Staff's 48 Hour Letter
Dated 08-13-2024
DCI2023-00033

MEMORANDUM
FROM

THE DEPARTMENT OF
COMMMUNITY DEVELOPMENT

TO: Donna Marie Collins DATE: August 13, 2024

Hearing Examiner
FROM: MarySue Groth

Senior Planner

RE: Staff 48-Hour Letter
DCI2023-00033 — Heights Career Technical School

SUMMARY:

The above-referenced case was scheduled to be heard by the Hearing Examiner on February
29, 2024, prior to being deferred to March 28, 2024, and again to August 15, 2024. During that
time, the applicant revised the Master Concept Plan, and staff recommends additional
conditions and deviations based on the revisions to the Master Concept Plan.

The original staff report recommended approval of the request and found that it complies with
the decision-making criteria for amendments to a planned development found in the Lee County
Land Development Code Section 34-145. The staff recommendation remains unchanged by the
modification to the Master Concept Plan and corresponding conditions and deviations.

The changes to the request are summarized as follows:

1. The Master Concept has been revised to reflect a change in the maximum permitted
building height from 36 feet to 50 feet.
2. The staff-recommended Conditions and Deviations include modifications to:

a. Development Parameters.

b. Schedule of Uses — (all commercial uses proposed for the Commercial Planned
Development except the School, Commercial and Noncommercial use have been
removed).

The Transportation Condition.
The language of Deviation 14 has been revised for clarification.
e. Deviation 15 has been revised to reflect specific buffer materials within the Pine

Ridge Road and Gladiolus Drive buffers.

f. Deviation 16, requesting relief from LDC Section 10-416(c)(11), has been added.

e o

Staff has reviewed the revised request and Master Concept Plan submitted by the applicant and
is in agreement with the revisions to the Master Concept Plan, conditions and deviations.

Please contact me if you have any questions or concerns.
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Respectfully Submitted,

MarySue Groth
Senior Planner, Zoning Section

Attachments

Revised Master Concept Plan dated June 2024
Revised Conditions and Deviations

Revised Staff Expert Witness List
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28100 Bonita Grande Drive
Suite 305

Bonita Springs, Florida 34135
Tel: 239.405.7777
www.rviplanning.com

HEIGHTS CAREER TECH SCHOOL « TYPE ‘D’ BUFFER - SOUTH PROPERTY BOUNDARY

Q@ Lee County, FL
T June 24, 2024
# 22005110
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For illustrative purposes only.
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Heights Career Technical School — DCI2023-00033

Attachment C — Conditions and Deviations

A. CONDITIONS

All references to uses are defined or listed in the Lee County Land Development Code (LDC).

1.

Master Concept Plan/Development Parameters

MCP. The development of the CPD must be consistent with the six-page MCP entitled “Heights

Career Technical School at Crosslands CPD” dated June 2024, except as modified by the conditions
below. The Residential Planned Development (RPD) must be consistent with the Master Concept
Plan entitled “Master Site Plan, Edisto Lake Apartments” stamped approved by the Division of
Development Services on March 30, 1995. Resolutions Z-86-081, Z-87-103, and Administrative
Deviation 95-01-232.02A are hereby amended and superseded in strikethrough and underline
format herein.

Land Development Code and Lee Plan. Development must comply with the LDC and Lee Plan at

time of development order approval, except as may be granted by deviation herein. Subsequent
changes may require additional zoning approval.

Development Parameters. The RPD is limited to 376 dwelling units not to exceed 35 feet in height,
on 90.9 acres. The development will also include accessory recreational uses, model and sales
center, and an on-site sewage treatment system. The CPD is limited to a 66,500 square feet of
commercial floor area, with a maximum building height of 50 feet, on 4.977 acres.

Prior Approvals. These conditions and deviations codify and supersede Resolution Z-86-081,
Resolution Z-87-103, and Administrative Deviation 95-01-232.02A.

Uses and Site Development Regulations
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a. Schedule of Uses

RPD

Accessory Uses and Structures

Administrative Office

Dwelling Units — Multiple Family, Townhouse, Duplex
Entrance Gates, Gates Houses

Excavation, Water Retention

Fences and Walls

Model Home, Sales Center

Recreational Facilities — Private, Onsite

Signs

cp
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Schools, Commercial and Noncommercial

Site Development Regulations

RPD
Boundary setback 20 feet
Waterbody setback 10 feet (See Deviation 1)

CPD

Minimum Lot Size (Corner Lots): 20,000 SF
Minimum Lot Depth: 100 feet
Minimum Lot Width: 100 feet
Maximum Building Height: 36-feet50 feet

Maximum Lot Coverage: 40 percent
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Minimum Open Space: 1.51 acres (see Condition 2 4.a)

Minimum Setbacks:

Street, Gladiolus Drive (arterial): 25 feet
Street, Richwood Drive (private): 20 feet
Street, Pine Ridge Road (Collector): 25 feet
Side Yard: 15 feet

3. RPD Conditions— The following conditions were approved by Resolution Z-86-081 and have been
determined by County staff to be satisfied, or no longer applicable.
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Environmental conditions
a. The development order plans must depict 1.51 acres of open space for the
commercial tract.

The development order plans must demonstrate the proposed wall abutting to the
multi-family development, no less than 3 feet as measured above finished grade.

The development order plans must demonstrate no palms within the buffer abutting
multi-family residential. Plans must be in substantial compliance with the cross-
section entitled Enhanced Type “C” buffer — north and east property (Sheet 3 of the
MCP). The applicant must plant trees at 12-14 feet in height, and shrubs at 48 inches
at the time of installation for all buffers. Shrubs must be maintained at 60 inches.

DEVIATIONS
Waterbody setback: Deviation 1 seeks relief from LDC Section 34-845 which requires the

minimum setback from a structure to a waterbody of 25 feet, to allow for a 10-foot waterbody
setback from a structure to a water body (measured at top of bank).
(Staff Note: Existing deviation from Resolution Z-86-081)

Withdrawn
(Staff Note: Existing withdrawn deviation from Resolution Z-86-081)

Excavation setback: Deviation 3 seeks relief from LDC Section 10-329(d)(3) which requires a
setback for an excavation from a private property line of 50 feet, to allow an excavation setback
of 25 feet as shown on the MCP.

(Staff Note: Existing deviation from Resolution Z-86-081)

Withdrawn. Minimum excavation setbacks to a quarter section line of 60 feet, to 0 feet for the
north-south line in Section 32.

(Staff Note: Deviation 4 withdrawn as minimum excavation setbacks to a quarter section line are
not required in the current Land Development Code standards).

Withdrawn. Requirement that street access be provided to adjoining property, to eliminate a
connection to the adjoining local road system.
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11.
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(Staff Note: Deviation 5 withdrawn as street access land development requirements per LDC
Section 10-295 are where deemed necessary by the Director of Development Services.)

Connection separation: Deviation 6 seeks relief from LDC Section 10-285 connection separation,
which requires a minimum intersection spacing of 660 feet along principal arterial streets, to allow
a separation of 588 feet along Gladiolus Drive.

(Staff Note: Existing deviation from Resolution Z-86-081)

Withdrawn. Minimum setbacks from roads, streets, and drives of 80 feet from the centerline of
Pine Ridge Road, to 75 feet.

(Staff Note: Deviation 7 withdrawn as minimum setbacks from roads, streets, and drives from
centerlines are not required in the current Land Development Code standards).

Withdrawn. Minimum perimeter setbacks for incompatible developments from 25 feet to 20 feet
on the south and east property lines.

(Staff Note: Deviation 8 withdrawn as minimum perimeter setbacks for incompatible
developments are not required in the current Land Development Code standards).

Withdrawn. Deviation from the requirement of a minimum 60-foot setback from a structure to
quarter section line, to allow a 0-foot setback.

(Staff Note: Deviation 9, which was approved by Resolution Z-87-103, is withdrawn as minimum
excavation setbacks to a quarter section line are not required in the current Land Development
Code standards).

Intersection Design: Deviation 10 seeks relief from LDC Section 10-296(j) which requires streets
to be designed to intersect as nearly as possible at right angles, to allow alternative cross section
in the form of a “rotary” intersection.

(Staff Note: Existing deviation from Administrative Deviation 95-01-232.02A)

Cul-de-sacs: Deviation 11 seeks relief from LDC Section 10-296(k) which requires dead-end
streets, designed to be so permanently, must be closed at one end by a circular turn around for
vehicles, to allow an alternative turn-around in lieu of a cul-de-sac termination of a private local
road.

(Staff Note: Existing deviation from Administrative Deviation 95-01-232.02A)

Grading and centerline gradients: Deviation 12 seeks relief from LDC Section 10-296(d)(2) which
states that grading and centerline gradients are per plans and profiles approved by the Director
of the Department of Development Services for privately maintained roads, to allow an
alternative road cross section in the form of a “mono slope” pavement on Clear Lake Loop.
(Staff Note: Existing deviation from Administrative Deviation 95-01-232.02A)

Connection separation: 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.

This deviation is APPROVED.
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Buffer types: 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 finished grade of the projects site, to allow no wall and Enhanced

Type C buffer.

This deviation is APPROVED subject to Condition 2 4.b.

15. Buffer planting heights: 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.

i or cide of "
Within the Pine Ridge Road 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-foot clear trunk must be planted at existing and finished grade per
100 linear feet. In portions of the buffer where there is insufficient room to plant trees, palms
and hedge at both existing and finished grade, the required trees, palms, and hedge will be
planted on the existing grade side of the wall and native grasses will be planted at the finished
grade (interior) side of the wall.

c. Within the Gladiolus Drive Type D buffer, where the site is adjacent to rights-of-way and a
retaining wall is constructed, four (4) canopy trees at 12’ in height and five (5) Cabbage Palms
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with a minimum 10’ clear trunk shall be planted at existing and finished grade per 100 linear
feet. Alternatively, five (5) Royal Palms with a minimum 10’ clear trunk may be planted at
existing and finished grade per 100 linear feet along the intersection of Gladiolus Drive and
Pine 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).

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

e. 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.

This deviation is APPROVED subject to the following conditions:

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

2. 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.

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.

4, 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.

16. Deviation 16 seeks relief from LDC Section 10-416(c)(11) “Use of Buffer Areas”, which permits
passive recreational uses such as pedestrian, bike or equestrian trails with required buffers
provided not more than twenty percent of the width of the buffer is impervious surface, to allow
up to thirty percent of the width of the buffer be impervious surface.

This deviation is APPROVED.
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LEE COUNTY STAFF EXPERT WITNESS INFORMATION
PROVIDED PURSUANT TO AC-2-6, SECTION 2.2.b(5)(F)3.

Case Number: DCI2023-00033
Project Name: Heights Career Technical School
Hearing Examiner Date: August 15, 2024

MarySue Groth, Senior Planner, Zoning, 1500 Monroe Street, Fort Myers, FL 33901

o Previously qualified as an expert witness by the Lee County Hearing Examiner. Current resume is
on file with the Hearing Examiner.

e Seeking to be qualified as an expert witness in the Lee County Land Development Code, Lee Plan,
and Environmental Sciences.

e Report and documents are submitted with the Staff Report for this case. Additional documents
that may be relied upon and used as evidence during the hearing include: the Lee County Land
Development Code, the Lee Plan, and documentation submitted by the applicant as part of the
subject application.

Brian Roberts, Planner, Planning, 1500 Monroe Street, Fort Myers, FL 33901

e Previously qualified as an expert witness by the Lee County Hearing Examiner. Current resume is
on file with the Hearing Examiner.

e Seeking to be qualified as an expert witness in the Lee County Land Development Code and Lee
Plan.

e Report and documents are submitted with the Staff Report for this case. Additional documents
that may be relied upon and used as evidence during the hearing include: the Lee County Land
Development Code, the Lee Plan, and documentation submitted by the applicant as part of the
subject application.

Ally Hall, P.E., Plan Reviewer, Development Services, 1500 Monroe Street, Fort Myers, FL 33901

e Previously qualified as an expert witness by the Lee County Hearing Examiner. Current resume is
on file with the Hearing Examiner.

o Seeking to be qualified as an expert witness in the Lee County Land Development Code and Lee
Plan.

e Report and documents are submitted with the Staff Report for this case. Additional documents
that may be relied upon and used as evidence during the hearing include: the Lee County Land
Development Code, the Lee Plan, and documentation submitted by the applicant as part of the
subject application.

Marcus Evans, P.E., Engineer, Infrastructure Planning, 1500 Monroe Street, Fort Myers, FL 33901
e Previously qualified as an expert witness by the Lee County Hearing Examiner. Current resume is
on file with the Hearing Examiner.
e Seeking to be qualified as an expert witness in the Lee County Land Development Code and Lee
Plan.
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Report and documents are submitted with the Staff Report for this case. Additional documents
that may be relied upon and used as evidence during the hearing include: the Lee County Land
Development Code, the Lee Plan, and documentation submitted by the applicant as part of the
subject application.

Nic DeFilippo, Senior Environmental Planner, Planning, 1500 Monroe Street, Fort Myers, FL 33901

Previously qualified as an expert witness by the Lee County Hearing Examiner. Current resume is
on file with the Hearing Examiner.

Seeking to be qualified as an expert witness in the Lee County Land Development Code, Lee Plan,
and Environmental Sciences.

Report and documents are submitted with the Staff Report for this case. Additional documents
that may be relied upon and used as evidence during the hearing include: the Lee County Land
Development Code, the Lee Plan, and documentation submitted by the applicant as part of the
subject application.

Elizabeth Workman, Environmental Planner, Planning, 1500 Monroe Street, Fort Myers, FL 33901

Previously qualified as an expert witness by the Lee County Hearing Examiner. Current resume is
on file with the Hearing Examiner.

Seeking to be qualified as an expert witness in the Lee County Land Development Code, Lee Plan,
and Environmental Sciences.

Report and documents are submitted with the Staff Report for this case. Additional documents
that may be relied upon and used as evidence during the hearing include: the Lee County Land
Development Code, the Lee Plan, and documentation submitted by the applicant as part of the
subject application.

Jillian Scholler, Deputy Director Transportation, Planning, 1500 Monroe Street, Fort Myers, FL 33901

Previously qualified as an expert witness by the Lee County Hearing Examiner. Current resume is
on file with the Hearing Examiner.

Seeking to be qualified as an expert witness in the Lee County Land Development Code, Lee Plan,
and Transportation.

Report and documents are submitted with the Staff Report for this case. Additional documents
that may be relied upon and used as evidence during the hearing include: the Lee County Land
Development Code, the Lee Plan, and documentation submitted by the applicant as part of the
subject application.
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