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LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING
2201 SECOND STREET, FORT MYERS, FL 33901
ROOM 118 (FIRST FLOOR)
MONDAY, JULY 28, 2025
9:00 AM

AGENDA

Call to Order/Review of Affidavit of Publication/Pledge of Allegiance
Public Forum

Approval of Minutes — March 24, 2025

Lee Plan Amendments

A. CPA2024-00014 Surf Style CPA

Amend Map 1-A, Future Land Use, to redesignate a 0.60-acre portion
of the subject properties to the Urban Community future land use
category from the Suburban future land use category and amend
Map1l-C, Mixed Use Overlay, to add the entire +/- 1.76-acre property
to the Mixed-Use Overlay (MUO). The subject property is at the
southeast corner of the Pine Ridge Road and San Carlos Boulevard
intersection.

CPA2025-00002 Disaster Recovery Plan Update

Amend the Lee Plan Objective 72.1 and Policies 72.1.1, 72.1.7, and
72.1.8 in response to the repeal and replacement of Ordinance 07-20
with Administrative Code 2-23 regarding the Disaster Advisory
Council and adoption of the Lee County Disaster Recovery Plan.

Other Business

Adjournment



This meeting is open to the public. Interested parties may appear at the meeting
and be heard. A verbatim record of the proceeding will be necessary to appeal a
decision made at this hearing.

Lee County will not discriminate against individuals with disabilities. To request
an accommodation, contact Ranice Monroe, (239) 533-0255, Florida Relay
Service 711, or ADArequests@Ileegov.com at least five business days in
advance. To receive agendas by e-mail, contact jmiller@leegov.com.



mailto:ADArequests@leegov.com
mailto:jmiller@leegov.com
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Surf Style CPA



STAFF REPORT FOR CPA2024-00014:
SURF STYLE CPA

Privately Initiated Small-Scale Lee Plan Map Amendment

REQUESTS
Recommendation: e Amend Map 1-A, Future Land Use, to redesignate a 0.60-acre portion of the
Adopt subject properties to Urban Community from Suburban
e Amend Map 1-C, Mixed Use Overlay, to add the entire property to the Mixed-
Applicant: Use Overlay (MUO).
Gilad Ovaknin
SUMMARY
) The requested amendments would unify the future land use categories on the subject
Representatives: properties to an urban category and allow redevelopment of the site in accordance
Lindsay Rodriguez, AICP with the Mixed Use Overlay in an existing urban area.
Morris-Depew Associates,
Inc. PROPERTY LOCATION
The property is located at the southeast corner of Pine Ridge Road and San Carlos
Amended Element(s): Boulevard in the lona McGregor Planning District.

Future Land Use Map

Planning District:
District 12

Commiissioner District:
District 3

Hearing Dates:
LPA: 7/28/2025

BoCC #1: TBD

Attachment(s):
1: Map Amendment

2: Applicant Materials

Figure 1: Aerial location of the subject property

RECOMMENDATION
Staff recommends that the Board of County Commissioners (BoCC) adopt the proposed
amendment as shown in Attachment 1.




PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND AND REQUEST

The approximately 1.76-acre subject property at the corner of Pine Ridge Road and San Carlos Boulevard
consists of two parcels. The corner parcel is currently developed with the Surf Style retail store, while the
second parcel remains undeveloped. The property owners, SWF Beach Outlet, LLC, and Leslie Pine Ridge,
LLC, intend to create a unified development plan for up to 30,000 square feet of commercial uses, using
the existing zoning designation.

The subject properties are currently designated with a mixture of Urban Community and Suburban future
land use categories (FLUC) and are not located within any of the County’s Community Plan Areas. Water
and sewer connections are readily available on-site. The subject property is within the County’s Coastal
High Hazard Area, which is defined as the area below the elevation of the category 1 storm surge line as
established by a Sea, Lake, and Overland Surges from Hurricanes (SLOSH) computerized storm surge
model and delineated by Map 5-A of the Lee Plan as required by § 163.3177(6)(a)10.c.(VI), Fla. Stat.

The subject properties have a history of zoning actions that have been approved in the past. In 1977, the
corner property was rezoned to BU-3A, a commercial district that the county no longer uses, to

accommodate a used car lot. Later, in 1992, it was rezoned to Tourist Commercial (CT). Both parcels within
the subject property have a CT zoning designation, which allows commercial and residential uses.

EXISTING PROPOSED

Figure 2: Existing and Proposed FLU and MUO

Staff Report for LPA July 18, 2025
CPA2024-000014 Page 2 of 7



Request

The applicant is requesting to amend the Future Land Use Map (FLUM) to redesignate a 0.60-acre portion
of the undeveloped parcel from Suburban to Urban Community. The requested FLUM amendment is
depicted in Figure 2.

In addition to the Future Land Use Map Amendment, the applicant is requesting to extend the Mixed Use
Overlay, which currently ends on the North side of Pine Ridge Road, to the two parcels within the subject
property on the South side of Pine Ridge Road.

Surrounding Properties

The subject property is located where Pine Ridge Road dead-ends into San Carlos Blvd in an urban area of
the county characterized by older development and newer redevelopment. Hurricane lan had a major
impact on the existing development in this area of the County. Table 1, below, summarizes the
development surrounding the subject property.

TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Overlay Zoning Existing Use

North Urban Community Mixed Use Overlay C-1A & C-2 Commercial

East Suburban - C-1A Commercial
Urban Community & . -

South suburban - CT/MH-1 Public Utility

West Urban Community Mixed Use Overlay C-2 Commercial

The existing development comprises a mix of commercial, industrial, and residential uses. The northeast
corner of Pine Ridge Road and San Carlos Boulevard has a gas station. Florida Power and Light (FPL) owns
a parcel along the southern property line of the subject property. On the west side of San Carlos
Boulevard, directly across from the subject property, there is an FPL substation and a mini-golf course.
There is also a large, manufactured home community south of the FPL property.

New development is also occurring in this area. A development order has been approved and is currently
under construction on the 15.7-acre parcel directly north of the subject property.

PROCEDURAL REQUIREMENTS

The Lee Plan is Lee County’s comprehensive plan, which provides the long-term vision for development
in the county. Florida Statutes require comprehensive plans to include certain topics as elements. The Lee
Plan divides these elements into chapters, which are further supported by goals, objectives, standards,
and policies. Lee Plan Chapter Xlll, entitled Administration, section “d” addresses Amendments to the
Plan. The applicable paragraph is reproduced below.

This plan, including the Future Land Use Map, may be amended in accordance with
Florida Statutes and administrative procedures adopted by the Board of County
Commissioners in Lee County Administrative Code 13-6. In accordance with §
163.3177(1)(f), Fla. Stat., all amendments must be based upon relevant and appropriate
data and analysis.
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Lee County Administrative Code 13-6 establishes procedures for amendments to the Lee Plan, including
notice requirements and provisions for public participation during the amendment process. The subject
application requests privately initiated map amendments to the Lee Plan, meaning it has been requested
by an entity other than the County and follows the amendment process described in Florida Statutes
section 163.3184. The applicant has met the procedural requirements in AC 13-6.

Under the Florida Statutes, the proposed FLUM amendment and amendment to Map 1-C, which extends
the Mixed Use Overlay to the subject property, are considered small-scale map amendments and will
follow the state review process under F.S. 163.3187.

The proposed FLUM amendment applies to an approximately 0.60-acre portion of the subject property,
and the proposed addition to the MUO totals 1.76 acres. Both are well below the 50-acre threshold for
small-scale amendments, and no text amendments are proposed. The proposed amendments are small-
scale amendments under F.S. 163.3187, which will require one public hearing before the Local Planning
Agency for recommendation to the BOCC and one adoption hearing with the BOCC.

Small scale development amendments may not become effective until 31 days after adoption. If
challenged within 30 days after adoption, small scale development amendments may not become
effective until the state land planning agency or the Administration Commission, respectively, issues a
final order determining that the adopted small scale development amendment is in compliance.

LEE PLAN ANALYSIS

The comprehensive plan applies to all land use decisions within unincorporated Lee County. Where goals,
objectives, standards, or policies of particular elements conflict, those conflicts will be resolved based on
an analysis of the Lee Plan as a whole. The Lee Plan analysis included in this staff report outlines the
proposed amendments in relation to the most applicable Lee Plan goals, objectives, and policies to
determine their appropriateness.

Policy 1.1.5 describes the Suburban FLUC. This policy is reproduced below.

POLICY 1.1.5: 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. Industrial land
uses are not permitted. This category has a standard density range from one dwelling unit
per acre (1 du/acre) to six dwelling units per acre (6 du/acre). The maximum total density
may only be increased to eight dwelling units per acre (8 du/acre) utilizing Greater Pine
Island Transfer of Development Units except in areas that specifically prohibit bonus
density. Other forms of bonus densities are not allowed.

The application materials argue that the existing Suburban FLUC is less appropriate for the portion of the
subject property within the Suburban category than the requested Urban Community FLUC. Staff agrees
with this conclusion. Pine Ridge Road is classified as a major collector, and the subject property is
surrounded by industrial, commercial, and multi-family development. The existing Suburban
classification no longer accurately describes the existing conditions of the subject or the surrounding
development.

Policy 1.1.4 describes the Urban Community FLUC. This policy is reproduced below.
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The Urban Community future land use category are areas characterized by a mixture of
relatively intense commercial and residential uses. The residential development in these
areas will be at slightly lower densities then other future urban categories described in this
plan. As vacant properties within this category are developed, the existing base of public
services will need to be maintained which may include expanding and strengthening them
accordingly. As in the Central Urban future land use category, predominant land uses in
this category will be residential, commercial, public and quasi-public, and limited light
industrial with future development encouraged to be mixed use, as described in Objective
11.1, where appropriate. The standard density range is from one dwelling unit per acre (1
du/acre) to six dwelling units per acre (6 du/acre), with a maximum total density of ten
dwelling units per acre (10 du/acre). The maximum total density may be increased to
fifteen dwelling units per acre (15 du/acre) utilizing Greater Pine Island Transfer of
Development Units.

The application materials argue that the majority of the property is currently designated as Urban
Community and that the remainder should be redesignated accordingly, as the location is characterized
by a mixture of relatively intense commercial and residential uses. Staff agrees with this conclusion. The
subject property already has access to public utilities and is surrounded by properties with established
commercial, residential, and industrial uses, which is more reflective of the Urban Community FLUC than
the current Suburban category. Additionally, Pine Ridge Road, classified as a major collector, contains
multiple commercial and industrial properties on both sides of the road, including the Lee County Utilities
water reclamation facility, the Fort Myers Beach Park and Ride facility, numerous outdoor storage
facilities, and a couple of social clubs (Masons Lodge and VFW Post). This road is also a heavily used
vehicular connection to Fort Myers Beach.

The subject property is within the county’s Coastal High Hazard Area. Policy 101.1.4 addresses the
requirements of comprehensive plan amendments within the CHHA. This policy is reproduced below.

POLICY 101.1.4: Require that comprehensive plan amendments which increase density

within the Coastal High Hazard Area or on islands meet one of the following criteria in

accordance with § 163.3178(8), Fla. Stat.:

1. Will not result in an out of County hurricane evacuation time that exceeds 16 hours
for a Category 5 storm event (Level E storm surge threat); or

2. Will maintain a 12 hour evacuation time to shelter for a Category 5 storm event (Level
E storm surge threat) and ensure shelter space is available to accommodate the
additional population; or

3. Will provide appropriate mitigation as determined by Lee County Department of
Public Safety, to satisfy both criteria above, which may include the payment of money
or construction of hurricane shelters and transportation facilities.

The Suburban and Urban Community FLUCs have the same maximum standard density. Urban Community
allows bonus density under certain circumstances, which is the only difference in density allowances
between the two categories. One way to obtain bonus density is through Greater Pine Island TDUs;
however, Lee Plan Policy 101.3.6 prohibits the use of TDUs and Bonus Density utilizing cash contributions
in the CHHA. The only way additional density would be permitted on this property with the proposed FLU
amendment would be by constructing on-site affordable housing. Bonus Density would require a separate
application and flood mitigation per the Lee Plan, LDC, and Florida Building Code. The proposed change
is not inconsistent with Lee Plan Policies 101.1.4 and 101.3.6, as no additional density is allowed by
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right, and any proposed density would require flood and storm mitigation. Additionally, the applicant
has stated that no residential uses are proposed on the site.

Objective 11.1 provides that mixed-use development should be allowed and encouraged “within certain
future land use categories and at appropriate locations where sufficient infrastructure exists to support
development”. Adding the subject property to the Mixed Use Overlay will allow and encourage a mixed-
use form of development, consistent with Objective 11.1.

Expansion of the Mixed Use Overlay depends upon a number of criteria specifically addressed in Policy
11.2.1. Generally, these criteria include maintaining continued pedestrian and automobile connections,
locating within specific future land use categories, and providing adequate access to public facilities and
infrastructure. Policy 11.2.1 is reproduced below with an analysis of each criterion to follow.

POLICY 11.2.1: The Mixed Use Overlay identifies locations where mixed use development

will have a positive impact on transportation facilities though increased transit service,

internal trip capture, and reduced travel distance. Requests to expand the Mixed Use

Overlay will be evaluated based on all of the following criteria:

1. Located within the extended pedestrian shed of established transit routes; and,

2. Distinct pedestrian and automobile connections to adjacent uses can be achieved
without accessing arterial roadways; and,

3. Located within the Intensive Development, Central Urban, or Urban Community future
land use categories; and,

4. Availability of adequate public facilities and infrastructure; and

5. Will not intrude into predominately single-family residential neighborhoods.

Proximity to Transit. The Lee Plan defines the extended pedestrian shed as one-half mile or an eight (8)
to ten (10) minute walk. LeeTran Route 490 operates adjacent to the subject property, serving four bus
stops within a quarter of a mile. The applicant has indicated that two other routes are located within one-
half mile of the subject property. The letter of service availability from LeeTran confirms that transit
service is available to the subject property. Bus stop improvements will be required by the developer at
the time of the development order. The subject property is located within the extended pedestrian shed
of established transit routes.

Pedestrian and Automobile Connections. The subject property is adjacent to or within walking distance
of multiple uses, including hotels, restaurants, entertainment, and retail establishments. There is an
existing sidewalk network adjacent to the subject property that connects it to the businesses along San
Carlos Blvd. The applicant has indicated that internal vehicular connections will be provided on the site,
as well as a connection to the property to the east. The subject property provides distinct pedestrian and
vehicular connections.

FLUC. The majority of the subject property is within the Urban Community future land use category. The
proposed amendment to Lee Plan Map 1-A will incorporate the remainder of the property within the
Urban Community future land use category, consistent with this subsection of Policy 11.2.1. With the
proposed FLUM amendment, the entirety of the subject property will be within the Urban Community
FLUC, consistent with this requirement.

Public facilities and infrastructure. The subject property has existing connections to public utilities, and
the applicant has provided letters of availability for Lee County Solid Waste, Lee County Sheriff's Office,
Lee County EMS, Lee County LeeTran, and Lee County School District verifying their ability to serve the
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site. The subject property meets the criteria to have adequate public utilities and infrastructure
available on-site.

Single-Family Residential. There is a manufactured home community south of the subject property;
however, the proposed MUO extension to the subject property will not include any properties developed
as single-family homes. The proposed MUO extension does not intrude into areas of predominantly
single-family development and therefore meets this criterion.

The proposed MUO extension meets all of the requirements of Lee Plan Policy 11.2.1.

PUBLIC FACILITIES AND INFRASTRUCTURE

Site-specific impacts to public services and the availability of services will be examined in any future
development applications for construction on the impacted site. Preliminary analyses of the request are
based on the “worst case scenario” for the proposed future land use change. The extension of the Mixed
Use Overlay does not impact the allowed uses on the site.

Analysis of the applicant’s Traffic Impact Study by Lee County Department of Transportation indicates that
the proposed amendment would not increase the amount of traffic produced from the site.
Transportation concurrency is non-regulatory, as per Florida Statutes Section 163.3180 and Lee Plan Policy
95.1.3, which states, “Compliance with non-regulatory LOS standards will not be a requirement for
continued development permitting, but will be used for facility planning purposes.”

Lee County Utilities' water and sewer infrastructure currently exists on the site with the capacity to serve
any redevelopment on the site.

CONCLUSIONS
Staff has reviewed the proposed amendment and provides the following conclusions:
e The proposed Urban Community FLUC is more consistent with the existing conditions of the site
than the current Suburban FLUC.
e The subject property meets all of the requirements in Policy 11.2.1 for the Mixed Use Overlay.
e Utilities and infrastructure are in place with no availability issues for redevelopment of the subject
property.
e The applicant has provided all of the required documentation for the proposed amendments
according to AC 13-6.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
adopt the proposed amendment as shown in Attachment 1.
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ATTACHMENT 1

» Map 1A Existing Future Land Use Map
» Map 1A Proposed Future Land Use Map

» Mixed Use Overlay
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