Uses 

 Warehouse, Mini or Public 

 

b. Site Development Regulations 

 

Minimum lot size: 43,560 square feet  

Minimum lot width: 440 feet 

Minimum lot depth: 100 feet 

 

Minimum Setbacks:  

Street: 25 feet (Summerlin Road) 

Side: 15 feet or ½ building height 
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Rear: 25 feet 

Perimeter (Principal): 15 feet or ½ building height 

 

Minimum Building Separation:  20 feet 

Maximum Building Height:  45 feet        

Maximum lot coverage: 45 percent 

Open Space:  20 percent 

 

3. Open Space. 

Prior to the issuance of the first development order, the development order plans must depict 20 

percent open space. 

 

4. Transportation. 

The development order is allowed a maximum calculated development density/intensity with respect 

to new trip generation utilizing the following development scenario or 90,000 square feet/675 mini-

storage units based upon the Institute of Transportation Engineers (ITE) Trip Generation Manual in 

effect at time of local development order. 

 

Solid Waste. 

5. Prior to local development order approval, the developer must submit written approval from Lee 

County Solid Waste allowing 128 square feet of on-site garbage and recycling materials collection 

containers. 

Section B. - Deviations 

1. Deviation #1 is a request from LDC Section 10-261(a), which requires all new commercial 

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

containers at a rate of 216 square feet (120 + 96) for first 25,000 square feet plus 8 square feet for 

each additional 1,000 square feet (216 + 520) for a total of 736 square feet required for garbage 

and recyclable collection containers (Attachment G),  to allow 128 square feet of on-site space. 

Staff has recommended APPROVAL of deviation #1, subject to condition 5. 

 

 

 

 

 

 

  






















































































































































































































