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Schedule of Uses, reduce the maximum height for hotels to six stories/75 feet, and to add a Land 

Use Conversion Matrix to the master concept plan; and ADD2008-00168, to reallocate eight of 

the self-service fuel pumps approved for the Anchor Parcel to the outparcels, and to reconfigure 

the outparcels from a total of seven to six on the approved master concept plan.  

 

Resolution Z-15-037A, approved in 2018, rescinded and replaced Resolution Z-06-061, 

ADD2006-00112, ADD2007-00199, ADD2008-00039, and ADD2008-00168. Resolution Z-15-

037A allowed 250,000 square feet of Retail Commercial, 42,000 square feet of Office Space, 

10,000 square feet of Essential Services, 120 Hotel Rooms, and up to 153 multi-family dwelling 

units or the density equivalent of assisted living units/beds.  

 

Resolution Z-19-021, approved in 2019 revised the schedule of uses for the Anchor Parcel and 

Outparcel #2, and added Vehicle and Equipment Dealers, Group I only (including multi-level 

parking/display structures), and Warehouse, Mini and Public. This Resolution also amended the 

Schedule of Uses for the Anchor Parcel only to add Assisted Living Facility and increase the 

number of hotel/motel rooms from 120 to 300. ADD2019-00203 amended schedule of uses for 

Outparcel 2, MCP Options A and C to allow car wash use, and reduced the width of landscape 

buffers for Outparcel 2 from 25 feet to 20 feet. ADD2023-00091 amended the schedule of uses 

to add EMS, Fire and Sheriff’s Station to the list of permitted uses on Lot 6. 

 

CHARACTER OF THE AREA 

The area where Arborwood Village CPD is located is partially developed with commercial uses 

but is going through an accelerated development, partially due to its proximity to the Daniels 

Parkway Interchange with  Interstate 75 and the Boston Red Sox Ballpark, which is located to the 

east approximately 1.5 miles from this site.    

 

The parcels subject to this deviation request are all internal to Arborwood Village CPD. 

   

ANALYSIS 

Arborwood Village CPD is located on the north side of Daniels Parkway and west Treeline Avenue 

and approximately 1000 feet east of the Interstate 75 entrance ramp; and 1.5 miles west of Boston 

Red Sox Ballpark. The entire Arborwood Village site consists of 68.3 acres and is partially 

developed.  

 

This amendment is for the parcel labeled as “Anchor Parcel”. This amendment is to request a 

deviation from Land Development Code Table 34-2020(b), Required parking spaces for 

nonresidential uses, which establishes the minimum required number of parking spaces for 

nonresidential uses, to allow for a fifty-five percent overall reduction in required parking for 

Warehouse, Public and Mini uses within Anchor Parcel 1-A as depicted on Master Concept Plan 

Option A, or within Anchor Parcel 1-C as depicted on Master Concept Plan Option C. Land 

Development Code Table 34-2020(b) requires one parking space per 25 mini-storage units. The 

applicant is requesting to reduce this number from one parking space per 25 units to one parking 

space per 55 mini-warehouse units (55% reduction the number of the required parking spaces). 

Staff, after reviewing the parking demand study provided by the applicant and other documents 

and materials, as highlighted in the attached memorandum from Development Services Section 

(Attachment “C”), does not agree with the 55 percent reduction, but recommends approval of a 

50 percent reduction in the number of overall parking spaces, provided the number of mini-storage 

units is kept above 700 units.                         
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LEE PLAN 

The site is located in the General Interchange Future Land Use category of the Lee Plan.   

 

The Lee Plan defines General Interchange as the areas intended primarily for land uses that serve 

the traveling public: service stations, hotel, motel, restaurants, and gift shops. This Land Use 

category allows tourist commercial, general commercial, light industrial /commercial, and multi-

family dwelling units with a standard density of 8 to 14 dwelling units per acre. Uses that are listed 

in the schedule of uses, including Warehouse, Public and Mini-warehouse, will provide 

employment opportunities. Staff finds that the proposed development, as conditioned, is 

CONSISTENT with Policy 1.3.3 of the Lee Plan. 

   

The proposed deviation will continue to promotes contiguous and compact growth patterns, 

containing urban sprawl and minimizing the costs of services. Adequate public services exist. 

Water and sewer services are available to the site. The property has access to Daniel Parkway 

and Treeline Avenue via Goldenwood Drive, which are east-west and north-south arterial roads. 

Public transportation is available to the site via Bus Route 50, which travels from Sanibel Outlets 

to the Southwest Florida International Airport. Fire protection is provided by South Trail Fire 

District. Therefore, the request is consistent with Objectives 2.1, 2.2, and Policy 2.2.1 of the Lee 

Plan. 

 

Standard 4.1.1 requires commercial and industrial developments in excess of 30,000 square feet 

to connect to public water system. Standard 4.1.2 requires commercial developments that 

generate more than 5,000 gallons of sewage to connect to a sanitary sewer system.  Water and 

sewer lines are already in existence with available capacity to serve this development. Staff finds 

that the proposed amendment, as conditioned, is CONSISTENT with Standards 4.1.1 and 4.1.2 

of the Lee Plan. 

  

The subject property is designed and arranged as an integrated and cohesive unit. The 

development will be in accordance with the requirements of the Lee County Land Development 

Code (LDC). The proposed development will provide landscape plantings not presently found on 

site. The applicant has indicated that all necessary services are available to the site and will be 

enhanced if not found adequate to serve the proposed development. The proposed development 

is compatible with surrounding uses and the proposed development will not reduce the level of 

service (LOS) below acceptable levels. Staff finds that the proposed amendment, as conditioned, 

is CONSISTENT with Objective 6.1 and Policies 6.1.3 and 6.1.4 of the Lee Plan. 

 

This CPD is consistent with Policy 135.9.5. The design of this site, as amended, takes into 

consideration existing development patterns and is sensitive to the integrity of the neighborhood. 

There are adopted conditions, which are intended to make this development more compatible 

with the area’s existing character. Staff finds that the proposed amendment, as conditioned, is 

CONSISTENT with Policy 135.9.5 of the Lee Plan. 

      

Deviations  

This development was approved originally with five deviations (Four deviations via Resolution Z-

19-021 and one via ADD2019-00203). The applicant is requesting the following sixth deviation 

with this application: 
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Deviation (6): A deviation from Land Development Code Table 34-2020(b), Required parking 

spaces for nonresidential uses, which establishes the minimum required number of parking 

spaces for nonresidential uses, to allow for a fifty-five percent overall reduction in required parking 

for Warehouse, public and mini uses within Anchor Parcel 1-A as depicted on Master Concept 

Plan Option A, or within Anchor Parcel 1-C as depicted on Master Concept Plan Option C. 

 

As discussed throughout the staff report, after reviewing the parking studies provided by the 

applicant, staff does not recommend approval of the requested 55% reduction in the parking 

requirements for the proposed self-storage development; however, staff recommends 50% 

reduction in the number of parking spaces for a Warehouse, public and mini development with a 

minimum of 700 mini-storage units.   

 

Findings and Conclusions 

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

rezonings, staff finds that the deviation request, as conditioned:  

 

a) Complies with Lee Plan as discussed in the Lee Plan analysis section of this report, 
specifically Lee Plan Policy 1.3.3; Objectives 2.1, 2.2 and 6.1 and Policy 2.2.1, 6.1.3 and 
6.1.4 and Standards 4.1.1 and 4.1.2 of the LDC, and other applicable codes and 
regulations; 
 

b) Meets the Land Development Code and other applicable County regulations; 
 

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

d) Will provide access sufficient to support the proposed development intensity and the 
expected impacts on existing or planned transportation facilities will be mitigated through 
existing County regulations or conditions of approval;  
 

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

f) Will be served by urban services, defined in the Lee Plan including Standards 4.1.1 and 

4.1.2; 

 

g) The proposed mix of uses is appropriate at the proposed location; 
 

h) 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.  
 

i) The proposed deviation, as amended by staff and conditioned:  

 

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

 

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

safety and welfare. 

 

The request to amend this CPD to allow an additional deviation, as amended by staff, is 

appropriate and meets the standards for approval of a Planned Development amendment.  Staff 
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cannot support a 55 percent reduction in the number of parking spaces for this Warehouse, Public 

and Mini-warehouse development; however, staff supports a maximum of 50 percent reduction in 

the number of parking spaces, provided that the site develops more than 700 storage units. 

 

 

ATTACHMENTS: 

A. Expert Witness Information 
B. Maps: surrounding zoning, future land use and aerial photograph 
C. Development Services Section memorandum concerning Parking.  
D. Resolution Z-19-021, Amendments: ADD2019-00133, ADD2019-00203, and ADD2023-

00091 
E. Application and Narrative 
F. Applicant’s Parking Study  
G. Legal Description 
 

 

  


























































































































































































































































