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SUMMARY SHEET
CPA2025-00007 — PONDELLA HOLDINGS CPA
TRANSMITTAL HEARING

REQUEST:

Amend Lee Plan Map 4-B, the Lee County Utilities Future Sewer Services Map, to include the
6.42-acre subject property and all properties south of Pondella Road, north of Stillwater Court,
west of Palm Avenue, and east of Hancock Creek.

The requested amendment would add the subject property and additional properties
recommended by staff to Lee Plan Map 4-B. The applicant has submitted a companion rezone
application, REZ2025-00007, to rezone the property from Commercial (C-1), Commercial Tourist
(CT), Commercial (C-1A), and Residential Single Family (RS-1) to Tourist Commercial (CT).

LPA PUBLIC HEARING:

Both staff and the applicant’s representative provided brief presentations addressing the
proposed amendments, the subject property, consistency with the Lee Plan and the staff
recommendation.

Members of the LPA asked whether vacant tracks that decide to develop in the future would be
required to connect to sewer, who would be responsible for the installation of sewage
distribution lines within the additional acreage being included, and whether the additional
acreage recommended by staff was included in the public information meeting.

These questions were addressed by staff and the applicant’s representatives.

LPA PUBLIC INPUT:
No members of the public were present or provided input.

LPA MOTION:
A motion was made to recommend that the Board of County Commissioners (BOCC) transmit
CPA2025-00007. The motion passed 4 to 0.

DUSTIN GARDNER AYE
DAWN RUSSELL ABSENT
JENNIFER SAPEN AYE
DON SCHROTENBOER AYE
STAN STOUDER AYE
HENRY ZUBA ABSENT
VACANT POSITION —

STAFF RECOMMENDATION:
Staff recommends that the BoCC transmit the proposed amendment as provided in Attachment
1.
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STAFF REPORT FOR CPA2025-00007:
PONDELLA HOLDINGS

Privately Initiated Lee Plan Map Amendment

Recommendation:
Transmit

Applicant:
Pondella Holdings, LLC

Representative:
TDM Consulting Inc.

Amended Map(s):
e Map 4-B: Future Sewer
Service Areas

Planning District:
District 19

Commiissioner District:
District 4

Hearing Dates:
LPA: 07/27/2026

BoCC #1: 09/02/2026
BoCC #2: TBD

Attachment(s):
1: Map Amendment

2: Applicant Materials

REQUEST
e Amend Map 4-B, Lee County Utilities Future Sewer Service Areas, to include
the 6.42-acre subject property.
e In addition to the applicant’s request, staff recommends inclusion of all
properties south of Pondella Road, north of Stillwater Court, west of Palm
Avenue and east of Hancock Creek be included in Map 4-B (see Attachment 1).

SUMMARY

The requested amendment would add the subject property to the Lee County Utilities
Future Sewer Service Areas as shown on Map 4-B. The property is already included in
the Lee County Utilities Future Water Service Areas Map (Map 4-A). No other map or
text amendments are proposed.

PROPERTY LOCATION
The subject property is located along the south side of Pondella Road, approximately
800 feet west of the intersection of North Cleveland Avenue and Pondella Road.

Figure 1: Aerial location of the subject property

RECOMMENDATION
Staff recommends that the Board of County Commissioners (BoCC) transmit staff’s
recommendation based on the analysis and findings provided in this staff report.




PART 1
STAFF DISCUSSION AND ANALYSIS

BACKGROUND AND REQUEST

The proposed amendment is a privately initiated Comprehensive Plan Amendment to identify the
approximate 6.42-acre subject property within Lee County Utilities (LCU) Future Sewer Service Areas as
shown on Map 4-B.

The current zoning of the property consists of four (4) zoning districts, C-1 Commercial, CT Commercial
Tourist, C-1A Commercial, and RS-1 Residential Single Family. Most of the subject property lies within the
Mixed-Use Overlay, with the exception of a portion of the property on the eastern side. Additionally, the
application materials identify a small on-site wetland, approximately 0.28 acres, in the northwestern
portion of the property. The applicant has filed a companion zoning application to rezone the property to
CT Tourist Commercial for one consistent zoning district.

Future Land Use Category

The subject property is within the Central Urban future land use category, which allows residential,
commercial, public and quasipublic, and limited light industrial land uses. Policy 1.1.3 describes the
Central Urban future land use category and is reproduced below.

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

Properties within the Central Urban future land use category are the most heavily settled and have, or
will have, the greatest range and highest levels of public services. The Lee Plan permits a standard density
range of four (4) to ten (10) dwellings units per acre, or up to fifteen (15) dwelling units per acre using the
County’s bonus density program.

Community Plan Area

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

GOAL 30: NORTH FORT MYERS COMMUNITY PLAN. Improve the livability and
economic vitality in the North Fort Myers Community Plan area by: promoting compact, mixed
use development in the form of town and neighborhood centers; attracting appropriate
investment to revitalize older neighborhoods and commercial corridors; stabilizing and
enhancing, existing neighborhoods; and preserving natural resources.
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Goal 30 is divided into six objectives, each with supporting policies, that address neighborhoods and
housing, centers and corridors, transportation, community facilities and services, parks, recreation, &
conservation, and the downtown waterfront. This property is located within a Commercial Corridor
Overlay District, meaning future development of the site will adhere to specific design standards and use
regulations located within Chapter 33 of the Land Development Code.

Surrounding Properties
The subject property is located along the south side of Pondella Road, approximately 800 feet west of the

intersection of North Cleveland Avenue and Pondella Road.

TABLE 1: SURROUNDING PROPERTIES INFORMATION

Future Land Use Zoning Existing Use
North D;C;T:;:;/Znt Cé:lé'l'(,:_ﬁl‘é'-z Commercial/Agricultural
East D;C;T:;x:nt CN-1, RS-1 Commercial/Residential
South Central Urban RS-1, RM-2 Commercial/Residential/Vacant
West Central Urban RS-1 Residential

Table 1, above, describes uses and zoning categories in proximity to the subject property. The properties
to the north, on the other side of Pondella Road, are zoned general commercial (CG), commercial (C-1A),
and agricultural (AG-2). These properties support a wholesaler for water technology equipment, a tire
shop, a used car dealer, and single-family residences. The properties along the east side of the subject
property are zoned neighborhood commercial (CN-1) and residential single family (RS-1) and include
single-family residences. South of the subject property is zoned residential single-family (RS-1) and
residential multiple family (RM-2) containing single and multiple family housing. The properties to the
west of the subject property are zoned RS-1 and contain single-family residential uses.

PROCEDURAL REQUIREMENTS

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

This plan, including the Future Land Use Map, may be amended in accordance with
Florida Statutes and administrative procedures adopted by the Board of County
Commissioners in Lee County Administrative Code 13-6. In accordance with §
163.3177(1)(f), Fla. Stat., all amendments must be based upon relevant and appropriate
data and analysis.

Lee County Administrative Code 13-6 establishes procedures for amendments to the Lee Plan, including
notice requirements and provisions for public participation during the amendment process. The
amendment request is a privately initiated map amendment to the Lee Plan. Since the following
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amendments affect only Map 4-B, LCU Future Sewer Service Areas, there is not a requirement to provide
Courtesy Notice pursuant to Lee County Administrative Code 13-6. The subject application required a
Public Information Meeting pursuant to Lee Plan Objective 17.3 because the proposed amendment is
located within the North Fort Myers Community Plan Area.

The subject amendment to the Lee Plan will follow the Expedited State Review process under F.S.
163.3184(3), which will require a total of three public hearings. One public hearing before the Local
Planning Agency for recommendation to the BOCC, then the BOCC will hold two additional public hearings,
one for transmittal to the state and one for adoption. Application types that follow the Expedited State
Review process also require review by the State Reviewing Agencies.

LEE PLAN ANALYSIS

The comprehensive plan applies to all land use decisions within the county. Where goals, objectives,
standards, or policies of particular elements conflict, those conflicts will be resolved based on an analysis
of the Lee Plan altogether. The Lee Plan analysis included in this staff report considers the proposed
amendments in relation to the applicable Lee Plan goals, objectives, and policies to determine overall
consistency with the Lee Plan.

The subject property is designated as Central Urban future land use category on the Future Land Use Map,
Map 1-A. Policy 1.1.3 describes the Central Urban future land use category as a future urban area that
provides for “the greatest range and highest levels of public services.” Additionally, the subject property
is on an arterial road, within an area of the county that is currently served by LCU. It should be anticipated
that lands within the Central Urban future land use category or other future urban areas be served by a
public sewer provider. Adding the subject property to the LCU Future Sewer Service Areas as identified
on Map 4-B is consistent with and furthers Policy 1.1.3 of the Lee Plan.

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

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

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

Lee Plan Standard 4.1.2: Sewer, in paragraph 5, provides if a development lies outside any service area
the developer may request that the service area of Lee County Utilities (LCU) or an adjacent sewer utility
be extended to incorporate the property. The requested amendment represents the request to LCU to
extend the LCU Future Sewer Service Areas to the subject property. LCU has provided a Letter of
Availability confirming that potable water lines are in operation adjacent to the subject property and that
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LCU currently has sufficient capacity to provide potable water service. Adding the subject property to
LCUs Future Sewer Service Areas is consistent with Standard 4.1.1 and will allow for future development
consistent with the Central Urban future land use category.

The subject property is located within the Mixed Use Overlay (MUOQO), as depicted on Lee Plan Map 1-C.
Goal 11 of the Lee Plan establishes certain characteristics that properties within the overlay should
possess including “multiple land uses, public amenities and utilities at various scales and intensities in
order to provide: diversified land development; a variety of housing types; greater connectivity between
housing, workplaces, retail businesses, and other destinations; reduced trip lengths; more transportation
options; and pedestrian and bicycle-friendly environments.” Adding the subject property to Lee Plan Map
4-B makes it more consistent with its MUO designation.

The subject application required a Public Information Meeting pursuant to Lee Plan Objective 17.3
because the proposed amendment is located within the North Fort Myers Community Plan Area.

The applicant held a publicly advertised meeting within the boundaries of the North Fort Myers
Community Planning Area on March 3, 2026, consistent with Objective 17.3. The meeting was held at
the North Fort Myers Recreation Center and was advertised in the Fort Myers News Press along with two
(2) meeting signs that were published on the frontage of the property. Five (5) members of the public
attended the meeting with questions and comments on the proposed amendment. Questions included
traffic on Pondella Road, access points to future development, flooding, density, zoning, and permitted
uses within the proposed zoning category.

As previously stated, the subject property is within the North Fort Myers Commercial Corridor. Lee Plan
Objective 30.4 provides community facilities and services should be provided within the North Fort Myers
Commercial Corridors. Additionally, Policy 30.4.2 promotes the use of a centralized source of sewer
service to the North Fort Myers Community Plan area. The property currently has a wide range of urban
services available such as access to an arterial roadway, public potable water (LCU), and transit. The
subject property currently does not have access to a centralized sanitary sewer system. The proposed
amendment to add the subject property to Map 4-B creates further consistency with the North Fort
Myers Community Plan goal, and specifically Objective 30.4 and Policy 30.4.2.

The proposed amendment furthers Lee Plan Goal 56 and Objective 56.1, which seeks to “ensure the
provision of acceptable levels of sanitary sewer service throughout the future urban areas of the
unincorporated Lee County.” Lee County Utilities has indicated there is adequate capacity to serve the
subject property. Adding the subject property to the LCU Future Sewer Service Areas is consistent with
Goal 56 and Objective 56.1 of the Lee Plan.

Policy 56.2.3 provides that Lee County “will assess the feasibility of providing central sewer service to
areas of more than 50 residential lots, built or unbuilt, with more than one onsite septic system located at
more than 1 per acre within the unincorporated areas consistent with F.S. 163.31773(a)(6)(c)(3).” This
Policy was adopted by Ordinance 25-10. Ordinance 25-10 also adopted Lee Plan Table 6, 10-Year Sanitary
Sewer Service Feasibility, which identified properties in unincorporated Lee County consistent with the
requirements of F.S. 163.31773(a)(6)(c)(3). The subject property and the surrounding 44 acres are
identified on Table 6. Additionally, the subject property and the surrounding 44 acres are within the
Caloosahatchee River and Estuary Basin Action Management Plan (BMAP) boundary. A BMAP is a legally
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binding structured framework designed to restore impaired waterbodies by reducing pollutant loadings.
The availability of public wastewater services would help the County to achieve pollutant reductions and
improve the water quality of the basin. Therefore, the proposed amendment to add the property to the
LCU Future Sewer Service Areas is consistent with and furthers Policy 56.2.3 and the Caloosahatchee
River and Estuary BMAP.

The subject property is within the Coastal High Hazard Area (CHHA). Policy 101.1.4 sets forth
requirements for comprehensive plan amendments that increase density within the CHHA. The
amendments do not increase density. The Central Urban future land use category will continue to support
a maximum standard density of ten (10) dwelling units per acre or fifteen (15) dwelling units per acre
based on the proposed amendment. The proposed amendments to not increase allowable densities on
the subject property, therefore Policy 101.1.4 is not applicable to the current request.

SERVICE AVAILABILITY

The proposed amendment to the LCU Future Sewer Service Areas identified in Lee Plan Map 4-B would
have minimal impact on the availability of other public services. Site-specific impacts on public services
and service availability will be examined in any future development applications for construction on the
impacted property.

Transportation: The proposed amendment to include the subject property within Lee Plan Map 4-B does
not impact traffic circulation on Pondella road or the nearby road network.

LeeTran: The proposed amendment does not impact public transit service.

Utilities: The subject property is within the Lee County Utilities' water infrastructure, as depicted on Map
4-A. The proposed amendment is to add the subject property to the Lee County Utilities’ Future Sewer
Service Areas Map, Map 4-B. LCU has issued letters of no objection to both potable water and sanitary
sewer services. Additionally, LCU had no objections or capacity concerns to including additional
surrounding properties, as recommended by Staff.

Fire/EMS: The proposed amendment does not affect fire and EMS services to the subject property.
Sherrif: The proposed amendment does not impact Lee County police services.

Solid Waste: The proposed amendment does not increase the capacity needs of Lee County’s solid waste
program.

Lee County School District: The proposed amendment does not negatively impact school concurrency for
the School District of Lee County.

STAFF RECOMMENDATION

Surrounding the subject property to the immediate east, south and west, there are an additional 44 acres
that are not currently included in the Lee County Utilities” Future Sewer Service Areas or within a
Franchised Sewer Provider’s service area, resulting in a small area of land that would remain outside of
an established sewer service area (see “staff addition” on Attachment 1). The surrounding 44 acres
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consists of eighty-six (86) residential properties and three (3) commercial properties. These properties
are within the same future land use category (Central Urban), same Planning District (19, North Fort
Myers) and same Community Planning Area (North Fort Myers) as the subject property. The zoning
districts of the additional properties consists of a mix of commercial and residential districts (CN-1, CPD,
RS-1, RM-2, TFC-2, and TF-1), similar to the subject property. Expanding the LCU Future Sewer Service
Areas to the immediately adjacent 44 acres will facilitate future connectivity to public sewer services.
Based on this and the analysis provided in this report, staff recommends expanding the amendment area
to include the surrounding properties within the LCU Future Sewer Service Areas. Staff met with LCU
regarding the expanded recommendation and they did not have any concerns about serving the additional
area based on existing uses. The property owners within the area proposed to be added by staff will not
be required to connect based on existing infrastructure, but this will remove a regulatory barrier
allowing them to connect in future.

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

e The subject property is located along an arterial roadway, is within a future urban area of the
county (Central Urban) and is within the Mixed Use Overlay and public sewer service should be
anticipated.

e LCU has adequate sewer capacity to serve the subject property and surrounding 44 acres.

e The subject property and surrounding area are within a BMAP, therefore, the request would
support nutrient reduction efforts.

e The applicant has provided all the required documentation for the proposed amendments
according to AC 13-6.

For the reasons discussed in this staff report, staff recommends that the Board of County Commissioners
transmit the proposed amendment as identified on Attachment 1, including the surrounding 44 acres.
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PART 2
LOCAL PLANNING AGENCY
REVIEW AND RECOMMENDATION

DATE OF PUBLIC HEARING: July 27, 2026

A. LOCAL PLANNING AGENCY REVIEW
The applicants’ representative provided a presentation addressing the requested amendment to the
Lee County Utilities Future Sewer Service Areas Map, Lee Plan Map 4-B. The presentation addressed
the subject property, surrounding area, and consistency with the Lee Plan.

Following the applicant’s presentation, staff provided a presentation addressing the requested
amendment. Staff’s presentation included an addition to expand Map 4-B to the surrounding area,
Lee Plan consistency and final staff recommendation.

Members of the LPA asked whether vacant tracks that decide to develop in the future would be
required to connect to sewer, who would be responsible for the installation of sewage distribution
lines within the additional acreage being included, and whether the additional acreage recommended
by staff was included in the public information meeting.

Staff responded that properties would be required to connect if the proposed development exceeds
the standard sewer thresholds set under the Lee Plan and noted that existing uses would not be
required to connect. Staff also specified that whoever wants to connect to central sewer would be
the one responsible for extending the distribution lines. The representative stated that the staff
addition was proposed after the public information meeting had already occurred.

No members of the public were present or provided input.
B. LOCAL PLANNING AGENCY RECOMMENDATION

A motion was made to recommend that the Board of County Commissioners (BoCC) transmit
CPA2025-00007. The motion passed 4 to 0.

DUSTIN GARDNER AYE

DAWN RUSSELL ABSENT
JENNIFER SAPEN AYE

DON SCHROTENBOER AYE

STAN STOUDER AYE

HENRY ZUBA ABSENT
VACANT POSITION —
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