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SUPPLEMENTAL STAFF REPORT 

MIROMAR OUTLET HOTEL CPD 
Amendment to Development of Regional Impact & Commercial Planned Development 

Village Council 2nd Reading 
_______________________________________________________________________________ 
 
 
PROJECT NAME:     MIROMAR OUTLET HOTEL CPD 
 
CASE TYPE:  DRI AMENDMENT & PLANNED DEVELOPMENT 

AMENDMENT  
 
CASE NUMBER:     DRI2018-E001 & DCI2018-E001 
 
COUNCIL 2ND READING:   OCTOBER 24, 2018 
 
UPDATE FROM FIRST READING 
 
This is an update to the staff report from the Council’s first reading on October 17, 2018. The Council 
raised several questions that they requested the applicant address at the second reading. These 
items are listed below: 
 
1. Outdoor Consumption on Premises of Alcoholic Beverages 
 Address the request to serve alcohol until 2 a.m., and potential noise from outdoor 

entertainment. 

2. Parking 
Address parking, in particular, overflow parking with Hertz arena during large events, and 
connectivity issues due to lack of sidewalks. 
 

3. Comprehensive Plan 
Address how this request fits under the current Plan and the new Plan that is not yet 
effective. 
 

4. Height 
Address the current and new Comprehensive Plan Land Use categories and additional 
height request. 
 

5. Stormwater 
Discuss stormwater and the capacity for storage. 
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ADDITIONAL DEVIATION REQUESTS 
 
While this project was being reviewed, the staff advised the applicant that additional deviations would 
be needed. New deviations include: 

 
1. Deviation 12 to allow maximum height of 75 feet for hotel. 
2. Deviation 13 to allow sidewalks as shown on the site plan. 
3. Deviations 14 and 15 allowing hotel signage to be added to the existing pylon signs at 

Miromar Outlets and allowing the onsite signs to be taller than wide. 
 
(See applicant’s explanation of these deviations, attached.) 
 
MODIFICATIONS TO ZONING ORDINANCE AND DRI DEVELOPMENT ORDER  

 
Several minor changes are needed to the Zoning Ordinance and DRI Development Order. 
 
 Zoning Ordinance - 
 

1. Condition 1 – add date of Master Concept Plan “Received October 18, 2018”. 
2. Condition 5 – add date of Pattern Book titled “Miromar Hotel October 17, 2018” date 

stamped “Received October 18, 2018“. 
3. Add new deviations 12-15 to Ordinance. 

 
DRI Development Order - 
 
1. Page 1, Paragraph A., line 6, add “Condition II.C.11.” 
2. Page 12, Paragraph F., line 2, add word “application” after “current”. 
3. Page 15, Condition 5., remove the words “as may be amended” from lines 2 and 3. 
4. Page 16, III 2, revise language on line 2 to read “All commitments and impact 

mitigating actions volunteered by the developer in the current application and prior 
Applications for Development Approval…” 

 
Attachment: 
1, Applicant’s Deviation Explanation 
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SCHEDULE OF DEVIATIONS AND JUSTIFICATIONS 
 
9. Deviation from LDC Section 10-285 which requires a minimum connection 

separation on local roads of 125 feet, to allow for connection separation distances 
as depicted on the master concept plan. 

 
The master concept plan depicts the existing Miromar Outlet Drive parking lot and the 
parking lot aisle, platted as Miromar Outlet Drive. Even though the parking accessway is 
platted it has always been considered a parking isle, not a local road. Therefore, the parking 
lot has been constructed similar to other parking lots with multiple parking aisles with an 
approximately 60-foot separation at the end of each row of parking. To the extent that the 
Village now interprets the existing parking aisle as a local road, the deviation is necessary 
to ensure that the parking lot can remain in its current configuration. The development of 
the hotel parcel will not change the south portion of the parking lot for the subject parcel, 
or the currently existing parking aisles from the lot.  The parking lot aisle was named as 
part of the effort to notify the public of the appropriate exit for the mall as Miromar Outlet 
Drive is mentioned on the Corkscrew Road Exit sign on I-75. The Estero community 
supported this alternative to improved signage on-site. The continued recognition of 
Miromar Outlet Drive as a parking lot aisle enhances the planned development and does 
not create any public health safety and welfare concerns. 
 
The area at the south end of the hotel will be maintained to provide clear line of sight and 
a stop condition so that cars exiting the parking lot can easily see oncoming cars within the 
parking access way, Miromar Outlet Drive.  

 
10. Deviation from LDC Section 10-416(d)(3) and LDC Section 33-351 which require a 

type D buffer separating commercial development from a right of way and a type A 
buffer between adjacent commercial lots to allow for no buffer requirement 
separating the proposed hotel from the Miromar Outlet Drive and the Outlet Mall 
parking lot. The existing vegetation on the south side of the hotel parcel where the 
existing parking lot is not being reconfigured, will remain to the greatest extent 
possible.  
 
The hotel property is being proposed to be developed as a use integrated with the rest of the 
Outlet Mall. The benefit of the hotel at this location is its visibility to and integration with 
the mall itself. The hotel will be designed with pedestrian connections to allow for easy 
access for hotel guests to the restaurants and retail shops at the mall. A buffer requirement 
runs counter to the goal of integration of uses. In this case, the goal is not to separate 
adjacent uses but to provide strong visual connections so that the uses can be integrated. 
The deviation would require that the existing street trees on the southern edge of the hotel 
parcel, where the parking lot is not being reconfigured, remain to provide vegetation and 
landscape areas.  
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11. Deviation from LDC Section 34-625(d)(4) which requires light poles not to exceed 
25 feet to allow for the light poles at 30 feet within the Planned Development.  

 
The subject property has been developed as part of the parking lot for the adjacent Outlet 
Mall to the south. With the development of the hotel use, much of the existing parking lot on 
the hotel property will remain in the current configuration, including the existing lights in 
the parking area. The existing lights were constructed prior to the adoption of LDC 34-625 
and stand at 30 feet in height. They are considered a legal non-conforming use. This 
deviation will allow the light poles in the existing parking lot to remain and continue to be 
maintained, consistent with the rest of the lights throughout the outlet mall parking area.  
 
The subject property is bound by an outlet mall, a sports arena, I-75 and a large lake. The 
closest residential use is over 1,100 feet away. The additional 5 feet from 25 feet to 30 feet 
is unnoticeable by any residential use and would have no impact on adjacent properties. 
The taller height allows fewer lights to be constructed because the light projected 
downward covers a larger area. Changing the lighting and the number of poles within the 
parking area will cause a reconfiguration of a parking lot that could otherwise remain as 
constructed. Allowing the poles to remain also provides consistency throughout the entire 
outlet mall area.  

 
 
12. Deviation from LDC Section 33-229 which requires that buildings outside of 

highway interchange areas be limited to a maximum height of 45’ feet, to allow for 
a maximum height of 75 feet for the hotel at the Outlet Mall. 

 
The subject property is within both the General Interchange land use category and the 
Suburban land use category. The property is part of an overall development that is a 
highway interchange use. In accordance with the Interim Village Plan, the interchange area 
could be extended across the property consistent with the proposed unified plan of 
development and a deviation would not be necessary. 
 
The subject property is well isolated from surrounding uses minimizing any impacts of the 
increased height. The closest residential use is over 1,100 fee to the east of the hotel site. To 
the north is the Germain Arena, to the south is the Outlet Mall and to the west is I-75. Due 
to the location of the property and the surrounding uses there are no negative impacts to 
the proposal. 
 
Additional height will enhance the Master Concept plan by allowing a smaller building 
footprint with and increased amount of pedestrian activity and integration of the hotel with 
the Outlet Mall.   
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13. Deviation from LDC Section 10-256(d) which requires sidewalks along privately 
maintained local streets to allow for sidewalks as depicted on the Master Concept 
Plan along Miromar Outlet Drive between the hotel parcel and the road.  

 
The subject property is an existing parking lot that is already constructed and being 
used for parking for the Outlet Mall. Patrons of the mall currently walk from the parking 
lot to the Outlet, without incident. The proposed hotel will be constructed on the 
northern portion of the parking lot, leaving the remaining area with minimal changes. 
The existing access points out of the parking lot (the parking aisles) break up the 
frontage such that a functional sidewalk is not feasible. Along the southern end of the 
existing parking lot is a landscaped area with tree that will remain. Adding sidewalks at 
that location would require the removal of the trees and replacement with less mature 
vegetation.  
 
There is not likely to be significant pedestrian movement along the road. The majority 
of the pedestrian movement will likely be from north to south from the hotel to the 
outlet mall at the cross-walk locations as identified on the master concept plan. The 
proposed plan meets the intent of the code by providing sufficient, safe opportunities 
for pedestrian movement in locations where the pedestrian activity is most likely to 
occur.  
 

14. Deviation from LDC Section 33-56, which specifies the dimensions of monument 
signs and LDC Section 33-383 which prohibits pylon signs in Estero except as 
approved within a development of regional impact by planned development 
zoning resolution adopted prior to June 24, 2003 to allow for hotel signs to be 
placed on the existing legal Pylon signs as depicted in the Pattern Book.  

 
Having signage on Corkscrew Road and Ben Hill Griffin Parkway will benefit the public 
trying to find the hotel by increasing the hotel’s visibility on the major roads surrounding 
the Outlet Mall. This deviation is necessary because although the existing Miromar Outlet 
signs are legal and conform to the Estero sign codes, an addition to the existing signs 
would likely not be allowed under LDC Section 33-383. The area between the poles of the 
pylon sign may also not have the correct dimensions to meet the definition of a 
monument sign. “Filling in” the Pylon sign with signage for the hotel, as depicted in the 
Pattern Book, will enhance the existing Pylon signs by filling in the base with 
identification signage. In the alternative, locating an additional sign at the Outlet Mall 
entrances for the hotel will detract from the character of the corridors by adding more 
sign clutter. The proposed deviation would give the most flexibility for the staff and 
Estero Design Review Committee to evaluate the best aesthetic option at the time of local 
development order. 
 

15. Deviation from LDC Section 30-153, which allows for the placement of 
identification and directory signs in non-residential subdivisions and multiple 
occupancy complexes of more than 5 establishments, to allow for the utilization of 
the Miromar Outlet project identification sign as a directory sign with the addition 
of signage for the hotel, as depicted in the pattern book.   
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Having signage on Corkscrew Road and Ben Hill Griffin Parkway will benefit the public 
trying to find the hotel by increasing the hotel’s visibility on the major roads surrounding 
the Outlet Mall. This deviation is necessary because the existing pylon identification signs 
may not be able to be used as directory. “Filling in” the Pylon sign with signage for the 
hotel, as depicted in the Pattern Book, will enhance the existing Pylon signs by filling in 
the base with identification signage. In the alternative, locating an additional sign at the 
Outlet Mall entrances for the hotel will detract from the character of the corridors by 
adding more sign clutter. The proposed deviation would give the most flexibility for the 
staff and Estero Design Review Committee to evaluate the best aesthetic option at the 
time of local development order. 
 



M I R O M A R  H O T E L
E S T E R O ,  F L 

J U L Y  2 0 1 8
October 17, 2018
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VICINITY MAP

M I R O M A R 
O U T L E T S

PROJECT INTENT: 
Redevelop an existing greyfield using SMART GROWTH PRACTICES, creating a compact urban form. The proposed 
development will contribute towards ECONOMIC GROWTH for the VILLAGE OF ESTERO and the surrounding 
businesses the hotel will support. The underutilized parking lot will become the location of a new hotel. The hotel 
has the potential to create a SYMBIOTIC relationship with the Germain Arena and Miromar Outlets. The hotel 
guests will have a WALKABLE CONNECTION to the Germain Arena, Miromar Outlets, restaurants, and open space 
along the lake.  

PROJECT GOALS:

• Create a walkable development with less reliance on the automobile
• Enhance the existing open space
• Create a cohesive aesthetic and architecture that compliments the Miromar Outlets vernacular.
• Enhance the vegetative buffer along I-75

P R O J E C T
S I T E

I-
7

5



LEGEND
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CONNECTIVITY CONNECTIVITY VIA WALKABILITY RADIUS MAP

1/4 MILE
1/2 MILE 

PROJECT LOCATION

EXISTING TRAILS

EXISTING BUS ROUTE

MIROMAR OUTLETS

GERMAIN ARENA

I-75
CORKSCREW

 RD.

BEN HILL GRIFFIN PKW
Y

LEE TRAN BUS
ROUTE

LEE TRAN BUS
ROUTE - PROJECT
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GREY FIELD REDEVELOPMENT

GREY FIELDS OFFER LARGE INFILL REDEVELOPMENT OPPORTUNITIES. GREY FIELDS SITES TYPICALLY ARE HIGHLY 
VISIBLE PROPERTIES THAT REDUCE THE APPEAL OF SURROUNDING COMMUNITIES, SO THEIR REDEVELOPMENT 
OFTEN CATALYZES ADDITIONAL PROJECTS. GREY FIELD REDEVELOPMENT PROJECTS CAN ACHIEVE MARKET-
COMPETITIVE SALES PRICES AND LEASE RATES FOR COMMERCIAL AND RESIDENTIAL SPACE. (OFFICE OF 
SUSTAINABLE COMMUNITIES, 2012)

PROJECT SITE: UNDERUTILIZED PARKING LOT
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INFILL DEVELOPMENT AND REDEVELOPMENT ARE CRITICAL COMPONENTS OF URBAN GROWTH, REDUCING 
URBAN SPRAWL AND MAKING A MORE EFFICIENT USE OF EXISTING INFRASTRUCTURE TO IMPROVE OVERALL 
ACCESSIBILITY. (SUSTAINABLE DEVELOPMENT PROJECTS, GODSCHALK & MALIZIA, 2013)

REDEVELOPMENT PLAN 
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ZONING LANDSCAPE EXHIBIT
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GRAPHIC
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OPEN SPACE AND PARKING EXHIBIT

EXISTING LEE TRAN BUS ROUTE
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OPEN SPACE AND PARKING EXHIBIT
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MIROMAR OUTLETS VIEW EXHIBIT
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MIROMAR OUTLETS VIEW EXHIBIT

Germain Location
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MIROMAR OUTLETS VIEW EXHIBIT

Residential Location
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MIROMAR OUTLETS SIGNAGE EXHIBIT



EXISTING SIDEWALK CONNECTIONS
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PEDESTRIAN ACCESSIBILITY 
DESIGN GOALS

• Expand the existing sidewalk by connecting to proposed sidewalks. 

• Create safe walkable connections from hotel > lake outlook > arena > mall > restaurants > bus transit > existing 

trails 

• Continue design standards from existing sidewalks and median paths. 

• Construct multi-use pathways that feature shade trees, benches, bike racks and other design elements that attract  

usage. Enable multi-modal transportation access within and between areas (Policy No. 19.4.2)
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INTERNAL CONNECTIVITY MAP

Existing Sidewalk

Conceptual  Sidewalk Layout

Connectivity to Existing Uses

Proposed
Crosswalks
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Architectural Details: Hotel 

Examples of Roofline Articulation

Examples of Tower Elements 

Examples of Window Treatments

Examples of Porte Cochere

Examples of Facade

Examples of Signag

Horizon Park CPD

Full Size Window
Trim Molding
Recessed Panel

Railings

Facade Blade
• Glass or special 

material 

Core “Hat”
• At Vertical 

circulation
• Adds interest 

Towers
• Creates Landmark 

or Icon
• Typically with 

signage or logo

Profile & Materials 
• Varied Projecting Components
• Gables & Parapets
• Cornice Molding & Accents
• Tile or Metal Roof Trim Molding

Bahama Shutters
or Roof Overhang

Vehicular & Pedestrian Arrival
• Covered canopy structure
• Matching or contrasting       

materials to building
• Often combined with tower 

element or signage

Illuminated Features & Color
• Uplighting or Wall Washing
• Adds Drama to Facade
• Landscape Features
• Neon Outlines & Logos
• Color Changing LED’s

Architectural Details: Hotel 

Examples of Roofline Articulation

Examples of Tower Elements 

Examples of Window Treatments

Examples of Porte Cochere

Examples of Facade

Examples of Signag

Horizon Park CPD

Full Size Window
Trim Molding
Recessed Panel

Railings

Facade Blade
• Glass or special 

material 

Core “Hat”
• At Vertical 

circulation
• Adds interest 

Towers
• Creates Landmark 

or Icon
• Typically with 

signage or logo

Profile & Materials 
• Varied Projecting Components
• Gables & Parapets
• Cornice Molding & Accents
• Tile or Metal Roof Trim Molding

Bahama Shutters
or Roof Overhang

Vehicular & Pedestrian Arrival
• Covered canopy structure
• Matching or contrasting       

materials to building
• Often combined with tower 

element or signage

Illuminated Features & Color
• Uplighting or Wall Washing
• Adds Drama to Facade
• Landscape Features
• Neon Outlines & Logos
• Color Changing LED’s

Architectural Details: Hotel 

Examples of Roofline Articulation

Examples of Tower Elements 

Examples of Window Treatments

Examples of Porte Cochere

Examples of Facade

Examples of Signag

Horizon Park CPD

Full Size Window
Trim Molding
Recessed Panel

Railings

Facade Blade
• Glass or special 

material 

Core “Hat”
• At Vertical 

circulation
• Adds interest 

Towers
• Creates Landmark 

or Icon
• Typically with 

signage or logo

Profile & Materials 
• Varied Projecting Components
• Gables & Parapets
• Cornice Molding & Accents
• Tile or Metal Roof Trim Molding

Bahama Shutters
or Roof Overhang

Vehicular & Pedestrian Arrival
• Covered canopy structure
• Matching or contrasting       

materials to building
• Often combined with tower 

element or signage

Illuminated Features & Color
• Uplighting or Wall Washing
• Adds Drama to Facade
• Landscape Features
• Neon Outlines & Logos
• Color Changing LED’s

Architectural Details: Hotel 

Examples of Roofline Articulation

Examples of Tower Elements 

Examples of Window Treatments

Examples of Porte Cochere

Examples of Lighting

Examples of Facade 

Examples of Signage

Example of Facade AHorizon Park CPD

Full Size Window
Trim Molding
Recessed Panel

Railings

Facade Blade
• Glass or special 

material 

Core “Hat”
• At Vertical 

circulation
• Adds interest 

Towers
• Creates Landmark 

or Icon
• Typically with 

signage or logo

Profile & Materials 
• Varied Projecting Components
• Gables & Parapets
• Cornice Molding & Accents
• Tile or Metal Roof Trim Molding

Bahama Shutters
or Roof Overhang

Vehicular & Pedestrian Arrival
• Covered canopy structure
• Matching or contrasting       

materials to building
• Often combined with tower 

element or signage

Illuminated Features & Color
• Uplighting or Wall Washing
• Adds Drama to Facade
• Landscape Features
• Neon Outlines & Logos
• Color Changing LED’s

PLACEHOLDER PLACEHOLDER

PLACEHOLDER

PLACEHOLDER
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ARCHITECTURAL DETAILS: HOTEL



Examples of Porte Cochere

Examples of Lighting

Examples of Signage 

Example of Facade Accessories PD

Building Style
Sun Screens or 
Shade Louvres
Covered Balcony  

Decorative 
Brackets, Corbels, 
& Emblems

Vertical Trellis
for vegetation

cial 
Illuminated Features & Color
• Uplighting or Wall Washing
• Adds Drama to Facade
• Landscape Features
• Neon Outlines & Logos
• Color Changing LED’s

Examples of Window Treatments

Examples of Porte Cochere

Examples of Lighting

Examples of Facade Materials

Examples of Signage 

Example of Facade Accessories PD

Stucco / EIFS
Metal Panel
Painted Graphics

Building Style
Sun Screens or 
Shade Louvres
Covered Balcony  

The Sign
• Facade Mounted
• Ground Mounted 
• Flange 
• Button Logo 
• Internal/ External 

Light

Decorative 
Brackets, Corbels, 
& Emblems

Vertical Trellis
for vegetation

e
pecial 

Bahama Shutters
or Roof Overhang

Vehicular & Pedestrian Arrival
• Covered canopy structure
• Matching or contrasting       

materials to building
• Often combined with tower 

element or signage

Illuminated Features & Color
• Uplighting or Wall Washing
• Adds Drama to Facade
• Landscape Features
• Neon Outlines & Logos
• Color Changing LED’s

Examples of Window Treatments

Examples of Porte Cochere

Examples of Lighting

Examples of Facade Materials

Examples of Signage 

Example of Facade Accessories PD

Stucco / EIFS
Metal Panel
Painted Graphics

Building Style
Sun Screens or 
Shade Louvres
Covered Balcony  

The Sign
• Facade Mounted
• Ground Mounted 
• Flange 
• Button Logo 
• Internal/ External 

Light

Decorative 
Brackets, Corbels, 
& Emblems

Vertical Trellis
for vegetation

e
pecial 

cents
Trim Molding

Bahama Shutters
or Roof Overhang

Vehicular & Pedestrian Arrival
• Covered canopy structure
• Matching or contrasting       

materials to building
• Often combined with tower 

element or signage

Illuminated Features & Color
• Uplighting or Wall Washing
• Adds Drama to Facade
• Landscape Features
• Neon Outlines & Logos
• Color Changing LED’s

Examples of Facade Materials

Mixed materials
Color Panels
Glass
Brick/ Stone
Wood/ Fiber Siding 

Stucco / EIFS
Metal Panel
Painted Graphics

The Sign
• Facade Mounted
• Ground Mounted 
• Flange 
• Button Logo 
• Internal/ External 

Light

ndow
g
anel

g

utters
rhang

val

   

r 

PLACEHOLDER PLACEHOLDER

PLACEHOLDER PLACEHOLDER
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ARCHITECTURAL DETAILS: HOTEL



PLACEHOLDER PLACEHOLDER

PLACEHOLDER PLACEHOLDER
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ARCHITECTURAL DETAILS: HOTEL

Architectural Elevations



Type D Buffer Along I-75 (Pol icy Sec.10-416)

Vegetative buffers  are areas of natural  or establ ished vegetat ion to enhance 
aesthet ics along a major roadway ( I -75).

VEGETATIVE BUFFER 
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DESIGN GOALS

• Incorporate lush plantings of palms and ornamentals that landscape surrounding building 

• Provide stately shade trees to be used in the parking lot medians to help lessen the heat island 
effect and create shade throughout the paved surfaces

• Incorporate layers of landscaping to reduce visual pollution to benefit surrounding properties and 
provide sound attenuation

• Use native plantings and Florida Friendly Landscaping to develop a sustainable site that meets 
Land Development Codes 10-416 - 10-421.
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LANDSCAPE CHARACTER

NATIVE PLANTS ARE ADAPTED TO LOCAL 
ENVIRONMENTAL CONDITIONS, THEY REQUIRE FAR 
LESS WATER, SAVING TIME, MONEY, AND PERHAPS 
THE MOST VALUABLE NATURAL RESOURCE, WATER. 
IN ADDITION TO PROVIDING VITAL HABITAT FOR 
BIRDS, MANY OTHER SPECIES OF WILD LIFE BENEFIT 
AS WELL. (NATIONAL AUDUBON SOCIETY)



JATROPHA

PINK TABEBUIA

GREEN ISLE FICUS HEDGE HIBISCUS MUHLY GRASS

ALUMINUM PICKET FENCE

RIBBON PALM

COONTIE LANTANA

YELLOW TABEBUIA

ORANGE GEIGER SABAL PALM

SHADY LADY OLIVE ROYAL PALM
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PLANTING PLAN

DENOTES NATIVE /FLORIDA FRIENDLY PLANT
Landscape Exhibit



BOOTH DESIGN GROUP,  Landscape Architecture

DELISI, INC.,  Lands Use Planning & Water Policy
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CONSULTANT TEAM
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