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The applicant is reguesting approval of a rezoning from Mixed Use Planned
Development (MPD) to a minor Commercial Planned Development (CPD) for a 1.36-
acre platted lot located at the southwest corner of the intersection of U.S. 41 and
Pelican Sound Drive to allow a maximum of 15,000 square feet of retail commercial
floor area not to exceed 45 feet in height.

The site is not included in the properties identified on the “Zoning in Progress” maps A
or B as included in the Village of Estero Resolufions 2015-22 and 2015-26. The project
site is accessed from Pelican Sound Drive off of U.S. 41 through existing easements
within the adjacent developed Paradise Shoppes of Estero. Adjacent to the east across
US 41 is the North Point DRI. Hertz Corporate Headquarters is located less than half of
a mile south of the subject property at the southeast comer of the intersection of US 41
and Williams Road. Pelican Sound Drive provides access to two existing residential
developments as well as the commercial Paradise Shoppes of Estero. West Bay
Club/River Ridge RPD (aka Pelican Sound) golf course development is approved for
1,480 dwelling units. The Meadows of Estero development received zoning approval
for 300 dwelling units of which 262 have been developed. North Point DRI has the
opportunity to accommodate additional residential development in the surrounding area
also. These surrcunding developments further the demand for additional neighborhood
retail commercial uses in this location.

The proposed project is infill development with existing services available to service the
site. The adjacent Paradise Shoppes of Estero is approved for 100,000 square feet of
retail, based on its qualifying intersection of Williams Road (major collector) and U.S. 41
{arterial) to the south, and is developed or has received development order approval for
the adjacent properties. Nerth Point DRI is approved for 550,000 square feet of retail
commercial use, 120,000 square feet of office use, 150 hotel/motel rooms, and 150

residential units.

Village of Estero Interim Comprehensive Plan Consistency Analysis

The subject property is located within the Estero planning community which is described

in the Village of Estero interim Comprehensive Plan Vision Statement as follows:
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21. Estero - To establish a communily that embraces its historic heritage and
protects the environment, while carefully planning for fiulure development
resulting from a desirable high quality of life, expanding economic opporiunities,
and proximity to Florida Gulf Coast University and the Southwest Florida
International Airport. Estero's growth will be planned with strong neighborhioods,
diverse economic generators, interconnected mixed-use centers, varied parks,
public spaces, recreational facilities, and unique natural environmenis that
fosters a sense of belonging and creales a sense of place. Estero will be a highly
valued place fo live, work, and visit because of development standards and
design guidelines that promote:1) desirable neighborhoods and public amenities;
2) vibrant economic cenlers; 3} atiractive 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 Counly commiunity.

Development of this property will add to the vibrant economic center in the area. The
site is appropnately situated to minimize conflicts between residential and commercial
areas and provides for successful linkage to surrounding uses. The proposed rezoning
is consistent with the Estero Vision Statement.

The subject property is located in the Suburban future land use category within The
Village of Estero. The Village of Estero Interim Comprehensive Plan describes the
Suburban land use designation as follows:

POLICY 1.1.5: The Suburban areas are or will be predominantly residential areas
that are efther on the fringe of the Ceniral Urban or Urban Communily areas or in
areas where it Is appropriate o protect existing or emerging residential
neighborhoods. These areas provide housing near the more urban areas but do
not provide the full mix of fand uses typical of urban areas. The standard
residential densities are the same as the Urban Community category. Higher
densities, commercial development greater than neighborhood centers, and
industrial land uses are not permitted. Bonus densities are ot allowed.

The subject property is located at the comer of an arterial (U.S. 41) and a minor
collector road (Pelican Sound Drive) which pursuant o commercial site location
standards qualifies for 2 minor commercial center or up to 30,000 square feet of retail
uses. Minor collector roads are considered local roads under the Village of Estero
Interim Comprehensive Plan site location standards. The request is for 15,000 square
feet of retail uses. The project is consistent with Policy 1.1.5.

OBJECTIVE 2.1: DEVELOPMENT LOCATION. Contiguous and compact growth
patterns will be promoted through the rezoning process to contain urban sprawl,
‘minimize energy costs, conserve land, waler, and natural resources, minimize
the cost of services, prevent development patterns where_jarg ~ 5
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by-passed in favor of development maore distant from services and existing
commuinities.
POLICY 2.1.1: Most residential, comimercial, industrial, and public
development is expected to cecur within the designated Future Urban
Areas on the Future Land Use Map through the ass;gnment of very low
densities to the non-urban categories.

The proposed project is infil development that creates a contiguous and compact
growth pattern with the surrounding existing and proposed development. The site is
located in a designated Future Urban Area. Adjacent to the north is Pelican Sound
Drive (4-lane minor collector) then North Camargo 10 MPD which is proposed for either
125,000 square feet of commercial or 27 multi-family dwelling units and 100,000 square
feet of commercial. To the east is U.S. 41 {6-lane arterial roadway) then the proposed
North Point MPD. Adjacent o the south is existing parking for Paradise Shoppes of
Estero and to the west is existing parking and retail shopping center for Paradise
Shoppes of Estero. The project is consistent with Objective 2.1 and Policy 2.1.1.

OBJECTIVE 2.2: DEVELOPMENT TIMING. Direct new growth lo those portions
of the Future Urban Areas where adequate public facilities exist or are asstired
and where compact and contiguous development patterns can be created.
Davelopment orders and permits {as defined in F.S. 163.3164(7)} will be granted
only when consistent with the provisions of Sections 163.3202(2)(g) and
163.3180, Florida Statutes and the counlty's Concurrency Management
Ordinance.

POLICY 2.2.1: Rezonings and development-of-regional-impact proposals
will be evaluated as fo the availabilify and proximity of the road nefwork;
central sewer and water lines; community facilities and services such as
schools, EMS, fire and police protection, and other public facilities;
compatibility with surrounding land uses; and any other relevant facls
affecting the public health, safety, and welfare,

The proposed development is located in an area where there are existing adequate
public facilities and infrastructure available for connection. This infill development will
provide for a compact and contiguous development pattern. The site has access to
Pelican Sound Drive and U.S. 41 via existing easements on the adjacent existing
development and will connect to Lee County Utilities central sewer and water lines as
part of development of the site. Estero Fire Rescue station #42 will provide emergency
services for the site. The applicant proposes to provide compatibility with the existing
and proposed surrounding land uses by adopting design guidelines consistent with
those approved as part of the adjacent development. The project is consistent with
Objective 2.2 and Policy 2.2.1.

OBJECTIVE 4.1: Maintain the current planned development rezoning process
which combines tlnin flexibility with rigorous review.




POLICY 4.1.1: Development designs will be evaluated to ensure that land
uses and structures gre well integrated, properly oriented, and functionally
related to the topographic and natural features of the site, and that the
placement of uses or structures within the development minimizes the
expansion and construction of street and utility improvements.

POLICY 4.1.2: Development designs wifl be evaluated to ensure that the
internal strest system is designed for the efficient and safe flow of vahicles
and pedesirians without having a disruptive effect on the activities and
functions contained within or adjacent to the development.

The proposed infill development minimizes the expansion and construction of street and
utility improvements because it will tie into existing stub-outs from the adjacent Paradise
Shoppes of Estero for access and utilities. The development has been designed
consistent with the adjacent development for the efficient and safe flow of vehicles and
pedestrians without having a disruptive effect within or adjacent to the proposed
development, The project is consistent with Objective 4.1 and Policies 4.1.1 and 4.1.2.

OBJECTIVE 4.2: MIXED-USE OVERLAY - Designate areas on the Future Land
Use Map for Mixed Use, Traditional Neighborhood, and Transit Oriented

development pafterns.

Although the site is located adjacent fo the mixed-use overlay, it is outside of the
boundaries and its small size and location being immediately adjacent fo 3 4-lane
collector and 6-lane arterial make residential or even mixed uses undesirable and
infeasible for the site. Given the parcels size, proximity to arterial and collector
roadways and the nafure of the existing and approved sumounding uses, rétail
commerdcial is the only reasonable use of the site.

POLICY 5.1.5: Protecl existing and fulure residential areas from any
encroachment of uses that are potentially destructive fo the charactsi and
integrity of the residential environment. Requests for conventional rezonings will
he denied In the event that the buffers provided in Chapter 10 of the Land
Development Code are not adequate fe address potent:ally incompatible uses in
& safisfactory manner. If such uses are proposed in the form of a planned
development or special exception and generally applicable development
regulations aré deemed to be inadequate, conditions will be attached to miriimize
‘or eliminate the potential impacts or, where no adequate conditions can be
devised, the application will be denied altogether. The Land Development Code
will continue to require appropriate buffers for new developments.

The subject property is surrounded on the west and south by existing commercial
development and to the north and east by existing collector and arterial roadways.
There are no residents close 1o the property. The project is consistent with Policy 5.1.5.
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POLICY 6.1.2: Commercial development must be consistent with the location
criteria in this policy except where specifically excepted by this policy or by Policy
6.1.7, or in Lehigh Acres by Policy 32.2.4 or located in the Mixed Use Overiay
utilizing Chapter 32 -~ Compact Communities of the Land Development Code.

The subject property is located at the corner of an arterial (U.S. 41) and a minor
collector road (Pelican Sound Drive) which pursuant fo commercial site location
standards qualifies for a minor commercial center or up to 30,000 square feet of retail
uses on 2 or less acres of land. The entire project site is within the 330 foot box created
by the qualifying intersection. Minor collector roads are considered local roads under
the Viliage of Estero Interim Comprehensive Plan site location standards. The request is
for 15,000 square feet of retail uses on 1.38 acres and is consistent with Policy 6.1.2.

POLICY 6.1.4: Commercial development will be approved only when compatible
with adjacent existing and proposed land uses and with existing and
programmed public services and facilities.

The proposed development is consistent with Policy 8.1.4. Adjacent to the north is
Pelican Sound Drive (4-lane minor collector) then North Camargo 10 MPD which is
proposed for either 125,000 square feet of commercial or 27 muilti-family dwelling units
and 100,000 square feet of commercial. To the east is U.S. 41 (6-lane arterial roadway)
then the proposed North Point MPD. Adjacent to the south is existing parking for
Paradise Shoppes of Estero and to the west Is existing parking and retail shopping
center for Paradise Shoppes of Estero. The applicant proposes fo provide compatibility
with the existing and proposed surrounding land uses by adopting design guidelines
conisistent with those approved as part of the adjacent development.

POLICY 6.1.7: Prohibit commercial developments from locating in such a way as
to open new areas to premature, scattered, or strip development; but permit
commercial development to infill on small parcels in areas where existing
commercial development would make a residential use clearly unreasonable.

As previously stated, the proposed development is infill on a small parcel where given
the project's size, proximity to arterial and collector roadways and the nature of the
existing and approved surrounding uses, retail commercial is the-anly reasonable use of
the site. The project is consistent with Policy 6.1.7.

STANDARD 11.1: WATER.

1. Any new residential development that exceeds 2.5 dwelling units per gross
acre, and any new single commercial or irdustrial development in eéxcess of
30,000 square feet of gross !easabfe (ﬂoor) area per parce! must connect fo a

public water system (or a “c
Chapter 17-22, F.A.C.).

STANDARD 11.2: SEWER.




1. Any new rasidential development that exceeds 2.5 dwelling units per gross
acre, and any new. single commercial or industrial development that generates
more than 5,000 gaﬂons of sewage per day, must connect fo a sanitary sewer

system.

The project will connect to Lee County Utilities central sewer and water lines as part of
development of the site. Letters of availability are provided with the application. The
project is consistent with Standards 11.1 and 11.2.

OBJECTIVE 19.2: MIXED-USE CENTERS AND ECONOMIC AREAS. Promote
Estero’s quality of life and diverse local economy.by fostering the development of
mixed-use cenfers and targeted economic areas, as a preference over the
develapment of strip commercial centers. The aim of the mixed-use centers.is to
provide Estero with central gathering piaces for Estero’s residents, business
people, and visitors. The aim of the economic areas is to provide the community
a diverse emplayment and economic base while meeting the commercial,
professional, and service needs of the people who live, work, and play within the

community.

The proposed commercial development diversifies the employment and economic base
while meeting the commercial needs of the many pecple who live, werk and play in the
surrounding community. The project is consistent with Objective 19.2.

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

a. Address sfreetfscaping design and amenities, residential buffering standards,
commercial center developments, s:gnage transportation facility needs, and
other communify concerns;

b. Provide for the economic and employment needs of the Estero community by
utmzmg the Mixed-Use Overlay to facilitate 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

¢. Encourage mixed-iise centers aif these locations.

The proposed development is consistent with Policy 19.2.3. The site is along the U.S.
41 corridor and is within the LS., 41 Overlay, a major economic area. The site design
proposes parking behind the building, providing a safe and desirable urban
environment. The surrounding area is mixed use In nature and has a combination of
residential and commercial uses.
POLICY 18.2.4: Ensure that future commercial and mixed-use developments
meet the community’s planning pricrities by requiring that all new commercial
development which requires rezoning within Estero must be nazoned to a
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Commercial (CPD), Mixed Use (MPD), or Compact Communities Planned
Development (CCPD). (Added by Ordinance No. 14-16)

The proposed commercial development is consistent with Policy 19.2.4 as it is being
processed as a minor Commercial Planned Development.

POLICY 19.2.6: Encourage commeréial developrnents within the Estero Planning
Community to provide interconnect opportunities with adjacent commercial uses
in order to minimize access points onto primary road corridors; and residential
developments to provide interconnect opportunities with commercial areas,
inciuding, but not limited to, bike paths and pedestrian accessways. (Added by
Ordinance No. 14-16)

The proposed development is consistent with Palicy 19.2.6. There are existing access
stub-outs from the existing -adjacent commercial uses that minimize access points onto
the primary road corridors and provide for joint access and interconnected development.

Although the Seth Harry & Assaciates Estero Market Opportunity Assessment Final
Report noted that land was over-zoned for retail uses, the Vacant Commercial Land
Market Report states that general retail space has steadily increased occupancy over
the last three years and Estero has the second lowest overall vacancy rate of the 16
submarkets studied throughout Southwest Florida. It also states that although
conventional wisdom says the market shouldn't be able to support more retail, the
statistics provide evidence fo the contrary. Given the project's size, proximity to arterial
and collector roadways and the nature of the existing and approved surrounding uses,
retail commercial is the only reasonable use of the site. Most of the commercial in
Estero Is regional or community commercial. There is still a need for neighborhood
commetcial in appropriate locations like the parcel in question.

Village of Estero Interim Land Development Code Analysis

The proposed amendment complies with the general standards provided in the Village
of Estero Interim Land Development Code Section 34<411 as follows:

(a) All planned developments must be consistent with the provisions of the Lee
Plan.
The existing approvals and proposed amendment are consistent with the Village of
Estero Interim Comprehensive Plan as demonstrated above.
(b) Except where specifically suspended or preempted by alternative reguiations
in this article, or by special conditions adopted to the master concept plan, all
general provisions of this chapter apply to all planned developments. Alf planned
developments must be designed and constructed in accordance with the
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provisions of all applicable County development regulations in force af that time.
Deviations from the general provisions of this chapter, as well as from any
separate land development reguiation or code, may be permitted if requested as
part of the application for a planned development in accordance with section 34-
373(a)(9) and approved by the Board of County Commissioners based on the
findings established in section 34-377(b)(4). Amendmentls fo approved master
concept plans may be reviewed pursuant to section 34-380

The proposed development will comply with applicable Village of Estero regulations.

(c) The tract or parcel proposed for development under this article must be
located so as to minimize the negative effects of the resulting land uses on
surounding properties and the public interest generally, and must be of such
size, configuration and dimension as fo adequately accommodate the proposed
sfructutes, all required open space, including private recreational facilifies and
parkiand, bikeways, pedestrian ways, buffers, parking, access, on-site utilifies,
including wet or dry runoff retention, and reservations of environmentally
sensitive land or wafer.

The proposed development will have no negative effects on the surrounding properties
and the public interest generally. It is bounded on the north and east by existing
roadways ‘and to the west and south by existing development. The subjéct property
proposes to adopt design guidelines consistent with those approved as part of the
adjacent development. The proposed development will adequately accommadate the
proposed infrastructure on-site and with existing off-site easements and agreements.

{d) The tract or parcef shall have access fo existing or proposed roads:

(1) In accordance with chapter 10 and as specified in the Lee Plan
transportation element;

(2) That have either sufficient existing capacity or the potential for
expanded capacity to accommodate both the ftraffic generated by the
proposed land use and that traffic expected from the background {through
traffic plus thal generated by surrounding land uses) at a level of service D
or belter on an annual average basis and level of service E or betfer
during the peak season, except where higher levels of service on specific
roads have been established in the Lee Plan; and

{3) That provide ingress and egress without requiring site-related industrial
traffic to move through predominantly residential areas.
The site has existing access stub-outs from the adjacent commercial uses that provide
access to Pelican Sound Drive and U.S. 41. The submitted traffic impact statement
demonstrates compliance with road capacity and fransportation issues. The praposed
development will have no negative impacts on the sundunding transportation network.
There are no residential areas that will be passed to access the subject property.

peiz015-00016
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(e) If within the Lee Tran public fransit service area, the development shail be
designed to facilitate the use of the transit system.

Lee Tran routes 240 and 140 run along the east property line of the project along U.S.
41. There are existing bus stops within % mile that are accessible via existing paved

. roadways and walkways.

(i Development and subsequent use of the planned daevelopment shall not
create or increase hazards lo persons or properly, whether on or off the site, by
increasing the probability or degree of flood, erosion or other danger, nor shall jt
impose a nuisance on surrounding land uses or the public's interest generally
through emissions of noise, glare, dust, odor, air or water pollutants.

The proposed development will not create any hazards to persons or property and will
comply with applicable regulations.

(g) Every effort shall be made int the planning, design and execution of a planned
development to protect, preserve or to not-unnecessarily destroy or aiter natural,
historic or archaeological fealures of the site, perticularly mature nafive frees and
other threatened or endangered native vegelation. Alteration of the vegetation or
topography that unnecessarily disrupts the surface water or groundwater
hydrology, increases erosion of the land, or destroys significant wildiife habitat is
prohibited. That habitat is significant that is critical for the survival of rare,
threatened .or endangered species of flora or fauna.

The subject property has no existing vegetation on site except for existing buffers. Any
and all environmental issues were addressed for this area when the surrounding
development received development approval.

{(h) A fundamental principle of pianned development design is the creative use of
the open space requirement to produce an architeclurally integrated human
environment. This shall be coordinated with the achievement of other goals, e.g.,
the preservation or conservation of environmentally sensitive land and waters or
archaeological sites.
The proposed project will meet the open space requirements for commercial
development provided in the Village of Estero Interim LDC. As previously stated, the
only existing vegetation on site is within the existing buffers. The proposed
development will adopt design guidelines consistent with the design guidelines adopted
for the adjacent corimiercial development and will provide an architecturally integrated
human environment.

(i) Site planning and design shall minimize any negative impacts of the planned
development on surrounding land and land uses.

The proposed development will have no negative impacts on the surrounding land and
land uses. As previously stated, the site is bounded on the north and east by existing
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roadways and to the west and south by existing development. Tha subject property
proposes 1o adopt design guidelines consistent with those approved as part of the
adjacent development.

{) Where a proposed planned development is surrounded by existing
devejopment or land use with which it is compatible and of an equivalent intensity
of usse, the design emphasis shall be on the mtegratron of this development with
the existing development, in a manner consistent with current regulation.

As previously stated, the site is bounded on the north and east by existing roadways
and to the west and south by existing development. The subject properly proposes to
adopt design guidelines consistent with those approved as part of the adjacent
development. There are existing sidewalks and roadways promoting integration of this
development with the surrounding properties.

(k) Where the proposed planned development is surrounded by existing
development or land use with which it is not compatible or which is of a
significant higher or lower intensity of use (plus or minus ten percent of the gross
fioor area per acre if a commercial or industrial land use, or plus or minus 20
percent of the residential density), or is surrounded by undeveloped land or
waler, the design emphasis will be to separate and mutually protect the planned
development and its environs.

Not applicable. The project is compatible with surrounding development and iand usés.
(1) In large residential or commercial planned deve!opmenfs the site planner is

encouraged fo create subunits, neighborhoods or internal communities which
promote pedestrian activity and community interaction.

Although this section is not applicable since the proposed project is a minor commercial
planned development, pedestrian activity and community interaction are promoted by
the design guidelines proposed which are consistent with those currently adopted for
the adjacent commercial development.

{m) In order to enhance the viability and value of the resulting development, the
designer shall ensure. the internal buffering and separation of potentially
confiicting uses within the planned development.

Only retail uses are proposed on the site so there will be no conflicting uses within the
planned development.

{n) Density or type of use, height and bulk of buildings and oiher parameters of
intensity should vary systematically throughout the planned development. This is
Intended to permit the location of intense or obnoxious uses away from
incompatible land uses at the planned development's perimeter, or, converselx
to permit the concentration of intensity where it is desirable, e. g ona major road
frontage or at an inferseclion. I Py,

c12015-00016
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The proposed development is of such a small size that intensity does not need to be
vatied. The entire site I8 located at an intersection that qualifies for double the amount
of retail square footage than what the applicant is proposing.

(o) Minimum parking and loading requirements are setl forth in article Vi,
divisions 25 and 26, of this chapter., Where land uses are generafors of
occasional peak demand for parking space, a portion of the required parking may
be pervious or semi-pervious surfaces, subject fo the condition that the parking
area is constructed and maintained so as to prevent erosion of soil. In all cases,
sufficient parking must be provided to prevent the spilling over of parking demand
onto adjacent properties or rights-of-way at times of peak dermand.

Parking requirements will be addressed and complied with at the time of local
development order approval. Sufficient parking will be provided consistent with Village
of Estero requirements, along with qualifying for a 5% reduction based on provision for
bicycle facilities as demonstrated on the submitted schedule of deviations.
(p) Internal consistency through sign control, architectural controls, uniforim
planting schedules and other similar controls is encouraged.
The applicant proposes to provide compatibility with the existing and proposed
surrounding land uses by adopting design guidelines consistent with those approved as
part of the adjacent development.

The proposed rezoning tompiies with the findings provided in the Village of Estero
Interim Land Development Code Section 34-145{d)(3) as follows:
a. The applicant has proved entitlement to the rezoning by demonstrating
compliarice with the Les Plan, this land development code, and any other
applicable code or regulation;
The proposed development is consistent with the _'_&ﬁilage of Estero Interim
Comprehensive Plan as demonstrated above. The site will be developed in compliance
with the Interim Village of Estero Comprehensive Plan and the Village of Estero Interim
Land Development Code.
b. The request, including the use of TDR or affordable housing bonus density
units, is consistent with the densities, intensities and general uses set forth in the
Lee Plan;
The request does not propose bonus density units. The requested 15,000 square feet
of retail commercial uses is less intense than the 'S‘Q,GOH square feet qualified for by site
location standards and is consistent with the densities, intensities and general uses set
forth for the Suburban future land use designation and is consistent with the Village of
Estero Interim Comprehensive Plan.

c. The request is compatible with existing or planned uses in the surrounding
area;
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The project is compatible with surrounding existing and planned development and land
uses and the applicant proposes to provide compatibility with the existing and proposed
surrounding land uses by adopting design guidelines consistent with those approved as
part of the adjacent development.

d. Approval of the request will not place an undue burden upon existing
transportation or planned infrastructure facilities and will be served by streets
with the capacily to carry fraffic generated by the development;
The submitted traffic impact statement demonstrates com pliance with road capacity and
transportation issues. The prdposed development will have no negative impacts on the
surrounding transportation network
e. Where applicable, the request will not adversely affect environmentally critical
areas and natural resources.

Not applicable. The site has no existing environmentally critical areas or natural
resources.

f. In the case of a planned development rezoning or mine excavation planned
development, the decision of the Hearing Examiner must also be supported by
the formal findings required by sections 34-377(a)(2) and (4).

34-377(a)(2) The recommendation made to the Board of County Commissioners
must be supported by formal findings that address the guidelines set forth in
section 34-145(d){3) of this chapter. In addition, the findings must address
whether the following criteria can be satisfied:

a. The proposed use or mix of uses is appropriate at the subject location;

b. The recommended conditions to the concept plan and other applicable
regulations provide sufficient safeguards to the public interest.

¢. The recommended conditions are reascnably related fo the impacts on the
public’s interest created by or expected from the proposed development.

The proposed schedule of uses are consistent with the uses permitted on the adjacent
development and are appropriate at the subject location within the Suburban future land
use designation and located at an intersection that meets commercial site lecation
standards for retail development.  The recommended condition to adopt design
guidelines consistent with those approved as part of the adjacent development provides
sufficient safeguards to the public interest.
34-377(a)(4) If the application includes a schedule of deviations pursuant to
section 34-373(a)(9), the Hearing Examiner's recommendation must approve,
approve with modification or reject each requested deviation based upon a
finding that each item:

poi2015-00016
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a. Enhances the achievemient of the objectives of the planned development; and

b. Preserves and promotes the general intent of this chapter fo protect the public
health, safety and welfare.

There is only one deviation request to allow a 5% reduction to required parking spaces
for bicycle and pedestrian facilities identified on the Bikeways/Walkways Facllity Plan,
pursuant to LDC Section 34-2020(c)(3). The requested deviation is typically processed
as an administrative approval pursuant to LDC Section 34-2020(d), however given the
procedures for the Village of Estero requiring public hearings in lieu of administrative
processes, the applicant is including the request during the rezoning review. Bicycle
and pedestrian facilities identified on the Bikeways/Walkways Facility Plan — Existing
Facilities Map 3D-2 of the Lee Plan (excerpt below) are located in the right-of-way of
U.S. 41 adjacent to the property. A continuous bicycle path and pedestrian
accommodations will be provided internal to the project from the existing sidewalk along
U.S. 41 and Pelican Sound Drive to the primary entrance of the building and bicycle
racks will be provided on site. Approval of this deviation will enhance the achievement
of the objectives of the planned development by encouraging pedestrian and bicycle
traffic and preserves and promotes the general intent to protect the public health, ‘safety

and welfare.
g. Where the change proposed s within a future urban area category, the

Hearing Examiner must also find that urban services, as defined in the Lee Plan,
are, or will be, available and adequate fo serve the praposed land use.

The Suburban future land use designation is a future urban category. Urban services
are available and adequate to serve the proposed land use, Please refer o submitied
utility letter of availability.
h .If the rezoning is to Compact PD, the recommendation of the Hearing
Examiner must also include findings regarding the provisions set forth in section
32-504(a).

Not applicable.

I. That the level of access and trafiic flow (i.e. median openings, tuming
movements efc.) is sufficient fo support the proposed development intensity.

The submitted traffic impact statement demonstrates compliance with road capacity and
transportation issues. The proposed intensities and schedule of uses will have no
negative impacts on the surrounding transportation network.

J. If the hearing concerns a mine excavation planned development, that the
request meets the cntena andsz‘andards set forth in chapter 12.

BCI2015-00016

Not applicable:



In conclusion, the proposed rezoning from MPD to CPD is in compliance with the
Village of Estero Interim Comprehensive Plan, the Village of Estero Interim Land
Development Code, and other applicable codes and regulations; meets or exceeds ail
performance and locational standards set forth for the potential uses allowed by the
request; is consistent with the densities, intensities and general uses set forth in the
Village of Estero Interim Comprehensive Plan; is compatible with existing or planned
uses in the surrounding area; will not adversely affect environmentally critical areas or
natural resources, will not place an undue burden upon existing fransportation or
planned infrastructure facilities and the site will be served by streets with the capacity to
carry traffic generated by the development; urban services are available and adequate
to serve the proposed land use; the proposed mix of uses is appropriate at the subject
location; the recommended conditions provide sufficient safeguard to the public interest
and are reasohably related to the impacts on the public's interest created by or
expected from the proposed development. For these reasons, the applicant respeciful!y
submits that the rezoning request should be approved.
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Professional Engineers, Planners & Land Surveyors

Estero WAS Minor CPD
DCI2015-00016

Schedule of Deviations & Justifications

Deviation 1: A request to deviation from the Village of Estero Interim Land Development Code
{LDC) Section 34-2020(b), parking requirements for non-residential uses to allow a 5%
reduction to required parking spaces for bicycle and pedestrian facilities identified on the
Bikeways/\Walkways Facility Plan, pursuant to LDC Section 34-2020(c)(3).

Justification: The requested deviation is typically processed as an administrative
approval pursuant to LDC Section 34-‘2020(d), however given the procedures for the
Village of Estero requiring public hearings in lieu of administrative processes, the
apphcant is including the request during the rezoning review. Bicycle and pedestrian
faciliies identified on the Bikeways/Walkways Facility Plan — Existing Facilities Map 3D-
2 of the Lee Plan (excerpt below) are located in the right-of-way of U.S. 41 adjacent to
the property. A continuous bicycle path and pedesirian accommodations will be
provided intemal to the project from the existing sidewalk along U.S. 41 and Pelican
Sound Drive to the primary entrance of the building and bicycle racks will be provided on
site. Approval of this deviation will enhance the achievement of the objectives of the
planned development by encouraging pedestrian and bicycle traffic and preserves and
promotes the general intent to protect the public health, safety and welfare.

Legend
Sidewalk/Bike-Ped Facilities
Existing Facllity Type
- Gidewalk
e Ghaed Lise
-+ Bike Lana
s Pywed Sholiders
Wie Qulikie Lane
smmmesi Undutipynaies! Blke Lana

_BROADWAY W

« SERVING THE STATE OF FLORIDA - vl
10511 Six Mite Cypress qukway Suite 101 + Fort Myers, Florida 33966

Phone 239-939-5490 » www. bankseng.com * Fax 239-939-2528 ATTAGHMENT E
Engineering License No, EB 6469 » Surveying License No, LB 8690




VARIANCE REPORT 6/11/2015
Subject Parcels: 1 Affected Parcels: 10 Buffer Distance: 500 ft
' | 1] :

%E 33'46'25"E3"28001 .0000 520 390 2860 130 a 520 Feet
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THE INFORMATION CONTAINED IN THIS REPORT.IS GOVERNEC BY FLORIDA STATUTE 118,074
(GENERAL EXEMPFTIONS FROM INSPECTION OR COPYING QF PYBLIC RECORDS),




Date of Reporl:
Parcels Affected: 0

PROPERTY OWNERSHIP REPORT

6/11/2015 3:13:56 PM

Source: Lee County Property Appraiser
SEAPLANLLC 33-46-25-£3-28002.0000 PARADISE SHOPPES OF ESTERO
11540 E US HIGHWAY 92 21780 5 TAMIAMI TRL DESC IN INSTR# 2007-106415
SEFFNER, FL 33584 ESTERD FL 33928 PARCELZ
SEAPLAN LLC 33-45-25-E3-28003.0000 PARADISE SHOPPES QF ESTERO

11540 E US HIGHWAY 92
SEFFNER, FL 33584

21800 & TAMIAMI TRL
ESTERO Fl 33928

DESC IN INSTR# 2007-106415
PARCEL 3

ESTERQ TT RETAIL LLC 33-46-25-E3-29000.0001 PARADISE SHOPPES OF ESTERQ LAND CONDQ
4801 PGABLVD 21740 S TAMIAMI TRL DESC IN INSTR# 2007000150865
PALM BEACH GARDENS, FL 33418 ESTERO FL 33928 UNIT1
PLATINUM HOLDINGS 2012 LLC 33-48-25-£3-29000.0002 PARADISE SHOPPES OF ESTERO LAND CONDOQ
6201 MATCHETT RD 21720 8 TAMIAMI TRL DESC IN INSTR# 2007000150865
BELLE ISLE, FL 32809 ESTERO FL 33928 UNIT2
ESTERO TT RETAIL LLC 33-48-25-E3-29000.00CE PARADISE SHOPPES OF ESTERO
4801 PGA BLVD PARADISE SHOPPES OF LAND CONDQ AS DESC IN
PALM BEACH GARDENS, FL 33418 ESTERO C/E INST#2007000150865
ESTERO FL COMMON ELEMENTS
LONG CHARLES M TR + 33-46-25-E3-11897.2320 SWir4 LESS PARL 1,005+
JAMES T HUMPHREY 21681 PELICAN SOUND DR W1/2 OF SE1/4 LYING W OF
1625 HENDRY ST ESTERO FL 33928 SR45 + 1.0080 + 1,0070 LESS

- FORT MYERS, FL 33901

OR 4401 PG 4791 LESS
OR 4608/3413 + 4608/3428

ESTERO NORTH POINT LTD 33-46-25-E3.111926.2200 PARCEL LOC IN E 1/2 OF SECTION
4200 GULF SHORE BLVD N ACCESS UNDETERMINED DESC IN INST 2008-65380
NAPLES, FL 34103 ESTERO FL

ESTERO PROPERTY OWNERS 33-46-25-£4-2800A.00CE PARADISE SHOPPES OF ESTERO
4801 PGA BLVD ‘ ACCESS UNDETERMINED DESC IN INSTR# 2007-106415
PALM BEACH GARDENS, FL 33418 ESTERO FL TRACT A

ESTERQ PROPERTY OWNERS 33-46-25-E4-2800B.00CE PARADISE SHOPPES OF ESTERO
4801 PGA BLVD ACCESS UNDETERMINED DESC IN INSTR# 2007-106415
PALM BEACH‘GARDENS, FL 33418 ESTERO FL TRACTB

RIVER RIDGE CDD 33-46-25-E4-U71882.2308 PARL IN SW 1/4 SEC

WRATHELL HUNT & ASSOCIATES LLC

2300 GLADES RD STE 410W
BOCA RATON, FL 33431

21650 S TAMIAMI TRL
ESTERO FL 33928

DESC IN OR 3533 PG 4459

10 RECORDS PRINTED

BEI 2015-0001¢

All data Is current at time of printing and subject to change without notice.
THE INFORMATION CONTAINED IN THIS REPORT IS GOVERNED BY FLORIDA STATUTE 119.071
{GENERAL EXEMPTIONS FROM INSFECTION QR COPYING OF SUBLIC RECORDS).
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33-46-25-E3 28002 OOOO
SEAPLANLLC

11540 E US HIGHWAY 92
SEFFNER, FL 33584

33-46-25-E3-28003.0000
SEAPLAN LLC

11540 E US HIGHWAY 92
SEFFNER, FL 33584

33-46-25-E3-29000.0001
ESTERO TT RETAIL LLC
4801 PGA BLVD

PALM BEACH GARDENS, FL 33418

33-46-25-E3-29000 0002
PLATINUM HOLDINGS 2012 LLC
6201 MATCHETT RD

BELLE ISLE, FL 32809

33-46-25-E3-29000.00CE
ESTERO TT RETAIL LLC
4801 PGA BLVD
PALM BEACH GARDENS, FL 33418

33-46-25-E3-U1897.2320
LONG CHARLES M TR +
JAMES T HUMPHREY
1625 HENDRY ST
FORT MYERS, FL 33901

33-46-25-E3-U1936.2290
ESTERO NORTH POINT LTD
4200 GULF SHORE BLVD N
NAPLES, FL 34103

33-46-25-E4-2800A.00CE
ESTERO PROPERTY OWNERS
4801 PGA BLVD
PALM BEACH GARDENS, FL 33418

33-46-25-E4-2800B 00CE
ESTERO PROPERTY OWNERS

4801 PGA BLVD

PALM BEACH GARDENS, FL 33418

33-46-25-E4-U1882.2308

RIVER RIDGE CDD

WRATHELL HUNT & ASSOCIATES LLC
2300 GLADES RD STE 410W

BOCA RATON FL 33431
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TRANSPORTATION
CONSULTANTS, INC.

L INTRODUCTION

TR Transportation Consultants, Inc. has conducted a traffic impact statement to falfill
requirements set forth by the Lee County Department of Community Development for
projects seeking zoning approval. The subject site is located along the west side of U.S. 41
and south of Pelican Sound Drive in the Village of Estero, Florida. Figure 1 illustrates the

approximate location of the subject site.

The 1.36 acre site is currently zoned for commercial uses. The requested rezoning would
ﬁérmit the development of commercial retail uses up to 15,000 square feet. Access to the
parcel would be provided internally to the Paradise Shoppes of Estero, which is constructed
and borders the site to the south and west. Access to Paradise Shoppes is provided to

Pelican Sound Drive, Williams Road and directly to U.S. 41.

The proposed commercial development is bordered by existing commercial uses within the
Paradise Shoppes at Estero to the west and south. Pelican Sound Drive borders the site to

the north and U.S. 41 borders the site to the east.

This report examines the impact of the development on the surrounding roadways and
intersections. Trip generation and assignments to the various site access drives will be
completed and analysis conducted to determine the impacts of the development on the

surrounding streets and intersections.

Page 1
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TRANSPORTATION
CONSULTANTS, INC.

II. EXISTING CONDITIONS

The subject site is currently vacant. The parcel is referred to as Parcel B-1 in the Camargo
MPD. A retail strip center exist to the west within the MPD and vacant parcels exist to the

immediate south. Beyond the vacant parcels, the remainder of the commercial portion of

the MDP is developed.

U.S. 41 is a north/south six-lane divided arterial roadway in the vicinity of the subject site.
Access to U.S. 41 from the subject site will be provided via two existing connections to the
MPD and via the connection at Pelican Sound Drive. U.S. 41 has a posted speed limit of
55 mph in the vicinity of the subject site and is under the jurisdiction of the Florida
Department of Transportation. No additional access to U.S. 41 is being requested as part

of this zoning request.

Pelican Sound Drive is a privately maintained local roadway that borders the site to the
north. The intersection of Pelican Sound Drive and U.S. 41 currently is a full median

opening that is unsignalized.
I1II. PROPOSED DEVELOPMENT

Upon approval of the rezoning, the subject site could be developed with up to 15,000 square
feet of retail and office uses. Table 1 summarizes the land uses utilized for trip generation

purposes for the subject development.

Table 1
Land Uses
Estero WAS CPD

Shopping Center
(LUC 820) 15,000 Square Feet

Page 3




TRANSPORTATION
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IV. TRIP GENERATION

The trip generation for the proposed development was determined by referencing the
Institute of Transportation Engineer’s (ITE) report, titled Trip. Generation, 9" Edition.
Land Use Code 820 (Shopping Center) was utilized for the proposed development. The
equations for this land use is contained in the Appendix of this report for reference. Table
2 outlines the anticipated weekday AM and PM peak hour trip generation for the Estero
WAS CPD. The daily trip generation is also indicated in this table.

Table 2
Trip Generation
Estero WAS CPD .

1 AM.Peak Hour _

Shopping Center
(15,000 square feet)

The trips shown in Table 2 will not all be new trips to the adjacent roadway system. ITE
estimates that a retail center of comparable size may attract as much as 10 to 90 percent of
its traffic from vehicles already traveling the adjoining roadway system. This traffic, called
“pass-by” traffic, reduces the development’s overall impact on the surrounding roadway
system but does not decrease the actual driveway volumes. Lee County permits a maximum
reduction in trips due to “pass-by” traffic for shopping centers of thirty percent (30%).
Therefore, thirty percent (30%) pass-by reduction was utilized for Land Use Code 820

(Shopping Center).

Table 3 summarizes the development traffic and the breakdown between the new trips the
development is anticipated to generate and the “pass-by” trips the development is
anticipated to attract. It should be noted that the driveway volumes are not reduced as a

result of the “pass-by” reduction, only the traffic added to the surrounding streets and

intersections.

Papge 4
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Table 3
Trip Generation — New Trips
Estero WAS CPD

-—- L7 )
Loss 30% Passby nn—

New, External Trips

IV. TRIP DISTRIBUTION

The trips shown in ’fable 3 were then assigned to the surrounding roadway system based
on the anticipated routes the drivers will utilize to approach the site. Based on current and
projected population in the area and other existing or planned competing/ complementary
uses in the area, a distribution of the site traffic was formulated. Figure 2 illustrates the

resulting assignment of all the project related trips as well as the trip distribution assumed

for this project.

In order to determine which roadway segments surrounding the site will be significantly.
impacted as outlined in the Lee County Traffic Impact Statement Guidelines Table 1A,
contained in the Appendix, was created. This table indicates which roadway links in the
vicinity of the subject site will accommodate greater than 10% of the Peak Hour — Peak
Direction Level of Service “C” volumes, as defined by the Lee County Generalized Level

of Service Tables dated September, 2013 as provided by the Lee County Department of

Transportation.
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F1506.03

\_

;
)
>
.1 40%
o
o
N
PELICAN SOUND DR. 4/_
| (35) 82N
(52) 11 e
! >
i =

' 80%
PARADISE SHOPPES OF ESTERO

WILLIAMS RD.

LEGEND

<~ 000 WEEKDAY AM PEAK HOUR PROJECT TRIPS
<= (000) WEEKDAY PM PEAK HOUR PROJECT TRIPS
4=20%=p PERCENT TRIP DISTRIBUTION

/

TRIP DISTRIBUTION &
TRANSPORTATION SITE TRAFFIC ASSIGNMENT
CONSULTANTS, INC. ESTERO WAS CPD :

Figure' 2



TRANSPORTATION
CONSULTANTS, INC.

V. FUTURE TRAFFIC CONDITIONS

It was assumed that the project would be completed by the year 2017. Based on this
projected build-out, the surrounding roadway network was analyzed under 2018 traffic
conditions. A growth rate was applied to the existing traffic conditions for all roadway
links and intersections that could be significantly impacted by this development. The
growth rates were obtained through comparisons of annual traffic data from the 2014
FDOT Traffic Information Online for traffic data on U.S. 41. Based on the project
distribution illustrated on Figure 2, the link data was analyzed for the existing conditions,
year 2018 without the development and year 2018 with the development. Table 2A in the
Appendix of the report indicates the methodology utilized to obtain the year 2018 build-
out traffic volumes as well as the growth rate utilized for each roadway segment. The base

year traffic volumes were obtained from the 2014 Lee County Concurrency Management

Report.

Figure 3 indicates the year 2018 peak hour — peak direction traffic volumes and Level of
Service for the various roadway links within the study area. Noted on Figure 3 is the peak
hour — peak direction volume and Level of Service of each link should no development
occur on the subject site and the peak hour — peak direction volume and Level of Service
for the weekday PM peak hour with the development traffic added to the roadways, These
figures are derived from Table 2A contained in the Appendix.

VII. PROJECTED LEVEL OF SERVICE AND IMPROVEMENTS

In comparing the links’ functional classification and calculated 2018 traffic volumes to the
Service Volume Tables, it was determined that all roadway links analyzed will continue to
operate at an acceptable Level of Service in 2018 both with and without the proposed
development. Therefore no roadway capacity improvements will be warranted as a result

of the additional traffic to be generated by the proposed development.
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The internal infrastructure and turn lanes on U.S. 41 have been previously constructed
based on the entire site being developed as retail uses. Therefore, it is not anticipated that
this zoning request will impact the existing turn lanes serving the development. The

adequacy of the turn lanes will be addressed with each Development Order application

submitted to the Village of Estero.

VIII. CONCLUSION

The proposed Estero WAS CPD development located on the west side of U.S. 41 in the
Village of Estero, Florida will have a minimal impact upon the surrounding roadway
system. The existing roadway network can accommodate the additional new vehicle trips

the development is anticipated to generate.

K:2015\06 June'03 Estero WAS CPD\6-4-2015 Report.docx
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TABLES 1A & 2A




TABLE 1A
PEAK DIRECTION PROJECT TRAFFIC VS. LOS C LINK VOLUMES

ESTERO WAS CPD
TOTAL AM PEAK HOUR PROJECT TRAFFIC = 34 VPH IN= 21 ouT= 13
TOTAL PM PEAK HOUR PROJECT TRAFFIC = 118 VPH IN= 57 ouT= 61
PROJECT
ROADWAY LOSA LOS B LOS C LOSD LOSE TRAFFIC  NEW PROJ TRAFFIC
ROADWAY SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME DISTRIBUTION AM PEAK PMPEAK PROJ/LOS G
US 41 N, of Pelican Sound Bivd. BLD 0 410 2,840 2,940 2,940 40% 8 24 0.86%
S. of Pelican Sound Bivd. 6LD 0 410 2,840 2,940 2,940 60% 13 37 1.29%

* Lee County Link Specific Service Volumes




TABLE 2A

BUILD-OUT TRAFFIC VOLUMES AND 100™ HIGHEST HOUR LEVEL OF SERVICE ANALYSIS
ESTERO WAS CPD

TOTAL AM PEAK HOUR PROJECT TRAFFIG : 34 VPH IN= 21 OUT= 13
TOTAL PM PEAK HOUR PROJECT TRAFFIG = 118 VPH IN= 57 QUT= . &1
2013 2018 2018
PK HR PK HR PK SEASON PERCENT BACKGROUND + AM
STN# BASEYR 2012 YRSOF ANNUAL PK SEASON PK DIRECTION PROJECT AMPROJ PMPROJ  PROJ TRAFFIC
ROADWAY SEGMENT SITE#®  ADT _ADT GROWTH RATE PEAKDIR.' YOLUME LOS JRAFFIC TRAFFIC TRAFFIC VOLUME LOS
us 41 N. of Pelican Sound Bivd. 12088 38,000 40,500 ] 1.00% 2,473 2,599 B 40.0% 8 24 2,608 8
S. of Pefican Sound Blvd. 12089 39,000 40,500 9 1.00% 2,473 2,599 B 60.0% 13 37 2,812 B

"The 2013 100th highest hor traffic volumes were obtalned from the 2014 Lea County Concurrency Management Report.

2018
BACKGROUND + PM
PROJ TRAFFIC
VOLUME LOS
2,624 B
2,636 B



