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DCI2023-00040 Upper Captiva Carriage Club CPD
Z-25-019
DCI2023-00011 Southeast Water Reclamation Facility (Remand)
Z-23-035
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NOTICE OF PUBLIC HEARING

The Lee County Board of County Commissioners will hold a public hearing at 9:30 am on Wednesday,
February 18, 2026 in the Board Chambers at 2120 Main St., Ft. Myers, FL, to review the written
recommendations made by the Hearing Examiner and make a final decision on the case(s) below.

DCI2025-00006 / Ted Allen CPD

Request to rezone +/- 1.4 acres from Agricultural (AG-2) to Commercial Planned Development (CPD).
Located at 3640 SW Pine Island Road, Cape Coral Planning Community, Lee County, FL. Property Owner:
Ted Allen. Property Owner’s Representative: Fred Drovdlic, (239) 318-6707.

DCI2024-00017 / Cabana Cove CPD

Request to amend the Hancock Bridge Marina Commercial Planned Development (CPD) approved by
Resolution Z-05-030. Located at 3480 Hancock Bridge Pkwy., North Fort Myers Planning Community, Lee
County, FL. Property Owner: Brumco, LLC. Property Owner’s Representative: Cindy Leal Brizuela & Brian
Smith, (239) 226-0024.

DCI2023-00040 / Upper Captiva Carriage Club CPD

Request to rezone 3.69+ acres from Agricultural (AG-2) to Commercial Planned Development (CPD).
Located at 9101 Stringfellow Rd., Pine Island Planning Community, Lee County, FL. Property Owner: Upper
Captiva Carriage Club, LLC. Property Owner’s Representative: Fred Drovdlic, 239-989-3370.

DCI2023-00011 / Southeast Water Reclamation Facility (Remand)

Request to rezone 112 +/- acres from Agricultural (AG-2) to Community Facilities Planned Development
(CFPD) to allow for the development of an Advanced Water Reclamation Facility and supportive
infrastructure. The case was remanded to the Hearing Examiner for the limited purpose of addressing
findings of the 20th Circuit Court in its order dated October 25, 2025. Located at 18940 Green Meadow
Road, Southeast Lee County, Lee County, FL. Property Owner: Lee County. Applicant's Representative:
Alexis Crespo, (239) 850-8525.

Copies of the Hearing Examiner's recommendation may be obtained or the file reviewed at the Zoning
Section, 1500 Monroe St., Ft. Myers, FL. Call Brianna Schroeder for DCI2025-00006, Adam Mendez for
DCI12024-00017, Beth Workman for DCI12023-00040, or Anthony Rodriguez for DC12023-00011

at 239-533-8585 for additional information.

If you did not appear before the Hearing Examiner or otherwise become a participant for that case
in which you wish to testify, the law does not permit you to address the Board of County
Commissioners. Statements before the Board of County Commissioners regarding the zoning case
will be strictly limited to testimony presented to the Hearing Examiner, testimony concerning the
correctness of the findings of fact or conclusions of law contained in the record, or to allege the
discovery of new, relevant information which was not available at the time of the hearing before the
Hearing Examiner.

Any document that a participant of record intends to submit must have been submitted as part of
the record in the hearing before the Hearing Examiner or the document is relevant new evidence
that was not known or could not have been reasonably discovered by the participant at the time of
the hearing before the Hearing Examiner. All other documents will not be accepted by the Board.
To ensure compliance with these regulations, copies of documents not submitted as part of the
record before the Hearing Examiner must be provided to the Applicant and County Staff
(BCherry2@leegov.com) not less than 2 days before the date of the zoning hearing.

rzonbccagenda.rpt



If a participant decides to appeal a decision made by the Board of County Commissioners with
respect to any matter considered at this hearing, a verbatim record of the proceeding will be
necessary to appeal a decision made at this hearing.

In accordance with the Americans with Disabilities Act, Lee County will not discriminate against
qualified individuals with disabilities in its services, programs, or activities. To request an auxiliary
aid or service for effective communication or a reasonable modification to participate, contact the
ADA Coordinator, Ranice Monroe, (239) 533-0255, ADArequests@leegov.com or Florida Relay
Service 711. Accommodation will be provided at no cost to the requestor. Requests should be made
at least five business days in advance.

rzonbccagenda.rpt



DCI12025-00006
Ted Allen CPD



CASE NUMBER & NAME:

REQUEST:

RESOLUTION NUMBER:

LOCATION:

OWNER:

APPLICANT:

AGENT:

HEARING EXAMINER
RECOMMENDATION:

PARTICIPANTS:

7 Lee County :

Gommunty

=k Development
DCI2025-00006 / Ted Allen CPD

Request to rezone +/- 1.4 acres from Agricultural (AG-2) to
Commercial Planned Development (CPD).

Z-25-026

3640 SW Pine Island Road, Cape Coral Planning Community,

Lee County, FL.

Ted Allen
Ted Allen

Fred Drovdlic, AICP

RVI Planning + Landscape Architecture
1514 Broadway, Suite 201

Fort Myers, FL 33901

Approval, subject to conditions and deviations.

None
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Summary of Hearing Examiner Recommendation

TED ALLEN CPD

Applicant requests CPD zoning on a parcel south of Pine Island Road that
historically housed the Chamber of Commerce. The existing building is proposed
for Contractors/Builders use with the ability to expand to 3,000 square feet with
limited permitted uses.

The Board assigned the parcel to the Commercial future land use category in 2022.
The CPD district aligns the site’s zoning with its Commercial land use designation.
Site design retains the existing development footprint while dedicating over half of
the property to open space.

The request seeks no deviations from land development regulations. No members
of the public participated at hearing.

Detailed recommendation follows



OFFICE OF THE HEARING EXAMINER, LEE COUNTY, FLORIDA

HEARING EXAMINER RECOMMENDATION

REZONING: DCI2025-00006

Regarding: TED ALLEN CPD

Location: 3640 Southwest Pine Island Road
Pine Island Planning Community
(District 1)

Hearing Date: December 18, 2025

Record Closed: December 19, 2025

. Request

Rezone 1.4+ acres from the Agricultural (AG-2) zoning district to a Commercial
Planned Development (CPD) to allow redevelopment of an existing 1,250+ square
foot building utilized as an office for Contractors and Builders, Groups | and I, and
potential expansion to 3,000 square feet of commercial uses.

The property’s legal description is set forth in Exhibit A.

11, Hearing Examiner Recommendation

Approval, subject to the conditions and deviations set forth in Exhibit B.
Hl. Discussion

The Hearing Examiner serves in an advisory capacity to the Board of County
Commissioners (Board) on applications to rezone to planned development
districts.! In satisfaction of this duty, the Hearing Examiner accepted testimony and
evidence on the application to rezone agriculturally zoned land to CPD.

In preparing a recommendation to the Board, the Hearing Examiner must consider
the Lee County Comprehensive Plan (Lee Plan), the Land Development Code
(LDC), and other applicable County regulations to the facts presented in a rezoning
request.? Specifically, the Hearing Examiner must find the request is compatible
with surrounding uses and complies with Lee Plan and LDC requirements relating
to such items as transportation facilities, natural resources, and urban services.?

1 LDC §34-145(d)(1)a & (d)(2)a.
2 LDC §34-145(d)(3).
3 LDC §34-145(d)(4).



Case: DCI2025-00006

The Hearing Examiner's recommendation must be based on competent and
substantial evidence.

Discussion supporting the recommendation of approval of the CPD follows below.

Request Synopsis

The 1.4+ acre property sits south along Pine Island Road near Matlacha. The site
is partially developed with a 1,250+ square foot building historically used as the
Chamber of Commerce.

Applicant seeks to repurpose the existing building to operate a Building/Contractor
business.® The request includes opportunity to expand the building footprint to
3,000 square feet with a narrowly tailored list of permitted uses.®

The proposed site plan reflects a single building surrounded by parking. Over half
of the site is devoted to open space.’

The request seeks no deviations from LDC development standards. Maximum
height remains at 35 feet.?

The property historically offered two access points to Pine Island Road. The project
contemplates a single access to align with SW 35% Place and eliminates the
second access point.

The property is subject to multiple Code Enforcement violations for unpermitted
uses and related site activity.® The requested rezoning is subject to conditions tied
to abatement of several violations.'°

Staff recommended approval, finding the proposed CPD satisfies LDC review
criteria.

Zoning History

The site retains its agricultural zoning designation assigned since inception of
County zoning districts. Lee Plan Maps identified the property within the Rural
future land use category until 2022, when the Board re-classified the site to the

4 Lee Co. Admin. Code 2-6 §3.3.A(2); LDC §34-83(a)(4)a.1(a).

5 Applicant operates a roofing business with several locations. Allen Testimony (Transcript pg. 31-34).

8 Condition 2(a) presents a limited Schedule of Uses.

7 The MCP reflects 57% open space. See Condition 6.

8 Condition 2(b); LDC §34-654.

¢ See Staff Report (pg. 2, listing eight open violations).The Hearing Examiner encouraged prompt
abatement of violations unrelated to this zoning action (V102024-06672, VI02024-06764, & VI02024-
06668).

10 CPA2021-00010 adopted May 19, 2022 (Lee Co. Ord. 22-13).

Hearing Examiner Recommendation
Page 2



Case: DCI2025-00006

Commercial category. The amendment also added the property to the Lee County
Utilities Future Sewer Service Area.'

In 2023, the Board denied Applicant’s attempt to rezone the property to CPD for
use as a vehicle/equipment sales center.'?

Character of Area

The property sits south of Pine Island Road, west of Veterans Parkway/Burnt Store
Road. The Pine Island Road/Burnt Store Road intersection is an emerging hub of
non-residential entitlements secured by annexation into the City of Cape Coral.’

A patchwork of residential and non-residential uses surround the site. State owned
conservation lands abut to the west, positioning the property as the last
developable parcel south of Pine Island Road before entrance to Matlacha.

Zoning Review Criteria

Before recommending approval, the Hearing Examiner must find the request:
A. Complies with the Lee Plan;

B. Meets the LDC and other applicable County regulations or qualifies for
deviations:

C. Is compatible with existing and planned uses in the surrounding area;

D. Provides sufficient access to support the proposed development
intensity;

E. Addresses impacts on transportation facilities by County regulations or
conditions of approval,

F. Will not adversely affect environmentally critical/sensitive areas or
natural resources; and

G. Will be served by urban services if located in a Future Urban area.’

When the requested zoning action is a planned development, the Hearing
Examiner must also find:

" Lee Plan Map 4-B.

12 7-23-001. The Board denied the request based on compatibility and environmental concerns. LDC §34-
205(a)(2) permits applicants to refile a request 12 months from the date of denial. Applicant submitted the
subject request on March 24, 2025 in compliance with the LDC. See Staff Report (pg. 1).

3 See Applicant Ex. 2 (slides 4 & 6).

14 LDC §34-145(d)(4)a.1.

Hearing Examiner Recommendation
Page 3



Case: DCI2025-00006

H. The proposed use/mix of uses is appropriate at the proposed location;

I. Recommended conditions (1) provide sufficient safeguards to the public
interest, and (2) reasonably relate to impacts on the public interest
expected from the proposed development; and

J. Requested deviations (1) enhance achievement of the objectives of the
planned development, and (2) protect public health, safety, and
welfare. 1%

Lee Plan
Planned developments must be consistent with the Lee Plan.'®

The Board approved a Lee Plan map amendment to designate the property within
the Commercial future land use category in 2022.17

Commercial lands are located along major travel corridors where residential uses
are discouraged due to overabundance of existing residential development or
location within the Coastal High Hazard Area.'® Retail, hotels/motels, banks, office
development, research/development, and public uses dominate the Commercial
future land use category.'® Limited light industrial uses are permitted, yet outdoor
storage and residential uses are prohibited.?0

The Lee Plan mandates that the planned development rezoning process be used
for applications within the Commercial category to prevent adverse impacts to
surrounding areas and to ensure appropriate land development regulations are
incorporated into site development plans.?!

The proposed CPD authorizing limited commercial uses is consistent with the
property’s Commercial designation. Notably, CPD zoning brings the site into
greater alignment with its Commercial future land use designation than existing
agricultural zoning.

Further, the request infills development on an arterial road.?? Neighborhood
commercial uses at this location support the community by providing
services/goods within proximity to area residents.

15 LDC §34-145(d)(4)
16 F.S. §163.3194(1)(

2.

a
a); LDC §§34-411(a), §34-491.

7 CPA2021-00010; Lee Plan Map 1-A.
'8 Lee Plan Policy 1.1.10. The property is within the Coastal High Hazard Area. Lee Plan Map 5-A.

% /d.

20 Jd. Qutdoor storage of materials/equipment is permitted under Contractors/Builders Group Il “if enclosed.”
See LDC §34-622(9). Heavy equipment is expressly prohibited. See /d.

21 Lee Plan Policy 1.1.10.

22 | ee Plan Objectives 2.1 & 2.2,

Hearing Examiner Recommendation
Page 4



Case: DCI2025-00006

The Lee Plan Economic Element encourages commercial uses to expand the
County’s economic base.?® The property’s location amid commercially zoned lands
makes it well suited for low-impact commercial use, such as Contractors/Builders
and the proposed limited Schedule of Uses.?*

Based on the foregoing, the Hearing Examiner finds the requested CPD is
consistent with the Lee Plan.

Compatibility

The LDC defines compatible to mean the state wherein two land uses/buildings/
structures/zoning districts exhibit either: (1) a positive relationship based on fit,
similarity, or reciprocity of characteristics; or (2) a neutral relationship based on a
relative lack of conflict or on a failure to communicate negative/harmful influences
on one another.?®

Planned development zoning is a useful tool to integrate new development with
surrounding land uses.?® The PD districts allow flexibility in site design while
providing a process and record on which the public can rely.?’

The proposed CPD district is compatible with existing development patterns.
Commercial uses adjoin the south and east, proximate to an emerging corridor
hosting a broad range of uses. Conditions of approval narrowly tailor permitted
uses in recognition of the unique position of the site between Matlacha and a
bourgeoning intersection.

Based on the foregoing analysis, the Hearing Examiner concludes the request is
consistent with the Lee Plan and compatible with the surrounding area.?®

LDC

Requests to rezone to a planned development must comply with the LDC and other
County regulations. 2°

23 Lee Plan Goals 158 & 159.

2 See Condition 2(a).

%5 L. DC §34-2.

%6 LDC §34-612(2)(b).

27 LDC §34-612(2)(h).

28 | ee Plan Policy 5.1.5.

29 LDC §34-2: Development of County Impact means developments that may have a substantial effect upon
the health, safety, and welfare of the citizens of the County or natural resources. See also LDC §§34-
341(a), 34-411(a), 34-612(2). Lee Plan Policies 2.1.2, 2.1.1 & 6.1.3. The planned development district
affords flexibility in site design.

Hearing Examiner Recommendation
Page 5



Case: DCI2025-00006

The request must meet the LDC and other County regulations or qualify for
deviations.® “Deviations” are departures from land development regulations.3! As
Applicant seeks no deviations, development must comply with the LDC.

The project will be subject to road, fire, and emergency services impact fees.3?

Environmental/Natural Resources

Requests to rezone property may not adversely affect environmentally
critical/sensitive areas or natural resources.33

The property is partially developed with an existing building and associated
parking. Environmental Site Assessments identify the remainder of the site as
tidally influenced, consisting of Hydric Australian Pine and Saltwater Marsh.3* Lee
Plan Maps designate the property within the Coastal High Hazard Area.®
Conditions of approval ensure Applicant complies with state/local permitting if
wetland impacts are proposed.3®

The Species Survey Report disclosed no evidence of listed or protected species.®’

As a small project, site design must devote a minimum of 20% of the acreage to
open space.®® The Master Concept Plan (‘MCP”) dedicates 57% of the site to open
space, exceeding the Code requirement.>® Applicant amended the MCP post-
hearing to demarcate preserve areas along the eastern and southern
boundaries.“® The MCP also reflects compliance with LDC buffer requirements.*’

The Hearing Examiner finds the requested CPD will nhot harm environmentally
critical/sensitive areas or natural resources.*?

30 Development will be subject to further permitting under the LDC.

31LDC §34-2.

321.DC Ch. 2.

33 L.DC §34-145(d)(4)a.1(f).

34 See Staff Report (pg. 10, Attachment M & Q).

35 | ee Plan Map 5-A.

36 Applicant has not yet completed a formal wetland jurisdictional determination. The LDC does not require
such a determination for a zoning application, and state law preempts local governments from imposing
state permitting requirements in local zoning approvals. Conditions of approval ensure compliance with the
Lee Plan, including Goals 101 and 124, which restrict development to uplands. See Lee Plan Policies
101.3.2 & 124.1.1; See also F.S. §125.022(7).

37 See Id.

38 1.DC §10-415(a). The Code classifies projects under 10 acres in size or two acres of impervious as a
“small development.” /d.

3% Condition 3(a) codifies the open space exceedance.

40 See Applicant Ex. 4: Post-Hearing Written Submission, dated December 19, 2025.

41 See MCP & Staff Report (Attachment J). Applicant seeks no deviations in this request. Conditions of
approval impose Type A buffers along the eastern and southern boundaries, Type F buffer on the western
boundary, and a Type D buffer along Pine Island Road. See Condition 5.

42 Lee Plan Goals 63, 77, 125; LDC §34-411(g) & (h).

Hearing Examiner Recommendation
Page 6



Case: DCI2025-00006

Transportation

Zoning actions must demonstrate sufficient access to support development
intensity. Expected impacts to the road network must be addressed by existing
county regulations and conditions of approval .43

The site currently offers two access points to Pine Island Road. The MCP proposes
a single access point to align with SW 35t Place. Pine Island Road is a County-
maintained principal arterial.#* Veterans Parkway/Burnt Store Road intersects Pine
Island Road just east of the site.*® The elimination of an existing access along a
heavily trafficked corridor promotes public safety.

The MCP reserves a stub-out for future interconnection to the abutting commercial
property to the east.*® The LDC prioritizes interconnection as a means to relieve
traffic from arterial/collector roadways.*’

The Traffic Impact Statement (T1S) analyzed transportation impacts based upon a
conservative development program of a 3,000 square foot retail plaza.*® Analysts
evaluated traffic conditions assuming project buildout by 2028.4° The TIS
concluded the project will not adversely affect the surrounding roadway network.*°
Indeed, projected trip generation results in a de minimis impact on adjacent
roads.5

Site related improvements will be addressed during development order review.

Public Services

Availability of public services and infrastructure must be analyzed during
rezoning.%?

43 LDC §34-145(d)(4)a.1.

44 Lee Co. Admin. Code 11-1.

45 Veterans Parkway is a County maintained expressway south of the Pine Island Road intersection, and a
County maintained controlied access facility north of the intersection. Lee Co. Admin. Code 11-1.

46 See MCP; LDC §10-295.

47 See generally LDC §10-295 & 10-610.

48 See Staff Report (Attachment L: Traffic Impact Statement prepared by T.R. Transportation Consultants,
Inc., dated May 23, 2025). Hearing testimony demonstrated expected traffic generation will be lower than
the TIS analyzed based upon the proposed development program. (Transcript pg. 27-28).

49 See Staff Report (Attachment L: Traffic Impact Statement prepared by T.R. Transportation Consultants,
Inc., dated May 23, 2025).

50 |d.; See also Staff Report (pg. 9-10, Attachments L & N).

51 Forecasted generation yields less than 100 peak hour trips on the adjacent road network. See Id.; See
also Staff Report (Attachment N).

52 | ee Plan Policy 2.2.1.

Hearing Examiner Recommendation
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Case: DCI2025-00006

Public services include services, facilities, capital improvements, and infrastructure
necessary to support development.®® The property has access to public water,
sanitary sewer, police, fire, and emergency medical services.®*

The request is suitable at its location amid public services and infrastructure.
Conditions

The County must administer the zoning process to minimize impacts of proposed
land uses on adjacent property and protect natural resources.®® Conditions must
plausibly relate to anticipated impacts, and be pertinent to mitigating impacts to
public health, safety, and welfare.5®

Proposed conditions limit permitted uses, define development parameters,
address abatement of Code Violations, and ensure compliance with the Lee Plan
and LDC. The Hearing Examiner modified the condition relating to open space
consistent with hearing testimony.5’

Public Participation

No members of the public attended the hearing before the Hearing Examiner.
Conclusion

The Hearing Examiner recommends approval of the CPD, subject to conditions
set forth in Exhibit B.

v. Findings and Conclusions

Based on testimony and evidence presented in the record, the Hearing Examiner
finds and concludes that, as conditioned herein, the proposed CPD:

A. Complies with the Lee
Objectives 2.1,2.2,4.1,
212,221,515, 6.1

Plan. Lee Plan Goals 2, 6, 77, 101, 124, 158, 159;
6.1,77.2,124.1, 158.2, Policies 1.1.10, 1.6.5, 2.1.1,
1, 6.1.3, 6.1.4, 6.1.5, 6.1.6, 6.1.7, 60.4.1, 61.3.6,

53 Lee Plan Glossary.

54 See Staff Report (pg. 12, Attachments J & K). Lee Plan Objectives 2.2, 4.1, 53.1, 56.1, 56.2, 66.1, Policies
2.2.1, 56.1.4. The property is served by the Greater Pine Island Water Association for potable water. Lee
County Utilities has infrastructure in the area with capacity to provide sanitary sewer. Matlacha-Pine Island
Fire Station #154 and Emergency Medical Services Station #28 are located one-half and four miles from
the site, respectively. Law enforcement services are available from the Lee County Sheriff's station,
approximately 7.5 miles away. New development in the Commercial category must connect to a potable
water and sanitary sewer system. Lee Plan Policy 1.1.10.

55 Lee Plan Policy 135.9.6; LDC §§34-145(d)(4), 34-377, 34-932.

56 LDC §34-932(c).

57 Condition 6 originally imposed 30 percent open space, while the MCP reflected 57 percent. The parties
agreed at hearing to revise Condition 6 and Applicant revised the MCP accordingly. See Applicant Ex. 4:
Post-Hearing Written Submittal dated 12/19/25.

Hearing Examiner Recommendation
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Case: DCI2025-00006

101.3.2, 124.1.1, 135.9.5, 135.9.6, Standards 4.1.1, 4.1.2, 4.1.4; Lee Plan
Maps 1-A, 1-B, 5-A, Table 1(b).

B. Meets the LDC and other County regulations. LDC Chapters 2, 10, & 34.

C. Is compatible with existing and planned uses in the area. See Lee Plan Goals
2, 6, Objectives 2.1, 2.2, 6.1, and Policies 1.1.10, 2.1.1, 5.1.5, 6.1.1, 6.1.4,
6.1.5,6.1.6, 135.9.5, and LDC §34-411(j).

D. Provides sufficient access to support the proposed development intensity,
with expected impacts on transportation facilities addressed by existing
County regulations or conditions of approval. See Lee Plan Objective 39.1,
Policies 6.1.1, 6.1.5; and LDC §§2-261 ef seq., 10-286, 10-295, 34-411(d).

E. Will not adversely affect environmentally critical areas or natural resources.
See Lee Plan Goal 60, 61, 77, 124, Objectives 77.2, 77.3, Policies 6.1.1,
6.1.6,61.3.6,77.3.2,77.3.3,77.3.5,124.1.1,125.1.2, 125.1.3, and Standard
4.14.

F. Will be served by urban services. See Lee Plan Objectives 2.1,2.2, 4.1, 6.1,
Policies 1.1.10, 2.2.1,6.1.1, 6.1.4; Standards 4.1.1, 4.1.2, Lee Plan Maps 4-
A, 4-B.

G. Proposed uses are appropriate at the location. See Lee Plan Goal 2, 6,
Objectives 1.1, 2.1, 2.2, Policies 1.1.10, 2.1.1, 2.2.2, 5.1.5, 6.1.4, 6.1.7,
135.9.5, 135.9.6, Table 1(b); and LDC §34-411.

H. Recommended conditions are sufficient to protect the public interest and
reasonably relate to the impacts expected from the development. See LDC
Chapters 10 & 34.

Date of Recommendation: January 7, 2026.

Amanda L. Rivera
Deputy Hearing Examiner

Lee County Hearing Examiner
1500 Monroe Street, Suite 218
Post Office Box 398

Fort Myers, FL 33902-0398

Hearing Examiner Recommendation
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Case: DCI2025-00006

Exhibits to Hearing Examiner’s Recommendation

Exhibit A Legal Description and Vicinity Map
Exhibit B Recommended Conditions and Deviations
Exhibit C Exhibits Presented at Hearing

Exhibit D Hearing Participants

Exhibit E Information

Hearing Examiner Recommendation
Page 10



Case: DCIl2025-00006

Exhibit A

LEGAL DESCRIPTION AND VICINITY MAP

Exhibit A, Legal Description and Vicinity Map












Case: DCI2025-00006

Exhibit B

RECOMMENDED CONDITIONS AND DEVIATIONS

CONDITIONS

References to uses are as defined in the Lee County Land Development Code (LDC).

1) Master Concept Plan (MCP)/Development Parameters
a) MCP. Development must be substantially consistent with the one-page
MCP entitled “Ted Allen CPD” stamped received December 19, 2025, and
prepared by RVi Planning (Exhibit B1).

b) LDC and Lee Plan. Development must comply with the LDC and Lee Plan
at time of development order approval, except as may be granted by
deviation herein. Subsequent changes may require additional zoning
approval.

C) Development Parameters. The CPD is limited to a maximum of 1,250
square feet of Commercial development, or up to 3,000 square feet
consistent with Condition 3.

2) Schedule of Uses and Property Development Requlations
a) Schedule of Uses
Accessory Uses and Structures
Administrative Office
ATM (Automatic Teller Machine)
Business Services, Group |
Contractors and Builders, Groups | and |l
Essential Services Facilities, Group |
Fences, Walls
Hobby, Toy, and Game Shops
Household and Office Furnishings: Group |
Insurance Companies
Medical Office
Personal Services: Group | (Not including Laundromats, Coin-Operated
Laundries, and Message Establishments)
Restaurants: Group |
Signs
Specialty Retail Shops: Groups | and Il
Studios
Temporary Uses
Used Merchandise Stores: Groups | and 1

Exhibit B, Recommended Conditions and Deviations



Case: DCI|2025-00006

3)

4)

5)

b) Property Development Regulations

Maximum Lot Coverage: 60 percent
Maximum Building Height: 35 feet

Minimum Lot Area: 10,000 square feet
Minimum Lot Width: 100 feet

Minimum Lot Depth: 100 feet

Setbacks:

Street: 50 feet

Side: 40 feet

Rear: 40 feet

Coastal High Hazard Area

Developer may not commence construction on development impacting wetlands
until issuance of required state permits. Development activity must comply with
state wetland permits and applicable local development permits. If the State
wetland permits are not consistent with proposed wetland impacts reflected in
County development permits, Developer must amend County development permit
approvals to be consistent with state wetland permits and applicable Lee Plan
regulations regarding development within wetlands.

Code Enforcement.
Within 120 days of adoption of this zoning resolution, Developer must:

a) Obtain a development order consistent with the MCP and conditions herein.
Development order plans must depict improvements to abate VIO2019-
07706, VIO2019-10913, and VI02021-00679. One extension of this
requirement may be reviewed through the Administrative Amendment
process to this CPD; or

b) Obtain an amendment or minor change to LD0O2019-00520 to include the
removal of the fill to natural grade, establish a restoration planting plan for
the area in the southern portion of the property, and depict required
landscaping and abatement plants per VIO2019-07706, VIO2019-10913,
and V102021-00679.

c) A Certificate of Compliance for the development order must be issued within
180 days of development order issuance or the amendment to LDO2019-
00250.

Buffers

Landscape plans must depict the following landscape buffers:

a) North: 15-foot-wide buffer with five trees per 100 linear feet and a double
hedge row (Type-D buffer).

Exhibit B, Recommended Conditions and Deviations
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b) South: 5-foot-wide buffer with four trees per 100 linear feet (Type-A buffer).

c) West: 30-foot-wide buffer with 10 trees per 100 linear feet and a double
hedge row. The double hedge must be installed at 48 inches and
maintained at 60 inches (Type-F buffer).

d) East: 5-foot-wide buffer with four trees per 100 linear feet (Type-A buffer).

6) Open Space
Development order plans must depict 57 percent open space (0.8 acres).

7) Indigenous Open Space
Development order plans must depict a preserve area in substantial compliance
with the MCP.

8) Billboard
Developer must demonstrate that the billboard is removed consistent with the MCP
prior to development order issuance.

9) Development Permits
County development permits do not create rights to obtain permits from
state/federal agencies. Further, County development permits do not create liability
on the part of the County if Applicant fails to obtain requisite approvals or fuifill
obligations imposed by federal/state agencies or undertakes actions in violation of
state/federal law. Applicant must obtain applicable state/federal permits prior to
commencing development.

DEVIATIONS

None

Exhibits to Conditions:
B1 Master Concept Plan, dated 12/19/2025
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Exhibit C

EXHIBITS PRESENTED AT HEARING

STAFF EXHIBITS

1.

DCD Staff Report with attachments for DCI: Prepared by Brianna Schroeder,
Planner, date received December 3, 2025 (multiple pages — 8.5"x11” & 11"°x14")
[black & white, color]

48-Hour Notice: Email from Brianna Schroeder, Planner, to Maria Perez, Ted
Allen, Fred Drovdlic, and Yury Bykau, with copies to Rebecca Sweigert, Brienne
Cherry, Anthony Rodriguez, and Joseph Adams, Esq., dated Tuesday, December
16, 2025, 10:52 AM (4 pages — 8.5"x11")

PowerPoint Presentation: Prepared by Lee County Staff for DCI2025-00006, Ted
Allen CPD (multiple pages — 8.5"x11")[color]

APPLICANT EXHIBITS

1.

48-Hour Notice: Email from Fred Drovdlic, to Maria Perez, Ted Allen, and Brianna
Schroeder, with copies to Rebecca Sweigert, Tracy Toussiant, Elizabeth
Workman, Audra Ennis, Nicholas DeFilippo, Abby Henderson, Lee Werst, Jennifer
Rodriguez, Brienne Cherry, Phil Gillogly, Warren Baucom, Mikki Rozdolsky,
Anthony Rodriguez, and Robert Bodach, dated Tuesday, December 16, 2025, 9:41
AM (2 pages — 8.5"x11" & 1 page — 11"x17”)

PowerPoint Presentation: Prepared for DCI2025-00006, Ted Allen CPD (multiple
pages — 8.5"x11")[color]

Master Concept Plan: Prepared for Ted Allen CPD by RVi (1 page — 11"x17” and
247x 36")

Written Submissions: Email from Fred Drovdlic to Maria Perez, with copies to

Brianna Schroeder and Ted Allen, dated Friday, December 19, 2025, 3:18 PM (2
pages — 8.5"x11” & 1 page — 11"x17”){post hearing submittal}
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Exhibit D
HEARING PARTICIPANTS

County Staff:

1. Brianna Schroeder

2. Elizabeth Workman
Applicant Representatives:

1. Ted Allen

2. Fred Drovdlic
Public Participants:

None
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Exhibit E

INFORMATION

UNAUTHORIZED COMMUNICATIONS

The LDC prohibits communications with the Hearing Examiner or her staff on the
substance of pending zoning actions. There are limited exceptions for written
communications requested by the Hearing Examiner, or where the Hearing Examiner
seeks advice from a disinterested expert.

HEARING BEFORE LEE COUNTY BOARD OF COUNTY COMMISSIONERS

A.

The He