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Lee County, Florida 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

ZONING SECTION  
STAFF REPORT 

 
CASE NUMBER:  DCI2024-00019 
TYPE OF CASE:  Commercial Planned Development Amendment 
CASE NAME:  2265 Laurel Lane CPD 
TOTAL ACREAGE AFFECTED BY REQUEST: 0.33 Acres (14,500 Square Feet)  
SUFFICIENCY DATE: November 14, 2024 
HEARING EXAMINER DATE: January 30, 2024 
 
Request: 
TDM Consulting, Inc., on behalf of Terra Firma Ventures, LLC, has filed an application to amend the Master 
Concept Plan, Schedule of Uses, and the Schedule of Deviations for the Ron & Sharon Ratliff Commercial 
Planned Development (CPD), Resolution Z-89-091A, located at 2265 Laurel Lane, North Fort Myers. The 
applicant is proposing a 2,240 square-foot building that will contain a food store/market with a small 
restaurant for carry-out service only.  
 
The subject property consists of one STRAP number (25-43-24-03-00068.001C), and resides within the 
Suburban Future Land Use Category, and the North Fort Myers Community Plan Area as established by 
the Lee County Comprehensive Plan (the Lee Plan). The sketch and legal description for the property may 
be found as Attachment B.  
 
The applicant has requested six (6) deviations from Land Development Code (LDC) requirements related 
to setbacks, buffers, and connection separation, of which two (2) were withdrawn (Attachment I). 
 
Summary: 
Staff recommends APPROVAL of the applicant’s request subject to the conditions and deviations found 
in Attachment C.  
 
PARCEL HISTORY:  
The subject properties are within the Suncoast Estates platted subdivision; an older mobile home 
subdivision originally zoned by special permit for a Trailer Subdivision by Resolution Z-62-039 (Attachment 
E). Suncoast Estates has been identified as an Opportunity Zone, whose purpose is to spur economic 
growth and job creation in low-income communities by incentivizing investments in economically 
distressed communities that need revitalizing. Historical uses of the Suncoast area are for mobile home 
residences. Permitted commercial uses exist along the major roadways within Suncoast Estates alongside 
the existing residential neighborhoods, including along Laurel Lane.  
 
The subject property is located near existing residentially- and commercially-zoned properties. Lots 
abutting the properties to the south and west are zoned Mobile Home (MH-1), and two lots to the west 
of the subject property at 2249 Laurel Lane are zoned Commercial (C1-A) and are developed with a 
convenience store. Properties to the north across Laurel Lane and east across Hart Drive are zoned Mobile 
Home (MH-3).  
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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 the amendment and analysis of 
the decision-making criteria (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 Suburban Future Land Use Category, described by Policy 1.1.5 of the Lee Plan. 
The policy states, “The Suburban future land use category will consist of predominantly residential areas 
that are either on the fringe of the Central Urban or Urban Community future land use categories or in 
areas where it is appropriate to protect existing or emerging residential neighborhoods. This category 
provides housing near the more urban areas but does not provide the full mix of land uses typical of urban 
areas.” 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 Suburban future land use category to serve the local community, and nearby uses 
include both commercial and residential. The applicant has provided a Master Concept Plan (Attachment 
J) that depicts the conceptual development plan for the property, including proposed buffers and 
development standards intended to ensure compatibility with surrounding uses. The request is to amend 
an existing CPD, already established as compatible with the surrounding neighborhood. Staff finds the 
request, consistent with Policy 1.1.5 and Objective 1.1 of the Lee Plan.  
 
Objective 2.1 of the Lee Plan promotes contiguous and compact growth to contain urban sprawl. The 
proposed CPD will allow infill redevelopment that promotes compact growth patterns. Objective 2.2 
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and Policy 2.2.1 discuss new growth in future urban areas where adequate public facilities exist or are 
assured. The property is located along the two-lane collector road of Laurel Lane. 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, public transit, public schools and parks 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 lines 
are in operation adjacent to the property, and that sufficient capacity exists to provide service based on 
the estimated flow demand provided at time of submittal, but that no reuse mains were in the vicinity of 
the parcel. The applicant also provided a Letter of Availability from Florida Governmental Utility Authority 
(FGUA) confirming sanitary sewer lines are in operation adjacent to the subject property, and that 
sufficient capacity exists to provide sanitary sewer service, however, the applicant has indicated the 
existing sewer lines are located approximately 2,500 linear feet to the south; therefore, the applicant 
intends to utilize a private septic system on site at time of Development Order as a means of sanitary 
sewer service, fulfilling requirements of Standards 4.1.1 and 4.1.2 of the Lee Plan (See Attachment L). The 
applicant provided the required Protected Species Survey, FLUCCS Map, Soils Map, Rare and Unique 
Habitat Map, Topographic Map, and Existing Historic Flow Ways Map. The subject property is cleared, 
routinely mowed, and has been surrounded by development, providing sufficient evidence that 
environmentally sensitive areas do not exist on the subject property (Attachment O), in compliance with 
Standard 4.1.4: Environmental Factors. Staff finds the request is consistent with Standards 4.1.1, 4.1.2, 
and 4.1.4 of the Lee Plan. 

The applicant’s provided Master Concept Plan (MCP) (Attachment J) was designed to account for the 
existing surrounding residential uses, consistent with Policy 5.1.5, which seeks to protect existing 
residential areas from any 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 requested a deviation from LDC Section 33-1542, which requires 
a minimum 50-foot setback for commercial structures abutting residential use, to allow for a 29-foot 
setback from the abutting large lot subdivision to the south. In addition, a deviation from LDC Section 33-
1543(a), which requires a 30-foot buffer width when high density development abuts an existing large lot 
subdivision, to allow a 14-foot-wide buffer along the south property line with an 8-foot high solid, opaque 
fence with all required vegetation on the outside of the fence. The applicant has provided the required 
15-foot setback to the west. County staff has recommended a condition that prior to Development Order, 
the MCP must depict the 15-foot Type C buffer area and wall on the western side of the lot, with no 
windows or doors along the west facade of the building to ensure equal or better buffering is provided 
for the residential use abutting the property to the west. Staff finds the request, as conditioned, consistent 
with Policy 5.1.5 of the Lee Plan.  

Goal 6 of Lee Plan seeks to permit orderly and well-planned commercial development at appropriate 
locations within the County. The property is located within an established neighborhood, with other 
nearby existing commercial zoning districts, including Commercial Planned Development (CPD), 
Commercial (C-1) and Commercial (C-1A). Access to the proposed development will be facilitated through 
one access point on the county-maintained major collector roadway of Hart Drive, and the Lee County 
Department of Transportation provided a transportation-related analysis stating the project is not 
anticipated to adversely affect the surrounding roadway system (Attachment N). As previously stated, 
adequate landscaping and buffering will be provided at time of development. Urban services such as 
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potable water, sanitary sewer, fire/EMS and police protection, public parks and public transit are available 
to serve the proposed development. Staff finds the request consistent with Lee Plan Goal 6, Objective 
6.1, and Policies 6.1.1, 6.1.4, 6.1.6, and 6.1.7.  
 
The subject property lies within the North Fort Myers Community Plan Area. Pursuant to LDC Section 33-
1532, the applicant held the required public information meeting on May 7, 2024, at the North Fort Myers 
Recreation Center at the monthly meeting of the North Fort Myers Design Review Panel. A meeting 
summary of questions and concerns from the public was provided to staff (Attachment F), fulfilling the 
requirements of Lee Plan Objective 17.3 and Policies 17.3.3 and 17.3.4. 
 
Goal 30: North Fort Myers Community Plan is to “improve the livability and economic vitality in the North 
Fort Myers Community Plan area by: promoting compact, mixed-use development in the form of town 
and neighborhood centers; attracting appropriate investment to revitalize older neighborhoods and 
commercial corridors; stabilizing and enhancing, existing neighborhoods; and preserving natural 
resources.” The property is located in Suncoast Estates, an older neighborhood comprised of a mix of 
residential mobile homes and commercial development. Suncoast Estates has been identified as an 
Opportunity Zone, whose purpose is to spur economic growth and job creation in low-income 
communities by incentivizing investments in economically distressed communities that need revitalizing. 
The proposed development is an infill project, promoting compact and mixed-use development, and 
investment to revitalize the neighborhood. The business creates a new employment opportunity for the 
surrounding community. As previously stated, the applicant held the required public information meeting 
answering questions and concerns from the public. Staff finds the request consistent with Lee Plan Goal 
30.  
 
Goal 60 of the Lee Plan seeks to protect or improve the quality of receiving waters and surrounding natural 
areas and the function of natural groundwater aquifer recharge areas while also providing flood 
protection for existing and future development. The subject property is cleared and routinely mowed, is 
not located in a flow way, and does not contain wetlands. The applicant stated that paving, grading, and 
drainage plans will be consistent with the LDC and Lee Plan at time of development, fulfilling Policy 60.1.1 
and 60.4.1. Staff finds the request consistent with Lee Plan Goal 60, Policy 60.1.1, and Policy 60.4.1.  
 
Goal 61 of the Lee Plan is to provide sufficient performance and/or design standards for development 
protective of the function of natural drainage systems. The applicant provided a Surface Water 
Management Plan Narrative (Attachment K) indicating the property in its existing state has no defined 
drainage pattern. Water quantity, quality, and attenuation will be provided via a designed interconnected 
perimeter dry detention swale, prior to off-site discharge to the Laurel Lane roadside swale, and runoff 
from impervious areas will be directed to the dry detention areas via sheet flow. There is no noticeable 
drainage flow from adjacent properties entering the subject property. The subject properties are 
collectively under one (1) acre, and the proposed building will be developed as a “small” project not 
requiring permitting through the South Florida Water Management District (SFWMD). As previously 
mentioned, the applicant stated that paving, grading, and drainage plans will be consistent with the LDC 
and Lee Plan at time of development order, and Best Management Practices will be incorporated, and 
surface water management will comply with the requirements of the LDC, the Lee Plan, and any other 
regulatory agencies having jurisdiction. Staff finds the request consistent with Lee Plan Goal 61, Policy 
61.2.4, Objective 61.3, and Policies 61.3.1, 61.3.6, and 61.3.11.  
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Laurel Lane is identified as a Shared-Use Path on the Lee County Greenways Master Plan (Map 4-E). Lee 
Plan Objective 77.3 requires new developments to use innovative open space design to preserve existing 
native vegetation, provide visual relief, and buffer adjacent uses and proposed and/or existing rights-of-
way. Policy 77.3.7 requires those new developments to incorporate the greenway trail into their 
development design. The existing shared use path is 8 feet in width and located along the north property 
line within the 100-foot right-of-way of Laurel Lane. A 15-foot-wide buffer providing open space and 
vegetation is proposed along Laurel Lane and the shared use path. A 5-foot-wide pedestrian facility is also 
proposed to provide direct access between the building and the shared use path for public connectivity. 
In addition, the applicant is proposing a 5-foot-wide sidewalk along Hart Drive to connect to the shared 
use path on Laurel Lane. Staff finds the request consistent with Lee Plan Policy 77.3.7. 
  

b. Compliance with the Land Development Code and other applicable County regulations; 
 
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 four (4) deviations for the planned development request (Attachment I): 
  
Deviation 1 seeks relief from LDC Section 10-285, which requires a minimum connection separation of 
330 feet on major collector roads in a future suburban area, to allow a minimum connection separation 
of 101 feet between the proposed driveway o hart Drive and the edge of pavement of Laurel Lane. 
Laurel Lane, a county-maintained major collector road, is located along the north property line and Hart 
Drive, a county-maintained major collector road is located along the east property line. The subject 
property is only 100 feet wide by 145 feet deep, making compliance with the 330-foot connection 
separation an impossibility. Historic aerials indicate a previous driveway located as far south on Hart 
Road as possible, which is 101+/-feet south of Laurel Lane. While there are multiple commercial and 
residential driveways on Laurel Lane, there are only residential driveways in proximity to the subject 
property on Hart Drive. LCDOT staff requested a cross-access easement to the property directly south 
of the subject property to facilitate cross access in the event that property to the south is rezoned for 
commercial use in the future. The proposed cross access easement will provide an interconnection and 
reduce access points on Hart Drive. The applicant considered the uses of the abutting properties, the 
existing site configuration, and the other requirements of the Land Development Code, including 
buffers, parking and surface water management, when designing the site and the driveway location. 
The proposed driveway location is based on sound engineering practices, enhances the achievement of 
the objectives of the planned development and preserves and promotes the general intent of the LDC 
to protect the public health, safety and welfare. 
 
Staff recommends approval of the deviation.   
  
Deviation 2 seeks relief from LDC Section 33-1542, which requires any structure other than a single-
family, two-family attached or duplex or its associated accessory structures to have a minimum setback 
of 50 feet between the nearest points of the building and/or structure (not including wing walls, 
overhangs, shutters, awnings, and canopies) and an existing large lot residential subdivision, to allow a 
minimum setback between the proposed commercial building and the residentially-zoned lot to the 
south to be 29.0 feet. 
 
The abutting lot to the south meets the definition of an existing large residential lot (greater than 14,520 
sf) per LDC Section 33-1537. The minimum required setbacks for the proposed building are 50 feet to 
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the south, 25 feet to the north and east (rights-of-way), and 15 feet to the west (buffer width). The 
subject property is only 100 feet wide by 145 feet deep. That only leaves a space of 25 feet wide by 105 
feet deep for a building; however, those building dimensions do not allow the development to comply 
with the other requirements of the LDC including parking, drainage, access, and buffers. Complying with 
the 50-foot setback to the south property line would create such a small building footprint that it would 
prevent the applicant from reasonable use of the land. Per LDC Section 33-1543, the buffer vegetation 
required between commercial developments and existing large lot residential subdivisions is 
“enhanced” and provides more mature trees and shrubs at time of installation as well as an increase in 
the number of trees and shrubs. The vegetation, in addition to the 8-foot high solid, opaque wall, shields 
the residential lot from the commercial use. The required trees and palms are required to be clustered 
in double rows with a minimum of 3 trees per cluster, and canopy trees must be planted a maximum of 
20 feet on center. Palms must be planted in staggered heights with a minimum of 3 palms per cluster, 
spaced at a maximum of 8 feet on center, with a minimum of 4-foot difference in height between each 
tree. In addition, all shrubs must be a minimum of 10 gallons, 4 feet in height with a 3-foot spread, 
planted 4 feet on center at installation. Permitting the building setback to be 29 feet from the south 
property line is not detrimental to the public health, safety or welfare. In addition, the deviation 
enhances the achievement of the objectives of the planned development. 
 
Staff recommends approval of the deviation.  
 
Deviation 3 seeks relief from LDC Section 33-1543(a), which requires landscape buffers for high density 
or high intensity development abutting a subdivided lot in an existing large lot residential subdivision 
to utilize, at a minimum, a 30-foot-wide buffer width, to allow the buffer width to be 14 feet wide with 
an 8-foot-high solid opaque wall to the south property line. The subject property is a small, corner lot 
at an intersection of two major collector streets. The lots to the south and west are residential lots, with 
the lot to the south defined as an existing large residential subdivided lot per LDC Section 33-1537 
(greater than 14,520 sf), triggering a 30-foot-wide buffer requirement between the subject property 
and the property to the south. Complying with the buffer requirements, in addition to parking, surface 
water management, solid waste, access, pedestrian facilities, and setbacks, would limit development of 
the structure. The LDC requires the 30-foot-wide buffer to provide 5 trees and 18 shrubs per 100 linear 
feet. The applicant has stated the buffer vegetation will remain as required by the LDC; however, the 
applicant is proposing to increase the number of trees to 7 trees per 100 linear feet plus a double-
staggered hedgerow of all native vegetation. The proposed buffer is 14 feet wide with the 8-foot-high 
wall separating the dumpster, loading zone and parking lot from the existing large residential lot to the 
south. The proposed buffer vegetation is enhanced and provides more mature trees and shrubs at time 
of installation as well as an increase in the number of trees and shrubs. The vegetation, in addition to 
the 8-foot high solid, opaque wall, shields the residential lots from the noise, glare, and lights associated 
with commercial uses. The required palms must be clustered with a minimum of 3 trees per cluster, and 
canopy trees must be planted a minimum of 20 feet on center. Palms must be planted in staggered 
heights with a minimum of 3 palms per cluster, spaced at a maximum of 8 feet on center, with a 
minimum of 4-foot difference in height between each tree. In addition, all shrubs must be a minimum 
of 10 gallons, 4 feet in height with a 3-foot spread, planted 4 feet on center at installation.  
 
Staff recommends approval of the deviation.  
 
Deviation 4 WITHDRAWN. 
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Deviation 5 seeks relief from LDC Section 34-2192, which requires all buildings and structures be set back 
a minimum of 25 feet from the adjacent street easement or right-of-way, to allow a minimum building 
setback of 15 feet from the Laurel Lane right-of-way. The subject property is a corner lot that is only 100 
feet wide by 145 feet deep. The minimum setbacks for the proposed building are 25 feet to the north and 
east (rights-of-way), 50 feet to the south and 15 feet to the west. That only leaves a space of 25 feet wide 
by 105 feet deep for the building footprint. That building size and configuration does not allow the 
development to comply with the other requirements of the LDC including parking, drainage, access, and 
buffers. The applicant is proposing to provide a 15-foot building setback to Laurel Lane along with a 15-
foot-wide buffer. There is an existing 8-foot-wide pedestrian facility along with a planting strip within the 
100-foot-wide Laurel Lane right-of-way, which provides an additional buffer between the road and the 
commercial development. The proposed 15-foot building setback permits the development to function as 
a small commercial development. The code required setback of 25 feet would reduce the size of the 
building footprint. Permitting the 15-foot building setback is not detrimental to the public health, safety 
or welfare. In addition, the deviation enhances the achievement of the objectives of the planned 
development. 
 
Staff recommends approval of the deviation with the following condition:  
 
Prior to the issuance of a development order, a cross-access easement extending to the abutting property 
to the south must be depicted on the development order plans. A legal description and sketch must be 
provided with the draft easement. The easement must be recorded in the Public Records prior to the 
issuance of a Certificate of Compliance.  

Deviation 6 WITHDRAWN. 
 

c. Is compatible with existing and planned uses in the surrounding area;  
 
The property is located within an established neighborhood, with other nearby existing commercial zoning 
districts, including Commercial Planned Development (CPD), Commercial (C-1) and Commercial (C-1A). 
The applicant’s Schedule of Uses is limited and includes Accessory Uses and Structures, ATM, Essential 
Services, Essential Services Facilities, Group I, Fences and Walls, Food Stores Group I, Accessory Parking 
Lot, Restaurants Group I and II (carryout only, no indoor seating), and Signs (Attachment H). All uses, as 
conditioned, are compatible with the surrounding area. 
 

d. Will provide access sufficient to support the proposed development intensity; 
 
Access to the proposed development will be facilitated through one access point on the county-
maintained major collector roadway of Hart Drive, and the applicant proposes to improve the existing 
driveway that accesses from Hart Drive to the east.  Lee County Department of Transportation staff have 
recommended the following condition to limit future access points along Hart Drive:  
 
Prior to the issuance of a development order, a cross-access easement extending to the abutting 
property to the south must be depicted on the development order plans. A legal description, and sketch 
must be provided with the draft easement. The easement must be recorded in the Public Records prior to 
the issuance of a Certificate of Compliance.  
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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 M). Access to the 
proposed development will be facilitated through one access point on the county-maintained major 
collector roadway of Hart Drive, and the Lee County Department of Transportation provided a 
transportation-related analysis stating the project is not anticipated to adversely affect the surrounding 
roadway system (Attachment N). Required improvements will be addressed by conditions of approval 
and existing county regulations. An additional traffic impact statement will be provided and evaluated 
during local development order review.  

 
f. Will not adversely affect environmentally critical or sensitive areas and natural resources: 

 
The applicant provided the required Protected Species Survey, FLUCCS Map, Soils Map, Rare and Unique 
Habitat Map, Topographic Map, and Existing Historic Flow Ways Map. 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 (Attachment P). The applicant 
provided a Surface Water Management Plan Narrative (Attachment K) indicating the properties in their 
existing state have no defined drainage pattern and appears to sheet flow to the Laurel Lane roadside 
swale without benefit of any water quality treatment or attenuation. Water quantity, quality, and 
attenuation will be provided via interconnected perimeter dry detention swales prior to off-site discharge 
to the Laurel Lane roadside swale, and runoff from impervious areas will be directed to the dry detention 
areas via sheet flow, catch basins, and culverts. County environmental staff provided a report (Attachment 
O) analyzing the request, and made the following findings:  
 
Open Space 
The project meets the small development definition (Land Development Code 10-1). LDC Section 10-
415(a) requires the applicant to provide 20 percent open space for a small development. The total open 
space required is 2,900 square feet (0.06 acres) and the applicant is providing enhanced open space with 
0.132 acres. Staff recommends the following condition to memorialize the enhanced open space provided 
for the development:  
 
Prior to the issuance of a development order, plans must depict 5,750 square feet (0.132 acres) of open 
space. 
 
Indigenous Open Space Preservation 
The Land Development Code requires large projects to provide 50 percent of the open space percentage 
requirement through onsite preservation of existing native vegetation communities (LDC 10-415(b)). The 
subject property is less than ten acres in size and is considered a small development per LDC Sections 10-
1 and 10-415(b). No indigenous open space is required. 
 
Buffers  
The properties directly abutting the west and south are zoned Mobile Home (MH-1), and to the north and 
east across the intersection of Laurel Lane and Hart Drive, the properties are zoned Mobile Home (MH-
3).  Collector road Laurel Lane is directly north running east/west. The required buffers are as follows: 
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• North - The north property line abuts Laurel Lane, a Lee County DOT maintained Road. The 
applicant is required to provide a fifteen-foot-wide Type D buffer with five (5) trees per 100 linear 
feet and a double hedge planted in staggered rows, in accordance with LDC Section 10-416(d).  
The applicant is in compliance with the north buffer requirement. 

 
• South – The south property line abuts a residentially zoned property Mobile Home (MH-1) that is 

currently undeveloped but defined as an existing large lot residential subdivision. A row of 
Australian Pines is located along this boundary. The project has requested a deviation (#3) from 
LDC Section 33-1543, which requires a minimum 30-foot-wide buffer with five (5) trees and 
eighteen (18) shrubs per 100 linear feet, to allow a 14-foot-wide buffer with an 8-foot-high wall 
with seven (7) trees and eighteen (18) shrubs per 100 linear feet. Trees and palms will be clustered 
in double staggered rows with a minimum of three (3) trees per cluster. The applicant has 
proposed an enhanced buffer which will increase the number of trees from five (5) to seven (7) 
per 100 linear feet, which is proposed to be planted with mature trees and shrubs. Shrubs must 
be a minimum of 10 gallons, 4 feet in height with a 3-foot spread, planted 4 feet on center at 
installation.   

 
• West – The west property line abuts a Mobile Home (MH-1) zoned property, and the applicant is 

required to provide a 15-foot-wide Type C buffer.  A cross section has been provided to 
demonstrate how the buffer area will overlap the septic drain field by 7.5 feet, while still allowing 
for a planting area of 7 feet. The type C buffer requires five (5) trees and eighteen (18) shrubs per 
100 linear feet with an 8-foot-high wall. The applicant has extended the wall to include the most 
western wall of the proposed development. No windows or doors have been proposed in this 
area. Staff recommend adding the following condition:  
 
Prior to the issuance of a development order, plans must depict a Type C buffer (15 feet with 5 
trees, 18 shrubs per 100 linear feet with a solid wall at least 8 foot in height) along west property 
line. The west wall of the building may serve as part of the required wall. No windows or doors are 
permitted on the western side of the building. 
 

• East – The east property line abuts Hart Road, a Lee county-maintained Road. Per LDC Section 10-
41(d), a fifteen-foot-wide buffer is required along the right-of-way.   

 
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 Suburban Future Land Use Category, which per Lee Plan Policy 1.1.5 “will 
consist of predominantly residential areas that are either on the fringe of the Central Urban or Urban 
Community future land use categories or in areas where it is appropriate to protect existing or emerging 
residential neighborhoods.” 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 lines 
are in operation adjacent to the property, and that sufficient capacity exists to provide service based on 
the estimated flow demand provided at time of submittal. No reuse mains are in the vicinity of the parcel.  
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The applicant also provided a Letter of Availability from Florida Governmental Utility Authority (FGUA) 
confirming sanitary sewer lines are in operation adjacent to the subject property, and that sufficient 
capacity exists to provide sanitary sewer service; however, the applicant has indicated the existing sewer 
lines are located approximately 2,500 linear feet to the south; therefore, the applicant intends to utilize a 
private septic system on site at time of Development Order as a means of sanitary sewer service 
(Attachment L).  
 
Fire and EMS 
North Ft. Myers Shores Fire Department, Station #3, located at 16290 Slater Road is approximately 2.8 
miles away, and includes a collocated EMS station.  
 
Sheriff 
Lee County Sheriff’s Department, located at 121 Pondella Road, is approximately 3.9 miles away.  
 
Solid Waste  
The property is within Lee County Solid Waste Franchise Area 5 and is served by Waste Pro. 
 
Public Transit 
Lee Tran Route 590 services this segment of Laurel Lane. There is an existing bus stop shelter 
approximately 0.06 miles west of the entrance for 2307 Laurel Lane. 
 
Public Schools  
The property is within the Lee County School District West Zone, District Area 1. The project will have no 
impact on the school district.  
 
Public Parks  
The property is approximately 3.3 miles northeast of North Fort Myers Community Park. 
 
Findings and Conclusion: 
 
Staff has reviewed the request and finds:  
 

a) The proposed use or mix of uses is appropriate at the proposed location; 
 
The property is located within an established neighborhood, with other nearby existing commercial zoning 
districts, including Commercial Planned Development (CPD), Commercial (C-1) and Commercial (C-1A). 
The applicant’s Schedule of Uses is limited and includes Accessory Uses and Structures, ATM, Essential 
Services, Essential Services Facilities, Group I, Fences and Walls, Food Stores Group I, Accessory Parking 
Lot, Restaurants Group I and II (carryout only, no indoor seating), and Signs (Attachment H). All uses, as 
conditioned, are compatible with the surrounding area. 
 

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 applicant requested six (6) deviations from Land Development Code, and has subsequently withdrawn 
two (2), for a total of four (4) deviations pertaining to connection separation, setbacks, and buffers. The 



Page 11 of 11 

 

applicant has stated enhanced landscaping will be provided pursuant to LDC Section 33-1543(c) and (d), 
in addition to clustering of trees and shrubs required in LDC Section 10-416. The applicant’s provided 
Master Concept Plan (Attachment J) was designed to be compatible with the surrounding neighborhood 
to protect existing residential areas from any uses that are potentially destructive to the character and 
integrity of the residential environment.  
 

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 six (6) deviations from Land Development Code (LDC) requirements and 
withdrawn 4 and 6 (Attachment I). Staff recommends approval of the four remaining deviations, finding 
that the deviations meet the criteria for approval.  
 
CONCLUSION 
 
The request to amend the Commercial Planned Development (CPD) is consistent with the Lee Plan and 
Land Development Code. The proposed amendments are consistent with the existing residential and 
commercial development within the Suburban future land use as established by Lee Plan, and the 
Suncoast Estates platted mobile home park. Staff has concluded that the amendment, as conditioned, will 
not result in negative impacts to urban services, infrastructure, or surrounding property. The subject 
properties are 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 and natural resources. 
The amendment allows for enhancement of existing mixed uses and is appropriate for the location and 
establishes sufficient safeguards to the public interest. Each requested deviation enhances the 
achievement of the objectives of the planned development and preserves and promotes the general 
intent of this Code to protect the public health, safety, and welfare. Therefore, staff recommends 
APPROVAL of the applicant’s request, as conditioned in Attachment C. 
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Attachment G – Applicant’s Narrative 
Attachment H – Applicant’s Schedule of Uses 
Attachment I – Applicant’s Schedule of Deviations 
Attachment J – Master Concept Plan  
Attachment K – Surface Water Management Narrative 
Attachment L – Letters of Availability 
Attachment M – TIS 
Attachment N – LDOT Traffic-Related Analysis 
Attachment O – Environmental Staff Report  
Attachment P – Protected Species, Topographic, Soils, FLUCCS Maps 











2265 Laurel Lane CPD – DCI2024-00019 

Atachment C – Condi�ons and Devia�ons 

CONDITIONS 

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

1. MCP/Development Parameters 
 
MCP. Development must be consistent with the two-page MCP entitled “2265 Laurel Lane Master 
Concept Plan” dated 10/2024 (Attachment J), except as modified by the conditions below.  
 
LDC 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 require 
further development approvals.  
 
Development Parameters. The CPD is limited to 2,000 square feet of commercial floor area, and 
a maximum building height of 30 feet.  
 

2. Uses and Site Development Regulations 
 
a. Schedule of Uses   

Accessory Uses and Structures 
ATM (Automatic Teller Machine) 
Essential Services 
Essential Services Facilities, Group I 
Fences and Walls 
Food Stores, Group I 
Parking Lot, Accessory 
Restaurants, Groups I and II (Carryout Only – No Indoor Seating Provided) 
Signs  
 

b. Site Development Regulations 
 
Minimum Lot Size:     0.33 acres 
Minimum Lot Depth:    100 feet 
Minimum Lot Width:    145 feet 
Maximum Building Height:    30 feet 
Maximum Lot Coverage:    40 percent 
Minimum Open Space:   40 percent 
 
Minimum Setbacks:  
Street, Local:      25 feet (Deviation #5) 
Side (South):     29 feet (Deviation #2) 
Rear (West):    15 feet  



 
3. Environmental Conditions 

a. Prior to the issuance of a development order, plans must depict 5,750 square feet (0.132 
acres) of open space.  
 

b. Prior to the issuance of a development order, plans must depict a Type C buffer (15 feet with 
5 trees, 18 shrubs per 100 linear feet with a solid wall at least 8 feet in height) along the west 
property line. The west wall of the building may serve as part of the required wall. No windows 
or doors are permitted on the western side of the building.  

 
4. Department of Transportation Conditions  

a. Prior to the issuance of a development order, a cross-access easement extending to the 
abutting property to the south must be depicted on the development order plans. A legal 
description and sketch must be provided with the draft easement. The easement must be 
recorded in the Public Records prior to the issuance of a Certificate of Compliance.  

SECTION C: DEVIATIONS: 

1. Minimum Connection Separation: Deviation 1 seeks relief from LDC Section 10-285, which 
requires a minimum connection separation of 330 feet on major collector roads in a future 
suburban area, to allow a minimum connection separation of 101 feet on Hart Drive between 
the proposed driveway and Laurel Lane.  
 
This deviation is APPROVED. 
 

2. Setbacks: Deviation 2 seeks relief from LDC Section 33-1542, which requires any structure other 
than a single-family, two-family attached or duplex or its associated accessory structures to 
have a minimum setback of 50 feet between the nearest points on the building and/or structure 
(not including wing walls, overhangs, shutters, awnings, and canopies) and an existing large lot 
residential subdivision, to allow a minimum setback of 29 feet between the proposed 
commercial building and the residentially zoned lot to the south. 
 
This devia�on is APPROVED.  
 

3. Buffers: Deviation 3 seeks relief from LDC Section 33-1543(a), which requires that landscape 
buffers for high density or high intensity development abutting a subdivided lot in an existing 
large lot residential subdivision to utilize, at a minimum, a 30-foot-wide buffer width, to allow 
the buffer width to be 14 feet wide with an 8-foot-high solid opaque wall along the south 
property line. 
 
This devia�on is APPROVED. 
 

4. Setbacks: Deviation 4 seeks relief from LDC Section 34-2192, which requires all buildings and 
structures be set back a minimum of 25 feet from the adjacent street easement or right-of-way, 
to allow a minimum building setback of 15 feet from the Laurel Lane right-of-way. 
 
This devia�on is APPROVED. 
























































































































































