VARIANCE PETITION
CITY OF LABELLE, FLORIDA

Date Received
File Number: VAR 202 -

Petitioner (applicant name): N Lee St Holdings, LLC- Matthew Velentine

Petitioner Address:_14380 Riva Del Lago Dr, #1904, Fort Myers, FL 33907

Telephone#: 239-565-9676 E-mail: matt.valentine@betterspacessoutheast.com

Agent for Petitioner (if applicable):
Address of Agent:
Telephone#: E-mail:

Address/Location of Subject Property:_100 N. Lee St., Labelle, FL 33935
Legal Description of Property Involved:

Existing Zoning:bowntown Center Total Acreage/Square Footage of Subject Property:

Current Use of Land: Vacant

Appeal from Section sec. 4-71.12.2.1 + 471.13.3 0of the Comprehensive Development Code,

which requires Sections 4-71.12.2.1 (Build-to Line Requirements) and 4-71.13.3 (Frontage Percentage Requirements)
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Sections 4-71.12.2.1 (Build-to Line Requirements) and 4-71.13.3 (Frontage Percentage Requirements)


Findings required. Before making a finding on an application for a variance, the City Commission shall first
determine that the proposed variation in the application of this code:

(@) Unique or peculiar conditions or circumstances exist, which relate to the location, size, and
characteristics of the land or structure involved, and are not generally applicable to other lands or
structures in the same district.

(b) The strict and literal enforcement of the zoning section of the land development regulations
would create an undue hardship as distinguished from a mere inconvenience on the property
owners. Physical handicaps or disabilities of the applicant and other considerations may be
considered where relevant to the request.

(c) The granting of a variance would not be injurious to or incompatible with contiguous uses, the
surrounding neighborhood, or otherwise detrimental to the public welfare.

(d) The condition giving rise to the requested variance has not been created by any person presently
having an interest in the property and the conditions cannot reasonably be corrected or avoided
by the applicant.

(e) The requested variance is the minimum modification of the regulation at issue that will afford
relief.

(f) The variance granted will not confer on the applicant any special privilege that is denied by these
regulations to other lands, structures, or required improvements under similar conditions.

Summary of Facts
Please see request narrative
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Has a public hearing been held on this property in the past twenty-four months?__NO

If yes, application number or resolution number:_NA
Is this hearing being requested as a result of a violation notice? NO

If yes, to whom was the violation written?_NA

NOTE: IF THE PETITIONER WISHES TO BE REPRESENTED BY AN AGENT, THE POWER OF
ATTORNEY ON PAGE 4 MUST BE PROPERLY EXECUTED.

IF DRAWINGS PREPARED BY AN ARCHITECTURAL, ENGINEERING OR OTHER FIRM ARE
SUBMITTED, THE FIRM MUST EXECUTE THE PERMISSION TO REPRODUCE ON PAGE 5.
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LETTER OF AUTHORIZATION: TO BE SIGNED BY PROPERTY OWNER

ATTEST:

I’'We,_Matthew Valentine , being first duly swom, depose and say that we/I are/am the
owners of the property described herein and which is the subject matter of the proposed hearing; that

all the answers to the questions in this application, all sketches, data, and other supplementary matter
attached to and made a part of this application, are true and correct to the best of our knowledge and
belief. We/l understand that the information requested on this application must be complete and
accurate and that the content of this form, whether computer-generated or City printed shall not be
altered.

As property owner [/'We, Matthew Valentine further authorize
Quattrone & Associates, Inc _ to act as our/my representative in any matters regarding this
Petition.

(Signature of Property Owner) (Signature of Property Owner)

Matthew Valentine
(Typed or Printed Name of Owner) (Typed or Printed Name of Owner)

State of Florida

County of Hendry

/ |
The foregoing instrument was acknowledged before me this 6 day of 7f it 207 Ef

By { h&_ Jj Lé 2 [_/ %LEA‘}TL(, who is personally known to m&or has produced as

identification. '
/
m

(Sighature of NotaYy Public — State of Florida)

| I SHARON HRABAK
| MY AL
/5’( %) MY COMMISSION #HH407083
iyl EXPIRES: JUL 23, 2027
T Bonded trough 15t Stats Insurenice

S [’ﬂfm« ﬁlm_ éo&\

(Print, Type, or Stamp Commissioned
Name of Notary Public)

Matthew Valentine



PERMISSION TO REPRODUCE: TO BE COMPLETED BY ENGINEER

KNOW ALL MEN THAT I, _Jamie Rivera / Bk (Titie/Name), of the firm of
Quattrone & Associates, Inc , do hereby gr#fif the City of LaBelle permission to reproduce all or a portion of

all plans, drawings, etc., submitted in connection with the foregoing petition.

State of Florida

County of Hendsy Lee

The foregoing instrument was acknowledged before me this ot5 day of % M ] 20ﬂ ]
) ta_

By AAd who is personally known to me or has produced as
identificsfion. *

, m&—- - (Sigr&gﬂ{re‘,ngNotary Public — State of Florida)
)

SN
< A P\ MY COMMISSION #HH407083 |
%& EXPIRES: JUL 23, 2027 |

5% Bonded tirough 1st State thgypn.s

———ra .

Shoin Hudat

(Print, Type, or Stamp Com_mzsim;i
Name of Notary Public)




PROCEDURE:

Petitions for variances from zoning requirements may be obtained online at www.citylabelle.com.
The petition must be completed and submitted to the City Planner via email:
acrespo@rviplanning.com, cc:kimbarselou@citylabelle.com. The required fee can be submitted to
City Hall at 481 W. Hickpochee Avenue, LaBelle, or by mail PO Box 458, LaBelle, FL 33975 attn:
Kim Barselou

Petitioners are required to arrange a pre-application meeting with the City Planner prior to
submittal. Petitioners may arrange an appointment by email: acrespo@rviplanning.com.

Upon sufficiency and review of the application, staff will inform the applicant of the date and time
of the public hearing. The City Clerk will give due public notice that a public hearing will be held at
a City Commission meeting to consider the request. Owners of property within 750 feet of the site
will be notified of the request and invited to comment.

Approximately one week before the public hearing, a sign will be placed on the subject property
notifying the general public of the hearing.

The petitioner or his authorized representative shall appear at the City Commission hearing. The
petitioner should be prepared to address the guidelines and standards listed for the variances from
the zoning requirements. After considering the recommendation of the staff and comments by the
petitioner and the public, the City Commission will approve, deny, or approve the request with
conditions.

REQUIRED SUPPORTIVE MATERIALS:

A.

A check made payable to the City of LaBelle for the application fee as stated in the fee schedule
to be found at www.citylabelle.com

1 electronic copy of the application packet to include:

1. Completed petition form

2. Proof of ownership

3. Acolored Site Plan, and any other necessary supportive materials. All plans must be at a suitable
scale and be no smaller than 82" x 11" and no larger than 24" x 36" the architectural, engineering
or other firm preparing the plans MUST SIGN permission to reproduce on Page 5 of the
application and have his or her signature notarized; and

The site plan must show all data pertinent to the proposed variance, including at least the following:

1. Date of drawing

2. Scale
3. North arrow


http://www.citylabelle.com/
mailto:acrespo@rviplanning.com
mailto:kimbarselou@citylabelle.com
mailto:acrespo@rviplanning.com
http://www.citylabelle.com/

4. Name of person or firm who drew the plan

5. Location of property, property dimensions, abutting rights of way, easements, setbacks, off-
street parking, proposed landscaping, existing or proposed structures

6. All properties immediately adjacent to and across an alley or street: show location of building
footprints, access points, other significant features

7. If the variance involves the encroachment of required setbacks, the site plan shall locate the

structure on the site and the portions that encroach the setback shall be shaded.

8. A residential impact statement petition may also be required.

PLEASE NOTE: If the petition is continued for any reason,
additional folded plans may be required OR. if any changes are
made, an additional plans will absolutely be required. The City of
LaBelle reserves the right to refuse to accept a petition if
incomplete on the filing deadline date. The complete petition may
be submitted for the following month's meeting.

METHOD OF APPROVAL.:

The intent of granting a variance from zoning requirements is to provide an exemption where special
conditions or circumstances exist, which is consistent and in harmony with the intent of the zoning
ordinance, which is the most practical or logical solution, and which will achieve equal or greater aesthetic
character than a literal interpretation of the zoning ordinance would otherwise produce. In addition, variance
petitions shall be assessed for consistency with the surrounding neighborhood and impact on adjacent
properties.

PROPOSED POLICY GUIDELINES FOR PRESENTATIONS OF PETITIONS TO THE
LABELLE CITY COMMISSION

A. Petitioner's presentation shall occur first and the petitioner shall have up to 7 minutes
(uninterrupted) to present their petition. (Followed by questions from the Commission)
If additional time is requested, the Commission will vote on the request for any additional time
prior to the petitioner's presentation.

B. Staff will analyze the petition. (Followed by
questions from the Commission to staff)

C. Public comment - each speaker will have up to 3 minutes to present their comments on
the petition. (Followed by questions from the Commission)

D. Petitioner will have up to 3 minutes to present any final
summation. (Followed by questions from Commissioners
for petitioner.)

E. The Public Hearing will be closed.

F. Commission discussion/motion/vote.



PLEASE NOTE:

« Commissioners may initiate discussion, or ask questions of any participant, upon
conclusion of participant's presentation.

« Questions of an informational nature from the petitioners or public speakers may be
asked through the Chair; however, direct questions between witnesses will not be
allowed.

TO REQUEST ADDITIONAL TIME TO PRESENT A PETITION

If you believe your petition may require more than 7 minutes to present, please submit your
request in writing to the City Clerk estimating the amount of time you anticipate you will need

accompanied by a brief explanation of your reason(s) why.
SPECIAL NEEDS FOR EXHIBITS

If you will need special equipment or additional time to set up any exhibits prior to
your presentation, please include that information with the submission of your petition.
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REQUEST STATEMENT

Heritage Oaks Professional Center
Variance
+1.09 ACRES
STRAP #: 2-29-43-01-010-0043-001.0
100 N Lee Street, LaBelle, FL 33935

PROJECT OVERVIEW

The Applicant proposes the development of a commercial /office project on approximately 1.09 acres
located at 100 N Lee Street. The property is designated and zoned Downtown Business District
(DBD) and is intended to support the development and infill development that contributes to a
pedestrian-oriented downtown environment.

To facilitate reasonable development of the property while maintaining consistency with the intent of
the Downtown Center regulations, the Applicant requests variances from Sections 4-71.12.2.1 (Build-
to Line Requirements) and 4-71.13.3 (Frontage Percentage Requirements) of the Hendry County Land
Development Code. to allow the parking area to be located between the building and N. Lee Street
and to allow the principal building to be setback beyond the required build-to line. As part of the
application, the applicant is also requesting approval to remove several significant oak trees currently
on the property

SITE AND LOCATION

The subject property is located in the City of Labelle, identified by Hendry County Folio # 2-29-43
01-010-0043-001.0. The property is located at the southwest corner of N Lee Street and E Yeomans
Ave. N Lee Street and E Yeomans Ave carry local road classifications.

The property is currently vacant and undeveloped. To the north of the subject property is an office;
to the east of Lee Street are single-family dwellings; to the south of Yeomans Avenue is the Taco Bell
& KFC restaurant; and the west is Little Caesars
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REQUEST

The applicant is proposing to develop a new flex office building on a +1.09-acre vacant site. The project
includes a single 10,098-square-foot office building along with associated parking, landscaping, and site
infrastructure improvements. Access to the site would be provided by one driveway connecting to N.
Lee Street, serving both ingress and egress. The site currently contains twenty-eight (28) trees. As
part of the development, twelve (12) existing trees will be preserved, sixteen (16) trees will be
removed, and nineteen (19) new trees will be planted throughout the property. The proposed use is
intended to be consistent with the Downtown Business District / Downtown General land use
designation.

Variance Request Justification

While the Downtown regulations are intended to create a pedestrian-oriented streetscape, strict
application of the build-to line and frontage requirements would significantly limit site design flexibility
and result in additional impacts to several mature oak trees that the Applicant is seeking to preserve.
Locating the building farther back on the site allows for a more efficient layout that balances tree
preservation, parking, circulation, stormwater management, and the functional needs of the proposed
office use.

The requested variances represent the minimum relief necessary to develop the property in a
reasonable manner while retaining a meaningful portion of the existing tree canopy and enhancing the
site with new landscaping. Although the building will not be located within the prescribed build-to
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zone, the project will improve the currently vacant property, provide new professional office space,

preserve twelve existing trees, and introduce nineteen new trees that will contribute to the long-term
character and appearance of the site.

Approval of the requested variances will allow for quality redevelopment that remains consistent with
the overall intent of the Downtown Business District while responding to the unique physical
characteristics of the property.

LAND USE AND ZONING
In the Downtown Walking District Future Land Use, currently zoned Downtown Business District-
Downtown General.

Downtown General Zone consists of mixed use but primarily residential urban fabric. It may have a wide range
of building types: single, side yard, and rowhouses. Setbacks and landscaping are variable. Streets with curbs
and sidewalks define medium-sized blocks.
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Mix of houses, townhouses & small apartment buildings, with scattered commercial activity; balance between
landscape and buildings; presence of pedestrians
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SECTION 3-22 - VARIANCE APPROVAL CRITERIA.

The Heritage Oaks Professional Center project complies with the conditions and procedures
appropriate to support the variance as follows:

Before making a finding on an application for a variance, the city commission shall first determine
that the proposed variation in the application of this code will not:

a. Unique or peculiar conditions or circumstances exist, which relate to the location, size, and
characteristics of the land or structure involved, and are not generally applicable to other lands or
structures in the same district.

Response: The subject property is a small £1.09-acre infill parcel located at a prominent
corner within the Downtown Business District. The site’s constrained size, irregular
development context, and adjacency to both commercial and residential uses create
unique site planning challenges not typically present on larger or more regularly
configured parcels. In addition, the presence of several significantly protected oak trees
further limits developable areas and constrains building placement, parking
configuration, and site circulation.

b. The strict and literal enforcement of the zoning section of the land development regulations
would create an undue hardship as distinguished from a mere inconvenience on the property
owners. Physical handicaps or disability of the applicant and other considerations may be
considered where relevant to the request
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Response: Strict application of the zoning and landscaping/tree preservation
requirements would substantially limit the reasonable development potential of the
site, given the required building footprint, parking needs, stormwater infrastructure,
and circulation requirements for flex office building use. The constraints imposed by
existing significant oak trees and dimensional standards create conflicts that prevent
efficient site layout without minor relief. Without the requested variance, the property
cannot be developed in a manner consistent with the intended Downtown Business
District designation.

¢. The granting of a variance would not be injurious to or incompatible with contiguous uses, the
surrounding neighborhood, or otherwise detrimental to the public welfare.

Response: The proposed flex office building development is compatible with
surrounding uses, which include existing office, institutional, and commercial restaurant
uses, as well as nearby residential dwellings. The project represents an infill
development consistent with the Downtown Business District character and is expected
to enhance the area through improved site conditions, landscaping, and modernized
commercial use. Any impacts associated with tree removal and site development will
be mitigated through required landscaping, buffering, and compliance with applicable
stormwater and design standards.

d. The condition giving rise to the requested variance has not been created by any person presently
having an interest in the property and the conditions cannot reasonably be corrected or avoided
by the applicant.

Response: The existing site conditions, including the location of significant protected
oak trees and the parcel’s dimensional constraints, predate the current application and
were not created by the applicant. These conditions are inherent to the property’s
natural features and historic development pattern. Avoidance of the requested variance
would require either elimination of the proposed use or a substantial reduction in
development yield that is not reasonably feasible within the zoning designation and
market expectations for this type of infill parcel.

e. The requested variance is the minimum modification of the regulation at issue that will afford
relief.

Response: The requested variance is the minimum relief necessary to allow reasonable
development of the property. The site plan has been designed to balance building
placement, parking requirements, access, stormwater management, and tree
preservation while minimizing deviations from the Downtown standards. No additional
variances are requested beyond those necessary to accommodate the proposed layout.

f. The variance granted will not confer on the applicant any special privilege that is denied by these
regulations to other lands, structures, or required improvements under similar conditions.

Response: Approval of the requested variance would not confer any special privilege, as
it is based on site-specific physical and environmental constraints unique to the
property, including its infill location, limited acreage, corner configuration, and
presence of significant protected trees. Any similarly situated property with
comparable constraints would be eligible for similar consideration under the same
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standards. The request ensures equitable application of the code by allowing reasonable
use of a constrained infill parcel consistent with the Downtown Business District intent.

Significant Oak Tree Removal

This application includes a request to remove Significant Oak Trees as defined in the Land
Development Code, Appendix B, Section 2-4. The subject property contains 28 trees within the
proposed *1.09-acre site that meets this definition. Through careful site design, the applicant has been
able to preserve |2 larger trees that are in good health and that will complement the proposed building
and associated site elements. While this may initially appear as a small number of trees being
preserved, examining the current site design and today’s development patterns can demonstrate the
need for removal of these trees as well as the care taken to preserve trees to the greatest extent
possible.

The subject property stands vacant and the trees on site have had +35 years of growth that is reflected
in their size. The majority of these trees are located in areas of the property that restrict reasonable
development to the property. Today’s cost of development would preclude development in this
manner and require the maximization of the development of property for efficiency not only of dollars
but of land itself. Today’s development requires more parking, perimeter buffers and water
management features that were not considered in 1985. All of these design elements come into play
when attempting to preserve exceptional vegetation.

The proposed site plan reflects creativity and a clear attempt to preserve as many of these trees as
possible. The access from N. Lee Street has been configured to preserve two larger Live Oaks and
one Laurel in the east property line while still accommodating the required water management for
the site. The building and associated parking have been designed to incorporate several existing Live
Oaks on the property line to be aesthetically pleasing along the ROW and abutting parcels.
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The Land Development Code Appendix B, Section 4-80.16.4.2 establishes four criteria for tree
removal approval by the City Commission:

1. The applicant shall demonstrate that the significant oak tree(s) prevents the reasonable development of the
site; and

The subject property consists of approximately 1.09 acres and contains two street
frontages, creating a unique and valuable commercial development opportunity. The
location of the significant oak trees substantially limits the site's ability to accommodate
a commercially viable development that meets current market demands, operational
requirements, and applicable development standards. The proposed site design has been
developed with consideration for tree preservation to the greatest extent practicable
while still allowing for the reasonable use and development of the property

2.That relief from other land development code requirements, such as reduced setbacks or parking lot layout,
are not reasonable alternatives for tree preservation; and

The applicant evaluated potential alternatives, including modifications to building
placement, parking lot configuration, internal circulation patterns, and reductions to
setback requirements where feasible. These alternatives were determined to be
impractical because they would significantly constrain the functionality, safety, efficiency,
and economic viability of the proposed development. As a result, preservation of the
subject significant oak trees is not compatible with the reasonable development of the
property.

3.That any approval for significant oak tree removal or relocation be granted by the City Commission does not
adversely impact adjacent properties; and

The proposed removal of the significant oak trees will not create adverse impacts on
adjacent properties. The development will remain subject to all applicable landscaping,
buffering, drainage, and site design requirements intended to protect neighboring
properties and maintain compatibility with surrounding land uses.

4.Demonstration of the required mitigation in accordance with Section 4-80.16.5.

Pursuant to the Land Development Code, mitigation for removed trees is required on a
one-to-one basis, resulting in a requirement to plant sixteen (16) replacement Live Oak
trees. The applicant proposes installing approximately nineteen (19) Live Oak trees on-
site, exceeding the minimum mitigation requirement.

However, due to spacing requirements necessary to ensure the long-term health,
growth, and natural form of the replacement trees, the final number of trees that can be
reasonably accommodated may vary based on field conditions encountered during
construction. Accordingly, the applicant requests that the final mitigation count be
verified during the construction phase. Should site constraints prevent installation of all
required replacement trees, the applicant requests authorization to satisfy any
remaining mitigation obligation through payment of a fee in lieu of planting, as permitted
by the City
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Existing Trees Mitigation Trees

Size DBH (Inches) To Be Unit Paymentin Size DBH
Tree ID (Inches) Species Description Removed price Lieu TreeID (Inches) species Description

1* 22 Live Oak  Broken/Topped 22 Exempt Exempt M-1 8 Live Oak Mitigation Tree
2 23 Live Oak 0 $150.00 $0.00 M-2 8 Live Oak Mitigation Tree
22 Live Oak 22 $150.00 $3,300.00 M-3 8 Live Oak Mitigation Tree
4 20 Live Oak 20 $150.00 $3,000.00 M-4 8 Live Oak Mitigation Tree
5* 21 Live Oak 1/2 Damaged 21 Exempt Exempt M-5 8 Live Oak Mitigation Tree
23 Live Oak 23 $150.00 $3,450.00 M-6 8 Live Oak Mitigation Tree
7 20 Laurel Oak 20 $150.00 $3,000.00 M-7 8 Live Oak Mitigation Tree
8 30 Live Oak 30 $150.00 $4,500.00 M-8 8 Live Oak Mitigation Tree
37 Live Oak 0 $150.00 $0.00 M-9 8 Live Oak Mitigation Tree
10 24 Laurel Oak 0 $150.00 $0.00 M-10 8 Live Oak Mitigation Tree
11 25 Live Oak 0 $150.00 $0.00 M-11 8 Live Oak Mitigation Tree
12 37 Live Oak 0 $150.00 $0.00 M-12 8 Live Oak Mitigation Tree
13 32 Laurel Oak 32 $150.00 $4,800.00 M-13 8 Live Oak Mitigation Tree
14 33 Laurel Oak 33 $150.00 $4,950.00 M-14 8 Live Oak Mitigation Tree
15* 24 Laurel Oak Broken/Topped 24 Exempt Exempt M-15 8 Live Oak Mitigation Tree
16 30 Live Oak 30 $150.00 $4,500.00 M-16 8 Live Oak Mitigation Tree
17 25 Live Oak 25 $150.00 $3,750.00 M-17 8 Live Oak Mitigation Tree
18 25 Live Oak 25 $150.00 $3,750.00 M-18 8 Live Oak Mitigation Tree
19 33 Live Oak (On Property Line) 33 $150.00  $4,950.00 M-19 8 Live Oak Mitigation Tree
20 28 Live Oak 0 $150.00 $0.00 Total 152
21 33 Live Oak 0 $150.00 $0.00
22 16 Laurel Oak 16 $150.00  $2,400.00
23 63 Live Oak MT 39" +24" 0 $150.00 $0.00
24 16 Laurel Oak 0 $150.00 $0.00
25 70 Live Oak MT 44" + 26" 0 $150.00 $0.00
26 22 Laurel Oak 0 $150.00 $0.00
27 23 Live Oak 23 $150.00  $3,450.00
Total 777 399 $49,800.00
Total Inches Removed = 247
Total Inches Exempt = 67
Subtotal Inches Removed = 180 $150.00 $27,000.00
Notes:

*-Per LDC Sec. 4-80.16.4, Significant Trees that are weakened by disease, age, storm, fire, or
other injury; are determined dead; or are in such a significant state of decline that death is
imminent may be removed.
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Florida Limited Liability Company
N LEE ST HOLDING LLC

Filing Information

Document Number L22000116171
FEI/EIN Number 88-1059864
Date Filed 03/07/2022
State FL

Status ACTIVE

Principal Address

14380 RIVA DEL LAGO DR
1904
FORT MYERS, FL 33907

Mailing Address

PO BOX 60062
FORT MYERS, FL 33906

Registered Agent Name & Address
VALENTINE, MATTHEW R
14380 RIVA DEL LAGO DR

1904

FORT MYERS, FL 33907

Authorized Person(s) Detail

Name & Address

Title MGR
VALENTINE, MATTHEW R

14380 RIVA DEL LAGO DR, 1904
FORT MYERS, FL 33907

Annual Reports

Report Year Filed Date
2024 02/02/2024
2025 02/12/2025
2026 01/15/2026

Document Images
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01/15/2026 -- ANNUAL REPORT

02/12/2025 -- ANNUAL REPORT

02/02/2024 -- ANNUAL REPORT

01/27/2023 -- ANNUAL REPORT

03/07/2022 -- Florida Limited Liability
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