MEMORANDUM

TO: Mary Gibbs, Community Development Director, Village of Estero
FROM: Bill Spikowski
DATE: July 23, 2015

SUBJECT: Interim Comprehensive Plan Amendments

[ am forwarding a report that proposes interim comprehensive plan amendments to support compact walkable
development patterns in certain areas in Estero near US 41. Please circulate this report to Planning and Zoning
Board members and the public in preparation for initial workshops or public hearings in August.

Prior to incorporation, the Estero community was governed by Lee County’s Comprehensive Plan, which
included the Estero Community Plan as it was updated through 2014. The proposed amendments would
modify the Estero Community Plan and certain parts of the larger “Lee Plan” that still apply in Estero.

As the real estate market was beginning to recover from the Great Recession, a community planning initiative
was sponsored by a coalition of Estero community organizations to anticipate changing demographic trends
and their impact on Estero. Community meetings in late 2014 presented a possible framework for the
development of the remaining vacant tracts in Estero based on the principles of compact, walkable, transit
supportive, mixed-use development, with an emphasis on employment, housing, recreational and civic uses.
This report describes the first phase of a year-long formal planning process which is examining the preliminary
concepts that emerged from the community planning initiative and assessing which should included in
Estero’s own comprehensive plan and land development code.

Comprehensive plan and code amendments anticipated during this process would enable or require that new
development be in a compact walkable pattern in pivotal areas of Estero that have strong potential to thrive
with this new pattern. A critical interim step in this process is to add a overlay map to the comprehensive plan
to identify both types of areas. This map would replace Lee County’s "mixed use overlay," reducing its size and
modifying some rules.

At the end of this planning process in 2016, the Village will likely establish a new incentive structure to support
the desired development patterns in mixed use areas. The new incentive structure would include density
increases in exchange for a connected street pattern that would accommodate complementary uses and public
gathering places. While this structure is being created, the proposed plan amendments would suspend the
granting of most bonus densities under Lee County’s existing rules and suspend making changes to designa-
tions currently assigned to land on the Future Land Use Map.

During this interim period, small developments in the overlay wouldn’t be required to provide multiple uses
on each site, but the uses provided would need to be complementary and not conflicting. New definitions
would be added for undefined terms such as “walkable,” “block,” and “mixed use pattern.”

The attached report provides a more thorough explanation of the proposed plan amendments, followed by the
full text of all policy changes and several maps that show the former “mixed use overlay” and its proposed new
boundaries.

cc:  Mr. Peter Lombardi, Interim Village Manager

1617 Hendry Street, Suite 416, Fort Myers, Florida 33901-2947 * phone: (239) 334-8866  fax: (239) 334-8878
e-mail: bill@spikowski.com  web: www.spikowski.com
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Introduction

The Village of Estero is considering a series of interim comprehensive plan
amendments that would support compact walkable development patterns in
certain areas near US 41. These areas are anticipated to include employment,
housing, shopping, recreation, and civic uses.

This report begins with background on comprehensive planning for the Village,
then describes a recent community planning initiative and the current formal
planning process. Finally, the proposed plan amendments are summarized and
then presented in detail, along with a series of maps.

This report has been prepared for the Village by Spikowski Planning Associates.

1. Comprehensive Planning Background

1-a Village of Estero

The Village of Estero was formed through a referendum in November 2014. In
that referendum, 86% of voters endorsed a charter that had been approved by
the Florida legislature earlier in the year. An election was held in March 2015 to
select seven initial village council members, who immediately began leading the
new village government. The village boundary is shown on the front page of this
report.

1-b Prior adopted plans

As a part of unincorporated Lee County, the Estero community had been
governed by the Lee County Comprehensive Plan (Lee Plan), which was origi-
nally adopted in 1984 and had undergone major revisions in 1990 and 1994. A
third major revision was prepared in 2013 but has not yet been adopted.

The Lee Plan includes numerous “community plans” which address specific
issues of local concern to unincorporated communities. In 1999, Estero civic
organizations began preparing the first Estero Community Plan, which was
adopted into the Lee Plan in 2002. Implementing regulations for the Estero
community were placed into Lee County’s land development code that same
year and updated in 2005.
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1-¢ Most recent amendments

An extensive update of the Estero Community Plan was begun in 2012 and
adopted into the Lee Plan late in 2014. All references in this report to the Estero
Community Plan refer to the latest amended version, which is found in the Lee
Plan under Goal 19. Implementing regulations were prepared during this same
period but have not yet been adopted.

1-d Planning after incorporation

The Village charter specifies that upon incorporation, the Lee County Compre-

hensive Plan as it existed at that time became the Village’s comprehensive plan.
Thus the amendments proposed in this report will modify the Lee Plan, includ-
ing the Estero Community Plan, but the amendments will apply only within the
Village boundaries.

Under state law, each new municipality must adopt a complete new comprehen-
sive plan within three years after incorporation. At that time, the new plan will
replace the amended Lee Plan. [Section 163.3167(3), Florida Statutes]

2. Community Planning Initiative

2-a Purpose and overview

As the real estate market was beginning to recover from the Great Recession, a
community planning initiative was sponsored by a coalition of Estero commu-

nity organizations to anticipate changing demographic trends and their impact
on Estero. That process began with a detailed market assessment.

The next phase was a three-day planning workshop in early 2014 to explore
various development scenarios for a surplus of commercially zoned land near US
41. The greatest attention was focused on vacant land between US 41 and the
railroad tracks (south of the Estero River and north of Williams Road), because
that land contained the largest undeveloped tracts and was positioned for
near-term development.

Later in 2014, a series of community meetings presented a possible framework
for the development of the remaining vacant tracts in Estero based on the
principles of compact, walkable, transit supportive, mixed-use development,
with an emphasis on employment, housing, recreational and civic uses. These
principles could underlie a broader policy framework that would guide Estero
toward a more sustainable model for future development, not only serving the
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current residents of Estero but anticipating the needs and desires of new
residents and future generations.

2-b Summary of major issues

The community planning initiative for Estero was influenced by several signifi-
cant concepts.

The market analysis documented many unmet needs, particularly housing types
that would attract and retain residents with the skill and knowledge to support a
more diversified local economy. The analysis also identified the types of employ-
ers who would utilize that workforce.

The post-recession market may be very different than the market that had gone
away seven years earlier. During Estero’s growth spurt over the previous decade,
most residential developments were variations on a single type — large gated
communities centered around major recreational amenities, often golf courses
that required a great deal of land relative to the number of households. Com-
mercial uses that served those communities were, without exception, located
outside of those communities, usually at the intersection of a sparse network of
oversized arterial roads.

The relatively small amount of vacant land left for development in Estero would
be depleted rapidly if development continued in that same form. If there are
other development patterns and amenities the citizens of Estero wished to see in
their community, public action would be required very quickly.

2-c¢ Findings, policy goals, and strategic objectives

To restart and strengthen the diversity and economy of Estero, the following
objectives were highlighted in the community planning initiative:

m  Residential development will lead the market recovery in the near term;
the nature and type of housing offered will have a significant impact on
whether Estero will achieve a more balanced and sustainable economic
foundation.

m  The physical form of new streets and building types are critically relevant
to achieving the strategic goals of mixed use (greater convenience and
reduction in the cost of services), expanded housing choice (responding to
demographically-driven lifestyle preferences), and reduced automobile
reliance (enhanced mobility choice). Zoning provisions that emphasize
physical form have become known as form-based codes.
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®  Managing urban form is just as important as managing use, and both can
be managed most effectively through the use of flexible building types that
can accommodate a wide range of uses within a well-defined physical plan,
based on a coherent and recognizable neighborhood structure (i.e., with
an identifiable center and edge, spatially defined by a 5-minute walking
radius).

m  Development in this form, when done properly, can help to encourage and
support the use of transit, reduce congestion, lower the cost of services,
and reduce the burden on both natural and man-made systems.

2-d Subsequent events

The market analysis was based on conditions in 2013. Since that time, real estate
development has recommenced in Estero at a pace reminiscent of the heady
pre-recession period. Lee Memorial Health System is about to develop a 31-acre
site as a walkable mixed-use medical complex with complementary shops and
services that are integrated with surrounding uses. Private developers are
providing additional chain stores and several smaller luxury gated communities
that fit the prior Estero model, plus housing types that are new to Estero
including affordable apartment complexes and specialized housing with related
medical care. The renewed economic activity and its diversity is welcome after
the lengthy recession, but the pace of development proposals threatens to
outstrip the new Village’s ability to plan for the future.

This report describes the Village’s formal planning process that has begun to
examine the preliminary concepts that emerged from the community planning
initiative and is assessing which of them should form the basis for amendments
to the Village’s comprehensive plan and land development code.

2-e Formal reports

Findings from the community planning initiative were documented in three
separate reports, all available from www.spikowski.com/details/Estero.html:

Estero Community Market Assessment (September 2013, by Peloton
Research Partners)

Estero Planning Workshop: February 24-27, 2014 (March 2014, by Seth
Harry & Associates)

Community Planning Initiative, Final Report (January 2015, by Seth
Harry & Associates and Spikowski Planning Associates)
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3. Overview of Current Planning Process

3-a Authorization and professional team

The Village Council authorized the preparation of these comprehensive plan
amendments this past spring through a planning contract with Spikowski
Planning Associates, led by planner Bill Spikowski. The professional team
includes urban designer Seth Harry of Seth Harry & Associates and attorney
Nancy Stroud of Lewis Stroud & Deutsch.

3-b Zoning-in-progress resolutions

In April 2015, the Village Council adopted two resolutions advising landowners
that new regulations were being prepared in part through these comprehensive
plan amendments. The areas covered by these resolutions are shown on the
maps below. The resolutions state that new development applications will be
reviewed for consistency with principles of compact, walkable, transit-support-
ive, mixed-use development. (The resolutions have no formal effect on compre-
hensive plan amendments.)

Resolution 2015-26
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3-¢c Adoption process

Village Ordinance 2015-01 established the Planning and Zoning Board and
assigned it to serve as the Village’s local planning agency. Under Florida law,
local planning agencies make formal recommendations on all comprehensive
plan amendments following public hearings. Workshops and/or public hearings
before the Planning and Zoning Board can be begin in August 2015. The next
step would be a public hearing before the Village Council, followed by state
review and then adoption by the Village Council after another public hearing.

3-d Future phases of current planning process

Additional planning tasks have been authorized by the planning contract that
will result in more detailed amendments to the comprehensive plan plus a new
regulatory structure in the Village’s land development code for mixed-use
development. These specific tasks are anticipated:

1. TRANSITIONAL LDC: Review the existing land development code to
identify any provisions that may hinder early applications for mixed-use
development; draft any needed interim code changes.

2. REGULATING PLANS & SUPPORTING STANDARDS: Prepare conceptual
regulating plans for areas where the new mixed-use standards would
apply, with input from affected landowners and the public; prepare sup-
porting standards such as block sizes, street connectivity, and building
types for use in the new mixed-use code. Conceptual regulating plans
would be placed in the land development code and would identify connec-
tivity requirements for the street network so that adjoining developments
wouldn’t create isolated enclaves in mixed-use areas.

3.  CONCEPTS FOR VILLAGE DESIGN OFFICE: Examine approaches used by
other municipalities to incorporate design review into planning, zoning, or
design regulations and suggest methods that a village design office could
serve the Village Council and its advisory boards.

4. COMPREHENSIVE PLAN: Prepare comprehensive plan policies to update
the interim policies adopted in 2015 that would formally authorize in-
creased densities, implement the new mixed-use standards, and link their
use to LDC amendments to be adopted concurrently.

5.  LDC AMENDMENTS: Draft land development code amendments that
carry out the updated comprehensive plan policies and adopt/implement
the conceptual regulating plans and new mixed-use standards.
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4. Proposed Interim Plan Amendments

4-a Overview of interim plan amendments

Future Estero residents are likely to have preferences and expectations that
differ significantly from current residents. This may become a problem for
Estero because so much of the village’s development pattern was established
over a very short period of time.

Individual communities within Estero were carefully tailored to appeal to
specific niches of potential residents at a certain stage of their lives, thus they
reflect a snapshot of the market and lifestyle preferences of that time. The
careful tailoring created an inward-focused physical pattern and strong private
covenants, intentionally making these communities very difficult to change.

The initial subdivision of land has a very long-lasting influence over how a
community can or cannot evolve when consumer tastes and demographic
conditions change. For instance, inward-focused street patterns are impenetra-
ble to transit. Pedestrians and bicyclists have few practical destinations outside
the neighborhood. Those living or working elsewhere in Estero are not allowed
to use the internal streets, requiring them to travel longer travel, mostly by
private car, even for those who would prefer other means of travel.

As a result, Estero’s commercial development had to be placed outside the
neighborhoods along the few major roads that pass between residential commu-
nities. In part because of Estero’s central location relative to Fort Myers and
Naples, Estero has an abundance of places for its residents to shop, but nearly all
are in isolated shopping centers where even daily needs can be met only by
driving on wide busy roads.

Compact patterns of streets and blocks have allowed communities across the
country and the world to evolve over many decades and centuries. Streets and
blocks work as well for neighborhoods of detached homes as they do for a
complementary mix of uses and even for urban conditions at greater intensities.
This pattern reduces vehicular travel simply by having complementary uses
closer together. Benefits increase when any given trip can serve more than one
purpose. Benefits are enhanced further when multiple uses can be reached on
foot, thus avoiding oversized parking lots that themselves become impediments
to walking.
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Within a pattern of streets and blocks, great variety can be provided to cater to
different tastes. Lot sizes don’t have to be uniform; homes don’t have to all be
built at once; and individual blocks can even be gated without interfering with
the interconnected nature of the block structure. This resilient development
pattern allows building and land uses to evolve over time to accommodate new
tastes, new generations, and new opportunities without being frozen by the
consumer tastes of a single era.

Comprehensive plan and code amendments anticipated during this process
would enable or require that new development be in a compact walkable
pattern in pivotal areas of Estero that have strong potential to thrive with this
new pattern. Existing shopping centers can also become more walkable when
infill development replaces parking lots. An interim step in this process would
be to add a overlay map to the comprehensive plan to identify both types of
areas.

This overlay map has the potential to conflict with a similar part of the Lee Plan,
referred to as the “mixed use overlay.” To avoid conflict, the county’s mixed use
overlay should simply be adapted for Estero’s purposes, converting its focus
from providing two different uses in a single development project to creating a
development pattern of streets and blocks that support mixed uses. This can be
accomplished without mandating that each developer initially construct multi-
ple uses in each development project or phase.

At a conceptual level, the 2014 amendments to the Estero Community Plan
completely support this approach. However, some adjustments are required to
integrate the two bodies of policy, as described below.

4-b Description of interim plan amendments

The interim plan amendments proposed in this report affect several different
portions of the Lee Plan. The following summary highlights the most significant
changes, in order of importance.

I.  The boundaries of the “mixed use overlay” map that is found in the
Lee Plan on Map 1, Page 6 would be modified considerably. The
proposed new boundaries distinguish between three areas: two
primary mixed use areas identified as Village Center and as Health
District, plus surrounding land as potential expansion areas or where
the new standards may become optional. The Health District area
was previously known as ‘Healthcare Village.” Overall, the total land
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I1.

area in the mixed use overlay in the Village of Estero would be re-
duced from 1,587 acres to 920 acres.

Policy revisions are proposed to several portions of the Estero Com-
munity Plan:

Policy 19.2.2 would be expanded considerably to integrate the
new mixed use overlay with the Estero Community Plan and to
explain the context for these interim plan amendments and the
additional amendments that are forthcoming in 2016.

At the end of this planning process in 2016, the Village will likely
establish a new incentive structure to support the desired devel-
opment patterns in mixed use areas. The new incentive struc-
ture would include density increases in exchange for a con-
nected street pattern that would accommodate complementary
uses and public gathering places. While this structure is being
created, a new Policy 19.2.2(a) would make interim changes to
prior Lee County policies on density increases:

a. The Village would not grant bonus densities under Lee
County’s existing rules, which allow density increases to
developers who provide affordable housing or transfer
development rights from sensitive lands.

b.  The Village would not change the designations currently
assigned to any land on the Future Land Use Map.
Redesignating land to a more intense category is a means
of increasing densities without participating in the existing
bonus density programs.

These interim changes would apply only to land in the mixed
use overlay areas.

Each land use category on the Future Land Use Map has been
assigned an allowable standard or “base” density range (density
is the number of dwelling units divided by the number of acres).
During the rezoning process, a final density cap is established,
which must be within this range. Some land use categories allow
additional dwelling units through bonus density programs. The
following table summarizes allowable densities for various
categories on the Future Land Use Map:
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Page 6

Future Land Standard (Base) Bonus
Use Category Density Range Density
Minimum Maximum Maximum
Intensive Development 8 14 22
Central Urban 4 10 15
Urban Community 1 6 10
Suburban 1 6 no bonus
Outlying Suburban 1 3 no bonus

® A new Policy 19.4.6 would be added to expand existing Policy
19.4.2.f. The new policy would implement recommendations
endorsed by the Lee County Metropolitan Planning Organiza-
tion about preserving the rail corridor for future transportation
purposes, potentially including enhanced freight service plus
commuter rail, light rail, or bus rapid transit, along with hik-
ing/biking/ walking trails. (Lee County Rail Corridor Feasi-
bility Study, October 2013)

®  Policy 19.6.3 concerning the Estero Community Park would be
expanded with specific suggestions for integrating the park with
the surrounding community through direct physical connec-
tions.

®  Numerous minor editorial and updating changes are also pro-
posed, for instance to reflect the jurisdiction of the Village of
Estero rather than Lee County.

Current policies regarding the mixed use overlay are found outside
the Estero Community Plan. Interim policy revisions are proposed
here under Objectives 2.12/4.1/4.2/4.3 and Policy 6.1.2 of the Lee Plan.
These changes are to text that nominally applies to all of Lee County,
however these changes would only affect the Village of Estero.

®  Animportant change for Estero would be new requirements for
the mixed use overlay. Although small development projects
would not be required to provide a full mix of uses on each site,
it would no longer be acceptable to provide a mix of uses that
aren’t complementary (such as industrial uses or auto-oriented
commercial uses that are mixed with residential uses). See new
wording in Policy 4.3.2.

IV.

VI.

®  Another important change for Estero would affect the way
density is calculated. At present, in the mixed use overlay a
developer may calculate density on commercial land as well as
residential land. Under the proposed change to Objective 4.3,
this calculation method would still be permitted but only if a
developer seeks approval using “Compact PD” (planned devel-
opment) zoning. Compact PD is a form-based code that is suited
for creating compact walkable neighborhoods and mixed use
centers. This calculation method would no longer be available
when a developer seeks aproval using “Mixed Use PD” zoning,
which is better suited for drivable suburban conditions.

The Glossary would be expanded by adding definitions for “block,”
“mixed use pattern,” and “walkable,” terms that are used in the
policies but which aren’t currently defined. The existing definition of
“mixed use” would be deleted because it refers to individual develop-
ment projects rather than to the development pattern that supports
mixed uses; a more relevant definition of “mixed use” would replace
it.

Table 1(c) would be amended to delete material that is not relevant
within the Village of Estero. For instance, there is no land in Estero’s
proposed mixed use overlay that is designated “Intensive Develop-

ment” or “Outlying Suburban”; those categories can be deleted from
Table 1(c).

Vision statements for 25 distinct communities in unincorporated Lee
County are presented at the beginning of the Lee Plan. The vision
statement for Estero was updated in late 2014; it is reprinted here for
reference, but no additional changes are needed.

4-c Full text of interim plan amendments

The full text of the interim plan amendments are presented below. Additions are
shown underlined; deletions are straekthrough; all changes are highlighted in

yellow.

Several maps are presented immediately following the text. The first map shows
the proposed boundaries for the revised mixed use overlay. The second map
shows the Lee Plan’s existing boundaries for the mixed use overlay. The final
maps show the proposed boundaries on top of recent aerial photos and on top
of future land use map categories.
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|. Lee County - A Vision for 2030

21. Estero - To establish a community that embraces its historic heritage and

protects the environment, while carefully planning for future devel opment
resulting from a desirable high quality of life, expanding economic
opportunities, and proximity to Florida Gulf Coast University and the
Southwest Florida International Airport. Estero’s growth will be planned
with strong neighborhoods, diverse economic generators, interconnected
mixed-use centers, varied parks, public spaces, recreational facilities, and
unique natural environments that fosters a sense of belonging and creates a
sense of place. Estero will be ahighly valued place to live, work, and visit
because of development standards and design guidelines that promote:

1) desirable neighborhoods and public amenities;

2) vibrant economic centers,

3) attractive landscaping, streetscaping, lighting, signage, and
architectural features; and

4) an interconnected transportation network.

The implementation of this vision will successfully link residential and
commercial areas and uphold Estero as a vibrant Lee County community.
(Amended by Ordinance No. 14-16)

1. FutureLand Use

GOAL 19: ESTERO. Promote the development of Estero as a community
with aunique quality of life, distinct character, and diverse housing, economic,
recreational, and social opportunities by:

a

b.

C.

Protecting the natural resources, environment, and lifestyle;
Establishing minimum aesthetic and design requirements,

Managing the type, location, quality, design and intensity of future land
uses,

Providing greater opportunities for public participation in the land
devel opment approval process; and

Promoting atrue sense of place in Estero. (Added by Ordinance No. 14-16)

Page 7

OBJECTIVE 19.1: CHARACTER & LAND USE. Promote
community character through the implementation of planning and
development practices that create avisually attractive community, an

enhanced quality of life, and foster a unique sense of place. (Added by
Ordinance No. 14-16)

POLICY 19.1.1: Support the unique character and quality of life
within the Estero community by managing growth and devel opment
and by maintaining and executing Lee-Plan comprehensive plan
policies, Land Development Code (LDC) regulations, and other
planning tools that:

a.  Implement and maintain commercial development standards for
architecture, landscaping, buffering, signage, lighting designs and
visual appearance of developments, transportation facilities, and
other community amenities;

b. Promote the use of low impact design, sustainable energy, water,
and other environmental features;

c. Establish higher density, mixed-use development within areas
targeted on the Mixed-Use Overlay;

d. Encourage the redevelopment and infill of underutilized
commercial and residential lands; and

e. Increase public participation in the land development approval
process to ensure future development efforts support the Estero
community plan and adopted Lee-Plan comprehensive plan
policies and LDC standards. (Added by Ordinance No. 14-16)

POLICY 19.1.2: LeeCeunty The Village of Estero may not approve
any proposed project that isinconsistent with thel.ee-Plan this
comprehensive plan including this Goal 19 and its objectives and
policies. Projects will be reviewed through a public process that
includes the Estero community, property owners, and Village officials
Lee County-staff to ensure that the development is consistent with
Estero’s plan and vision. (Added by Ordinance No. 14-16)
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POLICY 19.1.3: Encourage new developments that achieve the
Estero community’ s vision and planning goal and policies and are
consistent with mixed-use design, architectural, location, connectivity
and public access standards by establishing and implementing
development incentives within the Lee-Plan comprehensive plan and
Land Development Code that:

a  Promote urban-ategrated-forms-ef mixed use development
patterns in targeted areas identified on the Mixed-Use Overlay
(see policies under Objectives 4.2 and 4.3);

b. Promote targeted industries in appropriate areas of Estero—e.g.:
healthcare, arts and culture, technology, and research and
development facilities;

c. Promote the use of green design, sustainable energy, water, and
other environmental features;

d. Expedite development projects particularly in targeted incentive
zones where the community has adopted mixed-use plans and
LDC standards; and

e. Enableinfill of underutilized commercia and residential lands.;

(Added by Ordlnance No. 14-16)

POLICY 19.1.4: Fecilitate the redevelopment of properties
constructed prior to the adoption of Estero eePlan community plan
poI |C|e£ and LDC regul ations by establlshl ng mcentlves {ncluding;-but

EeePIan—Urban—land—useeategenes} and streamllned devel opment

processes that enable older properties to come into compliance with
adopted LeePlan comprehensive plan policies and LDC standards.

(Added by Ordinance No. 14-16)

POLICY 19.1.5: Recognize the unique historical and cultural values
of the Estero Community by establishing and implementing
development incentives and regulations within the LeePlan
comprehensive plan and Land Development Code that:

a. Encourage the development of the Old Estero areainto a mixed-
use center;

b. Incorporate design features of Estero’s historic structures into
future architectural design, streetscape, and community-wide LDC
standards; and

c. ldentify, protect, and promote historic resources and facilities such
asthose related to Koreshan Park, Old Estero area, and the Estero
Community Park. (Added by Ordinance No. 14-16)

POLICY 19.1.6: Establish and promote Estero’ s unique character
and identity by enhancing the community’ s boundaries through the use
of gateway entry features such as ornamental landscape features,
hardscape elements and Estero identification signs. Encourage the
construction of-wherefeasiblethat gateways are-constructed by
working with the Lee County and Florida Departments of

Transportation and private property owners, to-build-the gatenaysat
appropriatelocations: (Added by Ordinance No. 14-16)

POLICY 19.1.7: Explore opportunitiesto identify, prioritize, and
fund local capital improvement projects (particularly projects that
enhance transportation and infrastructure systems) within the Estero
community. Evaluate the feasibility of local, dedicated funding
options—e.g.: MSBU, Tax Increment Finance District, or other similar
mechanism. Capital projects that could be targeted for such funding
include:

a. Streetscape improvements such as roadway pavers, street
furniture, street signs and lighting, trash receptacles, and other
hardscape features—particularly in Old Estero and within new
mixed-use centers,

Pedestrian scale lighting;

Landscaping and hardscape features—particularly along US 41,
Public trails and greenways facilities;

Blue way facilities that provide public access to Estero River;

Multi-modal transportation facilities that expand or establish
pedestrian, bike, transit, and rail services;

Public space, park, and recreational facilities;

Urban level infrastructure services and systems within mixed-use
center areas; and

-0 Q0o

;@
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i. Historic resources and facilities such as those associated with the
Koreshan Park and Estero Community Park. (Added by Ordinance No.
14-16)

OBJECTIVE 19.2: MIXED-USE CENTERSAND ECONOMIC
AREAS. Promote Estero’s quality of life and diverse local economy by
fostering the development of mixed-use centers and targeted economic
areas, as a preference over the development of strip commercial centers.
The aim of the mixed-use centersis to provide Estero with central
gathering places for Estero’ s residents, business people, and visitors. The
aim of the economic areas is to provide the community a diverse
employment and economic base while meeting the commercial,
professional, and service needs of the people who live, work, and play
within the community. (Added by Ordinance No. 14-16)
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POLICY 19.2.1: Wherefeasible, provide for the devel opment of
walkable mixed-use tewn centers and economic areas featuring
diverse housing options; government offices and public facilities;
medical facilities; employment centers; public gathering places, parks,
outdoor plazas, and other public spaces; greenway trails and pathways;
and public access to the community’ s natural resources through Lee
Pran comprehensive plan policies and LDC regulations that support
Estero’ s distinct community character and the following community
priorities:
a.  Support the development of a eentral-tewn village center to unify
the community;

b. Improve the connectivity between Estero’s residential
neighborhoods, economic aress, civic uses, and park and
recreational facilities;

c. Diversify the community’s economic base and employment
opportunities;

d. Encourage the development of targeted industry clusters—
particularly health industries, professional services and businesses,
and technology, research, and development;

e. Expand multi-modal transportation options through improved
pedestrian access, bikeways, transit service, and rail opportunities;

f. Improve access to the community’ s blueways—particularly the
Estero river—, greenway trails, other open spaces;

g. Promote the community’s cultural and historic resources; public
spaces, parks, and recreational facilities; and other community
amenities,

h. Provide ample and varied public gathering places including parks,
sidewalks, benches, restaurants, coffee shops, and recreational
facilities;

i. h- Commereial-and-mixed-use developmentswitl Maintain a unified
and consistent aesthetic/visual quality in landscaping, architecture,
lighting, and signage in al commercial and mixed-use
devel opments; and

L. & Promote and incentivize private investment within mixed-use
centers and economic areas. (Added by Ordinance No. 14-16)

POLICY 19.2.2: Palicies under Objective 4.3 provide genera
standards for approval of mixed-use development on land designated
“mixed use overlay” on Map 1, Page 6. This designation allows a
more generous method of calculating density and a greater variety of
uses for development projects that meet the standards under Objective
4.3. Four related initiatives are underway as part of ayear-long process

to address Estero’ s Faciitate the development-of a-town-center forthe

hroudah-the-developmento R ~galala a Nlan

i i Hy~s need for a central civic
and economic cores that are is connected to surrounding residential
neighborhoods, commercial areas, and community park and
recreational facilities:: (Added by Ordinance No. 14-16)

a__ InApril 2015, the Village Council adopted two resolutions
declaring its intention to revise this comprehensive plan and the
Land Development Code in areas near US 41 to implement
principles of compact, walkable, transit supportive, mixed use
development with an emphasis on employment, housing,
recreational and civic uses.

b. Inthefall of 2015, the Village Council revised Lee County’s prior
mixed use overlay boundaries to more specifically delineate three
areas; two primary mixed use areas identified as Village Center
and Health District, plus surrounding land as potential expansion
areas or where the new standards may become optional. At the
same time, policies under Goal 19 and Objective 4.2 and 4.3 were
modified slightly to allow continued consideration of devel opment
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proposals in the mixed use overlay while these initiatives are being
completed.

c. During 2015 and 2016, an extensive planning process is being
undertaken that would enable land in the revised mixed use
overlay to become a series of interconnected neighborhoods and
mixed use areas instead of becoming isolated development
projects. Higher densities and a greater mix of uses would be
alowed when placed in mixed-use patterns (traditional city blocks
and a network of walkable streets).

d. This planning process will conclude with additional amendments
to this comprehensive plan and the Land Development Code in
order to provide more predictability to developers and the public:

i. Thefuture land use map will be amended to change
designations that might unduly restrict developers from
applying the mixed use standards on property in the mixed use
overlay.

ii. The boundaries of the mixed use overlay may be adjusted to
include additional land or to exclude land where the standards
cannot be reasonably applied.

iii. Conceptual regulating plans and related standards will be
prepared by the Village' s urban design team for inclusion in
the land devel opment code as part of a new streamlined
review process. These standards are anticipated to apply in the
Village Center and Health District portions of the mixed use
overlay to all requests for rezoning and for modifications of
existing zoning and to requests for development orders (except
for development orders that conform with approved and
unexpired master concept plans). The new standards may be
available for use on land in other portions of the mixed use

overlay.

POLICY 19.2.2(a): The planning process described in Policy

19.2.2.c—d will be creating a new incentive structure for desired

development patterns in the mixed use overlay. Until the completion

of this process, the following interim limitations will apply to all land

in the mixed use overlay:

a_ The Village will not grant any density bonuses that would allow
new development to exceed the standard density rangesin Table
1(a).

b. The Village will not change the designations currently assigned to
any land on the Future Land Use Map.

POLICY 19.2.3: Establish a safe and desirable urban environment
within the Estero community by adopting LDC standards that guide
development in the community’ s major economic areas near FGCU,
along the U.S. 41 corridor, along Corkscrew Road, and in the Old
Estero areathat:

a  Address streetscaping design and amenities, residential buffering
standards, commercial center developments, signage,
transportation facility needs, and other community concerns;

b. Provide for the economic and employment needs of the Estero
community by utilizing the Mixed-Use Overlay to fecilitate the
development of mixed-use centers along the US 41, Corkscrew
Road, Three Oaks Parkway, Ben Hill Griffin Parkway, Via
Coconut/Sandy Lane, and in the Old Estero area; and

c. Encourage mixed-use centers at these locations. (Added by Ordinance
No. 14-16)

POLICY 19.2.4: Ensurethat future commercial and mixed-use

devel opments meet the community’ s planning priorities by requiring
that al new commercial development which requires rezoning within
Estero must be rezoned to a Commercial (CPD), Mixed Use (MPD), or
Compact PD, as those districts may be amended from time to time.

CommunitiesPlanned-Development (ECEPDB). (Added by Ordinance No.

14-16)

POLICY 19.2.5: Except as set forth in Policy 19.2.5(a), the following
uses are prohibited within Estero: “ detrimental uses’ (as defined in the
Land Development Code, as amended); nightclubs or bar and cocktail
lounges unless within a Group 111 Restaurant; tattoo parlors; and retail
uses that require outdoor display in excess of one acre. Outdoor
display in excess of one acre is permitted within the property located
in the General Interchange Future Land Use Category west of 1-75,
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south of Corkscrew Road, and east of Corkscrew Woodlands
Boulevard. (Added by Ordinance No. 14-16)

POLICY 19.2.5(a): Nightclubs, bars, and cocktail lounges, which are
not within a Group |11 Restaurant, may be permitted within a mixed
use center approved as a Compact PD €EPP or MPD through the
public hearing process. The Compact PD SEPB or MPD Project must
include, at a minimum, aresidential development of 1000 or more
dwelling units and commercia development or activity which includes
1,000,000 square feet or more of floor area. These uses must be
designed as part of an overall development project and placed within
the project so that it is 1) located adjacent to entertainment and
restaurant establishments and 2) located in the approximate center of
the mixed-use development project. (Added by Ordinance No. 14-16)

POLICY 19.2.6: Encourage commercia developments within the
Estero Planning Community to provide interconnect opportunities with
adjacent commercia usesin order to minimize access points onto
primary road corridors; and residential devel opmentsto provide
interconnect opportunities with commercial areas, including, but not

limited to, bike paths and pedestrian accessways. (Added by Ordinance
No. 14-16)

POLICY 19.2.7: Encourage the development of medical related uses
in and around the Health District as shown on Map 1, Page 6 within
Estere by working with hospital officials Econemic-Development
Staff and other private property owners to create agept appropriate
land use policies, land development standards, identify appropriate
sites and locations, and establish incentives for the devel opment of
health related facilities. Particular emphasis will focus on establishing
amedical economic center around the Health District in the southern
section of Estero along U.S. 41. (Added by Ordinance No. 14-16)

POLICY 19.2.8: Fecilitate the development of professional, and
research and development economic areas by working with Economic
Development Staff and private property owners to adopt land
development standards, identify appropriate sites and locations, and
establish incentives for the development of professional and research
and development facilities. Particular emphasis shall be on locating

such facilitiesin areas that are in the proximity of FGCU educational
resources and high technology facilities. (Added by Ordinance No. 14-16)

OBJECTIVE 19.3: RESIDENTIAL NEIGHBORHOODS. Support
Estero’s quality of life, promote the community’ s unique character through
the development of diverse, well-designed, and well-connected residential
neighborhoods, and provide for the needs of multigenerational community
by supporting a variety of housing types and neighborhood devel opment
forms. (Added by Ordinance No. 14-16)

POLICY 19.3.1: Support and enhance Estero’ s residential character
by establishing land devel opment regulations that specifically address
how the proposed residential neighborhoods:

a. Arecompatible with adjacent uses, public facilities, and
infrastructure systems,

Impact surrounding environmental and natural resources,

c. Access, where applicable, nearby parks, public spaces,
recreational facilities, and greenways, blueways, and natural open
spaces,

d. Connect to adjacent residential developments, mixed-use centers,
economic areas, public facilities, natural resources, and other
community facilities; and

e. Contribute to the overall design, landscaping, and aesthetics that
make up the community’ s character as a harmonious place of
beauty, spaciousness, and high quality.

(Added by Ordinance No. 14-16)

POLICY 19.3.2: Meet the future residential and commercial needs of
Florida Gulf Coast University by encouraging higher density
residential developments, with amix of unit types and design forms,
including affordable housing and mixed-use centers, in close
proximity to Florida Gulf Coast University. The development of such
housing and mixed-use centers will consider the transitions between
the adjacent residential neighborhoods, commercial centers, and park
and recreational facilities. (Added by Ordinance No. 14-16)
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POLICY 19.3.3: Establish LDC landscape requirements for the
maintenance and development of a well-designed and landscaped
community while providing appropriate transitions between residential
uses and surrounding areas. Such landscaping requirements may be
greater between residential and commercia uses, while less stringent

within differing uses within a mixed-use center. (Added by Ordinance No.
14-16)

OBJECTIVE 19.4: TRANSPORTATION CONNECTIVITY AND
MOBILITY. Facilitate the development of an interconnected community
that enables people to easily access Estero’ s neighborhoods, commercial
and mixed-use centers as well as other areas within the county and region

through an integrated transportation and mobility system. (Added by
Ordinance No. 14-16)
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POLICY 19.4.1: Establish Land Development Code standards that
ensure the development of a well-connected transportation system that
includes pedestrian pathways, bikeways, transit, and roadways. These
standards should:

a.  Require, where feasible, interconnects with adjacent uses;

b. To the extent feasible, minimize access points onto primary road
corridors by providing multiple access to adjacent properties;

c. Link neighborhoods, commercial and mixed-use centers, public
facilities, and parks; and

d. Enable multi-modal transportation access (pedestrian, bike,
vehicular, and transit) within and between the different
nei ghborhoods, economic and employment centers, civic uses, and
public space, park, and recreational facilities within the Village of
Estero Community. (Added by Ordinance No. 14-16)

POLICY 19.4.2: Expand opportunities for Estero’s transportation
network of pedestrian and bicycle pathways, sidewalks, trails, and
other facilities by working with the State of Florida and other local,
state, and regional entitiesto:

a. Construct multi-use pathways that feature shade trees, benches,
bike racks, and other design elements to attract usage;

b. Identify targeted funding sources including development
contributions, private donations, public funding sources (e.g.:
MSBU), or ather mechanisms;

c. Implement the greenways master plan within the Estero
community by working with Lee County Parks Department;

d. Utilizethe FP&L right of way within Estero State Buffer Preserve
by working with FP& L and Lee County;

e. Establish a pedestrian—bike trail within or along the rail right of
way for public recreation by working with the existing rail
corridor and private developers; and

- (Added by Ordinance No. 14-16
[the content of subsection f. has been moved to new Policy 19.4.6]

POLICY 19.4.3: All public and private rights-of-way within future
mixed-use centers and the Old Estero area, as defined in the Land
Development Code, are encouraged to be designed to include
pedestrian ways, cross walks and traffic calming measures including,
where appropriate, on-street parking, raised crosswalks, narrow lane
widths or other similar mechanisms. (Added by Ordinance No. 14-16)

POLICY 19.4.4: Providefor well designed, safe, and multi-use
transportation corridors by establishing, maintaining, and
implementing complete street design guidelines for the major
roadways within Estero including the US 41, Corkscrew Road, Via
Coconut/Sandy Lane, and Three Oaks Parkway. In design, provide
roadway and median landscape standards, access management
guidelines, signage, street lighting, and sidewalks to ensure safe and
effective pedestrian crossings within the context of a comprehensive
pedestrian and bikeway system. (Added by Ordinance No. 14-16)

POLICY 19.4.5. Addressregional transportation demands and
considerations by proactively working with private developers, and the
applicable advisory boards and other local, regional, and state agencies
to improve transportation connectivity and mobility throughout Estero
and to other communities. (Added by Ordinance No. 14-16)
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POLICY 19.4.6: The Village hereby designates the Seminole Gulf
rail corridor as a strategic regional transportation corridor to protect
the corridor for future transportation purposes. This designation has
been recommended by the L ee County Metropolitan Planning
Organization as a means for cities and counties along the rail corridor
to recognize the regional nature of this asset and jointly commit to
efforts to protect it in its entirety. This designation includes the
designation of the rail corridor as a“transportation corridor” pursuant
to F.S. 337.273. To implement this designation:

a._ The Village of Estero encourages Florida DOT to purchase the
real estate interests in the entire rail corridor from Arcadiato north
Naples from its current owner, CSX Transportation Inc. (which
leases the corridor to Seminole Gulf Railway). The Village of
Estero supports efforts of the Lee County Metropolitan Planning
Organization to enhance freight capability for the entire rall
corridor; to add capability for commuter rail, light rail, or bus
rapid transit service in Lee County and northern Collier County;
and to provide hiking/biking/walking trails.

b. Policy 19.2.2 and Map 1, Page 6, together demonstrate the
Village' s commitment to transit-oriented development around
future stations for commuter rail, light rail, or bus rapid transit in
accordance with procedures for station area planning provided in
the Florida TOD Guidebook (Florida DOT, December 2012).

c. _TheVillage will formally oppose any attempts at abandonment of
the rail corridor before the U.S. Surface Transportation Board, and
will support use of federal rails-to-trails authority to railbank the
corridor, if abandonment ever succeeds, in order to preserve the
corridor for possible future rail service.

OBJECTIVE 19.5: NATURAL RESOURCESAND
ENVIRONMENT. Ensurethat Estero’s natural environment enhances
the character and quality of life of the community by protecting the natural
resources of Estero, promoting the area’ s natural environment to visitors
and residents, and supporting public access to greenway and waterfront
areas. (Added by Ordinance No. 14-16)
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POLICY 19.5.1: Protect the natural environment and resources of
Estero by maintaining, amending, and implementing LeePlan
comprehensive plan or LDC regulations that:

a. Promote the quality of Estero’s natural environment, native
species and habitats, and ecological resources; and;

b. Facilitate where feasible, new development to provide public
access to Estero waterways and greenway's, as appropriate.
Particular emphasis shall be given to properties along Estero
River, itstributaries, and any Estero open spaces,

c. Incentivize the protection of Estero’s natural resources—e.g.:
wetlands, uplands, historic flow ways, native habitat, or other
ecological resources; and

d. Requireal new developments adjacent to Estero River or its
tributaries to incorporate design techniques that protect theriver's
water quality through improved runoff or stormwater discharge
practices. These techniques may include: the preservation of
wetland areas, the incorporation of Low Impact Development
techniques, or other surface water quality enhancement
technologies. (Added by Ordinance No. 14-16)

POLICY 19.5.2: Improve public access, use, and enjoyment of
Estero’ s waterfront and water-based resources by supporting the
creation of community water-based amenities such as Estero Bay

water taxi, marinafacilities, or other water-dependent facilities. (Added
by Ordinance No. 14-16)

POLICY 19.5.3: Support the long term protection of Estero’s
environment and natural resources by working with local, regional,
state, and national agencies and organizations to identify and preserve
natural resources and the environment. (Added by Ordinance No. 14-16)

POLICY 19.5.4: The Estero Community attaches great importance to
the integrity of provisionsin the Lee-Plan comprehensive plan and the
Land Development Code with respect to the Density
Reduction/Groundwater Resource Area (DR/GR) in so far as actions
with respect to the DR/GR have an impact on the environment, natural

resources, mobility, sense of place, and character of Estero. (Added by
Ordinance No. 14-16)
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OBJECTIVE 19.6: PUBLIC SPACES, PARKS, AND
RECREATIONAL FACILITIES. Support Estero’s quality of life
through the development of a broad array of community parks, public
spaces, and recreational facilities. (Added by Ordinance No. 14-16)

Page 14

POLICY 19.6.1: Promote the development of a variety of public
spaces, park, and recreational facilities within Estero by collaborating
with the State of Florida, private developers and other local, state, and
national organizations on the development of active and passive public
resources and facilities. (Added by Ordinance No. 14-16)

POLICY 19.6.2: Expand the use, variety, and type of public spaces,
parks, and recreational facilities within Estero by working with private
developments to provide linkages, access, public parks, public space,
and recreational amenities through the use of incentives, LDC

reguirements, and other development tools. (Added by Ordinance No. 14-
16)

POLICY 19.6.3: Promote Estero Community Park as ahub for the
entire community. Improve the park’s integration with the community
by improving the existing connection between the park and Estero
High School and by constructing the originally planned westerly
entrance onto Via Coconut Point. (Added by Ordinance No. 14-16)

POLICY 19.6.4. Encouragethe use of park areasto link

nei ghborhoods, commercial and mixed-use centers, and other open
space and recreational facilities through an integrated system of bike,
pedestrian, and roadways connections. (Added by Ordinance No. 14-16)

POLICY 19.6.5: Consistent with the LeePlan Parks, Recreation, and
Open Space Element, integrate the Koreshan State Historic Siteinto
the fabric of the community by collaborating with the appropriate
agencies such as the State of Floridato improve the area's
landscaping, enhance pedestrian and bicycle access, historic resources

and structures, and community park program and activities. (Added by
Ordinance No. 14-16)

POLICY 19.6.6: Consistent with the LeePlan Parks, Recreation, and
Open Space Element, provide passive recreational opportunities within

Estero State Buffer Preserve, Estero River, and Estero Bay by
collaborating with the appropriate local, regional, and state agencies
and private property owners to ensure the community’ s parks, natural
amenities, and open spaces have easy access, parking, trails, and other
community amenities. (Added by Ordinance No. 14-16)

OBJECTIVE 19.7: PUBLIC PARTICIPATION. Ensurethe public has
meaningful and appropriate opportunities to participate in and comment

upon development in and around the Village of Estero eommunity. (Added
by Ordinance No. 14-16)

POLICY 19.7.1: Asacourtesy, LeeCeunty the Village of Estero will
register citizen groups and civic organizations within the Estero
community planning area that desire natification of pending review of
Land Development Code amendments and Lee-Plan comprehensive
plan amendments. Ypen-registration,-Lee County-will-provide
Registered groups will be provided with documentation regarding
these pending amendments. This notice is a courtesy only and is not
jurisdictional. Accordingly, the esurty-s failure to mail or to timely
mail the notice, or failure of a group to receive mailed notice, will not
constitute a defect in notice or bar a public hearing from occurring as
scheduled. (Added by Ordinance No. 14-16)

POLICY 19.7.2: The Estero Community will establish an online
document clearing house for their community, where copies of
selected zoning submittal documents, staff reports, Hearing Examiner
recommendations, and resolutions will be provided for public
inspection. Fhe-eeunty s Failure to provide or to timely provide
documents to the online document clearing house, or failure of the
online document clearing house to receive documents, will not
constitute a defect in notice or bar a public hearing from occurring as
scheduled. (Added by Ordinance No. 14-16)

POLICY 19.7.3: The owner or agent applying for Planned
Developments, Rezonings, Variances, Special Exceptions, Plan
Amendments, Administrative-Amendments; and Development Orders

for-county-approval within the Village of Estero Cemmunity must
conduct participate in a public information meeting pursuant to

adopted Village regulations and policies to erepublictrfermational
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wheretheagent—wrl—t provr de a general overview of the project for any
interested citi zens—l;eeGeuntyeneeurag%ptanmng—zemng—and#er

meetrngmust—beeenelueted beforethe appllcatron can befound .

suffr cient.

anel— Prlor to aflndl ng of suff|0| ency, the appl icant must provr de the
Vlllgeeeunty—staﬁf Wrth am%ngsummarydeewnenﬁhateentams

a—l+a—9f—attendee£—a summary of the concerns or issues that were
raised at the meeting; and a proposal for how the applicant will

respond to any |ssues that were ral%d Mheappheanteheesestehetd

tearftrnel|-ngtet—suttrereneyL (Added by Ordmance No. 14- 16)

OBJECTIVE 2.12: DIVERSIFIED CLUSTER DEVELOPMENT.
FheCeunty In several future land use categories, the Village of Estero
allows the potential for a mixture of different land uses including:

residential, commercial/office, research and development, and medical.

Hightindustrial: (Added by Ordinance No. 09-06)
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POLICY 2.12.1: The Village Ceunty encourages and promotes
clustered, mixed use development within certain Future Urban Area
land use categories to spur cluster development and smart growth
within those areas ef-Lee-Ceunty where sufficient infrastructure exists
to support development, as well as continue to improve the economic
well-being of the County; provide for diversified land development;
and provide for cohesive, viable, well-integrated, and pedestrian and
transit oriented projects. Thisisintended to encourage devel opment to

be consistent with Smart Growth principles. (Added by Ordinance No. 09-
06)

POLICY2122 Reserved Futurede&elepment—%thm—thelradepert

(Added by Ordlnance No. 09 06)

POLICY 2.12.3: Future development within the Intensive
Development, Central Urban, and Urban Community future land use
categoriesis strongly encouraged to be development as a mixed use
with two or more of the following uses: residential, commercial

(including office), and hght—rndustnal—@-neladt—ng research and

devel opment !

U - \/ 1
BHI I d” Ig al Id B €t IS 5 (Added by Ordinance No. 09-06)

GOAL 4: SUSTAINABLE DEVELOPMENT DESIGN. To pursue or
maintain land devel opment regul ations which encourage ereative site-designs
and mixed use developments patterns. Using an overlay, locate appropriate
areas for Mixed Use, Traditional Neighborhood Development, and Transit
Oriented Development. (Amended by Ordinance No. 94-30, 07-15)

OBJECTIVE 4.1: Maintain the eurrent planned devel opment rezoning
process which combines site planning flexibility with rigorous review and
add a more predictable process into the L and Devel opment Code in 2016

for land in the mixed use overlay. (Amended by Ordinance No. 91-19, 94-30, 07-
15)

POLICY 4.1.1: Development designswill be evaluated to ensure that
land uses and structures are well integrated, properly oriented, and
functionally related to the topographic and natural features of the site
and to the existing and potentral areet pattern on surrounding sites. ;

HAprevements (Amended by Ordinance No. 91-19, 00-22)
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POLICY 4.1.2: Development designs will be evaluated to ensure that
the internal street system is designed for the efficient and safe flow of
vehicles and pedestrians without having a disruptive effect on the
activities and functions contained within or adjacent to the
development. (Amended by Ordinance 91-19, 00-22)

OBJECTIVE 4.2. MIXED-USE OVERLAY. Designate areas on the
Future Land Use Map for Mixed Use, Traditional Neighborhood, and
Transit Oriented development patterns. (Added by Ordinance No. 07-15)

POLICY 4.2.1: The Ceunty Village will maintain an overlay in the
future land use map series (Map 1, Page 6) identifying locations
desirable for mixed use patterns that are located in close proximity to:
public transit routes; education facilities; recreation opportunities; and,
existing residential, shopping and employment centers. Appropriate
locations will have a positive impact on transportation facilities though
increased transit service, internal trip capture, and reduced travel
distance (preference will be given to locations serviced by multiple
transit routes). An analysis showing the number of existing and
potential residential units within the immediate and extended
pedestrian shed (measured through connections and delineating
pedestrian barriers) will be considered in identifying appropriate
locations. (Added by Ordinance No. 07-15)

POLICY 4.2.2: The Mixed Use Overlay will not intrude into
established single family neighborhoods. Connectionsto existing
residential neighborhoods will be provided upon the residential
neighborhood’ s desire and not precluded by the Mixed Use
Development’ s design. (Added by Ordinance No. 07-15)

POLICY 423 Reﬁerved Any—PLanned—Dwelepment—pFefeet
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POLICY 4.2.7: Development located in the Mixed-Use Overlay that
utilizes the Compact PD zonlnq cateqorv applw—ng—@hapterﬁqz——

WI|| not be subject to the site Iocat|on standards Ilsted in POI|cy 6.1.2
and 6.1.2.7. (Added by Ordinance No. 11-18)

OBJECTIVE 4.3: Development, redevelopment, and infill rezonings
located within the Mixed Use Overlay that utilize the Compact PD Mixed
Use Planned-Bevelopment-(MPD) zoning category and meet the criteriain
the pohuee below that—meerpere&emeﬂfeue\wqg-Mﬁeed-Use—New

Qnented—Develepment—e'FQD}eH{eHawnl beallowed to usethe areaof
commercial, office, Hghthadustrial; natural water bodies and other non-
residential usesin their density calculations. These proposals must

contribute to a areaswit-be compact, multi-purpose, mixed use patterns
eenters which integrate commercial development with residential, civic,

and open space within the same neighborhood or and buildings. (Added by
Ordinance No. 07-15)
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listed-in-this-ebjective—(Added by Ordinance No. 07-15, Amended by Ordinance

No. 11-18)

POLICY 4.3.2: Mixed Uses. A-balancedmixtureof Carefully
mixing complementary uses can wi-beprovided-to reduce overall trip

lengths, te support pedestrian, bicycle and transit opportunities and
create pedestrian friendly streetscapes.

a

Mixed uses will be encouraged within individual buildings (e.g.
residential above retail or office space) but may be located in
separate buildings that can be easily reached using public
sidewalks and streets.

Mixed Use Overlay areas will provide public gathering places as

described in Policy 19.2.1. eivie-uses-sueh-as-green-spacesor

commbnHy-caenters:

Mixed uses development patterns will be integrated within an
overall design framework to create a pedestrian friendly, human
scale environment, through objective, measurable criteria
including size, scale, proportion, and materials detailed in the land
development regulations. Flexibility in design will allow for
choice and variety in architectural style.

The Mixed Use Overlay isintended for mixing uses that are
complementary rather than conflicting. Complementary means
uses that are compatible with each other and would serve the same
users without requiring acar or a bike/walk trip on a circuitous or
hostile route. An example of conflicting uses would be industrial
uses or auto-oriented commercial uses that are placed near

residential uses. Primary-and-secendary-useswi-be-determined

POLICY 4.3.3: Siteand Building Design: Integrate commercial,
residential, civic, and open spaces to create multipurpose

devel opments that feature unique style and ambiance through design,
encouraging civic involvement and events to promote community
interaction.

Provisions for outdoor livability, including interconnected
pedestrian and bike facilities, walkways, public plazas, ample
seating, and walkable block size.

Well defined centers and edges with public or civic space creating
an element around which other development is located.

Development plans will create focal points of signature buildings,
civic spaces, natural amenities, and other prominent features
through placement or street layout.

Link pedestrian routes and bikeways with the street system or
other public space such as parks or squares avoiding routes
through parking lots and other locations out of the public realm.

When necessary, development density and intensity will gradient
from the center to the edge suitable to integrated surrounding land
uses.

The designs will include a pedestrian circulation system to connect
the nonresidential uses with residential uses and areas.

Local climate and history will dictate the architectural and
landscape design and natural methods of cooling and heating will
be encouraged. Evaluate Green Building techniques as an
alternative way to provide open space.

Streets and roads will be fronted by design features including
sidewalks which define and contribute to a pedestrian street
character. Building design, placement, and entrances will be at a
pedestrian scale and oriented towards streets or other public space
such as parks or sguares.

The street system will equally serve automobile and non-
automobile modes of transportation. Development will provide
pedestrian and bicycle-friendly access, and will provide transit
facilities to the devel opment and the surrounding community.

Large scale nonresidential establishments will incorporate
development design techniques to integrate the establishment into
the surrounding community. Such design techniques will include:

1. creation of aseries of smaller, well defined customer
entrances to break up long facades and provide pedestrian
scale and variety, that may be achieved through the use of
liner buildings.
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2. limited number and size of signs.

3. landscaping and use of pocket parks and courtyards adequate
to soften large building masses.

k. An*A/B” street grid system may be utilized where“A” streets

meet all pedestrian oriented standards and create a continuous
uninterrupted pedestrian friendly streetscape, while “B” streets
may include a limited amount of properly designed non-pedestrian
oriented uses.

Crime Prevention Through Environmental Design (CPTED)

guidelines will be incorporated to the maximum extent possible.
(Added by Ordinance No. 07-15)

POLICY 4.3.4: Parking: Parking areas will be designed to
minimize intrusiveness and impacts on the pedestrian character,
through the following techniques:

a

On-street parking with landscaping and design features, such as
corner and mid-street bump outs, that afford traffic calming and
produce a comfortable and safe pedestrian environment will be
promoted.

Parking lot locations will not separate pedestrian areas including
sidewalks, squares, and plazas from the front of buildings
containing the primary entrance.

Parking lots will be screened from all streets, sidewalks, and open
spaces, and will be designed to maintain or enhance the street
edge.

Parking lots will be designed with safe pedestrian connectionsto
business entrances and public space to create a park-once
environment.

Reduction of paved parking areas will be evaluated wherever
practicable through measures such as provision of shared parking
and parking structures to serve multiple uses and alternative
paving materials. Large expanses of pavement will be
discouraged. Reduced ratios of required parking for non-
residential uses will be provided in the land development
regulations.

(Added by Ordinance No. 07-15)

POLICY 4.3.5: AutomebHeAcecess-Automeobilefaciities Streets
and Alleys: Streetswill be designed to provide safe access to, through,

a

and within each the devel opment.

Internal streets must meet Land Devel opment Code standards

found in Article Il of Chapter 32 and traffic-cireulation-system
design will include:

1. narrow traffic lanes and other traffic calming techniques to
maintain safe multi-modal transportation.

2. aninterconnected street grid system extended to adjacent sites
at the least intrusive locations, with interconnections no farther
apart than 660 feet.

3. maximum use of common access drives to arterial roads.

4. asystem of alleyways for service vehicles and access to
parking.

5. convenient access to transit facilities.

6. sidewalks shaded by rows of street trees.

Major points of ingress to and egress from arterial roads carrying
through traffic will be located at the allowed intersection spacing
and connect to the interna traffic circulation system.

A-econnector-sireet-system Public streets will provide multiple
vehicular, bicycle, and pedestrian linkages to adjacent local

destinations, including residential neighborhoods, as an alternative
to arterial and collector roads, except where such connections are
precluded by physical layout of natural environmental features.

Automobile-oriented uses will have a limited number of
driveways, and drive-in or drive-up windows will be located to
avoid conflict with pedestrian and bicycle traffic.

Block sizes will be small enough to create a walkable environment
and must meet the standards found in Article || of Chapter 32. an
easiy-dispersed-trafficflow. The presence of the following
conditions may justify cul-de-sac streets that require an exception
to the maximum block perimeters in Chapter 32:

1. Wetlands or other indigenous native vegetation being
preserved.

2. Aninterstate highway or county-designated controlled access
road.
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3. Anadjoining residential subdivision that precludes
connectivity.

4. A surface water management lake that a requlatory agency
requires to be in a configuration that interferes with the block
perimeter standards.

(Added by Ordinance No. 07-15)

POLICY 4.3.6: Community Green Space: Public space and
landscaping will be provided that includes.

a. Public areas will provide adequate urban landscaping that includes
street trees, planted areas, and street furniture.

b. Required surface and storm water management facilities will be

designed as-an integrally with civic spaces physical-orvisual
amenity-that-provides-usable-epen-space or an aesthetic feature
that resembles natural areas.

c. Paved areas (including parking) will require overhead shading
from tree canopy or building features based on factors such as
scale of development and performance standards.

(Added by Ordinance No. 07-15)

POLICY 4.3.7: Connectivity and Buffering: Mixed use

developments will be well integrated both internally and externally.

a. Automotive, pedestrian and/or bicycle connections to adjacent
commercia development will be provided.

b. Connections to adjacent residential neighborhoods will not be
precluded by the Mixed Use Development’ s design.

c. Buffering of usesinternal to a Mixed Uses development are not
required.

d. Buffering from adjacent developments, when deemed absolutely
necessary, will not preclude future interconnectivity.

(Added by Ordinance No. 07-15)

denside& (Added by Ordinance No. 07-15)
[the content of Policy 4.3.8 has been moved to Objective 4.3]

anwsscles{hakwere{aaseel (Added by Ordinance No. 07- 15)
[the content of Policy 4.3.9 duplicates Policy 19.7.3]

OBJECTIVE 4.4: [no changes proposed]
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GOAL 6: COMMERCIAL LAND USES. To permit orderly and well-

planned commercial development at appropriate locations within-the-county.
(Amended by Ordinance No. 94-30)

OBJECTIVE 6.1: Development approvals for commercia land uses
must be consistent with the following policies, the general standards under
Goal 11 and other provisions of this plan. (Amended by Ordinance No. 94-30, 11-

18)

Page 20

POLICY 6.1.1: All applications for commercial development will be
reviewed and evaluated as to:

a

b.

C.

Traffic and access impacts (rezoning and devel opment orders);
Landscaping and detailed site planning (development orders);

Screening and buffering (planned devel opment rezoning and
development orders);

Availability and adequacy of services and facilities (rezoning and
development orders);

Impact on adjacent land uses and surrounding neighborhoods
(rezoning);

Proximity to other similar centers (rezoning); and

Environmental considerations (rezoning and devel opment orders).
(Amended by Ordinance No. 00-22)

POLICY 6.1.2: Commercia development must be consistent with the
location criteriain this policy except where specifically excepted by

this policy or by Policy 6.1.7-err-ehigh-Acresby-Poeliey-32.2.4 or if
located in the Mixed Use Overlay and utilizing the Compact PD

Zoning category. Chapter 32 —Compact-Communitiesof- the Land

DevelopmentCode:

1

MINOR COMMERCIAL

a. Major function: Providesfor the sale of convenience goods
and services.

b. Location: Theentireretail use, including buildings and
outdoor sales area, must be located as follows except where
this plan provides specific exceptions (e.g., Policy 6.1.7):

(1) On or near the intersection (within 330 feet of the
adjoining rights-of-way of the intersection roads) of local
and collector, local and arterial, or collector and collector
roads. In Commercial Planned Devel opments where future
road improvements that are included in the Capital
Improvement Program will enable the property to qualify
for the higher level of commercia development specified
in Subsection 2 below, and which are conditioned to allow
the increased commercia intensity when the roadway
actually functions at the higher level of a collector road,
the Minor Commercia use may extend beyond 330 feet of
such intersections provided the Master Concept plan
specifically indicates the phasing of the development from
Minor to Neighborhood Commercia use. Proposed
interconnections of future internal access roads or
driveways servicing only the subject parcel with an
arterial or collector will not comply with the requirements
of this section;

(2) At theintersection (as defined below) of collector and
arterial or arterial and arterial roads; or

(3) Within aresidential planned development provided it is
located and designed primarily to meet the commercial
needs of the residents of the development.

c. SiteArea: Two acresor less.
Range of Gross Floor Area: Lessthan 30,000 square feet.

When developed as part of a Mixed Use planned devel opment
or Compact planned development, and meeting the use
limitations, modified setback standards, signage limitations
and landscaping provisions, retail uses may deviate from the
locational requirements and maximum sguare footage
limitations, subject to conformance with the Estero
Community Plan as outlined in Policies 19.2.3 and 19.2.4, and

through approval by the Beard-ef-County-Commissioners
Village Council.
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2. NEIGHBORHOOD COMMERCIAL

a

Major function: Providefor the sale of convenience goods
and personal services such asfood, drugs, sundries, and
hardware items.

Typical leading tenants. Supermarket and drug store.

Location: Must belocated as follows (except where this plan
provides specific exceptions):
At the intersection of an arterial and a collector or two arterials
so that direct accessis provided to both intersecting roads.
Such direct access may be provided via an internal access road
to either intersecting road. Op-tee Ceunty-stslandswhere

here | : > K of coll I .

Site Area: 2to 10 acres
Range of Gross Floor Area: 30,000 to 100,000 square feet

3. COMMUNITY COMMERCIAL
a. Major function: Some functions of neighborhood

commercial, in addition to providing for the sale of retail
goods such as clothing, variety items, appliances, and
furniture.

Typical leading tenants. Supermarket, drug store, minor
department store, variety store, or discount center.

L ocation: Must be located as follows (except where this plan

provides specific exceptions):

e At theintersection of two arterials so that direct accessis
provided to both intersecting roads.

e Such direct access may be provided by an internal access
road to either intersecting road.

Site Area: 10to 35 acres
Range of Gross Floor Area: 100,000 to 400,000 sguare feet
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4. REGIONAL COMMERCIAL

a. Major Function: Some functions of community commercial,
in addition to providing afull range and variety of shopping
goods for comparative shopping (such as general merchandise,
apparel, furniture, and home furnishings).

b. Typical leading tenants. One or more full-line department
stores.

c. Location: Must belocated in such a manner asto provide
direct access to two and preferably three arterial roads. Such
direct access may be viaan internal access road to one or more
arterials.

Site Area: 35 to 100 acres

e. Rangeof GrossFloor Area: 400,000 to 1 million square feet
or more.

f. The Commercial Sitelocation standards described in this
policy do not apply to Regional Commercia development
approved as a single mixed-use Development of Regional
Impact containing regional shopping opportunities on a 483-
acre portion of Section 9, Township 47 South, Range 25 East,
that is bounded on the west by U.S. 41, on the east by the
Seminole Gulf Railroad tracks, on the south by Coconut Road,
and on the north by aline located one half mile north of
Coconut Road designated Urban Community, provided that
the DRI specifically addresses:

1) Impactsto flow-ways,

2) Community and Regional Park levels of service,
3) Roadway levels of service,

4) Public Schoals,

5) Fire protection services, and

6) Affordable housing.

Commercia development “at the intersection” will extend no
more than one-quarter mile from the centerline of the intersection
and must include proper spacing of access points, with the
following exception: in acommercial development approved
under the planned development rezoning process, “at the
intersection” may extend beyond one-quarter mile from the
intersection, provided that:

a. direct accessis provided to the devel opment within one-
guarter mile of the intersection;

b. aninternal accessroad or frontage road provides access to the
intersecting street prior to occupancy of the development; and

c. al access points meet Land Development Code requirements
for safety and spacing.

d. theretail commercia use, including any outdoor sales, does
not extend beyond one-half mile from the centerline of the
intersection.

Any contiguous property under one ownership may, at the

discretion of the Board-of County-Commissioners Village Council,
be developed as part of the interstate General Interchange

category, exeept-inthe-Mixed-Usetnterchangedistriet; provided
the property under contiguous ownership to be developed as part
of the interstate interchange does not extend beyond three-quarters
of amile from the interchange centerpoint. Applications seeking
interstate uses outside of the Haterstate-highway designated
interchange area will be evaluated by-the Board considering the
following factors: percentage of the property within the iaterstate
interchange; compatibility with existing adjacent land uses; and,
compatibility with surrounding Future Land Use Categories. This
isintended to promote planned devel opments under unified
ownership and control, and to insure proper spacing of access
points.

The location standards specified in Subsections 1-4 will apply to
the following commercial developments: shopping centers; free-
standing retail or service establishments; restaurants, convenience
food stores; automobile deal erships; gas stations; car washes; and
other commercial development generating large volumes of traffic.
These location standards will not apply to the following: banks
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and savings and loan establishments without drive-in facilities;
hotels or motels, marinas; general, medical, or professional

offices; industrial, warehouse, or wholesale development; clubs, as
defined in Chapter 34 of the Land Development Code

(commerual cl ubs excepted) and other similar devel opment The

These Iocatl on standards will not appIy to property in the M |xed
Use Overlay when utilizing the Compact PD Zoning cateqorv

The standards specified in Subsections 1-4 for location, floor area
and site area will serve as guidelines during the rezoning process
(allowing limited discretion by the Beard-ef-Ceunty
Commissioners Village Council in special casesin which retail
uses are the only reasonable use of the parcel in light of its size, its
proximity to arterials and collectors, and the nature of the existing
and projected surrounding uses, including but not limited to
environmental factors) but are strict requirements during the
development order process in the case of zoning that existed prior
to the effective date of the Lee Plan (December 21, 1984). The
other standards specified in Subsections 1-4 will serve generally to
indicate the types of development which are likely to fall within
each commercial category. Proposed rezonings to commercial
zoning districts that include both uses that are subject to the
standards in Subsections 1-4 and uses that are not (see Subsection

7) may be found consistent with the LeePlan-by-the Board-of
County-Commissioners comprehensive plan by the Village

Council even if the subject parcel does not comply with the
applicable location standard; provided, however, that no
development orders will be issued on any such parcel for any use
to which the standards in Subsection 1-4 is applicable, and al such
development orders must be consistent with the level of service
requirements in Policy 95.1.3.

9. Thelocation standards in this policy are not applicable in the

10.

11.

12.

a—HA the General Interchange land use category.
b. MLemghAeF%wheFeeemmeFetal—useeaFepeFmﬁteetm

C. Mhmm&@apﬂ#&e@mtmﬂﬂ“ﬁﬂm&a%meﬂ%%by
Poliey-132 1 in-Area9-ofthe University-Community

Coneeptua-Master-Plan-or Within the Mixed Use Overlay
when utilizing the Compact PD Zoning category. Ghapteréz—-

The Board-ef-County-Commissioners Village Council may

approve applications for minor commercial centers that do not
comply with the location standards for such centers but which are

consistent with duhy-adepted CRA-and the Estero Community

Plans policies under Goal 19.

Uses that must comply with Subsections 1-4 may occur at the
outside of a T-intersection so long as direct accessis provided
from at least two points on the adjacent intersecting road, one of
which must be an extension of the other intersecting road.

Map 19 illustrates the existing Lee-Ceunty intersections that are
deemed to be consistent with the standards in subsections 2 and 3.
Neighborhood and community commercial centers must be
located at one of the designated intersections, at another
intersection utilizing the list of Functional Classification for
Arterial and Collector Roads, or in accordance with one of the

exceptions under Goal 6;-erin-Lehigh-Acresin-accordancewith
Policies1.8:1 through-1.8.3.

The map shows some intersections with half-circles and others
with full circles. Half circlesindicate that only the two intersection
guadrants shown on the map are deemed to be consistent with the
standards. All of the quadrants of intersections designated with full
circles are deemed to be consistent with the standards. Proposed
neighborhood and community commercial centers that are located
at the designated intersections are subject to al of the other Goals,
Objectives and Palicies of this Plan.
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Functional classifications of new or improved streets will be
established in accordance with the definitions of “arterial” and
“collector” roads in Rule 93-5.003. A list of Functional
Classification for Arterial and Collector Roads, consisting of roads
that meet this criteria, will be maintained by the Lee County
Department of Transportation, for county maintained roads, and
the Lee County Division of Development Services, for privately
maintained roads. Fhese-functional-classification-Hstswit-be
adepted-by-Administrative-Coede: For the purpose of determining
compliance with the locational standards of Policy 6.1.2, only
those roads identified as Major Collector roads will be considered
collector roads. Roads identified as Minor Collector or not

incl uded on the list WI|| be consi dered Iocal roads. Ihemapw—l—l

= (Amended by Ord| nance No. 93-25, 94-30, 98-09, 99-15, 99-
18, 00-22, 02-02, 07 09, 10-05, 10-16, 10-19, 10-40, 11-18)

POL I CY 6.1.3: Commercia developments requiring rezoning and
exceeding thresholds

defined in the L and Development Code must be developed as

Commercia planned developments, Mixed Use planned

devel opments, or Compact planned developments that are designed to

arrange uses in an integrated and cohesive unit in order to:

e providevisua harmony and screening;

» reduce dependence on the automobile;

* promote pedestrian movement within the development;

o utilizejoint parking, access and loading facilities;

» avoid negative impacts on surrounding land uses and traffic
circulation;

e protect natural resources; and

» provide necessary services and facilities where they are inadequate
to serve the proposed use. (Amended by Ordinance No. 94-30, 00-22)

Xl1. Glossary

BLOCK - A block isthe smallest area of land that is surrounded by a public

street (or by a private street that is permanently accessible to the public).
(a) Blocks are subdivided into |ots that face a street.

(b) Traditional city blocks are typically two to four acresin size, but may be
larger when bordering streets are precluded because of unavoidable
barriers such as wetlands, water bodies, or interstate highways.

DENSITY - The number of residential dwelling or housing units per gross
acre (du/acre). Densities specified in this plan are gross residential densities.
For the purpose of calculating gross residential density, the total acreage of a
development includes those lands to be used for residential uses, and includes
land within the devel opment proposed to be used for streets and street rights of
way, utility rights-of-way, public and private parks, recreation and open space,
schools, community centers, and facilities such as police, fire and emergency
services, sewage and water, drainage, and existing man-made waterbodies
contained within the residential development. Lands for commercial, office,
industrial uses, natural water bodies, and other non-residential uses must not be
included, except within areas identified on the Mixed Use Overlay Map
(Future Land Use Map Series Map 1 page 6 of 8) that have elected to use the

process descrlbed in Obj ectlve 4.3. 3 42—andre>eeeppwrthiﬂarees4denuﬁedras

= (Amended by Ordinance No. 98-09, 00-22, 03-21, 05-21, 07-

09, 07-14, 09-06, 10-43)
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INFILL - Theuse of vacant land within a predominantly developed areafor pattern and thats-mixed-use-and-developed-using Traditional Neighborhood
further construction or development. These lands already have public services ~ Development standards. (Added by Ordinance No. 07-14)
available but may require improvements to meet current development

standards. (Added by Ordinance No. 07-14) WALKABLE — A characteristic of mixed use neighborhoods or districts

where people can walk to nearby destinations on sidewalks or paths that
MIXED USE — Complementary uses of land within a comfortable walking encourage comfortable movement without driving.
distance. Complementary means uses are compatible with each other and
would serve the same users without requiring a car or a bike/walk trip on a
circuitous or hostile route. Complementary uses are the opposite of conflicting Table 1(c
uses such asindustrial uses or auto-oriented commercia uses which might be ;4

pI aced near res dentlal uses. Ihedwelepmev%—m&eempaet—urban—iem

Mixed Use OverlayA-ehigh-Aeres
—Spectatized Mixed-Use Nede Ratios

: Floor

: o . ) FutureLand Use Percent  Percent Non-
Wuﬂdmgse&deﬁmd—bﬁh&@ewy— (Amended by Ordinance No. 05- Map Category RaHeAFe'a Acres* Residential Residential
MIXED USE BUIL DING - Mixed Use Building means a building that thiensveDevelopment & 1595  10-50%  50-90%
contains at least two different complementary land uses (i.e. commercial and Central Urban 2 3997 20-50% 50-80%
residential, R & D and residential, office and residential, commercial and civic Urban Community 2 3,195 25-60% 40-75%
use open to the public) that-arerelated. (Added by Ordinance No. 05-21) Suburban 1 391 30-70% 30-70%
MIXED USE PATTERN - A physical pattern of towns and cities where +Remaining acres are within ToTes de%“i oo thagtf?esi o
public streets form an interconnected network that surrounds traditional city within the overlay such as Public Facilities and Wetlands.
blocks. Blocks are subdivided into lots for individual buildings that can
accommodate a variety of complementary land uses and building types.
REDEVELOPMENT - Development activity characterized by replacement of
existing dilapidated or underperforming structures. The new development is
usually at ahigher level of intensity or density. (Added by Ordinance No. 07-14) LeePlan FuturelL and Use
TRADITIONAL NEIGHBORHOOD DEVELOPMENT (TND) - A form M 1, Page6 of 8
of development that creates mixed-use, mixed-income neighborhoods that are .
compact, diverse and walkable. (Added by Ordinance No. 07-14) eCl 6_1| Treatment Areas—
TRANSIT ORIENTED DEVELOPMENT (TOD) - Development |ocated Mixed Use Overla

within walking distance of atransit stop using a mixed use development
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