LOCAL PLANNING AGENCY
ADMINISTRATION EAST BUILDING

2201 SECOND STREET, FORT MYERS, FL 33901

ROOM 118 (FIRST FLOOR)
MONDAY, AUGUST 25, 2025
9:00 AM

AGENDA

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

Public Forum

Approval of Minutes — July 28, 2025

Lee Plan Amendments

A.

CPA2024-00006 Horizon Tamiami

Amend Lee Plan Map 1-C, Mixed Use Overlay, to add 20.2 acres of
the subject property to the Mixed-Use Overlay. The property is
located at the northeast corner of the intersection of Brooks Road and
North Tamiami Trail in North Fort Myers.

CPA2025-00001 Honc 41 CPA

Amend Lee Plan Map 1-A, Future Land Use Map, to change subject
property’s Future Land Use from Suburban to Central Urban to allow
for commercial and light industrial uses along US 41/Tamiami Tralil
North. The subject property is located along the west side of North
Tamiami Trail, approximately 0.25 miles south of Del Prado
Boulevard North.

Land Development Code Amendments

A. Dock and Shoreline Regulations (Boathouses and Dock Pavilions)

Sec. 26-41 (Definitions); Sec. 26-46 (Variances and Special
Exceptions); Sec. 26-71 (Docking Facilities and Boat Ramps); Sec.
26-74 (Boathouses and Dock Pavilions); Sec. 34-174 (Authority to
Approve Administrative Actions); Sec. 34-203 (Submittal
Requirements for Administrative Action Applications); Sec. 34-622
(Use Activity Groups); and Sec. 34-1173 (Development Regulations)



6. Other Business

7. 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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STAFF REPORT FOR CPA2025-00001:

HONC 41 CPA

Privately Initiated Small-Scale Lee Plan Map Amendment

Recommendation:
Adopt

Applicant:

Honc Docks and Lifts, Inc.

Representatives:
Cindy Leal Brizuela, AICP
EnSite

Amended Element(s):
Future Land Use Map

Planning District:
District 19

Commiissioner District:
District 4

Hearing Dates:
LPA: August 25, 2025
BoCC #1: TBD

Attachment(s):
1: Map Amendment

2: Applicant Materials

REQUEST

Amend Lee Plan Map 1-A, Future Land Use Map, to redesignate the 19.36-acre subject
property to the Central Urban future land use category from the Suburban future land
use category.

SUMMARY

This is a privately initiated Comprehensive Plan Amendment to the Future Land Use
Map (Map 1-A), requesting to change the future land use category from Suburban to
Central Urban to support a mixture of light industrial and commercial uses. The
applicant has also submitted a companion rezone application, DCI2024-00014, to
rezone the property from Industrial (IL) and Commercial General (CG) to Multi-Use
Planned Development.

PROPERTY LOCATION
The subject property is located along the west side of North Tamiami Trail,
approximately 0.25 miles south of Del Prado Boulevard North.

Figure 1: Aerial location of the subject property

RECOMMENDATION

Staff recommends that the Board of County Commissioners (BoCC) adopt the proposed
amendment based on the analysis and findings provided in this staff report.



PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND AND REQUEST

The approximately 19.36-acre subject property is located approximately one-quarter mile south of the
intersection of North Tamiami Trail and Del Prado Boulevard and consists of one parcel. The parcel is
currently undeveloped. The property owner, Honc Docks and Lifts Inc., intends to create a mixed-use
planned development consisting of commercial and light industrial uses by redesignating the future land
use category from Suburban to Central Urban.

The subject property is located within the county’s North Fort Myers Community Plan Area. Water and
sewer connections are readily available at the site. The Future Land Use Map, Map 1-A, currently does not
identify any wetlands on the subject property; however, the South Florida Water Management District
has determined approximately 4.92 acres of the subject property are wetlands based on the methodology
described in Lee Plan Objective 1.5. Therefore, these areas are considered to be within the Wetlands
future land use category. The subject property is not located within the County’s Coastal High Hazard
Area.

The applicant has concurrently filed an application to rezone the subject property from Light Industrial
(IL) and General Commercial (CG) to Mixed Use Planned Development (MPD), indicating future
commercial and industrial development. The existing IL zoning includes limited uses that are consistent
with the Suburban future land use category.

Future Land Use Category

The subject property is currently within the Suburban future land use category, which allows a mixture of
residential and commercial uses, but specifically prohibits industrial uses. Policy 1.1.5 describes the
Suburban future land use category and 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 subject property contains wetlands, as determined by the South Florida Water Management District,
that are not depicted on the Future Land Use Map. Policy 124.1.2 of the Lee Plan describes the County’s
wetlands protection regulations. Any future development within the subject property that may impact
wetlands or require any mitigation must first obtain approval from the South Florida Water Management
District. Additionally, if any residential uses are proposed in the future, the allowed density may be
impacted by the wetlands acreage.



Community Plan Area

The subject property is located within the North Fort Myers Community Plan Area, which is generally
located north of the Caloosahatchee River, west of Interstate 75 (I-75), and east of the City of Cape Coral.
Lee Plan Goal 30, reproduced below, describes the North Fort Myers Community Plan Area.

GOAL 30: NORTH FORT MYERS COMMUNITY PLAN. 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.

Goal 30 is divided into six objectives, each with supporting policies, that address neighborhoods and
housing, centers and corridors, transportation, community facilities and services, parks, recreation, &
conservation, and the downtown waterfront. The subject property lies within a Corridor Overlay District
and just outside a designated Neighborhood Center. Lee Plan Policies 30.2.4 and 30.2.5 describe the areas
within the Neighborhood Centers or a Commercial Corridor Overlay. The policies are reproduced below.

POLICY 30.2.4: The following areas are designated as Neighborhood Centers
appropriate for moderate intensity, pedestrian-oriented, mixed use development:
Littleton and North Cleveland Avenue; North Tamiami Trail and Del Prado
Boulevard; North Tamiami Trail and Nalle Grade Road; Hancock Bridge Parkway
and Orange Grove Boulevard; North Tamiami Trail and Pine Island/Bayshore Roads;
Bayshore Road and Slater Road; and Bayshore Road and Hart Road. For these areas,
neighborhood-serving, mixed use development; pedestrian-friendly street, site, and
Future Land Use 11-97 April 2024 building designs; the incorporation of live/work,
multi-family, and attached housing; and sidewalk and path connections to nearby
neighborhoods, parks, and public uses are preferred.

POLICY 30.2.5: Certain areas along major road corridors outside designated Town
Centers and Neighborhood Centers, are located within a Corridor Overlay District
with provisions in the LDC requiring enhanced landscaping, greater buffering and
shading of parking areas, improved commercial signage, enhanced standards to
ensure architectural quality and compatibility, and incentives for quality development.
Within the Corridor Overlay District, deviations from landscaping, buffering, signage
or architectural requirements may not be granted, unless the request meets the
approval criteria for variances set forth in the LDC, Chapter 34.

Planning District

The subject property is in the North Fort Myers Planning District (District 19). Table 1(b) in the Lee Plan
displays projected allocations for the year 2045 for each Planning District. The proposed amendment to
the Future Land Use Map will change the subject property’s future land use category from Suburban to
Central Urban. In District 19, the Suburban future land use category allocates 6,345 acres for residential
development, and the Central Urban future land use category allocates 2,225 acres for residential
development. District 19 also allocates 1,121 acres for commercial uses and 244 acres for industrial uses.
The subject property has a total area of 19.36 acres, and the intended future development of both
commercial and industrial uses is not anticipated to exceed the Planning District’s allocated acreage for
those uses.
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Surrounding Properties
The subject property is comprised of one parcel, located on the west side of North Tamiami Trail,
approximately 0.25 miles south of Del Prado Boulevard North.

TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
North Suburban CPD Commercial
East Suburban AG-2, CPD, RPD Commercial/Vacant
South Suburban C-2, AG-2 Vacant
West Mixed Use Residential Multi-Family Low Vacant/Residential

The surrounding development includes a mix of commercial, residential, and agricultural zoning. The
property bordering the north is a Commercial Planned Development (CPD) with auto repair services. Along
the east side of North Tamiami Trail are undeveloped parcels zoned AG-2 and CPD, and a commercial
parcel zoned CPD. South of the commercial parcel is the main access to Sabel Springs, a residential
community zoned Residential Planned Development (RPD). South of the subject property is a golf cart
retailer zoned C-2 and vacant land zoned AG-2. Directly west of the subject property is the City of Cape
Coral. Additional details on the surrounding properties are provided in Table 1 above.

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.

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 and Florida Statutes.

Because the applicant is proposing a new map designation within a Community Plan Area, one public
information meeting is required prior to the application being found sufficient under Lee Plan Policy
17.3.2. The applicant has provided the community presentation and meeting summary for the community
meeting held at the North Fort Myers Recreation Center on July 01, 2025, at 6:00 pm. The applicant has
met the public input requirements of Lee Plan Objective 17.1.
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The 19.36-acre subject property is 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 the 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 considers the proposed
amendments in relation to the applicable Lee Plan goals, objectives, and policies to determine overall
consistency with the Lee Plan.

Lee Plan Policy 1.1.5 describes the Suburban future land use category, which generally allows a mixture
of residential and commercial uses. This policy is included in full on page 2 of this report. The applicant
contends that the existing Suburban future land use category is less appropriate for the subject property
than the requested Central Urban future land use category. The subject property is surrounded by
commercially zoned properties to the north and east. It is located in the North Fort Myers Commercial
Corridor, which allows for uses that are more consistent with the Central Urban future land use category.
In addition, the Central Urban future land use category is located approximately 860 feet to the south
along North Tamiami Trail. North Tamiami Trail serves as an arterial roadway allowing traffic to move
efficiently through the area. It should also be noted that the existing zoning on the subject property, IL
(Light Industrial), allows for extremely limited uses consistent with the Suburban future land use category,
which prohibits industrial uses.

The applicant is proposing to change the subject property’s future land use category to Central Urban.
Policy 1.1.3 describes the Central Urban future land use category and is reproduced below.

POLICY 1.1.3: The Central Urban future land use category can best be characterized
as the “urban core” of the County. These areas are already the most heavily settled
and have, or will have, the greatest range and highest levels of public services.
Residential, commercial, public and quasi-public, and limited light industrial land uses
will continue to predominate in the Central Urban future land use category. Future
development in this category is encouraged to be mixed use, as described in Objective
11.1, where appropriate. The standard density range is from four dwelling units per
acre (4 du/acre) to ten dwelling units per acre (10 du/acre), with a maximum total
density of fifteen dwelling units per acre (15 du/acre). The maximum total density may
be increased to twenty dwelling units per acre (20 du/acre) utilizing Greater Pine
Island Transfer of Development Units.

The subject property is in an area of the county that is experiencing growth. Public facilities are available
at the site, and a variety of residential, commercial, and public uses exist around the site. The Lee Plan
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encourages mixed-use development within both the North Fort Myers Community Plan area and the
Central Urban future land use category. The Central Urban future land use category allows for the same
uses as the Suburban category, with the addition of limited light industrial uses and the use of Bonus
Density if certain criteria are met. To develop the property with light industrial uses, the applicant will be
required to demonstrate compatibility through a planned development.! Therefore, the proposed
amendment would not create incompatibility between existing uses that could not be mitigated through
appropriate conditions. The Central Urban future land use category is more consistent with the subject
property’s location than the Suburban future land use category.

Objective 2.2 from the Lee Plan describes that future growth in Lee County should be concentrated in
areas where public infrastructure is already in place or guaranteed, and where development can occur
cohesively. The objective is reproduced below.

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth to those portions of
the future urban areas where adequate public facilities exist or are assured and where
compact and contiguous development patterns can be created. Development orders and
permits (as defined in 8163.3164, Fla. Stat.) will be granted only when consistent with the
provisions of 8§163.3202(2)(g) and § 163.3180, Fla. Stat. and the concurrency
requirements in the LDC.

The properties around the subject site include a mixture of developed and vacant sites, and there are
adequate public facilities available. Development of the site will result in a cohesive and contiguous
development pattern. There are currently public facilities and services available at the site, allowing the
subject property to be developed in a timely manner. The proposed amendment would facilitate
development in an area with adequate public facilities and compact development patterns, consistent
with Lee Plan Objective 2.2.

Lee Plan Goal 30 describes the North Fort Myers Community Plan Area and is reproduced on page 2 of
this report. The subject property is situated in the North Fort Myers Community Plan Area, Goal 30 of the
Lee Plan, which aims to enhance the livability and economic vitality of the area. The County seeks to
achieve this goal by encouraging compact, mixed use development and revitalizing commercial corridors
in the North Fort Myers Community Plan area. The proposed map amendment facilitates the
development of this site, located along the North Fort Myers Commercial Corridor, and is consistent
with Goal 30, broadly, and Policies 30.2.4 and 30.2.5.

SERVICE AVAILABLITY

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.

Transportation: Lee County DOT staff reviewed the reference application. The applicant for an
amendment to the Lee Plan is required to provide information for both a short-range (5 years) and long-
range (20+ years) level of service (LOS) analysis. The 5-year analysis indicates US 41 from Bus 41 to Del
Prado Blvd, from Pondella Rd to SR 78, Del Prado Blvd Malagrotta Cir to US 41, Littleton Rd from Corbett

1 See Lee Plan Polices 5.1.5 and 7.1.2.
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Rd to US 41, SR 78 from Corbett Rd to US 41, Bayshore Rd (SR 78) from BUS 41 to Hart Rd will operate at
LOS “F” with and without the proposed change.

The Long Range 2045 Horizon LOS analysis indicates US 41 from Bus 41 to Trail Dairy Cir, from Pondella
Rd to Littleton Rd, Del Prado Blvd Malagrotta Cir to US 41, Littleton Rd from Corbett Rd to US 41, SR 78
from Corbett Rd to US 41, Bayshore Rd (SR 78) from BUS 41 to Hart Rd will operate at LOS “F” with and
without the proposed change.

US 41 and SR 78 (Pine Island Rd and Bayshore Rd) are arterials maintained by the State. Del Prado Blvd is
an arterial, and Littleton Rd is a major collector maintained by the County.

The county roads surrounding the subject property will operate at a LOS “F” with or without the
proposed amendment. 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.”

Mass Transit: The letter of service availability provided by LeeTran confirms that there are no existing or
planned transit services or bus stops in the area. The proposed amendment will not negatively impact
transit facilities.

Utilities: The subject property is within the Lee County Utilities' water infrastructure, as shown on Map 4-
A, and the Florida Governmental Utility Authority’s sewer infrastructure. The proposed amendment will
not negatively impact public utilities and infrastructure LOS.

Public Facilities: The applicant has provided letters of availability for Lee County Solid Waste, Lee County
Sheriff's Office, Lee County EMS, Lee County Transit, and the North Fort Myers Fire Department. A letter
of availability for Lee County Public Schools does not apply to the property. The proposed amendment
will not overburden public facilities in the area.

CONCLUSIONS
Staff has reviewed the proposed amendment and provides the following conclusions:
e The subject property is in an area of the County that’s experiencing significant growth, and the
property is located approximately 0.25 miles from the intersection of two major arterial roadways
(Del Prado and US 41)
e Public services and infrastructure are currently available at the subject property.
e The applicant has provided all 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 provided in Attachment 1.
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ATTACHMENT 1

» Map 1A Existing Future Land Use Map

» Map 1A Proposed Future Land Use Map
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