
 

RVi Planning + Landscape Architecture  •  28100 Bonita Grande Drive, Suite 305  •  Bonita Springs, FL 34135   • www.rviplanning.com 

August 11, 2024 
 
Ms. Donna Marie Collins, Chief Hearing Examiner  
The Office of the Lee County Hearing Examiner 
1500 Monroe Street, 2nd Floor 
Fort Myers, FL 33901 
 
RE:  Pine Island Road CPD (DCI2023-00015) 
 48-Hour Letter 
       
Dear Madame Hearing Examiner:   
 
On behalf of the applicant for DCI2023-00015, I am pleased to submit the information required in the 48-
Hour Notice and Exhibit List. In addition, enclosed is a list of applicant witnesses who we expect to be 
present and/or testify.  
 
Please note that the applicant is in general agreement with the staff report and proposed conditions with 
the following changes, shown in strikethrough/underline format.  
 

1) On Page 1 under “Request”, the Applicant proposes the following changes/corrections:  
 

• a maximum 10,000 100,000 square foot mini-warehouse/public warehouse, 
• 4,000 square foot carwash, 
• 2,500 square foot auto repair services, 
• 7,500 square foot convenience food and beverage store with 16 fuel pumps, OR 
• 5,000 square foot fast food restaurant, 
• 7,800 square foot commercial retail uses 

 
Applicant Discussion: The reference to 10,000 SF of mini-warehouse is a scrivener’s 
error and should be 100,000 SF per the Applicant’s application and supportive data.  
  
The addition of “public warehouse” is to address both types of “retail” warehousing 
intended by the Applicant. I.e. “mini-warehouse” which contains individual storage 
units accessed by separate exterior doors; and “public warehouse”, which contain 
internally accessed storage units. Please see revised Schedule of Uses and Deviations 
in “Applicant’s Proposed Conditions” attached.  
 
Both of these warehousing types are available to the general public and function the 
same from a trip generation standpoint, as both fall under “ITE Code 151, 
Miniwarehouse”. See also Parking Demand Study attached, which describes the uses 
under the same ITE code, and analyzes the associated parking demands, which Staff 
is in agreement with.   
 
Thus, the parking demand study supports Deviation #2 (reduced parking for both 
warehouse uses) and is appropriate to support the inclusion of public warehouse in 
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the Schedule of Uses, as it is based on ITE Code 151, which does no differential 
between internally and externally accessible storage uses.   
 
The layout of the building and parking area for both warehousing types are consistent 
with the tract labeled “self storage” on the MCP. Therefore, no changes to the MCP are 
triggered by the addition of this use. 

 
2) On Page 2 under “Outstanding Issues”, the Applicant agrees with Staff that Deviation #3 relating 

to internal right-of-way buffer can be removed.  
 

Applicant Discussion: This change has been reflected on the revised Schedule of 
Deviations and Master Concept Plan dated August 9, 2024 attached hereto. 

 
3) On Page 2 under “Outstanding Issues, the Applicant agrees with Staff that the Stormwater 

Management Narrative contemplates utilizing the upland preserve area as part of the stormwater 
management system, which could result in degradation of the upland habitat.  
 

Applicant Discussion: The enclosed Stormwater Management Narrative has been 
updated to eliminate reference to utilizing the upland preserve area as part of the 
stormwater management system.  
 

4) The Transportation Impact Statement (TIS) attached as part of Exhibit F represents an outdated 
version of the report. The TIS dated February 16, 2024 is the latest and is attached.  

 
Thank you for your consideration of the above information. We look forward to presenting the case at 
the hearing. 
 
Thank you,  
 
RVi Planning + Landscape Architecture 

 
Alexis Crespo, AICP 
Vice President of Planning 
 
CC: Chris Lascano 

Diogo Rodrigues 
Ted Treesh, PTP 
Barrett Stejskal 
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Pine Island Road CPD 
DCI2023-00015 

 
Exhibit List 

 
 

• Resume of Diogo Rodriques 
• Resume of Brett Nevaril 
• Applicant’s PowerPoint Presentation  
• Revised Master Concept Plan dated August 9, 2024 
• Applicant’s Proposed Conditions (strikethrough/underline version of Staff’s Conditions) 
• Revised Schedule of Deviations & Justifications 
• Revised Stormwater Management Narrative  
• Parking Demand Study  
• Revised Traffic Impact Statement dated February 16, 2024 
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Pine Island Road CPD 
DCI2023-00015 

 
Witness List 

 
Alexis Crespo, AICP – RVi Planning & Landscape Architecture, Inc., 28100 Bonita Grande Drive, Suite 
300, Bonita Springs, FL 34135, acrespo@rviplanning.com 
 
Diogo Rodrigues – Infinity Engineering Group, LLC, 1208 E. Kennedy Blvd., Suite 230, Tampa, FL 
33602, diogo.rodrigues@iegroup.net 
 
Brett Navril – Infinity Engineering Group, LLC, 1208 E. Kennedy Blvd., Suite 230, Tampa, FL 33602, 
brett.navril@iegroup.net 
 
Barrett Stejskal, RLA – BearPaws Environmental Consulting, 1599 Covington Circle East 
Fort Myers, FL 33919, bearpaws.env.consulting@gmail.com 
 
Ted Treesh, PTP – TR Transportation Consultants, 2726 Oak Ridge Ct., Suite 503, Fort Myers, FL 
33901, tbt@trtrans.net 
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Brett Nevaril 
 Partner / Managing Director 
Infinity Engineering Group, LLC  

1208 East Kennedy Boulevard, STE 230 
Tampa, FL 33602 

813-695-4646 
brett@iegroup.net 

 

Education 
 
 
                                                                   
 

Bachelor of Science, Civil Engineering  
University of South Florida 
 
Florida Engineer Intern 
 No. 496ET331 
 

Completed: January 1996  

 

Completed: May 1997 

 

Experience 
 
 
 

Partner / Managing Director - Infinity Engineering Group, LLC                         
 (July 2011- Present) 
 
Project Manager / Partner - Progressive Development Group, Inc 
 (March 1998 - June 2011)  
 
Project Engineer - MDM Services, Inc.  
 (January 1997 - February 1998)  
 
 
• Relationship Manager for several National clients including Bank of America, 5/3 Bank, 

Truist and numerous Florida based clients.  
• Manage multiple engineering projects in distinct phases from conceptual through 

construction. 
• Maintain relationships with numerous local Governmental Agencies including Lee County, 

Collier County, City of Ft. Myers, Tampa, Manatee County, Sarasota County, South 
Florida Water Management District, Florida Department of Transportation, Etc.  

• Coordinate the efforts of interdisciplinary teams consisting of Civil, Structural, Mechanical, 
Electrical, Transportation, and Environmental Engineers.  In addition to coordination 
with Architects and General Contractors. 

• Produce, Engineer, and Permitting of Commercial Development Construction drawings 
with associated design calculations, specifications and Land Development regulations. 

• Client Relation responsibilities include all aspects of project management from inception 
to closeout.  These responsibilities include initial and continuous contact with the client, 
project research preparation, coordinating with multiple governmental agencies 
throughout Florida, subconsultants, and contractors.   

• Engineering responsibilities include quality control of the construction documents and as-
built drawings.  Preparation of drainage reports, lift station reports, construction cost 
estimates, fire hydrant calculations, and other miscellaneous engineering calculations. Final 
Inspections of work to ensure jobs are built to plans and construction quality is acceptable. 

 

 
 
 
 

Job Description: 
 
 

Skills/Abilities Management  
 • Supervise 20 associates to meet time tables on individual projects. 

• Initiate dialogue with Local Government agencies to accomplish goals of our clients. 
• Produce monthly billing for all managed projects. 
• Instruct staff on possible methodologies to be implemented in the design of a project. 
• Consult Staff to resolve project issues as necessary. 
                                                                                                                                        

mailto:brett@iegroup.net


  
 
 
 
 
Communication 
 

 

 • Represent clients during public hearings with several City Commissions and Board of 
County Commissioners. 

• Communicate with clients and team members to maximize project success and meet all 
time tables. 

• Communication with local authorities having jurisdiction to ensure design process is 
accurate and acceptable.  

• Host staff design seminars in several areas including Stormwater management design and 
utility systems design. 

 

Technology Industry Related Software  
 • Maintain a strong grasp of multiple engineering based programs including Interconnected 

Pond Routing (ICPR), Drawdown Routing Analysis (MODRET), and Automated Computer-Aided 
Design and Drafting. 

• Use several other programs including Microsoft Word, Excel, PowerPoint and Outlook.                                                                                                                                            

Current Projects: Relevant Experience in Lee County  
   

• Fifth Third Bank – Petsmart/Target Outlot:  DOS2019-00104 
• Fifth Third Bank – College Parkway:  DOS2020-00006 
• Fifth Third Bank – Verdana Village:  DOS2024-00075 
• MY ITEC Lots 20, 21, 22: DOS2021-00067 
• Dona Jo Brand:  DOS2021-00115 
• ITEC Tract J: DOS2021-00181 
• Center Place:  DOS2022-00044 
• ITEC Tract “I” Flex Space:  DOS2022-00154 
• ITEC Tract “D” Storage:  DOS2022-00054 
• Synovus Bank:  DOS2023-00072 
• ITEC Alico East:  DOS2023-00178 
• Creel Tractors:  DOS2023-00093 
• Lee Road Industrial:  DOS2023-00070 
• Bank of America Daniels Crossing:  LDO2022-00343 

 



Diogo-Anibal Alves Rodrigues
Infinity Engineering Group, LLC.

1208 East Kennedy Boulevard, STE 230., Tampa, FL 33602 • Cell: (727) 290-5754 • diogo.rodrigues@iegroup.net

EDUCATION Bachelor of Science in Civil Engineering, University of Central Florida
• Major: Civil Engineering
• Graduation Date: Spring 2021

Associate in Arts Degree in Pre-Major Engineering, Valencia College
• Major: Engineering
• Graduation Date:May 2018

EXPERIENCE

July 2021-
Present
Tampa, FL

April 2010-
July 2021
Tarpon Springs, FL

Project Engineer, Infinity Engineering Group, LLC.
• Led diverse engineering projects from conceptual design through to construction

administration, including commercial, institutional, and industrial facilities such as banks
and warehouses.

• Managed all phases of projects, including due diligence, design, construction, and final
delivery, ensuring adherence to project specifications, timelines, and budgets.

• Coordinated directly with clients and jurisdictions, handling communications, addressing
project needs, and resolving issues promptly to ensure client satisfaction and regulatory
compliance.

• Supervised and mentored a CAD design team, overseeing design accuracy, quality control,
and adherence to project standards and deadlines.

• Conducted quality control (QC) reviews of engineering designs and project submittals,
ensuring high standards and compliance with technical requirements.

• Performed complex engineering calculations for stormwater management (ICPR), lift station
design, and various utility systems to ensure functional and regulatory compliance.

• Prepared detailed engineering reports, documenting design decisions, calculations, and
project progress to support project management and client communication.

• Executed frequent on-site visits during the construction phase to monitor progress, ensure
design implementation, and address any issues that arose on-site.

• Streamlined project workflows by integrating project management tools and practices,
improving efficiency, and enhancing overall project delivery.

• Experience in project in more than 15+ states in the United States including numerous AHJ’s
within

Project Manager/Site Foreman, Timm Group Building & General Contractors Inc.
• Provided oversight for bidding process such as reviewing bids from subcontractors, RFI’s

and descoping bids to ensure project requirements are met
• Provided oversight for general contractor bidding process such as takeoff’s, up to date

material costs and meeting project timelines
• Development of detailed cost estimates
• Facilitate weekly project meetings with owner, owner’s reps, vendors, subcontractors, and

other stakeholders connected to the project
• Create and maintain strong working relationships with all professional groups connected to

the project
• Ensure construction materials are ordered timely for respective projects
• Company representative for bid meetings
• Close communication with bonding company
• Requested warranty letters from subcontractors; Gathered, tracked and organized close-out

documentation (warranty letters, O&M Manuals, as-built drawings)
• Oversee residential, commercial and government projects



SKILLS &
ABILITIES

Leadership Skills

● Project Leadership: Proven track record of leading engineering projects from initial
concept through to completion, ensuring successful outcomes.

● Team Management: Skilled in supervising and mentoring a CAD design team, providing
guidance, training, and feedback to enhance team performance and cohesion.

● Client Relations: Effective in building and maintaining strong relationships with clients,
addressing their concerns, and ensuring their needs are met throughout the project
lifecycle.

● Stakeholder Coordination: Proficient in coordinating with various stakeholders,
including clients, jurisdictions, and contractors, to ensure seamless project execution and
compliance.

● Conflict Resolution: Adept at resolving project-related conflicts and issues through
effective negotiation and problem-solving strategies.

Engineering Skills

● Engineering Design: Expertise in designing complex engineering systems and
infrastructure, including stormwater management (ICPR), lift stations, and utility systems.

● Technical Analysis: Advanced skills in performing engineering calculations and analyses
to ensure functional and regulatory compliance.

● Quality Assurance: Strong background in conducting quality control (QC) reviews and
ensuring that designs and construction meet high technical standards and project
requirements.

● Construction Administration: Experienced in overseeing construction activities,
performing site visits, and ensuring adherence to design specifications and safety
standards.

● Design Review: Proficient in reviewing and approving design submittals and ensuring
that they meet project specifications and regulatory standards.

LEE COUNTY
PROJECTS
EXPERIENCE

● MY ITEC Lots 20, 21, 22: DOS2021 - 00067
● Dona Jo Brand: DOS2021 - 00115
● ITEC Tract J: DOS2021 - 00181
● Center Place: DOS2022 - 00044
● ITEC Tract “I” Flex Space: DOS2022 - 00154
● ITEC Tract “D” Storage: DOS2022 - 00054
● Synovus Bank: DOS2023 - 00072
● ITEC Alico East: DOS2023 - 00178
● Creel Tractors: DOS2023 - 00093
● Lee Road Industrial: DOS2023 - 00070



C/L

ACCESS MANAGEMENT CLASSIFICATION 5 (440' DRIVE SPACING)
POSTED SPEED: 40 MPH

PUBLIC R/W VARIES - ASPHALT PAVEMENT WIDTH VARIES
SECTION 12010-2121

C/L
PINEAPPLE LANE

POSTED SPEED: 30 MPH
(50' WIDE)

H
E

R
R

O
N

 R
O

A
D

PO
ST

ED
 S

PE
ED

: 3
0 

M
PH

(5
0'

 W
ID

E 
- D

.B
. 2

73
, P

AG
E 

44
7)

AC
C

ESS M
AN

AG
EM

EN
T C

LASSIFIC
ATIO

N
 3 (660' D

R
IVE SPAC

IN
G

)

PO
STED

 SPEED
: 55 M

PH

200' W
ID

E PU
BLIC

 R
IG

H
T-O

F-W
AY

N
O

R
T

H
 C

L
E

V
E

L
A

N
D

 A
V

E
N

U
E

ST
A

T
E

 R
O

A
D

 45 / U
.S. 41

STATE ROAD 78
NE PINE ISLAND ROAD

SELF-STORAGE
100,000 SF

50
' R

/W

5' TYPE "A"
LANDSCAPE BUFFER

25' TYPE "D" LANDSCAPE BUFFER
PER LDC SEC 34-1353

EXISTING BUS STOP

TURN LANE
& BICYCLE KEY LANE

LOADING ZONE
LOADING
ZONE

NO BUFFER
REQUIRED

LAND USE: VACANT
ZONING: CPD

FLU: INTENSIVE DEVELOPMENT

LAND USE: BANK
ZONING: CPD

FLU: INTENSIVE DEVELOPMENT

LAND USE: VACANT
ZONING: C1-A

FLU: INTENSIVE DEVELOPMENT

LAND USE: SINGLE FAMILY RESIDENT
ZONING: C1-A

FLU: SUB-OUTLYING SUBURBAN

LAND USE: SINGLE FAMILY RESIDENT
ZONING: AG-2

FLU: SUB-OUTLYING SUBURBAN

LAND USE: SINGLE FAMILY RESIDENT
ZONING: AG-2

FLU: SUB-OUTLYING SUBURBAN

LAND USE: RESIDENTIAL
ZONING: AG-2

FLU: SUB-OUTLYING SUBURBAN

LAND USE: RESIDENTIAL
ZONING: AG-2

FLU: SUB-OUTLYING SUBURBAN

LAND USE: VACANT
ZONING: RESIDENTIAL MULTI-FAMILY LOW

(CITY OF CAPE CORAL)
FLU: MULTIPLE FAMILY RESIDENTIAL

(CITY OF CAPE CORAL)

LAND USE: VACANT
ZONING: AG-2

FLU: SUB-OUTLYING SUBURBAN

LAND USE: VACANT
ZONING: AG-2

FLU: SUB-OUTLYING SUBURBAN

LAND USE: VACANT
ZONING: C-1

FLU: INTENSIVE DEVELOPMENT

LAND USE: AUTO SERVICE REPAIR
ZONING: CC

FLU: INTENSIVE DEVELOPMENT

LAN
D

 U
SE: R

ETAIL

ZO
N

IN
G

: C
C

FLU
: IN

TEN
SIVE D

EVELO
PM

EN
T

LAN
D

 U
SE: R

ETAIL

ZO
N

IN
G

: C
-1

FLU
: IN

TEN
SIVE D

EVELO
PM

EN
T

LAND USE: RETAIL
ZONING: CC

FLU: INTENSIVE DEVELOPMENT

AUTO
SERVICE
2,500 SF

FUTURE CROSS
ACCESS DRIVE

TURN LANE
& BICYCLE KEY LANE

DRY DETENTION

25' TYPE "D" LANDSCAPE BUFFER
PER LDC SEC 34-1353

25' TYPE "D" LANDSCAPE BUFFER
PER LDC SEC 34-1353

30' TYPE "F" LANDSCAPE BUFFER
PER LDC 10-416(d)(6)

15' TYPE "D" LANDSCAPE BUFFER
PER LDC SEC 10-416 (d)(3)

50' R/W
CAR

WASH
4,000 SF

NATIVE PRESERVE
1.00 ACRE

15' TYPE "D"
BUFFER

PA
TI

OHIGH TURNOVER
RESTAURANT

W/ DRIVE THRU
4,000 SF

RETAIL
7,800 SF

30' TYPE "F" LANDSCAPE BUFFER
PER LDC 10-416(d)(6)

LO
AD

IN
G

 Z
O

N
E

LOADING ZONE

470.6'

30'

511.4'

55.4'

308.7' 18' 247.1'

403.6'

30'

534.6'

15' TYPE "D" BUFFER
PER LDC 34-1353(e)(1)

15' TYPE "D"
BUFFER

15' TYPE "D" BUFFER
PER LDC 34-1353(e)(1)

SCALE:  1"   =

0' 120'

120'

240'

REFERENCE
NORTH

PROJECT SUMMARY
SITE LOCATION: SWC OF N CLEVELAND AVE & NE PINE ISLAND RD

LEE COUNTY, FL 33903

PROJECT AREA: 9.71 ACRE ±

STRAP NUMBER: 0344240100000008B
0344240100000008A
03442401000000080
03442406000000040
03442411000000080
03442411000000090
03442411000000100
03442411000000110
03442411000000120
03442411000000130
03442411000000140

ZONING/REZONING C-1, C-1A & AG-2   TO   CPD

LEGEND

CPD BOUNDARY

BUILDING

PEDESTRIAN
CROSSWALK

VEHICULAR FLOW
INGRESS/EGRESS

LOADING ZONE

PAVEMENT EDGE
DRIVE

NATIVE PRESERVE
1.00 ACRE

DEVIATION TRIANGLE

SIDEWALK

#

01-23-23

LE
E 

C
O

U
N

TY
, F

LO
R

ID
A 

33
90

3
SW

C
 O

F 
N

 C
LE

VE
LA

N
D

 A
VE

 &
 N

E 
PI

N
E 

IS
LA

N
D

 R
D

SheetProject No.

Pr
oj

ec
t N

am
e 

an
d 

Ad
dr

es
s

Sh
ee

t T
itl

e

D
at

e
R

ev
is

io
n/

Is
su

e
N

o.

Date

Scale
AS NOTED

300-21.00

INFINITY ENGINEERING
GROUP, LLC

1208 East Kennedy Boulevard
Suite 230

Tampa, Florida 33602
[p]: 813.434.4770
[f]: 813.445.4211

www.iegroup.net
FL Cert. of Auth. No. 27889

01
/2

3/
23

IS
SU

E 
FO

R
 R

EV
IE

W

p
h

o
e
n
ix

f
l
o
r
id

a
a

s
s

o
c

ia
t
e

s
 
o

f

NISIT SAPPARKHAO, P.E.
FL REG. NO. 64085

DATE

09
/0

1/
23

IS
SU

E 
FO

R
 D

C
I R

EV
IE

W
 C

O
M

M
EN

TS

 R
EV

IS
ED

 L
AY

O
U

T
01

/1
8/

24

 R
EV

IS
ED

 B
U

FF
ER

S
04

/1
0/

24

 R
EV

IS
ED

 F
O

R
 H

EX
08

/0
9/

24

1
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LAND USE AREA

ON-SITE INDIGENOUS PRESERVE PROVIDED 1.00 ACRES

OTHER OPEN SPACE PROVIDED 1.56 ACRES

TOTAL OPEN SPACE REQUIRED 2.56 ACRES
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INDIGENOUS PRESERVE SUMMARY

LAND USE AREA

ON-SITE INDIGENOUS PRESERVE REQUIRED 1.29 ACRES

ON SITE INDIGENOUS PRESERVE PROVIDED 1.35 ACRES (1.0 ACRES
PROVIDED ON SITE X 135%
(CREDIT))
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LAND USE AREA

REQUIRED OPEN SPACE 2.56 ACRES (0.20 X 3.49 ACRES + 0.30 X 6.22 ACRES)

PROVIDED OPEN SPACE 2.56 ACRES (INCLUDES NATIVE PRESERVE)

REQUIRED PUBLICLY 0.35 ACRES (0.10 X 3.49 ACRES)
ACCESSIBLE OPEN SPACE

PROVIDED PUBLICLY 0.35 ACRES
ACCESSIBLE OPEN SPACE
(IN ADDITION TO REQUIRED
OPEN SPACE)

LAND USE AREA

REQUIRED  1.29 ACRES (0.5 x 2.56 ACRES)
ON-SITE PRESERVE

PROVIDED ON-SITE 1.35 ACRES = (135% (CREDIT) x 1.0 ACRES
PRESERVE (PER LDC SEC.     PROVIDED ON-SITE)
10-415(B)(3)(a) & (b)(4) CREDITS)
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Pine Island Road Commercial Planned Development (DCI2023-00015) 

Applicant’s Proposed Conditions and Deviations 

Section A. - Conditions 

1. The development of this project must be consistent with two-page Master Concept Plan (MCP) 
dated April 17, 2023 August 9, 2024 and entitled “Pine Island Road CPD”, prepared by Phoenix 
Associates of Florida attached as staff report Attachment D, 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 a maximum of 121,800 square feet of commercial uses, including the 
following two scenarios for the use-specific intensities: 

 
• a maximum 10,000 100,000 square foot mini-warehouse or public warehouse, 
• 4,000 square foot carwash, 
• 2,500 square foot auto repair services, 
• 7,500 square foot convenience food and beverage store with 16 fuel pumps, OR 
• 5,000 square foot fast food restaurant, 
• 7,800 square foot commercial retail uses 

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

 
a. Schedule of Uses 

 
Accessory uses, buildings, and structures 
ATM (Automated Teller Machine) 
Auto parts store (with installation services) 
Automobile Repair and Service: Groups I & II 
Automobile Service Station 
Bank & Financial Establishments: Group I & II 
Car Wash 
Clothing Store, General 
Convenience Food and Beverage Store (limited to a maximum of 16 fuel pumps) 
Drive-through facility for any permitted use 
Essential Service Facilities: Group I 
Excavation: Water Retention 
Food Stores: Group I 
Hardware Store 
Hobby, Toy, and Game Shops 
Laundry or Dry Cleaning: Group I 
Lawn and Garden Supply Store 
Paint, Glass, and Wallpaper 
Parking Lot (accessory) 
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Personal Services: Groups I-IV (Excludes bail bonding, escort services, fortune tellers, 
palm readers or card readers, massage parlors, and tattoo parlors) 
Pet Shop 
Rental and Leasing Establishments: Group I & II 
Repair Shops: Group I & II 
Restaurant, Fast Food 
Self-Service Fuel Pumps, in conjunction with a Convenience Food and Beverage Store 
Signs 
Specialty Retail Shops: Groups I, II, & III 
Temporary Uses 
Used Merchandise Stores: Groups I (except pawn shops), II, & III 
Variety Store 
Warehouse: Mini Warehouse, public 

 
b. Site Development Regulations 

 
Development Criteria Commercial 

Setbacks  
Perimeter 25 feet 
Side Yard 15 feet 
Rear 20 feet 
Preserve 30 feet 
Maximum Building Height 45 feet 

Overall Minimum Lot Area and 
Dimensions 

 

Area 25,000 square feet 
Width 150 feet 
Depth 150 feet 
Maximum Building Coverage 40 percent 

 
5. Open Space 

Prior to the issuance of the first development order, the development order plans must depict a 
total of 2.56 acres of open space. 

 
6. Indigenous Open Space 

Prior to the issuance of the first development order, the development order plans must depict 1.00 
acres of indigenous preserve area to include 135 percent credit (1.35 acres of indigenous open 
space with credits). Plans must be in substantial compliance with the Master Concept Plan dated 
April 3, 2023, attached hereto as Attachment D. 

 
7. Indigenous Restoration and Buffers 

Prior to the issuance of the first development order, an indigenous restoration plan must be 
submitted. The restoration plants being used to meet the rights-of-way buffer requirements must 
comply with LDC Section 10-416(d). Any supplemental buffer landscaping proposed must comply 
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with LDC Section 10-420 and an above ground temporary irrigation system must be specified on 
the development order plans. 

 
9. Mini Warehouse/Public Warehouse Buffers 

a. Prior to the issuance of a development order for the mini warehouse or public warehouse, the 
applicant must provide an enhanced 15-foot-wide buffer along the internal accessway abutting 
the mini-warehouse or public warehouse with landscape vegetation meeting LDC Section 34-
1353(e)(1) specifications. The proposed tree and shrubs species must be consistent along 
the internal accessway to create a unified landscape plan. 

 
b. Prior to the issuance of a development order for the mini warehouse or public warehouse, the 

landscape plans must depict a five-foot-wide buffer along the southeast property line abutting 
the Community Commercial zoned property. 

 
10. The access locations on US 41 and SR 78 shown on the Master Concept Plan are conceptual in 

nature and subject to modification based upon final approval from the Florida Department of 
Transportation (FDOT). 

 
Section B. – Deviations 

 
1. Deviation (1) seeks relief from Lee County Land Development Code (LDC) Section 34-2013(b)(3), 

which allows a maximum 35-foot-wide parking lot entrance width at the property line, to allow for 
a maximum of 56-foot parking lot entrance at the property line along Herron Road. 

 
This deviation is APPROVED. 

 
2. Deviation (2) seeks relief from Lee County Land Development Code (LDC) Section 34-2020(b), 

which requires non-residential uses, particularly mini-warehouse or public warehouse, to provide 
a minimum of one space per 25 storage units, with a minimum of five spaces, to allow for a 
minimum of one space per 50 storage units, with a minimum of five spaces. 

 
This deviation is APPROVED. 

 
3. Deviation (3) Recommended to be withdrawn. 
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Pine Island Road CPD 
Schedule of Deviations & Justification 

 
REVISED AUGUST 2024  

 
Deviation 1 seeks relief from LDC Section 34-2013(b)(3), Access Maximum Width, which 
allows a maximum 35-foot parking lot entrance at the property line, to allow for a maximum 
of 56-foot parking lot entrance at the property line along Herron Road.  

 
Justification: The Applicant is proposing to increase the maximum parking lot 
entrance width at the property line from 35 feet to 56 feet. LDC Section 34-
2013(b) states “The Director may determine the high traffic volumes or other 
special circumstances warrant other requirements”. The possible “gas station” 
and mini-storage use of the subject site will require the access along Herron 
Road to be designed for larger vehicles to be able to egress and ingress the site. 
The 30-foot driveways with 50-foot radii width entrance will assure the 
necessary turning movements by these large trucks are possible without having 
to compromise the landscaping areas adjacent to the driveways or impact 
adjacent property owners along Herron Road. Furthermore, the channelization 
of vehicles will be achieved via striping. Therefore, the granting of this deviation 
will uphold public health, safety, and welfare. 

 
Deviation 2 seeks relief from LDC Sections 34-2020(b), required parking spaces for non-
residential uses, which requires warehouse, mini-warehouse and public warehouse to 
provide a minimum of 1 space per 25 storage units, with a minimum of 5 spaces, to allow 
for a minimum of 1 space per 50 storage units, with a minimum of 5 spaces.  
 

Justification: The Applicant is proposing to allow for a minimum of 1 space per 
50 storage units, with a minimum of 5 spaces required which would be consisted 
with the true parking needs for the mini-warehouse and public warehouse uses, 
which are treated the same per the ITE Code (151: miniwarehouse) for parking 
and trip generation. The number of parking spaces required by code is 
estimated to be 20 parking spaces as the exact number of storage units is 
calculated to be around 500+/- units based on the possible maximum buildout. 
The applicant is proposing a minimum of 5 parking spaces. Loading and 
unloading zones have been designated in addition to parking spaces to the 
north of the warehouse building outside of parking drive aisles. Based on the 
trip count and parking demand study for the warehouse use, these areas are 
enough for patrons and employees to utilize the facility safety.  
 
As identified by the Traffic Impact Statement and Parking Demand Study by TR 
Transportation Consultants Inc. the use will generate a very limited amount of 
trips to the development and provide a limited demand of parking needs for a 
warehouse, mini-warehouse which are consistent with the Applicants deviation 
request.  
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Pine Island Road CPD 
Rezoning 

The request to reduce the number of required parking spaces for a mini-
warehouse consistent with the established parking needs of the use as 
identified by the Arbor Village mini-warehouse parking demand study. 
Additionally, the request removes additional unnecessary impervious area for a 
use that provides a minimal amount of traffic.  
 
Furthermore, the requests will enhance the objectives of the planned 
development allowing for flexible design within the CPD and will preserve and 
promote the protection of public health, safety and welfare.  
 

 
 
 
 



Stormwater Narrative 

The Pine Island Carwash will be located at 14991 North Cleveland Avenue, 
North Fort Myers Florida 33903.  The existing site is the Mariana Park 
consisting of majority open-land and dispersed concrete pads. The current 
runoff flows south along a swale on Heron Road and flows West on Pineapple 
Lane, this all meets at the southwestern portion of project site and travels 
south towards the 12” RCP Culvert. The proposed site will consist of a 99,000 
SF 3-Story Storage unit with adequate parking and Dry retention pond. The 
southern portion of the project will provide a 1-acre native preserve that will 
be properly maintained and labeled with proper signage and preventive 
measures for no foot-traffic within the native preserve.  

The Stormwater design will meet the required districts storm frequencies of 
5yr-24 hour, 25 yr-72 hr, and 100 yr -72hr. The proposed site will maintain 
the existing runoff patterns that flows into the south western portion of the 
parcel. A conveyance system will be designed to convey the stormwater 
runoff to the proposed dry detention pond on the southern portion of the 
property. A proposed outfall control structure from the surface detention 
pond will discharge the stormwater West under Herron Rd via the existing 
culvert (12” RCP) off-site. Conveyance will consist of sheet flow, inlets, and 
conveyance piping. 

The proposed stormwater management system will be consistent with design 
standards as outlined in the SFWMD Applicant Handbook. The design intent 
of the system is to provide water quality treatment and attenuation in the 
proposed dry detention system and discharge at a location mimicking the 
existing drainage patterns. In addition to the discharge and treatment 
analysis, a nutrient loading analysis will be conducted to ensure the effluent 
nitrogen and phosphorus levels are lower in the proposed condition post-
development or 80% removed. The project will adhere to the limits of 
moderate wave action since the site’s location will be designed within flood 
zone AE, X of the FEMA Preliminary Coastal Study and the will have a 
compensate analysis for the fill on-site.  

 
 
 
 

1208 East Kennedy Blvd. 
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 Tampa, Florida 33602 
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