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REQUEST AND STAFF RECOMMENDATION 

There are two requests for this property: a Comprehensive Plan Amendment and a rezoning from 
Commercial to Residential Planned Development with one deviation for an additional monument sign. 

The 5.32 acre site is located at the northeast corner of the intersection of Three Oaks and Estero 
Parkway. The proposed development is a 60 unit multiple family student housing project. (Phase II of 
existing project, The Reef) 

Staff and the Planning and Zoning Board recommend the Council transmit the Comprehensive Plan 
Amendment to the state for review. Once the review agencies provide their comments, the Council 
will hold an "adoption" hearing for the Comprehensive Plan, and a public hearing for the rezoning. 

APPLICATION SUMMARY 

Applicant: FGCU-Reef, LLC 

Location: The subject property is located at the northeast corner of the intersection of Estero 
Parkway and Three Oaks Parkway. The applicant has indicated that the subject property 
STRAP number is 23-46-25-E4-U2143.2581. 

Request 1: Amend Comprehensive Plan text to add a new Policy 19.3.4 to allow for the conversion 
of commercially zoned parcels to residential use under certain conditions as outlined in 
the new policy. 

Request 2: Rezone a 5.32+/- acre Commercial Planned Development (CPD) parcel, identified as a 
portion of Development Area "A" within the Corlico Villages RPD/CPD pursuant to Lee 
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County Zoning Resolution Z-02-071, to Residential Planned Development (RPD) to 

accommodate a multi-family residential development with 60 units, a recreation area, 

and 270 parking spaces. Maximum height proposed is 35 feet. The Development will 
connect to both potable water and sanitary sewer services. 

Request 2a: Deviation from Land Development Code Section 30-152(2)b for additional monument 

sign. 

LAND USE CATEGORY 

Urban Community and is located in the Mixed-Use Overlay 

PUBUC INFORMATION MEETING 

The meeting for this application was held at the Planning and Zoning Board on July 19, 2016. 

PROJECT HISTORY 

The site is currently vacant and is not part of a plat or subdivision. The property consists of (1) one 
STRAP number (23-46-25-E4-U2143.2581) and is owned by FGCU-Reef, LLC. The property consists of 
5.32+/- acres and has been part of the Corlico Villages RPD/CPD since the overall project was initially 
rezoned from AG-2 to Residential Planned Development (RPD) (Lee County Resolution No. Z-86-169). 
The subject property was subsequently rezoned from RPD to Commercial Planned Development (CPD) 

pursuant to Lee County Zoning Resolution No. Z-93-013. The overall Corlico Master Concept Plan was 
adjusted again pursuant to Lee County Zoning Resolution No. Z-02-071. 

The subject property is referred to as Development Area "A" within the overall Corlico Villages 
RPD/CPD and is under contract by the same owner as Development Area "B" which is zoned 

residential. Development Area "B" is known as the Reef - Phase I and was recently completed with 
168 multi-family residential units used for student housing. The subject site, Development Area "A", 
is currently zoned commercial and is approved for 46,200 square feet of commercial retail and office 

uses not to exceed 35 feet in height. The Applicant desires to rezone the subject site to residential in 
order to develop 60 multi-family units as Phase II of The Reef which will be similar to and incorporated 
as part of the student housing community recently completed on the Development Area "B" parcel. 

SURROUNDING ZONING AND LAND USE 

North and East - Reef Phase I residential RPD zoning which was recently constructed with 168 multi­
family residential apartments. (Urban Community Land Use Category) 

South - Estero Parkway and South of Estero Parkway is CPD and RPD zoning that is currently vacant. 
(Urban Community and Wetlands Land Use Category) The Property Appraiser records indicate this site 
was approved for 32,000 square feet of commercial retail and offices uses and 126 dwelling units, 
however, the applicant for The Reef submitted a recorded conservation easement encumbering this 

parcel, which would not permit that scope of development. 
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West - Three Oaks Parkway and West of Three Oaks is Estero Oaks, located in unincorporated Lee 
County, with MPD zoning that includes multifamily housing (280 units including 63 bonus density 
units) as well as 8 commercial outparcels with 130,000 square feet of retail and office uses. A 7-11 has 
recently opened on Estero Parkway. (Urban Community Land Use Category) 

PROJECT DESCRIP110N 

Rezoning-
The Applicant is requesting rezoning from Commercial to Residential Planned Development for a 
5.32+/- acre parcel, within the Corlico Villages RPO/CPD previously approved by Lee County. This 
project is proposed as a multi-family residential development with 60 dwelling units, recreational 
areas, and 278 parking spaces (See below under 'Master Concept Plan' for more detail of the 
proposed project). The proposed development will be similar to the recently completed Reef - Phase I 
project which is to the north and east of the subject property. 

The subject property is currently approved for 46,200 square feet of commercial retail and office uses. 
The permitted commercial uses include but are not limited to medical and professional offices, 

automobile service stations, banks, retail, convenience stores, indoor storage, package stores, pet 
services, restaurants and used merchandise stores. 

Comprehensive Plan Amendment -
A Comprehensive Plan Amendment is needed to accommodate this project's proposed number of 
units and density. The current land use category (Urban Community) allows a density of 1 to 6 units 
per acre. The maximum number of units for this site would be 31 units (if wetlands are protected) and 
the applicant is requesting 60 units, thus the need for a Comprehensive Plan Amendment. 

The applicant originally filed an amendment to change the land use map category from Urban 
Community to Intensive Development. After discussions with staff, the applicant revised the request 

to a "text" amendment as staff indicated they would not be supportive of a map amendment. 

The amendment would add a new Policy 19.3.4 to allow for the conversion of commercially zoned 

parcels of 5.5 acres or less in size to residential use subject to several specific conditions identified 
below. The proposed Comprehensive Plan Text Amendment is as follows: 

Policy 19.3.4: Encourage re-development of underutilized commercial lands by providing an 
option to convert those lands to residential uses at higher residential densities within the Urban 
Community future land use designation and /Vlixed-Use Overlay in a manner consistent with 
Policies 19.1.1.c, 19.1.1.d, 19.1.3.e, 19.2.1.i and 19.3.2. This Policy allows for the conversion of a 
parcel zoned Commercial Planned Development ("CPD Parce['J of not more than 5.5 acres in size 
to a Residential Planned Development ("RPD'J when combined with an existing adjacent RPO 
("Existing RPO Parce['J provided the Resulting Project ("the project resulting from the combination 
of the Existing RPO and CPD Parcels'J is consistent with the following requirements: 

a. The CPD Parcel shall have been zoned CPD before November 16, 2006; 
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b. The CPD Parcel shall have two sides immediately adjacent to and physically 
abutting the Existing RPO Parcel; 

c. The proposed development on the CPD Parcel shall be consistent with and 
integrated into the residential development on the Existing RPO Parcel and the 
Resulting Project shall be operated as a single project under common control 
pursuant to a Declaration of Covenants to the Village; and 

d. The total number of residential units for the Resulting Project shall not exceed 140% 
of the approved number of residential units for the Existing RPO Parcel. The 
residential units shall be calculated by multiplying that percentage by the approved 
number of residential units for the Existing RPO Parcel to generate the total number 
of units available for the Resulting Project. For example, if the Existing RPO Parcel is 
authorized for 168 units, the total number of residential units for the Resulting 
Project shall be calculated by multiplying 140% by 168 units to render a maximum 
total of 235 units for the Resulting Project; 

e. The density on the resulting project cannot exceed 8 dwelling units per gross acre; 

f The resulting project shall be within 660 feet of the approved commercial 
development, measured from the closest property line of the resulting project. 

All conversions of a CPD Parcel to an RPO Parcel under this Policy are subject to the following 
review requirements: 

a. The conversion shall be part of an application to rezone the CPD Parcel to an RPO; 
and 

b. Approval for the conversion of the CPD Parcel to an RPO is at the Council's 
discretion and is dependent on a determination that such a conversion is compatible 
and consistent with the Existing RPO Parcel and with the rezoning approval criteria 
set forth in the Land Development Code. 

MASTER CONCEPT PLAN 

The Master Concept Plan shows one existing entrance road from Three Oaks Parkway which leads into 

the existing Reef - Phase I development. The entrance road has a turn-around area and controlled 
gate for the entire site. A loop road will lead into the Reef - Phase II section and runs around the 

perimeter of the subject site with six (6) 3-story buildings (Maximum Height 35 feet) in the center of 

the parcel with common space, open area and walkways around the buildings. A recreation area is 
also included in the common area between the buildings. The loop road is lined with parking for the 
project. There are two (2) connections between The Reef - Phase I and The Reef - Phase II along the 
loop road. Pedestrian sidewalks connect the subject site to Three Oaks Parkway and lead through the 
site in several locations and connect to The Reef - Phase I. 
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A total of 132 parking spaces are required for the multi-family dwelling units. The applicant is 
proposing 278 parking spaces and has indicated that more than the minimum are provided due to it 
being used as student housing. It is expected that each resident may have a vehicle, which results in a 
higher parking need than that addressed in the Land Development Code. A buffer will run along the 
perimeter of the north, south and west property lines to screen the property and proposed parking 
areas from the adjacent roads. 

STAFF ANALYSIS 

The staff analysis section of this report reviewed both the Comprehensive Plan amendment and 
Zoning application in conjunction with information from the Comprehensive Plan and Land 
Development Code. Staff analyzed various concerns, such as environmental issues, transportation 
impacts, density, compatibility, height, and other Comprehensive Plan considerations (including 
Estero-specific goals and policies). 

In order to assist, staff has provided a summary of the project's advantages and disadvantages below. 
Following this section is more information on each of these issues described above. 

Summary of Advantages and Disadvantages 

Disadvantages: 

• The request requires a modification to the Comprehensive Plan prior to the Village's 
preparation of its first Comprehensive Plan. 

• Mixed use development, which is the type of project most desired for this area due to its 
Mixed Use Overlay land use designation, will be replaced with multi-family residential. 

• The proposed text amendment could be applied to other properties, which could have 
potential negative impacts. 

• The proposal is currently inconsistent with the Comprehensive Plan. (The applicant is seeking 
a text amendment to address that.) 

Advantages: 

• The addition of housing to support Florida Gulf Coast University is a specific policy within the 
Comprehensive Plan. This property is close to FGCU and adjacent to existing housing for 
college students. 

• Although mixed use is desired, it was not required on this parcel. General commercial 
standalone uses could be developed which would not result in a true mixed use community. 

• The proposed development of 60 multi-family dwelling units is much less traffic intensive than 
the currently zoned 46,200 square feet of commercial development. 

• Approval of the residential use will eliminate some intensive commercial uses such as 
convenience stores and package stores, among others. 

Pattern Book 

The applicant has submitted the required Pattern Book for the proposed project. The overall 
architectural style of the proposed project is "Mediterranean" with clay tile roofs and textured stucco 
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wall and earth tone colors. Architectural details along with landscape and hardscape images are given. 

The Pattern Book indicates that there will be enhanced buffers along Three Oaks Parkway and Estero 

Parkway. The Pattern Book was recently revised to be more specific about the enhanced buffers and 

to include more details on fencing. The Pattern Book was presented to the Design Review Board on 
October 26, 2016 as requested by the Planning and Zoning Board. 

Height and Density 

Section 34-932 of the Land Development Code limits height in the Residential Planned Development 
districts to 45 feet. The proposed maximum height of this development will be 35 feet and three 
stories. The height is similar to that of the Reef Phase I, as well as the Estero Oaks multifamily project 
across Three Oaks Parkway to the west. 
The Comprehensive Plan regulates the residential density. An amendment to the plan is required to 
obtain the requested density. The applicant is proposing to add Policy 19.3.4 to the Comprehensive 
Plan for the purpose of encouraging redevelopment of underutilized commercial lands by permitting 
residential use. The proposed Comprehensive Plan amendment will permit residential density on a 
commercial parcel of 5.5 acres in size or less, when combined and integrated with an adjacent 
residential planned development. The density of the resulting project could not exceed 8 units per 
acre. 

Neighborhood Compatibility Issues 

North and East of the proposed project is the Reef I. This development is a multifamily, three story 
project. The Reef I is similar in nature to the Reef II project. The Reef I development also provides 
multifamily, student housing no greater than three stories in height. The architecture, colors and 
design are intended to provide compatibility with the existing development. The density is also 
compatible. The density is somewhat higher on Reef II because Reef I contains the amenities (pool), 
stormwater management area, and other infrastructure necessary for the development of both 

parcels. The proposed Comprehensive Plan amendment relies on a blended density of the proposed 
and neighboring residential parcels. 

The property to the west, across Three Oaks Parkway, (Estero Oaks) is a Mixed Planned Development 
with commercial outparcels and multifamily apartments. To the south is Estero Parkway. 

The Master Concept Plan provides for parking surrounding the building. The parking is adjacent to 
Estero Parkway and Three Oaks Parkway. The applicant is proposing a buffer to conceal the proposed 
parking, however, staff has suggested that this buffer be enhanced to further obscure the parking 
areas from the adjacent rights-of-way. Additional materials and larger trees would screen the parking 
lot more effectively. 

Environmental Issues 

A site inspection was conducted on September 9, 2016. The site contains native vegetation intermixed 
with nuisance/exotic vegetation, a narrow manmade ditch of standing water, and wetland and upland 
habitat. No listed wildlife species were observed and due to adjacent development and the degree of 
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disturbance the site does not provide critical habitat to support listed wildlife species. The site contains 
less than two (2) acres of wetlands. No on-site mitigation or preserve area is proposed. 

Pursuant to LDC Sec. 34-1493, density calculations are based on total gross residential acres less 
the wetland area. The applicant has identified 1.83 acres of jurisdictional wetland on the site but 
this is still under review by the SFWMD. Pending an approved wetland jurisdictional 
determination by the regulatory agencies density calculations should be considered preliminary. 

The flood map indicates that the southern portion of the property falls within a floodway and will need 
to adhere to the criteria in LDC Sections 6-401, which applies to development in a flood hazard 
area and 10-253, regarding soil conditions in a flood hazard area. 

The site plan has provided the required 40% open space as specified in LDC Sec. 10-415 through 
the common area, buffers and landscape areas as allowed Sec. 10-415(d)2. 

There are impacts to wetlands, waterbodies, and native vegetation with the implementation of this 
project but there does not appear to be impacts to imperiled, also known as listed, species. The 
development will need to obtain a tree removal permit. The development will also need to obtain 
environmental resource permits for wetland impacts. An application to the SFWMD is currently under 
review for this site, application no. 160526-15. The District is reviewing the submitted wetland 
delineation line. 

Pursuant to LDC Sec. 14-293(a) An Environmental Resource Permit (ERP) is required prior to any 
development that will impact wetlands. The ERP will be issued by the South Florida Water 
Management District (SFWMD) in accordance with state statutes. Prior to receipt of a copy of the 
appropriate state authorization relating to wetlands, the Village may not issue building permits or 
development orders where development will cause impacts to existing wetlands on the subject 
property. 

Additionally, pursuant to LDC Sec. 14-294 the terms and conditions of all state authorizations relating 
to wetlands, including ERP's should be incorporated into any development order, building or other 
local development permit. 

Transportation Issues 

The Reef development will be served by the existing access connection to Three Oaks Parkway 
north of Estero Parkway. This entrance serves the existing Reef development and is restricted to 
right-in/right-out/left-in turning movements. The proposed development which includes 60 
residential apartment units is less traffic intensive than the currently zoned 46,200 square feet of 
commercial development. The proposed residential development will generate 722 daily two way 
trips onto Three Oaks Parkway. The applicant's traffic impact statement evaluated the net trip 
generation of the approved existing land use compared to the proposed future land use after the 
rezoning. The net new trip generation analysis revealed that the proposed residential land use 
will generate 3,389 fewer daily two way trips than the commercial uses if built out as approved. 
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The applicant's traffic statement provided an evaluation of the adjacent roadway links for the 
existing and future scenarios. The most directly accessed road segment is Three Oaks Parkway 
and the closest major intersection is Three Oaks Parkway and Estero Parkway. The following is the 
result of the road segment link analysis for existing and future conditions per traffic data 
provided in the Lee County 2015 Concurrency Report: 

2015 Peak Hour Future Peak Hour Future 
Roadway Link Roadway Link Location 

Volume 
2015 LOS 

Volume LOS 
-

Estero Parkway 
US 41 to Three Oaks 

Parkway 
401 B 743 B 

Estero Parkway 
Three Oaks Parkway to Ben 

755 
Hill Griffin Parkway 

B 1,283 B 

Three Oaks Parkway 
San Carlos Boulevard to 

Coastal Village Entrance 
993 B 1,570 B 

Three Oaks Parkway 
Coastal Village Entrance to 

993 B 1,609 B 
Project Entrance 

Three Oaks Parkway 
Project Entrance to Estero 

993 
Parkway 

B 1,706 B 

Three Oaks Parkway 
Estero Parkway to 

Corkscrew Road 
993 B 1,159 B 

Note(s): Information taken from Traffic Impact Statement for The Reef Phase II Growth Management Plan Amendment 

(GMPA)- Rezone prepared by Trebilcock Consulting Solutions, PA dated 09/29/16 

The above table indicates that these roadway links will all operate at an acceptable level of service at 
project buildout based on the Lee County 2015 Concurrency Report. In addition, the applicant 
provided a level of service analysis for Three Oaks Parkway based upon projecting the existing traffic 
volume to year 2021 using a 7.4% growth rate and adding the traffic from the existing Reef project, 
the 280 unit Estero Oaks development and the existing 7-11 convenience store on Estero Parkway. 
The analysis showed that Three Oaks Parkway will continue to operate at LOS=B through year 2021. 

In summary, there is no level of service degradation of roads immediately impacted by this project, 
and less traffic is generated than the prior approved zoning. The Lee County MPO 2040 Long Range 
Transportation Plan includes a list of Needs Plan Road Projects which includes the widening of 
Corkscrew Road between US-41 and Ben Hill Griffin from 4 lanes to 6 lanes at some future date when 
funding becomes available. 

Comprehensive Plan Considerations 

The current Future Land Use designation is Urban Community. The Urban Community 
designation is intended for areas characterized by a mixture of relatively intense commercial and 
residential uses with future development in this category encouraged to be developed as a 
mixed-use where appropriate. Standard density ranges from one dwelling unit per acre (1 
du/acre) to six dwelling units per acre (6 du/acre), with a maximum total density of ten dwelling 
units per acre (10 du/acre) only with "bonus" density. This property is also located in the Mixed­
Use Overlay per the Comprehensive Plan. Sites within this overlay are locations desirable for 
mixed use located in close proximity to: public transit routes; education facilities; recreation 
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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. 

The applicant's request is to amend the Comprehensive Plan to permit Residential on Commercial 
property under certain conditions, specifically when commercial properties abut residential properties 

on two sides and are integrated with the residential project and are under common ownership or 
control. The reason for the Comprehensive Plan amendment is due to the increased density this 
project is requesting. 

An evaluation of pertinent Comprehensive Plan Policies is below. 

Objective 2.1 - Contiguous and compact growth patterns will be promoted through the rezoning process 
to contain urban sprawl, minimize energy costs, conserve Land, water, and natural resources, minimize 
the cost of services, prevent development patterns where Large tracts of Land are by-passed in favor of 
development more distant from services and existing communities. 

The proposed project includes 60 multi-family residential units. The Reef project is within an overall 
planned development, consisting of 168 existing multi-family dwelling units. The proposed zoning and 
Comprehensive Plan Amendment will allow the multi-family units to have a resultant density of less 
than 8 units per acre utilizing the subject property and the neighboring property's density. 

Policy 4.2.1 - The County will maintain an overlay in the future Land use map series identifying 
Locations desirable for mixed use 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. 

This site is within a Mixed-Use Overlay Land Use Category. However mixed-use is not required. 
The adjoining properties are all multi-family residential. The property to the south across Estero 
Parkway is approved for commercial. According to the applicant, there is a recorded conservation 
easement which would not permit the amount of development approved based on the Lee 
County Property Records. A 7-11 was recently developed to the west, adjacent to 280 multiple­
family apartment units. Approval of residential will eliminate an opportunity for commercial 
mixed-use. However, based on the existing conditions, which have not been developed in a true 
mixed-use pattern, mixed-use may not be effective on this remaining in-fill parcel. 

Policy 19.1.1: Support the unique character and quality of Life within the Estero community by 
managing growth and development and by maintaining and executing Lee Plan policies, Land 
Development Code (LDC) regulations, and other planning tools that: 
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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 policies and 
LDC standards. 

The applicant is proposing a design that meets the requirements for Mediterranean style and is 
intended to be consistent with the Reef I, which is a recently constructed multi-family development 
immediately east of the subject property. Staff is requesting additional buffering to further the goals of 
the community. The property is vacant commercial land and the request would result in a similar type 
of development to its adjoining properties, providing neighborhood compatibility. Although mixed­
use is not proposed, the applicant is requesting a higher density. 

Policy 19.3.2 - Florida Gulf Coast University housing needs. Meet the future residential and commercial 
needs of Florida Gulf Coast University by encouraging higher density residential developments, with a 
mix 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. 

The proposed project will be specifically to provide housing opportunities in the form of 60 multi­
family dwelling units for Florida Gulf Coast University students and it will be incorporated into the 
existing Reef project. 

Sign Deviation 

The applicant has requested a deviation to locate a monument sign at the southwest corner of the 
project at Three Oaks Parkway and Estero Parkway. The deviation is from Land Development Code 
Section 30-152(2)b. The deviation is needed because the property does not have sufficient amount of 
frontage (2,000 linear feet) to permit the second sign without the deviation. There is an existing sign 
at The Reef's main entrance on Three Oaks Parkway which is shared between The Reef Phase I and 
Phase II. 

The second sign will be designed to be consistent with the existing sign. The property across Three 
Oak.s Parkway to the west (Estero Oaks) has a similar sign at the corner of its property which was 
approved by Lee County. 

No other deviations have been requested with respect to size or setbacks, so the sign will need to 
comply with all other aspects of the Code. 
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No other deviations have been requested for this application. 

Other Issues 

• Because the proposed amendment to the Comprehensive Plan is a "text" amendment in 
lieu of a "map" amendment, there is a potential for this to affect other property in the 

Village. The applicant has analyzed how the potential amendment could be applied 
elsewhere in the Village. The applicant has further revised the text of the proposed 
Comprehensive Plan amendment subsequent to the Planning and Zoning Board meeting 
to further limit its applicability. The applicant reviewed other sites within the Village that 
could potentially benefit from this amendment by adding increased residential density to 
commercial properties. Based on the applicant's analysis, the proposed amendment could 

potentially be applied to the following property: 

o Lee County CPD (3.67 acres at 20011 Three Oaks Parkway - adjacent to the Corlico 
Villages RPD). 

The applicant proposed language so that it would not be site specific but would also not allow broad 

applicability to other sites. A rezoning would be required for other properties to utilize this policy so 
there would be an opportunity for public input and review by the Planning and Zoning Board and 
Village Council to provide further assurance that this would not have detrimental ramifications. 

• Lee County Utilities has confirmed there is availability of water and wastewater services to 
support this project. 

• The Estero Fire Rescue has indicated that they are capable of providing both fire suppression 

and Advanced Life Support non-transport emergency medical services to the property. 

• The Lee County Sheriff's Office has indicated the project would not affect the ability to 
provide core levels of service. 

• The Lee County Solid Waste Division has confirmed they have capacity to provide solid 
waste collection for the project. 

• The Florida Master Site File has no recorded cultural resources found on this property. There 
is also nothing of historic significance on this parcel. 

PLANNING AND ZONING BOARD DISCUSSION AND RECOMMENDATIONS 

The Planning and Zoning Board reviewed the Comprehensive Plan Amendment and Rezoning request 
at its meeting on October 11th

. After discussion, the Board voted to recommend "transmittal" of the 
Comprehensive Plan Amendment to the State, recognizing that the text amendment language needed 
further clarification, and also recommended approval of the rezoning request with conditions (as 
further revised by Staff). They also requested the Design Review Board review the Pattern Book prior 
to the Council Meeting. The Design Review Board reviewed the document at its meeting on October 
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26th
. The applicant recently proposed revised text amendment language to staff and met with staff on 

November 2nd to refine the proposed policy. 

The motion was to transmit the Comprehensive Plan Amendment based on the policy language as 

discussed by the Planning and Zoning Board and as further modified by Staff. The motion was made 
by David Crawford, seconded by William Campos, and was unanimous (7-0). 

A second motion was made to approve the rezoning with changes to conditions, as discussed by the 
Planning and Zoning Board, and to modify the Master Concept Plan to eliminate the reference to 
Phase I. The motion was made by Ned Dewhirst, seconded by David Crawford and was unanimous (7-
0). 

Conditions of approval are included in the draft Ordinance. 

FINDINGS AND CONCLUSIONS 

Based upon an analysis of the application and review of the Comprehensive Plan staff has proposed 

the following Findings of Fact for review: 

1. The applicant has provided sufficient justification for the Comprehensive Plan Amendment by 
indicating the Goals, Objectives and Policies within the Comprehensive Plan that support this 
amendment. 

2. The Amendment encourages contiguous, compact development. 

3. A specific policy of the Comprehensive Plan is to provide housing for Florida Gulf Coast 
University. 

If the Village Council adopts the proposed Comprehensive Plan Amendment, the rezoning application 
could be approved. The Comprehensive Plan Amendment must be adopted prior to the approval of 
the rezoning. Based upon an analysis of the application and the standards for approval in the Land 
Development Code, staff has proposed the following Findings of Fact for review: 

1. The applicant has provided sufficient justification for the rezoning by demonstrating 
compliance with the Land Development Code. 

2. The application is consistent with the standards in the Residential Planned Development 
district and compatible with existing or planned uses in the surrounding area. 

3. Urban services will be available and adequate to serve the proposed use. 

4. The proposed use, as conditioned, is appropriate at the subject location. 

5. There will be additional trips generated by the project, but there will not be Level of Service 
issues and there will be fewer trips generated on the roadways than if developed under the 

existing commercial zoning. 
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6. The recommended conditions to the Master Concept Plan and rezoning provide sufficient 

safeguards to the public interest and are reasonably related to impacts on the public's interest 

created by or expected from the proposed development. 

ATTACHMENTS 

A. Master Concept Plan 
B. Zoning Map 
C. Land Use Map 
D. Lee County Utilities Water and Wastewater Availability Letter 
E. Lee County School District Letter 
F. Estero Fire Rescue Letter 
G. Lee County Sheriff's Department Letter 

H. Lee County- Solid Waste Letter 
I. Zoning Resolutions 
J. Applicant's Pattern Book 
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1 VILLAGE OF ESTERO, FLORIDA 
2 
3 ORDINANCE NO. 2016 - 15 
4 
5 AN ORDINANCE OF THE VILLAGE COUNCIL OF 
6 THE VILLAGE OF ESTERO, FLORIDA, APPROVING 
7 AN AMENDMENT TO THE VILLAGE 
8 TRANSITIONAL COMPREHENSIVE PLAN TO ADD 
9 POLICY 19.3.4 PROVIDING FOR THE OPTION TO 

10 CONVERT A COMMERCIAL PLANNED 
11 DEVELOPMENT OF NOT MORE THAN 5.5 ACRES 
12 WITHIN THE URBAN COMMUNITY FUTURE LAND 
13 USE DESIGNATION AND MIXED-USE OVERLAY TO 
14 A RESIDENTIAL PLANNED DEVELOPMENT WHEN 
15 COMBINED WITH AN EXISTING ADJACENT 
16 RESIDENTIAL PLANNED DEVELOPMENT UNDER 
17 CERTAIN CONDITIONS FOR A DENSITY NOT TO 
18 EXCEED EIGHT DWELLING UNITS PER GROSS 
19 ACRE ACROSS THE RESULTING RESIDENTIAL 
20 PLANNED DEVELOPMENT COMPRISED OF BOTH 
21 PARCELS; PROVIDING FOR TRANSMITTAL 
22 PURSUANT TO STATE STATUTE; PROVIDING FOR 
23 CONFLICTS; PROVIDING FOR SEVERABILITY; 
24 AND PROVIDING FOR AN EFFECTIVE DA TE. 
25 
26 WHEREAS, the Village of Estero Charter provides that the Lee County 
27 Comprehensive Plan existing as of the date of the Village incorporation shall be the Village of 
28 Estero Transitional Comprehensive Plan ("Comprehensive Plan"); and 
29 
30 WHEREAS, the Urban Community Future Land Use designation currently provides 
31 for a maximum density of six units per acre; and 
32 
33 WHEREAS, in certain limited circumstances the Village Council in its discretion may 
34 find that it is in the interest of the public health, safety and welfare to encourage redevelopment 
35 of underutilized commercial lands zoned as Commercial Planned Development by providing 
36 an option to convert those lands to residential uses at higher residential densities than six 
37 dwelling units to the acre but less than eight dwelling units per acre, when combined with an 
38 existing adjacent Residential Planned Development; and 
39 
40 WHEREAS, the Village of Estero Planning and Zoning Board conducted a workshop 
41 on July 19, 2016, to consider an amendment to the Comprehensive Plan for this purpose; and 
42 
43 
44 
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WHEREAS, the Village of Estero Planning and Zoning Board, sitting as the Local 
Planning Agency, held a duly advertised public hearing on October 11, 2016 and made a 
recommendation to the Village Council regarding the proposed Comprehensive Plan 
amendment; and 

WHEREAS, the Village Council conducted a duly advertised public hearing and first 
reading on November 16, 2016, and considered the recommendations of the Village ofEstero 
Planning and Zoning Board and comments of the public, and passed the proposed amendment 
on first reading; and 

WHEREAS, the Village Council finds that it is in the best interest and welfare of the 
Village that the proposed amendment to the Comprehensive Plan, as contained on Attachment 
A and made a part hereof, be passed on first reading and thereafter transmitted to the Florida 
Land Planning Agency and other reviewing agencies as provided in Section 163 .3184, Florida 
Statutes. 

NOW, THEREFORE, be it ordained by the Village Council of the Village ofEstero, 
Florida: 

Section 1. Recitals 

The foregoing "Whereas" clauses are hereby ratified and incorporated as a part of this 
Ordinance. 

Section 2. Amendment of the Village of Estero Transitional Comprehensive 
Plan 

The amendment to the Village ofEstero Transitional Comprehensive Plan as proposed 
in Attachment A is hereby passed on first reading. Attachment A is incorporated and made a 
part of this Ordinance. 

Section 3. Transmittal 

The Village Manager or his designee shall transmit the amendment and other materials 
as required by statute ("the plan amendment transmittal package") to the State Land Planning 
Agency and review agencies as provided by Section 163.3184, Florida Statutes. 

Section 4. Conflict 

All sections or parts of Sections of the Code of Ordinances, all Ordinances or parts of 
Ordinances, and all Resolutions, or parts of Resolutions, in conflict with this Ordinance shall 
be repealed to the extent of such conflict upon the effective date of this Ordinance. 
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Section 5. Severability 

Should any section, paragraph, sentence, clause, phrase or other part of this Ordinance 
subsequent to its effective date be declared by a court of competent jurisdiction to be invalid, 
such decision shall not affect the validity of this Ordinance as a whole or any portion thereof, 
other than the part so declared to be invalid. 

Section 6. Effective Date 

This Ordinance shall be effective upon the completion of the transmittal review 
pursuant to state statute and adoption by the Village Council at second reading, except that the 
effective date of the amendment to the Village of Estero Comprehensive Plan (Attachment A) 
shall be thirty-one (31) days after the State Land Planning Agency notifies the Village that the 
plan amendment package is complete. If timely challenged, the amendment becomes effective 
when the State Land Planning Agency or the Administration Commission enters a final order 
determining the adopted amendment to be in compliance. 

PASSED on first reading this ___ day of ______ _ , 2016. 

Attest: VILLAGE OF ESTERO, FLORIDA 

112 By:___________ By: ____________ _ 
113 Kathy Hall, MMC, Village Clerk 
114 
115 
116 Approved as to form and legal sufficiency: 
117 
118 
119 
120 
121 
122 
123 
124 
125 
126 
127 
128 
129 
130 

By: - - --- --- ---- - - ----
Nancy Stroud, Esq., Village Land Use Attorney 

Vote: 
Mayor Batos 
Vice Mayor Levitan 
Councilmember Boesch 
Councilmember Brown 
Councilmember Errington 
Councilmember Ribble 
Councilmember Wilson 
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Nicholas Batos, Mayor 
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ATTACHMENT A 
ORDINANCE NO. 2016-15 

FIRST READING 

POLICY 19.3.4: Encourage re-development of underutilized commercial lands by providing an 
option to convert those lands to residential uses at higher residential densities within the Urban 
Community future land use designation and Mixed-Use Overlay in a manner consistent with 
Policies 19 .1.1.c, 19 .1.1.d, 19 .1.3 .e, 19 .2.1.i and 19 .3 .2. This Policy allows for the conversion of 
a parcel zoned Commercial Planned Development ("CPD Parcel") of not more than 5.5 acres in 
size to a Residential Planned Development ("RPO") when combined with an existing adjacent 
RPO ("Existing RPO Parcel") provided the Resulting Project ("the project resulting from the 
combination of the Existing RPO and CPD Parcels") is consistent with the following requirements: 

a. The CPD Parcel shall be zoned CPD before November 16, 2006; 

b. The CPD Parcel shall have two sides immediately adjacent to and physically 
abutting the Existing RPD Parcel; 

c. The proposed development on the CPD Parcel shall be consistent with and 
integrated into the residential development on the Existing RPD Parcel and the 
Resulting Project shall be operated as a single project under common control 
pursuant to a Declaration of Covenants approved by the Village land use attorney; 
and 

d. The total number of residential units for the Resulting Project shall not exceed 
140% of the approved number of residential units for the Existing RPO Parcel. The 
residential units shall be calculated by multiplying that percentage by the approved 
number of residential units for the Existing RPD Parcel to generate the total number 
of units available for the Resulting Project. For example, if the Existing RPO Parcel 
is authorized for 168 units, the total number of residential units for the Resulting 
Project shall be calculated by multiplying 140% by 168 units to render a maximum 
total of 235 units for the Resulting Project. 

e. The density on the Resulting Project shall not exceed eight dwelling units per gross 
acre (8 du/gross acre). 

f. The Resulting Project shall be within 660-feet of approved commercial 
development measured from the Resulting Project's closest property line to the 
commercial development's closest property line. 

All conversions of a CPD Parcel to an RPO Parcel under this Policy are subject to the following 
review requirements: 

a. The conversion shall be part of an application to rezone the CPD Parcel to an RPO; 
and 

b. Approval for the conversion of the CPD Parcel to an RPD is at the Council's 
discretion and is dependent on a determination that such a conversion is compatible 
and consistent with the Existing RPD Parcel and with the rezoning approval criteria 
set forth in the Land Development Code. 



1 VILLAGE OF ESTERO, FLORIDA 
2 ZONING 
3 ORDINANCE NO. 2016 - 16 
4 
5 AN ORDINANCE OF THE VILLAGE COUNCIL OF THE 
6 VILLAGE OF ESTERO, FLORIDA, APPROVING A 
7 REZONING FROM COMMERCIAL PLANNED 
8 DEVELOPMENT TO RESIDENTIAL PLANNED 
9 DEVELOPMENT WITH ONE DEVIATION TO ALLOW A 

10 60 UNIT MULTIPLE FAMILY PROJECT FOR 
11 PROPERTY LOCATED AT THREE OAKS PARKWAY 
12 CONSISTING OF APPROXIMATELY 5.32 ACRES; 
13 PROVIDING FOR SEVERABILITY; AND PROVIDING 
14 AN EFFECTIVE DATE. 
15 
16 WHEREAS, FGCU - Reef LLC (the "Applicant") filed applications to amend the 
17 Transitional Comprehensive Plan by adding a new Policy, and a rezoning from Commercial to 
18 Residential Planned Development for a property located at Three Oaks Parkway (at the 
19 northeast comer of Estero Parkway and Three Oaks Parkway), Estero, FL, consisting of 
20 approximately 5.32 acres (the "Property"); and 
21 
22 WHEREAS, the Property STRAP number is 23-46-25-E4-U2143.2581, and the 
23 Property is legally described in Exhibit A attached hereto; and 
24 
25 WHEREAS, the Applicant requested a rezoning from the Commercial Planned 
26 Development District (CPD) to Residential Planned Development District (RPD); and 
27 
28 WHEREAS, the Applicant has requested a deviation to allow an additional monument 
29 sign; and 
30 
31 WHEREAS, the public information meeting was held on July 19 and after a duly 
32 noticed public hearing held on October 11, 2016, the Planning and Zoning Board 
33 recommended transmittal of the Comprehensive Plan Amendment and approval with 
34 conditions of the rezoning request, including the deviation; and 
35 
36 WHEREAS, a duly noticed first reading was held before the Village Council on 
37 November16,2016;and 
38 
39 WHEREAS, a duly noticed second reading and public hearing was held before the 
40 Village Council on ______ , 2016, at which time the Village Council gave 
41 consideration to the evidence presented by the Applicant and the Village staff, the 
42 recommendations of the Planning and Zoning Board and the comments of the public. 
43 
44 
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NOW, THEREFORE, be it ordained by the Village Council of the Village ofEstero, 
Florida: 

Section 1. Rezoning. 

The Village Council approves the rezoning of the Property from Commercial Planned 
Development District (CPD) to Residential Planned Development District (RPD), to 
allow a maximum of 60 multifamily residential units not to exceed 35 feet in height, 
subject to the following conditions and deviation. 

Section 2. Conditions. 

1. The development of this project must be consistent with the one-page Master 
Concept Plan entitled, "THE REEF" - PHASE II, MASTER CONCEPT PLAN -
stamped received October 18, 2016. The development must comply with all of the 
requirements of the LDC at the time of development order approval. The zoning and 
Comprehensive Plan amendments will allow a maximum of 60 multi-family units and 
the maximum height of the buildings shall not exceed 35 feet and three stories. 

2. The rezoning shall not be effective until such time that the Comprehensive Plan 

amendment (Exhibit B), or an amendment that is substantially similar, is adopted and 

effective. 

3. The applicant shall provide an enhanced buffer along Estero Parkway and Three 
Oaks Parkway. The buffer shall provide a berm, taller trees and additional material 

(including trees, shrubs and groundcover) to provide screening of the parking and 

vehicle areas, consistent with the Pattern Book. 

4. To address school impacts, the applicant shall pay school impact fees, if the 

project is not restricted by covenant to student housing. 

5. Uses and Site Development Regulations: 

Schedule of Uses 

Accessory Uses and Structures 

Administrative Offices 

Dwelling Unit: Multiple-family building 

Entrance Gates and Gatehouse 

Essential Services 

Excavation: Water retention 

Fences, Walls 

Zoning Ordinance No. 2016-16 
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Home Occupation 

Models: Limited to leasing of units in subject property only 

Recreational Facilities: Personal and private, on-site 

Residential Accessory Uses 

Signs in accordance with Chapter 30 and Chapter 33 of the LDC or as approved 

by deviation 

Property Development Regulations 

Height 35 Feet maximum 
Stories 3 Stories maximum 
Setbacks: 

Front 20 Feet minimum 
Side 20 Feet minimum 
Rear 20 Feet minimum 

Parking 278 Spaces maximum 

6. No Blasting 

No development blasting is permitted as part of this project. 

7. Land Development Code/Concurrency 

Approval of this zoning does not constitute a finding that the proposed project meets 

the concurrency requirements set forth in Land Development Code Chapter 2 and all 

requirements of the Land Development Code. The developer is required to demonstrate 

compliance with all concurrency requirements prior to issuance of a local development 

order. 

8. Plan Consistency/Concurrency 

Approval of this rezoning does not guarantee development order approval, or issuance 

of a Concurrency Certificate. Future development order approvals must be found 

consistent with all other Comprehensive Plan provisions. 

9. Utilities 

Water and sewer services are available to the site, and this development must connect 

to those services as part of any local development order for the site for vertical 

construction. 

10. Lighting 

Lighting of the subject property must be in compliance with LDC Section 33-116 and 

Zoning Ordinance No. 2016-16 
Case No. DCI 2016E-01 

Reef - Phase II 

Page 3 of7 



126 
127 
128 
129 
130 
131 
132 
133 
134 
135 
136 
137 
138 
139 
140 
141 
142 
143 
144 
145 
146 
147 
148 
149 
150 
151 
152 
153 
154 
155 
156 
157 
158 
159 
160 
161 
162 
163 
164 
165 

Section 34-625 utilizing a maximum height of 15 feet for structures. All lighting must 
be architecturally designed and complementary to the buildings where the lighting is 
located. 

11. Pattern Book 
The project design must be consistent with the Pattern Book dated stamped Received 
October 18, 2016. 

12. Signage 
The development of the subject property must include a unified, common signage plan 
and graphic theme throughout the project as depicted in the Pattern Book. The overall 
Reef Project has one permitted Residential Identification Sign which is already 
installed at the project entrance drive. A deviation to authorize the proposed sign on 
the Master Concept plan on the southwest comer of the site is approved. 

13. Open Space 
The project must provide a minimum of 40% open space in substantial compliance with 
the approved Master Concept Plan. 

14. Fencing 
Fencing design is as depicted in the Pattern Book. Any fencing shall be concealed by 
landscaping on the outside of the fence. 

15. A Declaration of Covenants acceptable to the Village Land Use Attorney shall 
be provided encumbering Parcels A and B sufficient to provide for and maintain 
unified operation and control of the project. The Declaration shall be recorded at 
issuance of any Development Order for the site. 

16. The project is within hurricane evacuation zone B. Therefore, hurricane 
mitigation is required prior to the approval of the Development Order, based on the 
options provided in the Land Development Code, Section 2-485. 

17. A shuttle bus service will be provided on site, to provide transportation for 
students to FGCU, similar to that provided by the existing project, unless an alternative 
is provided by the University. 

18. 
site. 

The trash dumpster location must be moved to be screened and internal to the 
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Section 3. Deviation. 

1. A deviation from LDC Section 30-152(2)b which requires 2,000 feet of 
frontage for an additional residential sign is approved, to allow a monument sign at the 
comer of Three Oaks and Estero Parkway as shown on the Master Concept Plan. 

Section 4. Findings and Conclusions. 

Based upon an analysis of the application and the standards for approval in the Land 
Development Code, staff has proposed the following Findings of Fact for review for 
the rezoning request: 

1. The applicant has provided sufficient justification for the rezomng by 
demonstrating compliance with the Land Development Code. 

2. The application is consistent with the standards in the Residential Planned 
Development district and compatible with existing or planned uses in the surrounding 
area. 

3. Urban services will be available and adequate to serve the proposed use. 

4. The proposed use, as conditioned, is appropriate at the subject location. 

5. There will be additional trips generated by the project, but there will not be 
Level of Service issues and there will be fewer trips generated on the roadways than if 
developed under the existing commercial zoning. 

6. The recommended conditions to the Master Concept Plan and rezoning provide 
sufficient safeguards to the public interest and are reasonably related to impacts on the 
public's interest created by or expected from the proposed development. 

7. The deviation recommended for approval: 

(a) Enhances the planned development; and 
(b) Preserves and promotes the general intent of the LDC to protect the public, 

health, safety and welfare. 

8. The application is consistent with the Comprehensive Plan as conditioned upon 
the proposed amendment to the Comprehensive Plan, or an amendment substantially 
similar, being adopted and effective. 
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Section 5. Exhibits. 

The following exhibits are attached to this Ordinance and incorporated by reference: 

Exhibit A 
Exhibit B 
Exhibit C 
Exhibit D 

Section 6. 

Legal Description 
Text Amendment Policy 
Master Concept Plan 
Pattern Book 

Conflicts. 

All sections or part of Sections of the Code of Ordinances, all Ordinances or parts of 
Ordinances, and all Resolutions, or parts of Resolutions, in conflict with this Ordinance 
shall be repealed to the extent of such conflict upon the effective date of this Ordinance. 

Section 7. Severability. 

Should any section, paragraph, sentence, clause, phrase or other part of this Ordinance 
subsequent to its effective date be declared by a court of competent jurisdiction to be 
invalid, such decision shall not affect the validity of this Ordinance as a whole or any 
portion thereof, other than the part so declared to be invalid. 

Section 8. Effective Date. 

This Ordinance shall be effective on the date the Comprehensive Plan Amendment 
CPA2016-02 adopted by Ordinance 2016-15 becomes effective. 

PASSED on first reading this __ day of ______ , 2016. 

PASSED AND ADOPTED BY THE VILLAGE COUNCIL of the Village ofEstero, 
Florida this __ dayof _ __ , 2016. 

243 Attest: VILLAGE OF ESTERO, FLORIDA 
244 
245 
246 By: ------------ By: __________ _ 
247 Kathy Hall, MMC, Village Clerk 
248 
249 
250 Reviewed for legal sufficiency: 
251 
252 
253 By: ----------------
254 Nancy E Stroud, Village Land Use Attorney 
255 

Zoning Ordinance No. 2016-16 
Case No. DCI 2016E-01 
Reef - Phase II 

Nicholas Batos, Mayor 

Page 6 of7 



256 Vote: AYE NAY 
257 Mayor Batos 
258 Vice Mayor Levitan 
259 Councilmember Boesch 
260 Councilmember Brown 
261 Councilmember Errington 
262 Councilmember Ribble 
263 Councilmember Wilson 
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EXHIBIT A 

INSTR# 2014000177771 Page Number: 3 of 3 

lOWN IP 46 SOIJTH, RANGE 25 EAST, LEE COUNTY, FLORIDA, BEING 
A TAA~ OR PARCEL LYING IN THE SOUTHWEST ¾ OF SECTION 23, 

MORE ARTICULARLY DESCRIBED AS FOLLOWS: 

COM NCING AT THE SOUTHWEST CORNffi OF SECTION 23, TOWNSHIP 46 
SOUTH RANGE 25 &ST; lliENCE S.59'44'27.E., ALONG THE SOUTtt LINE 
OF lH SOUlliWEST ¾ OF SAIO SECTION 23 A DISTANCE OF 519.96 FEET; 
TH ENC N,00"52' 41 "E., A DISTANCE Of 75,00 FEET TO THE POINT Of 
BEGIN INC; THENCE N,B9'44'27°W., A DISTANCE OF 361,78 FEETJ lHENCE 
N.44'1 'DO"W., A DISTANCE OF 11.52 FEET: lHENCE N.00'52'41°E., A 
DISTAN E OF 620,12 FEET; THENCE S.81J"01'19•i;:., A DISTANCE OF 337.51 
FEET THE POINT Of' CURVE OF A NON TANGENT CURVE TO lHE RIGHT, 
OF WH CH THE RADIUS f'>OIITT LIES S.00'52'51"W., A RADIAL DISTANCE OF 
80,00 I THENCE run:RLY At.ONO lHE ARC, THROUGH A CENTRAL. 
ANGLE OF 23'54'28", A 015rANCE or 33.JB ffEl'; THENCE S,00'52'41'W., 
A DI CE .OF 617,47 FEET TO THE POINT Of BEGINNING. 

PARCEii, CONTAINS !231,694.07 SQUARE FEET OR 5,32. ACRES, MORE OR 
LESS. 



EXHIBIT B 

The Reef 
TEXT AMENDMENT 

POLICY 19.3.4: Encourage re-development of underutilized commercial lands by providing an 
option to convert those lands to residential uses at higher residential densities within the Urban 
Community future land use designation and Mixed-Use Overlay in a manner consistent with 
Policies 19.1.1.c, 19.1.1.d, 19.1.3.e, 19.2.1.i and 19.3.2. This Policy allows for the conversion of 
a parcel zoned Commercial Planned Development ("CPD Parcel") of not more than 5.5 acres in 
size to a Residential Planned Development ("RPD") when combined with an existing adjacent 
RPD ("Existing RPD Parcel") provided the Resulting Project ("the project resulting from the 
combination of the Existing RPD and CPD Parcels") is consistent with the following requirements: 

a. The CPD Parcel shall be zoned CPD before November 16, 2006; 

b. The CPD Parcel shall have two sides immediately adjacent to and physically 
abutting the Existing RPD Parcel; 

c. The proposed development on the CPD Parcel shall be consistent with and 
integrated into the residential development on the Existing RPD Parcel and the 
Resulting Project shall be operated as a single project under common control 
pursuant to a Declaration of Covenants approved by the Village land use attorney; 
and 

d. The total number of residential units for the Resulting Project shall not exceed 
140% of the approved number of residential units for the Existing RPD Parcel. The 
residential units shall be calculated by multiplying that percentage by the approved 
number of residential units for the Existing RPD Parcel to generate the total number 
of units available for the Resulting Project. For example, if the Existing RPD Parcel 
is authorized for 168 units, the total number of residential units for the Resulting 
Project shall be calculated by multiplying 140% by 168 units to render a maximwn 
total of 235 units for the Resulting Project. 

e. The density on the Resulting Project shall not exceed eight dwelling units per gross 
acre (8 du/gross acre). 

f. The Resulting Project shall be within 660-feet of approved commercial 
development measured from the Resulting Project's closest property line to the 
commercial development's closest property line. 

All conversions of a CPD Parcel to an RPD Parcel under this Policy are subject to the following 
review requirements: 

a. The conversion shall be part of an application to rezone the CPD Parcel to an RPD; 
and 

1 



b. Approval for the conversion of the CPD Parcel to an RPD is at the Council 's 
discretion and is dependent on a determination that such a conversion is compatible 
and consistent with the Existing RPD Parcel and with the rezoning approval criteria 
set forth in the Land Development Code. 

2 
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EXHIBIT D 

The Reef Student Housing 

Pattern Book 

Property Location: 
19655 Three Oaks Parkway 

(Corner of Three Oaks and Estero Parkway) 
Fort Myers, FL 33967 
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Walls/Building Design Standards 

Windows/Trim Opening/details Multi-Colored 

Lighting 



V') 

1J ,._ 
0 
1J 
C: 
a 

Cl) +- = (/) Cl) 

C 
A.. 

C: ... 
0 

0) 0 u ·- Cl) V') C 

(l) 0 
Cl) -I 

0 C .c 
0 t - C I 

.c w 

0) t ~ C Cl) w z C: C) 
"C C ·- :.:: Cl) 

1J u, u, 
.>< 0 
w a. - 0 ·- ... :::, A.. 

(il 
............... 
V') ,._ 
0 -
0 u 



Site Plan "THE REEF" - PHASE II 
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Site Plan 
Buffer along Three Oaks/Este-ro Parkway will 

1 " 

have an Enhanced Type "D" Buffer 
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Material/Landscape Design Standards 
Proposed Landscaping 

TrH, flOO% Natlve/Droucht Resistant) • 
Green Button Wood/Conocarpus Erectus 

Cabbage Pa lm/Sable Palmetto 

Red Maple/Acer Rubrum 

Slash Pine/Pinus Eliottii ' Densa' 

Black Olive/Buceda Bucer as 'Shady lady" 

Royal Palm/Royestonta Flata 

Additional Pl1ntinn flOO" N1ttve/Dr0ucht Resistant) • 

12'·14' O.A x 61 spread, 45 gallon min or FG 
equivalent 

12'-18' CT, Booted/Slick, Hur. Cut 

12'·14' O.A x 6' spread, 45 gallon min or FG 
equivalent 

12'-14' O.A x 6' spread, 45 gallon min or FG 

equivalent 

12' -14' O.A x 6' spread, 45 gallon min or FG 

equivalent 

6'Greywood, 18' O.A. 

Awabuki Viburnum/V. Odoratissimum 24" HT, x 16H W, 3 Gal., 4' O.C. 
Cord Grass/Spartina Bakeri 

Cocoplum/Chrysobalanus lcacco 

Parsonaii Juniper/J. Chinensis 'Par.sonii' 
Firebush/Hamalia Patens 

Gold Mound Ouranta/Ouranta Erecta 'Gold Mound' 

Waters Viburnum/V. Obobatum 'whorled Class' 

Fakahatcee Grass/Trip!tllcum Oactyloides 

24" HT, x 16" W, 3 Gal., 3' O.C. 

24" HT, x 16" W, 3 Gal. 

12" x 12", 3 Gal. Trailing 
24" x 18"m 3 Gal. 3' O.C. 

24" x 18"m 3 Gal. 3' O.C. 

16" HT x 16" W, # Gal., 3' 0 .C. 

24" HT, x 18" W, 3 Gal., 3' O.C. 

"Buffer; along Three Ooks/Estero Parkway will hove double hedge row p lanted 
a t 36"-48" Inches fat instilla tion) with 2/16'-0" {100 gallon) end 3/12"-0" {45 

-, -JP- .. ...,.._,e, &ii. ~ gallon) trees every l 00 feet 
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Buffers/Landscape Design Standards 
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Proposed Enhanced Type D Buffer 

Bufters along Three Oaks/Estero Parkway will have double hedge row Planted at 36"-48" inches (at 
instillation) with 2/16'-0" (100 gallon) and 3/12'-0" (45 gallon) trees every 100 feet 
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The Reef Student Housing Signage 
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#teeCountv !I .. southwest rrforicta 
BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
D/s/1/cl One 

Cecil L Pendeigrass 
Dlsltfct Two 

Larry Kiker 
Dlstrlcl Three 

Brtan Hamman 
D/sllfct Fovr 

Frank Mann 
Dislrfcl Five 

Roger Des)e~afs 
County Manager 

Rldlard Wm, Wesch 
pounlyAttomey 

oonnn Marta Colllns 
Hearing Examiner 

Aplil 28, 2016 

Karen Bishop 
PMS Inc. of Naples 
3125 54th Terrace SW 
Naples, FL 34116 

RE: Potable Water and Wastewater Availability 
TheReef2 
STRAP# 23-46-2S-E4-U2157,2590 

Denr Ms, Bishop: 

Writer's Direct Dial Number: (239) 533-8532 

The subject property 1s ]ocnted within Lee County Utiiities Future Servico Area as depicted on Maps 6 and 
7 of the Lee County Comprehensive Land Use Plan, Potable water andsanl sewer lines are in eration 
ad' o mentioned above. However, m order rovide service to sub ect arcels, 
eveloper funded system enh~ncemen sue as me extensions ID!! be re ed. 

--- ---- ---=-----
Your firm hll!I indicated that thls project will consist of 60 multi-family residential units with an estimated 
flow demmd of approximately 12,000 gallons per day. Lee County Utilities presently has sufficient 
capacity to provide potable water and sanitary sowef service as estimated above. ~ 

Availablllty of potable water and sanitary sewer service is contingent upon finnl acceptance of the 
infrastructure to be constructed by the developer. Upon completion end final acceptance of this project 
potable water service will bo provided through our Pinewood Water Treatment Pinnt. 

Sanitary sewer service will be provided by Three Oaks WastewaterTrcatmentPlant. Tho Lee County 
Utilities' Design Manual requires the project engineer to perform hydraulic computations to detennine 
what impact this project will have on our ex.isting system. 

This is only a Jetter of availability of service and not 11 commitment to serve. Lee County Utilities will 
commit to serve only upon receipt of ail approprloto connection fees, a signed request for service and/or an 
executed service agreement, and the approyal of all State and local regulatory agencies. 

Further, this letter of availability of Water and Wastewitter service is for re-zoning for this project Qilll, 
Individual letters of availability will be required for obtaining building permits. 

Sincerely, 

LEE COUNTY UTILITIES 

Mary McConnic 
Technician Senior 
UTILITIES ENGINEERING 
1500 Monroe Street, 3rd Floor 
FortMyers, FL 33901 

VIA EMAIL 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
Internet address http://WWW,lee-county.com 

AN EQUAL OPPORTIJNITY AFFIRMATNE ACTION EMPLOYER 
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THE SCHOOL DISTRICT OF LEE COUNTY 
2855 COLONIAL BLVD. + FORT MYERS, FLORIDA 33966 + WWW.LEESCHOOLS.NEf 

July 7, 2016 

Karen Bishop 

DAWN M HUFF 
LONG·RANGE PLANNER 
Planning, Growth & School Capacity 
Phone: 239-337 - 8142 
FAX: 239-335-1460 

PMS, Inc. of Naples 
3125 54th Terrace SW 
Naples, Florida 34116 

RE: Estero Planning Comprehensive Plan Amendment 

Dear Ms. Bishop: 

STEVEN K. TEUBER 
CHAIRMAN, DISTRICT 4 

MARY FISCHER 
VICE CHAIRMAN, DISTRICT 1 

JEANNE S . DOZIER 
D1STRICT 2 

CATHLEEN O ' DANIEL MORGAN 
D1STRICT3 

PAMELA H . LARIVIERE 
D1STRICT5 

GREGORY K. ADKINS, ED. D. 
SUPERINTENDENT 

KEITH 8 . MARTIN, ESQ. 
BOARD ATTORNEY 

This letter is in response to your request for comments dated July 06, 2016 for the Estero 
Planning Comprehensive Plan Amendment in regard to educational impact. This project is 
located in the South Choice Zone, Sub Zone 2. 

The request is for a plan amendment to accommodate 60 multi-family dwelling units. A lease for 
a similar development to the adjacent property was provided that may potentially be utilized for 
this development. The lease is clearly for college students which allows one person per room 
and would not accommodate school-aged or minor children. If this is the proposed use, there 
would be no impact. 

However, absent a local development order with a condition that prohibits occupancy by school­
aged persons, or minor children, it must be analyzed for the effects on public school facilities. 
With regard to the inter-local agreement for school concurrency, the generation rates are 
created from the type of dwelling unit and further broken down by grade level. 

For multi-family homes, the generation rate is .088 and further broken down by grade level into 
the following, .044 for elementary, .021 for middle and .023 for high. A total of 5 school-aged 
children would be generated and utilized for the purpose of determining sufficient capacity to 
serve the development. The Concurrency Analysis attached, displays the impact of this 
development. Capacities for elementary seats is not an issue within the Concurrency Service 
Area (CSA). For middle and high school, the development adds to the projected deficit for the 
CSA, however, there are sufficient seats available to serve the need within the contiguous CSA. 

Thank you for your attention to this issue. If I may be of further assistance, please call. 

Sincerely, 

2) <U.IMlJ J{ u/1 
Dawn Huff, 
Long Range Planner 

VISION: TO BE A WORLD·CLASS SCHOOL SYSTEM 



LEE COUNTY SCHOOL DISTRICT'S SCHOOL CONCURRENCY ANALYSIS 

REVIEWING AUTHORITY 
NAME/CASE NUMBER 
OWNER/AGENT 
ITEM DESCRIPTION 

LOCATION 
ACRES 
CURRENT FLU 
CURRENT ZONING 

PROPOSED DWELLING UNITS BY 
TYPE 

STUDENT GENERATION 
Elementary School 
Middle School 
High School 

CSA SCHOOL NAME 2019/20 
South CSA, Elementary 
South CSA, Middle 
South CSA, High 

Prepared by: 

lee School District 
Estero Planning Comprehensive Plan Amendment 
Langeveld 

various amendments; all Impacts In South CSA, sub area S2 

Northeast corner of Estero Pkwy Extension & Three Oaks Pkwy 
s 
Urban Community (UC) 
Commercial Planned Development (CPD) & Residential Planned Development (RPD) 

Slngle Family Multl Family Mobile Home 
0 60 0 

Student Generation Rates 
Projected 

SF MF MH Students 
0.044 2.64 
0.021 1.26 
0.023 1.38 

Source: lee County School District, July 7, 2016 letter 

Projected Available LOS Is 100% 
CSA Projected CSA Available Impact of Capacity Perm FISH 

CSA Capacity (1) Enrollment (Z) Capacity Project W/lmpact Capacity 
12,413 10726 1,687 3 1684 86% 
5,621 5,803 -182 1 -183 103% 
7,070 7,947 -877 1 -878 112% 

Adjacent CSA 
Available 
Capacity 
w/lmpact 

{l) Permanent Capacity as defined In the lnterlocal Agreement and adopted In the five (5) years of the School Dlstrlct's Five Year Plan 
{2) Projected Enrollment per the flve (5) years of the School District's Five Year Plan plus any reserved opacity (development has a valid 
flndln& of capacity) 
f3) Available Adjacent CSA capacity Is subject to adjacency criteria as outlined in the lnterlocal Agreement and the School District's 
School Concurrency Manual 

Dawn Huff, Long Range Planner 



April 25, 2016 

Karen Bishop 
PMS Inc ofNaples 
3125 54th Terrace SW 
Naples, Florida 34116 

Re: Colico Villages PD 

Ms. Bishop, 

Estero Fire Rescue 
21500 Three Oaks Parkway 

Estero, Florida 33928 
(239) 390,8000 

(239) 390,8020 (Fax) 
www .esterofire.org 

Please accept this correspondence as a letter of Service Availability for the project !mown as 
Colico Villages specifically Strap l'fumber 23-46-25B4-U2I57.2590. 

This parcel is within the legally defined boundaries of the Estero Fire Rescue District. 

Estero Fire Rescue is capable of providing both fire suppression and Advanced Life Support 
non-transport emergency medical services to this property. 

Should you require any additional information please feel free to contact me at 239-390-8000. 

Respectfully, 

~~ 
Phillip Green 
Fire Marshal 

"DEDICATED AND DRIVEN FDR THOSE WE SERVE" 



The Reef Phase 2 
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LEE COUNTY PUBLIC SAFETY 
EMS and Fire Station Locations 

* Emergency OperaliMs Center m Hospltal 

Q CilyUmlt,; 

t::J Are D1sb1ct 

• EMSS1ation 

• Firestition 

• Ambulance: Service 

Gulf of J/r..tiro 

@ Lee county Sheriff 

@ Polfce 

Ii> Florida Highway Patrol ·•· lfi~!Y. 



:MikJScott 
Office of the Sheriff 

May2,2016 

Karen Bishop 
PMS Inc. ofNaples 
3125 54th Terrace SW 
Naples, FL 34116 

RE: Corlico Villages 

Ms. Bishop, 

State of Florida 
County of Lee 

The proposed rezoning of a five-acre parcel in Corlico Villages in Estero :from commercial 
to multi-family Would not affect the ability of the Lee County Sheriff's Office to provide core 
levels of serv,ice at this time. The change would add ·up to 60 mtjlti-family units as an extension 
of the adjacent project known as The Reef. 

Law enforcement services wiil be provided from our Sc_mth District office in Bonita Springs. 
with supplemental support from City of Bonita Springs contract deputies. As this development 
builds out, we will factor its impact i~to O\ll' annual m_anpower review and make adjustments 
accordingly. At the time of applicatio.n for a Development Order .or builqing perniit, we request 
that the applicant provide a Crime Prevention Through Environmental Design (CPTED) repo1t 
done by the applicant and given 1o the Lee County Sheriff's Office for review and comments. 

Plea~e ad~ress further correspondence to me at the address .listed below. Please ClOntact 
Community Relations Supervisor Beth Schell at 258~3287 with any questions regarding the 
CPTED study. . 

Respectfully, 

Stan Nelson 
Director, Planning and Research 

14750 Six Mile Cypress Parkway • Fort Myers, Florida 33912-4406 !' (239} 477-1000 



1~~1L C .. ~, EE . OUNTY 
SOUTHWEST FLORIDA 

BOARD OF COUNTY COMMISSTONE;RS 

John E. Manning 
D/strfcf Ono 

Cecil L Pe_ndergross 
D/s/rfcl Tivo 

Lar('/Klk~ 
Dlslricl -Thr~e 

Brien ):femmail 
D/slric.1 Four 

Frank Mann 
Dlstiic/ Fivo 

R<>ger D~sjarla!s 
county Mon6qer 

Richard Wm. W8$ch 
Coun(y Alfomey 

tlonna Marta QoUlns 
f:{iJMng 1:~0/nlnsr 

April 26., 2016 

Mrs., Karen Bishop 
PM$ Inc of N.iples 
3125 -54th Terrace Sy,J 
Naples; FL 341i6 

SUBJECT: C<>rllco VIiiages PD - ,he Reef 
Strap Number 23-46-25wE4~U2143;2681 
~ett~r qfAvi:lllabll!ty 

Dear Mrs. Bishop: 

The Lee County Solld Waste DIV!slon Is capable of providing solid waste collec::tlon 
s!:!rvl.ce fQr the planned multi-family 16Q, dwelling units propost:id for Section A 
(Corllco Villages Master Concept Plan Parcel A aka The Reef Phase 2) D~velopment 
located at the Nqrtheast lritersedlon of Estero Parkway and Three Oaks Parkway 
in E~ero through Lee County's franchised hal;lllng contract<;>rs, bi~pqsal of the 
solid waste from thl~ development wlll . be accompllshed at the Lee County 
Resqurce. Recov~ty Facility anci the Lee-Hen~ry Reglonal landflll, Plcm_s have bee.~ 
made, allowlhg for growth, to maintain long~term disposal capacity at these 
facilities. 

Please review Lee County Land Development Code, Chapter 10, Section 261, with 
rEiqultements for on-sit~ spc:1c~ for pl11ternent an~ servicing of ~olld waste 
containers. Solld Waste Ordhiance (11-27} defines the requirements for multl­
f~mlly and/or .commercli:!I dWefllngs, It further estabilshes that Property owner/i 
will be responsfble for ,;111 future applicable solid waste assessments and fees; 

If you h~ve any questions, ple~~e call me ~t (23_9) 533-!300Q. 

-Slric!;lrelv1 

il'\~'~e, ¼Ullttr( 
Brigitte Kantor 
Public Utllltl.es M\'lnager 
Lee County s.oJld Waste mvlslon 

P.O. BQx 398, Fort fylyor11, Florlda 33902-0396 (239) 533-2111 
. lnlemE!.t addr$ss ~llp:[twww.leo-c:ounly;com . 

/IN EQUAL OPPORTUNITY AFFIR!,lA"flVE ACTION EMPLOYER 



Zoning Resolutions 



~\ 
L.EE COLH.JTY 
HF C ;:· : 1. :· F. D 

RESOLUTION NUMBER Z-02-071 
, ') l·lf 0 -7 ' M q; 0 I , ; ._1 , l l\ K ; 

RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS 
OF LEE COUNTY, FLORIDA 

WHEREAS, Gary F. Muller, John Musser and Parke Lewis filed an application on behalf of 
the property owner, Richard Q. Richards 111, Trustee, to rezone an 81.26± acre parcel from 
Residential Planned Development/Commercial Planned Development (RPD/CPD) to RPO/CPD, 
in reference to Corlico Villages; and 

WHEREAS, a public hearing was advertised and held on December 18, 2002, before the 
Lee County Zoning Hearing Examiner, who gave full consideration to the evidence in the record 
for Case #DCl2002-00014; and 

WHEREAS, a second public hearing was advertised and held on February 17, 2003 before 
the Lee County Board of Commissioners, who gave full and complete consideration to the 
recommendations of the staff, the Hearing Examiner, the documents on record and the testimony 
of all interested persons. 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY 
COMMISSIONERS: 

SECTION A. REQUEST 

The applicant filed a request to rezone a 81.26± acre parcel from RPD/CPD to RPD/CPD, to permit 
a maximum of 78,200 square feet of commercial retail/office uses and a maximum of 294 
residential dwelling units, not to exceed 35 feet/2 stories in height. The property is located in the 
Urban Community and Wetlands Land Use Categories and is legally described in attached Exhibit 
B. The subject property is part of a larger RPO/CPD project known as Corlico Villages that also 
includes the parcel described in attached Exhibit C. The request is APPROVED, SUBJECT TO 
the conditions and deviations specified in Sections Band C below. 

SECTION B. CONDITIONS: 

All references to uses are as defined or listed in the Lee County Land Development Code (LDC). 

1. The development of this project must be consistent with the one page Master Concept Plan 
entitled "Corlico Villages," stamped received on FEB 21 2003 except as modified by the 
conditions below. This development must comply with all requirements of the Lee County 
LDC at time of local development order approval, except as may be granted by deviation 
as part of this planned development. If changes to the Master Concept Plan are 
subsequently pursued, appropriate approvals will be necessary. 

2. The following limits apply to the project and uses: 

CASE NO:DCl2002-00014 Z-02-071 
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a. Schedule of Uses 

i. DEVELOPMENT AREA "A" INCLUDING OUTPARCELS #1, #2, and #3: 

AG RI CULTURAL USES (See Condition #5) 
ACCESSORY USES AND STRUCTURES 
ADMINISTRATIVE OFFICES 
ATM (automatic teller machine) 
AUTOMOBILE SERVICE STATION, limited to only one (1) on either 

Outparcel #1, #2, or #3 
AUTO PARTS STORE - without installation facilities in Development Area 

"A"; with installation facilities on Outparcels #1, #2, or #3 
BANKS AND FINANCIAL ESTABLISHMENTS: Groups I, II 
BUSINESS SERVICES: Groups I 
CLOTHING STORES, general 
CLUBS: 

Commercial 
Fraternal, membership organization 
Private 

CONSUMPTION ON PREMISES (See LDC §34-1261 et seq.) 
CONTRACTORS AND BUILDERS: Group I 
CONVENIENCE FOOD AND BEVERAGE STORE, limited to one (1) on 

Development Area "A", contained totally within the 46,200 square 
foot retail structure (not freestanding) without fuel pumps; and one 
( 1) freestanding on either Outparcel #1, #2, or 3, with a maximum of 
1 O fuel pumps, · 

DRIVE-THROUGH FACILITY FOR ANY PERMITIED USE 
DRUGSTORE,PHARMACY 
ESSENTIAL SERVICES 
ESSENTIAL SERVICE FACILITIES: Group I 
EXCAVATION: Water retention · 
FENCES, WALLS 
FIRE STATION, limited to either Outparcel #1, #2, or #3 
FOOD STORES: Group I 
GIFT AND SOUVENIR SHOP 
HARDWARE STORE 
HOBBY, TOY AND GAME SHOPS 
HOUSEHOLD AND OFFICE FURNISHINGS: Groups I and 11, no outdoor 

display 
INSURANCE COMPANIES 
LAUNDRY OR DRY CLEANING: Group I 
MEDICAL OFFICE 
MINI-WAREHOUSES, limited to Outparcel #1, #2, or #3 
PACKAGE STORE (See LDC §34-1261 et seq.) 
PAINT, GLASS AND WALLPAPER 
PERSONAL SERVICES: Groups I, II, Ill, IV, excluding massage parlors, 

tattoo parlors, palm readers, fortunetellers or card readers, dating 
and escort services 

CASE NO:DCl2002-00014 Z-02-071 
Page 2 of 9 



ii 

iii. 

CASE NO:DCl2002-00014 

PET SERVICES 
PET SHOP 
REPAIR SHOPS, Groups I and II 
RESTAURANT, FAST FOOD, limited to one ( 1) on Development Area "A", 

contained totally within the 46,200 square foot retail structure, 
without a drive through; and one (1) permitted on either Outparcel 
#1, #2, or #3, with a drive through 

RESTAURANTS: Groups I, II, 111, and IV 
SIGNS in accordance with chapter 30 of the LDC 
SOCIAL SERVICES: Groups I, and II 
SPECIAL TY RETAIL SHOPS: Groups I, II, 111, and IV 
STORAGE, Indoor only 
USED MERCHANDISE STORES: Groups I, and II, no outdoor display 
VARIETY STORE 

Development Area "B": 

AGRICULTURAL USES (See Condition #5) 
ACCESSORY USES AND STRUCTURES 
DWELLING UNIT: 

Single-family 
Duplex 
Two-family attached 
Townhouse 
Multiple-family building 
Zero lot line 

ENTRANCE GATES AND GATEHOUSE 
ESSENTIAL SERVICES 
EXCAVATION: Water retention 
FENCES, WALLS 
HOME OCCUPATION 
MODELS: Model unit, model home, model display center 
REAL ESTATE SALES OFFICE (See LDC §§34-1951 et seq., and 34-3021) 
RECREATIONAL FACILITIES: Personal and Private, On-Site 
RESIDENTIAL ACCESSORY USES 
SIGNS in accordance with chapter 30 of the LDC 

Development Area "C": 

AGRICULTURAL USES (See Condition #5) 
ACCESSORY USES AND STRUCTURES 
DWELLING UNIT: 

Single-family 
Duplex 
Two-family attached 
Zero lot line 

ENTRANCE GATES AND GATEHOUSE 
ESSENTIAL SERVICES 

Z-02-071 
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b. 

EXCAVATION: Water retention 
FENCES, WALLS 
HOME OCCUPATION 
MODELS: Model unit, model home, model display center 
REAL ESTATE SALES OFFICE (See LDC §§34-1951 et seq., and 34-3021) 
RECREATIONAL FACILITIES: Personal and Private, On-Site 
RESIDENTIAL ACCESSORY USES 
SIGNS in accordance with chapter 30 of the LDC 

Site Development Regulations 

See EXHIBIT "E", PROPERTY DEVELOPMENT REGULATIONS, attached hereto. 

3. The CPD portion of the project is limited to a maximum of 78,200 feet of commercial 
retail/office uses with the development tracts not to exceed the following commercial 
retail/office square footage:_ 

Development Area "A" 
Outparcel #1 
Outparcel #2 
Outparcel #3 

46,200 square feet 
12,000 square feet 
10,000 square feet 
10,000 square feet 

The RPO portion of the project is limited as follows: 

Development Area "B" 
Development Area "C" 

4. Environmental Conditions 

a. Open Space Requirements: 

168 dwelling units 
126 dwelling units 

i: Prior to local development order approval, the overall project must provide 
13.3 acres of open space. 

ii. Prior to local development order approval, the development order plans 
must delineate 40% common open space for parcels containing townhouses 
and other multifamily units. 

iii. The maximum lot coverage for single family, two-family attached, duplex 
and zero lot line lots is forty-five percent (45%). 

iv. Prior to local development order approval, the development order plans 
must delineate 30% open space for the commercial parcels. The 30% or 
3.07 acres may be distributed throughout the project if a minimum of 10% 
is provided within each commercial parcel. 

b. Protection for Gopher Tortoises and Commensal Species Within the Burrows: 

CASE NO:DCl2002-00014 Z-02-071 
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Prior to local development order approval within the areas denoted as 411 M and 
411 M2 on the FLUCCS map prepared by W. Dexter Bender and Associates 
stamped received June 19, 2002, these areas must be resurveyed for the presence 
of gopher tortoise burrows and a gopher tortoise management plan must be 
submitted; 

5. AGRICULTURAL USES: Existing bona fide agricultural uses on this site are allowed only 
in strict compliance with the following: 

a. Bona fide agricultural uses as shown on Exhibit F attached, may continue until 
approval of a local development order for the area of the project containing those 
uses. 

b. Additional clearing of trees or other vegetation in agricultural areas is prohibited. 
Existing areas of bona fide agricultural use may be maintained, i.e., mowed, but not 
cleared or expanded. This prohibition is not intended to preclude County approved 
requests for the removal of invasive exotic vegetation. 

c. The property owner must terminate the agricultural tax exemption for any portion 
of the property that receives a local development order. The agricultural use must 
cease by December 31 st of the calendar year in which the local development order 
is issued. The exemption termination must be filed with the Property Appraiser's 
Office by December 31 st of the calendar year in which the local development order 
is issued. A copy of the exemption termination must be provided to the Office of the 
County Attorney. 

6. At the time of local development order approval, the developer must provide pedestrian 
.interconnections (sidewalks) between commercial · Development Area "A", including 
outparcels #1, #2, and #3 and residential Development Areas "B" and "C". 

7. Blasting is approved for the excavation of material for on-site use only (water retention and 
water management), and does not constitute construction materials mining as defined 
under F.S. §552.30. Blasting activity must be performed in accordance with all applicable 
Lee County Ordinances. 

8. Prior to local development order approval, the applicant will coordinate with Lee County 
Department of Transportation concerning the widening of Three Oaks Parkway and the 
extension of Koreshan Boulevard across the subject property. 

9. Approval of this zoning request does not address mitigation of the project's vehicular or 
pedestrian traffic impacts. Additional conditions consistent with the Lee County LDC may 
be required to obtain a local development order. 

10. Approval of this rezoning does not guarantee local development order approval. Future 
development order approvals must satisfy the requirements of the Lee Plan Planning 
Communities Map and Acreage Allocation Table, Map 16 and Table 1(b), be reviewed for, 
and found consistent with, the retail commercial standards for site area, including range of 

CASE NO:DCl2002-00014 Z-02-071 
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gross floor area, location, tenant mix and general function, as well as all other Lee Plan 
provisions. 

11. This development must comply with all of the requirements of the LDC at the time of local 
development order approval, except as may be granted by deviations approved as part of 
this planned development. 

12. University Lake Village, as described in attached Exhibit C and approved for construction 
in accord with D0S#98-07-132.00D, is a portion of this overall planned development as it 
was approved in Resolution Z-93-013. All conditions applicable to University Lake Village, 
as set for in Resolution Z-93-013, remain in full force and effect. However, to the extent 
Resolution 93-013 affects development of portions of the remaining planned development 
that are described in attached Exhibit 8, it is superceded by the conditions approved in this 
resolution as a result of case DCl2002-00014. 

SECTION C. DEVIATIONS: 

1. Deviation (1) seeks relief from the LDC §10-285(a) requirement to provide intersection 
connection separation of 660 feet on an arterial road, to allow minimum connection 
separations of 600± feet and 640± feet along Three Oaks Parkway. This deviation is 
APPROVED. 

2. Deviation (2) seeks relief from the LDC §10-291 (2) requirement that all development abut 
and have access to a public or private street designed and constructed, or improved to 
meet the standards in §10-296, to allow access to three Outparcels by way of a 24-foot­
wide internal accessway with parking along the rear lot line of the Outparcels. This 
deviation is APPROVED, SUBJECT TO the condition that the only access to the Outparcels 
is achieved via the accessway running parallel to the most easterly property line of 
Outparcels #1, #2, and #3. 

3. Deviation (3) - Withdrawn by the applicant. 

4. Deviation (4) seeks relief from the LDC§ 10-415(b )(1) requirement that large developments 
with existing indigenous native vegetation provide 50% of their open space percentage 
requirement (6.47 acres) through the on-site preservation of the existing indigenous native 
vegetation, to allow Applicant to preserve only 2.44 acres of existing indigenous upland 
vegetation and provide the remaining 4.03 acres in a flow-way that will be replanted with 
indigenous wetland vegetation. This deviation is APPROVED, SUBJECT TO the following 
conditions: 

Prior to the first local development order approval: 

a. The development order plans must delineate 6.65 acres of indigenous preservation 
and restoration with a minimum 2.44 acres of existing upland indigenous plant 
communities. 

b. The flow-way capacity must meet or exceed the ability of the existing flow-way to 
convey (with Three Oaks Parkway improvements) and store water. Information 

CASE NO:DCl2002-00014 Z-02-071 
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must be submitted for review and approval by the Division of Natural Resources 
staff that documents the flow-way capacity; and 

i. The crossing of the flow-way is limited to one road crossing with a pile 
supported bridge or bridge culverts per Florida Department of 
Transportation standards; and 

ii. The proposed 80-foot wide berm is not approved within 50 feet of the flow­
way (the MCP must be revised to meet this condition); and 

iii. The flow-way must be connected to the 80-foot drainage easement at 
natural grade; and 

iv. A low level weir must be installed at the southern end of the flow-way to 
insure water flow from the drainage easement through the flow-way; and 

v. A restoration plan for a cypress and marsh native plant community must be 
submitted for review by the Division of Environmental Sciences staff. The 
restoration plan must include native vegetation based on one gallon plants 
planted 3-foot on center; planting specifications including species, number, 
and container size; native trees must be a minimum 3-gallon container size; 
herbaceous vegetation must be a minimum 2-inch liner size; a minimum of 
six native wetland species must be used; and 

vi. A structural buffer (i.e. a native shrub hedge or fence) must be provided 
between the flow-way and the residential lots; and 

vii. The littoral planting requirement for the surface water management lakes 
must be based on two plants per linear foot, and 50% of the required littoral 
plants must be provided as 3-gallon native wetland trees; and 

viii. The I-75 side of the 80-foot wide berm must be planted with 250 South 
Florida slash pine ranging in size with a minimum 5-foot height and 2-inch 
caliper. 

SECTION D. EXHIBITS AND STRAP NUMBER: 

The following exhibits are attached to this resolution and incorporated by reference: 

Exhibit A: 
Exhibit B: 
Exhibit C: 
Exhibit D: 
Exhibit E: 
Exhibit F: 

Zoning Map (subject parcel identified with shading) 
The legal description of subject property 
Legal for University Lake Village 

The Master Concept Plan 
Property Development Regulations 
Property Appraiser AG Exemption Classification 

The applicant has Indicated that the STRAP number for the subject property is: 23-46-25-00-
00001.0000 and 26-46-25-00-00001.2000 

CASE NO:DCl2002-00014 Z-02-071 
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SECTION E. FINDINGS AND CONCLUSIONS: 

1. The applicant has proven entitlement to the rezoning by demonstrating compliance with the 
Lee Plan, the LDC, and any other applicable code or regulation. 

2. The rezoning, as approved: 

a. meets or exceeds all performance and locational standards set forth for the 
potential uses allowed by the request; and, 

b. is consistent with the densities, intensities and general uses set forth in the Lee 
Plan; and, 

c. is compatible with existing or planned uses in the surrounding area; and, 

d. will not place an undue burden upon existing transportation or planned infrastructure 
facilities and will be served by streets with the capacity to carry traffic generated by 
the development; and, 

e. will not adversely affect environmentally critical areas or natural resources. 

3. The rezoning satisfies the following criteria: 

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

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

c. the recommended conditions are reasonably related to the impacts on the public 
interest created by or expected from the proposed development. 

4. Urban services, as defined in the Lee Plan, are, or will be, available and adequate to serve 
the proposed land use. 

5. The approved deviations, as conditioned, enhance achievement of the planned 
development objectives, and preserve and promote the general intent of LDC Chapter 34, 
to protect the public health, safety and welfare. 

The foregoing resolution was adopted by the Lee County Board of Commissioners upon 
the motion of Commissioner Andrew Coy, seconded by Commissioner John Albion and, upon being 
put to a vote, the result was as follows: 

CASE NO:DCl2002-00014 

Robert P. Janes 
Douglas R. St. Cerny 
Ray Judah 
Andrew W. Coy 
John E. Albion 

Aye 
Absent 
Aye 
Aye 
Aye 

Z-02-071 
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DULY PASSED AND ADOPTED this , 7th day of February, 2003. 

CASE NO:DCl2002-D0014 

BOARD OF COUNTY COMMISSIONERS 
OF LEE COUNTY, FLORIDA 

BY:G~~ 
Chair 

Approved as to form by: 

f;J;. (" // / 
!-<-if i( t;&/zo-L ~ . 

' Dawn.I~ erry-Lehnert 
County Attorney's Office 
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EXHIBIT "8" 
LEGAL DESCRIPTION 

Property located in Lee County, Florida 

EXHIBIT "B" 
DCI2002-00014 
PAGE 1 OF2 
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---.-----S£CJ10N 2.6 - ---- --

DCl2002-00014 
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DtSTAHCC Of" Ht.ti rttn Tliot:£ RUN NORrH 0(1 51' 52• r.>.sf FOR A 
D$ANCE or 611.74 f'E£T TU A POIHT OH A CffCUAA CURVE OOHCA'v'E 
SOUlltERlY 'MtOSE RA0(U5 f"OO(T BfJ,RS SOUll1 24-" 34-• 44'" WC5T A 
DC5TANa M 80.00 flll': TH~ RUN WESTDlLV ALONC ntE AAC OF s.tJ0 
CURVE m iW( LDT, t(A.W.e A (U.D,.,S Cf' ao,oo FEET, lltROVCli A c:omw... 
AAGI.L Of" 23" 4t" ~a·. SVS'TDfOfD ltl' A c:tiOAO or 32.,85 l'?ET' AT A M.AIU!-lC 
OF NORTlf 77' , ,. 10'" Yl'ES'T f'OR A OISTAHCC OF J.J.01 n:ET TO nu: o.n er 
SA/0 CVff'w'£: lkOC(£ RUH HORnt ar oroa• ~ f'0R A DIST'AHc.e: or »1.as 
nD 10 A '"°4Kf OH THC EASTERLY' RIGHT or WAY' l..lN:E Of" ~ 11iREE OA1CS 
PMW:WAY, lHOIC£ RUN HOfffl( 00'.52.'.52° EAST M.DNO SAtO EASTUILY' 
mc::Kf OF WAY UH( roR A blSTN-!CC OF 514.43 FllT: 1HOlC:E RUN NORnf 
sv· 16'$+'" U,Sf ,CR A 0C$TN«% 0, tl•.51 FIEr TO A PO!Hf OH nu: 
'WDTENLY Rl(;Kf' OF 'WAY LINE Of' IHTDtS'f1t.T[ 75 AHO A POINT ON A. C!RC:UI.AA 
CWlYE C~W: E.I.STDtt.Y, WHOSE RADIUS POINT 8£AAS NORnt 7l"l1'29• 
0..ff A. acsTANC( or 17.150.AO f'rE'r ~EJ'ROU: TWOICE Rtjt,f SOIJTl{~l'I' 
IJ..OHC Tl1E AAC OF' SAID CUfN'E M fflE LDT. K,,,VIHC A R,,\OIUS OF l7l50.&0 
ft.ff, THltOIJGH A C~ NICU OF 01"2.t'J..)•, 5V8'1VID£D 8Y A CHORO 
01-" -451..H f'EU Ar A BtAAJNG or SOUTH 17 33•14• CA.ST F'OR A DIST~[ OF 
451.30 ftU TO Tli'E D4D Of" $>JO CUM: TM~CC RUti SOUnt ur 18'06" v.51" 
M.DHO SAl0 W£STER\..'I' RIGHf' OF' WAY UHE FOR A DI.StNIC( OF 647.U F'EET ,o 
A POIPl'I' OH TH< HORTH UH£ 0#' S.UO SCCTl0N 2t1 l\-lDICC CONT'iNUt $Olffli 
ur 1a·0t,• CAST M.J»tC s.,.zo ~LY PtlCHT or WAY UHC 1433..315 ra:r; 
11-10/Ct: RUN soun4 6 0" SD'"" WEST roR A DIST ...... C:E OF 17&4.8.l TED TO A 
PCIHr ON mE ~LY R)(;Hf OF WAV UHE CF nmtt CW0 PNUCWAY1 
lliEHCE RUM HORlH Ol'l7°l:.\• 'MEST .At.OHO SAO EA.Sl'Dl.Y RIG),{f DF WAY 
UNC FOR A 01:sTAACE OF' Ml..35 n:£T TO TliE POOff or BrctnOIG_ 
COt,ITAIN'INiG 70..8l IGflCS WORE 0" l£SS. 

PitOJE:cT NO.! 
DRAWN 8'r. 
a<W<Ell!'t': 
"'re 
FlQJ) DOOi<: ._, 

SK2001102 
TUI 
SAS 

r»/27/02 

00/liC IW.I. EllCIH!IlllHG, H:. 
Cf,ll OQl!IRS-Ul/0 9.llMYOOS 

E!l/1.M - LB#™ 
f.J1:,..r PRE!IOOfr>'L co.m 

RlRT ll!O!S, fL JJ!l9 
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SKETCH TO ACCOMPANY DESCRIPTION· 
PART OF SECTIONS :U & 26, T46S. R25E 

LEE COUNTY, FLORIDA 
"NOT A SURVEY" 
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DCl2002-00014 

EXHIBIT "B" 
DCl2002-00014 
PAGE 2 OF 2 

LtC,l,,L OCSCRIPl\clH - a-0 IIARCD.. 

A ~ OR l"Mal. OF l»IO SITUAltl) 1H A P0fm0H OF TiiE SIOUONl1:sT 
~ (SW 1/1} OI w:roH U lUWNsHP .... samt. l'W+GC 15 FAST AKI 

~~ ~~~w~~~~~ 
Foumts.: 

GOLO.tOICf AT lHC kOR1lM'flT <X>fni(R OT su:noH :ZI, ltHr'N$KIP .C SOUl'H. 
RANG! 1S v..n'; La comnY n.MIM. 'llfOiCE RUH SOUTH 1r+4•15• £AST 
f'0R J.. l:JISTA.N!Q; Of 1MM f'llT TO A. POIJ« ON lH£ l'.ASTUa..V RICHT 01" WAY 
LINE OF lkRD: 6'KS PNfll:'I/A.Y NfD 1Ht POIHT flf &mNH!J,cQ Of' 1l1t HEMM 

~i°~W~~~·r':k·J7'g;~~~ llUN,. 
I '*AY UHE 1'0R 1"-00 ta:r; 

DCST~ DF t.:i.>t nn ro 
co""""' 'T><EARC Of SIJD 

CUFrw'ETO~ltnff. fUT,ffl.ltOUCHA.tomuL 
N/OLC Of' lr-c)l'-1.a·. SU81D(OC) 1h' A OtOftO Of 130.711 nrl' AT A 
ltMWO CF sounf 511 t•• 11• tA31', f'Qll 4 DCSfN«X" Of" 1l&.l2 fm TG THE 
DID OF SNO CUM; 1\€HC£ RI.II NORT'I-I 01' 17' u · MST 1011 A oisrmec 
OF 'l'H,7:t f'CE1 TC A POIHT OH 1Ht HalnH UJ.l:t Of' s.lo6D ~ 28; 1ltDla: 
IIIUM S0UJH •• • 44' u· IUS!' JU>Na SAIC> NORTH !ME OF SCCTXlH 2,, roA A. 
01:STI-HCt OF ltSl,'4 fttTl ll1DfCC RUH N0RTM f# 52' 52" [A.ST roA A 
DISTNCE OF 111,74 ffLT TO A PO'.HT ON A DRClA).1' CWIYC O)NC\yt 
S0Un1Dtt.Y 'MtOSC """15 POHf l£AA:S" SOllnl 24" :k' 48" WOT A 
DISTAHCC Of I0.00 tmz fflOICf; RUN 'MSTDll.V "'1.DHC nfE MC Of SN'0 
CU/t'ft lO llt' LOT, W.WIG A ~ Of eo.oo ftlT, 1lWlUCH A tomW. 
~Gl.E CS 2.1" .,. ,.., swmmm W A CHORD OF 12.e.§ Fm A.T A 8£Alm(C 
OF HORIM Tr ' •• to' YttST f'OR A OtSTNIU OF 33.ot nu lO Ttt£ DU) OF 
SAO c.vFNt: lt1D/C% JUN NQlfTH 11r o7'o,e" WEST FOR A orsr.vtC£ or J.n.a.s 
fI:£f 1':l A POM" OH THr D.STDILY 1'!Qff° CF WAY UIE Of' SA.I> TMREE OA.k:S 
PJ.Jn:tt>,Y, THE>fC.f JUH SOLJrn 00" 31' ,2~ lltST N.J)HC SolJO £>.STIRlT 
P.t:HT 0,:- 'WA.T VJ£ rCR A ooTNKf. OI 702,22. ftI'I'; 'n!o;a; !NM S0UYM 
01' 17' 15• t,.sr F'Df't A OISTNfC.t o, O.U n:n 10 THE P0tHT Of ~NNl+C. 
COHTNHl!iG 10.45 J.CR[S WO'IC OR U::SS. 

""' DRAWN 11'1".: 
~ av, .. ,.,, 
l'ElJ>""°"' -
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STtPHOI A. SEOL.tFc (;'00 TI-I£ fiRU) 
Fl.DR/DA ua:NW SUIM:'l'VR mo WJ'l'lR 
NUUBEJl rsuf417:5 

SKETCH TO ACCOMPANY DESCRIPTION 
PART Of SECTlONS 23 &: 25, HSS, R25E 

LEE COUKTY. Fl.ORICA 
'NOT A SURVEY" 



EXHIBITC 
University Lake Villages 

A tract or parcel of land situated in the State of Florida, County of Lee being part of Section 23, 
Township 46 South, Range 25 East, being more particularly described as follows: 

Starting at the Southwest corner of said Section 23, thence S 89° 44'02" E along the South line of 
said Section for 100.00 feet to a point on the east right-of-way line of Three Oaks Parkway (100.00 
feet wide); thence N 00°52'52" E along said East right-of-way line for 1218.27 feet to the Point of 
Beginning of the herein described parcel, thence continue N 00°52'52"E along said East right-of­
way line for 1240.1 O feet to the beginning of a curve concave to the West having a radius of 
1025.00 feet; thence northerly along said curve for 91.07 feet through a central angel of 05°05'27", 
said curve having a chord bearing of N 01 °39'52" W and a chord distance of 91.04 feet to a point 
on the North line of the Southwest one quarter (SW¼) of said Section 23, thence N 89°16'57" E 
along said quarter section line for 568.59 feet to a point on the West right-of-way line of 1-75; 
thence S 14°13'11" E along said right-of-way line for 590.20 feet to the beginning of a curve 
concave to the Northeast having a radius of 17350.80 feet, thence Southwesterly along said curve 
for 782.78 feet through a central angle of 02°35'06", said curve having a chord bearing of S 15° 
30' 43" E and a chord distance of 782.71 feet, thence S 89°16' 57" W along a non-tangent line to 
said curve and parallel to the North line of the Southwest one quarter (SW ¼) of said. Section 23 
for 939.35 feet to the Point of Beginning. 

DC12002-00014 
S:\LU\Zoning-2002\02-071 Corlico Villages\Z-02-071 CAO.wpd 
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DCl2002-00014CORLICO VILLAGES 

,, PROPERTY DEVELOPMENT REGULATIONS 

. · : Minimum Minimum · Minimum Maximum Setbacks. (ft) Max. 
LAND USE Lot Area Lof11> Lot · Lot 

Stree~8> j Side I Rear10
> I Water 

Height . Stories 
sq. ft. Width (ft) Depth (ft) c·overage (ft) . 

· , . . 
RESIDENTIAL " 

Single-family ~.500 50 130 . 45% 20· 5 20 20 30 2 . 

Two-family attached 3,770/un'it 29/unit 130 45% 20 Q(1l/5 (2) . 20 20 30 2 

· Duplex .. 7,540 58 130. 45% 20 10 10 20 30 2 

· Zero Lot Line 6,500 50 130 · 45% 20 Ol3l/10(4) 10 20 · 30 . 2 

Townhouse 1,800/unit 20/unit 90 70% 20 QC5!/10(6J 10 25 30 2 
.. 

Multiple-family J0,000 100 100 45% 20 20m . 2·0C1: 20 30 . 2 

.RECREATIONAL FACILITIES 

Recreational Facilities, Private Setbacks for on-site recreational facilities will be In accordance eith all applicable requirements of LDC sections 
On..:site 34-1176 and 34-2474(b)(6) 

COMMERCIAL .. 

Commercial Uses 20,000 I 100 I 100 I 40% I 20,2sc9r I 1 s I 20 I 20-- I 35 I 2 
Footnotes: 
ii interior side only 
ii . exterior side only 
ii zero lot line side 
ii side opposite.zero lot line with am inimum building separation of 1 O feet 
ii interior side only· 
ii exterior side only, with minimum building separation of 20 feet 
ii minimum building separation of 30 feet 
ii · private streets unless otherwise noted 
ii public street 
ii a five (5) foot rear.yard setback to be allowed for accessory structures on individual residential lots. 
ii lot widths for residential lots ar~ to be m easure9 at the mid points of the side lot lines 

DCl2002-00014 '. . EXHIBIT E 
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KENNETH M. WILKINSON, C.F.A. 
LEE COUNTY PROPERTY APPRAISER 
P.O. Ilox. IS46, Fort Myers, FL 33902-1.54<, 
(941)339-6150 
www.lecpa.org 

January l, 2002 

1 .. 11 ... 11,1,, .... ,111, 1 ... 1,1 ... ,11, .. 1111 .... 1,1 .. 1.1.1 .. 1, 1 

RICHARDS R Q Ill TR 
8191 COLLEGE PARl<NvAY STE 205 
FT MYERS, FL 3391Q 

lkar' Prup«ty OwnL't{s): 

PLEASE l<HJ' Tl:VS CARO 

EXEMP"(IOH RECEIPT FOR 2002 

2346250000001 .1 
RICHARDS RO Ill TR 
Ag Classification 

LEW OESCR1PTION 

THAT PART OF SW 1/4 
LYING W OF 1-75 
LESS R RN./+ 1.3000 

~.A'~ 
lEE COUNTY PROPERTY APPRAIS[R 

SITE ADDRESS: 

19701 THREE OAKS.PKWY 
Forl Myers, 33912 

The card above is your Ye~ 2002 receipt for HOMESTEAD arl<l PERSONAL EXEMPTIONS and/or LANDS THAT ARE 
CURRENTLY CLASSIFIED AGRJCULTURAL USE. ·Excm11tions arc 1101 transferable. II ~uu lo;t\l' mu1r,t. ~-"'' \It' I \l' l 'l \ , .. , 
, ,,1ir '"' " 1,-,iil1•11,·1• hJ \l:tn·h 1 •1

, 11111!, The rental of a dwelling pr<!Vious!y claiina.l to l:,c a home~l~ai.1 for tax purpmc~ may !=Onslitult! 
un :ibandonmcnl of said dwelling a.s a homestead, Pl~se rcAd the reverse side for ai.1Jiliona1 imporl:1111 information. 

Sincerely, 

Kenneth M. Wilkinson, C.f.A. 
Lee County Properly Appraiser 
Author of the ''Sove Our Homes" Constitutional An~ndmenl • 

•''S:,,vc Our Homes" pro1cclc<l Lee Counly homestead owner$ in 2001 from l~xes on over S ! .3 Billion in ;,s:<e5~J value. 
•AGRICULTURAL CLASSIFl~ATION"; This receipt Is proof or your 2002 AgricUltural Classificalion. The Property Appraiser reserves lhe right, 
howevct, lo 11oti(y you 1n writing by July 1, 2002 or a denial of lhe 2002 Agricullural ClassmcaUon if you do ll<ll quafify. 

WAFHIINGS. 11) Any !Jcrsun !Jlvlny lc1IM inro1mal1011 .tu r.lalnt a ho111c~l,md e1.c111plin11 ,~ •.11•iltr t•! ,• ,, ... , ·'··11••·• ,.,h,1 .. ,,,,,;1,1·•1 

r,111,i•;h:ihlc per 77!i.ORl(4)1a), Fla. St:its., :ind/or by a line or up to ~s.ooo, (2) ll ls Um ow11~,·., rc:st"'""ilulily ,,. ,., .. ,.,,1t1i ••··'il\· "" 
wh•.•n 1hr, '"'" or r;l:itus or the property or owner ch:mg<!S r<>!):wdin!l ;111 exemplin11. II we ;or" 11!'1 :;,:, ,.,.,;r,, •I ""'' }'''" ..• ,, .. ,. . • ,.,, 
r.11ti1lr.d lo !Iii, f!xomplioll in 1hr. lilsl 10 years, lhn propo,ly ls :mhjcd lo hack \;um; ,,1u~ lf,'.~ ,.,,, ., .. ,,1 ·y,•.11 pl•r·: • i.u·:. ,., .• ,.,tt ,· 
1\16.011 Fla. Stats, 

PLEASE DETACH ANO RETURN THE FORM BELOW IF YOUR PROPERTY NO LONGER QUALIFIES FOR 
THE EXEMPTION CLAIMED OR lf YOUR ADDRESS IS INCORRECT, 
X X .. EXEMPftoi.f rift~fovAC ................. ·- ......................... ··· cw.:,:ic;if oF·Aoi:>FiEss ..•.. -............... .. .. . 

Parcel ldontlflcatlon No. 23-46-25-00--00001.1000 CORRECTION: (HEW ADDRESS) 

D I No loooe< Own This PropGrty, Dalci SOid 

0 I No longar Reside Oo This·Prope<ty, Oaki Moved 

D This Property Has Been Reol.ed, Dale Rented 

D I No l.oo9Qr Quatily For ExempUon 
~.E.110.,UtU<>, 0<$AOIUI~. "'100W,a\ U:.111<:IJI. lUA(I 

Signalute: __________ Ptinl Name: 

. CHECK ONE BELOW: 
0 This a<ldcess corrGCUon Is pennarn1nt. · 
0 · This address com1clioo Is season.ii and ls only valid 
lhrough the dates . ____ -·-· --- ---··--· 
200 __ lhl"ough ---------·-·---···· 200 ___ • 

Dale: -------....:...------

HorMPhone: Busln<1sa Phone: ________ _ EXHIBIT F 
Page 1 of 2 · 



GARY~ MULLER AICP 

I tum ij~_~U ~~lllll illll l~U um Ull WI A 

KENNETH M. WILKINSON, C.l' _<\. 
LEE COUNTY PROPERTY . .&.PPRAISER 
P.O. Boit 1546. Fort Myers, FL 33902-1546 
(941)339~150 
www.loepe.org 

J:muary I, 2002 

1 .. 11 ••• 1 I.,, 1 ..... 111.1 •• , 1. I,,,, II,,, 1111,,,.,., •• 1.1.1 •• 1, 1 

RICHARDS R Q Ill TR 
8191 COLLEGE PKWY STE 205 
FT MYERS, FL 33919 

Deer Property Ownct{s): 

238 839 0611 17 '~/02 0S:50pm P. 002 

PLEASE KW HIS CARD 

EXEMPTION RECEIPT FOR 2002 

2646250000001.2 
RICHARDS RO III TR 
Ag Classifiealion 

LEGAL DfSC!lJPTION 

SEC 26 W OF.1-75 
OESC IN OR 1778 PG 1943 
LESS RN.JOR 1892 PG 747 

~.,,..._.::_ 
LE[ COON !Y PROPERTY APPIWSER 

SITE ADDRESS: 

0 ACCESS UNDETERMINED 
Eslero, 33928 

The card a~vc is your Year 2002 rcccipl for HOMESTEAD anti PERSONAL EXEMPTIONS and/or LANDS THAT .-\RE 
CURRENTLY CLASSIFlED AGRICULTURAL USE. Exemptions arc nol lransfcrablc. H ~uu h :1\1· ,.,.,.,.,1. '.'!" \II 'd \l'l'I ', 1,,, 
,,,11r nr" n•,1'h·11•·•· h~ \l:in·i, I''. 211112. The rental ofa dwelling previously claimed lo be a homcstcaJ for l:tit purposes lll~Y conslil~l~ 
an abandonment or said ti welling :is a homestead. Please read the reverse si<le for ad<lilionnl important i11fom1ation. 

Sincerely, 

Kenneth M. Wilkinson, C.F.A. 
Lee County Pr(lpcrty Appraiser 
Author oflhe ''Save Our Hom~-s" Conslitutional Amemlmcnt• 

•·-save Our Homes .. protected Lee Cou.nly homestead owners in 200 I from l~xes on over S_I .J Billion in MS~~ed valu<?. 
·AGRICULTURAL CLASSIFICATION": This receipt is proof of your 2002 Agricuttural Classification. The Ptopeny Appraiser reserves Iha 1ighl. 
however, lo notify you in writing by July 1, 2002 of a denial or the 2002 Agricultural Classirica\ioo if you do nol quafi{y. 

W/IIUIIUC;S: (11 Any pcr!'on ylviny falsc i11fonna!lo11 to c:lai111 :i h:irn~.$lP.il<f cxe11111fi<m ,~ 1111illy ,,f ;, "'"' li·'!I""' 111i ··" :·""'"''"' 

l'llllii:hahln per 77S.082(41(a), Fla. Stats .. t1ncllor hy « One of llp t,., S!i,1101); (:!) ll is lliu own,n·c r11•,p•111sillllil'1 I• l''"'"'l'"I' ,,.,1,1·: "'· 
wl11!11 th,. ui;o 01 sl;it11i: of lhc prnp1?r1y or ownrr ch;inuc:; 1 e<Jmdh111 :in CJP.mptlon. II w•: ;u·n 111,1 ,;., w•lili•"' ·""' •,,,., 1:•n·· .... 1 
•,utitlr:cl In the r.um,pti,,11 In lhe l:isl 10 years, lhe prop~ty Is subj11cl lo b,11:k laxos pl11s 1,;·:,. 1111111••:<llyr::u ,,111, •• , •.w. ,,. "''' 
1% ll 11 ft.,. St;ils. 

PLEASE DETACH AND RETURN THE FORM BELOW IF YOUR PROPERTY NO LONGER QUALIFIES FOR 
THE EXEMPTION CLAIMED OR IF YOUR ADDRESS IS INCORRECT. 
X . X 
EXEMPTION REMOVAL . ··························cHANGE.OF AOOREss·················--·--···· 

Parcel ldontlflcatlon No. 26-46-25-00-00001.2000 

0 I No longer Own This Property, Date Sold 

0 I No l..ooger Reside On This Property, Data Mov&d 

0 This Property Has Boon Rented. Dale Ren\8<.I 

0 I No LoogGr OuaUfy For Exempllon 
II f...HOl.lt.SIU.O, 1><$1,1j<U{Y. \'<K>OWIOI, A0'11CIJI.TURE) 

CORRECTION: (r-lEW ADDRESS) 

c~y S!a!e 

CHECK ONE BELOW: 
0 This: address <XJrroctlon Is pemuinent. 

Zip Cod• 

0 This: address correction Is snsonal and Is only valid 
through the dates ___________________ , 

200 __ lhrough --------------·-· 200 ____ . 

Signature: Print Name: _________ · Dale: ---'-----------

HomePhooe; Business Phone: ______ _ EXHIBIT F 
Page 2 of 2 
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RESOLUTION NUMBER Z-93-013 

RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS 

OF LEE COUNTY, FLORIDA 

WHEREAS, Richard Richards and Frank DiPlacido in reference to Corlico 

Villages, have properly filed an application for: 

a) a rezoning from Residential Planned Development to Commercial Planned 
Development; and 

b) a new Master .Concept Plan for the Residential Planned Development; and 

WHEREAS, the subject property is located at 19701 Three Oaks Parkway, 

described more particularly as: 

LEGAL DESCRIPTION: In Sections 23 and 26, Township 46 South, Range 25 

East, Lee County, Florida : 

CPD PARCEL 1 

STARTING AT a concrete post marking the Southwest corner of sa i d 
Section 23; 
THENCE S89°44'27"E along the South line of sai d Southwest Quarter 
(SWl/4) for 66.25 feet to an intersection with the East right-of-way 
line of Corlico Road (80.00 feet wide) as described in Official 
Records Book 1739 at Page 776 ; 
THENCE N01°11'15"E along said right-of-way line for 75.00 feet and 
the POINT OF BEGINNING; 
THENCE S89°44'27"E for 800.11 feet; 
THENCE N01°11 1 15"E for 400.05 feet; 
THENCE N89°44'27"W for 400.05 feet; 
THENCE N01°11'15"W for 400.05 feet; 
THENCE N89°44'27"W for 400.05 feet; 
THENCE S01°11'15"W for 800.11 feet to the POINT OF BEGINNING. 

AND 

CPD PARCEL 2 

STARTING AT a concrete monument marking the Southwest corner of said 
Section 26; 
THENCE N01°18'46"W along the West line of the . Southwest Quarter 
(SWl/4) of said Section 26 for 2,648 . 43 feet to an iron pipe marking 
the Northwest corner of said fraction; 
THENCE N01°18'00"W along the West line of the Northwest Quarter 
(NWl/4) of said Section 26 for 1,279 . 32 feet; 
THENCE East for 79 . 06 feet to an intersection with the East 
right-of-way line of Corlico Road (80 . 00 feet wide) as described in 
Official Records Book 1739 at Page 776; 
THENCE N01°50'12"W for 567.34 feet and the POINT OF BEGINNING ; 
THENCE S89°44'27"E for 393.01 feet; 
THENCE N00°15'33"E for 400 . 00 feet ; 
THENCE S.89°44'27"E for 393.98 feet; 
THENCE N00°15'33"E for 400.00 feet; 
THENCE N89°44'27"W for 816 . 27 feet; 
THENCE so1°11·15"W for 800 . 54 feet to the POINT OF BEGINNING . 

continued ... 
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RPD PARGEL 

A tract or parcel of land situated in the State of Florida, County 
of Lee, being a part of the Southwest Quarter (SWl/4) of Section 23, 
Township 46 South, Range 25 East, and further described as follows: 

STARTING AT a concrete post marking the Southwest corner of said 
Section 23; 
THENCE S89°44'27"E along the South line of said Southwest Quarter 
(SWl/4) for 66 .25 feet to an intersection with the East right-of -way 
line of Corlico Road (80.00 feet wide) as described in Official 
Records Book 1739 at Page 776 and the POINT OF BEGINNING; 
THENGE continuing S89°44'27"E along said South line for 1,394 :24 
feet to a concrete post marking the Westerly right -of-way line of 
I-75; 
THENCE N18°17'53"W along said right-of-way line for 847.89 feet to 
an iron rod marking the beginning of a curve concave to the 
Northeast having a radius of 17 , 350 . 80 feet; 
THENCE Northwesterly along said curve and said right-of-way line 
through a central angle .of 04°04 1 42" for 1,255.03 feet to an iron 
rod; 
THENCE N14°13'll"W along said right-of-way line for 590 . 20 feet ; 
THENCE S89°16 1 57"W along the North line of said Southwest Quarter 
(SWl/4) for 584.54 feet to a point 80.04 feet East of the Northwest 
Corner of said Southwest Quarter (SWl/4) and tbe East right-of-way 
line of said Corlico Road; 
THENCE so1°11•1S"W along said right -.of-way line for 2,549.45 feet to 
the POINT OF BEGINNING. 

LESS CPD PARCEL 1. 

AND 

RPD PARCEL 

STARTING AT a concrete monument marking the Southwest corner of said 
Section 26; 
THENCE N01°18'46"W along the West line of the Southwest Quarter 
(SWl/4) of said Section 26 for 2,648.43 feet to an iron pipe marking 
the Northwest corner of said fraction; 
THENCE N01°18'00"W along the West line of the Northwest Quarter 
(NWl/4) of said Section 26 for 1,279 . 32 feet; 
THENCE East for 79.06 feet to an intersection with the East right­
of-way line of Corlico Road (80.00 feet wide) as described in 
Official Records Book 1739 at Page 778 and the POINT OF BEGINNING; 
THENCE continuing East for 1,800.40 feet to a concrete monument 
marking the Westerly right-of-way line of Interstate 75; 
THENCE Nl8°17'53"W along said right-of-way line for 1,433.35 feet to 
a concrete monument; 
THENCE N89°44'27"W along the North line of said Northwest Quarter 
(NWl/4) for 1,394.24 feet to an intersection with said East 
right-of-way line of Corlico Road; 
THENCE so1°so•l2"E along said ·right-of-way line for 1,367.88 feet to 
the POINT OF BEGINNING. 

LESS CPD PARCEL 2 

WHEREAS, the applicant has indicated the property's current STRAP numbers 

are 23-46-25-00-00001..1000 and 23 - 46-25-00-00001. 2000; and 

WHEREAS, proper authorization has been given to Morris-Depew Associates , 

Inc. , by Richard Richards and Frank DiPlacido, the fee simple owners of the 

subject parcel, to act as agent to ·pursue this zoning application; and 
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WHEREAS, a public hearing was legally and properly advertised and held 

before the Lee County Hearing Examiner, with full consideration of all the 

evidence available; and the Lee County Hearing Examiner fully reviewed the 

mat-ter in a public hearing held on March 2, 1993 and subsequently continued 

to March 31, 1993; and 

WHEREAS, a public hearing was legally and properly advertised and held 

before the Lee County Board of County Conunissioners; and in the legislative 

process the Lee County Board of County Commissioners gave full and complete 

consideration to the recommendations of the staff, the Hearing Examiner, the 

documents on file with the county, and the testimony of all interested 

persons. 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS, that 

the Board of County Commissioners does hereby: 

a) APPROVE WITH CONDITIONS a rezoning to Commercial Planned Development; and 
b) APPROVE a new Master Concept _ Plan for the Residential Planned 

Development, 

The rezoning and Master Concept Plan, which deviate from certain Lee 

County Standards, are subject to the following conditions: 

1. The development of this property shall be in accordance with the one-page 
Master Concept Plan, entitled Corlico Villages, dated 10-24-92 and 
stamped Received 2-12-93, Sheet 1 of 1, Project Number 90064), prepared 
by Morris-Depew Associates, Inc., except as may be modified by the condi­
tions herein . Approval of this request does not exempt the applicant 
from compliance with all development regulations, except as specifically 
approved herein . 

2 . Conunercial uses within the Residential Planned Development shall be 
restricted by Section 431 . C.5 of the Lee County Zoning Ordinance . 

3, All those uses listed on the Master Concept Plan (Sheet l of 1) are per­
mitted by right. on site, except for agricultural uses which are governed 
as follows: Bona fide agricultural uses that are now in existence on the 
subject property may continue until such time that development commences. 
However, no development activity of any kind shall occur on the property, 
including clearing of vegetation or cutting of trees, unless such activi­
ty is reviewed and approved in accordance with all applicable Lee County 
regulations as if no agricultural uses existed on the property. The 
purpose of this condition is to eliminate any exemptions or other special 
considerations or procedures that might otherwise be available under Lee 
County regulations by virtue ·of the existing agricultural uses on the 
property. 

4. Only one consumption on premises in the Residential Planned Development 
may be permitted for the clubhouse (for use of residents and their guests 
only and shall not be open to the public), in accordance with Section 
202.03 of the Lee County Zoning Ordinance. 

5. The total. number of _dwelling units shall not exceed 508. 

6 . Total Square Footage Gross Floor Area: 
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a. The CPD portion of the site is restricted to 100,000 square feet of 
retail commercial uses and 140 , 000 squar e feet of non- retail commer­
cial uses, for a total of 240,000 square feet of building area . 

b. The developer may request an Administrative Amendment to the Com­
mercial Planned Development to reallocate 20,000 square feet from 
non-retail to commercial retail uses once Koreshan Boulevard is con­
structed east of Three Oaks Parkway and designated as an arterial 
roadway. If approved , the non-retail square footage shall be 
reduced to an amount commensurate with the increase in retail 
commerci al square footage . No more than 240 , 000 · square feet of 
building area shall be developed on site. 

7 . All structures shall be designed to be architecturally compatible with 
one another and landscaping arranged to complement and tie t ogether the 
designs among individual parcels, This condition shall be incorpor ated 
into all pertinent covenants and restrictions associated with the prop ­
erty owners' association . 

8 .. Approval of this rezoning_ does nothing more than change the zoning dis ­
trict wherein the subject property lies and does not grant or vest in the 
developer any present or future development rights that may exceed any 
Lee Plan uses s et forth in the 2010 Overlay or any other Lee Plan 
provision . 

9. This zoning approval does not signify that the project's traff i c impacts 
have been mitigated. Additional conditions may be required at the time 
of issuance of a local Development Order, per the Development Standards 
Ordinance or other Lee County Ordinance. 

10. Prior to Development Order approval , the Plan shall be modified to relo­
cate the driveways on both sides of Koreshan Boulevard from 660 to 330 
feet east of Three Oaks Parkway. 

11. Emergency Management Conditions · 

A , Hurr i cane Mi tigation 

1. The developer shall initiate the establishment of a homeowners ' 
or residents' association to provide an educational program 
describing the risks of natural and technological hazards. 

2 . The established homeownerst or residents' association shall 
maintain an education program for hurricane preparedness. The 
program should consist of an annual description of the hurri­
cane risk to the residents , as well as providing the continuing 
information to residents concerning hurricane evacuation and 
shelters . 

3 , Health Care or Related Facility 

In the event an adult congregate living facility (ACLF) , nurs­
ing home facility or multi-family use associated with a congre­
gate care facility is constructed, the following condit ions are 
recommended: 

a, The developer shall prepare to the satisfaction of the 
Director of Lee County Emergency Management and prior to 
receiving a certificate of occupancy, an emergency 
preparedness plan covering the following aspects: 

1. Duties and responsibilities 
, 2 . Plan coordination and activation 

3 . Warning and notification 
4 . Evacuation of population off-s ite 
5 . In-place sheltering 
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6. Off- site sheltering 
7. Transportation 
8. Support Services for in-place and off-site shelter 
9 . Security for property and patients sheltered off-site 
10. Training 
11. Communications 
12. Continuity of Patient Care on-site and off-site 
13. Damage Assessment 
14. Recovery 

b. The emergency preparedness plan shall be approved annually 
by Lee County Emergency Management. 

C, The developer shall 
updated program to 
hurricane threat, 
sheltering. 

establish and maintain an annually­
educate staff in the matters of the 
hurricane planning, evacuation and 

d. The developer shall provide refuge space for its occupants 
on-site or off-site to the approval of the Director of Lee 
County Emergency Management. The building(s) shall also 
be constructed with as little exposed glass as possible 
and/or protected by storm shutters. The refuge shall 
contain emergency power, food, potable water, sanitation 
facilities, adequate ventilation, medical supplies and 
communications equipment in sufficient quantities · to 
sustain the refuge for three (3) days, 

B. Hazardous Material Management 

1. The developer shall contact the Lee County Office of Emergency 
Management, Hazardous Material representative, to discuss the 
proposed development in relation to the potential type, use, 
and storage of hazardous materials which will be located on the 
premises. 

2. If required by federal, state and/or . local regulations: 

a. The developer shall prepare or have available material 
safety data sheets (MSDS) and submit either copies of MSDS 
or a list of MSDS chemicals to the appropriate fire 
department or district and to the Lee County Division of 
Public Safety. 

b. The developer shall establish 
system to be used in the event 
release. 

an emergency notification 
of a hazardous material 

12 . Deviation (1) is a request to allow zero lot line single-family homes on 
3,750 square foot lots (7,500 square foot lot area required), with 
maximum lot widths and depths of SQ feet by 75 feet (75 foot by 100 foot 
required) (Section 434.02.A). Deviation (1) is APPROVED with the condi­
tion that the zero lot line units be developed in compliance with the 
typical zero lot line configuration as shown on the Master Concept Plan. 

Deviation (2) is a request to allow a minimum 
excavations from a trafficway corridor, instead 
(Section 509. C, l1). Deviation (2) is APPROVED 
guardrails or other suitable safety barrier be 
water retention area, along Koreshan Boulevard. 
ment Order approval, a Rold Harmless Agreement 
shall be provided. 

setback of 25 feet for 
of the required 150 feet 
with the condition that 
placed in front of the 
Also, prior to Develop­

to indemnify Lee County 

Deviation (3) is a request to allow in the CPD district a frontage road 
stub-out/connection to the north and south, instead of complying with the 
required Access Road Map (Development Standards Ordinance Section 9.C.l). 
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Deviation (3) is APPROVED -with the condition that the frontage roads meet 
Deve l opment Standards Ordinance requirements f or access streets and that 
a minimum distance of 100 feet, measured from the edge of pavement of the 
frontage road to edge of pavement of Three Oaks Parkway be maintained to 
provide adequate vehicle storage of the intersection(s) pursuant to the 
requirements of the Development Standards Ordinance Section 9.E.l. 

Deviation (4) is a request to allow lot lines as shown on the plan, in­
stead of meeting the requirement that side lot lines are to intersect the 
street right-of-way at right angles to straight street lines and radial 
to curved streets (Development Standards Ordinance Section 7.D.4). Devi­
ation (4) is APPROVED with the condition that all lot lines should be 
straight as depicted on the Master Concept Plan . 

If determined necessary: 

Deviation (5) is a request from Section 431.C.4.a, which allows 10% of 
the required open· space to be distributed to individual units, to allow 
100% of the open space required in the zero lot line area to be distr­
ibuted to individual units. Deviation (5) is APPROVED with the following 
conditions: 

a, The total amount of open space shown on the Master Concept Plan 
(dated 10-24-92, stamped 2-12.-93), shall not be decreased . Such 
existing open space shall include all private open space, and common 
open space as shown on the Plan within retention, water management, 
and recreation areas and centers. This shall not prohibit adjust­
ment of structures within these areas, but shall prohibit any 
substantial alteration in the amount of common open space. 

b. Invasive exotic vegetation shall be removed from the entire site. 
Such invasive exotic vegetation shall be that as defined in the 
Development Standards Ordinance (DSO) at the time of local Develop­
ment Order. 

Deviation (6) is a request from Development Standards 
13,C.2 which requires 50% of the required open space 
vegetation, to allow 0% in the zero lot line area. 
APPROVED with the following conditions: 

Ordinance Section 
to be indigenous 
Deviation (6) is 

a. The . total amount of open space shown on the Master Concept Plan 
(dated 10~24-92, stamped 2-13-93), shall not be decreased. Such 
existing open space shall include all private open space, and common 
open space as shown on the Plan within retention, water management, 
and recreation areas and centers. This shall not prohibit adjust­
ment of structures within these areas, -but shall prohibit any 
substantial alteration in the amount of common open space . 

b. Invasive exotic vegetation shall be removed from the entire sito. 
Such invasive exotic vegetation shall be that as defined in the 
Development Standards Ordinance (DSO) at the time of local Develop­
ment Order . 

Site Plan 93-013 is attached hereto and incorporated herein by reference, 

as a reduced copy_ of the Master Concept Plan . 

The following findings of fact were made in conjunction with this 

approval of CPD zoning : 

A. That there are changed or changing conditions within the area which make 
approval of both requests appropriate . 

B . That neither the CPD 
tioned, will have an 
Ordinance. 

rezoning, nor the 
adverse impact 
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C. That both requests, as conditioned, are consistent with the goals, objec­
tives, pollcies and intent of the Lee Plan, and with the densities, 
intensities and general uses set forth therein . 

D. That the CPD rezoning, as conditioned, meets or exceeds all performance 
and locational standards set forth for the proposed use. 

E. That the CPD rezoning and the Master Concept Plan , both as conditioned, 
will protect, conserve or preserve environmentally critical areas and 
natural resources, 

F. That the CPD rezoning and the Master Concept Plan, both as conditioned, 
will be compatible with existing or planned uses and will not cause 
damage, hazard, nuisance or other detriment to persons or property. 

G. That the CPD rezoning and the Master Concept Plan, both as conditioned, 
will not place an undue burden upon existing transportation or other 
services and facilities and will be served by streets with the capacity 
to carry traffic generated by the development. 

H. That the CPD rezoning, as conditioned, will be in compliance with all 
applicable general zoning provisions and supplemental regulations 
pertaining to the use, as set forth elsewhere in the Zoning Ordinance. 

I. That each approved deviation enhances the achievement of the objectives 
of the planned development, and preserves or promotes the protection of 
the public health, safety and welfare ·. 

The foregoing Resolution was adopted by the Lee County Board of County 

Commissioners upon a motion by Commissioner Douglas· R. St. Cerny, and 

seconded by Commissioner Franklin B. Mann and, upon being put to a vote, the 

result was as follows: 

John E. Manning 

Douglas R. St. Cerny 

Ray Judah 

Franklin B . Mann 

John E. Albion 

Aye 

Aye 

Aye 

Aye 

Abstain 

DULY PASSED AND ADOPTED this 3rd day of May 3, A.D., 1993 . 

ATTEST: ·· .. 
cil4:t:,IE }REEtj, CLERK 
.. ·· .. :.· . . - ··) · .. 

·BL ~-9..,~, 
_·.; · :D!3put?,?it,erk 

- ·~:- . ~ 1 •• / (-' 

F:f 'i}t)D,· 
JUN 1 1993 

CLERK CIRCUIT COURT 
BY (? a ,,) D. C. 

/I 
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RESOLl;.c~ON NUMBER Z-86-169 

RESOLUTION OF THE BOARD OF COUNTY COMMISSIONERS 

OF LEE COUNTY, FLORIDA 
2239531. 

WHEREAS, Robert Barber, Trustee has properly filed an application on a 

project known as Corlico Village for a rezoning from AG-2 to Residential 

Planned Development, to pennit up to 640 residential units not to exceed 45 

feet in height above average grade, on 106.71 total acres of land. The pro­

.posed development will also include recreational and accessory uses as per-

missible in the RPD zoning district, including a clubhouse with consumption 

on premises of alcoholic beverages . Zero-lot-line dwellings will comply 

with RSA standards ( 434. 01), and all other dwelling types will comply with 

RM-6 standards (437.02). 

NOTE: 

If approved, the Master Concept Plan will deviate from the following Lee 
County standards: 

(1) Minimum setback between structures and a quarter section line of 60 
feet (202 .15. B. 3. b), to 25 feet from the east-west line in section 
23; 

(2) DELETED - NO LONGER NECESSARY 

(3) WITHDRAWN BY THE APPLICANT 

(4) Minimum lot width of 50 feet per unit and lot area of 7,000 square 
feet per unit for duplexes and two- family attached (437.02.A.2), to 
37½ feet and 3,750 square feet per unit; 

(5) Minimum lot· width of 100 feet, lot depth of 120 feet, andlot area of 
14,000 square feet (plus 6,500 square feet for each unit after the 
second) for multiple-family buildings (437 .02.A.3), to 20 feet of 
width, 20 feet of depth, and 600 square feet of area for individual 
units which will be sold on fee simple lots; 

(6) Minimum side setback of 6.5- feet for single- family residences 
(434 . 01 .B), to O feet on one side for zero-lot- line dwellings; 

(7) Minimum setback from a structure to a water body of 25 feet 
(202.15 .B), to O feet; and 

(8) Requirement that an access street be constructed along Corlico Park­
way (DSO C.3.0), to eliminate this requirement; and 

WHEREAS, the subject property is located on the east side of corlico 

Parkway, ·immediately south of the "Villages of San Carlos DRI" and about 1 

mile north of Corkscrew Road, described more part icularly as: 
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LEGAL DESCRIPTION : In Sections 23./26, Township 46S, Range 2SE, Lee 

county, Florida! 

A tract or parcel of land situated in the state of Florida, County 
of Lee, being a part of the southwest one quarter of Section 23, 
Township 46 South , Range 25 East, and further described as follows : 

Starting at a concrete post marking the southwest corne r of said 
Section 23; thence S 89° 44' 27" E along the south line of said 
southwest one quarter for 66. 25 feet to an intersection with the 
east right-of-way line of Corlico Road (80,00 feet wide) as de­
scribed in Official Records Book 1739 at Page 776 and the Point of 
Beginning: thence continuing S 89° 44' 27" E along said south line 
for 1394. 24 feet to a concrete post marking the westerly 
right-of-way line of Interstate 75; thence N 18° 17' 53" W along 
said right-of-way line for 84 7. 89 feet to an iron rod marking the 
beginning of a curve concave to the northeast having a radius of 
17350.80 feet; thence northwesterly along said curve and said 
right-of-way line through a central angle of 4 ° 04' 42" for 1255. 03 
feet to an iron rod; thence N 14 • 13' 11" W along said right-of-way 
line for 590 . 20 feet; thence s 89° 16' 57" W along the north line of 
said southwest one quarter for 584. 54 feet to a point 80 . 04 feet 
east of the northwest corner of said southwest one quarter and the 
east right-of-way line of said Corlico Road; thence S 01 ° 11' 15" W 
along said right-of-way line for 2549.45 feet to the Point of 
Beginning. 

PARCEL NO. 3 

Starting at a concrete monument marking the southwest corner of said 
Section 26: thence N 01° 18' 46" W along the west line of the south­
west one quarter of said Section 26 for 2648.43 feet to an iron pipe 
marking the northwest corner of said fraction ; thence N 01° 18' 00" 
W along the west line of the northwest one quarter of said Section 
26 for 1279. 32 feet; thence East for 79. 06 feet to an intersection 
with the east right-of-way line of Corlico Road (80.00 feet wide) as 
described in Official Records Book 1739 at Page 778 and the point of 
beginning; thence continuing east for 1800. 40 feet to a concrete 
monument marking the westerly right-of-way line of Interstate 75: 
thence N 18° 17' 53" W along said right- of-way line for 1433.35 feet 
to a concrete monument; thence N 89° 44' 27" w along the north line 
of said northwest one quarter for 1394. 24 feet to an intersection 
with said east right-of-way line of Corlico Road; thence S 01 ° 50' 
12" E along said right-of-way line for 136 7. 88 feet to the point of 
beginning. 

Said parcel contains 50.00 acres more of less. 

WHEREAS, the applicant has indicated the property's current STRAP numbers 

are: . 23-46-25-00-00001.1000, 

26-46-25-00-00001.2000; and 

WHEREAS, proper authorization has been given to Carleton Ryffel, AICP, by 

Robert Barber, the owner of the subject parcel, to act as agent to pursue 

this zoning application; and 
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WHEREAS, a public'' •·nearing was legally and propei:·ly' advertised and held 

before the Lee County Planning and Zoning Commission, with full con­

sideration of all the evidence available to the Planning and Zoning 

Commission; and 

WHEREAS, the Lee County Planning and Zoning commission fully reviewed the 

matter and recommended approval of the request with conditions and the 

addition of two new deviations, based on the analysis contained in the staff 

report dated October 24, 1986, and testimony at the public hearing which was 

held on November 3, 1986; and 

WHEREAS, a public .hearing was legally and properly advertised and he],d 

before the Lee County Board of county Commissioners; and 

WHEREAS, in the legislative process the Lee County Board of County 

Commissioners gave full and complete consideration to the recommendations of 

the staff, the Planning and Zoning Commission, the documents on file with 

the county, and the testimony of all interested persons: 

LEGISLATIVE HISTORY: 

This is a request for Residential Planned Development (RPO) zoning 
to allow a residential _development comprised of single-family, 
zero-lot-line detached, two-family attached, duplex, and/or 
multiple-family dwelling uni ts . The proposed development also in­
cludes a nine-hole golf course, clubhouse with consumption on 
premises of alcoholic beverages, and other recreational facilities. 
The density being ['equested would allow the maximum density of the 
"Urban community" land use category, of 6 dwelling units per acre 
without bonuses. 

The proposed Corlico Parkway will run along the weste['n edge of the 
subject parcel. A "Notice To Proceed" has been issued fo[' Novembe[' 
17, 1986 on the Corlico Parkway project and the road should be open 
for traffic during the winte[' of 1987/88. 

The are!,. immediately to the north of the subject parcel is part of 
the Villages of San Carlos D.R.I and was approved for RM-2 zoning on 
February 16, 1981, RM-2 zoning permits 6 units per acre in this 
land use catego['y, The vacant prope['ty to the south is zoned AG-2. 
Corlico Parkway is planned to be an arterial road carrying a large 
volume of t['affic. I-75 will have negative impacts on residential 
use of these parcels, specifically with regards to noise levels, air 
quality, and aesthetics . The proposed project will have a golf 
cou['se along most of this frontage, which will function as a buffer. 

The no['the['ly po['tion of this development (in Section 23) is not in 
a fire distdct. A condition which would not allow development to 
occu[' on that po['tion until it is in a fi['e district is recommended. 

The proposed uses and density in this p['oject are consistent with 
the Lee Plan, and subject to recommended conditions, the request is 
['easonable and appropriate at the requested location. 
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NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY COMMISSIONERS, that 

the Board of County Commissioners does hereby APPROVE a rezoning from AG-2 

to Residential Planned Development, to permit up to 640 residential units 

not to exceed 45 feet in height above average grade, on 106.71 total acres 

of land. The proposed development will also include recreatioanl and 

accessory uses as permissible in the RPO zoning district, including a club­

house. Zero- lot-line dwellings will comply with RSA standards (434 . 01), and 

all other dwelling types will comply with RH-6 standards (437,02). Approval 

is subject to the following conditions: 

1. No development order shall be issued for any portion of the 
project which is not located in a Fire District; 

2. No construction may occur until Corlico Parkway is open to 
traffic from Corkscrew Road t o Alico Road; 

3, Deviations (1), (4), and (6) are approved, and deviation (2), 
(3), and (7) are denied; 

4 . Deviation (5) is approved provided density · for 
multiple- family units does not exceed 10 units per acre; 

the 

5. Minimum perimeter setbacks shall be as set forth in Section 
202 , 15.B and as listed below: 

a) 115 feet from the centerline of Corlico Parkway; 
b) 25 feet from the southern property line; 
c) 15 feet from the northern property line; and 
d) 80 feet from the I-75 right-of-way line; 

6 . Deviation (8) is approved provided that stub- outs to the north 
and south of this parcel are provided (subject to the approval 
of the County Engineer, who may requir-e a r-ecorded easement or 
a public roadway), and the internal road system north of the 
proposed east/west road is interconnected . 

7. Intersection separation shall be as set forth in the Develop­
ment Standards Ordinance, contrary to the note on the Master 
Concept Plan. 

8. Development of this project shall be in general compliance with 
the Master Concept Plan prepared by Carleton Ryffel, last re­
vised on 10-24- 86, and received on 10-27-86, unless modified by 
the above conditions. Permitted uses are those uses permitted 
by right in the RM-district, as may be amended from time to 
time, in addition to a clubhouse as indicated on the Master 
Concept Plan (which may also contain additional recreational 
facilities). 

Site Plan-86-169 is attached hereto and incorporated herein by reference, 
as a reduced copy of the Master Concept Plan. 

The following findings of fact were made in conjunction with this 
Residential Planned Development: 

1) The proposed use is appropriate at the subject location; 
2) Sufficient safeguards to the public intet"est are provided by 

the recommended conditions; 

RESOLUTION NUMBER Z-86-169 

(2430Z) 

HEARING NUMBER 86-10- 7 DCI 
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3) 

4) 

(T) m , q--~\2 PG 3 b 1 o . 
All rec't J,,11ended conditions at'e reasonab i.e) · t'elated to the impact 
on the public's intet'est ct'eated by or expected ft'om the pro­
posed development; and 
The deviations t'ecommended fot' appt'oval enhance the achievement 
of the objectives of the planned development, meet the genet'al 
intent of these regulations, and will pt'eset've and pt'otect the 
public health, safety, and welfare . 

The following findings of fact wet'e made in conjunction with the re-
quested deviations: 

Deviation (1) is a t'equest to reduce the required setback from a 
quarter section line. The Trafficways Map does not show any roads 
on this quarter section line and therefore approval is reconunended 
of the requested reduction to 25 feet . Deviation (1) is hereby 
APPROVED . 

Deviation {2) is no longer necessary because of the new Development 
Standards ordinance. Deviation (2) is hereby DENIED. 

Deviation (3) is no longer being requested. Deviation (3) is hereby 
DENU:D. 

Deviations (4), (5), and (6) are being requested to allow flexi­
bility in lot layout and housing types. The Villages of San Carlos, 
which is inunediate to the not'th of Corlico Village, is approved for 
a mix of housing types with that pot'tion abutting this project being 
approved for multiple- family uses, I - 75 and the setbacks imposed on 
Florida Rock Industries, effectively eliminates any discussion of 
neighborhood compatibility to the east. The proposed Corlico Park­
way provides a barrier between Corlico Village and any future 
development to the west. The property to the south is zoned AG-2 
and is vacant, but that parcel also has the negative impacts of 
backing up to I-75. The applicant has included a nine-hole golf 
course in the project, in part, to buffer this development from 
I-75, Deviations (4) and (6) are hereby APPROVED. Deviation {5) is 
hereby APPROVED provided the maximum density of multiple-family 
units does not exceed ten units per acre {which is the maximum bonus 
density allowed in the "Urban Conununity" land use category). 
Condition #4 addresses this issue. 

Deviation (7) is a request to reduce the water body setback from 25 
feet to O feet. The applicant believes that the new Zoning 
Ordinance requires that building setbacks ft'om a waterbody are no 
longer to be measured from control elevation of the lake, but in­
stead from the highest level on the excavation bank to be used for 
the storage of stormwater (as set forth in Section 518 of the Zoning 
Ordinance) . To clarify this matter, the Annotations Committee made 
the following interpretations: 

Structure setbacks from bodies of water should be measured from the 
nearest point of the structure to the "mean high water" or to the 
"control elevation", whichevet' is most applicable, unless specif­
ically stated othet'wise. 

Deviation (8) is · a request to not build an access road along Corlico 
Parkway as required by the new Development Standards Ordinance and 
its concomitant "Required Access Road Map". Section C.3.o.(2)(b) 
allows for access road requirements to be waived where they are 
technically infeasible. The applicant contends (and Lee County's 
Department of Transportation and Engineering agrees) that it is not 
feasible to have an access road crossing the east-west road which is 
to cross this parcel, because the bt'idge crossing I-75 will have 
elevated approaches, and that portion of the proposed road east of 
Corlico Road which will be at grade will not be of sufficient length 
to provide proper intersection separation. If a stub-out is pt'o­
vided to the south and north of the property and the internal road 
system is interconnected (with the exception of crossing the pro­
posed east/west road), the intent of D.s.o. Section c.3.0. will be 
met as closely as is technically feasible. 

RESOLUTION NUMBER Z- 86-169 HEARING NUMBER 86-10-7 DCI 
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The foregoing Resolution was adopted by the Lee county Board of County 

Commissioners upon a motion by Commissioner Slisher, and seconded by 

Commissioner Fussell and, upon being put to a vote was as follows: 

Porter J. GOSS 

Charles L. Bigelow, 

Mary Ann Wallace 

Bill Fussell 

Donald D. Slisher 

DULY PASSED AND ADOPTED this 24th 

FILE 0 
FEB 26 1987 

CLE:R, '- Clcl.CUIT C _; LJRT 
SY ~D.C. 

RESOLUTION NUMBe:R Z-86-169 

(2430Z) 

Jr. 

day 

Absent 

Absent 

Nay 

Aye 

Aye 

of November, A.D., 1986. 

BOARD OF COUNTY COMMISSIONERS 
OF LEE COUNTY, FLORIDA 

f-2~ BY: _ _,,_~~ ---~---r~"---~-'r--
Chairman 
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The Reef Student Housing 

Pattern Book 

Property Location: 
19655 Three Oaks Parkway 

(Corner of Three Oaks and Estero Parkway) 
Fort Myers, FL 33967 
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Walls/Building Design Standards 

Windows/Trim Opening/details Multi-Colored 

Lighting 
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Site Plan "THE REEF" - PHASE II 
MASTER CONCEPT PLAN 
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Buffer along Three Oaks/Estero Par-~way will ;i .. 

h9ve an Enhanced Type "D" Bu,tfer t • 

.,. 

... 
c"r 

I 
I' '\lrn1,.m1.mmf!] ~~ 

BUIU>llfG COtnn' 
i:i nn. ·,: ~ -i • :..an:a , H-.o, 
~ nn. -,. -.1>Q-, •;0~1:oo~ 
~ DD,:s:11oe:n• 1tt.'.EP · um2a 
t ,)T.f.U 60 '.lm?'S / :C~ 

SITll:KEY 

-,_ 

II =~=­
D--

Max 6'-0" Tall Decorative Aluminum 
Fencing 

,. 

,. 
,~J, 

:,, · 
?;,, .... ~ 

~ 
r-' ~ - ' 

8l.D'O i 

; TYPB "A" ( 

'- ' -~ __,--' 

.... ~ 
JI r .. 

~ . 

,;1 

"1--------f 

s []," 
s ~ 

~ G
-=-= ~ -

--..-­~ 

. 
l!LD"s> .•. 

n rii rn n 11 11,u. 
11 Ii 111111 11 11111 1-

-

"' > 

,, 
... 

EN!ARf:i' sm; PLAN 

! 11 

11i 

I 



Material/Landscape Design Standards 
Proposed Landscaping 

Tr•es '100% Native/Drought Resistant)• 
Green Button Wood/Conocarpus Erectus 

Cabbage Palm/Sable Palmetto 

Red Maple/Acer Rubrum 

Slash Pine/Pinus Eliottii 'Densa ' 

Black Olive/Buceda Buceras 'Shady Lady'" 

Royal Pa lm/Royestonta Flata 

Additional Plantinp (JOO" Nattve/Drouct,t RHlstant)• 

12'·14' O.A x 6' spread, 45 gallon min or FG 

equ ivalent 

12'-18' CT, Booted/Slick, Hur. Cut 

12'-14' O.A x 6' spread, 45 gallon min or FG 

equivalent 
12'-14' O.A x 6' spread, 45 gallon min or FG 

equivalent 

12'-14' O.A x 6' spread, 45 gallon min or FG 

equivalent 

6'Greywood, 18' O.A. 

Awa buki Viburnum/V. Odoratissimum 24" HT, x 16" W, 3 Gal., 4' O.C. 

Cord Grass/Spartina Bakeri 

Cocoplum/Chrysobahtnus lcacco 

Parsonaii JuniP!r/J. Chinensis 'Parsonii' 
Firebush/ Hamalia Patens 

Gold Mound Ouranta/Duranta Erecta 'Gold Mound' 

Waters Viburnum/V. Obobatum 'whorled Class' 

Fakahatcee Grass/Tripsacum Dactyloides 

24" HT, x 16" W, 3 Gal., 3' O.C. 

24" HT, x 16" W, 3 Gal. 
12" x u •, 3 Gal. Trailing 

24" x l 8"m 3 Ga l. 3' O.C. 

24" x 18"m 3 Gal. 3' o .c. 

16• HT x 16'" W, # Gal., 3' 0.C. 

24" HT, x 18" W, 3 Gal., 3' O.C. 

•suffers along Three Ooks/Estero Parkway will have double hedge row planted 
a t 36"-48" Inches (at instilla tion) with 2/16'-0" ( 100 gallon) and 3/12'-0" (45 

- ,- - 2 -,:m .,.,_= gallon) trees every 100 feet 
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Buffers/Landscape Design Standards 
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Proposed Enhanced Type D Buffer 

Buft{;rs along Three Oaks/Estero Parkway will have double hedge row Planted at 36"-48" inches (at 
ins(lllation) with 2/16'-0" (100 gallon) and 3/12'-0" (45 gallon) trees every 100 feet 
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The Reef Student Housing Signage 
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