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           ADMINISTRATIVE AMENDMENT (PD) ADD2026-00035

ADMINISTRATIVE APPROVAL
LEE COUNTY, FLORIDA

WHEREAS, Rvi Planning + Architecture filed an application on behalf of Heights Land
Company, Inc. for administrative approval on a project known as Crosslands Commercial
Planned Development (CPD) to incorporate a deviation from Land Development Code
(LDC) Section 30-153(3)e, which requires identification signs to be set back a minimum of
15 feet from any right-of-way, to allow a 10-foot setback from Gladiolus Drive, at the property
located at 10940 Gladiolus Drive, Fort Myers, described more particularly as:

LEGAL DESCRIPTION:  In Section 32, Township 45 South, Range 24 East, Lee
County, Florida:

ATTACHED AS EXHIBIT “A”

WHEREAS, the applicant has indicated the property’s current STRAP number is 32-
45-24-00-00002.0010; and

WHEREAS, the property was rezoned in Resolution Z-86-081 from Agricultural (AG-
2) to Commercial Planned Development (CPD, with subsequent amendments in Resolution
Z-24-008, ADD2025-00034, and ADD2025-00074 (see Exhibit “D”); and

 
WHEREAS, the applicant has requested a deviation (Deviation 19) from LDC Section

30-153(3)e, which requires identification signs to be set back a minimum of 15 feet from any
right-of-way, to allow a 10-foot setback from Gladiolus Drive; and

WHEREAS, the 10-foot sign setback is minor in nature and will not result in any
adverse offs-site impacts; and

WHEREAS, the reduced setback does not obstruct visibility or interfere with
established line of sight lines for vehicular or pedestrian traffic at the proposed location
depicted on the Master Concept Plan (MCP) (see Exhibit “B”); and 

WHEREAS, the Gladiolus Drive right-of-way includes an 8-foot-wide pathway that
provides separation between the sign and travel lanes, further protecting public safety as it
pertains to wayward vehicles; and 

WHEREAS, the applicant provided a project narrative and deviation justification
statement (attached as Exhibits “C” and “E”); and 

WHEREAS, the Lee County Land Development Code provides for certain
administrative changes to planned development master concept plans and planned unit
development final development plans; and
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WHEREAS, the subject application and plans have been reviewed by the Lee County
Department of Community Development and the Lee County Department of Transportation
in accordance with applicable regulations for compliance with all terms of the administrative
approval procedures; and

WHEREAS, it is found that the proposed amendment does not increase density or
intensity within the development; does not decrease buffers or open space required by the
LDC; does not underutilize public resources or infrastructure; does not reduce total open
space, buffering, landscaping or preservation areas; and does not otherwise adversely
impact on surrounding land uses; and

NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for
administrative approval for an amendment to the Commercial Planned Development
seeking approval of a deviation from LDC Section 30-153(3)e, which requires identification
signs to be set back a minimum of 15 feet from any right-of-way, to allow a 10-foot setback
from Gladiolus Drive, is APPROVED subject to the following conditions:

1. Development must be consistent with the six (6) page amended Master Concept
Plan, titled “Heights Career Technical School at Crosslands CPD”, a copy of which is
attached hereto as Exhibit “B”. 

2. Deviation 19 from LDC Section 30-153(3)e., to allow a 10-foot street right-of-way
setback is hereby APPROVED, limited to the location annotated on the Master
Concept Plan. 

3. If it is determined that inaccurate or misleading information was provided to the
County or if this decision does not comply with the LDC when rendered, then, at any
time, the Development Services Manager may issue a modified decision that
complies with the Code or revoke the decision. If the approval is revoked, the
applicant may acquire the necessary approvals by filing an application for public
hearing in accordance with Chapter 10. 

EXHIBITS:
EXHIBIT A: Legal Description
EXHIBIT B: Master Concept Plan Composite 
EXHIBIT C: Applicant’s Narrative
EXHIBIT D: Resolution Z-24-008, ADD2025-00034, ADD2025-00074
EXHIBIT E: Deviation and Justification 
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Heights Career Technical School (CPD) 
Administrative Amendment to Planned Development 

Narrative of Request 

Request Summary 

The Heights Land Company, Inc. (Applicant) is requesting an administrative amendment to the 
approved Heights Career Technical School Commercial Planned Development (CPD) to add a 
deviation from Lee County Land Development Code (LDC) Sec.30-153(3)e to allow for a 5-foot 
reduction of the minimum signage setback of 15 feet.  

The subject property is 4.89± acres and is located at 10940 Gladiolus Drive. This site lies on the 
northeast corner of Gladiolus Drive and Pine Ridge Road. The current zoning is Commercial 
Planned Development (CPD) and the property is located within the Urban Community Future Land 
Use category.  

Background and Approval History 

In 1986, 4.97± acres of the Crossland Communities CPD were originally rezoned from Agricultural 
(AG) to Commercial Planned Development (CPD) by zoning resolution Z-86-081. The approved 
development program included 23,000 square feet of retail commercial and professional space not 
to exceed 35 feet in height.  

Then in 1986, the project received amendment approval by Z-87-0103 to add a deviation from the 
requirement of a minimum 60ft setback from a structure to a quarter section line, to allow a 0 foot 
setback. 

Next, an amendment was approved through Z-24-0008 to Heights Career Technical School to 
increase commercial retail intensity from 23,000sf to 66,500sf and increase the building height 
from 35' to 50'. 

ADD2025-0034 was an approved administrative amendment made to allow a deviation from Land 
Development Code (LDC) Section 10-288 and AC-11-4, which require turn lanes to be constructed 
when a project’s turning volumes warrant the need for a turn lane, to allow for no westbound right 
turn lane requirement at the Gladiolus Drive and Edisto Way access.  

ADD2025-00074 was an approved administrative amendment for a deviation from Land 
Development Code (LDC) Section 10-296 to allow a reduction in the required sidewalk width from 
6' to 5' along Pine Ridge Rd. 

Request Justification 

As noted above, the sole request in this Administrative Amendment is to reduce the minimum 
signage setback from 15 feet to 10 feet for the project identification sign proposed at the main 
project entry on Gladiolus Drive. The sign will comply with all other standards set forth in LDC Sec. 
30-153.

EXHIBIT C
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Please refer to the Schedule of Deviations for a detailed summary of the justification for the 
request. No changes are proposed to the current approved Z-24-008 Master Concept Plan (MCP), 
other than the siting of the identification sign.   
 
LDC Findings/Review Criteria  
 
LDC Section 34-174(i)(2) the following required findings/review criteria for an administrative 
amendment to a planned development:  
 

a. Does not increase height, density or intensity of the development, except as 
permitted in Chapter 2;  
 
No changes are proposed to the existing intensity approved for the CPD, thus the request 
does not increase the height, density or intensity 

 
b. Does not result in the substantial underutilization of public resources and public 

infrastructure committed to the support of the development;  
 
The requested deviation does not result in the substantial underutilization of public 
resources and public infrastructure committed to the support of the development. 

 
c. Does not result in a reduction of total open space provided on the Master Concept 

Plan by more than ten percent;  
 
The requested sign deviation does not result in a reduction of total open space provided 
on the MCP. 

 
d. Does not decrease the amount of indigenous native vegetation preservation or open 

space areas below the amount required by the Code; 
 
There is no decrease in the amount of indigenous native vegetation preservation or open 
space areas below the amount required by the LDC and shown on the MCP. 

 
e. If changes to the buffer or landscaping areas are proposed, equivalent or better (by 

comparison with the approved Master Concept Plan) landscaping or buffering is 
provided;  
 
There are no changes to the buffer or landscaping areas previously approved per the 
existing MCP for this site.  

 
f. Does not adversely impact surrounding land uses; and  

 
The request is wholly contained within the site and does not adversely impact surrounding 
land uses. The sign setback does not impact sight visibility and is sufficiently set back from 
Gladiolus Drive to ensure public safety due to the conditions of the roadway and right-of-
way.  

 
g. Is consistent with all applicable provisions of the Lee Plan and land development 

regulations in effect at the time of the amendment request. 
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The request is consistent with all applicable provisions of the Lee Plan and land 
development regulations in effect at the time of the amendment request, together with the 
proposed and existing approved deviations.  

 
 
Conclusion 
 
The request satisfies the criteria for an administrative amendment pursuant to LDC Section 34-
174(i)(2). The proposed modification will continue to advance the objectives of the approved 
Planned Development and protect the public health, safety, and welfare. The request does not 
alter the project’s consistency with the Lee Plan or the Land Development Code. 
 
Given the limited scope and minimal impact of the proposed change, the Applicant respectfully 
requests approval of this administrative amendment. 

 



EXHIBIT D
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           ADMINISTRATIVE AMENDMENT (PD) ADD2025-00034
 

ADMINISTRATIVE APPROVAL
  LEE COUNTY, FLORIDA
 

WHEREAS, Peninsula Engineering Inc., filed an application on behalf of Heights
Land Company, Inc. for administrative approval on a project known as Crosslands
Commercial Planned Development (CPD) of a deviation from Land Development Code
(LDC) Section 10-288 and AC-11-4, which require turn lanes to be constructed when a
project’s turning volumes warrant the need for a turn lane, to allow for no westbound right
turn lane requirement at the Gladiolus Drive and Edisto Way access, at the property located
at 10940 Gladiolus Drive, Fort Myers, described more particularly as: 
 

LEGAL DESCRIPTION:  In Section 32, Township 45 South, Range 24 East, Lee
County, Florida:
 

ATTACHED AS EXHIBIT “A”
 
WHEREAS, the applicant has indicated the property’s current STRAP number is 32-

45-24-00-00002.0010; and
 
WHEREAS, the property was rezoned in Resolution Z-86-081 from Agricultural (AG-

2) to Commercial Planned Development (CPD, with subsequent amendments in Resolution
Z-86-081, and Resolution Z-24-008 (see Exhibit “D”); and

  
WHEREAS, the applicant has submitted an application for Limited Development

Order (LDO2024-00582) for offsite right-of-way improvements within Pine Ridge Road, and
an application for Development Order (DOS2024-00119) for a 64,000 square foot building
to serve as a vocational school; and

 
 WHEREAS, Gladiolus Drive is a county-maintained, arterial roadway with a speed
limit of 35 miles per hour, and Edisto Way is a non-county-maintained, local roadway with a
speed limit of 25 miles per hour; and 

 
WHEREAS, the applicant has requested a deviation from Land Development Code

(LDC) Section 10-288, which requires turn lanes to be constructed when a project’s turning
volumes warrant the need for a turn lane in accordance with the requirements of Lee County
Administrative Code AC-11-4, to allow for no westbound right turn lane at the Gladiolus Drive
and Edisto Way access; and

 
WHEREAS, the site entrance at Gladiolus Drive has right-of-way constraints that

prohibit installation of a westbound right-turn lane; and
 
WHEREAS, there is an inability to acquire additional land for the construction of a

turn lane at this access point; and

ADD2025-00034  Lee County ePlan
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WHEREAS, Section VII of AC 11-4 allows for deviations from the ‘Turn Lane Policy’
if right-of-way constraints do not permit the installation of a turn lane; and

 
WHEREAS, the applicant provided a narrative describing the deviations being sought

(attached as Exhibit “C”); and 
 
WHEREAS, the Lee County Department of Transportation has reviewed the request

and offered no objection; and
   

WHEREAS, the Lee County Land Development Code provides for certain
administrative changes to planned development master concept plans and planned unit
development final development plans; and
 

WHEREAS, the subject application and plans have been reviewed by the Lee County
Department of Community Development and the Lee County Department of Transportation
in accordance with applicable regulations for compliance with all terms of the administrative
approval procedures; and

 
 WHEREAS, the subject application and plans have been reviewed by the Lee County
Department of Community Development in accordance with applicable regulations for
compliance with all terms of the administrative approval; and

 
WHEREAS, it is found that the proposed amendment does not increase density or

intensity within the development; does not decrease buffers or open space required by the
LDC; does not underutilize public resources or infrastructure; does not reduce total open
space, buffering, landscaping or preservation areas; and does not otherwise adversely
impact on surrounding land uses; and

 
NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for

administrative approval for an amendment to the Commercial Planned Development
seeking approval of a deviation from LDC Section 10-288 and AC-11-4, which require turn
lanes to be designed and constructed where turning volumes make such improvements
necessary, to allow no turn lane to be constructed on Gladiolus Drive westbound at the
intersection of Edisto Way is APPROVED subject to the following conditions:
 

1. Development must be consistent with the six (6) page Master Concept Plan,
dated February 2025 and June 2024, titled “Heights Career Technical School at
Crosslands CPD”, a copy of which is attached hereto as Exhibit “B”. 

 
2. Deviation #17, seeking relief from LDC Section 10-288 and AC-11-4, which

require turn lanes to be designed and constructed where turning volumes make
such improvements necessary, to allow no turn lane to be constructed on
Gladiolus Drive westbound at the intersection of Edisto Way is APPROVED. 
   

3. If it is determined that inaccurate or misleading information was provided to
the County or if this decision does not comply with the LDC when rendered,
then, at any time, the Development Services Manager may issue a modified

ADD2025-00034  Lee County ePlan
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decision that complies with the Code or revoke the decision. If the approval is
revoked, the applicant may acquire the necessary approvals by filing an
application for public hearing in accordance with Chapter 10. 

EXHIBITS:
EXHIBIT A: Legal Description
EXHIBIT B: Master Concept Plan 
EXHIBIT C: Applicant’s Narrative
EXHIBIT D: Resolution Z-24-008

 
Duly passed, adopted, and electronically signed on 3/20/2025 
 
Anthony R. Rodriguez, AICP, CPM, Zoning Manager

ADD2025-00034  Lee County ePlan
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2600 Golden Gate Parkway, Naples, Florida, 34105    Office 239.403.6700      Fax 239.261.1797

Fla Engineer CA 28275          Fla Landscape CA LC26000632         Fla Surveyor/Mapper LB8479
Page | 1

LEGAL DESCRIPTION
OF PART OF SECTION 32, TOWNSHIP 45 SOUTH, RANGE 24 EAST,

LEE COUNTY, FLORIDA.

COMMENCING AT THE NORTHWEST CORNER OF SECTION 32, TOWNSHIP 45 SOUTH,
RANGE 24 EAST, LEE COUNTY, FLORIDA;
THENCE ALONG THE NORTH LINE OF SAID SECTION 32 NORTH 88°50'46" EAST 25.00 FEET
TO THE INTERSECTION WITH THE EAST RIGHT OF WAY LINE OF PINERIDGE ROAD BEING A
FIFTY FOOT WIDE ROAD CENTERED ON THE WEST LINE OF SAID SECTION 32;
THENCE ALONG SAID EAST RIGHT OF WAY LINE SOUTH 01°24'20" EAST 1,339.37 FEET TO
THE POINT OF BEGINNING;
THENCE LEAVING SAID LINE NORTH 88°53'25" EAST 200.00 FEET;
THENCE SOUTH 01°22'41" EAST 296.58 FEET;
THENCE NORTH 88°59'46" EAST 100.14 FEET;
THENCE SOUTH 01°21'52" EAST 100.41 FEET;
THENCE NORTH 89°01'50" EAST 343.11 FEET;
THENCE SOUTH 01°19'02" EAST 200.00 FEET TO A POINT ON THE NORTH RIGHT OF WAY
LINE OF COUNTY ROAD 865 KNOWN AS GLADIOLUS DRIVE;
THENCE ALONG SAID NORTH RIGHT OF WAY LINE SOUTH 89°05'59" WEST 342.73 FEET TO
THE SOUTHEAST CORNER OF A PARCEL OF LAND AS DESCRIBED IN INSTRUMENT NUMBER
2006000254501 OF THE OFFICIAL RECORDS OF LEE COUNTY, FLORIDA;
THENCE ALONG SAID PARCEL OF LAND FOR THE FOLLOWING THREE (3) DESCRIBED
COURSES:
1. NORTH 00°54'01" WEST 15.00 FEET;
2. SOUTH 89°05'59" WEST 270.13 FEET;
3. NORTH 46°09'20" WEST 42.61 FEET TO A POINT ON THE AFOREMENTIONED EAST
 RIGHT OF WAY LINE;
THENCE ALONG SAID EAST RIGHT OF WAY LINE NORTH 01°24'20" WEST 550.67 FEET TO
THE POINT OF BEGINNING.
 
CONTAINING 4.88 ACRES MORE OR LESS.
SUBJECT TO EASEMENTS AND RESTRICTIONS OF RECORD.
BEARINGS ARE BASED ON THE WEST LINE OF THE NW 1/4 SW 1/4 NW 1/4 SEC. 32 BEING
NORTH 01°24'20"WEST.

_                                                                                                              MAY 12TH, 2023

LANCE T MILLER, P.S.M. #LS5627                                                                                   DATE OF SURVEY

CERTIFICATE OF AUTHORIZATION #LB-8479
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HEIGHTS CAREER TECHNICAL SCHOOL

REQUEST STATEMENT

Property Information

The Crosslands Commercial Planned Development (CPD) currently encompasses one undeveloped parcel consisting

of ±4.88-acres.  The property is located at the northeast corner of Pine Ridge Road and Gladiolus Drive, within

unincorporated Lee County.  The site is designated Urban Community, per the Future Land Use Map of the Lee Plan.

 

The Crosslands CPD was amended, via Z-24-008, to allow an increase in commercial intensity from 23,000 SF to

66,500 SF and by increasing the building height from 35 feet to 50 feet, to permit the construction of the proposed

Heights Career Technical Institute.

 

Details of Request

The applicant is seeking to administratively amend the CPD, by adding a deviation from LDC Section 10-288,

“Turn Lanes”; refer to the supplemental Deviations and Justfications document.

Lee Plan Consistency

POLICY 1.1.4 - 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 site is designated Urban Community and will be developed with a vocational school that will provide educational

services and programs.  The request is consistent with Policy 1.1.4 of the Lee Plan.

 

OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will be promoted through

the rezoning process to contain urban sprawl, minimize energy costs, conserve land, water, and natural resources,

minimize the cost of services, and prevent development patterns where large tracts of land are by-passed in favor

of development more distant from services and existing communities.

 

The site is the last undeveloped property along the subject segment of Pine Ridge Road, within an urbanized area

of Lee County, and is considered infill development. Existing infrastructure is in place to accommodate the proposed

development and the project does not contribute to urban sprawl. The request is consistent with Objective 2.1 of

the Lee Plan.

EXHIBIT C
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POLICY 2.2.1: Rezoning and DRI proposals will be evaluated as to the availability and proximity of the road

network; central sewer and water lines; community facilities and services such as schools, EMS, fire and police

protection, and other public facilities; compatibility with surrounding land uses; and any other relevant facts

affecting the public health, safety, and welfare.

 

The proposed development will have direct access to Gladiolus Drive and Pine Ridge Road.  The adjacent roadway

network has sufficient capacity to accommodate the proposed development. Public facilities and services are

currently in place to serve the project.  The site has been designed to be compatible with surrounding land uses.

The development will not have a negative impact on public health, safety or welfare.

 

OBJECTIVE 4.1 Water, Sewer and Environmental Standards. Consider water, sewer and environmental standards

during the rezoning process.  Ensure the standards are met prior to issuing a local development order.

 

The subject property is located within the Lee County Utilities Future Service Area, as depicted on Maps 4A and 4B

of the Lee County Comprehensive Plan.  The proposed development will connect to existing potable water and

sanitary sewer lines in current operation adjacent to the property.  Lee County Utilities currently has sufficient

capacity to provide both water and sewer to the site;  see the Potable Water and Wastewater Availability letter.  An

Environmental Assessment was conducted and concludes there are no environmentally sensitive lands on-site, no

listed species on-site and the property has historically been cleared of native vegetation.  All Lee County and/or state

permit requirements will be met, as necessary, during the permitting process.

 

POLICY 6.1.1:  All applications for commercial development will be reviewed and evaluated as to:

1. Traffic and access impacts (rezoning and development orders);

2. Landscaping and detailed site planning (development orders);

3. Screening and buffering (PD rezoning and development orders);

4. Availability and adequacy of services and facilities (rezoning and development orders);

5. Impact on adjacent land uses and surrounding neighborhoods (rezoning);

6. Proximity to other similar centers (rezoning); and

7. Environmental considerations (rezoning and development orders). 

 

POLICY 6.1.6:  The land development regulations will require that commercial development provide adequate

and appropriate landscaping, open space, and buffering. Such development is encouraged to be architecturally

designed so as to enhance the appearance of structures and parking areas and blend with the character of existing

or planned surrounding land uses.

 

 The application addresses each above Policy, as necessary and required. The site has been designed to provide

appropriate landscaping, open space, and buffering.  The development has been designed to be compatible with

and complement the surrounding neighborhood.
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POLICY 67.3.13:  The County will promote smaller, geographically-diversified neighborhood school campuses,

which are incorporated into relevant community plans.

 

The CPD proposes a smaller, geographically-diversified neighborhood school campus, that will provide educational

services to the Harlem Heights community.

Objective 77.3: New developments must 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. This objective and

subsequent policies are to be implemented through the zoning process

 

The CPD complies with LDC Section 10-415 and 34-414, providing a minimum 30% of open space.  The site does

not contain any indigenous native communities or native trees; consequently, open space requirements are met

through landscaped areas, buffers and dry detention areas.

Policy 101.1.1:  Require that development within the Coastal High Hazard Area be compatible with natural

systems, such as, water retention and purification, wildlife habitat, primary productivity, and defense against

coastal flooding.

 

The development will meet all local and state requirements, as necessary, regarding construction within the Coastal

High Hazard Area.

Policy 101.3.2: Restrict development in the Coastal High Hazard Area to uplands except as needed for the

provision of public facilities.

The development is located within uplands.  Refer to the FLUCCS Map.

 

Objective 158.5: Lee County will encourage the expansion and development of educational facilities that

complement economic development and diversification.

The proposed vocational school will provide a variety of educational programs to the Harlem Heights neighborhood,

and promotes community and economic development and diversification. The goal of the vocational school is to

advance economic self-sufficiency through occupational training and education.

 

Policy 158.5.2:  Lee County will promote the development of programs and facilities through the Lee County

School District, Florida Southwestern State College, Florida Gulf Coast University, and any existing and/or future

institutions of higher learning, including business and commerce, health services, technologies, and education

careers.

The proposed vocational school will provide a variety of higher learning opportunities and educational programs

and should therefore be promoted by Lee County.
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Policy 158.3: Lee County will encourage the Lee County School District, Florida Southwestern State College, Florida

Gulf Coast University, and any future institutions of higher learning, to develop cooperative and integrated

curriculums that enhance and increase the productivity of the local work force and attract industries

and skilled workers.

 

The proposed vocational school will provide a variety of higher learning and educational programs, which will

enhance and increase the productivity of the local work force. The proposed vocational school will promote

community and economic development and diversification and will advance economic self-sufficiency through

occupational training and education.

 

Conclusion

The Amendment request includes to add a deviation to the CPD, allowed by the Lee County Administrative Code.

The request is consistent with the Lee County Land Development Code and the Lee Plan.
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Zoning Map
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Future Land Use Map
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HEIGHTS CAREER TECHNICAL SCHOOL

Deviations and Justifications

17. Deviation #17 seeks relieft LDC Section 10-288 “Turn Lanes,” which requires turn lanes be constructed

when a project’s turning volumes warrant the need for a turn lane, to instead elimlinate the project’s

westbound right turn lane requirement at the Gladiolus Drive and Edisto Way access.

Response:  As shown in the Figure below, the project has right-of-way constraints, which

include lacking available right-of-way to the east of the Gladiolus Drive and Edisto Way access.

There is also lack of ability to acquire additional land/right-of-way for the construction of turn

lane at this access point.  Per Section VII of AC 11-4, deviations from the ‘Turn Lane Policy’ may

be granted if right-of-way constraints do not permit the installation of a turn lane.

The Figure above depicts the property’s eastern boundary and the Gladiolus Drive/Edisto Way access.
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CASE NO. ADD2025-00074        Page 1 of 2

           ADMINISTRATIVE AMENDMENT (PD) ADD2025-00074
 

ADMINISTRATIVE APPROVAL
  LEE COUNTY, FLORIDA
 

WHEREAS, Peninsula Engineering Inc., filed an application on behalf of Heights Land
Company, Inc. for administrative approval on a project known as Crosslands Commercial Planned
Development (CPD) of a deviation from Land Development Code (LDC) Section 10-296(e)(1)i.3,
which requires a 6-foot-wide sidewalk along an urban major collector roadway, to allow a 5-foot-wide
sidewalk along the urban major collector roadway of Pine Ridge Road, at the property located at
10940 Gladiolus Drive, Fort Myers, described more particularly as: 
 

LEGAL DESCRIPTION:  In Section 32, Township 45 South, Range 24 East, Lee County,
Florida:
 

ATTACHED AS EXHIBIT “A”
 
WHEREAS, the applicant has indicated the property’s current STRAP number is 32-45-24-

00-00002.0010; and
 
WHEREAS, the property was rezoned in Resolution Z-86-081 from Agricultural (AG-2) to

Commercial Planned Development (CPD, with subsequent amendments in Resolution Z-86-081,
Resolution Z-24-008, and ADD2025-00034 (see Exhibit “D”); and

  
WHEREAS, the applicant has submitted an application for Limited Development Order

(LDO2024-00582) for offsite right-of-way improvements within Pine Ridge Road, and an application
for Development Order (DOS2024-00119) for a 64,000 square foot building to serve as a vocational
school; and

 
WHEREAS, the applicant has requested a deviation from LDC Section 10-296(e)(1)i.3, which

requires a 6-foot-wide sidewalk along an urban major collector roadway, to allow a 5-foot-wide
sidewalk along the urban major collector roadway of Pine Ridge Road; and

 
WHEREAS, the one-foot reduction in sidewalk width along Pine Ridge Road will allow for all

plant material required within the buffer to be installed without conflict within the drainage easement;
and

 
WHEREAS, the one-foot reduction in sidewalk width along Pine Ridge Road will further

prevent potential maintenance issues, and minimize impacts of proposed improvements to the
easement; and 

 
WHEREAS, the applicant provided a narrative describing the deviation being sought

(attached as Exhibit “C”); and 
 
WHEREAS, the Lee County Department of Transportation has reviewed the request and

offered no objection; and
   

WHEREAS, the Lee County Land Development Code provides for certain administrative
changes to planned development master concept plans and planned unit development final
development plans; and
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CASE NO. ADD2025-00074        Page 2 of 2

WHEREAS, the subject application and plans have been reviewed by the Lee County
Department of Community Development and the Lee County Department of Transportation in
accordance with applicable regulations for compliance with all terms of the administrative approval
procedures; and

 
 WHEREAS, it is found that the proposed amendment does not increase density or intensity
within the development; does not decrease buffers or open space required by the LDC; does not
underutilize public resources or infrastructure; does not reduce total open space, buffering,
landscaping or preservation areas; and does not otherwise adversely impact on surrounding land
uses; and

 
NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for administrative

approval for an amendment to the Commercial Planned Development seeking approval of a
deviation from LDC 10-296(e)(1)i.3, which requires a 6-foot-wide sidewalk along an urban major
collector roadway, to allow a 5-foot-wide sidewalk along the urban major collector roadway of Pine
Ridge Road, is APPROVED subject to the following conditions:
 

1. Development must be consistent with the six (6) page Master Concept Plan, dated April
2025 and June 2024, titled “Heights Career Technical School at Crosslands CPD”, a
copy of which is attached hereto as Exhibit “B”. 

 
2. Deviation #18, seeking relief from LDC Section 10-296(e)(1)i.3, which requires a 6-foot-

wide sidewalk along an urban major collector roadway, to allow a 5-foot-wide sidewalk
along the urban major collector roadway of Pine Ridge Road, is APPROVED with the
following conditions: 

 
a. A minimum 2-foot offset from the back of the sidewalk must be provided to allow

for any future maintenance needs.  
   

3. If it is determined that inaccurate or misleading information was provided to the
County or if this decision does not comply with the LDC when rendered, then, at any
time, the Development Services Manager may issue a modified decision that complies
with the Code or revoke the decision. If the approval is revoked, the applicant may
acquire the necessary approvals by filing an application for public hearing in
accordance with Chapter 10. 

EXHIBITS:
EXHIBIT A: Legal Description
EXHIBIT B: Master Concept Plan Composite 
EXHIBIT C: Applicant’s Narrative
EXHIBIT D: Resolution Z-24-008 and ADD2025-00034
EXHIBIT E: Deviation and Justification 

 
Duly passed, adopted, and electronically signed on 4/14/2025 
 
Anthony R. Rodriguez, AICP, CPM, Zoning Manager
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LEGAL DESCRIPTION
OF PART OF SECTION 32, TOWNSHIP 45 SOUTH, RANGE 24 EAST,

LEE COUNTY, FLORIDA.

COMMENCING AT THE NORTHWEST CORNER OF SECTION 32, TOWNSHIP 45 SOUTH,
RANGE 24 EAST, LEE COUNTY, FLORIDA;
THENCE ALONG THE NORTH LINE OF SAID SECTION 32 NORTH 88°50'46" EAST 25.00 FEET
TO THE INTERSECTION WITH THE EAST RIGHT OF WAY LINE OF PINERIDGE ROAD BEING A
FIFTY FOOT WIDE ROAD CENTERED ON THE WEST LINE OF SAID SECTION 32;
THENCE ALONG SAID EAST RIGHT OF WAY LINE SOUTH 01°24'20" EAST 1,339.37 FEET TO
THE POINT OF BEGINNING;
THENCE LEAVING SAID LINE NORTH 88°53'25" EAST 200.00 FEET;
THENCE SOUTH 01°22'41" EAST 296.58 FEET;
THENCE NORTH 88°59'46" EAST 100.14 FEET;
THENCE SOUTH 01°21'52" EAST 100.41 FEET;
THENCE NORTH 89°01'50" EAST 343.11 FEET;
THENCE SOUTH 01°19'02" EAST 200.00 FEET TO A POINT ON THE NORTH RIGHT OF WAY
LINE OF COUNTY ROAD 865 KNOWN AS GLADIOLUS DRIVE;
THENCE ALONG SAID NORTH RIGHT OF WAY LINE SOUTH 89°05'59" WEST 342.73 FEET TO
THE SOUTHEAST CORNER OF A PARCEL OF LAND AS DESCRIBED IN INSTRUMENT NUMBER
2006000254501 OF THE OFFICIAL RECORDS OF LEE COUNTY, FLORIDA;
THENCE ALONG SAID PARCEL OF LAND FOR THE FOLLOWING THREE (3) DESCRIBED
COURSES:
1. NORTH 00°54'01" WEST 15.00 FEET;
2. SOUTH 89°05'59" WEST 270.13 FEET;
3. NORTH 46°09'20" WEST 42.61 FEET TO A POINT ON THE AFOREMENTIONED EAST
 RIGHT OF WAY LINE;
THENCE ALONG SAID EAST RIGHT OF WAY LINE NORTH 01°24'20" WEST 550.67 FEET TO
THE POINT OF BEGINNING.
 
CONTAINING 4.88 ACRES MORE OR LESS.
SUBJECT TO EASEMENTS AND RESTRICTIONS OF RECORD.
BEARINGS ARE BASED ON THE WEST LINE OF THE NW 1/4 SW 1/4 NW 1/4 SEC. 32 BEING
NORTH 01°24'20"WEST.

_                                                                                                              MAY 12TH, 2023 

LANCE T MILLER, P.S.M. #LS5627                                                                                   DATE OF SURVEY 

CERTIFICATE OF AUTHORIZATION #LB-8479

REFERENCE: S:\Fort_Myers-FTMR\10940-GLADIOLUS\SKETCH\S-FTMR-HVC-001-SKETCH.dwg REVIEWED 
ADD2025-00074 
Rick Burris, Principal 
Planner 
Lee County DCD/Planning 
4/10/2025

ADD2025-00074  Lee County ePlan



ZONING: TFC-2

LAND USE:  UNDEVELOPED

RESIDENTIAL

S
C
A
L
E
:1

" 
=
 4

0
'

LIFT
STATION 

LEFT IN /

RIGHT IN / RIGHT

OUT INGRESS AND
 EGRESS

RESIDENTIAL

ZONING: RPD

LAND USE:  DEVELOPED
RESIDENTIAL

ZONING: RPD 
LAND USE:  DEVELOPED

RESIDENTIAL

P
IN

E
 R

ID
G

E
 R

O
A
D

 15' TYPE
"C"

BUFFER

588.1' 

15' TYPE "C"
BUFFER 

15' TYPE 
"C" 

BUFFER 

15' TYPE "D"
BUFFER

15' TYPE "C"
BUFFER

15'TYPE "D"
BUFFER

15'  TYPE "C" 
BUFFER

15'TYPE "D"
BUFFER

15'TYPE "D"
BUFFER

186.5' 

5
2
.8

'

1
9
5
.5

'
4
1
2
.3

' 

RICHWOOD DRIVE

PROPERTY 
LINE

DRAINAGE EASEMENT 

(INSTRUMENT 

#2006000254501) 
TO BE VACATED

GLADIOLUS DRIVE

PEDESTRIAN

ACCESS

70' INGRESS / EGRESS

/ UTILITY AND

SIGNAGE EASEMENT

(O.R. 2584, PG 2781)

 X  X  X

 X
 

 X
 

 X

 X  X  X  X 

 X
 

 X
 

 X

DUMPSTER(S) 

LOCATION

OUTDOOR EQUIPMENT
PAD(S) LOCATION(S) 

OUTDOOR

EQUIPMENT 

 X

 X
 

 X

GREEN 

SPACE

ACCESS INGRESS

AND EGRESS

ACCESS INGRESS

AND EGRESS

PROPERTY
LINE

PROPOSED

6' SIDEWALK

E
D

IS
T
O

 W
A
Y

SERVICE AREA 

59.5'

92.1' 

7
3
.6

'

8
4
.4

'

2
4
8
.3

'

86.7' 

• LANDSCAPE ARCHITECTURE

• SURVEYING

• LAND DEVELOPMENT

• CIVIL ENGINEERING 

• PLANNING AND ZONING 

• ENVIRONMENTAL SERVICES

PENINSULA
ENGINEERING

DATUM NOTE:
ALL ELEVATIONS ARE BASED ON NAVD 88

(NORTH AMERICAN VERTICAL DATUM OF 1988).

PROJECT:

TITLE:

CLIENT:

PROFESSIONAL SEALS:

File Name:

Project Number:

Vertical Scale:

Horizontal Scale:

Date:

Drawn by:

Designed by:

City: 

B

1

1

E

D

C

A

County:

[S
a
v
e
 D

a
te

: 
4
/8

/2
0
2
5
 1

2
:5

4
:3

0
 P

M
] 
  
  
[S

a
v
e
d
 B

y
: 
jw

o
o
d
w

a
rd

] 
  
  
[P

lo
t 
D
a
te

: 
4
/8

/2
0
2
5
 1

2
:5

4
:5

3
 P

M
] 
  
  
[P

lo
tt
e
d
 B

y
: 
J
e
n
n
a
 W

o
o
d
w

a
rd

] 
  
  
[O

ri
g
in

a
l 
S
iz

e
: 
2
4
x
3
6
] 
  
  
[D

ra
w

in
g
 P

a
th

: 
P
:\
A

c
ti
v
e
_
P
ro

je
c
ts

\P
-H

V
C
-0

0
1
\0

0
2
_
H

e
ig

h
ts

_
V
o
c
-E

n
g
\D

ra
w

in
g
s
-C

iv
il
\C

0
0
-E

x
h
ib

it
s
\X

0
1
-M

C
P
\M

C
P
.d

w
g
]

2

2

3 

3 

4

4

5

5

6

6

PROFESSIONAL ENGINEER:

FLORIDA LICENSE NUMBER:

SEC: RGE:TWP: 

Florida Engineering Certificate of Authorization #28275
Florida Landscape Certificate of Authorization #LC26000632

Sheet ID: 

Sheet Number: of

NOTES:

239.403.6700

Pen-Eng.com

2600 Golden Gate Pkwy

Naples, FL 34105

REVISIONS:

No: Revision: Date:

HEIGHTS

CAREER

TECHNICAL

SCHOOL AT

CROSSLANDS

CPD

MASTER CONCEPT
PLAN

THE HEIGHTS LAND
COMPANY, INC.

32 45S 24E

FORT MYERS LEE

J. WOODWARD

J. WOODWARD

JUNE 2024

1" = 40'

N.T.S.

P-HVC-001-002

MCP.dwg

EX-01
1 1

MINIMUM SETBACK

REQUIRED PROVIDED

STREET-RICHWOOD

DRIVE (PRIVATE)
20.0' 248.3'

STREET- GLADIOLUS

DRIVE FRONT YARD 

(ARTERIAL)
25.0' 73.6'

STREET-PINE RIDGE

ROAD (COLLECTOR)
25.0' 86.7'

SIDE YARD 15.0' 52.8'

OPEN SPACE CALCULATIONS

LEGEND

PROPERTY AREA: 4.88 AC

REQUIRED OPEN SPACE CALCULATION:
· 30% OF PROPERTY AREA

· 4.88 AC. X 30%
· TOTAL REQUIRED OPEN SPACE: 1.46 AC

DEVIATIONS

ASPHALT PAVEMENT

13 CONNECTION SEPERATION

PROPERTY BOUNDARY

PROVIDED OPEN SPACE CALCUATION:
       (30% OF REQUIRED OPEN SPACE

· TOTAL OPEN SPACE PROVIDED: 1.51 AC

PLANNING NOTES:

CURRENT/PROPOSED ZONING:    CROSSLANDS CPD

CURRENT LAND USE:                      UNDEVELOPED

PROPOSED LAND USE:                    INSTITUTIONAL

FUTURE LAND USE:                         URBAN COMMUNITY

PROJECT ACREAGE:                         4.88-ACRES

MAXIMUM INTENSITY:                  66,500 SF

MAXIMUM BUILDING HEIGHT:    36'

14 WALL MEASUREMENT

16 USE OF BUFFER AREAS

INGRESS / EGRESS ACCESS

14 15

14 15

1415

14

15 

13

PROPOSED BUILDING

PROPOSED SIDEWALK

14 15 

15 

PROPOSED BUILDING FOUNDATION  PLANTINGS

PER LDC SECTION 34-2020, TABLE B, VOCATIONAL
INSTITUTIONS ARE REQUIRED TO PROVIDE ONE

PARKING SPACE PER EMPLOYEE PLUS STUDENT
PARKING AS THE DIRECTOR SEEMS

NECESSARY. PARKING REQUIREMNTS TO BE PROVIDED
AT TIME OF DEVELOPMENT ORDER

PARKING SPACE REQUIREMENTS:

6
EXISTING DEVIATION AND EXISTING CONDITION

(INTERSECTION SPACING)

6

15 PLANT MATERIAL STANDARDS

15

1516 

16

16 

17

17 TURN LANE REQUIREMENTS ELIMINATION

18 SIDEWALK WIDTH

18

18

18

ADD2025-00074  Lee County ePlan



  1
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HEIGHTS CAREER TECHNICAL SCHOOL

REQUEST STATEMENT

Property Information

The Crosslands Commercial Planned Development (CPD) currently encompasses one undeveloped parcel consisting

of ±4.88-acres.  The property is located at the northeast corner of Pine Ridge Road and Gladiolus Drive, within

unincorporated Lee County.  The site is designated Urban Community, per the Future Land Use Map of the Lee Plan.

 

The Crosslands CPD was amended, via Z-24-008, to allow an increase in commercial intensity from 23,000 SF to

66,500 SF and by increasing the building height from 35 feet to 50 feet, to permit the construction of the proposed

Heights Career Technical Institute.

 

Details of Request

The applicant is seeking to administratively amend the CPD, by adding a deviation from LDC Section 10-296 (e)3,

“Roadway Design-Urban Major Collectors”, seeking to reduce the required sidewalk width from 6’ to 5’; refer to

the supplemental Deviations and Justifications document.

Lee Plan Consistency

POLICY 1.1.4 - 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 site is designated Urban Community and will be developed with a vocational school that will provide educational

services and programs.  The request is consistent with Policy 1.1.4 of the Lee Plan.

 

OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will be promoted through

the rezoning process to contain urban sprawl, minimize energy costs, conserve land, water, and natural resources,

minimize the cost of services, and prevent development patterns where large tracts of land are by-passed in favor

of development more distant from services and existing communities.

 

The site is the last undeveloped property along the subject segment of Pine Ridge Road, within an urbanized area

of Lee County, and is considered infill development. Existing infrastructure is in place to accommodate the proposed

development and the project does not contribute to urban sprawl. The request is consistent with Objective 2.1 of

the Lee Plan.
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POLICY 2.2.1: Rezoning and DRI proposals will be evaluated as to the availability and proximity of the road

network; central sewer and water lines; community facilities and services such as schools, EMS, fire and police

protection, and other public facilities; compatibility with surrounding land uses; and any other relevant facts

affecting the public health, safety, and welfare.

 

The proposed development will have direct access to Gladiolus Drive and Pine Ridge Road.  The adjacent roadway

network has sufficient capacity to accommodate the proposed development. Public facilities and services are

currently in place to serve the project.  The site has been designed to be compatible with surrounding land uses.

The development will not have a negative impact on public health, safety or welfare.

 

OBJECTIVE 4.1 Water, Sewer and Environmental Standards. Consider water, sewer and environmental standards

during the rezoning process.  Ensure the standards are met prior to issuing a local development order.

 

The subject property is located within the Lee County Utilities Future Service Area, as depicted on Maps 4A and 4B

of the Lee County Comprehensive Plan.  The proposed development will connect to existing potable water and

sanitary sewer lines in current operation adjacent to the property.  Lee County Utilities currently has sufficient

capacity to provide both water and sewer to the site;  see the Potable Water and Wastewater Availability letter.  An

Environmental Assessment was conducted and concludes there are no environmentally sensitive lands on-site, no

listed species on-site and the property has historically been cleared of native vegetation.  All Lee County and/or state

permit requirements will be met, as necessary, during the permitting process.

 

POLICY 6.1.1:  All applications for commercial development will be reviewed and evaluated as to:

1. Traffic and access impacts (rezoning and development orders);

2. Landscaping and detailed site planning (development orders);

3. Screening and buffering (PD rezoning and development orders);

4. Availability and adequacy of services and facilities (rezoning and development orders);

5. Impact on adjacent land uses and surrounding neighborhoods (rezoning);

6. Proximity to other similar centers (rezoning); and

7. Environmental considerations (rezoning and development orders). 

 

POLICY 6.1.6:  The land development regulations will require that commercial development provide adequate

and appropriate landscaping, open space, and buffering. Such development is encouraged to be architecturally

designed so as to enhance the appearance of structures and parking areas and blend with the character of existing

or planned surrounding land uses.

 

 The application addresses each above Policy, as necessary and required. The site has been designed to provide

appropriate landscaping, open space, and buffering.  The development has been designed to be compatible with

and complement the surrounding neighborhood.
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POLICY 67.3.13:  The County will promote smaller, geographically-diversified neighborhood school campuses,

which are incorporated into relevant community plans.

 

The CPD proposes a smaller, geographically-diversified neighborhood school campus, that will provide educational

services to the Harlem Heights community.

Objective 77.3: New developments must 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. This objective and

subsequent policies are to be implemented through the zoning process

 

The CPD complies with LDC Section 10-415 and 34-414, providing a minimum 30% of open space.  The site does

not contain any indigenous native communities or native trees; consequently, open space requirements are met

through landscaped areas, buffers and dry detention areas.

Policy 101.1.1:  Require that development within the Coastal High Hazard Area be compatible with natural

systems, such as, water retention and purification, wildlife habitat, primary productivity, and defense against

coastal flooding.

 

The development will meet all local and state requirements, as necessary, regarding construction within the Coastal

High Hazard Area.

Policy 101.3.2: Restrict development in the Coastal High Hazard Area to uplands except as needed for the

provision of public facilities.

The development is located within uplands.  Refer to the FLUCCS Map.

 

Objective 158.5: Lee County will encourage the expansion and development of educational facilities that

complement economic development and diversification.

The proposed vocational school will provide a variety of educational programs to the Harlem Heights neighborhood,

and promotes community and economic development and diversification. The goal of the vocational school is to

advance economic self-sufficiency through occupational training and education.

 

Policy 158.5.2:  Lee County will promote the development of programs and facilities through the Lee County

School District, Florida Southwestern State College, Florida Gulf Coast University, and any existing and/or future

institutions of higher learning, including business and commerce, health services, technologies, and education

careers.

The proposed vocational school will provide a variety of higher learning opportunities and educational programs

and should therefore be promoted by Lee County.
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Policy 158.3: Lee County will encourage the Lee County School District, Florida Southwestern State College, Florida

Gulf Coast University, and any future institutions of higher learning, to develop cooperative and integrated

curriculums that enhance and increase the productivity of the local work force and attract industries

and skilled workers.

 

The proposed vocational school will provide a variety of higher learning and educational programs, which will

enhance and increase the productivity of the local work force. The proposed vocational school will promote

community and economic development and diversification and will advance economic self-sufficiency through

occupational training and education.

 

Conclusion

The Amendment request includes to add a deviation to the CPD, allowed by the Lee County Administrative Code.

The request is consistent with the Lee County Land Development Code and the Lee Plan.
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Zoning Map
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Future Land Use Map
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CASE NO. ADD2025-00034        Page 1 of 3

           ADMINISTRATIVE AMENDMENT (PD) ADD2025-00034
 

ADMINISTRATIVE APPROVAL
  LEE COUNTY, FLORIDA
 

WHEREAS, Peninsula Engineering Inc., filed an application on behalf of Heights
Land Company, Inc. for administrative approval on a project known as Crosslands
Commercial Planned Development (CPD) of a deviation from Land Development Code
(LDC) Section 10-288 and AC-11-4, which require turn lanes to be constructed when a
project’s turning volumes warrant the need for a turn lane, to allow for no westbound right
turn lane requirement at the Gladiolus Drive and Edisto Way access, at the property located
at 10940 Gladiolus Drive, Fort Myers, described more particularly as:
 

LEGAL DESCRIPTION:  In Section 32, Township 45 South, Range 24 East, Lee
County, Florida:
 

ATTACHED AS EXHIBIT “A”
 
WHEREAS, the applicant has indicated the property’s current STRAP number is 32-

45-24-00-00002.0010; and
 
WHEREAS, the property was rezoned in Resolution Z-86-081 from Agricultural (AG-

2) to Commercial Planned Development (CPD, with subsequent amendments in Resolution
Z-86-081, and Resolution Z-24-008 (see Exhibit “D”); and

 
WHEREAS, the applicant has submitted an application for Limited Development

Order (LDO2024-00582) for offsite right-of-way improvements within Pine Ridge Road, and
an application for Development Order (DOS2024-00119) for a 64,000 square foot building
to serve as a vocational school; and

 
 WHEREAS, Gladiolus Drive is a county-maintained, arterial roadway with a speed
limit of 35 miles per hour, and Edisto Way is a non-county-maintained, local roadway with a
speed limit of 25 miles per hour; and

 
WHEREAS, the applicant has requested a deviation from Land Development Code

(LDC) Section 10-288, which requires turn lanes to be constructed when a project’s turning
volumes warrant the need for a turn lane in accordance with the requirements of Lee County
Administrative Code AC-11-4, to allow for no westbound right turn lane at the Gladiolus Drive
and Edisto Way access; and

 
WHEREAS, the site entrance at Gladiolus Drive has right-of-way constraints that

prohibit installation of a westbound right-turn lane; and
 
WHEREAS, there is an inability to acquire additional land for the construction of a

turn lane at this access point; and
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CASE NO. ADD2025-00034        Page 2 of 3

WHEREAS, Section VII of AC 11-4 allows for deviations from the ‘Turn Lane Policy’
if right-of-way constraints do not permit the installation of a turn lane; and

 
WHEREAS, the applicant provided a narrative describing the deviations being sought

(attached as Exhibit “C”); and
 
WHEREAS, the Lee County Department of Transportation has reviewed the request

and offered no objection; and
   

WHEREAS, the Lee County Land Development Code provides for certain
administrative changes to planned development master concept plans and planned unit
development final development plans; and
 

WHEREAS, the subject application and plans have been reviewed by the Lee County
Department of Community Development and the Lee County Department of Transportation
in accordance with applicable regulations for compliance with all terms of the administrative
approval procedures; and

 
 WHEREAS, the subject application and plans have been reviewed by the Lee County
Department of Community Development in accordance with applicable regulations for
compliance with all terms of the administrative approval; and

 
WHEREAS, it is found that the proposed amendment does not increase density or

intensity within the development; does not decrease buffers or open space required by the
LDC; does not underutilize public resources or infrastructure; does not reduce total open
space, buffering, landscaping or preservation areas; and does not otherwise adversely
impact on surrounding land uses; and

 
NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for

administrative approval for an amendment to the Commercial Planned Development
seeking approval of a deviation from LDC Section 10-288 and AC-11-4, which require turn
lanes to be designed and constructed where turning volumes make such improvements
necessary, to allow no turn lane to be constructed on Gladiolus Drive westbound at the
intersection of Edisto Way is APPROVED subject to the following conditions:
 

1. Development must be consistent with the six (6) page Master Concept Plan,
dated February 2025 and June 2024, titled “Heights Career Technical School at
Crosslands CPD”, a copy of which is attached hereto as Exhibit “B”.

 
2. Deviation #17, seeking relief from LDC Section 10-288 and AC-11-4, which

require turn lanes to be designed and constructed where turning volumes make
such improvements necessary, to allow no turn lane to be constructed on
Gladiolus Drive westbound at the intersection of Edisto Way is APPROVED.
   

3. If it is determined that inaccurate or misleading information was provided to
the County or if this decision does not comply with the LDC when rendered,
then, at any time, the Development Services Manager may issue a modified
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CASE NO. ADD2025-00034        Page 3 of 3

decision that complies with the Code or revoke the decision. If the approval is
revoked, the applicant may acquire the necessary approvals by filing an
application for public hearing in accordance with Chapter 10.

EXHIBITS:
EXHIBIT A: Legal Description
EXHIBIT B: Master Concept Plan
EXHIBIT C: Applicant’s Narrative
EXHIBIT D: Resolution Z-24-008

Duly passed, adopted, and electronically signed on 3/20/2025
 
Anthony R. Rodriguez, AICP, CPM, Zoning Manager
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PENINSULA ENGINEERING
2600 GOLDEN GATE PARKWAY
NAPLES, FLORIDA 34105
PHONE: 239.403.6700   FAX: 239.261.1797
EMAIL: INFO@PEN-ENG.COM
WEBSITE: WWW.PEN-ENG.COM

- CERTIFICATE OF AUTHORIZATION #LB- 8479
- NOT VALID WITHOUT THE SIGNATURE OF A FLORIDA
  LICENSED SURVEYOR AND MAPPER.
- NO OTHER PERSON OR ENTITY MAY RELY UPON THIS
  EXHIBIT.
- THIS EXHIBIT IS ONLY FOR THE LANDS AS  DESCRIBED.
  IT IS NOT A CERTIFICATE OF TITLE, ZONING,
  EASEMENTS OR FREEDOM OF ENCUMBRANCES.

GENERAL NOTES:
· BEARINGS ARE BASED ON THE WEST LINE OF THE

NW 1/4 SW 1/4 NW 1/4 SEC. 32 BEING NORTH
01°24'20"WEST.

· THIS SKETCH MAY HAVE BEEN REDUCED
· SEE ATTACHMENT FOR FULL LEGAL DESCRIPTION
· COORDINATES SHOWN ARE IN FL-WEST ZONE

(NAD83)

LEGEND:
INST. No. = INSTRUMENT NUMBER
P.O.C. = POINT OF COMMENCEMENT
P.O.B.=POINT OF BEGINNING
PB=P.B.=PLAT BOOK
OR=O.R.=OFFICIAL RECORDS
PG=PG.=PAGE
P.U.E. = PUBLIC UTILITY EASEMENT
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LEGAL DESCRIPTION
OF PART OF SECTION 32, TOWNSHIP 45 SOUTH, RANGE 24 EAST,

LEE COUNTY, FLORIDA.

COMMENCING AT THE NORTHWEST CORNER OF SECTION 32, TOWNSHIP 45 SOUTH,
RANGE 24 EAST, LEE COUNTY, FLORIDA;
THENCE ALONG THE NORTH LINE OF SAID SECTION 32 NORTH 88°50'46" EAST 25.00 FEET
TO THE INTERSECTION WITH THE EAST RIGHT OF WAY LINE OF PINERIDGE ROAD BEING A
FIFTY FOOT WIDE ROAD CENTERED ON THE WEST LINE OF SAID SECTION 32;
THENCE ALONG SAID EAST RIGHT OF WAY LINE SOUTH 01°24'20" EAST 1,339.37 FEET TO
THE POINT OF BEGINNING;
THENCE LEAVING SAID LINE NORTH 88°53'25" EAST 200.00 FEET;
THENCE SOUTH 01°22'41" EAST 296.58 FEET;
THENCE NORTH 88°59'46" EAST 100.14 FEET;
THENCE SOUTH 01°21'52" EAST 100.41 FEET;
THENCE NORTH 89°01'50" EAST 343.11 FEET;
THENCE SOUTH 01°19'02" EAST 200.00 FEET TO A POINT ON THE NORTH RIGHT OF WAY
LINE OF COUNTY ROAD 865 KNOWN AS GLADIOLUS DRIVE;
THENCE ALONG SAID NORTH RIGHT OF WAY LINE SOUTH 89°05'59" WEST 342.73 FEET TO
THE SOUTHEAST CORNER OF A PARCEL OF LAND AS DESCRIBED IN INSTRUMENT NUMBER
2006000254501 OF THE OFFICIAL RECORDS OF LEE COUNTY, FLORIDA;
THENCE ALONG SAID PARCEL OF LAND FOR THE FOLLOWING THREE (3) DESCRIBED
COURSES:
1. NORTH 00°54'01" WEST 15.00 FEET;
2. SOUTH 89°05'59" WEST 270.13 FEET;
3. NORTH 46°09'20" WEST 42.61 FEET TO A POINT ON THE AFOREMENTIONED EAST
 RIGHT OF WAY LINE;
THENCE ALONG SAID EAST RIGHT OF WAY LINE NORTH 01°24'20" WEST 550.67 FEET TO
THE POINT OF BEGINNING.
 
CONTAINING 4.88 ACRES MORE OR LESS.
SUBJECT TO EASEMENTS AND RESTRICTIONS OF RECORD.
BEARINGS ARE BASED ON THE WEST LINE OF THE NW 1/4 SW 1/4 NW 1/4 SEC. 32 BEING
NORTH 01°24'20"WEST.

_                                                                                                             MAY 12TH, 2023

LANCE T MILLER, P.S.M. #LS5627                                                                                   DATE OF SURVEY

CERTIFICATE OF AUTHORIZATION #LB-8479

REFERENCE: S:\Fort_Myers-FTMR\10940-GLADIOLUS\SKETCH\S-FTMR-HVC-001-SKETCH.dwg

REVIEWED
ADD2025-00034
Rick Burris, Principal
Planner
Lee County DCD/Planning
2/24/2025 
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2600 Golden Gate Parkway, Naples, Florida, 34105    Office 239.403.6700      Fax 239.261.1797
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HEIGHTS CAREER TECHNICAL SCHOOL

REQUEST STATEMENT

Property Information

The Crosslands Commercial Planned Development (CPD) currently encompasses one undeveloped parcel consisting

of ±4.88-acres.  The property is located at the northeast corner of Pine Ridge Road and Gladiolus Drive, within

unincorporated Lee County.  The site is designated Urban Community, per the Future Land Use Map of the Lee Plan.

 

The Crosslands CPD was amended, via Z-24-008, to allow an increase in commercial intensity from 23,000 SF to

66,500 SF and by increasing the building height from 35 feet to 50 feet, to permit the construction of the proposed

Heights Career Technical Institute.

 

Details of Request

The applicant is seeking to administratively amend the CPD, by adding a deviation from LDC Section 10-288,

“Turn Lanes”; refer to the supplemental Deviations and Justfications document.

Lee Plan Consistency

POLICY 1.1.4 - 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 site is designated Urban Community and will be developed with a vocational school that will provide educational

services and programs.  The request is consistent with Policy 1.1.4 of the Lee Plan.

 

OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth patterns will be promoted through

the rezoning process to contain urban sprawl, minimize energy costs, conserve land, water, and natural resources,

minimize the cost of services, and prevent development patterns where large tracts of land are by-passed in favor

of development more distant from services and existing communities.

 

The site is the last undeveloped property along the subject segment of Pine Ridge Road, within an urbanized area

of Lee County, and is considered infill development. Existing infrastructure is in place to accommodate the proposed

development and the project does not contribute to urban sprawl. The request is consistent with Objective 2.1 of

the Lee Plan.

EXHIBIT C
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POLICY 2.2.1: Rezoning and DRI proposals will be evaluated as to the availability and proximity of the road

network; central sewer and water lines; community facilities and services such as schools, EMS, fire and police

protection, and other public facilities; compatibility with surrounding land uses; and any other relevant facts

affecting the public health, safety, and welfare.

 

The proposed development will have direct access to Gladiolus Drive and Pine Ridge Road.  The adjacent roadway

network has sufficient capacity to accommodate the proposed development. Public facilities and services are

currently in place to serve the project.  The site has been designed to be compatible with surrounding land uses.

The development will not have a negative impact on public health, safety or welfare.

 

OBJECTIVE 4.1 Water, Sewer and Environmental Standards. Consider water, sewer and environmental standards

during the rezoning process.  Ensure the standards are met prior to issuing a local development order.

 

The subject property is located within the Lee County Utilities Future Service Area, as depicted on Maps 4A and 4B

of the Lee County Comprehensive Plan.  The proposed development will connect to existing potable water and

sanitary sewer lines in current operation adjacent to the property.  Lee County Utilities currently has sufficient

capacity to provide both water and sewer to the site;  see the Potable Water and Wastewater Availability letter.  An

Environmental Assessment was conducted and concludes there are no environmentally sensitive lands on-site, no

listed species on-site and the property has historically been cleared of native vegetation.  All Lee County and/or state

permit requirements will be met, as necessary, during the permitting process.

 

POLICY 6.1.1:  All applications for commercial development will be reviewed and evaluated as to:

1. Traffic and access impacts (rezoning and development orders);

2. Landscaping and detailed site planning (development orders);

3. Screening and buffering (PD rezoning and development orders);

4. Availability and adequacy of services and facilities (rezoning and development orders);

5. Impact on adjacent land uses and surrounding neighborhoods (rezoning);

6. Proximity to other similar centers (rezoning); and

7. Environmental considerations (rezoning and development orders).

 

POLICY 6.1.6:  The land development regulations will require that commercial development provide adequate

and appropriate landscaping, open space, and buffering. Such development is encouraged to be architecturally

designed so as to enhance the appearance of structures and parking areas and blend with the character of existing

or planned surrounding land uses.

 

 The application addresses each above Policy, as necessary and required. The site has been designed to provide

appropriate landscaping, open space, and buffering.  The development has been designed to be compatible with

and complement the surrounding neighborhood.
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POLICY 67.3.13:  The County will promote smaller, geographically-diversified neighborhood school campuses,

which are incorporated into relevant community plans.

 

The CPD proposes a smaller, geographically-diversified neighborhood school campus, that will provide educational

services to the Harlem Heights community.

Objective 77.3: New developments must 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. This objective and

subsequent policies are to be implemented through the zoning process

 

The CPD complies with LDC Section 10-415 and 34-414, providing a minimum 30% of open space.  The site does

not contain any indigenous native communities or native trees; consequently, open space requirements are met

through landscaped areas, buffers and dry detention areas.

Policy 101.1.1:  Require that development within the Coastal High Hazard Area be compatible with natural

systems, such as, water retention and purification, wildlife habitat, primary productivity, and defense against

coastal flooding.

 

The development will meet all local and state requirements, as necessary, regarding construction within the Coastal

High Hazard Area.

Policy 101.3.2: Restrict development in the Coastal High Hazard Area to uplands except as needed for the

provision of public facilities.

The development is located within uplands.  Refer to the FLUCCS Map.

 

Objective 158.5: Lee County will encourage the expansion and development of educational facilities that

complement economic development and diversification.

The proposed vocational school will provide a variety of educational programs to the Harlem Heights neighborhood,

and promotes community and economic development and diversification. The goal of the vocational school is to

advance economic self-sufficiency through occupational training and education.

 

Policy 158.5.2:  Lee County will promote the development of programs and facilities through the Lee County

School District, Florida Southwestern State College, Florida Gulf Coast University, and any existing and/or future

institutions of higher learning, including business and commerce, health services, technologies, and education

careers.

The proposed vocational school will provide a variety of higher learning opportunities and educational programs

and should therefore be promoted by Lee County.
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Policy 158.3: Lee County will encourage the Lee County School District, Florida Southwestern State College, Florida

Gulf Coast University, and any future institutions of higher learning, to develop cooperative and integrated

curriculums that enhance and increase the productivity of the local work force and attract industries

and skilled workers.

 

The proposed vocational school will provide a variety of higher learning and educational programs, which will

enhance and increase the productivity of the local work force. The proposed vocational school will promote

community and economic development and diversification and will advance economic self-sufficiency through

occupational training and education.

 

Conclusion

The Amendment request includes to add a deviation to the CPD, allowed by the Lee County Administrative Code.

The request is consistent with the Lee County Land Development Code and the Lee Plan.
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Zoning Map
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Future Land Use Map
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HEIGHTS CAREER TECHNICAL SCHOOL

Deviations and Justifications

17. Deviation #17 seeks relieft LDC Section 10-288 “Turn Lanes,” which requires turn lanes be constructed

when a project’s turning volumes warrant the need for a turn lane, to instead elimlinate the project’s

westbound right turn lane requirement at the Gladiolus Drive and Edisto Way access.

Response:  As shown in the Figure below, the project has right-of-way constraints, which

include lacking available right-of-way to the east of the Gladiolus Drive and Edisto Way access.

There is also lack of ability to acquire additional land/right-of-way for the construction of turn

lane at this access point.  Per Section VII of AC 11-4, deviations from the ‘Turn Lane Policy’ may

be granted if right-of-way constraints do not permit the installation of a turn lane.

The Figure above depicts the property’s eastern boundary and the Gladiolus Drive/Edisto Way access.
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HEIGHTS CAREER TECHNICAL SCHOOL

Deviations and Justifications

17. Deviation #18 seeks relief from LDC Section 10-296 (e)3, “Roadway Design-Urban Major Collectors”,

which requires a sidewalk 6’ in width along Pine Ridge Road, to instead allow a sidewalk 5’ in width along

Pine Ridge Road.

Response:  The one-foot (1’) reduction in sidewalk width along Pine Ridge Road will allow for

all plant material, required within the Pine Ridge Road buffer, to be installed without potential

conflicts with the proposed sidewalk and drainage easement.  The reduction in sidewalk width

will further prevent potential maintenance issues, and minimize impacts to proposed

improvements within said easement.  A minimum 2-foot offset from the back of the sidewalk

will be provided to allow for any future maintenance needs.

 

A meeting was held on April 7th, 2025 between Becky Sweigert, Rob Price, Pakorn

Sutitarnnontr, Lee Tallaksen, Abby Henderson, Brian Roberts, Nick Larson, Jillian Scholler, and

members of the applicant team to discuss this deviation request.
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Deviations and Justifications 

Page 1 of 1 

Heights Career Technical School CPD 

Deviations and Justifications 

No changes are proposed to the existing approved Deviations per Z-86-081, Z-87-103, ADD2025-

00034,ADD2025-00034 and ADD2025-00074. 

Proposed Deviation 19: Deviation 19 is requested from Lee County Land Development Code (LDC) 

Section 30-153(3)e for the minimum required 15-foot for identification signs from any right-of-way or 

easement; to allow a 10-foot setback from Gladiolus Drive.  

JUSTIFICATION: The proposed 10-foot signage setback is minor in nature and will not result 

in any adverse impacts to the site, Gladiolus Drive or surrounding properties. The reduced 

setback does not obstruct visibility or interfere with established sight lines for vehicular or 

pedestrian traffic. The posted maximum speed limit on Gladiolus is 35 MPH, providing 

relatively low travel speeds as further support for the reduced setback and protection of 

public safety as it relates to wayward vehicles. The Gladiolus Drive right-of-way includes an 

8-foot-wide pathway that also provides separation between the sign and travel lanes (beyond

the proposed 10’ setback). The signage will comply with all other applicable requirements of

the Land Development Code (LDC) Section 30-153.

EXHIBIT E
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