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Conditions 
 
All references to uses are as defined or listed in the Lee County Land Development Code 
(LDC). 
 
(1) Master Concept Plan and Development Parameters 

 
a. Master Concept Plan. Development of the subject property must be substantially 

consistent with the Master Concept Plan Entitled “Alva Trading Post” dated 
05/06/2024, attached hereto as Attachment D. 
Staff Note: Applicant advised to prepare revised MCP to address:  

• The natural waterway buffer and heritage trees preservation  
• designating the use of a bar or cocktail lounge with associated areas for 

consumption on premises,  
• Clarify building footprint note on MCP to state “± 7,000 SF Including Outdoor 

Seating.” 
• MCP date reference to be updated accordingly. 

 
b. Development Parameters. Development is limited to a maximum of 7,000 square feet 

of commercial floor area, which includes outdoor seating areas, and is subject to 
Condition #7. 
 

c. Compliance with Lee Plan and LDC. Development must comply with all the 
requirements of the LDC at the time of local development order approval, except as 
may be granted by deviation as part of this planned development. Subsequent 
amendments to the Master Concept Plan or its auxiliary documentation attached 
thereto are subject to the planned development amendment process established by 
the Land Development Code.  
 

(2) Schedule of Uses and Property Development Regulations 
 
a. Schedule of Uses 

Accessory uses and structures 
Administrative offices 
ATM (Automatic Teller Machine) 
Auto parts store  
Banks and financial establishments, All Groups 
Bar or cocktail lounge 
Boats: 

Boat part store  
Boat repair and service  

Building material sales 
Business services, All Groups 
Carwash  
Cleaning and maintenance services 
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Clothing stores, general 
Clubs:  

Commercial 
Fraternal  
Membership organization 

Consumption on premises  
Drug store, pharmacy 
Entrance gates and gatehouses 
Emergency operations center 
EMS, fire or sheriff’s station 
Essential services 
Essential service facilities, Group I 
Excavation: 

Water retention  
Farm equipment, sales, storage, rental or service 
Feed or fertilizer mixing and sales 
Fences, Walls 
Food stores, All Groups 
Food truck park (subject to Condition #6) 
Gift and souvenir shop 
Hardware store 
Hobby, toy and game shops 
Insurance companies 
Laundromat 
Laundry or dry cleaning, Group I  
Lawn and garden supply store 
Manufacturing of: 

Food and kindred products, Group II (subject to Condition #5) 
Medical Office 
Nonstore retailers, All Groups  
Parking lot: 

Accessory 
Personal services, Groups I, II, III & IV (Excluding Steam or Turkish baths, Escort 
services, Palm readers, Fortunetellers or Card readers) 
Pet shop 
Pharmacy 
Place of worship 
Plant nursery 
Post office 
Recreational facilities, commercial, Groups I and IV  
Restaurants, All Groups (excluding Fast food restaurant, coffee/donut shop and 
limited to 6,000 square feet maximum, including outdoor seating)  
Retail and wholesale ancillary to an approved use  
Signs 
Social services, Group I 
Specialty retail shops, All Groups 
Storage, indoor 
Studios 
Temporary uses 
Used merchandise stores , Group I 
Variety store 
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Warehouse 
Hybrid 
Mini 
Public 

Wholesale establishments, Groups I & II  
 

b. Property Development Regulations 
 
 

Minimum Lot Area and Dimensions  
 

 
Lot Area: 10,000  
Lot Width: 100 feet 
Lot Depth: 100 feet 

 
 

Minimum Building Setbacks and Maximum Building Heights: 
 
 
Street, State Road 80: 20 feet 
Street, Styles Road: 10 feet 
Side: 5 feet 
Rear: 100 feet 
Maximum building height: 35 feet 
Maximum lot coverage  40 percent 
Minimum building separation 20 feet 

 

(3) Open Space 
 

Prior to local development order approval, the project must depict a minimum of 10 
percent of open space in substantial compliance with the MCP.  
 

(4) Heritage Trees 
 
The development order plans must depict preservation of the two heritage Live Oak 
trees located along Styles Road.  The plans must depict protection barricades around 
the full dripline of the Live Oaks and vehicle use within the full dripline is prohibited. 
Staff Note: Applicant advised to prepare revised MCP to address natural waterway 
buffer and location of both heritage trees with corresponding vehicle use area and 
emergency access modifications.     
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(5) Food and Kindred Product Manufacturing 
 

a. Food and kindred manufacturing is limited to brewing of alcoholic and 
nonalcoholic beverages and must be clearly incidental and subordinate to a 
permitted principal use.  
 

b. The floor area dedicated to manufacturing must be subordinate to the remaining 
commercial uses (i.e. commercial recreation/restaurant/bar etc.).  
 

c. The beverages must primarily be for on-premises consumption and may include 
incidental retail package sales.  
 

d. The manufacturing is subject to limitations in LDC Section 34-938. 
 

(6) Food Truck Park 
 
The use of a Food Truck Park may be approved through the administrative amendment 
and development order process. The application submittals must include a conceptual 
site plan meeting minimum required details for special exception site plans in the LDC. 
The application must include a project narrative setting forth the intended operation and 
any other information determined necessary by the Director.  
 
To determine transportation impacts, the combined floor area of stationary food-
dispensing trucks and trailers will be clearly described on the administrative amendment 
and local development order site plans. For purposes of trip generation estimates, the 
combined floor area of all stationary food-dispensing trucks and trailers, and combined 
designated outdoor seating areas will be considered for a fast food restaurant use. 
Stationary food-dispensing trucks and trailers with respect to this condition are defined 
as food trucks and trailers remaining overnight on the site. Food-dispensing truck and 
trailer floor area with respect to this condition is defined as the maximum outside 
enclosed area of the vehicle or trailer. Permitted restaurant gross floor area includes 
restaurant outdoor seating areas.  
 

(7) Transportation Impacts 
 
Development intensity is limited to total combined trips generated by a 1,000-SF variety 
store and 6,000-SF fast casual restaurant use as estimated by the Institute of 
Transportation Engineers (ITE) Trip Generation Manual current at time of local 
development order.” 
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Deviations 
 

Deviation #1: 

Seeks relief from LDC §10-610(e), §34-2015(2)f.  which requires adjacent commercial uses 
to provide parking lot interconnections for automobile, bicycle, and pedestrian traffic, to allow 
no interconnection with the abutting commercial property to the west. Staff recommends 
APPROVAL of this deviation subject to the following conditions: 

a. Approval is limited to address the existing parking area adjacent to State Road 80. In 
the event the site is redesigned, the deviation must be revaluated in accordance with 
LDC Section 10-104(b) and is subject to review and approval by Lee County. 
 

b. The project must connect to the existing abutting pedestrian facility on State Road 
80 unless FDOT provides written confirmation of denial of the facilities within a state 
right-of-way. 

Deviation #2: 

Seeks relief from LDC §10-425(f)(1), which requires a five-foot-wide right-of-way buffer for 
commercial projects in the Mixed Use Overlay, to allow no required right-of-way buffer along 
State Road 80. Staff recommends APPROVAL of this deviation subject to the condition that 
the deviation is limited to addressing the existing parking and proposed building configuration 
adjacent to State Road 80. 

Deviation #3: 

Seeks relief from LDC §34-2016(3), which requires a 24-foot-wide two-way drive aisle when 
associated with 90-degree parking, to allow a 22-foot-wide two-way drive aisle in the parking 
area along State Road 80. Staff recommends APPROVAL of this deviation subject to the 
condition that the deviation is limited to addressing the existing parking and proposed building 
configuration adjacent to State Road 80. 

Deviation #4: 

Seeks relief from LDC §10-285(b), which requires 100 feet of connection separation as 
measured from the edge of pavement of State Road 80 to the vehicular access points on 
Styles Road, to allow 80 feet of connection separation between State Road 80 and the 
project’s existing northern access point Staff recommends APPROVAL of this deviation 
subject to the following condition: 

a. Approval is limited to address the existing parking area adjacent to State Road 80. In 
the event the site is redesigned, the deviation must be revaluated in accordance with 
LDC Section 10-104(b) and is subject to review and approval by Lee County. 
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incentives and revitalization directives.  As further expanded in the criteria analysis below, Staff finds 
that the request is CONSISTENT with Goal 6. 

Policy 27.1.8 requires the owner or agent of a rezoning request within the Northeast Lee County 
Community Plan area to conduct two public information meetings, in accordance with Policies 17.3.3 
and 17.3.4 One meeting must be held within the Alva Community Plan area boundary and the other 
in the North Olga Community Plan area boundary. The applicant has held the required public session 
in both required communities and before the North Olga planning community panel held within the 
neighboring Bayshore Community Plan area (see Attachment J).   

Goal 28 serves to support and enhance the unique rural, historic, agricultural character and natural 
environment and resources of the Alva Community Plan area, including the rural village and 
surrounding area. Policy 28.1.1 provides a directive to “Evaluate and identify appropriate commercial 
areas with a focus on the rural village area.” Lee Plan Map 1-C, the Mixed Use Overlay has historically 
included an inset geographically defining the Alva Rural Village boundaries. The current Lee Plan 
codification has omitted this inset, likely in error. For the purpose of analysis of this policy the property 
has been historically located in Subarea 3 of the Alva Rural Village, which supports the proposed 
commercial activity proposed herein.   

Policy 28.1.4 states that “New industrial activities or changes of land use that allow future industrial 
activities, not directly associated with Alva’s commercial agriculture, are prohibited in Alva.”  

The applicant has expressed the immediate intended use of the proposed planned development is a 
brewery, which may be best classified as bar if it does not contain a restaurant. The Land Development 
Code provides a one-size-fits-all classifications for the manufacturing of malt beverages, wines, 
brandy, distilled and rectified blended liquors, Food and kindred product manufacturing, Group II. 
This open-ended classification covers a range from a major national brewing company, such as 
Anheuser-Busch Companies, to a small-scale local brewery that serves the majority of the brewed 
products on-site in the form of a taproom or brew pub operation not currently recognized by the LDC. 
LDC amendments are currently pending, which would recognize the use of tap rooms and brew pubs 
consistent with operation proposed by this request and negate the necessity to rely on the food and 
kindred product classification.  Conditions can be reasonably attached to the use classification to 
ensure the production does not reach a scale to be considered an “industrial activity” in the spirit of 
this policy. LDC Section 34-938 minimizes the certain unlisted uses by default within CPD Districts with 
the following requirements:  

1. If producing a tangible product, the use or activity must stand at or near the end of the 
manufacturing process, accounting only for the last steps of preparation or assembly of 
components or preprocessed materials. 
 

2. All operations must be conducted within a fully enclosed building. 
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3. The use may not emit dust, smoke, odor or other air or water pollutant, glare, sound or other 
vibration that can be perceived outside the boundaries of the development tract or industrial 
use area. 
 

4. The use may not receive, process, or create hazardous materials in sufficient quantity to 
constitute a danger to persons, property or activities outside the boundaries of the 
development parcel or industrial use area. 
 

5. Open storage of raw materials, waste products or finished goods awaiting shipment is 
prohibited. 
 

6. the floor area of the unlisted uses does not exceed 50,000 square feet of floor area or the 
aggregate floor area of the other uses on the approved schedule of uses, whichever is less. 

The recommended Commercial Planned Development also limits total floor area to 7,000 square feet, 
of which the brewing area will comprise a fraction of (see Conceptual Brewery Floor Plan in 
Attachment F). Although not expressly stated in the applicant’s narrative, brewing relies on an 
agricultural product and the use has a potential of supporting Alva’s commercial agricultural 
character. The use, as conditioned, is intended to facilitate a commercial activity; therefore, staff finds 
the request, as conditioned, CONSISTENT with Policy 28.1.4. 

Policy 28.2.6 is recognized in the staff recommendation to preserve large heritage trees along the 
projects eastern boundary, as further discussed in the environmental discussion on Page 10 of this 
report.   

Policy 28.3.5 aims to prevent strip development along Palm Beach Boulevard, by establishing that the 
majority of acreage available for commercial development will be located within the rural village, 
particularly the village center (sub areas 2 and 3). The subject property has historically been located 
in the Rural Village Sub Area 3 and is Consistent with Policy 28.3.5 and Goal 28 of the Lee Plan.   

Land Development Code Compliance  
 
Staff finds the proposed planned development rezoning, as conditioned, to be in compliance with 
the LDC, including regulations which pertain to: 

• Use and corresponding supplemental regulations, such as parking;    

• LDC Chapter 10 Development Standards; and  

• Details required on the MCP and compliance with Division 9 of Article VI, Chapter 34, 
Planned Development Districts.   

All relevant County regulations, which are not specifically departed from as part of this planned 
development request, will apply, such as LDC, Code of Ordinances and Administrative Code 
provisions. If future deviations are proposed, each will be evaluated within the parameters of the 
established LDC review criteria.   
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Compatibility with Existing and Planned Uses in the Surrounding Area 
 
As noted in analysis of Policy 5.1.5, staff finds that the project, as conditioned, compatible with 
existing residential land uses in proximity and staff also finds the project to be compatible with 
nonresidential existing and planned uses, such as the abutting fire station and adjacent 
commercial uses on State Road 80.     

 
 Sufficiency of Access and Transportation Impacts 
 
The applicant is proposing access solely on Styles Road and removing the exiting access point on 
State Road 80. The applicant has provided a Zoning Traffic Study (ZTS) in accordance with Lee 
County Administrative Code AC-13-17, which includes trip generation expected by the project 
(see Attachment H).  Lee County Department of Transportation has issued a memorandum 
concerning the project’s transportation impacts (see Attachment I).  In summary, the surrounding 
road system will operate at an acceptable Level of Service (LOS) with the project. Further 
evaluation of the traffic impacts will take place at time of local development order approval in 
compliance with county regulations.  

 
Environmentally Critical or Sensitive Areas and Natural Resources 

 
The Environmental Staff Report is also attached as Attachment G of this report and identifies two 
recommendations to ensure consistency with the Lee Plan and LDC.  
 
1. The development order plans must depict preservation of the two heritage Live Oak trees 

located along Styles Road.  The plans must depict protection barricades around the full 
dripline of the Live Oaks and vehicle use within the full dripline is prohibited.   
 
This condition may modify parking areas and the optional stabilized driveway for emergency 
access depicted on the MCP and incentivize strategically locating parking islands to preserve 
the dripline of the heritage live oak trees for consistency with Lee Plan Policy 28.2.6.  
 
Staff is amendable to consideration of a deviation from LDC Section 10-416(c)(2), which 
establishes a maximum average of 10 uninterrupted parking spaces, to allow for more than 
10 in order to provide parking lot design flexibility to preserve the drip line of these heritage 
trees and maximize off-street parking (see photograph as Attachment L).   

     
2. The Master Concept must be revised to depict the 50-foot-wide buffer measured from mean 

high water or top of bank, whichever is further landward and provide a cross section 
depicting the 50-foot width and maintenance easement.  
 
The appropriate revisions to MCP are necessary to support staff’s finding that the proposed 
development will not impact environmentally critical or sensitive areas and natural 
resources.    
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Will be served by urban services, defined in the Lee Plan, if located in a Future Urban area 
category 
 
As noted and defined above, the subject property is located within a future urban area. The 
subject property has adequate access to urban services to accommodate the development 
proposed by the requested rezoning. Future improvements required by the LDC at time of local 
development order approval will further improve urban services and pedestrian facilities 
surrounding the subject property.   
 
Supplemental Planned Development Criteria 
 
Staff finds the request to be consistent with the following additional criteria:  
 

a) The proposed use or mix of uses is appropriate at the proposed location; 

b) The recommended conditions provide sufficient safeguards to the public interest and are 
reasonably related to the impacts on the public’s interest expected from the proposed 
development; and 

c) That the deviation, as conditioned: 

1) Enhances the achievement of the objectives of the planned development; and 

2) Preserves and promotes the general intent of this Code to protect the public health, 
safety, and welfare. 

CONCLUSION: 

Based upon an analysis of the application and the standards for approval of planned development 
rezonings, staff finds the request to be consistent with the established review criteria. The rezoning is 
consistent with the Urban Community Future Land Use category, Northeast Lee County and Alva 
Community Plans and other applicable goals, objectives, and policies of the Lee Plan. 

Staff recommends APPROVAL of the request to rezone the subject property from AG-2 and C-1A to CPD 
with the conditions attached as Attachment E of this report.  

ATTACHEMENTS: 

A. Expert Witness Information 
B. Legal Description and Boundary Survey 
C. Aerial, Future Land Use, Mixed-Use Overlay and Current Zoning Maps 
D. Master Concept Plan  
E. Development Regulations, Conditions and Deviations 
F. Applicant’s: 

Project Narrative 
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Conceptual Brewery Floor Plan  
Property Development Regulations 
Schedule of Uses 
Schedule of Deviations 
Stormwater Narrative    

G. Environmental Staff Report  
H. Applicant’s Zoning Traffic Study  
I. Department of Transportation Memorandum 
J. Public Information Session Summaries 
K. Architectural Plans  
L. Styles Road Heritage Trees Photograph 
M. Resolutions: 

Z-72-115(A) 
Z-16-001 
 

 
 
 
















































































































































































































































































































	Agenda, August 21, 2024
	CPA2022-00012 Corkscrew Commercial Map Amendment
	Summary Sheet
	Staff Report
	Attachment 1
	Applicant Materials


	DCI2023-00034 /Alva Trading Post, CPD
	Staff Summary
	Site Location Map/Aerial
	HEX Recommendation
	Legal Description
	Schedule of Uses
	Master Concept Plan - 1 Page
	Conditions from Staff Report
	Staff Report w/o Attachments

	DCI2023-00050/Diplomat House A/K/A Diplomat North RPD Amendment
	Summary Sheet
	Site Location Map/Aerial
	Memo to HEX Dated 08-15-2024
	Memo from HEX Dated 08-16-2024
	HEX Recommendation
	Legal Description
	Schedule of Uses
	Master Concept Plan - 3 Pages
	Page - 1
	Page - 2
	Page - 3

	Conditions from Staff Report
	Staff Report w/o Attachments

	DCI2023-00023/Bay Harbour Marina Village
	Summary Sheet
	Site Location Map / Aerial
	HEX Recommendation
	Legal Description
	Schedule of Uses
	Master Concept Plan - 4- Pages
	Page - 1
	Page - 2
	Page - 3
	Page - 4

	Conditions from Staff Report
	Staff Report w/o Attachments




