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From: Al Quattrone
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Cc: Cherry, Brienne; Sharon Hrabak; Rodriguez, Anthony
Subject: RE: Tice Industrial Park DCI2026-00014 Sufficiency
Date: Thursday, October 15, 2026 3:05:20 PM
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Beth
 
Sorry I never hit send on my prior response to you. But yes, we would like to bump up the
maximum building square footage, and we have an update request statement, MCP, and
schedule of uses. We acknowledged this will result in the prior sufficiency being revoked
pending staff’s re-review.
 
We should have the TIS done by tomorrow or Monday at the latest.
 
Attached is the revised MCP, Request Statement and Schedule of Uses. Once the TIS is
done, we will make a formal resubmittal. The intent is to allow us to have 450,000 SF
which includes some commercial uses OR as an alternative to have 700,000 SF of just
industrial.
 
As far as the TIS, the higher request for industrial uses would still generate less traffic
than the prior request for 450k with commercial. Therefore, we will keep the original
distributions but add in a traffic analysis for the 700K.
 
Thanks,
Al Quattrone, P.E.
239.936.5222 (o)
239.872.8429 (c)
 
From: Workman, Elizabeth <EWorkman@leegov.com> 
Sent: Thursday, October 15, 2026 2:42 PM
To: Al Quattrone <Al@qainc.net>; Podczerwinsky, John <JPodczerwinsky@leegov.com>
Cc: Cherry, Brienne <BCherry2@leegov.com>; Sharon Hrabak <Sharon@qainc.net>; Rodriguez,
Anthony <ARodriguez4@leegov.com>
Subject: RE: Tice Industrial Park DCI2026-00014 Sufficiency
Importance: High
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DEVELOPMENT PARAMETERS 
 



TICE INDUSTRIAL PARK 



IPD REZONING 



±59.85 ACRES 



STRAP #: 03-44-25-L3-0008.0000 



5281 Tice Street 



Fort Myers, FL 33905 



 



PROJECT SUMMARY 



 



Future Land Use Industrial Development  



Existing Zoning/Requested Zoning AG-2 and RM-8 to IPD 



Development Program Industrial Planned Development (IPD) 



Maximum Building Floor Area 450,000 SF Mix of Industrial & Commercial 
(Maximum of 50,000 SF can be Commercial) 
700,000 SF Industrial Uses Only 



Fire District Tice Fire District 



Water & Sanitary Sewer Utilities Lee County Utilities 



 
 
PROPERTY DEVELOPMENT REGULATIONS  



 
Minimum Area Dimensions: 



    Min. Lot Size 10,000 square feet 



    Min. Lot Depth 100 feet 



    Min. Lot Width 100 feet 



Maximum Height 65 feet (Heights in excess of 35’ must 
maintain additional building setbacks and 
separation per LDC Section 34-2174(a)  



Building Separation One-half the sum of the heights of both 
buildings or 20 feet, whichever is greater per 
LDC Section 34-935e(4) 



Maximum Lot Coverage 40% Industrial 



Minimum Open Space 
 



Total Open Space Rqrd, 20% = 11.97 Acres 
Each Lot to Provide 10% Open Space 
Remaining 10% Provided in Wetlands = 5.99 
Acres (Conservation Easement Equals 13.57 
Acres) (Excludes area Limited Access Area 
and doesn’t take credit for Lake). 
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Minimum Setbacks: 



   Street, public 25 feet 



   Street, private 20 feet 



   Side 10 feet 



   Rear 15 feet 



   Water body 25 feet  



   Accessory Structures (side & rear) 5 feet 



Minimum Development Perimeter Setback 25 feet 



Special Use Setbacks Lots 1-4 100 Feet per 34-2443 



Consumption on Premise 500 feet from School Property 



Buffers 
 



Per LDC 
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SCHEDULE OF USES  
 
 



TICE INDUSTRIAL PARK 



IPD REZONING 



±59.85 ACRES 



STRAP #: 03-44-25-L3-0008.0000 



5281 Tice Street 



Fort Myers, FL 33905 



 
Accessory Uses and Structures 
Administrative Offices 
Animals, Clinic or Kennel 
ATM (automatic teller machines) 
Auto Repair and Service, Groups I and II 
Automobile Service Station 



- Limited to 1 for the entire IPD 
Brewpub (Lots 3-10 Only minimum 500 ft from the school) 
Broadcast Studio, Commercial Radio and Television 
Building Materials Sales 
Business Services, Groups I and II 
Bus Station/Depot 
Caretaker's Residence  
Cleaning & Maintenance Services 
Cold Storage Warehouse & Processing Plant (Including Precooling) 
Computer and Data Processing Services 
Consumption on Premises  



Permitted only when accessory to a food truck park, brewery (Lots 3-10 Only 
minimum 500 ft from the school) 



Contractors and Builders, Groups I, II, and III 
Convenience food and beverage store 
Day Care Center, Child 
Day Care Center, Adult 
Drive-through facility for any permitted use 
Entrance Gates and Gatehouses 
Emergency Operations Center 
EMS Fire or Sheriff’s Office 
Essential Services 
Essential Service Facilities, Groups I and II  
Excavation: Water Retention  
Farm Equipment, sale, storage, rental or service 
Fences, Walls 
Flea Market, Open 
Food Truck Park  
Freight or Cargo Handling Establishments (Lots 2-13 Only) ** 
Gasoline Dispensing Systems, Special 
Laundry and Dry Cleaning, Group II 
Maintenance Facility (Government) 
Manufacturing of: 



- Apparel Products (Lots 2-13 Only) ** 
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- Boats (Lots 2-13 Only) ** 
- Electrical Machinery and Equipment (Lots 2-13 Only) ** 
- Fabricated Metal Products, Groups II and III (Lots 2-13 Only) ** 
- Food and Kindred Products, Groups II and III (Lots 2-13 Only) ** 
- Furniture and Fixtures (Lots 2-13 Only) ** 
- Leather and Leather Products, Group II(Lots 2-13 Only) ** 
- Lumber and Wood Products, Groups, II, IV (Lots 2-13 Only) ** 
- Machinery, Groups I, II (Lots 2-13 Only) ** 
- Measuring, Analyzing and Controlling Instruments (Lots 2-13 Only) ** 
- Novelties, Jewelry, Toys and Signs, All Groups (Lots 2-13 Only) ** 
- Paper and Allied Products, Groups II, III (Lots 2-13 Only) ** 
- Rubber and Plastic, Group I, II (Lots 2-13 Only) ** 
- Stone, Clay, Glass and Concrete Products, Group I, III (Lots 2-13 Only) ** 
- Textile Mill Products, Groups I and II (Lots 2-13 Only) ** 
- Transportation Equipment, Group II (Lots 2-13 Only) ** 



Micro-brewery, distillery, winery  
Motion Picture Production Studio 
Mobile Home Dealer 
Nonstore Retailer, All Groups 
Parcel and Express Services 
Parking Lot 



- Accessory, Commercial, Park-and-Ride, Temporary 
Personal Services, Groups, III 
Photofinishing Laboratory (Lots 2-13 Only) ** 
Place of Worship  
Post Office  
Printing and Publishing 
Processing and Warehousing  
Recycling Facility 
Religious Facility 
Rental or Leasing Establishment, Groups II, III and IV (Group IV- Lots 2-13 Only) ** 
Repair Shops: Groups I, II, III, IV and V(Group V-Lots 2-13 Only) ** 
Research and Development Laboratories Groups II and IV 
Retail and Wholesale Sales, Ancillary to an Approved Use  
Schools, Commercial 
Self Service Fuel Pumps 



- Two pumps are permissible as an accessory use to businesses to provide fuel for 
their own fleet of vehicles and equipment. Additional pumps require approval of a 
special exception 



Signs (in accordance with chapter 30)  
Social Services: Group II (Lots 2-13 Only) **   
Storage: Indoor and Open   
Transportation Services, Groups II, III and IV 
Truck Stop, Trucking Terminal    
Vehicle & Equipment Dealers: Groups III, IV and V 
Warehouse, Hybrid, Mini warehouse, Private, and Public 
Wholesale Establishments: Groups III and IV 
 
** These uses on Lots 2 through 4 are subject to additional setbacks per LDC Section 34-
2443 as shown on the MCP 
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PROJECT SUMMARY:



ZONING/REZONING
AG-2 + RM-8 TO INDUSTRIAL



STRAP #'s
03-44-25-L3-00008.0000



PROJECT ACREAGE
59.849  ACRES



PROJECT INTENSITY
MAX. BUILDING FLOOR AREA:



450,000 S.F. - MIX OF INDUSTRIAL & COMMERCIAL (MAX
50,000 S.F. OF COMMERCIAL USES)



700,000 S.F. - INDUSTRIAL ONLY



OPEN SPACE
THE SITE IS 59.85 ACRES AND REQUIRES 20% OPEN SPACE = 11.97 AC.
HALF OF THE REQUIRED OPEN SPACES MUST BE PROVIDED AS
INDIGENOUS-OPEN SPACE = 5.98 ACRES MIN.



REQUIRED= 5.98 ACRES
PROVIDED= 9.18 ACRES
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TICE INDUSTRIAL PARK 



IPD REZONING 



±59.85 ACRES 



STRAP #: 03-44-25-L3-00008.0000  



5281 Tice Street 



Fort Myers, FL 33905 



 



 



The applicant, Tice Street Development, LLC, is requesting approval for an Industrial Planned 



Development (IPD) for a 59.85 ± acres site located in Section 03, Township 44 South, Range 25 East, 



Lee County, Florida which is on the northeast corner of Interstate of I-75 and Tice St. The property 



is designated Central Urban on the Future Land Use Map and is located within the Caloosahatchee 



Shores Planning Community. 



 



 



 



 



 



 



  



 



 



 



 



 



 



 



 



The applicant is requesting a rezoning from Multi-Family Residential (RM-8) and Agriculture (AG-2) 



to Industrial Planned Development (IPD) to allow up to 450,000 SF of industrial and commercial uses 



(maximum of 50,000 SF can be commercial) within a master planned flex-space development or 



alternatively, 700,000 SF of just industrial with no commercial uses. Under the first scenario of 450,000 



SF, the project is intended to accommodate a mix of warehouse, contractor bays, office-warehouse 



flex space, light assembly, storage, service-oriented industrial operations, and supporting commercial 



use permitted within the IPD Schedule of Uses. The alternate development parameters would allow 



up to 700,000 SF of only the above-mentioned industrial uses. 



The Schedule of Uses includes industrial and commercial uses commonly integrated within modern 



flex-space developments, including warehouse-related commercial activities, mini-warehouse facilities, 



food truck parks, and similar support use. These uses are intended to serve tenants and the 



surrounding community while remaining compatible with adjacent properties through required 



buffering, landscaping, lighting controls, access management, and site design standards. 











 



The proposed IPD is consistent with the Lee Plan and the Caloosahatchee Shores Community Plan 



by providing employment-generating uses and redevelopment opportunities while incorporating site 



design and operational controls intended to minimize impacts on surrounding land uses. All approved 



uses and square footage allocations within the IPD will be deducted from the maximum allowable 



450,000 square feet on a one-to-one basis. 



The project proposes a two-driveway connection from Tice Street. Internal roads and driveways will 



be spaced to meet the minimum road/driveway separations as required by the LDC.  The proposed 



development will connect Lee County Utilities for potable water and sanitary sewer.  



 



 



Table 1: Inventory of Surrounding Lands 



 FUTURE LAND USE ZONING EXISTING LAND USES 



NORTH Central Urban  RM-8 +AG-2 Multi-Family 



SOUTH Urban Community MH-1 Commercial 



EAST Urban Community RPD (vacant) Public School 



WEST Intensive 



Development/Central 



Urban 



CPD + C-2 Industrial + Commercial 



 



The adjacent property to the north is zoned multifamily residential (RM-8) and Agricultural (AG-2) 



and developed Pine Ridge at Fort Myers Condo. To the east is zoned Hyde Point RPD (vacant) and 



developed with Oak Hammock Elementary/Middle School. To the south is Tice St ROW then zoned 



MH-1 and developed with Crystal Lakes Manufactured Homes Community. To the west is I-75 ROW 



the zoned Commercial (C-2) and developed with Morey Machining & Manufacturing, K&M Concrete, 



Tropic Trailer, Granite and Marble Inc. and North Trail RV Parts & Service center.  



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 



 











 



 



REZONING JUSTIFICATION   



The proposed rezoning requests will allow the Property to be developed as an Industrial Planned 



Development (“IPD”) accommodating a mix of industrial and commercial uses responsive to current 



market demand and employment needs within the Central Urban area. The proposed Schedule of 



Uses includes manufacturing, warehousing, distribution, contractor services, storage, and supporting 



commercial uses intended to serve businesses, employees, and the surrounding community. 



While the Schedule of Uses includes certain fabrication and manufacturing uses, the development is 



intended to function as a planned industrial and commercial business park rather than a heavy 



industrial area. All uses will be subject to Land Development Code performance standards, including 



buffering, landscaping, setbacks, lighting, and operational controls designed to minimize impacts on 



surrounding properties and ensure compatibility with adjacent land uses. 



The proximity to Interstate 75 and the arterial roadway network makes it appropriate for industrial 



and commercial activities requiring regional accessibility while limiting impacts on nearby residential 



neighborhoods. The surrounding area already contains a mix of residential, commercial, industrial, and 



service-related uses, making the proposed intensity and character of development compatible with 



the existing development pattern. 



The proposed rezoning is consistent with the Lee Plan by supporting economic development, 



employment-generating uses, and efficient use of urban infrastructure within the Central Urban area. 



The IPD zoning also provides a coordinated site planning process to ensure the development will not 



adversely affect surrounding land uses and will remain compatible with the intent of the 



Caloosahatchee Shores Community Plan and applicable rezoning criteria. 



 



 



LEE PLAN VISION 



 



Goal 1: Future Land Use  



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 quasicubic, 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. (Ord. No. 94-30, 02-02, 09-06, 16-07, 21-09).  



Applicant Narrative: The subject property is located within the Central Urban FLU use 



that is characterized as the “urban core” of the County. The Central Urban FLU 



category’s intention, as the applicant understands, is to be heavily settled and have, or 



will have, the greatest range and highest levels of public services to support a mix of uses. 











 



The proposed IPD rezoning is therefore consistent with the Central Urban designation, 



as light industrial development is an anticipated and allowable component of the urban 



core land use mix. 



The proposed rezoning to Industrial Planned Development (IPD) intent is to allow it to 



be developed primarily into light industrial uses such as warehouse and flex-space units 



intended for contractor bays, light assembly, storage, and service-oriented industrial 



operations. The Central Urban designation expressly states that limited light industrial 



are anticipated and appropriate.   



The requested schedule of uses and intensity are consistent with the intended uses of the 



Light Industrial land use category, including but not limited to manufacturing, research, 



recreational uses, and flex-space complexes, and are consistent with the intent and 



objectives of the Central Urban FLU designation. 



 



OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map those lands that are identified as 



Wetlands in accordance with § 373.019(27), Fla. Stat. through the use of the unified state delineation 



methodology described in Fla. Admin. Code R. 62-340, as ratified and amended in § 373.4211, Fla. Stat. (Ord. 



No. 94-30, 21-09) 



Applicant Narrative: The wetlands has been considered as part of the overall 



development planning. The applicant understands that these areas are protected under 



state regulations and will address any potential impacts through the required permitting 



process with the South Florida Water Management District (SFWMD). 



The project will be designed with the goal of avoiding wetlands impacts where possible 



and reducing them as much as practical. If impacts cannot be fully avoided, the applicant 



will provide mitigation in line with SFWMD requirements and Chapter 373, Florida 



Statutes. 



Overall, this approach balances protection of natural resources with thoughtful 



development of property in a way that is consistent with the Central Urban Land Use 



designation. It also supports the intent of the Lee Plan by recognizing environmentally 



sensitive areas while allowing appropriate development to proceed on the remainder of 



the site. 



POLICY 1.6.5: The Planning Districts Map and Acreage Allocation Table (Map 1-B and Table 1(b)) depict 



the proposed distribution, extent, and location of generalized land uses through the Plan’s horizon. Acreage 



totals are provided for land in each Planning District in unincorporated Lee County. No development orders or 



extensions to development orders will be issued or approved by Lee County that would allow the acreage totals 



for residential, commercial or industrial uses contained in Table 1(b) to be exceeded. This policy will be 



implemented as follows:  



1. For each Planning District the County will maintain a parcel-based database of existing land use.  



2. Project reviews for development orders must include a review of the capacity, in acres, that will be 



consumed by buildout of the development order. No development order, or extension of a 



development order, will be issued or approved if the acreage for a land use, when added to the 











 



acreage contained in the updated existing land use database, exceeds the limitation established by 



Table 1(b) regardless of other project approvals in that Planning District.  



3. When updating the Lee Plan’s planning horizon, a comprehensive evaluation of the Planning 



Districts Map and Acreage Allocation Table will be conducted. (Ord. No. 94-29, 98-09, 00-22, 07-



13, 10-20, 19-13, 21-09) 



Applicant Narrative: The proposed development is In Planning District 4, there are 300 



acres allocated for industrial development and there are 65 acres of industrial 



development currently inventoried. The remaining allocation is 135 acres. 



 



Goal 2: Growth Management  



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. (Ordinance No. 94-30, 00-22) 



Applicant Narrative: As demonstrated in the attached graphics, land along Tice Street 



has established an entitlement trend for commercial, residential and industrial. This 



trend is expected to continue along Tice Street given their proximity to I-75, residential 



developments to the south and east. The proposed development is an infill parcel with 



existing industrial development and commercial to the west. The proposed request 



exhibits contiguous and compact growth and does not bypass larger tracts of land in 



favor of development more distant from services and existing communities. 



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 F.S. 163.3164(7)) will be granted only when consistent with the provisions of Sections 



163.3202(2((g) and 163.3180, F.S. and the concurrency requirements in the Land Development Code. 



(Ordinance No. 94-30, 00-22, 17-19)  



Policy 2.2.1: Rezonings and Development-of-Regional-Impact 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. (Ordinance No. 94-30, 00-22) 



Applicant Narrative: The subject property is in proximity to I-75, an FDOT Interstate. 



Tice Street, a Major Collector. As summarized in the Transportation Impact Statement 



a functioning roadway network is in place to support the level of light industrial 



development expected for the IPD.  The road network in the region has been specifically 



constructed to support large-scale employment centers and industrial activity that is 



dependent on shipping and access to major transportation networks. Tice Street 



connects to Oritz Ave (a County Maintained Arterial ROW) and Country Lakes Drive (a 



County maintained Major Collector) both provide access to Luckett Rd, (a County 



Maintained Major Collector) which connects to I-75.  



 











 



The applicant has provided letters of availability with this application package 



demonstrating there is existing utility infrastructure in place to support the project.  Lee 



County utilities have both sewer and water infrastructure available to the property with 



capacities to serve the requested intensity. The area, as part of the Central Urban FLUC, 



is already the most heavily settled and has the greatest range and highest levels of public 



services. 



 



Goal 4: General Development Standards. 



Objective 4.1: Water, Sewer, and Environmental Standards.  



Consider water, sewer, and environmental standards during rezoning process. Ensure the standards are met 



prior to issuing a local development order. (Ordinance No. 17-13) 



STANDARD 4.1.1: WATER.  1. Any new residential development that exceeds 2.5 dwelling units per gross 



acre, and any new single commercial or industrial development in excess of 30,000 square feet of gross 



leasable (floor) area per parcel, must connect to a public water system (or a “community” water system as 



that is defined by Fla. Admin. Code R. 62-550). 



Applicant Narrative: Potable water service is available at or near the proposed project 



through Lee County Utilities North Lee County Water Treatment Plant. The developer 



will undertake any improvements that may be required to connect the project to these 



existing services. Availability letters are enclosed as a supplement to the rezoning 



application.  



STANDARD 4.1.2: SEWER.  1. Any new residential development that exceeds 2.5 dwelling units per gross 



acre, and any new single commercial or industrial development that generates more than 5,000 gallons of 



sewage per day, must connect to a sanitary sewer system. 



Applicant Narrative: Sewer service is available at or near the proposed project through 



City of Fort Myers Central Water Reclamation Facility. The developer will undertake any 



improvements that may be required to connect the project to these existing services. 



Availability letters are enclosed as a supplement to the rezoning application.  



POLICY 5.1.5: Protect existing and future residential areas from any encroachment of uses that are potentially 



destructive to the character and integrity of the residential environment. Requests for conventional rezonings 



will be denied in the event that the buffers provided in the LDC, Chapter 10, are not adequate to address 



potentially incompatible uses in a satisfactory manner. If such uses are proposed in the form of a Planned 



Development or special exception and generally applicable development regulations are deemed to be 



inadequate, conditions will be attached to minimize or eliminate the potential impacts or, where no adequate 



conditions can be devised, the application will be denied altogether. The LDC will continue to require 



appropriate buffers for new developments. (Ord. No. 94-30, 99-15, 00-22) 



Applicant Narrative: Additional buffers are adjacent to Residential properties to include 



wetlands that will serve as a natural buffer. Building placement, loading areas, and 



lighting can be designed to minimize potential impacts. Special requirements have been 



added to provide increased setbacks between manufacturing uses and adjacent 



residential and school properties, as well as additional setbacks for consumption-on-



premises uses from the school property, consistent with the LDC.  These mechanisms 



provide assurance that the development will be compatible with the residential 



communities to the south and north of the project. 



 











 



Goal 7: Industrial Land Uses  



OBJECTIVE 7.1: All development approvals for industrial land uses must be consistent with the following 



policies, the general standards under Goal 4, and other provisions of this plan. (Ordinance No. 94-30) 



 



POLICY 7.1.1: In addition to the standards required herein, the following factors apply to industrial 



rezoning and development order applications: 



 



1. The development must comply with local, state, and federal air, water, and noise pollution standards. 



 



The proposed development will be designed and operated in compliance with all 



applicable local, state, and federal regulations governing air emissions, water quality, and 



noise. Limiting the IPD to light industrial uses will reduce the potential for significant 



environmental impacts associated with heavier industrial activities. Applicable 



environmental, permitting, and operational requirements will be addressed through the 



development-order review process as appropriate. 



 



2. When located next to residential areas, industry must not generate noise levels incompatible with the 



residential development. 



 



The proposed development will be designed to ensure that industrial activities do not 



generate noise levels incompatible with adjacent residential development. Additional 



setbacks, building placement, loading-area configuration, landscaping, and other site-



design measures may be used to minimize potential noise impacts. The proposed 



limitation to light industrial uses further reduces the potential for significant noise 



impacts. The development will remain subject to applicable Lee County noise 



regulations and standards. 



 



3. Bulk storage or production of toxic, explosive, or hazardous materials will not be permitted near 



residential areas. 



 



Bulk storage or production of toxic, explosive, or hazardous materials will not be 



permitted in proximity to residential areas where such activities would be inconsistent 



with Policy 7.1.1. The proposed IPD is limited to light industrial uses, and the use 



restrictions and development standards will be applied to prevent incompatible 



hazardous material activities. Any materials associated with an otherwise permitted use 



must be handled and stored in accordance with applicable fire, safety, environmental, 



and hazardous material regulations. 



 



4. Contamination of ground or surface water will not be permitted. 



 



The proposed development will be required to prevent contamination of ground and 



surface water. Stormwater management, drainage, wastewater, and other site-



development improvements will be designed and reviewed in accordance with applicable 



local, state, and federal requirements. Existing wetlands and other environmental 



resources will be incorporated into the site design where applicable and will provide 



additional separation between development and adjacent properties. Required SFWMD 



and development order review will provide an opportunity to address water quality 











 



protection, stormwater management, and resource protection requirements in greater 



detail. 



 



5. Applications for industrial development will be reviewed and evaluated as to: 



 



The proposed IPD will be evaluated for each of the specific considerations identified in 



Policy 7.1.1 as follows: 



 



a. air emissions (rezoning and development orders); 



 



The proposed IPD is limited to light industrial uses and will be subject to applicable 



federal, state, and local air quality regulations. Uses with air emissions that would be 



incompatible with surrounding development will not be authorized through the 



proposed use limitations. Specific site and operational requirements will be evaluated 



during development order review as applications. 



 



b. impact and effect on environmental and natural resources (rezoning and development orders); 



 



The proposed development will be designed to minimize impacts on environmental and 



natural resources. Existing wetlands adjacent to residential properties will provide a 



natural buffer, and applicable wetland, environmental, stormwater, and resource-



protection requirements will be addressed through the rezoning and subsequent 



development order processes. The final site design will be required to comply with all 



applicable resource protection regulations. 



 



c. effect on neighbors and surrounding land use (rezoning); 



 



Compatibility with surrounding land uses is a primary consideration of the proposed 



rezoning. The proposed IPD limits development to light industrial uses and incorporates 



additional setbacks and other site-design controls intended to reduce potential impacts 



to adjacent residential and school properties. Building placement, loading areas, lighting, 



buffering, and operational characteristics can be controlled through the IPD and 



development review to ensure compatibility with surrounding uses. 



 



c. impacts on water quality and water needs (rezoning and development orders); 



 



The proposed development will be required to address water quality, stormwater 



management, potable and other water needs, and wastewater requirements in 



accordance with applicable state regulations. SFWMD ERP and Development order 



review will provide the appropriate mechanism for evaluating the specific water 



demands and site specific water quality and stormwater impacts associated with the final 



development program. 



 



d. drainage system (development orders); 



 



The project's drainage and stormwater management system will be reviewed as part of 



the applicable development order process. The system will be required to meet 



applicable SFWMD, Lee County and other regulatory standards and will be designed to 











 



appropriately manage stormwater runoff, protect water quality, and avoid adverse 



impacts to adjoining properties and natural resources. 



 



e. employment characteristics (rezoning); 



 



The proposed IPD is intended to accommodate light industrial uses that can provide 



employment opportunities appropriate for the Central Urban area. The range and 



intensity of employment generated will depend upon the specific permitted uses 



ultimately developed on the property. The proposed limitation to light industrial uses 



provides an appropriate scale of industrial employment while maintaining compatibility 



with surrounding development. 



 



f. fire and safety (rezoning and development orders); 



 



Fire protection and life-safety considerations will be addressed through the proposed use 



limitations and applicable development standards. The project will be required to 



comply with applicable fire, building, emergency-access, and life-safety requirements. 



The final development plan will be reviewed to ensure adequate emergency access, fire 



protection, building separation, and other applicable safety measures. 



 



g. noise and odor (rezoning and development orders); 



 



The proposed light industrial limitation is intended to minimize potential noise and odor 



impacts. The project will comply with applicable noise regulations, and uses that would 



generate incompatible noise or odor impacts will not be permitted where inconsistent 



with surrounding residential and other sensitive uses. Building placement, setbacks, 



loading areas, landscaping, and other site-design measures may further reduce potential 



impacts. 



 



h. buffering and screening (planned development rezoning and development orders); 



 



The proposed IPD will provide buffering and screening between industrial development 



and adjacent residential and other sensitive uses. Wetlands adjacent to residential 



properties will provide a natural separation where applicable, supplemented by required 



setbacks, landscaping, screening, and other site design measures. Additional buffers or 



screening may be incorporated during development-order review based on the individual  



site plan and specific uses proposed. 



 



i. impacts on transportation facilities and access points (rezoning and development orders); 



 



The proposed development will be evaluated for its potential impacts on surrounding 



transportation facilities and access points. Site access, internal circulation, loading areas, 



and connections to the existing transportation network will be reviewed during the 



applicable development order process. The final design will be required to provide safe 



and functional access while addressing applicable transportation requirements. 



 



k. access to rail, major thoroughfares, air, and, if applicable, water (rezoning and development orders); 











 



The suitability of the site for the proposed light industrial development will be evaluated 



in relation to available transportation facilities, including access to major roadways. The 



proposed IPD does not contemplate a level or type of industrial activity requiring 



specialized transportation access beyond that which can be appropriately addressed 



through the development order review process. Final access and circulation 



improvements will be evaluated based on the specific development proposed. 



 



l. utility needs (rezoning and development orders); and 



 



The proposed development will be served by adequate public and private utility 



infrastructure. A Letter of Availability has been obtained confirming the availability of 



the necessary utility services to support the proposed development, including potable 



water and sanitary sewer services. Utility requirements and final service connections will 



be addressed through the applicable development order and permitting processes. The 



proposed limitation to light industrial uses will help ensure that utility demand remain 



consistent with the intended development and the available infrastructure capacity. 



 



m. sewage collection and treatment (rezoning and development orders). (Amended by Ordinance No. 00-22) 



 



The proposed development will be required to provide adequate sewage collection and 



treatment consistent with applicable Lee County and state requirements. The 



availability, capacity, and design of sanitary sewer service will be evaluated through the 



development order process based on the specific uses and development intensity 



proposed. 



 



Applicant Narrative: All the above criteria shall be met to ensure compliance with the 



Lee plan and to ensure compatibility with surrounding users. The intent and proposal for 



this application are to rezone to an Industrial Planned Development (IPD) with 



permitted uses limited to light Industrial only.  



 



Furthermore, additional buffers are adjacent to Residential properties to include 



wetlands that will serve as a natural buffer. Building placement, loading areas, and 



lighting can be designed to minimize potential impacts. Special requirements have been 



added to provide increased setbacks between manufacturing uses and adjacent 



residential and school properties, as well as additional setbacks for consumption-on-



premises uses from the school property, consistent with the LDC.  These mechanisms 



provide assurance that the development will be compatible with the surrounding area 



and consistent with the character of the Central Urban designation. 



 



POLICY 7.1.3:  Industrial land uses must be located in areas appropriate to their special needs and 



constraints, including, but not limited to, considerations of: topography; choice and flexibility in site selection; 



access by truck, air, deep water, and rail; commuter access from home-to-work trips; and utilities; greenbelt 



and other amenities; air and water quality considerations; proximity to supportive and related land uses; and 



compatibility with neighboring uses. (Ordinance No. 93-25, 94-30, 00-22) 



 



Applicant Narrative: The subject property is located in an area currently designated as 



Central Urban Land Use which supports light industrial and a mix of employment use.  











 



Tice Street (A County Maintained Major Collector ROW) The site is located not more 



than 1.5 miles from the I-75 interchanges, making access to the site advantages for truck 



shipments and employment commutes.  



With regards to utilities, the site lies within Lee County Utilities franchise area for water 



and sewer. 



 



The IPD zoning district allows for site-specific development standards and conditions 



that will ensure compatibility with surrounding properties. Permitted uses will be limited 



to light industrial only. Furthermore, the site incorporates several natural and 



engineered buffers to ensure compatibility with surrounding uses. To the north, an 8.98-



acre wetland tract provides separation from an adjacent multi-family subdivision, while 



a 5.30-acre preservation tract and a 40-foot drainage easement along the eastern 



boundary serve as a buffer from the nearby school, reducing noise and visual impacts. An 



enhanced Type “D” buffer is proposed along Tice Street (20’ wide with 7 trees per 100 



LF) to further screen the development, and neighboring uses to the west and southwest, 



including I-75 and the FDOT test lab/office building, are compatible with industrial 



activity. These features, along with the wetlands and preservation areas, provide 



environmental benefits and green space, addressing air and water quality considerations 



 



POLICY 7.1.4: The timing and location of industrial development will be permitted only with the availability 



and adequacy of existing or planned services and facilities. (Ord. No. 00-22, 21-09) 



 



Applicant Narrative: The proposed IPD is currently served by sufficient services and 



facilities and will not pose any additional strain on the existing infrastructure  



 



POLICY 7.1.5: The timing and location of industrial development will be permitted only with the availability 



and adequacy of existing or planned services and facilities. (Ordinance No. 00-22) 



 



Applicant Narrative: Existing services and facilities are available to adequately serve the 



site. Lee County Utility infrastructure is in place for water and sewer, and a roadway 



network is available to accommodate traffic generated from the development.  



 



POLICY 7.1.6: Maintain land development regulations that require industrial uses be adequately buffered 



and screened from adjacent existing or proposed residential areas so as to prevent visual blight and noise 



pollution. (Ord. No. 00-22, 23-08) 



 



Applicant Narrative: To the north there is an 9.18-acre Indigenous preserve that 



separates the residential area that will serve as a natural buffer to eliminate visual light 



and noise pollution.  
 



POLICY 7.1.7: Industrial development will not be permitted if it allows industrial traffic to travel 



through predominantly residential areas. (Ord. No. 00-22) 



 



Applicant Narrative: Industrial traffic will access the project from the adjacent   arterial 



and collector roadways and will not travel through any residential areas.  



 



GOAL 17: Community Planning   











 



GOAL 21: CALOOSAHATCHEE SHORES COMMUNITY PLAN. Protect the existing character, 



natural resources and quality of life in the Caloosahatchee Shores Community Plan area, while promoting new 



development, redevelopment and maintaining a more rural identity for the neighborhoods east of I-75 by 



establishing minimum aesthetic requirements, planning the location and intensity of future commercial and 



residential uses, and providing incentives for redevelopment, mixed use development and pedestrian safe 



environments. (Ord. No. 03-21, 18-18) 



OBJECTIVE 21.2: COMMERCIAL LAND USES. New commercial uses will be limited to properties 



already zoned for commercial uses as well as properties located at the intersection of I-75 and S.R. 80, the 



intersection of S.R. 31 and S.R. 80, the State Route 80 Corridor Overlay, the Verandah Boulevard commercial 



node, and the Commercial, Central Urban and Suburban future land use categories adjacent to S.R. 80. New 



commercial zoning must be approved through the planned development rezoning process. Commercial 



redevelopment and increased commercial opportunities on properties adjacent to SR 80 to service the needs 



of the Caloosahatchee Shores Community Plan area and surrounding areas are encouraged. (Ord. No. 03-21, 



11-24, 17-13, 18-18) 



Applicant Narrative: The subject property lies within the Caloosahatchee Shores 



Planning Community. Although the Planning Community does not allow commercial 



uses at this location, the proposed development is not commercial in nature. The 



requested IPD zoning is intended to accommodate light industrial uses such as 



warehousing, contractor bays, flex space, and light assembly. These uses do not involve 



retail sales or customer-oriented commercial activity and generally generate lower 



levels of public traffic than commercial development. The proposed zoning therefore 



does not introduce prohibited commercial uses and is not inconsistent with the Planning 



Community provisions. 



OBJECTIVE 21.3: RESIDENTIAL USES. To protect and enhance the existing residential neighborhoods in the 



Caloosahatchee Shores Community Plan area by providing appropriate buffers between residential and non-



residential uses. (Ord. No. 03-21, 18-18)  



POLICY 21.3.1: Maintain LDC regulations that provide for greater buffering between adjacent commercial and 



residential uses except for in mixed use developments.  



Applicant Narrative: The site incorporates several natural and engineered buffers to 



ensure compatibility with surrounding uses. To the north, an 8.98-acre wetland tract 



provides separation from an adjacent multi-family subdivision, while a 5.30-acre 



preservation tract and a 40-foot drainage easement along the eastern boundary serve as 



a buffer from the nearby school, reducing noise and visual impacts. An enhanced Type 



“D” buffer (20’ wide vs 15’ and 7 trees per 100 LF vs 5 trees) is proposed along Tice 



Street to further screen the development, and neighboring uses.  



GOAL 60: Coordinated surface water management and land use planning on a watershed 



basis. 



 



POLICY 60.1.1: Require design of surface water management systems to protect or enhance the 



groundwater. (Ord. No. 07-12, 18-28)  











 



Applicant Narrative: A surface water management system is proposed which will provide 



water quality treatment before discharging into onsite wetlands. 



 



POLICY 60.1.2: Incorporate, utilize, and where practicable restore natural surface water flow ways and 



associated habitats. (Ord. No. 07-12) 



 



Applicant Narrative: The proposed IPD includes wetland preservation areas which will 



maintain existing flow ways and associated habitats to the maximum extent practicable.  



 



OBJECTIVE 60.4: Incorporation of natural systems into the surface water management system. 



Incorporate natural systems into surface water management systems to improve water quality, air quality, 



water recharge/infiltration, water storage, wildlife habitat, recreational opportunities, and visual relief. (Ord. 



No. 03-06, 18-28, 19-02) 
 
POLICY 60.4.1: Encourage new developments to design surface water management systems with Best 



Management Practices including, but not limited to, filtration marshes, grassed swales planted with native or 



Florida Friendly Landscaping vegetation, retention/detention lakes with enlarged littoral zones, preserved or 



restored wetlands, and meandering flow-ways. (Ord. No. 03- 06, 18-28, 19-02)  



Applicant Narrative: The proposed IPD incorporates a surface water management 



system designed in accordance with all applicable Land Development Code standards 



and incorporates Best Management Practices that support water quality treatment, 



stormwater attenuation, and environmental stewardship. The project preserves 13.70± 



acres of existing wetlands and expands 2.94± acres of existing lake area, creating 



additional stormwater storage capacity and enhancing water quality functions.  
 



POLICY 60.4.2: The County encourages new developments to design their surface water management 



system to incorporate existing wetland systems. (Ord. No. 03-06, 19-02 



 



Applicant Narrative: The proposed development incorporates existing wetland systems 



into the overall surface water management design through the preservation of 13.70± 



acres of wetlands and maintenance of historic hydrologic patterns. In addition, the 



project includes the expansion of approximately 2.94± acres of existing lake classified as 



Other Surface Waters, providing enhanced stormwater storage and water quality 



treatment. By incorporating preserved wetlands into the stormwater system, the 



project helps meet the goals of Policy 60.4.2 by protecting existing wetland areas while 



also enhancing their natural benefits. This includes improving water quality through 



natural filtration, reducing flooding by storing and slowing stormwater, supporting 



wildlife habitat, and ensuring the wetlands remain healthy over time through invasive 



species control and ongoing maintenance. 
 



POLICY 61.1.1: Lee County recognizes that all fresh waters are a resource to be managed and allocated 



wisely and will support allocations of the resource on the basis 1) of ensuring that sufficient water is available 



to maintain or restore valued natural systems, and 2) of assigning to any specified use or user the lowest 



quality freshwater compatible with that use, consistent with financial and technical constraints. 



 



Applicant Narrative: The Applicant will obtain an Environmental Resource Permit from 



the South Florida Water Management District. The master drainage system and 



established conservation areas proposed in this amendment request, and which will be 











 



established through the ERP and subsequent development orders, are designed in 



compliance with this policy. 



 



GOAL 77: Development Design Requirements.  



 



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. (Ord. No. 02-02) 



 



Applicant Narrative: The project has been planned to meet Objective 77.3 by using an 



open space design that protects existing native vegetation, provides visual relief, and 



helps buffer nearby uses and roadways. The 59.85-acre site includes at least 11.97 acres 



of total open space (20%), with a minimum of 5.99 acres preserved as indigenous open 



space. These natural areas will remain largely undisturbed to protect existing plant 



communities and ecological functions. The remaining open space is placed throughout 



the site in a way that helps break up development, improves visual character, and 



reduces impacts to surrounding properties. 



 



POLICY 77.3.1: Any new development with existing indigenous vegetation is encouraged to provide half of 



the required open space as existing native plant communities. Any new development with existing native trees 



without associated native groundcover or understory is encouraged to provide half of the required open space 



with areas containing existing native trees. The planting of native shrub species within native tree protection 



areas is encouraged. (Ord. No. 02-02) 



 



Applicant Narrative: About 5.99 acres of the northern wetland will be preserved as 



indigenous open space. This wetland already contains native vegetation and will be kept 



in its natural condition as the main preserved habitat on the site. Where native tree 



areas will also be included in the open space calculation to help protect existing natural 



features. Native shrubs may also be added in and around protected tree areas to support 



habitat quality and strengthen the overall natural environment. 
 



POLICY 77.3.2: Open space areas must be designed with adequate widths to preserve and allow the 



continued growth and viability of existing native trees. (Ord. No. 02-02) 



 



Applicant Narrative: The design is preserving a large, contiguous wetland area as open 



space and ensuring that surrounding open space areas are designed with sufficient width 



to protect existing native vegetation and maintain long-term ecological function. The 



site plan avoids encroachment into the wetland system and locates all development, 



grading, and infrastructure outside of preserved areas, thereby minimizing edge impacts 



and supporting natural hydrologic and vegetative conditions. 



 



POLICY 77.3.3: The County encourages new developments to incorporate existing native plant communities 



and/or native trees along proposed and/or existing rights-of-way. (Ord. No. 02-02) 



 



Applicant Narrative: Where possible, native vegetation and trees are incorporated along 
rights-of-way to create a more natural edge along roadways, provide buffering, and improve 
the overall appearance of the site from surrounding streets. 
 











 



POLICY 77.3.4: The County encourages new developments to incorporate large, contiguous open space 



areas in the development design. (Ord. No. 02-02) 



 



Applicant Narrative: The project focuses on keeping open space in large, connected 



areas rather than small fragments. This includes a 14.56 acre of wetlands and 4.10 acres 



of lake maintenance area (about 18.66 acres total), which work together as a continuous 



natural system for habitat, drainage, and buffering. 



 



 POLICY 77.3.5: Proposed planned developments must submit an open space design plan with an 



assessment of the existing native plant communities and native trees. The open space design plan must 



delineate the indigenous preserves and/or native tree preservation areas. (Ord. No. 02-02) 



 



Applicant Narrative: An open space exhibit is included with this application and 



delineated on the MCP to clearly show which parts of the site are being preserved as 



indigenous open space and tree protection areas. 
 
Furthermore, each industrial parcel will provide at least 10% open space, with the overall 



system strengthened by wetland, landscape, and lake areas. Together, these preserved 



spaces help meet County requirements while also supporting natural habitat, 



stormwater management, and creating a more visually buffered industrial development. 
 



GOAL 124: WETLANDS. To maintain and enforce a regulatory program for development in wetlands that 



is cost-effective, complements federal and state permitting processes, and protects the fragile ecological 



characteristics of wetland systems 



 



POLICY 124.1.2: The County’s wetlands protection regulations will be consistent with the following: 



 



 1. The County will not undertake an independent review at the development order stage of the impacts to 



wetlands resulting from development in wetlands that is specifically authorized by a DEP or SFWMD dredge 



and fill permit or exemption.  



 



2. No development in wetlands regulated by the State of Florida may be commenced without the appropriate 



state agency permit or authorization. Development orders and development permits authorizing development 



within wetlands or lands located within the Wetlands future land use category may be issued subject to a 



condition that construction may not commence until issuance of the required state permits.  



 



3. Lee County will incorporate the terms and conditions of state permits into County permits and will prosecute 



violations of state regulations and permit conditions through its code enforcement procedures. 



 



4. Every reasonable effort will be required to avoid or minimize adverse impacts on wetlands through the 



clustering of development and other site planning techniques. On- or off-site mitigation will only be permitted 



in accordance with applicable state standards.  



 



5. Mitigation banks and the issuance and use of mitigation bank credits will be permitted to the extent 



authorized by applicable state agencies.  



 



6. The density on wetlands that have been impacted, or will be impacted, in accordance with a state agency 



permit will be calculated at a density of one dwelling unit per 20 acres. Nonresidential uses on wetlands that 











 



have been impacted, or will be impacted, in accordance with a state agency permit must be consistent with 



the non-residential uses permitted in the immediately adjacent, least intense, upland future land use category 



 



Applicant Narrative: The proposed development is consistent with Goal 124 by 



complying with the requirements and seeking approval for an Environmental Resource 



Permit from the South Florida Water Management District for the management of 



stormwater and existing wetlands. The water quality, attenuation, and wetland 



mitigation have been evaluated based upon the criteria outlined in the Applicant 



Handbook, Volumes I and II, as required by the Florida Administrative Code. 



Additionally, the proposed development has been evaluated "to avoid or minimize 



adverse impacts on wetlands through the clustering of development and other site 



planning techniques," as stated in Policy 124.1.2(4). 
 



POLICY 125.1.2: New development and additions to existing development must not degrade surface and 



ground water quality.  



 



POLICY 125.1.3: The design, construction, and maintenance of artificial drainage systems must provide 



for retention or detention areas and vegetated swale systems that minimize nutrient loading and pollution of 



freshwater and estuarine systems. 



 



Applicant Narrative: Consistent with Policy 125.1.2 and 125.1.3, the proposed 



development consists of a stormwater management system designed to provide water 



quality pre-treatment for the industrial planned development prior to discharging into a 



wet detention lake that provides additional water quality through permanent pool 



volume before ultimately discharging and enhancing the wetland hydrology to allow the 



natural ecological system to provide the final water quality treatment before off-site 



discharge. This proposed treatment train is designed to minimize nutrient loading and 



pollution to the downstream freshwater and estuarine systems. 



 



POLICY 126.1.4: Development designs must provide for maintaining or improving surface 



water flows, groundwater levels, and lake levels at or above existing conditions. (Ord. No. 00-22, 



18-28) 



Applicant Narrative: The existing wetlands are of poor quality, with approximately 75% exotic 



vegetation, and have been historically over-drained. Consistent with the intent of Policy 126.1.4, the 



proposed plan will improve wetland hydrology by incorporating the remaining southeastern wetland 



into the site's water management system. Treated stormwater will be discharged in a controlled 



manner to rehydrate the wetland, while the western portion of the site will utilize the northern 



wetland as a discharge point. 



The project is being designed and permitted through SFWMD to meet current water quality and 



attenuation requirements, further improving the quality and hydrologic condition of the preserved 



wetlands. SFWMD is currently reviewing the project, and the applicant anticipates receiving the ERP 



prior to the rezoning hearings. 



 



 



Land Development Code Analysis 











 



The proposed rezoning complies with the general standards in the Land Development Code Section 



34-411 as follows: 



 



(A)All planned developments must be consistent with the provisions of the Lee Plan. 



The proposed rezoning to a IPD is consistent with the Comprehensive Plan as 



demonstrated above. 



 



(b) All planned developments must be designed and constructed in accordance with the provisions of all 



applicable County development regulations in force at that time. Deviations from the general provisions of this 



chapter may be permitted if requested as part of the application for a planned development in accordance 



with section 34-373(a)(9) and approved by the Board of County Commissioners based on the findings 



established in section 34-377(b)(4). Pursuant to section 34-373(a)(10) the establishment of property 



development regulations for planned developments does not require deviations from articles VI and VII of this 



chapter. Amendments to approved master concept plans may be reviewed pursuant to section34-380. 



 



The proposed development will comply with applicable Lee County regulations and does 



not include any deviation requests. 



  



(c) The tract or parcel proposed for development under this article must be located so as to minimize the 



negative effects of the resulting land uses on surrounding properties and the public interest generally, and must 



be of such size, configuration and dimension as to adequately accommodate the proposed structures, all 



required open space, including private recreational facilities and parkland, bikeways, pedestrian ways, buffers, 



parking, access, on-site utilities, including wet or dry runoff retention, and reservations of environmentally 



sensitive land or water. 



 



The proposed rezoning to IPD is compatible with surrounding land uses. The 59.85±-acre 



site can adequately accommodate the proposed structure, open space, pedestrian ways, 



buffers, parking, access, utilities and storm water management without deviations from 



LDC 



  



(d) All planned developments must have access to existing or proposed roads. Access must comply with the 



requirements of chapter 10 and be located so that site-related industrial traffic does not travel through 



predominantly residential areas. 



 



The proposed IPD has access to Tice Street (Major Collector) and Proposing access to 



Alico Road (Arterial Roadway) and does not travel through predominantly residential 



areas. 



 



(e) If within the Lee Tran public transit service area, the development shall be designed to facilitate the use of 



the transit system. 



 



The property is not within the Lee Tran public transit service area.  



 



(f) Development and subsequent use of the planned development shall not create or increase hazards to 



persons or property, whether on or off the site, by increasing the probability or degree of flood, erosion or other 



danger, nor shall it impose a nuisance on surrounding land uses or the public's interest generally through 



emissions of noise, glare, dust, odor, air or water pollutants. 



 





https://library.municode.com/fl/lee_county/codes/land_development_code?nodeId=LADECO_CH34ZO_ARTIVPLDE_DIV2APPRAP_S34-373AP


https://library.municode.com/fl/lee_county/codes/land_development_code?nodeId=LADECO_CH34ZO_ARTIVPLDE_DIV2APPRAP_S34-377PUHE


https://library.municode.com/fl/lee_county/codes/land_development_code?nodeId=LADECO_CH34ZO_ARTIVPLDE_DIV2APPRAP_S34-373AP


https://library.municode.com/fl/lee_county/codes/land_development_code?nodeId=LADECO_CH34ZO_ARTIVPLDE_DIV2APPRAP_S34-380AMAPMACOPL


https://library.municode.com/fl/lee_county/codes/land_development_code?nodeId=LADECO_CH10DEST








 



The proposed development will not create any hazards to persons or property and will 



comply with all applicable regulations. 



 



(g) Every effort shall be made in the planning, design and execution of a planned development to protect, 



preserve or to not unnecessarily destroy or alter natural, historic or archaeological features of the site, 



particularly mature native trees and other threatened or endangered native vegetation. Alteration of the 



vegetation or topography that unnecessarily disrupts the surface water or groundwater hydrology, increases 



erosion of the land, or destroys significant wildlife habitat is prohibited. That habitat is significant that is critical 



for the survival of rare, threatened or endangered species of flora or fauna. 



 



The proposed planned development has been designed to minimize impacts to natural 



features, including wetlands, which will be preserved in their natural state within 



designated conservation areas. Site design prioritizes avoiding unnecessary alteration of 



vegetation or topography, maintaining existing drainage patterns, and implementing 



best management practices to prevent erosion or disruption to surface water and 



groundwater hydrology. Mature native trees and upland habitats will also be retained 



where feasible, providing protection for wildlife and preserving ecological functions. 



Overall, the development reflects a coordinated effort to protect environmentally 



sensitive resources while allowing for responsible and code-compliant use of the 



property. 



 



(h) A fundamental principle of planned development design is the creative use of the open space requirement 



to produce an architecturally integrated human environment. This shall be coordinated with the achievement 



of other goals, e.g., the preservation or conservation of environmentally sensitive land and waters or 



archaeological sites. 



 



The proposed IPD will meet the open space requirements of the Land Development 



Code (LDC). The site environmentally sensitive lands will include wetland preservation 



and is not within the archaeological sensitivity zone. 



 



(i)Site planning and design shall minimize any negative impacts of the planned development on surrounding 



land and land uses. 



 



The proposed development will be designed to minimize any potential negative impacts 



to surrounding land uses by meeting the requirements of the LDC without deviations. 



 



(j) Where a proposed planned development is surrounded by existing development or land use with which it 



is compatible and of an equivalent intensity of use, the design emphasis shall be on the integration of this 



development with the existing development, in a manner consistent with current regulation. 



 



The proposed Industrial Planned Development (IPD) is consistent and is compatible with 



existing development patterns.  



 



(k) Where the proposed planned development is surrounded by existing development or land use with which 



it is not compatible or which is of a significant higher or lower intensity of use (plus or minus ten percent of 



the gross floor area per acre if a commercial or industrial land use, or plus or minus 20 percent of the 



residential density), or is surrounded by undeveloped land or water, the design emphasis will be to separate 



and mutually protect the planned development and its environs.  











 



 



The proposed project design is compatible and consistent with the existing development 



patterns. The surrounding land use patterns are equivalent in intensity, type of uses 



(commercial and industrial) and of similar approved and proposed densities. 



 



(l) In large residential or commercial planned developments, the site planner is encouraged to create subunits, 



neighborhoods or internal communities which promote pedestrian activity and community interaction. 



 



The requested rezoning is considered a industrial planned development that does not 



require subunits, neighborhoods or internal communities. However, internal sidewalks 



encourage pedestrian activity.  



 



(m) In order to enhance the viability and value of the resulting development, the designer shall ensure the 



internal buffering and separation of potentially conflicting uses within the planned development. 



 



The proposed development includes a variety of light industrial uses. The IPD promotes 



a compact development footprint in an area of the county that is classified as Central 



Urban development. Common open space, parking and walkways with supportive 



infrastructure will be integrated within the development. The proposed development 



will not have conflicting uses within the planned development. 



 



(n) Density or type of use, height and bulk of buildings and other parameters of intensity should vary 



systematically throughout the planned development. This is intended to permit the location of intense or 



obnoxious uses away from incompatible land uses at the planned development's perimeter, or, conversely, to 



permit the concentration of intensity where it is desirable, e.g., on a major road frontage or at an intersection. 



 



Care has been given to selecting land uses that are consistent with adjacent 



development. In addition, density, building height and bulk, and other intensity 



parameters have been planned to vary systematically throughout the development. This 



ensures that more intense or potentially incompatible uses are located away from 



sensitive areas at the perimeter, while higher intensity or desirable uses are 



concentrated along major road frontages or key intersections, creating a harmonious 



and functional relationship with the surrounding community. 
 



(o) Minimum parking and loading requirements are set forth in article VII, divisions 25 and 26 of this chapter. 



Where land uses are generators of occasional peak demand for parking space, a portion of the required 



parking may be pervious or semi-pervious surfaces, subject to the condition that the parking area is constructed 



and maintained so as to prevent erosion of soil. In all cases, sufficient parking must be provided to prevent the 



spilling over of parking demand onto adjacent properties or rights-of-way at times of peak demand. 



 



Sufficient parking with these uses will be provided to prevent from spillovers to adjacent 



properties and will be consistent with LDC requirements.   



 



(p) Internal consistency through sign control, architectural controls, uniform planting schedules and other similar 



controls is encouraged. 



 



The proposed industrial planned development will be developed with internal consistent 



with signage, architectural and landscaping. 











 



 



 
 



 



DECISION-MAKING COMPLIANCE  



In accordance with LDC Section 34-145(d)(4), the data and analysis provided in the 



enclosed application demonstrate the following 



  



a) Complies with the Lee Plan; 



The application is consistent with the uses and densities set forth for the 



Industrial Development Future Land Use designation. The rezoning will allow 



for a mix of light industrial uses.  



 



b) Meets this Code and other applicable County regulations or qualifies for deviations. 



The applicant has proved entitlement to the rezoning by demonstrating 



compliance with the Lee Plan, the land development code, and any other 



applicable code or regulation, except where a deviation is requested and 



demonstrates the protection of public health, safety and welfare. 



            



c) Is compatible with existing and planned uses in the surrounding area. 



The request is compatible with existing uses in the surrounding area as indicated 



similar uses in the vicinity of the project. The surrounding area contains a mixture 



of existing wetlands, multifamily, institutions, retail and office with the commercial 



and service uses along Tice Street, and the industrial development concentrated to 



the west of I75 The proposed rezoning represents a continuation of the 



development patterns within the surrounding area.  



 



d) Will provide access sufficient to support the proposed development intensity. 



Just south of the subject property is Tice Street (a major collector). The property 



offers access onto Tice Street. The access point will provide ingress/egress for the 



internal ROW to support the individual Tracts within the development.  



 



e) The expected impacts on transportation facilities will be addressed by existing County 



regulations and conditions of approval. 



As demonstrated in the Traffic Impact Study, approval of the request will not place 



an undue burden upon existing transportation and will be served by streets with the 



capacity to carry traffic generated by the development. The projected level of 



service and significant impacts to the surrounding areas were analyzed and there is 



no expected adverse impact to roadway level of service as a result of the proposed 



development.  



  



f) Will not adversely affect environmentally critical or sensitive areas and natural resources. 



The site contains 18.37 acres of isolated wetlands, consisting of 2.87 acres of exotic 



wetland hardwoods (FLUCCS 619) and 15.50 acres of cypress wetlands invaded 











 



by up to 75% exotic vegetation (FLUCCS 6123E3). These wetlands have been 



disturbed and overdrained over time due to adjacent development and historic 



site disturbance occurring from the 1970s through the mid-1980s. 
 



The previous owner, Habitat for Humanity, obtained an SFWMD permit in July 



2025 (ERP No. 36-102498-P), during which SFWMD verified the wetland 



boundaries and assessed the wetland quality. The current applicant proposes to 



impact 4.4 acres of these wetlands. As part of the proposed development, the 



applicant will enhance the remaining 13.97 acres of wetlands through exotic 



vegetation removal and rehydration of the system by routing treated stormwater 



through the wetlands prior to discharge. 



 



The environmental report did not identify any protected species on the property. 



Given the degraded quality of the wetlands and the proposed improvements, 



including exotic removal and hydrologic restoration, the project is not expected 



to adversely impact critical or sensitive areas or natural resources. 



 



g) Will be served by urban services, defined in the Lee Plan, if located in a Future Urban area 



category. 



The subject property is located within the Central Urban land use category, which 



is in the Future Urban area. Adequate potable water and sanitary sewer services 



are available to this area. The property is adjacent to a major collector roadway 



and located in an area convenient for employees to access. Adequate public 



services including EMS, Sheriff and fire protection are available to service the 



proposed development.  



 
 
CONSISTENCY SUMMARY 



 



As discussed in this application, the applicant has demonstrated that the proposed Tice Industrial IPD 



is consistent with the goals, objectives, policies, and the intent of the Lee Plan and that the proposed 



light industrial uses is consistent with the intent for growth and development within the Central Urban 



Land Use Category.   



 



The request will not cause damage, hazard, nuisance or other detriment to persons or property.  It 



is being integrated into the existing neighborhood as a relatively low intensity development and is 



similar in nature to the uses in the area. 



 



There is no error or ambiguity that must be corrected.  



 



Urban services, as defined in the Lee Plan, are available for this site.  Public utilities and a roadway 



network are already in place and available for use. 



 



Sufficient evidence has been provided within this application that this rezoning is in compliance with 



the Lee Plan, the Land Development Code, and all other applicable rules and regulations. The 



requested uses will be in compliance with the general zoning provisions and supplemental regulations 



pertaining to the uses set forth in Chapter 34 of the LDC.  











 



 



The request will meet or exceed all performance and location standards set forth for the uses allowed 



by the request. 



 



The request is consistent with the densities, intensities and general uses set forth in the Lee Plan and 



compatible with existing or planned uses in the surrounding area.  



 



Approval of the request will not place an undue burden upon existing transportation or planned 



infrastructure facilities and will be served by streets with the capacity to carry traffic generated by the 



development. 



 



 



 



 



 












Hi Al,
I haven’t heard from you regarding the Tice Industrial Park IPD sufficiency.  I need to
know by noon tomorrow (Friday, October 16, 2026) if you are moving forward or if you
want to add another MCP with alternative PDRs and revoke sufficiency.
 


Elizabeth Workman | Principal Planner
 


Department of Community Development


1500 Monroe St, Fort Myers, FL 33901


office: (239) 533-8793


email: eworkman@leegov.com


web: www.leegov.com/dcd


 


Connect With Us On Social Media
 


 
From: Workman, Elizabeth 
Sent: Wednesday, October 7, 2026 2:28 PM
To: Al Quattrone <Al@qainc.net>; Podczerwinsky, John <JPodczerwinsky@leegov.com>
Cc: Cherry, Brienne <BCherry2@leegov.com>; Sharon Hrabak <Sharon@qainc.net>; Rodriguez,
Anthony <ARodriguez4@leegov.com>
Subject: RE: Tice Industrial Park DCI2026-00014 Sufficiency


 
Hi Al,
We will need to revoke sufficiency so that you can submit the changes.  Please let me
know as soon as possible so that we either move forward or revoke sufficiency.
 


Elizabeth Workman | Principal Planner
 


Department of Community Development


1500 Monroe St, Fort Myers, FL 33901


office: (239) 533-8793


email: eworkman@leegov.com


web: www.leegov.com/dcd


 


Connect With Us On Social Media
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Caution: This email originated from an external source. Be cautious of attachments
and links, and do not provide login information. Report suspicious activity to the
Service Desk: servicedesk@leegov.com or 533-HELP.


 
From: Al Quattrone <Al@qainc.net> 
Sent: Wednesday, October 7, 2026 1:48 PM
To: Workman, Elizabeth <EWorkman@leegov.com>; Podczerwinsky, John
<JPodczerwinsky@leegov.com>
Cc: Cherry, Brienne <BCherry2@leegov.com>; Sharon Hrabak <Sharon@qainc.net>
Subject: RE: Tice Industrial Park DCI2026-00014 Sufficiency


 


 
Beth / John


Thanks for sending this over and I hate to ask this, however, our client is contemplating
larger tract(s) with larger warehouse buildings. We are currently asking for 450,000 SF
but that is a combination of industrial and commercial (Shopping Plaza and
Convenience store). They would like to ask for an option to do 700,000 SF of just
industrial. Under this scenario they would not have the shopping plaza or convenience
store. This would still generate less traffic than what we presented in the TIS. The goal
would be to get this square footage approved and if they wanted to go this route, they
would have to do a zoning amendment to present an alternate MCP or we can present an
alternate MCP now, whatever is easier at this point.
 
Thanks,
Al Quattrone, P.E.
239.936.5222 (o)
239.872.8429 (c)
 
From: Workman, Elizabeth <EWorkman@leegov.com> 
Sent: Wednesday, October 7, 2026 9:57 AM
To: Al Quattrone <Al@qainc.net>
Cc: Cherry, Brienne <BCherry2@leegov.com>
Subject: Tice Industrial Park DCI2026-00014 Sufficiency


 


EXTERNAL SENDER


Hi Al,
Attached is the Sufficiency Letter.
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Elizabeth Workman | Principal Planner
 


Department of Community Development


1500 Monroe St, Fort Myers, FL 33901


office: (239) 533-8793


email: eworkman@leegov.com


web: www.leegov.com/dcd


 


Connect With Us On Social Media
 


 
 


Receive updates from Lee County Government by subscribing to our newsletter
 


Please note: Florida has a very broad public records law. Most written communications to or from County Employees and officials
regarding County business are public records available to the public and media upon request. Your email communication may be subject
to public disclosure.


Under Florida law, email addresses are public records. If you do not want your email address released in response to a public records
request, do not send electronic mail to this entity. Instead, contact this office by phone or in writing.
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