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INTRODUCTION 
 
This 17.39 acre project (is located within a portion of Section 4, Township 44 South, 
Range 24 East, City of Cape Coral, Florida.  The property is bordered to the north by 
Diplomat Parkway East, to the east by preserved wetlands, to the west by undeveloped 
lands and land currently under development, and to the south by NE Pine Island Road.  
The original PDP boundary was expanded from 13.68 acres to 17.39 acres by adding a 
3.71 acre area to the west of the original boundary (Figure 1).   
 
SITE CONDITIONS 
 
The southern half of the property consists of an existing self-storage facility.  The northern 
portion consists of undeveloped forested areas.  The northern portion of the property is 
also located within the Hancock Creek Commerce Park that was permitted for 
development by the South Florida Water Management District (SFWMD) (Permit Number 
36-00873-S) in 1988.   
 
VEGETATIVE CLASSIFICATIONS 
 
The predominant vegetation associations were mapped in the field on 2016 digital 1” = 
150’ scale aerial photography.  The property boundary was provided by Avalon 
Engineering and inserted into the digital aerial.  The property boundary was staked in the 
field at the time of our site inspection.  Ten vegetation associations were identified using 
the Florida Land Use, Cover and Forms Classification System (FLUCCS).  Figure 1 
depicts the approximate location and configuration of these vegetation associations and 
Table 1 summarizes the acreages by FLUCCS Code.  A brief description of each 
FLUCCS Code is provided below.   
 
Table 1.  Acreage Summary by FLUCCS Code 

FLUCCS 
CODE 

DESCRIPTION ACREAGE

140 Commercial and Services   6.78 

411 Pine Flatwoods   4.97 

414 Pine - Mesic Oak   0.81 

414E Pine - Mesic Oak Invaded by Exotics (5 - 9%)   2.30 

414E3 Pine - Mesic Oak Invaded by Exotics (51 - 75%)   0.23 

438E3 Mixed Hardwoods Invaded by Exotics (51 - 75%)   0.70 

525 Stormwater Management Pond   0.84 

617E1 Mixed Wetland Hardwoods Invaded by Exotics (10 - 25%)   0.33 

619 Exotic Wetland Hardwoods   0.29 

740 Disturbed Land   0.14 

Total 17.39 
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FLUCCS Code 140, Commercial and Services  
The southern portion of the property contains an existing self-storage facility and consists 
primarily of buildings and pavement.  The perimeter of the building area is landscaped 
with scattered black olive (Bucida buceras), mahogany (Swietenia mahagoni), live oak 
(Quercus virginiana), and St. Augustine grass (Stenotaphrum secundatum).  
 
FLUCCS Code 411, Pine Flatwoods 
The central portion of the property consists of upland flatwoods with an open canopy of 
slash pine (Pinus elliottii).  Scattered live oak, laurel oak (Quercus laurifolia), and cabbage 
palm (Sabal palmetto) are present in the midstory.  Shrubs, such as rusty lyonia (Lyonia 
ferruginea), tarflower (Befaria racemosa), and winged sumac (Rhus copallinum), are also 
present.  The ground cover strata is dominated by saw palmetto (Serenoa repens) with 
scattered open areas vegetated by species such as penny royal (Piloblephis rigida), 
running oak (Quercus pumila), blueberry (Vaccinium sp.), lichens (Cladonia spp.), and 
wiregrass (Aristida beyrichiana).   
 
FLUCCS Code 414, Pine - Mesic Oak 
The mesic flatwoods in the northeastern portion of the property are characterized by an 
almost closed canopy of live oak, laurel oak, and slash pine.  These species, along with 
cabbage palm, also are common in the midstory.  Saw palmetto is the dominant ground 
cover species.  
 
FLUCCS Code 414E, Pine - Mesic Oak Invaded by Exotics (5 – 9%) 
A portion of the mesic flatwoods has scattered exotics in the canopy and midstory.  These 
exotics consist of java plum (Syzygium cumini), melaleuca (Melaleuca quinquenervia), 
and Brazilian pepper (Schinus terebinthifolius).   
 
FLUCCS Code 414E3, Pine - Mesic Oak Invaded by Exotics (51 – 75%) 
A small area of the mesic flatwoods contains a significant density of exotics.  The canopy 
consists of laurel oak, slash pine, and scattered java plum.  The midstory/shrub strata 
contain Brazilian pepper with wax myrtle (Myrica cerifera) and saltbush (Baccharis 
halimifolia).  Ground cover is sparse and consists primarily of greenbrier (Smilax bona-
nox).   
 
FLUCCS Code 438E3, Mixed Hardwoods Invaded by Exotics (51 – 75%) 
The portion of the property adjacent to Diplomat Parkway East has become dominated 
by exotics.  The canopy is vegetated by live oak, laurel oak, and lead tree (Leucaena 
leucocephala).  Brazilian pepper is common in the midstory.  Ground cover consists 
primarily of air potato (Dioscorea bulbifera), wedelia (Wedelia trilobata), and mother-in-
law’s tongue (Sansevieria hyacinthoides).  The air potato is also growing on the midstory 
and canopy vegetation.  
 
FLUCCS Code 525, Stormwater Management Pond 
A stormwater management pond is located immediately north of the existing buildings.  
The area consists primarily of open water with the banks vegetated by widely scattered 
cattail (Typha sp.).   
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FLUCCS Code 617E1, Mixed Wetland Hardwoods Invaded by Exotics (10 - 25%) 
The canopy and midstory of this wetland is vegetated by cabbage palm, laurel oak, slash 
pine, dahoon holly (Ilex cassine), swamp bay (Persea palustris), and widely scattered 
cypress (Taxodium sp.).  Exotics, such as Brazilian pepper, java plum, bishopwood 
(Bischofia javanica), and widely scattered melaleuca, are also present in the canopy and 
midstory.  Ground cover consists of sword fern (Nephrolepis exaltata) with scattered 
Caesar weed (Urena lobata), saw palmetto, grape vine (Vitis sp.), and Virginia creeper 
(Parthenocissus quinquefolia).   
 
FLUCCS Code 619, Exotic Wetland Hardwoods 
This wetland area appears to have been previously cleared.  The area is dominated by 
Brazilian pepper with scattered java plum, cabbage palm, red maple (Acer rubrum), and 
laurel oak.  The ground cover is sparse and consist of species such as greenbrier, redroot 
(Lachnanthes caroliniana), and torpedo grass (Panicum repens).   
 
FLUCCS Code 740, Disturbed Land 
The non-forested portion of the previously cleared area described above is currently 
vegetated by weedy species such as torpedo grass, saltbush, wild bushbean 
(Macroptillium lathyroides), and pepper-vine (Ampelopsis arborea).  
 
SURVEY METHOD 
 
A series of north-south and east-west meandering belt pedestrian transects were walked 
across the property per The City of Cape Coral July 2009 Environmental Survey 
guidelines.  The transects were spaced approximately 50 feet apart to inspect the site for 
evidence of species listed as endangered, threatened, or species of special concern by 
the Florida Fish and Wildlife Conservation Commission (FWC) or the United States Fish 
and Wildlife Service (FWS).  Listed species that could potentially occur on-site based on 
general habitat type are listed in Table 2.  The bald eagle (Haliaeetus leucocephalus) 
(which has been delisted by the FWC and FWS but is still protected by the City of Cape 
Coral) was also included in the survey.  The approximate locations of all direct sighting 
or signs (such as tracks, nests, burrows, and droppings) of a listed species were denoted 
on the aerial photography.  The location of listed species nests or burrows were also 
located using a handheld GPS unit with an estimated accuracy of five to ten feet.  The 
Protected Species Assessment Map (Figure 1) depicts the approximate location of the 
survey transects and the results of the survey.   
 

Table 2.  Listed Species That Could Potentially Occur On-site 
FLUCCS 

CODE 
Species Name Present Absent

140 None  √ 
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FLUCCS 
CODE 

Species Name Present Absent

411 

Eastern Indigo Snake (Drymarchon corais 
couperi) 

Gopher Tortoise (Gopherus polyphemus) 
Red-cockaded Woodpecker (Picoides borealis) 
Southeastern American Kestrel (Falco 

sparverius paulus) 
Florida bonneted-bat (Eumops floridanus) 
Shermans Fox Squirrel (Sciurus niger shermani)

 
 
√ 

√ 
 
 
√ 
√ 
 
√ 
√

414 
414E 

414E3 

Gopher Frog (Rana areolata) 
Eastern Indigo Snake (Drymarchon corais 

couperi) 
Florida bonneted-bat (Eumops floridanus) 
Shermans Fox Squirrel (Sciurus niger shermani)

 √ 
√ 
 
√ 
√

438E3 

Eastern Indigo Snake (Drymarchon corais 
couperi) 

Gopher Tortoise (Gopherus polyphemus) 
Florida bonneted-bat (Eumops floridanus) 
Shermans Fox Squirrel (Sciurus niger shermani)

 √ 
 
√ 
√ 
√

525 American Alligator (Alligator mississippiensis)  √ 

617E1 

Little Blue Heron (Egretta caerulea) 
Shermans Fox Squirrel (Sciurus niger shermani) 
Tricolored Heron (Egretta tricolor) 
Florida Black Bear (Ursus americanus 

floridanus) 
Florida bonneted-bat (Eumops floridanus)

 √ 
√ 
√ 
√ 
 
√

619 None   

740 
Gopher Tortoise (Gopherus polyphemus) 
Burrowing Owl (Athene cunicularia) 
Least Tern (Sterna antillarum)

 √ 
√ 
√

 
Prior to conducting the initial protected species survey, a search of the FWC listed species 
database (updated June 2015) was conducted to determine the known occurrence of 
listed species in the project area.  This search revealed no known protected species 
occurring on or immediately adjacent to the site.   
 
The City of Cape Coral Department of Community Development, Planning Division was 
also contacted on June 15, 2016 to identify listed species occurrences on the subject 
property as shown on the City of Cape Coral’s database.  The response indicated that 
the City is not aware of any protected species occurring on or immediately adjacent to the 
site. 
 
During the listed species surveys, the property was also evaluated for the presence of 
heritage trees as defined in the City of Cape Coral Land Use and Development 
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Regulations Section 5.2.2.  All Florida native canopy trees with a 20-inch or greater caliper 
diameter at breast height (DBH) were flagged, the species and DBH recorded, and their 
location recorded with the handheld GPS. 
 
The listed species and heritage tree surveys for the easterly 13.68± acres was conducted 
by Craig Smith and Dan Underhill of DexBender during the mid-morning hours of June 
22 and November 16, 2016.  The listed species and heritage tree surveys for the westerly 
3.71± acres was conducted by Parke Lewis and Paul Owen of DexBender during the mid-
morning hours of October 12, 2017.   The weather during the survey events was warm 
and sunny.    
 
Prior to the October 2017 field work both the FWC and City data bases (updated June 
2016 and March 2017 respectively) were again searched for this property.  This updated 
search revealed no known protected species occurring on or immediately adjacent to the 
site.   
 
SURVEY RESULTS 
 
One potentially occupied gopher tortoise burrow was observed on the site during the 
environmental survey.  This burrow is located in the northwesterly portion of the project 
within upland pine flatwoods (Figure 1).   
 
Two snags containing cavities that could potentially be utilized as roosting/nesting cavities 
by the Florida bonneted bat were observed (Figure 1).  The northern snag is a 12 inch 
diameter at breast height (DBH) dead slash pine approximately 34 feet in height.  The 
tree is in an advanced stage of decay.  The southern snag is an 18 inch DBH dead slash 
pine approximately 34 feet in height which is also in an advanced stage of decay.  The 
cavities in those snags were visually inspected (peeped) on April 6, 2017 using a HD low-
light performance camera mounted on a telescoping rod.  The cavities were probed in 
numerous orientations in order to obtain views of the entire cavity.  An assessment of the 
cavity contents, recorded with the camera, was conducted in the field and office.  No 
evidence of Florida bonneted bats or their guano were observed in the cavities or around 
the base of those trees.  Several of the cavities in the northern snag had a significant 
quantity of spider webs.  Based on these observations, Florida bonneted bats are not 
currently roosting on the property.   
 
No additional species listed by either the FWS or the FWC were observed on the site 
during the protected species surveys.  In addition to the site inspections, a search of the 
FWC species database (updated June 2016) and inquires with the City of Cape Coral 
revealed no known protected species within or immediately adjacent to the project limits.   
 
A total of nine heritage trees were observed on the site during the surveys.  Eight of the 
nine trees were slash pines ranging in size from 20.0± inches DBH to 24.2± inches DBH.  
The other heritage tree is a 21.0± inch DBH live oak.  The approximate locations of these 
trees are shown on Figure 2.   
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The site has been previously reviewed for wetlands by the SFWMD.  Based on the 
SFWMD review, there are 0.76 acre of wetland on-site.  Of that total, 0.43 acres of low 
quality wetland will be impacted and the remaining 0.33 acre will be enhanced and 
preserved.   
 
There are no unique features found on the site.  
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INTRODUCTION 
 
This 17.39± acre project is located within a portion of Section 4, Township 44 South, 
Range 24 East, City of Cape Coral, Florida.  The property is bordered to the north by 
Diplomat Parkway East, to the east by preserved wetlands, to the west by undeveloped 
lands and land currently under development, and to the south by NE Pine Island Road.   
 
 
SITE CONDITIONS 
 
The southern half of the property consists of an existing self-storage facility.  The 
northern portion consists of undeveloped forested areas.  The forested areas consist 
primarily of upland flatwoods with an open canopy of slash pine (Pinus elliottii).  
Scattered live oak (Quercus virginiana), laurel oak (Quercus laurifolia), and cabbage 
palm (Sabal palmetto) are present in the midstory.  Shrubs, such as rusty lyonia (Lyonia 
ferruginea), tarflower (Befaria racemosa), and winged sumac (Rhus copallinum), are 
also present.  The ground cover strata is dominated by saw palmetto (Serenoa repens) 
with scattered open areas vegetated by species such as penny royal (Piloblephis 
rigida), running oak (Quercus pumila), blueberry (Vaccinium sp.), lichens (Cladonia 
spp.), and wiregrass (Aristida beyrichiana).  A forested wetland, vegetated by cabbage 
palm, laurel oak, slash pine, dahoon holly (Ilex cassine), swamp bay (Persea palustris), 
and widely scattered cypress (Taxodium sp.) is present along the eastern edge of the 
property.   
 
 
PROTECTED SPECIES SURVEY 
 
A series of north-south and east-west meandering belt pedestrian transects were 
walked across the property per the City of Cape Coral July 2009 Environmental Survey 
guidelines.  This listed species survey for the easterly 13.67± acres was conducted by 
on June 22 and November 16, 2016.  The listed species survey for the westerly 3.72± 
acres was conducted on October 12, 2017.  One potentially occupied gopher tortoise 
burrow was observed on the site.  This burrow is located in the northwesterly portion of 
the project within upland pine flatwoods.    
 
 
GOPHER TORTOISE MANAGEMENT PLAN 
 
Prior to the initiation of construction activities, a gopher tortoise survey of the potential 
gopher tortoise habitat on-site will be conducted and the property owner will obtain a 
relocation permit from the Florida Fish and Wildlife Conservation Commission (FWC).  
All potentially occupied gopher tortoise burrow(s) identified during the survey will be 
excavated and the occupant tortoise(s) captured.  The excavation will occur only on the 
first day of a three-day period during which the low temperature during the entire three-
day period is forecasted by the U.S. National Weather Service to be above 50º F.  In the 
event that excavating the burrow(s) is not possible, the gopher tortoise(s) will be either 
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live trapped or bucket trapped.  Given current site conditions, adjacent land uses, the 
proposed site plan, and current FWC regulations, on-site relocation of the resident 
gopher tortoise(s) is not practicable.  Therefore, the gopher tortoise(s) (if present) will be 
relocated to a FWC approved gopher tortoise recipient site.  A copy of the FWC permit 
will be provided to the City upon receipt.   
 
 
EDUCATIONAL MATERIALS  
 
A sample of the educational materials that will be provided to the contractors is provided 
in Attachment A.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Y:\KIRBYF-1\City Offsite GT Mang Plan.Doc 
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ATTACHMENT A 
SAMPLE GOPHER TORTOISE BROCHURE 



Northwest Region
3911 Highway 2321
Panama City, FL 32409-1658
850-265-3676

North Central Region
3377 East U.S. Highway 90
Lake City, FL 32055-8795
386-758-0525

Northeast Region
1239 S.W. 10th Street
Ocala, FL 34474-2797
352-732-1225

Southwest Region
3900 Drane Field Road
Lakeland, FL 33811-1299
863-648-3203

South Region
8535 Northlake Boulevard
Palm Beach, FL 33412-3303
561-625-5122

Florida Fish and Wildlife
Conservation Commission
MyFWC.com

Before you build
What every landowner should 
know about gopher tortoises 
before breaking ground

■ Home sites that have on-site preserves offer 
added value for wildlife viewing.

■ Financial and technical assistance is available to certified 
gopher tortoise recipient sites that create and manage 

habitat for tortoises displaced by development.

■ Florida Fish and Wildlife Conservation 
Commission’s (FWC) Landowner Assistance 

Program has cost-share opportunities 
available for activities associated 
with wildlife habitat conservation and 
management on private lands.

Gopher tortoises generally graze within 160 feet of their burrow on a 
variety of plant types including broadleaf grasses, wiregrass, prickly 
pear cactus, clover, dandelion and seasonal fruits and berries - wild 
grape, blackberry, blueberry and partridge berry. 

Gopher tortoise 
conservation 
In September 2007, the FWC approved the Gopher 
Tortoise Management Plan. The goal of the plan is 
to restore and maintain viable populations of gopher 
tortoises throughout Florida. To meet this goal, the 
plan includes four conservation objectives:

■ Improve habitat management on protected lands; 
■ Increase protected gopher tortoise habitat; 
■ Restock gopher tortoises to protected and 

managed habitats; and 
■ Decrease gopher tortoise mortality on lands 

proposed for development.

These objectives will be met by implementing 
actions outlined in broad categories such as 
permitting, local government coordination, law 
enforcement, habitat preservation and management, 
population and disease management, landowner 
incentives, monitoring and research, and education 
and outreach.  

 Before you clear land or move tortoises, know  
the law and obtain proper permits. Visit  
MyFWC.com/GopherTortoise or call the gopher 
tortoise conservation biologist in your region.

Robert La Follette

For more information on gopher tortoise permits and 
gopher tortoise habitat management, contact your 
regional gopher tortoise conservation biologist or call 
850-488-3831, or visit MyFWC.com/GopherTortoise.

printed on recycled paper

Protecting gopher tortoises
benefits the environment and the landowner

Cliff Leonard



Legal protection for gopher 
tortoises and their burrows
During the last century gopher tortoise numbers 
in Florida have declined. Habitat destruction, 
fragmentation and degradation have placed these 
burrow-building tortoises in peril.

The gopher tortoise is classified as a threatened 
species in Florida. Florida law (Chapter 68A–27, 
Florida Administrative Code), makes it illegal to 
take, harm, harass, capture, possess, sell or transport 
any gopher tortoise or parts thereof or their eggs, or 
molest, damage or destroy gopher tortoise burrows, 
except as authorized by specific Commission permit. 

Impacts to gopher tortoises and their burrows may 
constitute “taking” under the law. An illegal take of 
a gopher tortoise burrow includes, but is not limited 
to, damaging, collapsing or covering a gopher tortoise 
burrow from land clearing, bulldozing, grading, 
paving or building construction associated with 
land development, except as authorized by specific 
Commission permit. 

Property owners (or their agents) must obtain 
permits from the FWC to capture and relocate all 
gopher tortoises before any land clearing, grading or 
other development-related activities can begin.

Determine if you have 
gopher tortoises on  
your land 
Before disturbing vegetation or ground in 
preparation for development, survey the entire 
property to determine the number and location of 
gopher tortoise burrows. 

If possible, conduct burrow surveys when tortoises 
are most active, April – October; this window is 
extended in southern Florida.

During the colder months, burrows may appear 
abandoned.  Consider burrows with eroded or debris- 
covered entrances as potentially occupied.

You may wish to consult with an authorized gopher 
tortoise agent (a person who possesses a permit and 
is qualified to capture and relocate gopher tortoises) 
to determine whether gopher tortoises inhabit your 
property. A list of authorized agents is available at 
MyFWC.com/GopherTortoise.

If you have gopher  
tortoises on your land,  
your options are:

■ Avoid development altogether.
■ Avoid destruction of tortoise burrows and any 

impacts within 25 feet of the burrow.
■ Preserve additional habitat on-site, and relocate all 

gopher tortoises to this area. A permit is required.
■ Relocate tortoises off-site to protected recipient 

sites. A permit is required. 

Clearing, grading or other site disturbance which 
occurs before you receive your permit or before “100% 
burrow surveys” have been verified by Florida Fish 
and Wildlife Conservation Commission’s (FWC) may 
result in a violation.  It also may delay your project 
and increase cost.  Bottom line – make sure you have 
received your permit and that burrow surveys have 
been verified by FWC before land clearing starts.  

An authorized gopher tortoise agent permitted by 
the FWC must assist with all relocation activities 
under all permits, except on-site relocation conducted 
under the “10 or Fewer Burrows” permit.

Submit application forms for gopher tortoise permits 
at least 90 days prior to the time needed. 

A gopher tortoise burrow is a tunnel in the ground with a half 
moon-shaped (flat bottom, arched roof) burrow entrance. Gopher 
tortoises typically excavate and use two or more burrows. 

For information about permitting or to apply for a gopher 
tortoise permit online, visit MyFWC.com/GopherTortoise 
and click on permits. 

Gopher tortoise 
burrows are 
usually easy to 
spot because of 
the sand mound 
or “apron” 
created during 
excavation at the 
burrow entrance. 
Tortoise tracks, 
scat, shell 
fragments 
(tortoises may 
lay eggs in 
sand outside 
the burrow) or 
feeding trails in 
the surrounding 
area indicate 
tortoise activity.

Cliff Leonard George Bruner

Cliff Leonard

A keystone species
The gopher tortoise is an industrious and ancient 
reptile that inhabits dry upland areas throughout 
Florida.  It has stumpy, elephantine hind feet and 
flattened, shovel-like forelimbs perfectly designed  
for digging. 

This remarkable tortoise excavates underground 
burrows that average 15 feet long and 6 feet deep. 
Burrows maintain a near constant temperature and 
humidity year-round, providing a safe haven from 
temperature extremes, predators and seasonal fires.

More than 350 animals depend on these burrows for 
refuge including several state and federally protected 
species, such as the gopher frog, burrowing owl, 
Florida pine snake, Florida mouse and eastern indigo 
snake. The gopher tortoise is a “keystone species” 
because so many other species depend on it for their 
survival – a decline in gopher tortoise numbers results 
in a decline in the other species that rely on  
its burrows. 

Robert La Follette

The gopher tortoise 
and land development
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      EXHIBIT A Revised 4/17/2018 
 
Legal Description of the Entire Stor-rite PDP Area (includes original southern parcel) and 
new western parcel:  
 
PARCEL 1 (O.R. 4751, Pg. 2927): 
 
A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 43 
SOUTH, RANGE 24 EAST AND IN THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 
SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA; BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: BEGIN AT THE SOUTHWEST CORNER OF TRACT "D", BLOCK 6951, AS SHOWN 
ON THE PLAT OF HANCOCK CREEK COMMERCE PARK, PHASE 1, RECORDED IN PLAT BOOK 43 
AT PAGES 8 THROUGH 10 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN 
SOUTH 89°52'56" WEST FOR A DISTANCE OF 300.00 FEET; THENCE RUN NORTH FOR A 
DISTANCE OF 543.36 FEET; THENCE RUN NORTH 47°25'02" WEST FOR A DISTANCE OF 245.35 
FEET; THENCE RUN NORTH 23°53'26" WEST FOR A DISTANCE OF 156.33 FEET TO A POINT ON 
THE SOUTH RIGHT-OF-WAY LINE OF DIPLOMAT PARKWAY (100'), AS DESCRIBED IN OFFICIAL 
RECORDS BOOK 2840 AT PAGES 2685 THROUGH 2687 OF THE PUBLIC RECORDS OF LEE 
COUNTY, FLORIDA, ALSO BEING THE BEGINNING OF A NON-TANGENTAL CIRCULAR CURVE 
CONCAVE NORTHWEST, WHOSE RADIUS POINT BEARS NORTH 19°45'23" WEST A DISTANCE OF 
850.00 FEET THEREFROM; THENCE RUN NORTHEASTERLY ALONG SAID LINE AND ALONG THE 
ARC OF SAID CURVE TO THE LEFT, HAVING A RADIUS OF 850.00 FEET, THROUGH A CENTRAL 
ANGLE OF 08°56'30", SUBTENDED BY A CHORD OF 132.52 FEET AT A BEARING OF NORTH 
65°46'22" EAST, FOR AN ARC LENGTH OF 132.65 FEET TO THE END OF SAID CURVE, ALSO 
BEING THE NORTHWESTERLYMOST CORNER OF TRACT "A", AS SHOWN ON THE PLAT OF 
HANCOCK CREEK COMMERCE PARK, PHASE 1, RECORDED IN PLAT BOOK 43 AT PAGES 8 
THROUGH 10 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN THE 
FOLLOWING ELEVEN (11) COURSES ALONG THE WESTERLY LINES OF SAID TRACT "A": 
THENCE RUN SOUTH 13°50'31" EAST FOR A DISTANCE OF 69.72 FEET; THENCE RUN SOUTH 
32°15'11" EAST FOR A DISTANCE OF 79.79 FEET; THENCE RUN SOUTH 47°32'06" EAST FOR A 
DISTANCE OF 94.41 FEET; THENCE RUN SOUTH 69°11'47" EAST FOR A DISTANCE OF 34.29 
FEET;THENCE RUN NORTH 51°50'39" EAST FOR A DISTANCE OF 24.73 FEET; THENCE RUN 
SOUTH 70°28'12" EAST FOR A DISTANCE OF 61.97 FEET; THENCE RUN SOUTH 53°27'48" EAST 
FOR A DISTANCE OF 26.00 FEET TO THE INTERSECTION WITH THE NORTH LINE OF THE 
NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 SOUTH, RANGE 24 EAST, LEE COUNTY, 
FLORIDA; THENCE CONTINUE SOUTH 53°27'48" EAST FOR A DISTANCE OF 69.88 FEET; THENCE 
RUN SOUTH 61°12'51" EAST A DISTANCE OF 63.69 FEET; THENCE RUN SOUTH 10°06'09" EAST 
FOR A DISTANCE OF 27.60 FEET; THENCE RUN SOUTH 40°08'39" EAST FOR A DISTANCE OF 
70.63 FEET TO THE NORTHWEST CORNER OF TRACT "D" AS SHOWN ON SAID PLAT OF 
HANCOCK CREEK COMMERCE PARK, PHASE 1; THENCE RUN SOUTH 00°07'04" EAST, ALONG 
THE WEST LINE OF SAID TRACT "D", FOR A DISTANCE OF 520.63 FEET TO THE POINT OF 
BEGINNING. CONTAINING 5.380 ACRES, MORE OR LESS. BEARINGS REFER TO THE EAST 
RIGHT-OF-WAY LINE (60') OF N.E. 24TH AVENUE AS SHOWN ON THE PLAT OF CAPE CORAL 
UNIT 47, PART 2, RECORDED IN PLAT BOOK 23 AT PAGES 112 THROUGH 124 OF THE PUBLIC 
RECORDS OF LEE COUNTY, FLORIDA; ALSO BEING THE WEST LINE OF THE NORTHWEST 
QUARTER OF SECTION 4, TOWNSHIP 44 SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA; AS 
BEING NORTH 05°12'18" WEST.  
 
TOGETHER WITH: 
 
 
 



PARCEL 2 (INSTRUMENT NUMBER 2013000001569): 
 
A PARCEL OF LAND LOCATED IN THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 
SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: BEGIN AT THE SOUTHWEST CORNER OF TRACT D, BLOCK 6951, AS SHOWN ON 
THE PLAT OF HANCOCK CREEK COMMERCE PARK, PHASE 1, AS RECORDED IN PLAT BOOK 43, 
PAGES 8 THROUGH 10, PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN NORTH 
89°52'56" EAST, ALONG THE SOUTH LINE OF SAID TRACT D, FOR A DISTANCE OF 72.70 FEET TO 
A POINT ON THE WEST LINE OF LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 3036, PAGES 
2251 THROUGH 2253 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN 
SOUTH 04°56'55" EAST ALONG SAID WEST LINE, FOR A DISTANCE OF 290.00 FEET; THENCE 
RUN SOUTH 89°52'56" WEST FOR A DISTANCE OF 35.00 FEET; THENCE RUN NORTH 31°02'52" 
WEST FOR A DISTANCE OF 243.94 FEET; THENCE RUN NORTH 04°56'55" WEST FOR A DISTANCE 
OF 80.00 FEET; THENCE RUN NORTH 89°52'56" EAST FOR A DISTANCE OF 70.00 FEET TO THE 
POINT OF BEGINNING. CONTAINING 0.688 ACRES, MORE OR LESS. BEARINGS REFER TO THE 
SOUTH LINE OF SAID TRACT "D", AS BEING NORTH 89°52'56" EAST. 
 
TOGETHER WITH: 
 
PARCEL B 
 
A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 43 
SOUTH, RANGE 24 EAST AND IN THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 
SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA; BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: COMMENCE AT THE SOUTHWEST CORNER OF TRACT "D", BLOCK 6951, AS 
SHOWN ON THE PLAT OF HANCOCK CREEK COMMERCE PARK, PHASE 1, RECORDED IN PLAT 
BOOK 43 AT PAGES 8 THROUGH 10 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; 
THENCE RUN SOUTH 89°52'56" WEST FOR A DISTANCE OF 300.00 FEET TO THE POINT OF 
BEGINNING; THENCE CONTINUE SOUTH 89°52'56" WEST FOR A DISTANCE OF 242.21 FEET; 
THENCE RUN NORTH 00°07'04" WEST FOR A DISTANCE OF 852.81 FEET TO AN INTERSECTION 
WITH THE SOUTHERLY RIGHT-OF-WAY LINE OF DIPLOMAT PARKWAY (100'), AS DESCRIBED 
IN OFFICIAL RECORDS BOOK 2840 AT PAGES 2685 THROUGH 2687 OF THE PUBLIC RECORDS OF 
LEE COUNTY, FLORIDA; THENCE RUN SOUTH 23°53'26" EAST, DEPARTING SAID SOUTHERLY 
RIGHT-OF-WAY LINE, FOR A DISTANCE OF 156.33 FEET; THENCE RUN SOUTH 47°25'02" EAST 
FOR A DISTANCE OF 245.35 FEET; THENCE RUN SOUTH 00°00'00" WEST FOR A DISTANCE OF 
543.36 FEET TO THE POINT OF BEGINNING. 
 
 
TOGETHER WITH: 
 
(O.R. 3036, Pg. 2251) 
 
Part of the Northwest 1/4 of Section 4, Township 44 South, Range 24 East, Lee County, Florida, being 
described as follows: 
 
Commencing at the Northwest corner of Section 4, thence; 
 
1. North 89°47'36" East, 1332.14 feet, along part of the North line of said Section 4, to the east line of 
Northwest 1/4 of the Northwest 1/4 of Section 4, thence; 
 
2. South 04°56'55" East, 677.55 feet, along said East line, to the North line of the South 1/2 of the 
Northwest 1/4 of the Northwest 1/4 of said Section 4, and to the TRUE POINT OF BEGINNING of the tract 
of land described herein, thence; 



 
3. South 04°56'55" East, 1029.67 feet, along the aforesaid East line, to the Northerly R/W line of Pine 
Island Road (SR-78) (66' road R/W), thence; 
 
4. South 61°59'29" West, 325.63 feet, to the East side of a proposed 60' road R/W, thence; 
 
5. North 04°56'55" West, 1182.54 feet, along the East side of a proposed 60' road R/W, to the North line 
of the South 1/2 of the Northwest 1/4 of the Northwest 1/4 of Section, thence; 
 
6. North 89°52'56" East, 300.68 feet, along said line, to the TRUE POINT OF BEGINNING, containing 
a computed area of 7.608 acres of land. 
 
Subject to easements, restrictions and reservations of record and taxes for the current year and all subsequent 
years. 
 
 



EXHIBIT B Revised 4/17/2018 
 

Legal Description  of the PDP 18-0001Amendment Area:  
 
PARCEL 1 (O.R. 4751, Pg. 2927): 
 
A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 43 
SOUTH, RANGE 24 EAST AND IN THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 
SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA; BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: BEGIN AT THE SOUTHWEST CORNER OF TRACT "D", BLOCK 6951, AS SHOWN 
ON THE PLAT OF HANCOCK CREEK COMMERCE PARK, PHASE 1, RECORDED IN PLAT BOOK 43 
AT PAGES 8 THROUGH 10 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN 
SOUTH 89°52'56" WEST FOR A DISTANCE OF 300.00 FEET; THENCE RUN NORTH FOR A 
DISTANCE OF 543.36 FEET; THENCE RUN NORTH 47°25'02" WEST FOR A DISTANCE OF 245.35 
FEET; THENCE RUN NORTH 23°53'26" WEST FOR A DISTANCE OF 156.33 FEET TO A POINT ON 
THE SOUTH RIGHT-OF-WAY LINE OF DIPLOMAT PARKWAY (100'), AS DESCRIBED IN OFFICIAL 
RECORDS BOOK 2840 AT PAGES 2685 THROUGH 2687 OF THE PUBLIC RECORDS OF LEE 
COUNTY, FLORIDA, ALSO BEING THE BEGINNING OF A NON-TANGENTAL CIRCULAR CURVE 
CONCAVE NORTHWEST, WHOSE RADIUS POINT BEARS NORTH 19°45'23" WEST A DISTANCE OF 
850.00 FEET THEREFROM; THENCE RUN NORTHEASTERLY ALONG SAID LINE AND ALONG THE 
ARC OF SAID CURVE TO THE LEFT, HAVING A RADIUS OF 850.00 FEET, THROUGH A CENTRAL 
ANGLE OF 08°56'30", SUBTENDED BY A CHORD OF 132.52 FEET AT A BEARING OF NORTH 
65°46'22" EAST, FOR AN ARC LENGTH OF 132.65 FEET TO THE END OF SAID CURVE, ALSO 
BEING THE NORTHWESTERLYMOST CORNER OF TRACT "A", AS SHOWN ON THE PLAT OF 
HANCOCK CREEK COMMERCE PARK, PHASE 1, RECORDED IN PLAT BOOK 43 AT PAGES 8 
THROUGH 10 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN THE 
FOLLOWING ELEVEN (11) COURSES ALONG THE WESTERLY LINES OF SAID TRACT "A": 
THENCE RUN SOUTH 13°50'31" EAST FOR A DISTANCE OF 69.72 FEET; THENCE RUN SOUTH 
32°15'11" EAST FOR A DISTANCE OF 79.79 FEET; THENCE RUN SOUTH 47°32'06" EAST FOR A 
DISTANCE OF 94.41 FEET; THENCE RUN SOUTH 69°11'47" EAST FOR A DISTANCE OF 34.29 
FEET;THENCE RUN NORTH 51°50'39" EAST FOR A DISTANCE OF 24.73 FEET; THENCE RUN 
SOUTH 70°28'12" EAST FOR A DISTANCE OF 61.97 FEET; THENCE RUN SOUTH 53°27'48" EAST 
FOR A DISTANCE OF 26.00 FEET TO THE INTERSECTION WITH THE NORTH LINE OF THE 
NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 SOUTH, RANGE 24 EAST, LEE COUNTY, 
FLORIDA; THENCE CONTINUE SOUTH 53°27'48" EAST FOR A DISTANCE OF 69.88 FEET; THENCE 
RUN SOUTH 61°12'51" EAST A DISTANCE OF 63.69 FEET; THENCE RUN SOUTH 10°06'09" EAST 
FOR A DISTANCE OF 27.60 FEET; THENCE RUN SOUTH 40°08'39" EAST FOR A DISTANCE OF 
70.63 FEET TO THE NORTHWEST CORNER OF TRACT "D" AS SHOWN ON SAID PLAT OF 
HANCOCK CREEK COMMERCE PARK, PHASE 1; THENCE RUN SOUTH 00°07'04" EAST, ALONG 
THE WEST LINE OF SAID TRACT "D", FOR A DISTANCE OF 520.63 FEET TO THE POINT OF 
BEGINNING. CONTAINING 5.380 ACRES, MORE OR LESS. BEARINGS REFER TO THE EAST 
RIGHT-OF-WAY LINE (60') OF N.E. 24TH AVENUE AS SHOWN ON THE PLAT OF CAPE CORAL 
UNIT 47, PART 2, RECORDED IN PLAT BOOK 23 AT PAGES 112 THROUGH 124 OF THE PUBLIC 
RECORDS OF LEE COUNTY, FLORIDA; ALSO BEING THE WEST LINE OF THE NORTHWEST 
QUARTER OF SECTION 4, TOWNSHIP 44 SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA; AS 
BEING NORTH 05°12'18" WEST.  
 
 
 
 
 
 
 



TOGETHER WITH: 
 
PARCEL 2 (INSTRUMENT NUMBER 2013000001569): 
 
A PARCEL OF LAND LOCATED IN THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 
SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: 
BEGIN AT THE SOUTHWEST CORNER OF TRACT D, BLOCK 6951, AS SHOWN ON THE PLAT OF 
HANCOCK CREEK COMMERCE PARK, PHASE 1, AS RECORDED IN PLAT BOOK 43, PAGES 8 
THROUGH 10, PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN NORTH 89°52'56" 
EAST, ALONG THE SOUTH LINE OF SAID TRACT D, FOR A DISTANCE OF 72.70 FEET TO A POINT 
ON THE WEST LINE OF LANDS DESCRIBED IN OFFICIAL RECORDS BOOK 3036, PAGES 2251 
THROUGH 2253 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; THENCE RUN SOUTH 
04°56'55" EAST ALONG SAID WEST LINE, FOR A DISTANCE OF 290.00 FEET; THENCE RUN 
SOUTH 89°52'56" WEST FOR A DISTANCE OF 35.00 FEET; THENCE RUN NORTH 31°02'52" WEST 
FOR A DISTANCE OF 243.94 FEET; THENCE RUN NORTH 04°56'55" WEST FOR A DISTANCE OF 
80.00 FEET; THENCE RUN NORTH 89°52'56" EAST FOR A DISTANCE OF 70.00 FEET TO THE POINT 
OF BEGINNING. CONTAINING 0.688 ACRES, MORE OR LESS. BEARINGS REFER TO THE SOUTH 
LINE OF SAID TRACT "D", AS BEING NORTH 89°52'56" EAST. 
 
TOGETHER WITH: 
 
PARCEL B 
 
A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 43 
SOUTH, RANGE 24 EAST AND IN THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 
SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA; BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: COMMENCE AT THE SOUTHWEST CORNER OF TRACT "D", BLOCK 6951, AS 
SHOWN ON THE PLAT OF HANCOCK CREEK COMMERCE PARK, PHASE 1, RECORDED IN PLAT 
BOOK 43 AT PAGES 8 THROUGH 10 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; 
THENCE RUN SOUTH 89°52'56" WEST FOR A DISTANCE OF 300.00 FEET TO THE POINT OF 
BEGINNING; THENCE CONTINUE SOUTH 89°52'56" WEST FOR A DISTANCE OF 242.21 FEET; 
THENCE RUN NORTH 00°07'04" WEST FOR A DISTANCE OF 852.81 FEET TO AN INTERSECTION 
WITH THE SOUTHERLY RIGHT-OF-WAY LINE OF DIPLOMAT PARKWAY (100'), AS DESCRIBED 
IN OFFICIAL RECORDS BOOK 2840 AT PAGES 2685 THROUGH 2687 OF THE PUBLIC RECORDS OF 
LEE COUNTY, FLORIDA; THENCE RUN SOUTH 23°53'26" EAST, DEPARTING SAID SOUTHERLY 
RIGHT-OF-WAY LINE, FOR A DISTANCE OF 156.33 FEET; THENCE RUN SOUTH 47°25'02" EAST 
FOR A DISTANCE OF 245.35 FEET; THENCE RUN SOUTH 00°00'00" WEST FOR A DISTANCE OF 
543.36 FEET TO THE POINT OF BEGINNING. 



EXHIBIT C Revised 4/17/2018 
 
Legal Description of the New Area added to PDP (PARCEL B): 
 
A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 43 
SOUTH, RANGE 24 EAST AND IN THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 44 
SOUTH, RANGE 24 EAST, LEE COUNTY, FLORIDA; BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: COMMENCE AT THE SOUTHWEST CORNER OF TRACT "D", BLOCK 6951, AS 
SHOWN ON THE PLAT OF HANCOCK CREEK COMMERCE PARK, PHASE 1, RECORDED IN PLAT 
BOOK 43 AT PAGES 8 THROUGH 10 OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA; 
THENCE RUN SOUTH 89°52'56" WEST FOR A DISTANCE OF 300.00 FEET TO THE POINT OF 
BEGINNING; THENCE CONTINUE SOUTH 89°52'56" WEST FOR A DISTANCE OF 242.21 FEET; 
THENCE RUN NORTH 00°07'04" WEST FOR A DISTANCE OF 852.81 FEET TO AN INTERSECTION 
WITH THE SOUTHERLY RIGHT-OF-WAY LINE OF DIPLOMAT PARKWAY (100'), AS DESCRIBED 
IN OFFICIAL RECORDS BOOK 2840 AT PAGES 2685 THROUGH 2687 OF THE PUBLIC RECORDS OF 
LEE COUNTY, FLORIDA; THENCE RUN SOUTH 23°53'26" EAST, DEPARTING SAID SOUTHERLY 
RIGHT-OF-WAY LINE, FOR A DISTANCE OF 156.33 FEET; THENCE RUN SOUTH 47°25'02" EAST 
FOR A DISTANCE OF 245.35 FEET; THENCE RUN SOUTH 00°00'00" WEST FOR A DISTANCE OF 
543.36 FEET TO THE POINT OF BEGINNING. 
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PURPOSE 
 
This document provides a single, consolidated review for a Planned Development Project (PDP) 
amendment entitled “A-1 Shelters Self Storage, Hancock Creek Site.”  Within this report the following 
topics are addressed: 

• Description of the site. 
• Previously granted entitlements for the site.  
• Need for the PDP amendment. 
• Description of the proposed project. 
• Analysis of applicant requests. 
• Analysis of general standards and requirements for PDPs.  
• Concurrency review.  
• Consistency with the Comprehensive Plan. 
• Consistency with the SW Florida Regional Planning Council Strategic Regional Plan. 
• Summary of the positive and negative aspects of the project.  
• Project recommendation. 

 
DESCRIPTION OF THE SITE 
 
The 17.4-acre site has frontage along two streets; Pine Island Road to the south and Diplomat Parkway to 
the north.  Pine Island Road is classified as a Principal Arterial and Diplomat Parkway is classified as a 
Minor Arterial.  While the site will have driveways along both streets, the main access will be from Pine 
Island Road as it presently exists.  The site is in the Urban Services Transition Area. 
 
The site is irregular and relatively long, but narrow.  The site has a length of over 2,100 feet and at its 
narrowness point, a width of only about 70 feet.  The southern-most 7.6 acres has a self-storage facility 
that includes a stormwater pond.  This project does not propose changes to the self-storage or mini-
warehouse facilities.  The remaining 9.8 acres is forested and has a small wetland (less than 0.2 acres).    
 
The northern 5.4 acres of the site was part of the Hancock Creek Commerce Park Development of Regional 
Impact (DRI).  This DRI was adopted in 1989 but abandoned by the City in 2011.  Only three parcels 
developed in the 218-acre DRI, as changes in market conditions were no longer favorable for industrial 
development.    
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PREVIOUSLY APPROVED ENTITLEMENTS FOR THE SITE 
 
A PDP for the southern 7.6 acres was approved in 1998 for “A-1 Shelters Self Storage, Hancock Creek Site.”  
Ordinance 6-98 granted the following: 

• A deviation of 12 feet from the minimum front setback requirement of 50 feet; and 
• A deviation of 58 parking spaces to allow a project with four parking spaces. 

 
The PDP approved 121,700 sq. ft. of self-storage uses that included office space and caretaker residence 
uses.  This site was zoned Industrial (I-1) at the time.  In 2011 the City changed the future land use 
classification to the Pine Island Road District and zoning to the Corridor (CORR) District.  Similar land use 
and zoning changes were made to other properties in this area to improve the development potential of 
lands near the VA Clinic that opened in 2012.    
 
In 2017 the project was amended by Ordinance 17-17.  This ordinance granted the following: 

• An expansion of the project to include 6.10 acres southeast of the intersection of Diplomat 
Parkway East and NE 24th Avenue; 

•  A rezone of 8.3 acres from CORR to the CORR District with the Commerce Park Overlay (CPO); 
• A deviation that limits metal to 30% of the front surface of walls facing a public right-of-way; 
• A deviation of 12 feet, four inches that limits wall to a maximum height of eight feet; 
• A deviation to allow a building wall used for screening in a CPO Buffer to consist of metal; and 
• A deviation to allow buildings within the enclosed storage facility to be exempt from the 

nonresidential design standards. 
 
NEED FOR THE PDP AMENDMENT 
 
A PDP amendment is required as additional lands are being incorporated into the PDP project area (LUDR, 
Section 4.2.5.A.3), and a deviation is sought that can only be granted by PDP (LUDR, Section 4.2.4.K). 
 
DESCRIPTION OF THE PROPOSED PROJECT 
 
The PDP amendment includes adding 3.7 acres (northwest of the self-storage facility) into the project 
(Figure 1).  The new land area will allow for the area devoted to mini storage to increase from 125,325 sq. 
ft. to 166,984 sq. ft.  This increase in mini storage will occur partially at the expense of the area previously 
approved for enclosed storage uses, or more specifically for recreational vehicles (RVs).  Building area 
previously approved for enclosed storage uses by Ordinance 17-17 will be reduced by 15,799 sq. ft. by this 
amendment to 63,562 sq. ft. (Table 1). 
 
Table 1.  Land Areas, and Mini Storage and Enclosed Storage Building Areas Associated with Ordinance 
8-98, Ordinance 17-17, and the Current PDP Amendment.   

 ORD 8-98 ORD 17-17 Current PDP Amendment 
(PDP18-0001) 

Land Area (acres) 7.6 13.7 17.4 
Mini Storage (sq. ft.) 125,325 125,325 166,984 
Enclosed Storage (sq. ft.) 0 79,361 63,562 
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The 6.1 acres of land added to the project by Ordinance 17-17 and the additional 3.7 acres of land added 
to the project by this PDP amendment will include a combination of new mini warehouse and enclosed 
storage buildings.  The perimeter of this area will be lined with a combination of buildings of both types 
of storage with connecting walls.  The height of the mini storage buildings will be nine feet, four inches 
and the height of the enclosed storage buildings will be 14 feet, two inches.  The connecting walls will be 
eight feet tall. Landscaping will be installed around the perimeter of the site for buffering. 
 
The entire 17.4-acre site has Corridor Zoning with the Commerce Park Overlay (CPO).  Enclosed storage 
and mini warehouse uses are allowed as permitted uses in the CPO. Since the applicant has chosen to 
seek entitlements under the CPO, compliance with the CPO Buffers is required.   
 
Figure 1.  Project area associated with Ordinance 17-17 shown in green.  Area (3.7 acres) being added 
to the project in this PDP amendment is shown in a red cross-hatch pattern. 
 

 
 
ANALYSIS OF APPLICANT REQUESTS 
 
Within this PDP amendment, the Developer requests: 

• The addition of 3.7 acres to the project. 
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• A deviation from the requirement that building walls meeting the opaque feature requirement 
within a CPO Buffer must be surfaced with stucco, brick, stone, textured concrete masonry units, 
or other concrete surfaces. 

• A deviation from the nonresidential design standards for several enclosed storage buildings.  
• Development Plan approval.  

 
A) Expand Project Area of the PDP  
 
Request and Background: 
The developer requests adding 3.7 acres of land into the existing project area.  This area is undeveloped 
and is to the west of the existing site.  This area will be part of the enclosed storage facility.  More 
specifically, this land will include stormwater and landscape areas, Buildings 4 and 5, and portions of 
Buildings 3, 9, and 10 (Figure 2).   
 
Figure 2.  A-1 Shelters Self Storage, Hancock Creek Site showing the new area being added to the project 
along with improvements proposed for this land.  Numbers shown reference specific buildings.   

 
Analysis: 
LUDR, Section 4.2.5A.3.b provides criteria for evaluating PDP 
projects where an expansion to the site is proposed.  Each 
criterion is identified below along with the staff analysis.     
 
1. The property controlled by the existing PDP 
development plan consists of more than one parcel or tract 
of land and all owners of at least one of the parcels or tracts 
of land has submitted an application for the amendment.  
Staff analysis:  Kirby Family LP #3 is the sole owner of the 
two parcels that comprise the existing 13.7-acre PDP 
project.  Kirby Family LP #3 is the only applicant to this PDP 
amendment.  This criterion has been met.  
 
2. The party or parties making application for the 
amendment of the existing PDP development plan includes 
the party or parties who hold title to ownership of 100% of 
the property onto which the project is proposed to expand, 
or is a third party with written consent of all owner(s) of 
the property that would be included in the proposed 
expansion for which the third party will apply.  Staff 
analysis:  Kirby Family LP #3 is the sole owner of the 3.7-
acre parcel that is proposed to be added to the PDP project.  
This site constitutes 100% of the project expansion area.  
This criterion has been met.   
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3. If the amendment to the existing PDP development plan involved a physical change to the 
development that was previously approved for any parcel or tract of land, the owner or 
owner(s) of such parcel or tract of land shall join in the application for amendment. For purposes 
of this section, such "physical change" would include, but not be limited to, any alteration to 
the design or layout of any structure(s), other improvements(s), or infrastructure as previously 
approved for a parcel or tract of land, and/or the addition or deletion of any structure(s), other 
improvement(s), or infrastructure as previously approved for a parcel or tract of land.  Staff 
analysis:  An enclosure storage use is planned for the undeveloped portion of the existing site.  
However, revisions to the development plan approved by Ordinance 17-17 will occur.  These 
changes include relocating stormwater areas, buildings, and drive isles.  Kirby Family LP #3 
owns all property to which these improvements are proposed, and this entity is also the sole 
applicant to this PDP amendment.  This criterion has been met.  
 

4. The proposed amendment would not negatively affect the lawful existence of the existing PDP 
development plan as it relates to the property that is controlled by such development plan and 
that would not be included in the proposed amendment.  Staff analysis:  The new land area 
will be developed with enclosed storage, like land to the immediate east that was approved 
by Ordinance 17-17.  Stormwater areas, drive isles, and buildings will be “shared” by each 
site.  Landscaping, architectural treatments, and building heights will be similar throughout 
the existing and new enclosed storage area.  This design will promote a project that is 
seamless between these two properties.  The proposed amendment will not negatively affect 
the existing PDP, but will allow for the orderly expansion of the project.   

 
Recommendation:  
The request to add 3.7 acres to the existing PDP project area is consistent with the four standards in LUDR, 
Section 4.2.5A.3.b.  Staff recommends approval of this request.   

 
B) LUDR Deviations  
 
Request 
The Developer requests a deviation to LUDR, Section 2.7.13J.6.c(5) for building walls used for screening in 
a CPO Buffer to have stucco, brick, stone, textured concrete masonry units, or other concrete surfaces.  
The Developer proposes building walls in this buffer that include metal surfaces.  This deviation involves 
Buildings 3, 4, and 5.     
 
Analysis 
Staff analyzed this request based on LUDR, Section 4.2.4.K. “Deviations.”  Deviations to the LUDRs provide 
flexibility in developing land through the PDP process.  Such requests allow for standards different from 
those appearing in the LUDRs for zoning of the site and that may include area, dimensional, and other 
regulations.  The City Council may approve one or more deviations within a PDP, provided the project 
demonstrates a unique and innovative design that would be enhanced by the approval of the deviation(s), 
and the public health, safety, and welfare would be served by the approval of the deviation(s). 
 
LUDR, Section 4.2.4.K provides examples of unique and innovative design elements that may include but 
are not limited to the following: 

1. Providing usable common space within the development to offset and compensate for decreases 
in typical lot sizes or yard requirements; 
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2. Applying different requirements than those found within the applicable zoning district in question 
to promote compatibility with surrounding uses; 

3. Providing places for public assembly that are linked together and centrally located for 
accessibility; 

4. Locating buildings and dwelling units to provide optimum access to open space areas; and,  
5. Providing for the integration and preservation of natural resources within development. 

    
This deviation applies to the southern and western property lines of the 3.7-acre site.  The CPO Buffer will 
include two opaque features, buildings and walls.  A similar deviation was granted by Ordinance 17-17.  
This deviation is needed since the project area is being expanded as part of the current PDP amendment.  
 
The types of materials allowed in CPO Buffers is variable based on the buffer type.  Free-standing walls 
used for screening in a Buffer W and X subtype required in this project can be comprised of metal.  Other 
allowable materials include chain link with slats, masonry, PVC, and wood.  When a wall of a building is 
used as the required opaque feature in a buffer yard, however, the building wall is limited to stucco, brick, 
stone, textured concrete masonry units, or other concrete surfaces.   
 
The building walls used for screening will have a height of 14 feet, two inches.  The first four feet of these 
walls beginning at ground level will have a stucco finish.  The remainder of the wall will consist of metal.   
 
The free-standing walls will consist of pre-fabricated panels.  The panels will be comprised of pre-cast 
material that has a finish that will similar to the stucco on both RV storage and mini-storage buildings.  
The walls will be eight feet in height and will have columns that are spaced 20 feet apart.  
 
Most of the buffer along the southern property boundary ranges from 20 to 28 feet.  This buffer will 
include canopy and accent trees, and shrubs.  The buffer along the western property line will range from 
56 to 149 feet.  This buffer will include canopy trees and shrubs.        
 
The building walls along the south property line will be adjacent to a multi-family development.  These 
walls will have a four-foot wide stucco band along the bottom of the buildings.  Above the stucco band, 
the buildings will have metal panels.  While the majority of these walls will be metal, the materials will 
not be corrugated metal, a material that generally has less aesthetic appeal compared to other metal 
products.  When viewed from ground level, the height of the walls should be effective in screening RVs 
and other items stored within this facility.  Conditions recommended by staff include larger trees and 
shrubs than required by code for the south property line.  Staff is also requiring canopy trees that will 
produce broad, full crowns for effective buffering.  Accent trees are recommended along most of the 
southern property line for filling in gaps between adjacent canopy trees.  Collectively, these   plantings 
will provide better buffering at the onset of the project for residents living directly to the south of the site.  
Staff recommends 32-inch tall shrubs along the western property line.  These plantings in conjunction 
with the wider buffers provided should be sufficient for buffering the development as the site to the 
immediate west is undeveloped.      
 
With conditions, staff finds this deviation request is consistent with LUDR, Section 4.2.4.K as the project 
will applying different requirements than those found within the CPO to promote compatibility with 
surrounding uses.      
 
Recommendations 
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Staff recommends approval of this deviation with the following conditions: 
 

1. Canopy trees planted in the CPO Buffer along the south property line as depicted on Sheet 6 
entitled “Master Landscape Plan” shall be limited to one or more of the following trees:  Black 
Olive, Gumbo Limbo, Live Oak, or Mahogany.  The City at its discretion may approve a different 
species of tree than those listed in this subsection provided the substituted species can achieve a 
similar height and crown at maturity.  All canopy trees shall be installed at a minimum height of 
14 feet with a minimum caliper of 3.5 inches. 

 
2. For the CPO Buffer along the south property line, except for the four cabbage palms shown at the 

southeast corner of Building #2, palm trees shall not be substituted for accent trees.  All accent 
trees shall be installed at a minimum height of 10 feet with a minimum caliper of two inches. 

   
3. All shrubs in the CPO Buffer along the south and west property lines shall have a minimum height 

of 32 inches and shall occupy a seven-gallon container at the time of planting.  All shrubs within 
these buffers shall be maintained at a minimum height of 48 inches at maturity. 

 
4. The width of the CPO Buffers shall range from 20-70 feet wide and 56-149 feet wide along the 

south and west property lines, respectively of the enclosed storage use as depicted on Sheet 6 
entitled “Master Landscape Plan.”  Changes to reduce the buffer width may be approved by the 
DCD Director, or designee, provided good cause is demonstrated by the Developer, compliance 
with the CPO minimum buffer width is achieved, and such changes affect no more than 10% of 
the total buffer length. 
 

5. The building walls used for screening in the CPO buffers shall have a four-foot tall stucco band as 
depicted on Sheet A-3 prepared by Gersdorf and Gersdorf, Inc. Architects, dated December 11, 
2017.   
 

Request 
The Developer requests a deviation from all requirements associated with LUDR, Section 5.6 entitled 
“Non-residential design standards.”  This deviation is sought for nine buildings that includes two building 
types.   
 
Five of the buildings (Buildings 3, 4, 5, 9, and 10) will be used for storing RVs and occupy in whole or in 
part the 3.7 acres being added to the project.  These buildings will have a four-foot tall band of stucco 
near the base.  The reminder of each building will be metal.  Each building will have three walls with the 
fourth side remaining open.  Each roof will be metal and have a slight pitch.  The maximum height of these 
buildings will be 16 feet, three inches. 
 
The remaining four buildings (Buildings 1, 6, 7, and 8) will be used for mini storage.  These buildings, while 
occupying area approved by Ordinance 17-17, where not identified as mini-storage buildings as part of 
this PDP amendment.  Each building will have walls with a stucco finish.  One side of each building will 
have roll-up doors that provide access to individual storage spaces.  Each roof will be pitched and will have 
tile shingles.  The height of each building will be nine feet, four inches.       
 
LUDR, Section 5.6.10 addresses deviations requested to the City’s architectural requirements for 
nonresidential buildings.  Such requests may be approved by the City Council provided the deviation will 
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not be contrary to the public interest and will be in harmony with the general intent and purpose of this 
section and where either of the following applies: 
 

1. Conditions exist that are not the result of the applicant and which are such that a literal 
enforcement of the regulations involved would result in unnecessary or undue hardship; or, 

  
2. Literal conformity with the regulations would inhibit innovation or creativity in design.   

 
LUDR, Section 5.6.10.B states  “in determining whether a particular deviation request should be approved 
as the result of unnecessary or undue hardship, factors the Hearing Examiner (or the City Council, when 
applicable) shall consider include, but are not limited to, the following: site constraints such as shape, 
topography, dimensions, and area of the property, the effect other regulations would have on the 
proposed development, or other locational factors that may make compliance with this section impossible 
or impracticable, the effect the requested deviation would have on the community appearance including, 
but not limited to, consideration of the mass, scale, and other characteristics of a proposed building 
relative to the characteristics of existing and approved surrounding buildings whether on the same or 
nearby sites, and the relative visibility and character of equipment or loading areas which are otherwise 
required to be screened along with constraints on alternative location of such equipment or loading areas. 
Additionally, the Hearing Examiner (or the City Council, when applicable) shall find that the approval of 
the deviation(s) would serve the intent of this section to protect the health, safety, and welfare of the 
public while ensuring a high level of overall aesthetic appeal and visual interest in the City.”  
 
Analysis 
 
Are site constraints present (like shape, topography, dimensions, or area of the properties) that would 
interfere or impede with the implementation of the nonresidential design standards? 
 
Staff response:  No.  While the property is irregularly shaped, particularly to the north, there are no 
physical features associated with the site that hinder compliance with the architectural standards.    
  
Are other regulations or locational factors present that make compliance with this section (i.e., the 
nonresidential design standards) impossible or impractical? 
 
Staff response:  Several factors are present that make compliance with this section impractical.   
 
The nature of the development.  A combination of enclosed storage buildings and walls will form the 
perimeter of the storage yard.  Beginning at the entryway of the enclosed storage facility off Diplomat 
Parkway, the project will have an uninterrupted wall around the site ranging from eight to 14 feet, two 
inches tall.  The open side of these buildings will face inward and will likely not be visible from outside this 
development from a ground level perspective.  The mini-storage buildings will be within this enclosed 
area.  All items stored on the site, including RVs, will be kept in buildings.    
 
The CPO regulations.  CPO Buffers are required for the southern and western property lines of the site.  
Both the Buffer X and W subtypes allow metal walls with a height of eight feet with no required 
architectural treatments.  Such unadorned walls would partially screen or conceal buildings with required 
architectural enhancements.  Taller canopy and accent trees along the south property line are 
recommended for more effective screening of the project for an adjacent multi-family development.    
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The visibility of the buildings from outside the development.  Exterior building facades will have the 
appearance of a wall, and in combination with the free-standing walls, should provide for effective 
screening.  A stucco band on the building walls will be consistent with the color used for the free-standing 
walls of the project.  Landscaping on the outside of the walls will buffer the site, and as the trees grow will 
provide additional screening of the of the storage yard.  Most buildings within the storage yard should be 
inconspicuous from a ground level perspective from outside the site.  A multi-family project to the south 
of the site has eight, four-story residential buildings.  Individuals residing on floors #2-4 in one building 
along the north property line adjacent to the storage facility may have views of the interior of the storage 
facility.        
 
What effect will the requested deviation would have on the community appearance? 

 
Staff response:  The requested deviation is anticipated to have minimal negative effect on community 
appearance for the following reasons. 

• The integration of several buildings into the perimeter wall enclosing the storage area will provide 
for uninterrupted screening of the use.  Consistency in materials and color between the two types 
of buildings and the free-standing walls will provide visual appeal.   

• Landscaping on the outer perimeter of the development will buffer this use and reduce the 
starkness of the walls. 

• CPO buffer widths, particularly on the west side of the site, substantially exceeds the minimum 
width required by the LUDRs.    

• None of the buildings should be visible from a public right-of-way. 
 
On an adjacent site to the south, residents in one multi-family building on floors 2-4 may be able to see 
inside the storage facility.  However, the openings to the storage buildings will be oriented away from the 
residential site and it is unlikely that most individuals living in this building will have unobstructed views 
of items stored in these buildings.     
 
What affect would the deviation have on the relative visibility and character of equipment or loading areas 
which are otherwise required to be screened along with constraints on alternative location of such 
equipment or loading areas? 
 
Staff response:  There will be no negative affect as loading areas are absent from this development.  All 
RVs will be stored within the enclosed area and will not be visible except to customers visiting this 
business.   
 
Will the approval of the deviation protect the health, safety, and welfare of the public while ensuring a 
high level of overall aesthetic appeal and interest in the City? 
 
Staff response:  The health, safety, and welfare of the public will be served by the approval of this deviation 
as the wall around this storage use will shield the public from RVs and items stored within the enclosed 
area.  Aesthetic appeal will be achieved by providing a continuous screening treatment around the site 
that will be well buffered.  Furthermore, the relatively remote location of this development with direct 
access only from Diplomat Parkway will mean this site will be rather inconspicuous to most residents living 
and working in this area.   
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Recommendation 
Staff recommends approval of this deviation.        
     
ANALYSIS OF GENERAL STANDARDS AND REQUIREMENTS FOR PDPS 
 
This project was evaluated for compliance with general standards and requirements found in LUDR, 
Section 4.2 that is provided below. 
 

A. Environmental control standards:  An April, 2017 Environmental Survey was submitted by W. 
Dexter Bender and Associates, Inc.  One potentially occupied Gopher Tortoise burrow was 
reported from the 3.7 acre parcel being added to the projecct.  The report notes that based on a 
review by the South Florida Water Management District (SFWMD), about 0.76 acres of wetlands 
exist on this site.  About 0.43 acres of low quality wetlands will be impacted, and the remaining 
0.33 acres will be enhanced and preserved.  An Environmental Resource Permit will likely be 
needed from the SFWMD.  The project is compliant with the four standards in LUDR, Section 5.4.  
 

B. Maintenance of improvements:  General landscape areas are shown on the development plan.  
Compliance with City landscaping regulations will be reviewed when a site plan for the project is 
submitted.        
 

C. Consistency with Comprehensive Plan:  This project is consistent with several policies and goals 
contained within the Comprehensive Plan discussed in greater detail elsewhere in this report.   
 

D. Financial Responsibility:  This standard is not applicable as the owner will not be required to 
provide a statement of financial responsibility for this project.    
 

E. Dimensional requirements:  The project is compliant with dimensional requirements for the 
Corridor District.   
 

F. Maximum density:  This project does not involve a residential use.  This standard is not applicable. 
 

G. Minimum parcel size:  The Corridor District does not have a minimum lot area requirement.  In 
addition, the project is not in the Urban Services Reserve Area.   
 

H. Time limitation:  Substantial construction is required to commence within two years from the date 
of project approval or within one year fo the last permit approval for all appropriate regulatory 
bodies, whichever is less.   
 

I. Ownership requirements:  Kirby Family LP #3 owns all property within the PDP project area.   
 

J. Special exceptions:  This project does not involve a special exception use.   
 

K. Deviations:  Two deviations to the CPO requirements are sought.  One deviation will allow building 
walls meeting the screening requirement within a CPO Buffer to have metal walls instead of stucco 
brick, stone, or textured concrete masonry units.  The other deviation will grant relief from the 
nonresidential design standards for several buildings.  Staff supports both requests.    
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L. Underground Utilities:  New utilities serving the site will be placed underground.    
 
CURRENCY REVIEW 
 
The project will meet concurrency requirements for solid waste, drainage, potable water, sewer, and 
transportation.  Details are provided in Table 2.     
 
Table 2.  Information on Design Capacity, Usage, and Concurrency Status for Various Services. 
 

SERVICE FACILITY DESIGN 
CAPACITY 

USAGE STATUS 

Solid Waste1 1,836 Tons 1,384 Tons Capacity exists 
Drainage2 NA NA NA 
Potable Water 30.1 MGD3 9.4 MGD Capacity exists 
Sewer 28.4 MGD 12.8 MGD Capacity exists 
Roads 
     NE Pine Island Road4 
 
     Diplomat Parkway 

 
Level of Service D 
Level of Service D 

 
13,300 
7,300 
AADT5 
No data 

 
Capacity exists 
Capacity exists 

 
CONSISTENCY WITH THE COMPREHENSIVE PLAN 
 
The project is consistent with the following goals and policies.   
 
Conservation and Coastal Management Element 
 
Policy 1.2.1 
“By 2009, the City of Cape Coral will adopt regulations to ensure that, prior to property development, or 
habitat alteration, of any kind, owners of properties having viable native habitat and/or which may contain 
habitat for protected species, undergoing significant development and/or habitat alteration, will be 
required to provide an environmental survey of their properties and undertake acceptable mitigation, as 
appropriate.”  Staff comments:  An environmental survey of the site, dated April, 2018, was prepared 
by DexBender.  This policy is supportive of this request.     
 
Policy 1.2.17 
“The City shall require, as a condition of approval for Planned Development Projects and Site Plan Reviews, 
a protected species survey, which reflects the current conditions (at the time of the review) on the 
development site.  If listed species are known to inhabit or use the site, the applicant shall prepare a 
protected species management plan.” Staff comments:  The environmental survey of the site, prepared 

                                                 
1 Solid waste services are provided by Lee County Government. 
2 Projects are reviewed for compliance with South Florida Water Management District standards during site plan 
review. 
3 MGD stands for millions of gallons per day. 
4 East of SW 19th Avenue as reported by Lee County DOT. 
5 AADT stands for average annual daily trips. 
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by DexBender, included a protected species survey.  One potentially occupied Gopher Tortoise burrow 
was reported.  This policy is supportive of this request.      
 
Policy 1.5.2 
“The City will continue to conserve and protect its wetlands in accordance with standards set by FDEP and 
SFWMD.  The City shall direct future land uses incompatible with protection and conservation of wetlands 
away from wetlands.  The evaluation of incompatibility shall include the following factors for land uses: 
types, intensity, density, extent, distribution, and location of allowable land uses.  The evaluation of 
incompatibility shall include the following attributes of the wetlands: types, value, function, size, 
conditions, and location.”  Staff comments:  The environmental survey stated based on a review by the 
South Florida Water Management District (SFWMD), about 0.76 acres of wetlands exist on this site.  
About 0.43 acres of low quality wetlands will be impacted, and the remaining 0.33 acres will be 
enhanced and preserved.  An Environmental Resource Permit will likely be needed from the SFWMD. 
This policy is supportive of this request.   
 
Future Land Use Element 
 
Policy 1.9 
“The City will issue no development orders or construction permits, which result in a reduction in the level 
of service for any affected public facility below the level of service standard adopted in this comprehensive 
plan.”  Staff comments:  The project is concurrent with City services as outlined earlier within this report.  
This policy is supportive of this request. 
Policy 1.15.m 
 
“Pine Island Road District:  Under this land use designation, at least two distinctive zoning categories will 
be allowed:  Village and Corridor zoning.  The Village zone is intended to promote maximum pedestrian 
friendliness and minimal automobile traffic between residential areas, shopping destinations, a variety of 
entertainment establishments, and employment opportunities.  The Corridor zone designation will be 
placed on the land located between the Villages and will include larger scale, less pedestrian-oriented uses.  
This Land Use designation will encourage mixed-use development at key intersections with major North-
South streets along Pine Island Road.  The Pine Island Road District will be defined as the union of two 
major mixed-use areas defined below as follows: … 
… Corridor:  The land located between the Villages and includes such uses as, retail, office, 
office/warehouse, light manufacturing, institutional (schools, colleges), single family residential, multi-
family residential golf courses, larger scale commercial retail (big box stores over 50,000 square-feet) and 
government uses such as parks and public facilities.  Commercial and light manufacturing uses shall not 
exceed a floor to lot area ratio (FAR) of 1.25 in accordance with City design standards.  Public facilities 
shall be subject to Policy 1.15.i of the Future Land Use Element and parks and recreation shall be subject 
to Policy 1.15.j of the Future Land Use Element.”  Staff comments:  The Corridor Zoning of the site that 
includes the Commerce Park Overlay is consistent with the Pine Island Road District Future Land Use 
Classification.  This policy is supportive of this request.     
 
Policy 1.17 
“Land development regulations, whether adopted or revised subsequent to the adoption of this plan, will 
address buffering and open space requirements, and will protect existing residential land uses from 
incompatible land uses.”  Staff comments:  CPO buffers are will be along the south and west property 
lines of the site.  A Corridor zoned site to the south is developed with a multi-family project.  Larger 
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plantings are recommended along the south property line to strengthen buffering between the 
residential and storage uses.  This policy is supportive of this request.    
 
Policy 4.1 
“Future development requiring access or connection to public water and sewer facilities will be located 
within either the Urban Services Infill or Transition areas.”  Staff comments:  The site is in the City Urban 
Services Transition Area.  This policy is supportive of this request.   
 
Policy 5.3 
“New commercial development shall meet all of the requirements for adequate facilities based on the level 
of service standards adopted for roads, potable water and sanitary sewer, solid waste, storm water 
facilities and other services in this plan.”  Staff comments:  The project is concurrent with City services as 
outlined earlier within this report.  This policy is supportive of this request. 
 
Policy 8.2 
“Land development regulations, adopted pursuant to s. 163.3202, F.S., will require the buffering of 
incompatible land uses.”  Staff comments:  Landscape buffers will be required along the south and west 
property lines.  Landscaping along with south property will provide buffering between the storage use 
and a multi-family development.  This policy is supportive of this request.    
 
Policy 8.3 
“Commercial developments shall be designed to minimize negative impacts on surrounding residential 
uses and the land development regulations shall provide for adequate buffering between commercial and 
residential uses.  The design should ensure adequate screening of unsightly views of commerical 
development (such as loading docks, rooftop equipment, service entrances, trash containers, parking areas 
and exterior storage) through the extensive uses of landscaping, berms, fencing, concealment, 
architectural features, open space, setbacks, and/or building orientation.  Ensure that the placement of 
any noise generating activities such as ingress/egress, parking, deliveries, air conditioning equipment and 
dumpster collections are designed to minimize any adverse noise effects.  Traffic and parking should not 
adversely affect neighborhood quality.  Noise, safety and overall maintenance of commercial properties 
should be carefully monitored.”  Staff comments:  CPO Buffers are required along the south and west 
property lines.  Larger plantings are recommended along the south property line to provide better 
buffering from a multi-family project to the south.  Both buffers will have widths that exceed minimum 
City standards.  The storage use generates a relatively small number of P.M. peak hour trips (48).  The 
use is not anticipated to produce noise that would be disruptive to the surrounding area.  This policy is 
supportive of this request.             
   
Transportation Element 
 
Policy 1.1.1 
“The City shall review professionally accepted studies and current traffic counts to determine levels of 
service standards within Cape Coral.  The City hereby adopts the following peak hour, peak season Level 
of Service Standards for the following facilities: 

a) Del Prado Boulevard (Cape Coral Parkway to SR 78) – LOS E 
Del Prado Boulevard (SR 78 to US 41) – LOS D 

b) State Road 78 (Pine Island Road) West of Del Prado Boulevard – LOS C 
State Road 78 (Pine Island Road) East of Del Prado Boulevard – LOS D 
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c) Pondella Road – LOS E 
d) Hancock Bridge Parkway (City Limits to Del Prado Boulevard) – LOS E 
e) Cape Coral Parkway (Cape Coral Bridge to Pelican Boulevard) – LOS E 
f) Burnt Store Road/Veterans Parkway Corridor – LOS E 
g) All other local, collector, and arterial roadways – LOS D 
h) All other limited access facilities – LOS D 
i) All other roads within City jurisdictions – LOS D” 

 
Staff comments:  P.M. peak hour trips generated by the project will not affect established level of 
service standards for City streets or Pine Island Road.  This policy is supportive of this request.             
 
Policy 2.1.5 
“The City shall continue to require new development to incorporate design elements to accommodate and 
protect bicyclists and pedestrians.”  The ROW adjacent to the frontage of the site along Diplomat 
Parkway will be improved with curb, gutter, and sidewalks.  These improvements will be at the expense 
of the developer.  This policy is supportive of this request.             
 
CONSISTENCY WITH THE SOUTHWEST FLORIDA REGIONAL PLANNING COUNCIL STRATEGIC REGIONAL 
POLICY PLAN 
 
The project is consistent with one strategy in the Economic Development Element of this plan.   
 
“Increase the retention and expansion of local business and industry and encourage local entrepreneurial 
development.”  Staff comments:  This PDP amendment will increase the area of the previously approved 
enclosed storage use by Ordinance 17-17 from 79,361 sq. ft. to 105,462 sq. ft.  This policy is supportive 
of this request.              
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SUMMARY OF THE POSITIVE AND NEGATIVE ASPECTS OF THE PROJECT 
 

 
POSITIVE ASPECTS OF THE PROJECT 

 
• The commercial site has frontage along two major streets. 
• The project will generate a low number of vehicle trips. 
• The addition of 3.7 acres land will result in an expansion to an existing project, previously 

approved by the City. 
 

NEGATIVE ASPECTS OF THE PROJECT 
 

• A multi-family project to the immediate south of the site. 
 

MITIGATING MEASURES 
 

• The perimeter of the site will be screened by a combination of buildings and walls with 
landscaping placed on the outside of these structures. 

• Larger plantings are recommended along the south property line to improve buffering. 
• Wider buffers than required by City Code will be provided along the south and west property 

lines.  
 
PROJECT RECOMMENDATION 
 
Staff finds that this PDP amendment with conditions is consistent with the City LUDRs and Comprehensive 
Plan.  Staff supports all requests made by the applicant and recommends approval.    
 



       

Department of Community Development 
Post Office Box 150027  Cape Coral, Florida 33915-0027 

1015 Cultural Park Blvd.  Cape Coral, Florida 33990 
Email: planningquestions@capecoral.net 

 

NOTICE TO SURROUNDING PROPERTY OWNERS 
    

CASE NUMBER: PDP18-0001 
 

REQUEST:   The owner, Kirby Family Limited Partnership #3, seeks to amend Ordinance 6-98, as amended 
by Ordinance 17-17, that approved a Planned Development Project in the City of Cape Coral, Florida 
entitled “A-1 Shelters Self Storage, Hancock Creek Site”;  providing for Planned Development Project 
approval for certain property described as a parcel of land located in the southwest quarter of Section 33, 
Township 43 South, Range 24 East and in the northwest quarter of Section 4, Township 44 South, Range 
24 East, Lee County, Florida; properties located at 2555 NE Pine Island Road and near the southeast corner 
of Diplomat Parkway East and NE 24th Avenue; expanding the project area by 3.7 acres to include a parcel 
of land northwest of the existing site; all being more particularly described herein;  granting a deviation 
from the requirement that building walls used for meeting the screening requirement within a Commerce 
Park Overlay Buffer be composed of stucco, brick, stone, textured concrete masonry units, or other 
concrete surfaces to allow the walls of buildings within the new 3.7 acre project area to be composed of 
metal;  granting a deviation from the non-residential design standards to allow new buildings within the 
project to be exempt from the non-residential design standards; granting development plan approval 
pursuant to Section 4.2 of the City of Cape Coral Land Use and Development Regulations.   
 

CAPE CORAL STAFF CONTACT: Mike Struve, AICP, LEED Green Associate, Planning Team Coordinator, 
239-242-3255, mstruve@capecoral.net  
AUTHORIZED REPRESENTATIVE: Avalon Engineering, Inc.  
 

UPCOMING PUBLIC HEARING: Notice is hereby given that the City of Cape Coral Hearing Examiner will hold 
a public hearing at 9:00 A.M. on Tuesday, October 2, 2018 on the above mentioned case. The public hearing 
will be held in the City of Cape Coral Council Chambers, 1015 Cultural Park Boulevard, Cape Coral, FL.  
 

All interested parties are invited to appear and be heard. All materials presented before the Hearing 
Examiner will become a permanent part of the record. The public hearing may be continued to a time and 
date certain by announcement at this public hearing without any further published notice. Copies of the 
staff report will be available 5 days prior to the hearing. The file can be reviewed at the Cape Coral 
Community Development Department, Planning Division, 1015 Cultural Park Blvd., Cape Coral, FL. 
After Hearing Examiner has made a written recommendation, the case will be scheduled for a public hearing 
before the City Council who will review the recommendation and make a final decision. You will receive 
another public hearing notice when this case is scheduled for a City Council hearing. 
 

DETAILED INFORMATION: The case report and colored maps for this application are available at the City of 
Cape Coral website, www.capecoral.net/publichearing (Click on ‘Public Hearing Information’, use the case 
number referenced above to access the information); or, at the Planning Division counter at City Hall, 
between the hours of 7:30 AM and 4:30 PM. The public hearing may be continued to a time and date certain 
by announcement at this public hearing without any further published notice. 
 

HOW TO CONTACT: Any person may appear at the public hearing and be heard, subject to proper rules of 
conduct.  You are allowed sufficient time to write or appear at the public hearing to voice your objections or 
approval.  Written comments filed with the Director will be entered into the record.  Please reference the 
case number above within your correspondence and mail to:  Department of Community Development, 
Planning Division, P.O. Box 150027, Cape Coral, FL 33915-0027.  The hearings may be continued from time to 
time as necessary. 
 

mailto:mstruve@capecoral.net
http://www.capecoral.net/publichearing


 
  

Department of Community Development 
Post Office Box 150027  Cape Coral, Florida 33915-0027 

1015 Cultural Park Blvd.  Cape Coral, Florida 33990 
Email: planningquestions@capecoral.net 

ADA PROVISIONS: In accordance with the Americans With Disabilities Act, persons needing a special 
accommodation to participate in this proceeding should contact the Human Resources Department 
whose office is located at Cape Coral City Hall, 1015 Cultural Park Boulevard, Cape Coral, Florida; 
telephone 1-239-574-0530 for assistance; if hearing impaired, telephone the Florida Relay Service 
Numbers, 1-800-955-8771 (TDD) or 1-800-955-8770 (v) for assistance. 
 

APPEALS: If a person decides to appeal any decision made by the Hearing Examiner with respect to any 
matter considered at such meeting or hearing, he or she will need a record of the proceedings, and that, 
for such purpose, he or she may need to ensure that a verbatim record of the proceedings is made, 
which record includes the testimony and evidence upon which the appeal is to be based. 
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