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orth Point DRI/MPD

Approved Development of Regional Impact
Approved Mixed Use Planned Development
Proposing to Amend Both DRI/MPD to Add Development Flexibility
Modifications Necessary to Respond to 
• Demographic
• Economic and 
• Land Use Market Demand for Rsidential

Economist on Team to Assist With Market Analysis.
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ested DRI

Transportation Mitigation Payment - $4,067,170
• The proportionate share obligation has been paid in full and the

external trips are vested.
• Donation of 2.8+/- acres for Via Coconut Extension ($500,000+

Value)
• Payment of $204,000 for proportionate share of Via Coconut

roundabout.
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ite Summary

APPROVED PROPOSED
tal Site 99.71 +/- Acres 99.71 +/- Acres

welling Units 150 600 
otel Units 150 150
etail 550,000 Square Feet 300,000 Square Feet*
fice 120,000 Square Feet 120,000 Square Feet

uilding Height 75 Feet 60 Feet

pes of Dwelling Units
Multi-Family Multi-Family

Single Family
Townhome
Zero Lot Line
Two-Family Attached

onversion table will allow for increase in commercial to respond to changing 
nditions.
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ey Site Attributes

Strong Population Growth in Estero
Existing Roadway Network and All Direction Site Access
Central Coastal Location
Proximity to Existing Regional Facilities
• FGCU
• 3 Regional Shopping Destinations
• Southwest Florida International Airport
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PPROVED MASTER PLAN
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ROPOSED MASTER PLAN
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PPROVED MAP H
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ROPOSED MAP H
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stero Market Opportunity Assessment – Final Report

Over 30% of Estero’s population is comprised of part‐timer households
With 30% of the population not present for more than six months per year,
stero does not operate at full economic capacity. That said, the annual retail
ales at major retail centers in Estero don’t show significant negative impacts
om this less than year‐round population. This is in large part due to the
bility of these centers to draw retail sales from surrounding market areas.
onetheless, future major retailers will want to see a higher‐percentage of
ear‐round residents to help offset the increasingly competitive retail
nvironments of Lee and Collier Counties.

imited employed local labor force – The demographics of Estero, with a
igh percentage of residents aged 65 and over, limits the number of residents
onsidered in the labor force. According to the Census Department, over 50%
f households in Estero reported no workers present. These factors are
ombined with the limited number of industries currently operating in Estero.
he presence of Hertz in the community will help create a higher number of
esirable local jobs with good annual wages.”

E M k O i A Fi l R
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stero Market Opportunity Assessment – Final Report

Land over‐zoned for retail uses – Based on an assessment of current and future demand for new
tail uses in the Estero market, the community has been determined to have an over‐abundance of
nd zoned for retail uses. Future population growth and increased tourism is expected to provide
ture demand for less than 1 million square feet of new retail/commercial space over the next 20

ears. Using an average ratio of 4‐to‐1 for the amount of land needed to support future retail
uildings, all future retail development would result in the need for approximately 92 acres of future
tail‐zoned land demand. The amount of land needed would be lower if future retail was built more

ensely or as part of mixed‐use development.

otential shortage of residential land to support future growth – The return of a strong growth
te in Estero over the next decade could lead to a shortage of available residential land for new

evelopment. If Estero was to grow by another 8,000 to 10,000 year‐round and part‐time residents
ver the next 10 years, there would be a need for at least 800 to 1,000 residential acres. At an
verage household size of two persons per residence, a minimum of 4,000 new units would be
eeded to support population growth of 8,000 residents. At a residential density of 4 units per acre, a
inimum of 1,000 acres would be needed. A housing demand analysis conducted by PELOTON
ESEARCH PARTNERS as part of this report reveals that 832 acres of residential land may be
eeded by 2020, if new residential development is provided at 4 units per acre.”

E t M k t O t it A t Fi l R t
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stero Market Opportunity Assessment – Final Report

Ample commercial land available for rezone – Estero has land zoned for approximately 6.5
illion square feet of retail and commercial space. Approximately 3.5 million square feet of retail

pace currently exists in Estero and over 3 million additional square feet are zoned. Projected
emand is for less than 1 million square feet of retail and commercial space, including 185,000
quare feet to be attributed to a new Wal‐Mart in 2014. A portion of this excess retail land can be
onverted to residential uses to support projected future household growth in Estero. (See Estero
uture Retail Demand for further information).”

Future Land Use Changes – Moving forward, Estero has some key land use issues that need
areful attention in the near future. Estero appears over‐zoned for retail and commercial uses
ven the projected future population growth, business growth, and potential demand.”

he year‐round 65 and older household segments in Estero are projected to continue to be the 
ost dominant age groups in Estero for the forseeable future.”

urce: Estero Market Opportunity Assessment – Final Report
oton Research Partners / Seth Harry & Associates
ptember 16 2013
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roposed Amendment

Changing Demographic
Commercial Market Characteristics
Residential Demand Increasing
Continued Mixed Use Concept - Likely Not Regional Retail
Flexibility to Respond to Changing Conditions Within Mix of Uses
The traffic impact of the proposed changes are 13% less than the traffic
impact of the original entitlements if all potential residential units are
used.
A $4,067,170 mitigation payment has already been paid.
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