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Lee County, Florida 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

ZONING SECTION  
STAFF REPORT 

 
CASE NUMBER:  DCI2023-00033 
TYPE OF CASE:  Commercial Planned Development Amendment 
CASE NAME:  Heights Career Technical School 
TOTAL ACREAGE AFFECTED BY REQUEST: 4.88+/- acres  
SUFFICIENCY DATE: January 4, 2024 
HEARING EXAMINER DATE: March 28, 2024 (Deferred from February 29, 2024) 
 
REQUEST:  
Peninsula Engineering, on behalf of Heights Land Company Inc, has filed an application to amend the 
Crosslands Commercial Planned Development (CPD) initially approved by Resolution Z-86-081, and 
amended by Resolution Z-87-103, to allow an increase in commercial retail intensity from 23,000 square 
feet to 66,500 square feet, and an increase in building height from 35 feet to 50 feet, on a project known 
as Heights Career Technical School.  
 
Subsequent to staff finding the case sufficient and the advertised public notification of the scheduled 
hearing, the applicant requested to amend the building height request from 50 feet to 36 feet, in 
consideration of compatibility with surrounding neighborhoods. The staff recommendation and 
conditions of approval take into account this modification.    
 
The subject property is located at 10940 Gladiolus Drive, east of Pine Ridge Road, and west of Edisto Way, 
and consists of one STRAP number (32-45-24-00-00002.0010). The property is within the Urban 
Community Future Land Use Category and the Coastal High Hazard Area as established by the Lee County 
Comprehensive Plan (the Lee Plan). The legal description for this property may be found as Attachment 
B.   
 
The applicant has requested three (3) deviations from Land Development Code (LDC) requirements 
related to connection separation, buffer requirements, and plant material standards (Attachment I). Staff 
has recommended approval of deviations with conditions.  
 
SUMMARY: 
Staff recommends APPROVAL of the applicant’s request, with Conditions found in Attachment F.  
 
PARCEL HISTORY:  
Approximately 95.9+/-acres of land, including the subject property, were rezoned from Agricultural (AG-
2), to Residential Planned Development (RPD) (90.9 acres) and Commercial Planned Development (CPD) 
(4.977 acres) by Resolution Z-86-81, to permit a mixed-use residential and commercial development. The 
RPD would include 376 dwelling units not to exceed 45 feet in height, accessory recreational uses, model 
and sales center, and an on-site sewage treatment system, and requested eight (8) deviations from the 
LDC. The CPD would include 23,000 square feet of retail commercial and professional space not to exceed 
35 feet in height. Subsequent Resolution Z-87-103 would amend the required minimum 60-foot section 
line setback, to allow a 0-foot setback. Administrative Deviation 95-01-232.02A approved three (3) 
additional deviations from roadway design requirements (see Attachment D). 
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The subject property is an undeveloped property located southwest of the Crosslands Residential Planned 
Development (RPD), also zoned within Resolution Z-86-081. To the west of the subject property, across 
Pine Ridge Road, is the Blue Stone Residential Planned Development (RPD), and to the east, across Edisto 
Way, are conventionally zoned Residential Two-Family Conservation District (TFC-2) properties. To the 
south of the subject property, across Gladiolus Drive, are General Commercial (CG) and Light Industrial 
(IL) zoned districts.  
 
ANALYSIS: 
LDC Section 34-145 establishes the review criteria for requests for amendments to a planned 
development. Before recommending approval, 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. 

 
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 request statement addressing the motive of rezoning and analysis of the 
decision-making criteria (see Attachment G). The following sections provide staff’s analysis of the request, 
as measured by the review criteria. 

a. Lee Plan Compliance 
 
The parcel is located in the Urban Community Future Land Use Category, described by Policy 1.1.4 of the 
Lee Plan. The policy states, “As in the Central Urban future land use category, predominant land uses in 
this 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.” As 
part of the future urban and suburban areas pursuant to Objective 1.1, the project site is in a designated 
area for varying intensities that provide for a full range of urban activities. Commercial uses are permitted 
in the Urban Community future land use category, and the proposed amendment to the Commercial 
Planned Development (CPD) to allow an increase in commercial retail intensity is consistent with the 
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surrounding commercial and residential community consistent with the objective. Staff finds the 
proposed amendment to the Commercial Planned Development (CPD) consistent with Policy 1.1.4 of the 
Lee Plan.  
 
Objective 2.1 of the Lee Plan promotes contiguous and compact growth to contain urban sprawl. The 
proposed amendment will allow development of an infill project that serves the surrounding 
community. Objective 2.2 and Policy 2.2.1 discuss new growth in future urban areas where adequate 
public facilities exist or are assured. The property is located within an existing CPD that lies at the 
intersection of county-maintained, major collector Pine Ridge Road, and county-maintained, arterial 
Gladiolus Drive. Existing infrastructure of water and sewer is in place, and utilities are available to the 
site. Adequate public facilities including fire, police, EMS, solid waste, and public schools serve the 
property. Staff finds the request consistent with Objective 2.1, Objective 2.2, and Policy 2.2.1 of the 
Lee Plan.  

The applicant has provided a Letter of Availability from the Lee County Utilities stating potable water and 
sanitary sewer lines are in operation adjacent to the property, and presently has sufficient capacity to 
provide service based on the estimated flow demand provided at time of submittal (see Attachment R) 
fulfilling requirements of Standard 4.1.1: Water, and Standard 4.1.2: Sewer of the Lee Plan. Staff finds 
the request is consistent with Standard 4.1.1 and 4.1.2 of the Lee Plan. 

Objective 5.1 states all development approvals for residential, commercial, and industrial land uses must 
be consistent with certain criteria, and the general standards under Goal 4. The subject property resides 
within a Commercial Planned Development, abutting a residential neighborhood that was rezoned 
concurrently. Policy 5.1.5 requires protection to existing and future residential areas from any 
encroachment of uses that are potentially destructive to the character and integrity of the residential 
environment. The Land Development Code provides buffer, setback, screening, and architectural 
requirements to minimize negative impacts associated with commercial uses abutting a residential 
neighborhood. The applicant has provided additional plant material, enhanced landscaping, and a 
proposed retaining wall/solid wall combination to be installed within the buffer to sufficiently screen the 
development from the adjacent residential uses and provide for additional compatibility (Attachment E). 
The development does not encroach into the surrounding residential neighborhoods. Staff finds the 
request, as conditioned, consistent with Objective 5.1 and Policy 5.1.5.  

Goal 6 of Lee Plan is to permit orderly and well-planned commercial development at appropriate locations 
within the County. The subject property is an existing undeveloped Commercial Planned Development 
(CPD), and the proposed amendment will allow development of an infill project.  
 
Pursuant to Policy 6.1.1, the applicant provided the required Traffic Impact Statement (TIS), (Attachment 
P), that stated the Level of Service analysis conducted indicated all roadways operate above the minimum 
adopted Level of Service both with and without the proposed development, and no roadway capacity 
improvements will be warranted as a result. An additional traffic study (Attachment T) was provided by 
the applicant to support Deviation 10 for connection separation, discussed later in this report.  A Master 
Concept Plan detailing landscaping, screening, and buffering was provided (see Attachment E), ensuring 
compatibility with the adjacent land uses and surrounding neighborhoods. The subject property is in the 
Urban Community Future Land Use category, which is characterized by a mixture of relatively intense 
commercial uses and has available and adequate services and facilities to service the proposed project. 
The applicant provided the required Environmental Assessment & Protected Species Survey (Attachment 
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J) indicating no listed species are observed on the property, and the site design depicts open space that 
exceeds the 30 percent minimum requirement for a large development.      
  
As previously stated, the property lies within an existing Commercial Planned Development (CPD) with 
commercial uses entitled mirroring permitted uses in the Community Commercial (CC) zoning district, 
including commercial schools fulfilling Policy 6.1.4. As previously stated, a TIS was provided indicating the 
proposed use would not impact the carrying capacity of the roads and streets, pursuant to Policy 6.1.5.   
 
Staff finds the request consistent with Lee Plan Goal 6, Policy 6.1.1, 6.1.4, and 6.1.5.  
 
Objective 67.3 states “The County will seek to have the siting of all new schools follow these policies 
aimed at land use and transportation compatibility”. As previously demonstrated, the subject property is 
zoned for Commercial Planned Development (CPD) with schools being an established use, fulfilling Policy 
67.3.13. The location of the property allows for a geographically diversified neighborhood school campus 
that will provide educational services to the Harlem Heights community, and the applicant provided the 
required TIS supporting the proposed project and the transportation compatibility. Staff finds the request 
consistent with Lee Plan Objective 67.3 and Policies 67.3.13.  
 
Consistent with LDC Section 10-415 and 34-414, the applicant has designed the site to exceed the 30 
percent minimum open space requirement for a large development. Open space is met through enhanced 
landscape areas, buffers, and dry detention areas. County Environmental Staff has recommended the 
condition that prior to issuance of the first development order, the development order plans must depict 
1.51 acres of open space for the commercial tract, as depicted on the Master Concept Plan (Attachment 
E). The site does not contain any indigenous communities or trees, and per the provided Environmental 
Assessment & Protected Species Survey (Attachment J), no listed species were observed on the project 
site, fulfilling Objective 77.3 and Policy 77.3.1 of the Lee Plan. Staff finds the request consistent with Lee 
Plan Objective 77.3 and Policy 77.3.1.  
     
The subject property is located within the Coastal High Hazard Area as established by the Lee Plan. Policy 
101.1.1 requires 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.” The applicant has indicated all development will meet local and state 
requirements at the time of development. The proposed project was designed for development within 
uplands, per the provided FLUCCS Map (Attachment K), fulfilling Policy 101.3.2. Staff finds the request 
consistent with Lee Plan Policies 101.1.1 and Policy 101.3.2.  
 
The proposed project will provide a variety of educational programs to the Harlem Heights neighborhood, 
promoting community, economic development, and diversification, fulfilling Objective 158.5. The goal of 
the vocational school is to provide occupational training and education through higher learning, pursuant 
to Policy 158.5.2 and Policy 158.3. Staff finds the request consistent with Lee Plan Objective 158.5 and 
Policies 158.5.2 and 158.3.  
 

b. Meets this Code and other applicable County regulations or qualifies for deviations; 
 
The applicant has acknowledged that at the time of development, Land Development Code and other 
applicable county regulations will be required and considered. The applicant has requested and justified 
the following three (3) deviations for the planned development request (Attachment I) in addition to 
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the previous twelve (12) deviations from Resolution Z-86-081, Resolution Z-87-103, and Administrative 
Deviation 95-01-232.02A:  
 
Deviation 13 seeks relief from LDC Section 10-285, Table 1 Connection Separation, which requires a 330-
foot separation for motor vehicles located along major collectors within Future Urban designated areas, 
to allow a 195-foot separation for the proposed motor vehicle connection on Pine Ridge Road from 
Richwood Drive. The property has an existing access off Gladiolus Drive on Edisto Way along the eastern 
subject property line. Edisto Way is a shared access way governed by an access easement with the 
adjacent residential development and does not provide sufficient access for the proposed development. 
The proposed Pine Ridge Road ingress/egress location will provide additional and adequate access to the 
project site and will allow the public and emergency services to function safely. Initially, the Lee County 
Department of Transportation (LCDOT) did not endorse the proposed access from Pine Ridge Road, due 
to the presence of an existing stub-out from Richwood Drive to the north of the subject property. 
However, Richwood Drive is a non-county-maintained road that provides access to the abutting 
residential community, and legal access is not allowable from the subject property. Due to LDCOT 
concerns, the applicant provided post-sufficiency documentation from Pacifica Edisto Lake, LLC, the 
owner of Edisto Lake Apartments north of the subject property, stating they do not wish to pursue an 
interconnection (Attachment Q). The applicant provided a turn-lane exhibit (Attachment R), and a Final 
Plan Approval Letter (Attachment S) issued by Lee County on May 10, 1990, to the Edisto Lake Apartments 
that depicts access to the commercial parcel from Pine Ridge Road, making the current access request in 
substantial compliance with the 1990 Final Plan Approval. The access is proposed via right-in/right-out 
only access along Pine Ridge Road and via right-in/right-out only access along Gladiolus Drive.  Further, 
the applicant provided an additional traffic study, which concluded that no operational or safety issues 
along this segment of Pine Ridge Road would be created from the access (Attachment T). LCDOT provided 
a traffic-related analysis (Attachment U) in support of Deviation 10. The reduction in connection 
separation will have no negative impact on public health, safety, or welfare.  
 
Staff recommends approval of the deviation subject to the following condition:  
 

- Development intensity is limited to new trips generated by a 165-student Junior/Community 
College use based upon the Institute of Transportation Engineers (ITE) Trip Generation Manual in 
effect at time of local development order. 

 
Deviation 14 seeks relief from LDC Section 10-416(d)(4) Buffer Types, which requires Type C buffers 
provide a solid wall, berm or wall and berm combination, not less than eight feet in height as measured 
from the finished grade of the project site, to allow a solid wall/retaining wall combination not less than 
eight feet in height measured from the existing grade of the project. Figure 1: Code Required Scenario 
Along Multi-Family Residential provides a cross section illustration of an 8-foot wall, installed within the 
Type C buffer, and measured from the finished elevation of the project site in compliance with the LDC. 
The required code minimum Type C buffer planting is shown on the exterior side of the wall, facing the 
adjacent residential development. In compliance with the LDC requirement, the wall would be 
approximately 13 feet in height as measured from the abutting property and would not enhance the 
visuals of the site to the adjacent property. 
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Figure 1: Code Required Scenario Along Multi-Family Residential from Peninsula Engineering (see 
Staff Report Attachment G) 
 
The approval of this deviation will allow a retaining wall/solid wall combination, not less than 8 feet in 
height, measured from the existing grade of the project site. Additional plant material and enhanced 
landscaping, as outlined in Deviation 15, will be installed within the buffer to sufficiently screen the 
development from adjacent residential uses. The enhanced landscape buffers, along with the proposed 
retaining wall/solid wall combination measured from existing grade, create a more visually appealing 
development. Figure 2: Deviation 14 Cross-section Illustration Along Multi-Family Residential illustrates 
the 8-foot solid wall/retaining wall combination, installed within an enhanced Type C buffer, measured 
from the existing elevation of the project site, and is incorporated into the Master Concept Plan on Sheet 
3.  
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Figure 2: Deviation 14 Cross-section Illustration Along Multi-Family Residential from Peninsula 
Engineering (see Attachment E, sheet 3) 
 
Staff recommends approval of the deviation subject to the following condition:  
 

- Prior to the issuance of the first development order, plans must demonstrate the proposed wall 
abutting the multi-family development to the northeast be no less than 3 feet in height as 
measured from finished grade.  

 
Deviation 15 seeks relief from LDC Section 10-420(f) Buffer planting heights, which requires the height of 
all trees, palms, and shrubs located within buffers to be measured from the parking lot grade of the project 
site, to allow the height of trees, palms, and shrubs within the buffer to be measured from the final grade 
in which they are planted, subject to the following provisions:  
 

a. Within the Type ‘C’ buffers, where the site is adjacent to residential development and a 
retaining wall is constructed, a single row of shrubs 5 feet in height, spaced 4 feet on center 
and a single row of native canopy trees 12 to 14 feet in height at five (5) trees per 100 linear 
feet must be planted at the finished grade of the project site, and a single row of shrubs 
planted at 5 feet in height and maintained at a minimum of 7 feet in height must be planted 
and spaced 4 feet on center within the existing grade buffer adjacent to the retaining wall. An 
additional row of native canopy trees 12 to 14 feet in height with five (5) trees per 100 linear 
feet must be planted within the existing grade planting area adjacent to the retaining wall, 
these additional trees may count towards the general tree requirement pursuant to LDC 
Section 10-416.  

b. Within the Type ‘D’ buffers, where the site is adjacent to rights-of-way and a retaining wall is 
constructed, four (4) canopy trees at 12 feet in height and five (5) Cabbage Palms with a 
minimum 10’ clear trunk must be planted at existing and finished grade per 100 linear feet. 
Alternatively, five (5) Royal Palms with a minimum 10-foot clear trunk per 100 linear feet may 
be planted at existing and finished grade along the intersection of Gladiolus Drive and Pine 
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Ridge Road. The required double hedge row may be split so that one hedge row is planted at 
existing grade (external side of the wall) and one hedge row is planted at finished grade 
(interior side of the wall). 

 
The deviation is being requested due to the need for the development to comply with FEMA 
requirements, which requires elevation of the site to 11+/-feet where existing elevations range from 
3.5+/- to 4.5+/- feet. Planting trees at the height of the finished grade would make it difficult to locate for 
buffer material and cause financial burden to the applicant.  
 
Staff recommends approval of the deviation subject to the following conditions: 
 

- Prior to issuance of the first development order, the plans must demonstrate no palms within the 
buffer abutting the multi-family residential.  

- Prior to issuance of the first development order, the plans must be in substantial compliance with 
the cross-sections on the Master Concept Plan sheets 2 and 3.  

- One (1) gallon native grasses and groundcovers must be provided at 36 inches on center within 
the existing grade portions of the Type ‘C’ and Type ‘D’ buffers. 

- Additional plantings apply only to boundaries where a retaining wall or retaining wall/solid wall 
combination are constructed. Should a retaining wall not be constructed along any portion of the 
property boundaries, standard buffer plantings will be installed per LDC requirements. 

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

 
As previously mentioned, the subject property is part of an existing Commercial Planned Development 
(CPD), where established uses include schools. The proposed amendment will allow development of an 
infill project.  
 

d. Will provide access sufficient to support the proposed development intensity; 
 
The proposed project has existing shared access with the Residential Planned Development on Edisto Way 
to the east, and a proposed access on Pine Ridge Road to the west.  
 

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

 
The applicant provided the required Traffic Impact Statement (TIS), (Attachment P), that stated the Level 
of Service analysis conducted indicated all roadways operate above the minimum adopted Level of Service 
both with and without the proposed development, and no roadway capacity improvements will be 
warranted as a result. The report indicated turn lane improvements at the site access drive intersections 
will be evaluated at time of development order. Further, the applicant provided an additional traffic study, 
which concluded that no operational or safety issues along the segment of Pine Ridge Road would be 
created from the access on the roadway (Attachment T). LCDOT staff recommended a condition that 
“Development intensity is limited to new trips generated by a 165-student Junior/Community College use 
based upon the Institute of Transportation Engineers (ITE) Trip Generation Manual in effect at time of 
local development order (Attachment U).”  
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f. Will not adversely affect environmentally critical or sensitive areas and natural resources: 
 

The subject property is not located in a flow-way and does not contain wetlands. The applicant provided 
the required Protected Species Survey that includes the Florida Land Use Cover and Classification System 
(FLUCCS) map depicting meandering pedestrian transects methodology used to survey the project and a 
detailed FLUCCS for the project area (Attachment K). No listed species were observed. The subject 
property is cleared, routinely mowed, and has been surrounded by development, providing sufficient 
evidence that environmentally sensitive areas are unlikely to exist on the subject property. The applicant’s 
provided Master Concept Plan (Attachment E) depicts a proposed 0.13+/- acre detention area to the east 
of the building adjacent to Edisto Way. County environmental staff provided a report (Attachment O) 
analyzing the request, and made the following findings: 
 
Open Space 
The project meets the large commercial development definition (Land Development Code Section 10-1). 
LDC Section 10-415(a) requires the applicant to provide 30 percent open space for large commercial 
developments. The applicant has provided a Master Concept Plan (MCP) that depicts 1.51 acres of open 
space and exceeds the minimum 30 percent required open space for commercial developments. 
 
Staff recommends the following open space condition to ensure that 1.51 acres of open space is 
provided: 
 

- Prior to the issuance of the first development order, the development order plans must depict 
1.51 acres of open space for the commercial tract.  

 
Indigenous Open Space Preservation 
The Land Development Code requires that large projects must provide 50 percent of the open space 
percentage requirement through onsite preservation of existing native vegetation communities (LDC 
Section 10-415(b)). The applicant has demonstrated that a large majority of the site has been mowed and 
maintained. Therefore, no indigenous habitat is located on the project site.   

 
Buffers  
The proposed development abuts rights-of-way to the west and south, and residential to the east and 
north. The required buffers are as follows: 
 

North - The north property line abuts multi-family residential, as well as a Richwood Drive. LDC 
Section 10-416(d) requires a 30-foot Type F buffer or a 15-foot Type C buffer when a commercial 
use abuts a multifamily use. The applicant has requested a deviation for an alternate 15-foot Type 
C buffer. Staff has recommended approval of the deviation, subject to conditions (see Attachment 
F). The applicant is meeting the intent of the buffer per LDC Section 10-416(d). 

 
West – The west property line abuts Pine Ridge Road. LDC Section 10-416(d) requires commercial 
developments to provide a 15-foot type D buffer when the property abuts a right-of-way. The 
applicant has requested a deviation for an alternate 15-foot Type D buffer. Staff has 
recommended approval of the deviation, subject to conditions (see Attachment F). The applicant 
is meeting the intent of the buffer per LDC Section 10-416(d). 
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East - The east property line abuts multi-family residential. LDC Section 10-416(d) requires a 30-
foot Type F buffer or a 15-foot Type C buffer when a commercial use abuts a multifamily use. The 
applicant has requested a deviation for an alternate 15-foot Type C buffer. Staff has 
recommended approval of the deviation, subject to conditions (see Attachment F). The applicant 
is meeting the intent of the buffer, per LDC Section 10-416(d). 

 
South - The south property line abuts Gladiolus Drive. LDC Section 10-416(d) requires commercial 
developments to provide a 15-foot type D buffer when the property abuts a right-of-way. The 
applicant has requested a deviation for an alternate 15-foot Type D buffer. Staff has 
recommended approval of the deviation, subject to conditions (see Attachment F). The applicant 
is meeting the intent of the buffer per LDC Section 10-416(d). 

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

category.  
 

The parcel is located in the Urban Community Future Land Use Category, described by Policy 1.1.4 of the 
Lee Plan. The policy states, “As in the Central Urban future land use category, predominant land uses in 
this 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.” As 
part of the future urban and suburban areas pursuant to Objective 1.1, the project site is in a designated 
area for varying intensities that provide for a full range of urban activities. The following services are 
available to accommodate the request:  
 
Utilities 
The applicant has provided a Letter of Availability from the Lee County Utilities stating potable water and 
sanitary sewer lines are in operation adjacent to the property, and sufficient capacity exists to provide 
service based on the estimated flow demand provided at time of submittal (see Attachment V). The 
applicant has indicated the proposed development will connect to existing potable water and sanitary 
sewer lines that are in current operation adjacent to the property.  
 
Fire and Medic 
Iona-McGregor Fire Department, Station 75, and EMS Medic 27, are located at 15650-680 Pine Ridge 
Road, is approximately 0.29 miles away.  

Sheriff 
Lee County Sheriff’s Office, located at 15650-680 Pine Ridge Road, is approximately 0.29 miles away.  

Transit 
Lee Tran Route 50 services this segment of Gladiolus Drive. There is an existing bus stop on Gladiolus Drive 
(Stop #11131) abutting the subject property. Lee Tran Route 50 provides service from Southwest Florida 
International Airport to Ft. Myers Beach Park and Ride on San Carlos Boulevard.  
 
Public Schools 
The property is within the Lee County School District South Zone, District Area 1.  
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For Planned Developments: 
Staff has reviewed the request and finds:  
 

a) The proposed use or mix of uses is appropriate at the proposed location; 
 
The CPD has already been established and has been determined to be an appropriate mix of uses at this 
location. The proposed amendment allowing an increase to the permitted commercial floor area and 
building height to accommodate the future development of the Heights Career Technical School will 
enhance the use of the property and provide additional service to the community.  
 

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 
 

The CPD has established conditions that provide sufficient safeguards to the public interest, and the 
recommended conditions associated with the applicant’s request are reasonably related to the impacts 
on the public’s interest. Enhanced buffers and landscaping have been conditioned to sufficiently screen 
the development from adjacent residential uses, and the proposed retaining wall/solid wall combination 
measured from existing grade will create a more visually appealing development. 
 

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 requested three (3) additional deviations from Land Development Code (LDC) 
requirements (Attachment I). 
 
Staff recommends approval of all three deviations with Conditions set forth in Attachment F, finding that 
the deviations meet the criteria for approval.  
 
CONCLUSION 
 
The requested amendment to allow an increase in commercial retail intensity from 23,000 square feet to 
66,500 square feet and increase the building height from 35 feet to 36 feet, is consistent with the Lee Plan 
and Land Development Code. The proposed amendment remains consistent with the existing Commercial 
Planned Development and surrounding residential development within the Urban Community future land 
use as established by Lee Plan. Staff has concluded that the amendment will not result in negative impacts 
to urban services, infrastructure, or surrounding property. The subject property is sufficiently served by 
urban services. The request will not impact any wetland preserves, or flood hazard areas; or adversely 
affect environmentally critical or sensitive areas or natural resources. The amendment allows for support 
of existing mixed uses and is appropriate for the location, and the established CPD and proposed request 
contains sufficient safeguards to the public interest. Three additional deviations are being requested from 
the Land Development Code, and all existing deviations will remain in effect. Therefore, staff recommends 
APPROVAL of the applicant’s request, as conditioned in Attachment F. 
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ATTACHMENTS 
Attachment A – Lee County Expert Witness Information 
Attachment B – Sketch & Legal Description 
Attachment C – Case Maps 
Attachment D – Resolution Z-86-081, Resolution Z-87-103, and Administrative Deviation 95-01-232.02A 
Attachment E – Master Concept Plan Composite  
Attachment F – Proposed Conditions 
Attachment G – Applicant’s Narrative 
Attachment H – Schedule of Uses 
Attachment I – Schedule of Deviations and Justifications 
Attachment J – Environmental Assessment & Protected Species Survey 
Attachment K – FLUCCS Map 
Attachment L – Soils Maps 
Attachment M – Existing & Historic Flowways Map 
Attachment N – Rare & Unique Upland Habitat Map 
Attachment O – Environmental Staff Report 
Attachment P – Traffic Impact Statement 
Attachment Q – Edisto Apartments Correspondence 
Attachment R – Turn Lane Exhibit  
Attachment S – Lee County 1990 Final Plan Approval Letter 
Attachment T – Traffic Memo for Deviation 10 
Attachment U – DOT Traffic-Related Analysis 
Attachment V – Lee County Utilities Letter of Availability  
 


































































































































































































































































































































































































































































































































































































































































































