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

CPA2024-00006

Horizon Tamiami



STAFF REPORT FOR CPA2024-00006:
HORIZON TAMIAMI

Privately Initiated Small-Scale Lee Plan Map Amendment

Recommendation: REQUEST

Adopt Amend Lee Plan Map 1-C to incorporate approximately 20.2 acres of the subject
property into the Mixed Use Overlay.

Applicant:

Horizon Tamiami, LLC SUMMARY

The applicant requests to incorporate an approximately 20.2-acre upland portion of
. the subject property into the Mixed Use Overlay (MUO) to develop the site in
B HIES AT accordance with the MUO standards outlined in Chapter 34 of the Land Development
Veronica Martin Code and rezone to a conventional zoning district instead of a planned development.
TDM Consulting, Inc. According to the companion rezone application, the applicant intends to construct a
mixture of commercial and residential uses. No saltwater wetlands will be incorporated
Property Location: into the MUO.

1450, 1456, 1460, and 1470

North Tamiami Trail PROPERTY LOCATION

The property is located at the northeast corner of the intersection of Brooks Road and

ize: North Tamiami Trail in North Fort Myers.
+20.2 acres

Planning District:
District #19 (North Fort
Myers)

Commiissioner District:
District #4

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

Attachment(s):
1: Map Amendment

2: Applicant Materials

Figure 1: Location map of the portion of the subject property to be included in the Mixed Use Overlay

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 28.2-acre subject property, comprised of four parcels, was designated with Intensive
Development and Transition Zone, the precursor to the existing Wetlands future land use category, on
the 1984 Lee Plan Future Land Use Map. The property currently consists of +20.2 acres of Intensive
Development and 18.0-acres of Wetlands future land use categories. The applicant is proposing to
incorporate only the areas with the Intensive Development future land use category of the property into

the MUO. A map depicting the existing future land use categories and the proposed MUO is included
below.

Figure 2: Future Land Use and Mixed Use Overlay

The proposed Comprehensive Plan Amendment enables the applicant to develop under the Mixed Use
Overlay development standards and rezone to a conventional zoning district, rather than a planned
development. The applicant has filed a companion rezoning application (REZ2024-00006), which is being
reviewed concurrently with this comprehensive plan amendment application. The applicant is requesting
to rezone +20.2 acres from General Commercial (CG), Commercial (C-1), and Residential Single Family (RS-
1) to Commercial (C-1). The wetlands along the eastern property line are proposed to remain RS-1.
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Future Land Use Categories

The property is within the Intensive Development Future Land Use Category, which is the county’s most
intense future land use category. Lee Plan Policy 1.1.2 states that this land use category allows the
county’s highest densities and intensities and encourages mixed-use centers. The policy is reproduced
below.

POLICY 1.1.2: The Intensive Development areas are located along major arterial
roads in Fort Myers, North Fort Myers, East Fort Myers west of 1-75, and South Fort
Myers. By virtue of their location, the county's current development patterns, and the
available and potential levels of public services, they are well suited to accommodate
high densities and intensities. Planned mixed use centers of high-density residential,
commercial, limited light industrial (see Policy 7.1.6), and office uses are encouraged
to be developed as described in Objective 11.1, where appropriate. As Lee County
develops as a metropolitan complex, these centrally located urban nodes can offer a
diversity of lifestyles, cosmopolitan shopping opportunities, and specialized
professional services that befit such a region. The standard density range is from eight
dwelling units per acre (8 du/acre) to fourteen dwelling units per acre (14 du/acre).
Maximum total density is twenty-two dwelling units per acre (22 du/acre). The
maximum total density may be increased to thirty dwelling units per acre (30 du/acre)
utilizing Greater Pine Island Transfer of Development Units. (Ordinance No. 94-30,
09-06, 10-10, 16-07)

The subject property is also within the Wetlands future land use category, with the jurisdictional
boundaries confirmed through a Map Boundary Determination (MBD2024-00001). Policy 1.5.1 outlines
the permitted uses within the Wetlands future land use category, which include very low-density
residential uses and recreation that will not adversely impact the ecological functions of wetlands.
Objective 1.5 is reproduced below.

OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that
are identified as Wetlands in accordance with § 373.019(27), Fla. Stat. through the use of
the unified state delineation methodology described in Fla. Admin. Code R. 62-340, as
ratified and amended in § 373.4211, Fla. Stat.

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low-density residential
uses and recreational uses that will not adversely affect the ecological functions of
wetlands. All development in Wetlands must be consistent with Goal 124. The
maximum density is one dwelling unit per twenty acres (1 du/20 acre) except as
otherwise provided in Table 1(a) and Chapter XIII.

The property will continue to have a mixture of Intensive Development and Wetlands future land use
categories. Requirements and standards pertaining to development within or adjacent to state-
designated wetlands within the subject property are not changed by the proposed amendment.

Community Plan Area

In addition to the future land use categories mentioned above, 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.
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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, transportation, community facilities and services, parks, recreation, and conservation, and the
downtown waterfront. Under this goal and LDC Section 33-1566, the subject property is considered part
of the Corridor Overlay District.

Planning District

The subject property is located in the North Fort Myers Planning District (District 19), which allocates 376
acres to the Intensive Development future land use category and no acreage to the Wetlands future land
use category for residential development. District 19 allocates 1,121 acres for commercial use and 244
acres for industrial use. The proposed amendment will not change the future land use categories and,
therefore, will not require a change to the total acreage allocations in the North Fort Myers Planning
District. Additionally, the applicant’s companion rezoning includes commercial and residential uses, of
which the District contains adequate allocation capacity.

Surrounding Properties
The subject property is comprised of four parcels and is located at the intersection of Tamiami Trail and
Brooks Road. There is existing development on a +0.11-acre parcel adjacent to the subject property.
Additionally, the Florida Department of Transportation owns two parcels that cut into the subject
property, which are used for stormwater attenuation. The proposed amendment will not change any
overlays or future land use categories on the adjacent parcels.

TABLE 1: SURROUNDING PROPERTY INFORMATION

Future Land Use Overlay Zoning Existing Use
Intensive Vacant, Duplex, &
North Development, Central - C-1, TFC-2, & RS-1 Single-Family
Urban, and Wetlands Residential
Central Urban and Single-Family
East - TFC-2 & RS-1 . )
Wetlands Residential
Multi-Family
South | Intensive Development | Mixed Use Overlay C-2 & RM-2 Residential, Vacant, &
Commercial
West Intensive Development - C-1, CPD, & AG-2 Commercial & Vacant

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.
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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.

Because the applicant is proposing a 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 a summary, sign-in sheets, public notice, and agenda for the
community meeting held at the North Fort Myers Recreation Center on April 2, 2024, at 6:00 pm. The
applicant has met the public input requirements of Lee Plan Objective 17.1.

Under the Florida Statutes, the proposed amendment to Map 1-C, which is part of the Future Land Use
Mabp series, is considered a small-scale map amendment and will follow the state review process under
F.S.163.3187.

The proposed addition to the MUO totals approximately 20.2 acres, 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.

As previously stated, Lee Plan Policy 1.1.2 is the most intense future land use category, promoting mixed-
use developments on suitable lands within this category. The proposed amendment to incorporate the
subject property into the MUO further facilitates mixed-use development on the subject property,
consistent with the Intensive Development future land use category.

Objective 2.2 directs new growth to areas where “adequate public facilities exist or are assured and where
compact and contiguous development patterns can be created”. The subject property is located in an area
with existing public facilities. The development of this property will ensure continued compact
development patterns, consistent with Objective 2.2.
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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 several 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 predominantly single-family residential neighborhoods.

Proximity to Transit. LeeTran Route 595 runs next to the subject property, serving bus stops 10471 and
10472, both of which are within the extended pedestrian shed of the subject property. The Subject
property meets this requirement of the MUO.

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
Tamiami Trail. The subject property provides distinct pedestrian and vehicular connections.

Future Land Use Category. The portion of the subject property that will be incorporated into the Mixed
Use Overlay is within the Intensive Development future land use category, consistent with the Policy
11.2.1 requirement. A portion of the subject property is within the Wetlands future land use category.
This portion does not meet the requirements of Policy 11.2.1 and, therefore, was not included in the
proposed amendment.

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
site. The subject property meets the criteria to have adequate public utilities and infrastructure
available on-site.

Single-Family Residential. Much of the eastern portion of the subject property is designated as the
Wetlands future land use category, and any impacts to lands designated Wetlands will be subject to a
maximum density of one dwelling unit per twenty acres per Objective 1.5. The calculation of density in
impacted Wetlands encourages the developer to cluster the new structures closer to North Tamiami Trail,
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away from the existing single-family neighborhood located across Powell Creek from the subject property.
Additionally, the proposed extension of the MUO is limited to the portion of the property within the
Intensive Development future land use category. The Wetlands portion of the site will remain and act as
a buffer between the MUO portion and the residential areas on the other side of Powell Creek. 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.

Goal 30 of the Lee Plan outlines the vision for the North Fort Myers Community Plan Area. The proposed
amendment promotes Goal 30 and the intent to improve the livability and economic vitality of North Fort
Myers by promoting compact and mixed-use development, attracting appropriate investment to the
commercial corridor, and preserving natural resources by excluding large portions of wetlands on the
property from the request.

According to the Lee County Land Development Code Section 33-1537, the subject property is included
within the definition of “commercial corridor”. Policy 30.2.5 indicates that stricter requirements for
certain development criteria in the Land Development Code apply to areas within this corridor.
Additionally, certain development standards cannot be deviated from unless variance criteria are met,
providing greater assurance regarding the nature of future development of the subject property.

Policy 30.2.6 allows properties within the commercial corridor to utilize the development standards of
the Mixed Use Overlay. This is interpreted to mean the standards for aspects such as parking, open space,
and buffering allowed in the Mixed Use Overlay would also be allowed on the subject property. The
proposed amendment will also allow the subject property to calculate density from the commercial areas
of the project, which is not currently allowed under Policy 30.2.6 for properties not within the Mixed Use
Overlay.

The subject property is also 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 8 163.3178(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 proposed amendment does not change the future land use categories depicted on Lee Plan Map 1-A,
which determines density allowances. However, it does change how density is calculated. Because the
MUO allows for all portions of the property within the MUO to be used in the density calculations instead
of segregating the calculations to the different use areas, the resulting project with a horizontal mixing of
uses may contain more residential density than would be permitted on just the residential portion without
the MUO. However, the potential maximum allowable residential density of the site is unchanged with
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the proposed amendment. Therefore, the proposed change is not inconsistent with Lee Plan Policies
101.1.4 and 101.3.6, as the MUO does not grant any additional density, and all proposed density would
require flood and storm mitigation.

PUBLIC FACILITIES AND INFRASTRUCTURE
The lands on the subject property within the Intensive Development future land use category are located
along major arterial roadways and have access to public services.

Analysis of the applicant’s Traffic Impact Study by Lee County Department of Transportation indicates that
the proposed amendments do not increase the traffic from the current Lee Plan allowable uses.
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.”

The subject property is within Lee County Utilities' (LCU) potable water service area and the Florida
Governmental Utility Authority’s wastewater (sewer) service area. FGUA currently has sewer
infrastructure in place at the site and has provided the applicant with a letter of availability dated April
11, 2024, stating the capacity to serve the proposed development. LCU currently has potable water lines
in operation adjacent to the site and has provided a letter of availability dated March 5, 2024.

Site-specific impacts on public services and the availability of services will be examined in any future
development applications for construction on the impacted site.

e Fire: North Fort Myers Fire District, Station 2, located at 1280 Barrett Rd., is approximately 3.1
miles away. According to a letter dated April 3, 2024, the North Fort Myers Fire Department has
no objection to this amendment and can adequately protect this property

e Emergency Medical Services: There are two ambulances located 1.0 miles south of the property.
EMS service availability for the proposed development of this property is adequate at this time.

e Police: Lee County Sheriff’s Office, located at 121 Pondella Rd, is approximately 1.3 miles away.
According to a letter from the Lee County Sheriff’s Office, dated April 2, 2024, the amendment will
not affect the Agency’s ability to provide law enforcement services.

e Solid Waste: The property is within Lee County Solid Waste Franchise Area 5 and is served by Waste
Pro. According to a letter from Lee County’s Solid Waste Department, dated April 2, 2024, solid
waste is not opposed to the proposed amendment.

e Public Transit: According to a letter from LeeTran, dated August 14, 2025, the proposed
development is within one-quarter mile of a fixed-route corridor, and the closest bus stop is
#10471.

e Schools: The property is within the Lee County School District West Zone, District Area 5. According
to a letter from the School District of Lee County, dated April 11, 2024, the proposed project will
not negatively impact school capacity.

CONCLUSIONS
Staff has reviewed the proposed amendment and provides the following conclusions:

e The subject property meets all of the requirements in Policy 11.2.1 for the Mixed Use Overlay.
e The incorporation of the subject property within the MUO does not increase the maximum
potential density of the subject property and is therefore not inconsistent with Goal 101.
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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 1C Mixed Use Overlay
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