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Planning Commission
PLANNING DEPARTMENT
Staff Report
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Planning Commission Agenda Item:
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Applicant:

April 26, 2022
7a.
CUP-2022-33
Gus Simmons, O’Halloran and Simmons
PLLC on behalf of Priscilla Murphy Center
Condo Association (re: Sanibel Captiva
Community Bank)

RE: Consideration of a request for Conditional Use Permit, filed pursuant to

Land Development Code Section 82-204 – Application and hearing, and
Section 126-90 – Drive-in and drive-through facilities, to allow for a drivethrough ATM in conjunction with a change of use from office to bank,
located at 1019 Periwinkle Way (Priscilla Murphy Center) – tax parcel No.
19-46-23-T3-00700.00CE. The application is submitted by Gus Simmons,
O’Halloran and Simmons PLLC (the applicant), on behalf of Priscilla
Murphy Center Condo Association (the property owner). Application No.
CUP-2022-33.
ISSUES
Pursuant to Land Development Code Section 82-201 and Section 82-203, the subject
application has been referred to the Planning Commission to address the following issues:
1. Does the proposed development comply with the conditional use
general and specific requirements, respectively, that are cited
under Land Development Code Sections 126-82 and 126-90?
2. If the Planning Commission approves the application, what
additional conditions should be attached to this authorization?
ATTACHMENTS
There are eight attachments accompanying this Staff Report. The applicant’s narrative
statement and responses to general and specific requirements of Land Development
Code Section 126-82 and 126-90, respectively, is provided as Attachment A. Additionally,
the proposed site plan is provided as Attachment B, the proposed floor plan is provided
as Attachment C, a traffic impact statement and parking demand analysis is provided as
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Attachment D, and a commercial landscape buffer plan is provided as Attachment E. A
memorandum from City of Sanibel Natural Resources Department dated April 20, 2022,
is provided as Attachment F. A copy of Specific Amendment Ordinance 84-10 is provided
as Attachment G. Public comment is provided as Attachment H.
BACKGROUND
The subject property, located at 1019 Periwinkle Way, is approximately 1.14 acres
situated in the GC – General Commercial zoning district, as well as the F-Mid Island
Ridge ecological zone. The property was developed as a multi-occupancy commercial
center, known as Priscilla Murphy Center, prior to city incorporation in the late 1940s –
early 1950s.
Notable permit history includes Specific Amendment 84-10, which amended
development intensity to allow for the development of 7,000 square feet of commercial
floor area (14.12%) on the subject parcel to provide six dwelling units on a parcel
commonly owned to the south, which is now known as Beach Road Villas. The
maximum allowed 14.12% is greater than the maximum commercial floor area that is
otherwise permitted within the General Commercial district (10%).
The existing center includes four buildings: Norris Furniture of Sanibel, a 1,668 square-foot
retail furniture store at 1025 Periwinkle Way; two integrally connected buildings at 1019
Periwinkle Way occupied by John R. Wood Properties – a real estate office – and
Sanibel Captiva Community Bank at 5,097 square feet; and an accessory carport
structure. The total commercial floor area of Priscilla Murphy Center is 6,765 square feet
or 13.62% of the parcel size. The subject parcel provides an existing total of 31 off-street
asphalt parking spaces, including four spaces within the carport.
Neighboring land uses, include the aforementioned Beach Road Villas, residential
development, to the south; Sanibel Service Center (Chevron) to the east; and Sanibel
Commons (Bait Box, Island Condo Maintenance, and a current location of Sanibel
Captiva Community Bank). Periwinkle Way and the City’s Shared Use Path abuts the
subject property to the north, and across the street is Sanibel Fresh, a restaurant.
PROPOSAL
The applicant is seeking a conditional use permit to allow for construction of a drivethrough automated teller machine (ATM), as accessory to the primary bank use of 1019
Periwinkle Way, units 2 and 3.
The applicant has also separately filed permit application BLDR-2021-1379 for remodel of
a nonresidential structure (units 4 and 5) with exterior changes, which has been issued
and is in progress, and plan application, HPN-2022-36, for nomination of the principal
structure for placement on the local register of historic landmarks. A second permit
application will be filed for staff review to remodel of units 2 and 3 with exterior changes.
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ANALYSIS
The property is subject to Chapter 126 – Zoning, Article VIII. – Commercial Districts, Division
2. – GC General Commercial District standards, which provides that any drive-in or drivethrough facility in conjunction with a permitted use (bank) is a conditional use. This division
also provides required conditions of development addressing maximum floor area ratio,
height, setbacks, coverage, developed area and vegetation removal. The
environmental performance standards of the F-Mid Island Ridge ecological zone are also
applicable, generally.
Staff has concluded that the proposed improvements associated with this application
will maintain compliance with developed area and vegetation removal, as well as
maximum floor area ratio, which will increase by 162 square feet for a total of 6,927
square feet or 13.94% of the subject parcel. There is no proposed change to the height
of structures, therefore compliance is maintained. The scope of work will not affect the
degree to which existing buildings, lawfully, do not comply with setback requirements.
Compliance with commercial parking setback requirements is achieved within the front
setback, where three nonconforming parking spaces are to be removed and revegetated pursuant to Land Development Code Section 122-48 – types, varieties and
numbers of plants required, as demonstrated by the commercial landscape buffer plan
provided by the applicant (Attachment E). The site plan also eliminates an existing
nonconformity and achieves compliance with limitations of coverage (impermeable) by
proposing to replace the impervious asphalt parking lot with permeable pavers (50%
permeable).
Planning has reviewed the applicant’s narrative response (Attachment A) and supporting
documentation alongside the general requirements of a conditional use in Land
Development Code Section 126-82, and makes the following findings:
Sec. 126-82. - General requirements.
The planning commission shall authorize conditional uses in the zones in which they are
permitted, after public hearing, only upon the following requirements being met:
(1) The proposed development shall not adversely affect compatibility with other
uses, either on, adjacent to, or nearby the parcel; shall not adversely affect the
traffic flow to a significantly greater extent than permitted uses; shall not adversely
affect the health, safety and welfare of the community or its goals and objectives;
and shall be inherently beneficial to the community or reasonably necessary to its
convenience.
(2) A request for conditional use approval shall be accompanied by a site
development plan prepared in accordance with the requirements of subsection
82-382(13).
(3) In reviewing requests for conditional uses, the planning commission may impose,
as necessary, conditions to protect adjacent or nearby parcels and in furtherance
of the public interests, with regard to location, design, intensity of use, architectural
treatment, siting, landscaping, maintenance and operation of the uses.

Page 3 of 9

(4) The developer must demonstrate that the proposed use is coordinated, to the
greatest extent possible, with adjoining developments. Where applicable, this
coordination shall include examination of all opportunities to share or combine
drives and entry points, parking areas, sewage treatment facilities, pedestrian
walkways and other service facilities.
(5) The planning commission shall consider the nature of the site, its size and its
configuration to determine whether the parcel is adequate to:
a. Accommodate the placement and arrangement of structures so as to
promote the best possible vehicular and pedestrian access and internal
circulation;
b. Maximize energy efficiency and compatibility with adjoining uses on and
off the site; and
c. Minimize the need for additional off-site transportation improvements.
(6) In considering a proposed conditional use for approval, the planning commission
shall evaluate the proposal in consideration of the following factors:
a. Conformance with Sanibel Plan. No conditional use may be approved
unless it is in accord with the Sanibel Plan.
b. Internal compatibility. Any proposed conditional use must be compatible
with other existing or proposed uses on the same site; that is, no use may
have any undue adverse impact on any neighboring use. An evaluation of
the internal compatibility of a conditional use should be based on the
following factors:
1) The streetscape;
2) The existence or absence of, and the location of, open spaces,
plazas, recreational areas and common areas;
3) The use of existing and proposed landscaping;
4) The treatment of pedestrian ways;
5) Focal points and vistas;
6) The use of the topography, physical environment and other natural
features;
7) Traffic and pedestrian circulation pattern;
8) The use and variety of building setback lines, separations and
buffering;
9) The use and variety of building groupings;
10) The use and variety of building sizes and architectural styles;
11) The use and variety of materials;
12) The separation and buffering of parking areas and sections of
parking areas;
13) The variety and design of dwelling types;
14) The particular land uses proposed and the conditions and
limitations thereon;
15) The form of ownership proposed for various uses; and
16) Any other factor deemed relevant to the privacy, safety,
preservation, protection or welfare of any existing or proposed use
on the site.
c. External compatibility. All proposed conditional uses must be compatible
with existing and planned uses of surrounding properties; that is, no internal
use may have any avoidable or undue adverse impact on any existing or
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planned surrounding use. An evaluation of the external compatibility of a
proposed conditional use should be based on the following factors:
1) All of those factors listed in subsection (6)b of this section;
2) The particular uses proposed and the conditions and limitations
thereon;
3) The type, number and location of surrounding external uses;
4) The Sanibel Plan designation and zoning on surrounding lands; and
5) Any other factor deemed relevant to the privacy, safety,
preservation, protection or welfare of lands surrounding the
proposed conditional use and any existing or planned use of such
lands.
d. Intensity of development. The residential density and intensity of
commercial use of a conditional use shall be compatible with (that is, shall
have no undue adverse impact upon) the physical and environmental
characteristics of the site and surrounding lands. Within the maximum
limitation of the Sanibel Plan and this Land Development Code, the
permitted residential density and intensity of commercial use in a proposed
conditional use may be adjusted in consideration of the following factors:
1) The locations of various proposed uses within the site and the
degree of compatibility of such uses with each other and with
surrounding uses;
2) The amount and type of protection provided for the safety,
habitability, and privacy of land uses both internal and external to
the site;
3) The existing residential density and intensity of commercial use of
surrounding lands;
4) The availability and location of utilities, services and public facilities
and services;
5) The amount and size of open spaces, plazas, common areas and
recreation areas;
6) The use of energy-saving techniques and devices, including sun
and wind orientation;
7) The existence and treatment of any environmental hazards to the
site or surrounding lands;
8) The access to and suitability of transportation routes proposed
within the site and existing external transportation systems and
routes; and
9) Any other factor deemed relevant to the limitation of the intensity
of development for the benefit of the public health, welfare and
safety.
e. Environmental constraints. The site of the proposed conditional use shall be
suitable for use in the manner proposed without hazards to persons,
vegetation, or wildlife, either on or off the site from the likelihood of
increased flooding, erosion, or other dangers, annoyances, or
inconveniences. Condition of soil, water level, drainage, and topography
shall all be appropriate to the pattern and intensity of development
intended.
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f.

Off-street parking. Sufficient off-street parking, for bicycles and other
vehicles as well as cars, shall be provided. The specific requirements of this
Land Development Code shall be used as a guide only. Parking areas shall
be constructed in accordance with such standards as are approved by
the planning commission to ensure that they are safe and maintainable
and that they allow for sufficient privacy for adjoining uses.

Staff finds the application is generally consistent with the Sanibel Plan and, by extension,
the general requirements of this section, specifically in regard to intensity of
development, internal and external compatibility of this conditional use.
The applicant’s site plan (Attachment B), Traffic Impact Statement and Parking Demand
Analysis (Attachment D) and Landscape Buffer Plan (Attachment E) further supports the
applicant’s proposed development and use as generally compatible with its
surroundings. Furthermore, staff notes the elimination of several nonconforming features
of the existing development, and that the site plan achieves compliance with standards
that relate to Sanibel Plan goals of scenic preservation and stormwater management.
Staff finds the total number of parking spaces proposed (28) to sufficiently meet the
parking demand of the center, acknowledging that the proposed drive-through ATM will
effectively reduce the demand for parking associated with walk-in customer service.
Furthermore, staff recommends that conditions to require facilities for bike parking at
each commercial building to accommodate transportation alternatives to vehicles, and
to provide an inter-connectivity path from the Sanibel Captiva Community Bank building
to the Shared Use Path to encourage safe access for bicycles and pedestrians by
reducing conflicts with vehicular traffic at driveways.
Due to the location of structures at adjacent commercial properties and the internal
circulation of traffic on the subject parcel, staff finds there are no opportunities for
coordinating shared access, parking or other facilities, as suggested by substandard (4).
Overall, staff does not anticipate the proposed conditional use to have any adverse
impacts on the health, safety and welfare of the Sanibel community.
Planning has also reviewed the applicant’s narrative response (Attachment A) alongside
the specific requirements of a drive-through facility in conjunction with a permitted use,
in Land Development Code Section 126-90, and makes the following findings:
Sec. 126-90. - Drive-in and drive-through facilities.
Drive-in and drive-through facilities in conjunction with a permitted use shall be permitted
as a conditional use subject to the following conditions set forth in this section:
(1) No access driveway to any parcel on which such use is located shall be any closer
than 200 feet to the intersection of Periwinkle Way with Causeway Road, Beach
Road, Donax Street, Dixie Beach Boulevard, Casa Ybel Road, Palm Ridge Road,
or Tarpon Bay Road, or the intersection of Tarpon Bay Road with Palm Ridge Road,
as measured from the closest outermost edge of the intersecting access driveway,
not including the turning radius, as extended to the centerline of the intersected
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street to the closest outermost edge of the intersecting street, not including the
turning radius, as extended to the centerline of the intersected street.
(2) All drive-in or drive-through service areas shall be designed to stack a minimum of
four cars per lane, without interfering with on-site or off-site traffic circulation.
(3) All drive-in or drive-through service areas shall be counted toward the maximum
permitted commercial floor area for the parcel.
(4) Nothing in this article or any other provision of this Land Development Code shall
be construed to allow drive-up, drive-through or drive-in lanes with carry-out
service windows in or at any restaurant, food service operation or beverage or
liquor store, and drive-up, drive-through or drive-in lanes with carry-out service
windows in or at any restaurant, food service operation or beverage or liquor store
are specifically prohibited.
Staff finds the subject application complies with all four specific requirements of this
section, noting specifically:
•
•
•

•

Of the major intersections of Periwinkle Way cited by Section 126-90(1), the nearest
is Causeway Road at a distance of approximately 668 linear feet.
The site plan demonstrates compliance with minimum vehicle stacking and
provides a bypass lane for through traffic.
With the addition of 162 square feet of commercial floor area, at the location of
ATM service, the application proposes to increase floor area ratio to 13.94%, which
complies with the maximum allowable floor area ratio of 14.12%, as established by
Specific Amendment 84-10.
The applicant does not propose, nor would be permitted, use of the drive-through
for carry-out service for a restaurant or liquor store.

Lastly, pursuant to Land Development Code Section 122-46. – General requirements, in
Article II. – Landscaping, Division 2. Commercial and Institutional Uses of Chapter 122 –
Vegetation, no approval shall be issued for any commercial use; or for a change of use
from one commercial use to another commercial use; unless such approval requires
compliance with this division. The applicant submitted a commercial landscape plan
(Attachment E), which was reviewed by the Natural Resources Department for
compliance.
The Natural Resources Department has concluded that the proposed landscape plan
will achieve compliance with Land Development Code Section 122-49 – Types, varieties
and number of plants required. However, compliance with Land Development Code
Section 122-48 – Location and size of required buffers is not achievable due to the
location of existing structures within the 15-foot side and rear setback. Staff advised the
applicant to submit a waiver application from Section 122-48 for Planning Commission
authorization. Due to administrative policy relating to long form permit filing and
scheduling procedure, the applicant was unable to schedule these applications
concurrently. Application WVR-2022-61 has been filed and will be legally advertised for
public hearing at the May 10, 2022 Planning Commission meeting. A copy of the Natural
Resources Department memorandum prepared by Environmental Biologist Dana
Dettmar, dated April 20, 2022, is provided as Attachment F.
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PUBLIC COMMENT
Staff received one public comment pertaining to the subject conditional use application
from Michael J. McGill, 1039 Beach Road #102, on behalf of the Beach Road Villas
Condominium Association. A copy of public comment is provided with this staff report as
Attachment H.
RECOMMENDATIONS AND CONDITIONS
Staff recommends approval of application CUP-2022-00033, with the following
conditions:
1. The use of the drive-through facility shall be limited to ATM service associated with
the permitted bank use.
2. Comply with the site plan, provided as Attachment B, to the staff report dated April
26, 2022. Site areas for inter-connectivity shall not count toward limitations on
coverage (impermeable) and developed area/vegetation removal pursuant to
Land Development Code Section 126-855; Site areas for building access for
people with disabilities may encroach within the front commercial parking
setback as necessary to achieve compliance with the Americans with Disabilities
Act (ADA), pursuant to Land Development Code Section 126-940.
3. The applicant shall obtain all Building and Development permits prior to
commencement of development activity.
4. A minimum of 28 vehicle parking spaces must be provided on-site and parking
facilities for no less than 10 bicycles (i.e., bike rack) at each commercial building.
No more than 1 space may be reserved as a vehicle charging station.
5. Installation of an inter-connectivity path from the Sanibel Captiva Community
Bank building to the Shared Use Path abutting the north property line is required
to provide safe independent access for bicycles and pedestrians.
6. An application for wavier of LDC Section 122-48. – Location and size of required
vegetation buffers shall be submitted for Planning Commission consideration and
obtained within 60 days, as necessary to formally approve the landscape buffer
plan with side and rear buffer widths of less than 15 feet measured from the
property line.
7. Exotic species of plants which out compete or otherwise displace native plants,
including Brazilian pepper Schinus terebinthifolius, the Cajeput or Punk tree
Melaleuca quinquenervia, Earleaf Acacia Acacia auriculiformis, Lead tree
Leucaena leucocephala, Java Plum Syzgium cumini, Air Potato Dioscorea
bulbifera, Exotic Inkberry Scaevola frutescens, Scaevola sericea and Mother-inlaw's Tongue/Bowstring Hemp Sansevieria hyacinthoides shall be removed from
within the boundaries of the parcel proposed for development or site alteration.
The parcel shall be kept permanently free of such exotics.
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8. All new and existing outdoor lighting fixtures shall be downward-facing full-cutoff
fixtures, unless architectural features otherwise provide a functional equivalent.
Uplighting is prohibited. All exterior lighting shall be designed and installed to
prevent glare and light trespass. Light shall not be allowed to cause glare
affecting motorists, bicyclists, or other users of roads, driveways and bicycle
paths. Light shall not trespass over property lines.
INDEX TO STAFF REPORT ATTACHMENTS
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment
Attachment

A
B
C
D
E
F
G
H

–
–
–
–
–
–
–
–

Applicant’s Narrative Response to LDC Section 126-82 and 126-90
Site Plan
Floor Plan
Traffic Impact Statement and Parking Demand Analysis
Commercial Landscape Buffer Plan
Memorandum from Natural Resources Department
City Council Ordinance, Specific Amendment 84-10
Public Comment
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APPLICANT’S NARRATIVE DESCRIPTION OF HOW THIS APPLICATION MEETS
THE CONDITIONAL USE GENERAL REQUIREMENTS OF THE CITY OF SANIBEL
LAND DEVELOPMENT CODE SECTION 126.82 AND THE SPECIFIC
REQUIREMENTS FOR THIS TYPE OF CONDITIONAL USE AS SET FORTH IN THE
CITY OF SANIBEL LAND DEVELOPMENT CODE SECTION 126.90.
PREFACE
The applicant is requesting approval from the Planning Commission for a Conditional Use permit
to allow construction/installation of a drive-through automated teller (ATM) with drive-through
tube. The business is located in the Pricilla Murphy Center Condo Association (“Center”) which
is located in two units of an approved commercial use at 1019 Periwinkle Way (see “Exhibit A”
attached).
Following is a description of the applicant’s response as to how this application meets the general
and specific requirements of the City of Sanibel Land Development Code.
GENERAL REQUIREMENTS OF SECTION 126.82:
(1)

The proposed development shall not adversely affect compatibility with other uses,
either on, adjacent to, or nearby the parcel; shall not adversely affect the traffic flow
to a significantly greater extent than permitted uses; shall not adversely affect the
health, safety and welfare of the community or its goals and objectives; and shall be
inherently beneficial to the community or reasonably necessary to it convenience.
Response: The property on which this use will be located at the Eastern end of Periwinkle,
just West of Causeway Blvd., is a designated Commercial District. This Center is occupied
by the applicant and John R. Wood Realty with another stand-alone building occupied by
Norris Furniture. All of the other nearby properties are commercial with the exception of
the land to the South which Beach Road Villas Condo Association. The applicant’s
proposed additional use will not result in any increase in the intensity of use of the property
or be incompatible or inappropriate with those other uses or adjacent to or nearby the
property. Nor will the proposed use of the parcel adversely affect the traffic flow to a
greater extent than permitted uses. Nor shall the proposed amendment adversely affect the
health, safety and welfare of the community or its goals and objectives. The
implementation of drive-through automated teller (ATM) with drive-through tube will
minimize person to person contact and eliminate any parking issues, which would
otherwise be used if no drive-through automated teller (ATM) with drive-through tube
existed and, it will be inherently beneficial to the community and is necessary for the
convenience of both its permeant and transit residents.

(2)

A request for conditional use approval shall be accompanied by a site development
plan prepared in accordance with the requirements of subsection 82-382(13).
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ATTACHMENT A

Response: Attached as updated Exhibit E is the survey/site development plan, which
includes an electrical/light fixture schedule. Pursuant to LDC Section 82-382(30), the City
Manager or Planning Commission may waive those requirements which are not essential
to processing the application.
(3)

In reviewing requests for conditional uses, the planning commission may impose, as
necessary, conditions to protect adjacent or nearby parcels and in furtherance of the
public interests, with regard to location, design, intensity of use, architectural
treatment, siting, landscaping maintenance and operation of the uses.
Response: The applicant has been in communication with the City/Planning regarding the
contemplated plans, which are collateral in nature to this conditional use application, all of
which shall have no negative impact on adjacent or nearby parcels and candidly should
have a positive impact with regard to public interest.

(4)

The developer must demonstrate that the proposed use is coordinated, to the greatest
extent possible, with adjoining developments. Where applicable, this coordination
shall include examination of all opportunities to share or combine drives and entry
points, parking areas, sewage treatment facilities, pedestrian walkways and other
service facilities.
Response: The development of the Center as a whole already contemplated one of the two
driveways as a shared driveway and therefore this particular conditional use permit shall
have no impact on the existing uses with the commercial neighbor of the Center. Although
the applicant shall coordinate with John R. Wood Realty and Norris Furniture to all
necessary degrees.

(5)

The planning commission shall consider the nature of the site, its size and its
configuration to determine whether the parcel is adequate to:
a. Accommodate the placement and arrangement of structures so as to promote the
best possible vehicular and pedestrian access and internal circulation;
b. Maximize energy efficiency and compatibility with adjoining uses on and off the
site; and
c. Minimize the need for additional off-site improvement.
Response: A copy of the site plan accompanies this application in order to demonstrate
that the center is located on a 49,589 square foot (1.14 acres) parcel and demonstrates
that:
a. The placement and arrangement of the structures as built, promotes the best
possible vehicular and pedestrian access and internal circulation.
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b. There are no off-site commercial uses. The on-site use of the applicant’s units
blends well with the Center existing use.
c. The only need for additional off-site will be resolved upon the applicant’s collateral
construction/improvement permits.
(6)

In considering a proposed conditional use for approval, the planning commission
shall evaluate the proposal in consideration of the following pertinent factors:
a. Conformance with Sanibel Plan. No conditional use may be approved unless it is
in accord with the Sanibel Plan.
b. Internal compatibility. Any proposed conditional use must be compatible with
other existing or proposed uses on the same site; that is, no use may have any
undue adverse impact on any neighboring use. An evaluation of the internal
compatibility of a conditional use should be based on the following factors:
1. The street scape;
2. The existence or absence of, and the location of, open spaces, plazas,
recreational areas and common areas;
3. The use of existing and proposed landscaping;
4. Traffic and pedestrian circulation pattern; and
5. Any other factor deemed relevant to the privacy, safety, preservation,
protection or welfare of any existing or proposed use on the site.
Response:
a. The location and proposed use of the property conforms to the Sanibel Plan.
b. The proposed scope of the applicant’s use of the property with other on-site uses are
and have been compatible with both the existing uses and those permitted uses under
the City of Sanibel Land Development Code. The applicant’s use of the property as
proposed will not have any adverse impact on any neighboring uses. The Land
Development Code lists 16 factors upon which the planning commission may evaluate
the compatibility of a proposed conditional use may be evaluated. In the applicant’s
opinion only five are applicable when contemplating this conditional use permit outside
of any collateral improvements to be proposed/permitted. .
1. Street scape: There two existing driveways to the Center (one for ingress/egress
and the other proposed to be for egress only), both of which have been existing
since the development of the Center and the proposed conditional use permit
(applicable location thereof) does not interfere with or impact the street scape.
2. The site plan accompanies this application and depicts the location of open spaces,
plazas, recreation areas and common areas as applicable. The property was
Page 3 of 7

developed to provide a wide pedestrian walkway providing pedestrian access to all
of the commercial uses in the Center as well as the parking lot. In addition, there
are numerous landscape islands and common areas.
3. The use of the existing landscaping. The existing landscaping provides adequate
boundary buffers on each applicable side of the Center. See attached proposed
Landscape Plan.
4. Traffic and pedestrian circulation pattern. The Center will have pervious pavers
installed walkways/ramps throughout the parcel to provide protection from
interaction between pedestrian and vehicular traffic. All interior traffic
infrastructure accommodates the occupants/ tenants and their clients. The applicant
intends to propose that all vehicle traffic on the East side of the Center flow in a
one way direction exiting the Center, which has been the historically applied default
pattern. This is the only intense modification of the existing parcel that can be
modified to further enhance the internal compatibility of the proposed amended
commercial use.
5. A copy of the site plan accompanies this application in order to demonstrate that
the center is located on a 49,589 square foot (1.14 acres) and demonstrates that the
placement and arrangement of the structure, as built, and the proposed locations of
the conditional use permit as well as collateral improvements to be proposed and
promotes the best possible vehicular and pedestrian access and internal circulation.
c. External compatibility. All proposed conditional uses must be compatible with
existing and planned uses of surrounding properties; that is, no internal use may
have any avoidable of undue adverse impact on any existing or planned
surrounding use. An evaluation of the external compatibility of a proposed
conditional use should be based on the following factors:
1. All of those factors listed in subsection (6)b of this section;
2. The particular uses proposed and the conditions and limitations thereon;
3. The type, number and location of surrounding external uses;
4. The Sanibel Plan designation and zoning on surrounding lands; and
5. Any other factor deemed relevant to the privacy, safety, preservation,
protection or welfare of lands surrounding the proposed conditional use and any
existing or planned use of such lands.
Response: The applicant proposed conditional use modification does not require nor is
it requested that there by any be any change the external compatibility and the proposed
use will be coordinated with the surrounding external uses. The surrounding/adjacent
properties are all commercial use and the only exception is the Beach Road Villas
Condo Association located behind/to the South of the Center. There will be no variation
from the preset use of the property which conforms with the Sanibel Plan and Land
Developed Code. There are no factors occasioned by the proposed use that would be
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deemed relevant to the privacy, safety, preservation, protection or welfare of the lands
surrounding the proposed conditional use of the property.

d.

Intensity of development. The residential density and intensity of commercial
use of a conditional use shall be compatible with (that is, shall have no undue
adverse impact upon) the physical and environmental characteristics of the site
and surrounding lands. Within the maximum limitation of the Sanibel Plan and
this Land Development Code, the permitted residential density and intensity of
commercial use in a proposed conditional us may be adjusted in consideration of
the following factors:
1.
2.
3.
4.
5.
6.
7.
8.
9.

The locations of various proposed uses within the site and the degree of
compatibility of such uses with each other and with surrounding uses;
The amount and type of protection provided for the safety, habitability, and
privacy of the land uses both internal and external to the site;
The existing residential density and intensity of commercial us of surrounding
lands;
The availability and location of utilities, services and public facilities and
services;
The amount and size of open spaces, plazas, common areas and recreation
areas;
The use of energy-saving techniques and devices, including sun and wind
orientation;
The existence and treatment of any environmental hazards to the site or
surrounding lands;
The access to and suitability of transportation routes proposed within the site
and existing external transportation systems and routes; and
Any other factor deemed relevant to the limitation of the intensity of
development for the benefit of the public health, welfare and safety.

Response: There is no proposed change and intensity of commercial use occasion by
this Conditional Use Permit. The Conditional Use Permit to allow the use of a drivethrough automated teller (ATM) with drive-through tube and reduce any potential
congestion for available parking spaces by residents, clients and visitors. The proposed
conditional use permit will serve all of the residents, clients and visitors.
e. Environmental constraints. The site of the proposed conditional use shall be
suitable for use in the manner proposed without hazards to persons, vegetation,
or wildlife, either on or off the site from the likelihood of increased flooding,
erosion, or other dangers, annoyances, or inconveniences. Condition of soil, water
level, drainage, and topography shall all be appropriate to the pattern and
intensity of development intended.
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Response: The site is fully developed in accordance with the Land Development Code
and is suitable for the proposed use without any hazards to person, vegetation or
wildlife. All of the environmental factors of this Section of Code have been addressed
during the development and redevelopment of the facility.
f. Off-street parking. Sufficient off-street parking, for bicycles and other vehicles as
well as cars, shall be provided. The specific requirements of this Land
Development Code shall be used as a guide only. Parking areas shall be
constructed in accordance with such standards as are approved by the planning
commission to ensure that they are safe and maintainable and that they allow for
sufficient privacy for adjoining uses.
Response: The use proposed by this application will not result in any increase in need
for off street parking for bicycles or other vehicles. The applicant can demonstrate that
the proposed Conditional Use will result in a reduction in frequency, duration and
intensity of off street parking of client and customer parking, all on-site parking has
been constructed and/or proposed in accordance with standards adopted by the
Planning Commission as exhibited in the City of Sanibel Land Development Code and,
insures that the parking facilities are safe, maintained and allows for sufficient privacy
and availability for adjoining uses. See attached Parking Demand/Analysis.
Specific Conditional Use Requirements for Drive-in and drive-through facilities.
Sec. 126-90.- Drive-in and drive-through facilities
Drive-in and drive-through facilities in conjunction with a permitted conditional use shall be
permitted as a conditional use subject to the following conditions set forth in this section:
(1) No access driveway to any parcel on which such use is located shall be any closer than
200 feet to the intersection of Periwinkle Way with Causeway Road, Beach Road, Donax
Street, Dixie Beach Boulevard, Casa Ybel Road, Palm Ridge Road, or Tarpon Bay Road,
or the Intersection of Tarpon Bay Road with Palm Ridge Road, as measured from the
closest outermost edge of the intersecting access driveway, not including the turning
radius, as extended to the centerline of the intersected street to the closest outermost edge
of the intersecting street, not including the turning radius, as extended to the centerline
of the intersected street.
(2) All drive-in or drive-through service areas shall be designed to stack a minimum of four
cars per lane, without interfering with on-site or off-site traffic circulation.
(3) All drive-in or drive-through service areas shall be counted toward the maximum
permitted commercial floor area for the parcel.
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(4) Nothing in this article or any other provision of this Land Development Code shall be
construed to allow drive-up, drive-through or drive-in lanes with carry-out service
windows in or at any restaurant, food service operation or beverage or liquor store, and
drive-up, drive-through or drive-in lanes with carry-out service windows in or at any
restaurant, food service operation or beverage or liquor store are specifically prohibited.
Response:
(1) The access driveways for the Center are no closer than 200 feet from any of the intersection
cited in 126-90.
(2) The proposed Site Plan allows for stacking of a minimum of four (4) cars per lane, wherein
there is only one proposed drive-through lane.
(3) The proposed drive-through automated teller (ATM) with drive-through tube will not
exceed the maximum permitted commercial floor area.
(4) The proposed drive-through automated teller (ATM) with drive-through tube will not be
utilized for restaurant, food service operation, beverage or liquor store purposes. It shall
exclusively be utilized for banking purposes.
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EXHIBIT “F”
-Floor Plans
*Bank Use = 2,901 SQ.FT.
-Bank Area: 1,715 +/- SQ.FT.
-Tenant Space Area: 862 +/- SQ.FT.
-Open Deck Area: 266 SQ.FT.
-Covered Entry: 64 SQ.FT.

*Total CFA for Priscilla Murphy Shopping Center = 8,591.85 SQ.FT.
-1025 Periwinkle Way (Norris Furniture) = 1,786.61 per Lee County Property
Appraiser Floor Plan Attached);
-John R. Wood Portion of the Structure: 3,076 SQ.FT.
-Air Conditioned Office Area: 2,613
-Covered Porch: 438 SQ.FT.
-Covered Entry: 25 SQ.FT.
-Bank Use: 2,901 SQ.FT.
-Enclosed Garage (common roof with Carport): 414.12 SQ.FT.
-Carport (common roof with Enclosed Garage): 414.12 SQ.FT.
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FloorPlanGenerator.aspx (320×320)

1025 Periwinkle Way / Norris Furniture

https://www.leepa.org/dotnet/FloorPlan/FloorPlanGenerator.aspx?FolioID=10125357&BuildingNo=1&FloorNo=1&Current=true&Weight=640
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ATTACHMENT D

1. PURPOSE
OBJECTIVE
This report has been prepared in accordance with Lee County Department of Community
Development criteria as outlined in the Lee County Traffic Impact Statement Guidelines and the
Lee County Turn Lane Policy for projects seeking Development Permit approval. This report
analyzes the anticipated traffic conditions of the proposed development in order to determine any
adverse roadway impacts associated with the addition of Sanibel Captiva Community Bank –
East Sanibel Branch.
The subject parcel per the most recent boundary survey by Haley Ward, Inc. is 1.138 acres.
This Traffic Impact Statement is based on the assumption that the proposed facility will be
completed in 2022.

2.

SITE DESCRIPTION

SITE LOCATION
Sanibel Captiva Community Bank – East Sanibel Branch is a 1.138-acre project located on the
south side of Periwinkle Way in Section 19, Township 46 South, Range 23 East, Sanibel, Florida
(see Exhibit 1). The applicant proposes to convert an existing 5,183 square foot one-story retail
plaza into a 2,581 square foot drive-in bank (with one remote teller and one ATM) and a 2,602
square foot real estate office. The existing stand-alone 1,700 square foot retail building will remain
as is.
Access to the proposed development will be provided by one (1) full-access driveway connection to
Periwinkle Way and one (1) exit-only driveway connection to Periwinkle Way. This report is based
on these two (2) driveway connections.

3.
3.1

OBSERVATIONS

TRIP GENERATION CALCULATIONS
Vehicular trips generated by the existing development were calculated by using the
equations provided by the Institute of Transportation Engineers, 10th Edition of the Trip
Generation Manual, Land Use Code 820 (Shopping Center) using the average rates or the
fitted curve equations shown in the tables.
Table 1.

Raw Trip Generation – Existing Shopping Center (LUC 820)

6,883 Square Feet of Gross Floor Area:
A.

Daily Average Vehicle Trip Ends, Weekday
Ln (T) = 0.68 Ln (6.883) + 5.57 = 974 (487 entering, 487 exiting)

B.

A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 0.94 (6.883) = 6 (4 entering, 2 exiting)

C.

P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
Ln (T) = 0.74 Ln (6.883) + 2.89 = 75 (36 entering, 39 exiting)

Source: TDM, 2021

Not all the trips indicated in Table 1 above were new trips to the adjacent roadway
system.

Vehicles already traveling the adjoining roadway system, called “pass-by”

traffic, reduce the existing development’s overall impact on the surrounding roadway
system but do not decrease the actual driveway volumes. For the existing development,
34% of the traffic from Table 1 above is assumed to be pass-by traffic.
Table 2.

Raw Trip Generation – Existing Development Less Pass-By

Table 1 x 0.66:
B.

A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 6 x 0.66 = 4 (3 entering, 1 exiting)

C.

P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 75 x 0.66 = 50 (24 entering, 26 exiting)

Source: TDM, 2021

Vehicular trips generated by the proposed development were calculated by using the
equations provided by the Institute of Transportation Engineers, 10th Edition of the Trip
Generation Manual, Land Use Codes 712 (Small Office Building), 820 (Shopping

Center), and 912 (Drive-In Bank) using the average rates or the fitted curve equations
shown in the tables.
Table 3.

Raw Trip Generation – Proposed Small Office Building (LUC 712)

2,602 Square Feet of Gross Floor Area:
A.

Daily Average Vehicle Trip Ends, Weekday
T = 16.19 (2.602) = 42 (21 entering, 21 exiting)

B.

A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 1.92 (2.602) = 5 (4 entering, 1 exiting)

C.

P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 2.45 (2.602) = 6 (2 entering, 4 exiting)

Source: TDM, 2021

Table 4.

Raw Trip Generation – Proposed Shopping Center (LUC 820)

1,700 Square Feet of Gross Floor Area:
A.

Daily Average Vehicle Trip Ends, Weekday
Ln (T) = 0.68 Ln (1.700) + 5.57 = 376 (188 entering, 188 exiting)

B.

A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 0.94 (1.700) = 2 (1 entering, 1 exiting)

C.

P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
Ln (T) = 0.74 Ln (1.700) + 2.89 = 27 (13 entering, 14 exiting)

Source: TDM, 2021

Table 5.

Raw Trip Generation – Proposed Drive-In Bank (LUC 912)

2,581 Square Feet of Gross Floor Area:
A.

Daily Average Vehicle Trip Ends, Weekday
T = 100.03 (2.581) = 258 (129 entering, 129 exiting)

B.

A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 9.50 (2.581) = 25 (14 entering, 11 exiting)

C.

P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 20.45 (2.581) = 52 (26 entering, 26 exiting)

Source: TDM, 2021

Table 6.

Raw Trip Generation – Total Proposed Project

Table 3 + Table 4 + Table 5:
A.

Daily Average Vehicle Trip Ends, Weekday
T = 42 + 376 + 258 = 676 (338 entering, 338 exiting)

B.

A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 5 + 2 + 25 = 32 (19 entering, 13 exiting)

C.

P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 6 + 27 + 52 = 85 (41 entering, 44 exiting)

Source: TDM, 2021

Table 6 above will be used for the requisite turn-lane analyses. However, not all the trips
indicated in Table 6 above will be new trips to the adjacent roadway system. Vehicles
already traveling the adjoining roadway system, called “pass-by” traffic, reduce the
development’s overall impact on the surrounding roadway system but do not decrease the
actual driveway volumes. For this project, 34% of the traffic from Table 4 is assumed to
be pass-by traffic while 29% of the traffic from Table 5 above is assumed to be pass-by
traffic for the A.M. peak and 35% is assumed to be pass-by traffic for the P.M. peak.
Table 7.

Raw Trip Generation – Total Project Less Pass-By

(Table 4 x 0.66) + (Table 5 x 0.71) for A.M. and (Table 5 x 0.65) for P.M.:
B

A.M. Peak Hour Average Vehicle Trip Ends
(2 x 0.66) + (25 x 0.71) = 19 (11 entering, 8 exiting)

C.

P.M. Peak Hour Average Vehicle Trip Ends
(27 x 0.66) + (52 x 0.65) = 52 (26 entering, 26 exiting)

Source: TDM, 2021

Table 8.

Raw Trip Generation – Increased Traffic Due to Change of Use

Table 7 Less Table 2:
B.

A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 19 - 4 = 15 (8 entering, 7 exiting)

C.

P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)
T = 52 - 50 = 2 (2 entering, 0 exiting)

Source: TDM, 2021

Based on this, the development will be analyzed using the criteria established for
developments generating less than three hundred (300) vehicle trips during the peak hour
as outlined in the Lee County Traffic Impact Guidelines.
3.2

TRIP DISTRIBUTION
As stated previously herein, access to the proposed development will be provided by one
(1) full-access driveway connection to Periwinkle Way and one (1) exit-only driveway
connection to Periwinkle Way.
The existing retail building and walk-in bank traffic will most likely exit the site using
the full-access driveway connection to Periwinkle Way. Traffic using the bank’s remote
teller will exit the site using the exit-only driveway connection to Periwinkle Way.
Therefore, it is assumed for this report that 50% of traffic will exit the site using the fullaccess driveway connection to Periwinkle Way while the remaining 50% of traffic will
exit the site using the exit-only driveway connection to Periwinkle Way.
Because Periwinkle Way accesses nearby population centers on both ends of Sanibel, it is
assumed for this report that 50% of traffic will enter and exit the proposed development
from the west and the remaining 50% of traffic will enter and exit the proposed
development from the east.

3.3

EXISTING TRAFFIC CONDITIONS
Periwinkle Way is the nearest major road being directly accessed and is classified by the
Lee County Comprehensive Plan as a two-lane undivided major collector road. It has a
posted speed limit of thirty (30) miles per hour.

3.4

TURN LANE ANALYSIS (PERIWINKLE WAY – FULL-ACCESS DRIVEWAY)
A.

Traffic Conditions on Periwinkle Way (Collector), Full-Access Driveway
•
•
•

B.

A.M. Peak Hour Vehicle Trip Ends
P.M. Peak Hour Vehicle Trip Ends
Posted Speed Limit

-

26
63
30 mph

Deceleration and Left Turn Lane

Based on the Turn Lane Policy, a deceleration and left turn lane is not required. Only
one (1) of the required warrants is satisfied. The number of left-turning movements from
the collector street during the peak hour of the collector street is above the threshold.
However, the posted speed limit of the collector street is below the threshold, the

available sight distance for the posted speed limit of the collector street is above the
threshold, and the access point connection is not controlled by a traffic signal.
C.

Separate Left Turn Lane on the Access Point Connection

Based on the Turn Lane Policy, a separate left turn lane on the access point connection is
not required. None of the required warrants are satisfied. The posted speed limit of the
collector street is below the threshold, the number of left-turning vehicles from the access
point connection during the peak hour of the collector street is below the threshold, and
the access point connection is not controlled by a traffic signal.
D.

Deceleration and Right Turn Lane

Based on the Turn Lane Policy, a deceleration and right turn lane is not required. None
of the required warrants are satisfied. The posted speed limit of the collector street is
below the threshold, the number of right-turning movements from the collector street
during the peak hour of the collector street is below the threshold, the available sight
distance for the posted speed limit of the collector street is above the threshold, and the
access point connection is not controlled by a traffic signal.
E.

Separate Right Turn Lane on the Access Point Connection

Based on the Turn Lane Policy, a separate right turn lane on the access point connection
is not required. None of the required warrants are satisfied. The posted speed limit of the
intersecting street is below the threshold, the number of right-turning movements from
the access point connection during the peak hour of the collector street is below the
threshold, and the access point connection is not controlled by a traffic signal.
3.5

TURN LANE ANALYSIS (PERIWINKLE WAY – EXIT-ONLY DRIVEWAY)
A.

Traffic Conditions on Periwinkle Way (Collector), Exit-Only Driveway
•
•
•

B.

A.M. Peak Hour Vehicle Trip Ends
P.M. Peak Hour Vehicle Trip Ends
Posted Speed Limit

-

6
22
30 mph

Deceleration and Left Turn Lane

This turning movement is not currently proposed.
C.

Separate Left Turn Lane on the Access Point Connection

Based on the Turn Lane Policy, a separate left turn lane on the access point connection is
not required. None of the required warrants are satisfied. The posted speed limit of the
collector street is below the threshold, the number of left-turning vehicles from the access

point connection during the peak hour of the collector street is below the threshold, and
the access point connection is not controlled by a traffic signal.
D.

Deceleration and Right Turn Lane

This turning movement is not currently proposed.
E.

Separate Right Turn Lane on the Access Point Connection

Based on the Turn Lane Policy, a separate right turn lane on the access point connection
is not required. None of the required warrants are satisfied. The posted speed limit of the
intersecting street is below the threshold, the number of right-turning movements from
the access point connection during the peak hour of the collector street is below the
threshold, and the access point connection is not controlled by a traffic signal.
3.6

RECOMMENDED IMPROVEMENTS (PERIWINKLE WAY)
One (1) typical full-access driveway connection and one (1) typical exit-only driveway
connection are proposed. No other improvements are required or proposed.
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PEAK HOUR TRAFFIC DISTRIBUTION
CONSULTING, INC.

43 Barkley Circle, Suite #200
Fort Myers, FL 33907
Phone: (239) 433-4231
Fax: (239) 433-9632
Email:dean@tdmconsulting.com
Certificate of Authorization # 29086

PARKINGD
DEMAND/ANALYSIS
Per Section 126.1361 Sanibel Land Development Code:
1,761 SF Retail + 2,577 SF Bank + 2,613 SF Offices Total CFA = 6,951 sf
- Retail = 1 Space for each 200 SF (or fraction thereof) of Floor Area;
o 1,700 SF Retail / 200 SF = 8.5 spaces
- Offices/Service Use = 5 Spaces for the first 1,000 SF plus 1 for each 250 SF
(or fraction thereof) of Floor Area.
o First 1,000 SF Bank/Offices = 5 spaces;
o 4,190 SF / 250 SF = 16.76 spaces
- TOTAL SPACES REQUIRED: 30.26 + 2 for HC. Total spaces required = 31
- TOTAL SPACES PROVIDED: 26 + 2 for HC
*The site plan with the Parking requirements/demand as above referenced has
been previously approved.
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City of Sanibel
Natural Resources
Department

Memorandum
To:

Craig Chandler, Planning Supervisor

From:

Dana Dettmar, Environmental Biologist

Subject:

Sanibel Captiva Community Bank Located at the Pricilla Murphy Center at 1019
Periwinkle Way; CUP-2022-000033

Date:

April 20, 2022

The Natural Resources Department has reviewed vegetation buffer plan for the Sanibel Captiva
Community Bank located at Pricilla Murphy Center. The proposed plan achieves compliance with Sec.
122-49 – Types, varieties and numbers of plants required, but does not achieve compliance with Sec.
122-48 – Location and size of required buffers due to the nonconforming nature of the property (i.e.
existing driveway and building located within the buffer). As staff finds that existing site constraints
reasonably limit the possibility of full compliance with Sec. 122-48, the applicant should be directed to
seek a waiver from the Planning Commission for commercial vegetation buffers and landscaping as
provided for in Section 82-351(a)2.
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