
Memorandum 

TO: Planning and Zoning Board ~' 1"'1 
Mary Gibbs, Community Development ::lector FROM: 

CC: Nancy Stroud 

DATE: March 16, 2016 

RE: March 22, 2016 PZB Meeting 

Please find attached documents for the Village Center item on the agenda. 

The documents include: 

• Memo to Village Council and PZB dated 3/15/16 

• Regulatory Framework Maps 

o Revised March 14, 2016 
o Prior Map (watermark date 2/29/16) 

• Comprehensive Plan Amendments dated March 15, 2016 

• Staff Report dated March 8, 2016 

• Resolution 

These documents will be explained at our meeting on the 22nd. 

Thank you 

Attachments 
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TO: 

FROM: 

DATE: 

RE: 

MEMORANDUM 

Mary Gibbs, Community Develop£ :1ctor 

March 15, 2016 

Update on Village Center Process and 
Comprehensive Plan Amendments 

This is an update regarding the Village Center Planning Process. The Comprehensive Plan 
amendments are scheduled for review at the following meetings: 

- Update to Village Council-March 16, 2016 
- Review by Planning and Zoning Board - March 22, 2016 

- Update to Village Council-March 23, 2016 
- "Transmittal hearing" by Village Council - March 30, 2016 

Several changes have been made to the Comprehensive Plan amendment and Framework Plan 
map in response to comments received at the March 9, 2016 joint workshop of the Planning and 
Zoning Board and the Design Review Board, in addition to public input from the March 8, 2016 
workshop at the Living Waters Church, recently received letters, and comments received 
throughout the process. 

Highlights of the proposed changes are listed below. The attached documents will be discussed 
in more detail in the upcoming meetings. 

Framework Plan Map 

• Map downsized to encompass only those areas that were included in the "Zoning in 
Progress" resolutions. ( old and new maps attached) 

• Revised Map excludes 
o Coconut Point 
o Downtown Estero 
o Hertz 
o Property north of Broadway 
o Some properties south of Coconut Road 
o Church property south of Broadway 

• Areas that have been excluded will be reviewed and re-evaluated in the preparation of the 
Village's first Comprehensive Plan. 
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Comprehensive Plan Amendments 

• "Vested Rights" language has been revised 

• Land use category has been renamed from Central Estero to Village Center 
• Density ranges have been increased for each Tier noted in the Table below 

Base Density Additional Maximum 
Units per Incentive Density 
Acre Density Units per 

Acre 
Tier 1 Upto 6 Upto 3 9 
Tier2 Up to 10 Upto 4 14 
Tier 3 Upto 15 Upto 5 20 
Tier4 Up to 21 Upto 6 27 

Attachments: Comprehensive Plan Amendments (March 15, 2016 draft) 
Framework Plan Map (February 29, 2016 and March 14, 2016) 

CC: Steve Sarkozy 
Nancy Stroud 
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Framework Plan 
Alternate Figure 17 

March 14, 2016 

New Category on Future Land Use Map 

- Major Collector Roads (existing) 

• • • • Major Collector Roads (planned) 

- Minor Collector Roads (existing) 

• • • • Minor Collector Roads (planned) 

- Connecting Streets (existing) 

• • • • Connecting Streets (desirable) 

- Rail Corridor (existing) 

North-South Trail (desirable) 

Paths or trails (existing) 

Paths or trails (desirable) 

Flowways (existing) 



Figure 17 
Framework Plan 

for Central Estero 

Central Estero (proposed category) 

- Major Collector Roads (existing) 

• • • • Major Collector Roads (planned) 

- Minor Collector Roads (existing) 

• • • • Minor Collector Roads (planned) 

- Connecting Streets (existing) 

• • • • Connecting Streets (desirable) 

....._ Rail Corridor (existing) 

North-South Trail (desirable) 

Paths or trails (existing) 

Paths or trails (desirable) 

Flowways (existing) 

Estero River 



Comprehensive Plan 
Amendments 

Proposed by the Village of Estero Draft, 
March 15, 2016 

Language to be added is underlined. 

Language to be removed is str1:1sk thro1:1ah. 

New language and language to be removed is 
also highlighted. 



I. Lee County - A Vision for 2030 
21. Estero - To establish a community that embraces its historic 
heritage and protects the environment, while carefully planning for 
future development resulting from a desirable high quality of life, 
expanding economic opportunities, and proximity to Florida Gulf Coast 
University and the Southwest Florida International Airport. Estero's 
growth will be planned with strong neighborhoods, diverse economic 
generators, interconnected mixed-use centers, varied parks, public 
spaces, recreational facilities, and unique natural environments that 
fosters a sense of belonging and creates a sense of place. Estero will 
be a highly valued place to live, work, and visit because of development 
standards and design guidelines that promote: 

1) desirable neighborhoods and public amenities; 

2) vibrant economic centers; 

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

4) an interconnected transportation network. 

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

II. Future Land Use 

GOAL 1: FUTURE LAND USE MAP. To maintain and enforce a Future 
Land Use Map showing the proposed distribution, location, and extent 
of future land uses by type, density, and intensity in order to protect 
natural and man-made resources, provide essential services in a cost
effective manner, and discourage urban sprawl. 

OBJECTIVE 1.1: FUTURE URBAN AREAS. Designate on the 
Future Land Use Map (Map 1) categories of varying intensities to 
provide for a full range of urban activities. These designations are 
based upon soil 
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conditions, historic and developing growth patterns, and existing or 
future availability of public facilities and services. (The Future Land 
Use Map series also contains Map 2 and additional maps located in 
the appendix. A colored wall-size reproduction of Map 1 is also 
available.) 

POLICY 1.1.1: The Future Land Use Map contained in this 
element is hereby adopted as the pattern for future development 
and substantial redevelopment within the Wi llage of _Estero 
unincorporated portion of Lee County. Map 16 and Table 1 (b) 
are an integral part of the Future Land Use Map series (see 
Policies 1.7.6 and 2.2.2) . They depict the extent of development 
through the year 2030. No development orders or extensions to 
development orders will be issued or approved by Lee County 
which would allow the Planning Community's acreage totals for 
residential , commercial or industrial uses established in Table 
1(b) to be exceeded (see Policy 1.7.6)_. The cities of Fort Myers, 
Cape Coral, Sanibel , Bonita Springs, the, aR4 Town of Fort 
Myers Beach., and unincorporated Lee CountY1 are depicted on 
these maps only to indicate the approximate intensities of 
development permitted under their comprehensive plans et 
those cities. Residential densities are described in the following 
policies and summarized in Table 1 (a) . (Amended by Ordinance No. 
94-29, 98-09, 07-12, 07-13) 

POLICIES 1.1.2 through 1.1.11: [no changes] 

POLICY 1.1.12: The Village Center Area lies near US 41 in the 
heart of the Village of Estero. This area includes housing! 
,employment, shopping , recreation, and civic uses and can· 
• ccommodate additional development in walkable mixed-use 

atterns. Uses and densities must meet the standards for the, 
Urban Community category unless land is rezoned as a plannea 
development to apply alternate tiered standards for the Village 
Center Area as described under Objective 19.8. Densities in the 
Wi llage Center Area may exceed the standard density ranges in 
Table 1 (a) only if the Village Council applies the alternate tiered 
standards through rezoning. 
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GOAL 12: SAN CARLOS ISLAND. 
[repeal Goal 12 and associated objectives and policies] 

GOAL 13: CAPTIVA 
[repeal Goal 13 and associated objectives and policies] 

GOAL 14: GREATER PINE ISLAND. 
[repeal Goal 14 and associated objectives and policies] 

GOAL 16: PRIVATE RECREATIONAL FACILITIES IN TME DR!GR. 
[repeal Goal 16 and associated objectives and policies] 

GOAL 17: BUCKINGHAM 
[repeal Goal 17 and associated objectives and policies] 

GOAL 18: UNIVERSITY COMMUNITY. 
[repeal Goal 18 and associated objectives and policies] 

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

a. Protecting the natural resources, environment, and lifestyle; 

b. Establishing minimum aesthetic and design requirements ; 

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

d. Providing greater opportunities for public participation in the 
land development approval process; and 

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

OBJECTIVE 19.1: CHARACTER & LAND USE. Promote 
community character through the implementation of planning and 
development practices that create a visually attractive community, 
an enhanced quality of life, and foster a unique sense of place. 
(Added by Ordinance No. 14-16) 
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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 
,comRrehensive plan policies, Land Development Code (LDC) 
regulations, and other planning tools that: 

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

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

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

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

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

POLICY 19.1.2: Lee County The Village of Estero, may not 
approve any proposed project that is inconsistent with the Lee 
fJaR this comprehensive plan including._ specifically, the Esterq 
Community Plan set forth in Goal 19 and its objectives and 
policies. Wherever there is a conflict between the provisions ofl 
1the Estero Community Plan and other provisions of the, 
,comprehensive Plan or Land Development Code, it is. 
~pecifically intended that the Estero Community Plan will be 
given priority and superiority.I Projects will be reviewed through a 
public process that includes the Estero community, property 
owners, and Mllage staff, land use boards, and offic ials bee 
Co!:!.D!_y staff to ensure that the development is consistent with 
the Estero Community Plan. (Added by Ordinance No. 14-16) 
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POLICY 19.1.3: Encourage new developments that achieve the 
Estero community's vision and planning goal and policies and 
are consistent with mixed-use design, architectural, location, 
connectivity and public access standards by establishing and 
implementing development incentives within the Lee Plan 
,comprehensive plan and Land Development Code that: 

a. Promote 1::1rban integrated forms of mixed useJpatterns in 
targeted areas,, especially those designated Village Centen 
on the futureTand use map or identified on the Mixed-Use 
Overlay; 

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

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

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

e. Enable infill of underutilized commercial and residential 
I and s.:.;-::aoo 

f. Enco1::1rage residential de11elopments to 1::1se the bon1::1s 
density established thro1::1gh the Lee Plan Urban land 1::1se 
categories. 
(Added by Ordinance No. 14-16) 

POLICY 19.1.4: Facilitate the redevelopment of properties 
constructed prior to the adoption of Estero [§e Plan Plan 
policies and LDC regulations by establishing incentives 
(incl1::1ding, b1::1t not limited to, 1::1tilization of B0n1::1s Densiti~ 
established thro1::1gh the Lee Plan Urban land 1::1se categoriesl 
and streamlined development processes that enable older 
properties to come into compliance with adopted l ee Plan 
,comprehensive plan policies and LDC standards. (Added by 
Ordinance No. 14-16) 

POLICY 19.1.5: Recognize the unique historical and cultural 
values of the Village of Estero by establishing and implementing 
development incentives and regulations within the ~ e Plan 
,comprehensive Ql.21] and Land Development Code that: 

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

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

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

POLICY 19.1.6: Establish and promote Estero's unique 
character and identity by enhancing the community's 
boundaries through the use of gateway entry features such as 
ornamental landscape features, hardscape elements and Estero 
identification signs. Encourage ~he construction of, whe..E§. 
feasible , that gateways are constr1::1ctedr by working with the [Lee 
County and Florida Department§ of Transportation and private 
property owners.,. to b1::1ild t_tie aatewavs at aoorooriate locations. 
(Added by Ordinance No. 14-16) 

POLICY 19.1. 7: Explore opportunities to identify, prioritize, and 
fund local capital improvement projects (particularly projects that 
enhance transportation and infrastructure systems) within the 
Estero community. Evaluate the feasibility of local, dedicated 
funding options-e.g.: MSBU, Tax Increment Finance District, or 
other similar mechanism. Capital projects that could be targeted 
for such funding include: 

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

b. Pedestrian scale lighting; 

c. Landscaping and hardscape features-particularly along US 
41; 

d. Public trails and greenways facilities; 

e. Blue way facilities that provide public access to Estero 
River; 

f . Multi-modal transportation facilities that expand or establish 
pedestrian, bike, transit, and rail services; 
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g. Public space, park, and recreational facilities; 

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

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

OBJECTIVE 19.2: MIXED-USE CENTERS AND ECONOMIC 
AREAS. Promote Estero's quality of life and diverse local economy 
by fostering the development of mixed-use centers and targeted 
economic areas, as a preference over the development of strip 
commercial centers. The aim of the mixed-use centers is to provide 
Estero with central gathering places for Estero's residents, business 
people, and visitors. The aim of the economic areas is to provide 
the community a diverse employment and economic base while 
meeting the commercial, professional, and service needs of the 
people who live, work, and play within the community. (Added by 
Ordinance No. 14-16) 
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POLICY 19.2.1: Where feasible, provide for the development of 
walkable mixed-use teWR centers and economic areas featuring 
diverse housing options; government offices and public facilities; 
medical facilities; employment centers; public gathering places, 
parks, outdoor plazas, and other public spaces; greenway trails 
and pathways; and public access to the community's natural 
resources through Lee Pla.a comprehensive plaii1 policies and 
LDC regulations that support Estero's distinct community 
character and the following community priorities: 

a. Support the development of a central town village center to 
unify the community; 

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

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

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

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

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

g. 

h. 

i.J:!.....Commercial and mixed use dev~ pments will Maintain a 
unified and consistent aesthetic/visual quality in 
landscaping, architecture, lighting, and signage 1in all 
commercial and mixed-use develo12ments; and 

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

POLICY 19.2.2: Facilitate the development of a illillage teWR 
center for the Village of Estero through the development of LDC 
standards, plans, and incentives that address the community's 
need for a central civic and economic core that is connected to 
surrounding residential neighborhoods, commercial areas, the 
Estero River, the Old Estero area, the Estero Community Park, 
and other parks and recreational facilities. (Added by Ordinance No. 
14-16) 

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

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

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

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

POLICY 19.2.4: Ensure that future commercial and mixed-use 
developments meet the community's planning priorities by 
requiring that all new commercial development which requires 
rezoning within Estero must be rezoned to a Commercial (CPD), 
Mixed Use (MPD), or Compact PD, as those districts may be1 
amended from time to time. Communities Planned Develooment 
1(CCPD)_ (Added by Ordinance No. 14-16) 

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

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

POLICY 19.2.6: Encourage commercial developments within 
the Village of Estero to provide interconnect opportunities with 

adjacent commercial uses in order to minimize access points 
onto primary road corridors; and residential developments to 
provide interconnect opportunities with commercial areas, 
including, but not limited to, bike paths and pedestrian 
accessways. (Added by Ordinance No. 14-16) 

POLICY 19.2. 7: Encourage the development of medical-related 
uses within Esterc:>1 by working with fiospital officials Economic 
Develolilll..Snt St;;ill and other; private property owners to create 
beepJ, appropriate land use policies, land development 
standards, identify appropriate sites and locations, and establ ish 
incentives for the development of health related facilities. 
Particular emphasis will focus on establishing a medical 
economic center lin this area of in the southern section of, Estero 
along U.S. 41. (Added by Ordinance No. 14-16) 

POLICY 19.2.8: Facilitate the development of professional , and 
research and development economic areas by working with 
Economic Development Staff and private property owners to 
adopt land development standards, identify appropriate sites 
and locations, and establish incentives for the development of 
professional and research and development facilities. Particular 
emphasis shall be on locating such facilities in areas that are in 
the proximity of FGCU educational resources and high 
technology facilities. (Added by Ordinance No. 14-16) 

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

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

a. Are compatible with adjacent uses, public facilities, and 
infrastructure systems; 
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b. Impact surrounding environmental and natural resources; 

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

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

e. Contribute to the overall design, landscaping, and aesthetics 
that make up the community's character .as a harmonious 
place with beauty, spaciousness, andadiversity of high 
guality residential and commercial development that 
positively contributes to the quality of life of Estero's 
residents. 
(Added by Ordinance No. 14-16) 

POLICY 19.3.2: Meet the future residential and commercial 
needs of Florida Gulf Coast University by encouraging higher 
density residential developments, with 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. (Added by Ordinance No. 14-16) 

POLICY 19.3.3: Establish LDC landscape requirements for the 
maintenance and development of a well-designed and 
landscaped community while providing appropriate transitions 
between residential uses and surrounding areas. Such 
landscaping requirements may be greater between residential 
and commercial uses, while less stringent within differing uses 
within a mixed-use center. (Added by Ordinance No. 14-16) 

OBJECTIVE 19.4: TRANSPORTATION CONNECTIVITY AND 
MOBILITY. Facilitate the development of an interconnected 
community that enables people to easily access Estero's 
neighborhoods, commercial and mixed-use centers as well as other 
areas within the county and region through an integrated 
transportation and mobility system. (Added by Ordinance No. 14-16) 
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POLICY 19.4.1: Establish Land Development Code standards 
that ensure the development of a well: connected transportation 
system that includes pedestrian pathways, bikeways, transit, 
and roadways. These standards should : 

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

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

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

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

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

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

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

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

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

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

f. Encourage the development of an effective rail system by 
~·1orking ·.~it~ the ~xisti_~~ rail corridor to improve and expand 
.use of ex1st1na rail fac1ht1es. (Added by Ordinance No. 14-16) 
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[the content of subsection f has been moved to new Policy 
19.4.6] 

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

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

POLICY 19.4.5: Address regional transportation demands and 
considerations by proactively working with private developers, 
and the applicable advisory boards and other local , regional , 
and state agencies to improve transportation connectivity and 
mobility throughout Estero and to other communities. (Added by 
Ordinance No. 14-16) 

POLICY 19.4.6: The Village hereby designates the CSX /i 
'Seminole Gulf rail corridor as a strategic regional transportation 
,corridor to protect the corridor for future transportation purposes 
see Ma 3E . This desi nation has been recommended b the 

Lee County Metropolitan Planning Organization as a means for 
cities and counties along the rail corridor to recognize the 
regional nature of this asset and jointly commit to efforts to 

rotect it in its entirety. This designation includes the' 
k:lesignation of the rail corridor as a "transportation corridor"1 
pursuant to F.S. 337.273. To implement this designation, 

,a. The Village of Estero supports efforts of the Lee Countyi 
Metropolitan Planning Organization to plan for 
h iking/biking/walking trails along the entire rail corridor, to, 
!add capability for commuter rail, light rail, or bus rapid transit 
· ervice in Lee County and northern Collier County, and to; ·· 
maintain freight capability.' 

b. The new Village Center Area designation (see Policy 1.1.12 
'and Objective 19.8) and pending amendments to the Land 
[Development Code demonstrate the Village's commitment 
to transit-oriented development up to a half mile around! ·· · 
~uture stations for commuter rail, light rail, or bus rapil
itransit. Transit-oriented development provides highe( 
tdensities and intensities in a physical form that emphasizes 
1walkability and connectivity and provides a broad range of 
·uses, reducing reliance on vehicle trips and parking lots .I 
Stations could be placed at Coconut Point and near 
Corkscrew Road. Model procedures for station area 
.planning and implementation are provided in the Florida. 
TOD Guidebook, published by Florida DOT in December 
12012. . . 

c. When creating its first Comprehensive Plan, the Village will, 
,consider designating the rail corridor into its own catego~ 
Ion the Future Land Use Map. The allowable uses in this( 
bate o could be determined b the entit ownin or 
leasin the corridor for the eriod of time that the corridor 
remains in use for freight rail. 

,d. The Village encourages Florida DOT to purchase the real 
,estate interests in the entire rail corridor from Arcadia to 
[north Na les from its current owner CSX Trans ortation Inc. 
(which leases the corridor to Seminole Gulf Railway) .! 

,e. The Village will formally oppose any attempts at 
abandonment of the rail corridor before the U.S. Surface 
f ransportation Board, and will support use of federal rails-to, 
~rails authority to railbank the corridor, if abandonment ever 
6ucceeds, in order to preserve the corridor for possible, 
future rail service. 

OBJECTIVE 19.5: NATURAL RESOURCES AND 
ENVIRONMENT. Ensure that Estero's natural environment 
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enhances the character and quality of life of the community by 
protecting the natural r~sources of Estero, promoting the area's 
natural environment to visitors and residents, and supporting 
public access to greenway and waterfront areas. (Added by 
Ordinance No. 14-16) 

POLICY 19.5.1: Protect the natural environment and resources 
of Estero by maintaining, amending, and implementing Lee Plan 
comprehensive plan or LDC regulations that: 

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

b. Facilitate where feasible, new development to provide public 
access to Estero waterways and greenways, as appropriate. 
Particular emphasis shall be given to properties along 
Estero River, its tributaries, and any Estero open spaces; 

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

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

POLICY 19.5.2: Improve public access, use, and enjoyment of 
Estero's waterfront and water-based resources by supporting 
the creation of community water-based amenities such as 
Estero Bay water taxi, marina facilities, or other water
dependent facilities. (Added by Ordinance No. 14-16) 

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

POLICY 19.5.4: The Estero Community attaches great 
importance to the integrity of provisions in the Lee Plan 
comprehensive E2]anl and the Land Development Code with 
respect to the Density Reduction/Groundwater Resource Area 
(DR/GR) in so far as actions with respect to the DR/GR have an 
impact on the environment, natural resources, mobility, sense of 
place, and character of Estero. (Added by Ordinance No. 14-16) 

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

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

POLICY 19.6.2: Expand the use, variety, and type of public 
spaces, parks, and recreational facilities within Estero by 
working with private developments to provide linkages, access, 
public parks, public space, and recreational amenities through 
the use of incentives, LDC requirements, and other 
development tools . (Added by Ordinance No. 14-16) 

POLICY 19.6.3: Promote Estero Community Park as a hub for 
the entire communit~. Improve the park's integration with the1 
,community by improving the existing connections between the: 
bark and Estero and by constructing the originally planned 
westerly entrance onto Via Coconut Point.I (Added by Ordinance No. 
14-16) 

POLICY 19.6.4: Encourage the use of park areas to link 
neighborhoods, commercial and mixed-use centers , and other 
open space and recreational facilities through an integrated 
system of bike, pedestrian, and roadways connections. (Added 
by Ordinance No. 14-16) 
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POLICY 19.6.5: Consistent with the Lee Plan Parks, 
Recreation , and Open Space Element, integrate the Koreshan 
State Historic Site into the fabric of the community by 
collaborating with the appropriate agencies such as the State of 
Florida to improve the area's landscaping, enhance pedestrian 
and bicycle access, historic resources and structures, and 
community park program and activities. (Added by Ordinance No. 
14-16) 

POLICY 19.6.6: Consistent with the Lee Plan Parks, 
Recreation, and Open Space Element, provide passive 
recreational opportunities within Estero State Buffer Preserve, 
Estero River, and Estero Bay by collaborating with the 
appropriate local , regional , and state agencies and private 
property owners to ensure the community's parks, natural 
amenities, and open spaces have easy access, parking, trails , 
and other community amenities. (Added by Ordinance No. 14-16) 

OBJECTIVE 19.7: PUBLIC PARTICIPATION. Ensure the public 
has meaningful and appropriate opportunities to participate in and 
comment upon development in and around the Willage of Estero 
communitv. (Added by Ordinance No. 14-16) 
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POLICY 19.7.1: As a courtesy, Lee County the Village of Estero, 
will register citizen groups and civic organizations within the 
Village of Estero that desire notification of pending review of 
Land Development Code amendments and Lee Plan 
,comprehensive plan amendments. Upon registration, Lee 
1County 1.vill provide Registered groups will be provided with 
documentation regarding these pending amendments. This 
notice is a courtesy only and is not jurisdictional. Accordingly, 
the &QUnty's failure to mail or to timely mail the notice, or failure 
of a group to receive mailed notice, will not constitute a defect in 
notice or bar a public hearing from occurring as scheduled. 
(Added by Ordinance No. 14-16) 

POLICY 19.7.2: Reserved. The Estero Community will 
establish an online document clearing house for their 
community, where copies of selected zoning submittal 
documents, staff reports, Hearing Examiner recommendations, 
and resolutions will be provided !Qr._public inspection. The 

county's failure to pro1.iide or to timely provide documents to the 
online document clearina house. or failure of the on line 

POLICY 19.7.3: The owner or agent applying for Planned 
Developments, Rezonings, Variances, Special Exceptions, Plan 
Amendments, Administrative Amendments, and Development 
Orders within the Village of Estero must participate in a public 
information meeting pursuant to adopted Village regulations a·nd 
policies. for county approval within the Estero Community must 
conduct one public informational session within the comm~ y 
in a publicly owned or leased facility where the agent •.viii 
provide a general overview of the project for any interested 
citizens. Lee County encourages planning, zoning, and/or 
development services staff to participate at such public 
meetings. This meeting must be conducted before the~ 
r pplication can be found sufficient. The applicant is fully 
responsible for providing the meeting space, providing advance 
r otice of the meeting place, time and date and providing 
security measures as needed. Subsequent to this meeting §.!lQ 
the applicant must provide county staff with a meeting summary 
document that contains the follo•Ning information: the date, time, 
and location of the meeting; a list of attendees; a summary of 
the concerns or issues that were raised at the meeting; and ~ 
proposal for how the applicant will respond to any issues that 
were raised. If the applicant chooses to hold the public meeting 
before any established community groups, then the minutes of 
that meeting as may be applicable must be provided prior to a 
findina of sufficiencv. (Added by Ordinance No. 14-16) 

,OBJECTIVE 19.8: VILLAGE CENTER. Improve the quality of life 
for Estero's residents and visitors by providing additional housing 
and neighborhood types and more diverse economic activity in the 
heart of Estero .l 

POLICY 19.8.1: This comprehensive plan includes a Village, 
Center category on the future land use map (also referred to as 
the "Village Center Area") which encourages higher densities 
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and intensities of housing, employment. shopping, recreation 
and civic uses in a series of interconnected neighborhoods and 
mixed use areas. Policy 1.1.12 allows landowners in the Villag~ 
Center Area to develop within the standard density range and 
,other requirements of the Urban Community category; howeven 
lhe Village of Estero encourages land to be developed on 
redeveloped with a greater mix of uses and higher densities 
when placed in walkable mixed-use patterns. The glossaryi 
defines 'densityi.'..:_mixed-use/ 'walkable,' and 'mixed-use 
pattern.The specific goals of the Village Center Area include 
creating socially vital centers supportive of business both big 
and small, neighborhoods and streets that are safe and 
attractive for walking and bicycling , the preservation of 
community history, and the protection of the environment. 
particularly along the Estero River. 

POLICY 19.8.2: The Village will create a new planned 
clevelopment zoning district in the Land Development Code {the 
"Estero Central Planning District") to help implement these 
'policies. This zoning district will contain tiered standards tha~ 
apply to the Village Center Area and may include sub-districts, 
which may have specific policies applying therein. Rezoning to: 
the new planned development zoning district must be sought to 
take advantage of the new tiered standards and densities with' 
respect to specific development tracts. The Village's intention is 
to use this new zoning district whenever increases in density1 
and intensity are requested in the Village Center Area. 

POLICY 19.8.3: The Land Development Code provisions that 
will implement the objective and policies set forth in this 
Objective 19.8 shall consider such reasonable guidelines as are 
necessary in order to foster predictable built results and higher 
quality public spaces by using physical form (rather than 
separation of uses) as the organizing principle for achieving 
such objectives. Such guidel ines may consider designating 
locations where different building form standards apply, the 
relationship of buildings to the public space, public standards for 
such elements in the public space as sidewalks, travel lanes, 
on-street parking , street trees, street furniture, and other 
aspects of the urban built environment that may be applicable to 

foster interconnection, social vitality and walkability in the 
Village Center Area . The Land Development Code provisions 
may also consider other alternative types of reasonable 
guidelines that may accomplish such goals in a different or 
complementary manner. 

!POLICY 19.8.4: Pro erties in the Villa e Center Area which 
ave vested rights under the law may proceed under suet{ 

111ested rights as otherwise provided in the comprehensive plan 
~nd Land Development Code, and shall not be required by 
virtue of Objective 19.8 and the policies thereunder to seek 
rezoning to the Village Center standards if no increases in eithen 
densities or intensity are sought beyond such vested rights. 

.a. Nothing contained in Objective 19.8 and the policies, 
thereunder shall modify or abridge the law of vested rights or 
estoppel under Florida Statutes or judicial precedent.I 
!Developments of Regional Impact maintain their statute~ 
~vested rights status pursuant to the provisions of Chapter 
~80.06 and Section 163.3167(5), Florida Statutes.r 

lb. If the property owner is unclear as to the exact nature of the, 
~ested rights that are claimed, such property owner may submit 
an application to the Village of Estero for a determination o~ 
such vested rights. The Village Council will conduct a public 
hearing to determine the nature and extent of such vested 
rights, and shall apply judicially defined principles of equitable, 
bstoppel in making such determination. Each vested rights 
determination is based on the facts and law associated with that 
barticular property and shall not be considered as a precedent 
l hat can be relied upon in any other determination. 

POLICY 19.8.5: The Land Development Code will provide 
standards for four levels of development in the Village Centen 
Area that will contribute to a walkable mixed-use environment in 
l he Village Center Area: 
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a. 

b. Tier 2 accommodates residential neighborhoods with highen 
densities and a potential for a greater variety of housing' 
types, as well as mixed-use neighborhoods with higher 
levels of non-residential uses, and , in each case, greater 
connectivity than Tier 1. 

c. Tier 3 accommodates mixed-use neighborhoods with similan 
attributes as Tier 2 but with higher levels of non-residential[ 
uses as well .I ·· 

d. Tier 4 allows an entire development tract to be planned as a 
com12act community, as provided in Chapter 32. 

POLICY 19.8.6: The Land Development Code will provide 
minimum standards for each tier and will describe publie, 
benefits that developers may offer to obtain specified 
density/intensity incentives in each tier.' 

POLICY 19.8.7: Base and maximum residential densities wi lll 
be set by the Village Council during the planned development 
rezoning process based on its determination of an application's 
compliance with this comprehensive plan and the specific 
standards and requirements for each tier. Increases in base 
residential densities may be allowed after consideration of1 
incentive offers as provided in the Land Development Code. 
Densities cannot exceed the top of the following ranges: 

a. Tier 1: Base level is up to 6 dwelling units per acre of Tier 1-
only land plus up to 3 additional dwelling units per acre o~ 
Tier 1-only land after consideration of accepted incentive 
offers, for a maximum of 9 dwelling units per acre of Tier 1, 
only land. 

b. Tier 2: Base level is up to 10 dwelling units per acre of Tier 2. 
land plus up to 4 dwelling units per acre of Tier 2 land aften 
consideration of accepted incentive offers, for a maximum o~ 
14. dwelling units per acre of Tier 2 land. 

c. Tier 3: Base level is up to 15 dwelling units per acre of Tier 3 
1

land plus up to 5 dwelling units g,er acre of Tier 3 land after. 

,consideration of accepted incentive offers, for a maximum o~ 
20. dwelling units per acre of Tier 3 land.I 

d. Tier 4: Base level is up to 21 dwelling units per acre of Tier 41 
l and plus up to 6 dwelling units per acre of Tier 4 land aften 
bonsideration of accepted incentive offers, for a maximum of 127. dwelling units per acre of Tier 4 landf ·- · · 

POLICY 19.8.8: With respect to these base and maximum 
residential density calculations: 

,a. For land in Tier 1-only, densities are calculated based on the 
'definition of "Density" in the Glossary of the comprehensive1 
p lan, thus excluding non-residential land in Tier 1 J 

b. For land in Tiers 2, 3, and 4, densities are calculated based 
,on this definition excegt that non-residential land is included 
~or these tiers only. 
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GOAL 20: 8AYSHORE COMMUNITY GOAL 31: DESTINATION RESORT MIXED USE WATER 
[repeal Goal 20 and associated objectives and policies] .QBPENDENT (!IBMUWD). 

[repeal Goal 31 and associated objectives and policies] 

GOAL 21: CALOOSAHATCHEE SHORES 
[repeal Goal 21 and associated objectives and policies] GOAL 32: LEHIGH ACRES 

[repeal Goal 32 and associated objectives and policies] 

GOAL 22: 80CA GRANDE 
[repeal Goal 22 and associated objectives and policies] GOAL 33: SOUTHEAST LEE COUNTY 

[repeal Goal 33 and associated objectives and policies] 

GOAL 23: THE PALM 8EACH 80ULEVARD CORRIDOR 
[repeal Goal 23 and associated objectives and policies] GOAL 34: NORTHEAST LEE COUNTY PLANNING COMMUNITY 

[repeal Goal 34 and associated objectives and policies] 

GOAL 24: COMMUNITY PLANNING 
[repeal Goal 24 and associated objectives and policies] GOAL 36: NORTH OLGA COMMUNITY 

[repeal Goal 35 and associated objectives and policies] 

GOAL 26: NORTH CAPTIVA (Upper ~ tiva). 
[repeal Goal 25 and associated objectives and policies] 

GOAL 2&: ALVA 
[repeal Goal 26 and associated objectives and policies] 

GOAL 27: PAGE PARK COMMUNITY 
[repeal Goal 27 and associated objectives and policies] 

GOAL 28: NORTH FORT MYERS 
[repeal Goal 28 and associated objectives and policies] 

GOAL 29: OLGA COMMUNITY 
[repeal Goal 29 and associated objectives and policies] 

GOAL 30: 8URNT STORE MARINA VILLAGE 
[repeal Goal 30 and associated objectives and policies] 
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GOAL 2: GROWTH MANAGEMENT. To provide for an economically 
feasible plan which coordinates the location and timing of new 
development with the provision of infrastructure by government 
agencies, private utilities, and other sources. 

OBJECTIVE 2.12: DIVERSIFIED CLUSTER DEVELOPMENT. 
The County In several future land use categories, the Village of 
Estero allows the potential for a mixture of different land uses 
including: residential, commercial/office, research and development, 
and medical. light industrial. (Added by Ordinance No. 09-06) 
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POLICY 2.12.1: The Village County encourages and promotes 
clustered, mixed use development within certain Future Urban 
Area land use categories to spur cluster development and smart 
growth within those areas of Lee County where sufficient 
infrastructure exists to support development, as well as continue 
to improve the economic well-being of the County; provide for 
diversified land development; and provide for cohesive, viable, 
well-integrated, and pedestrian and transit oriented projects. 
This is intended to encourage development to be consistent with 
Smart Growth principles. (Added by Ordinance No. 09-06) 

POLICY 2.12.2: Reserved. Future development within the 
Tradeport and Industrial Development future land use 
categories is strongly encouraged to be designed to include a 
mixture of research and development, industrial, and related 
office uses. where aoorooriate. (Added by Ordinance No. 09-06) 

POLICY 2.12.3: Future development within the Intensive 
Development, Central Urban, and Urban Community future land 
use categories is strongly encouraged to be development as a 
mixed use with two or more of the following uses: residential, 
commercial (including office), and light industrial (including 
research and development-\:ffie). When residential use is one of 
the uses proposed, in a mixed use development, residential 
densities may be developed taking into consideration the 
definitions under the Glossary terms: "Mixed Use," "Mixed Use 
Building ," "Mixed-Use Pattern ," "Walkable," and "Density." (Added 

by Ordinance No. 09-06) 

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

OBJECTIVE 4.1: Maintain the current planned development 
rezoning process which combines site planning flexibility with 
rigorous review. (Amended by Ordinance No. 91-19, 94-30, 07-15) 

POLICY 4.1.1: Development designs will be evaluated to 
ensure that land uses and structures are well integrated, 
properly oriented, and functionally related to the topographic 
and natural features of the site .and to the existing and potential 
street pattern on surrounding sites. , and that the placement of 
fuses or structures within the development minimizes the 
expansion and construction of street and utility impro•,ements. 
(Amended by Ordinance No. 91-19, 00-22) 

POLICY 4.1.2: Development designs will be evaluated to 
ensure that the internal street system is designed for the 
efficient and safe flow of vehicles and pedestrians without 
having a disruptive effect on the activities and functions 
contained within or adjacent to the development. (Amended by 
Ordinance 91-19, 00-22) 

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

POLICY 4.2.1: The Village County will maintain an overlay in 
the future land use map series1(Map 1 , Page 6) identifying 
locations outside the Village Center Area that are also desirable 
for mixed use patterns because they tRat are located in close 
proximity to: public transit routes; education facilities; recreation 
opportunities; and , existing residential, shopping and 
employment centers. Development approvals in the Village 
Center Area that had been based on a pro12._ert¥ havino been 
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within Lee County's prior mixed-use overlay designation ma'ii 
request modifications to those approvals provided the, 
modifications are in compliance with this Comprehensive Plan 
and Land Development Code and do not increase the, 
previously approved densities and intensities.jAppropriate 
locations for any future mixed-use overlay will have a positive 
impact on transportation facilities though increased transit 
service, internal trip capture, and reduced travel distance 
(preference will be given to locations serviced by multiple transit 
routes) . An analysis showing the number of existing and 
potential residential units within the immediate and extended 
pedestrian shed (measured through connections and 
delineating pedestrian barriers) will be considered in identifying 
appropriate locations. (Added by Ordinance No. 07-15) 

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

POLICY 4.2.3: Reserved. Any Planned Development project 
adhering to the Mixed Use Overlay standards, at the discretion 
pf the Board of County Commissioners, may extend beyond the 
Mixed Use Overlay zone up to on~ uarter mi~ (Added by 
Ordinance No. 07-15) 

POLICY 4.2.4: [Reserved. The Mixed Use Overlay may 
include areas within the Coastal High Hazard Area when unique 
public benefits exist. Such benefits may include providing 
v,orkforce housing options for employees of businesses located 
on barrier islands when transit is provided between the 
workforce housing and the employment areas. (Added by 
Ordinance No. 07-15) 

POLICY 4.2.5: [Reserved. Encourage mixed use 
developmentson sites that have existing connectivity to 
adjacent neighborhoods, qualify as a grayfield or brownfield 
sites, or are candidates for Transit Oriented Development. 
Prooerties lackina ootential interconnections to adiacent 

properties v.'ill not be considered as preferred locations for the 
Mixed Use Overlav. (Added by Ordinance No. 07-15) 

POLICY 4.2.6: Reserved. Staff v.'ill work with communities, 
specifically during the community planning process, to explain 
the benefits and address coneerns related to mixed use/higheFi 
density developments to build the eonsensus needed to identif~ 
appropriate locations for the Mixed Use Overlay. (Added by 
Ordinance No. 07-15) 

POLICY 4.2. 7: Development located in the Mixed-Use Overlay 
£fiat utilizes the Compact PD zoning category applying Q!}Q~ 
32 Compact Communities of the Lee County Land 
De~J:!l..ent Code will not be subject to the site location 
standards listed in Policy 6.1.2 and 6.1.2.7. (Added by Ordinance 
No. 11-18) 

OBJECTIVE 4.3: Development, redevelopment, and infill 
rezonings located within the Mixed Use Overlay outside of the 
~ illage Center Area that utilize the Compact PD- or Mixed Use 
Planned Development (MPD) zoning category and meet the criteria 
In the policies below that ineorporate the following Mixed Use, Nev/ 
IUrbanism, Traditional Neighborhood De·,elopment (T~ ). and 
Transit Oriented Development (TOD) eriteria will be allowed to use 
the area of commercial , office, light industria~ natural water bodies 
and other non-residential uses in their density calculations. These 

roposals must contribute to areas will be compact, multi-purpose, 
mixed use patterns eenters which integrate commercial 
development with residential, civic, and open space within the same 
neighborhood or aoo buildings. (Added by Ordinance No. 07-15) 

POLICY 4.3.1: Reserved. Developments within the Mixed Use 
Overlay eonforming to Chapter 32 Compaet Communities of 
the Land Development Code, will be deemed as meeting th§ 
P.:!]J:Giples listed in this_filajeetive. (Added by Ordinance No. 07-15, 
Amended by Ordinance No. 11-18) 

POLICY 4.3.2: Mixed Uses: tAt balance~ mixture of Carefullyi 
mixing complementary, uses ,can will be provided to reduce 
overall trip lengths, te support pedestrian, bicycle and transit 
opportunities and create pedestrian friendly streetscapes. 
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a. Mixed uses will be encouraged within individual buildings 
(e.g. residential above retail or office space) but may be 
located in separate buildings that can be easily reached 
'using publicly accessible sidewalks and streets. 

b. Mixed Use Overlay areas not within the Village Center Area 
will provide public gathering places, civic uses, such as 
green spaces or community centers, and other P-Ublio 
amenities as described in Policy 19.2.1. 

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

d. The Mixed Use Overlay is intended for mixing uses that are 
com lementa rather than conflictin as those terms are1 
used in the glossary's definition of mixed use. The nature of 
the mix of uses will be determined based upon the needs of 
the Village, character of the surrounding area, the 
compatibility of the uses, and the characteristics of the 
transportation network. (Added by Ordinance No. 07-15) 

POLICY 4.3.3: Site and Building Design: Integrate 
commercial, residential, civic, and open spaces to create 
multipurpose developments that feature unique style and 
ambiance through design, encouraging civic involvement and 
events to promote community interaction. 

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

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

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

d. Link pedestrian routes and bikeways with the street system 
or other public space such as parks or squares avoiding 

routes through parking lots and other locations out of the 
public realm. 

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

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

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

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

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

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

1. creation of a series of smaller, well defined customer 
entrances to break up long facades and provide 
pedestrian scale and variety, that may be achieved 
through the use of liner buildings. 

2. limited number and size of signs. 

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

k. An "A/B'' street grid system may be utilized where "A" streets 
meet all pedestrian oriented standards and create a 
continuous uninterrupted pedestrian friendly streetscape, 
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while "B" streets may include a limited amount of properly 
designed non-pedestrian oriented uses. 

I. Crime Prevention Through Environmental Design (CPTED) 
guidelines will be incorporated to the maximum extent 
possible. (Added by Ordinance No. 07-15) 

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

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

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

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

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

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

(Added by Ordinance No. 07-15) 

POLICY 4.3.5: Automobile Access: Automobile facilities 
Streets and Alleys: Streets will be designed to provide safe 
access to,, through , and within each the development. 

a. lntern~ streets must meet Land Development Code 

1
standards found in Article II of Chapter 32 and traffiG 
.Qifculatio11...~ystem design will include: 

1. narrow traffic lanes and other traffic calming techniques 
- -

to maintain safe multi-modal transportation. 

2. an interconnected street system extended to adjacent 
sites at the least intrusive locations., with 
interconnections as may be provided in the Land 
!Development Code.I -

3. maximum use of common access drives 1to arterial 
foads. 

4. a system of alleyways for service vehicles and access to 
parking. 

5. convenient access to transit facilities . 

6. sidewalks shaded by rows of street trees. 

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

c. ~ connector street system Public streets. will provide multiple 
vehicular, bicycle, and pedestrian linkages to adjacent local 
destinations, including residential neighborhoods, as an 
alternative to arterial and collector roads, except where such 
connections are precluded by physical layout of natural 
environmental features. 

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

e. Additional provisions to achieve the goals of development of 
walkable environments will be established in the Land 
Development Code. 

(Added by Ordinance No. 07-15) 
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POLICY 4.3.6: Community Green Space: Public space and 
landscaping will be provided that includes. 

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

b. Required surface and storm water management facilities will 
be designed as-aA integrally with civic spaces, and as a 
physical or visual amenity tl]&provides usable open SP-,ace 
or an aesthetic feature that resembles natural areas. 

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

(Added by Ordinance No. 07-15) 

POLICY 4.3.7: Connectivity and Buffering: Mixed use 
developments will be well integrated both internally and 
externally. 

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

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

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

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

(Added by Ordinance No. 07-15) 

POLICY 4.3.8: Properties in a Mixed Use Overlay Zone, nof 
within the Coastal l=ligh l=lazard Area, will be considered as 
preferred receiving areas for Transferable Development Rights 
(TDRs) and will allow these TDRs to serve as a method for 
obtainina allowable bonus densities.f1Added by Ordinance No. 07-15) 

POLICY 4.3.9: The owner or agent for a rezoning request 
ptilizing the Mixed Use Overlay must conduct one_publicl / 
noticed informational session, before sufficiency, where th~ 
agent will, at a minimum, present an overview of the project's 
consistency with this objective. Subsequent to this meeting, the 
applicant must provide County staff with a meeting summary 
6ocument that contains the following information: the date, time, 
and location of the meeting; a list of attendees; a summary of 
the concerns or issues that were raised at the meeting; and 9i 
proposal for how the a~plicant will respond to any issues that 
were raised. (Added by Ordinance No. 07-15) 

[the content of Policy 4.3.9 duplicates Policy 19. 7.3] 

OBJECTIVE 4.4: [no changes proposed] 
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GOAL 6: COMMERCIAL LAND USES. To permit orderly and well
planned commercial development at appropriate locations 1Nithin the 
countv. (Amended by Ordinance No. 94-30) 

OBJECTIVE 6.1: Development approvals for commercial land 
uses must be consistent with the following policies, the general 
standards under Goal 11 and other provisions of this plan. (Amended 
by Ordinance No. 94-30, 11-18) 
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POLICY 6.1.1: All applications for commercial development will 
be reviewed and evaluated as to: 

a. Traffic and access impacts (rezoning and development 
orders); 

b. Landscaping and detailed site planning (development 
orders); 

c. Screening and buffering (planned development rezoning and 
development orders) ; 

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

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

f. Proximity to other similar centers (rezoning); and 

g. Environmental considerations (rezoning and development 
orders). (Amended by Ordinance No. 00-22) 

POLICY 6.1.2: Commercial development must be consistent 
with the location criteria in this policy except where specifically 
excepted by this policy or by Policy 6.1.7, or in Lehigh Acres by

1 

Policy 32.2.4 or jf located in the Mixed Use Overlay and utilizing 
~he Compact PD zoning category. Chapter 32 Compact 
Communities of the Land Development Code. 

1. MINOR COMMERCIAL 

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

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

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

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

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

c. Site Area: Two acres or less. 

d. Range of Gross Floor Area: Less than 30,000 square 
feet. 

e. When developed as part of a Mixed Use planned 
development ,or Compact planned development, and 
meeting the use limitations, modified setback standards, 
signage limitations and landscaping provisions, retail 
uses may deviate from the locational requirements and 
maximum square footage limitations, subject to 
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conformance with the Estero Community Plan as 
outlined in Policies 19.2.3 and 19.2.4, and through 
approval by the Board of County Commissioners Village1 
Council .. 

2. NEIGHBORHOOD COMMERCIAL 

a. Major function: Provide for the sale of convenience 
goods and personal services such as food , drugs, 
sundries, and hardware items. 

b. Typical leading tenants: Supermarket and drug store. 

c. Location: Must be located as follows (except where this 
plan provides specific exceptions): 

At the intersection of an arterial and a collector or two 
arterials so that direct access is provided to both 
intersecting roads. Such direct access may be provided 
via an internal access road to either intersecting road. 
On Lee County's islands 11.'here there is no intersecting 
net\•1ork of sollestors and arterials, neighborhood 
sommersial centers may be located using the standards 
for minor commersial centers 

d. Site Area: 2 to 10 acres 

e . Range of Gross Floor Area: 30,000 to 100,000 square 
feet 

(1~1osated on an existing arterial road; 

(~) is located at the intersection of that arterial with a 
future sollestor or arterial that is indicated on the. 
Official Traffisways Map; a!}Q 

@) will provide (or at least not interfere with) an 
e.Q_septable alignment for the future roadwaY..:ttP ish is 

the justification for the ~ppro:1al, relat~ve ~~- both~ 
extensions from the point of 1ntersest1on n1th the 
existing roa_g. 

3. COMMUNITY COMMERCIAL 

a. Major function: Some functions of neighborhood 
commercial , in addition to providing for the sale of retai l 
goods such as clothing , variety items, appliances, and 
furniture. 

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

c. Location: Must be located as follows (except where this 
plan provides specific exceptions): 

• At the intersection of two arterials so that direct 
access is provided to both intersecting roads. 

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

d. Site Area: 10 to 35 acres 

e. Range of Gross Floor Area: 100,000 to 400,000 
square feet 

f Not\¥ithstanding prohibitions contained elsewhere in thTs 
plan, community sommersial development may be 
granted in a portion of the Suburban land use sate~ 
/in North Fort Myers lying between the Cape Coral sity 
limits and the old S.A.L. railroad grade and north of the 
junction of the 41 s upon the appro11al of an application 
for Commercial Planned Development rezoning if the 
' Board of County Commissioners makes a formal finding 
that the proposed R[Qjest: 

(1) is located on an existing arterial road; 
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;eotion with the existing roa£ 

4. REGIONAL COMMERCIAL 

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

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

C. Location: Must be located in such a manner as to 
provide direct access to two and preferably three arterial 
roads. Such direct access may be via an internal access 
road to one or more arterials. 

d. Site Area: 35 to 100 acres 

e. Range of Gross Floor Area: 400,000 to 1 million 
square feet or more. 

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

1) Impacts to flow-ways , 

2) Community and Regional Park levels of service, 

3) Roadway levels of service, 

4) Public Schools, 

5) Fire protection services, and 

6) Affordable housing. 
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5. 

6. 

7. 

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

a. direct access is provided to the development within one
quarter mile of the intersection; 

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

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

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

Any contiguous property under one ownership may, at the 
discretion of the Board of County Commissioners Village1 
Council , be developed as part of the interstate Generali 
Interchange category, e~ pt in the Mixed Use Interchange 
district, provided the property under contiguous ownership to 
be developed as part of the interstate interchange does not 
extend beyond three-quarters of a mile from the interchange 
centerpoint. Applications seeking interstate uses outside of 
the interstate highv.·ay designated interchange area will be 
evaluated by the Board considering the following factors: 
percentage of the property within the interstate interchange; 
compatibility with existing adjacent land uses; and , 
compatibility with surrounding Future Land Use Categories. 
This is intended to promote planned developments under 
unified ownership and control , and to insure proper spacing 
of access points. 

The location standards specified in Subsections 1-4 will 
apply to the following commercial developments: shopping 
centers; free-standing retail or service establishments; 
restaurants; convenience food stores; automobile 
dealerships; gas stations; car washes; and other commercial 
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development generating large volumes of traffic. These 
location standards will not apply to the following: banks and 
savings and loan establ ishments without drive-in facilities; 
hotels or motels; marinas; general , medical , or professional 
offices; industrial, warehouse, or wholesale development; 
clubs, as defined in Chapter 34 of the Land Development 
Code (commercial clubs excepted_) ; and other similar 
development. The distinction in this subsection between 
these two major types of commercial uses does not apply in 
Lehigh Acres, where commercial uses are permitted int 
accordance v.iith Policy 32.2.4. These location standards •1!'.ll! 
not apply to property in the Mixed Use Overlay when 
Chapter 32 Compact Communities of the Land 
Develo~ nt Code is a~lied. 

8. The standards specified in Subsections 1-4 for location, floor 
area and site area will serve as guidelines during the 
rezoning process (allowing limited discretion by the Board..fil 
County Commissionel§_ Village Council in special cases in 
which retail uses are the only reasonable use of the parcel 
in light of its size, its proximity to arterials and collectors, and 
the nature of the existing and projected surrounding uses, 
including but not limited to environmental factors) but are 
strict requirements during the development order process in 
the case of zoning that existed prior to the effective date of 
the Lee Plan (December 21 , 1984). The other standards 
specified in Subsections 1-4 will serve generally to indicate 
the types of development which are likely to fall within each 
commercial category. Proposed rezonings to commercial 
zoning districts that include both uses that are subject to the 
standards in Subsections 1-4 and uses that are not (see 
Subsection 7) may be found consistent with the Lee Plan bv 
the Board of County Commissioners comprehensive plan b 
1the Village Council even if the subject parcel does not 
comply with the applicable location standard; provided , 
however, that no development orders will be issued on any 
such parcel for any use to which the standards in 
Subsection 1-4 is applicable, and all such development 
orders must be consistent with the level of service 
requirements in Policy 95.1 .3. 

9. The location standards in this policy are not applicable in iRe 
following areas: 

~ the [General, Interchange land use category~ 

b. In Lehigh Acres where commercial uses 3Bt:Permitted in 
accordance with Goal 32 

C. 

10. The 1Board of County Commissioners Village Council may 
approve applications for minor commercial centers that do 
not comply with the location standards for such centers but 
which are consistent with duly adopted CRA and the Estero 

ommunity Plans policies under Goal 191. 

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

12. Map 19 illustrates the existing Lee County intersections that 
are deemed to be consistent with the standards in 
subsections 2 and 3. Neighborhood and community 
commercial centers must be located at one of the 
designated intersections, at another intersection utilizing the 
list of Functional Classification for Arterial and Collector 
Roads, or in accordance with one of the exceptions under 
Goal 6, or in Lehiah Acres in accordance with Policies 1.8.1 
th!_Q!!gh 1.8.3. 

The map shows some intersections with half-circles and 
others with full circles. Half circles indicate that only the two 
intersection quadrants shown on the map are deemed to be 
consistent with the standards. All of the quadrants of 
intersections designated with full circles are deemed to be 

Draft - March I 5. 20 I 6 B 



consistent with the standards. Proposed neighborhood and 
community commercial centers that are located at the 
designated intersections are subject to all of the other 
Goals, Objectives and Policies of this Plan. 

Functional classifications of new or improved streets will be 
established in accordance with the definitions of "arterial" 
and "collector" roads in Rule 9J-5.003. A list of Functional 
Classification for Arterial and Collector Roads, consisting of 
roads that meet this criteria , will be maintained by the Lee 
County Department of Transportation, for county maintained 
roads, and the Lee County Division of Development 
Services, for privately maintained roads. These functional 
classification lists will be adopted by Administrative Code. 
For the purpose of determining compliance with the 
locational standards of Policy 6.1 .2, only those roads 
identified as Major Collector roads will be considered 
collector roads. Roads identified as Minor Collector or not 
included on the list will be considered local roads. The mao 
•.viii be revised annually during the county's regular plaJ! 
amendment cycle. 

13. Freestanding single use commercial retail development oi 
five (5) acres or more does not qualify as a Neighborhood 
Center as that term is used in the Suburban and Outlyingr 
Suburban Future Land Use Categories. (Amended by 
Ordinance No. 93-25, 94-30, 98-09, 99-15, 99-18, 00-22, 02-02, 07-09, 
10-05, 10-16, 10-19, 10-40, 11-18) 

POLICY 6.1.3: Commercial developments requiring rezoning 
and meeting Development of County Impact (DCI) exceeding 
thresholds defined in the Land Development Code must be 
developed as Commercial planned developments, Mixed Use 
pianned developments, or Compact planned developments that 
are designed to arrange uses in an integrated and cohesive unit 
in order to: 
• provide visual harmony and screening; 

reduce dependence on the automobile; 
• promote pedestrian movement within the development; 
• utilize joint parking , access and loading facilities; 

• avoid negative impacts on surrounding land uses and traffic 
circulation ; 
protect natural resources; and 
provide necessary services and facilities where they are 
inadequate to serve the proposed use. (Amended by Ordinance 
No. 94-30, 00-22) 

Page 22 Drqfi - A/arch 15. 2016 B 



XII. Glossary 
DENSITY - The number of residential dwelling or housing units per 
gross acre (du/acre) . Densities specified in this plan are gross 
residential densities. For the purpose of calculating gross residential 
density, the total acreage of a development includes those lands to be 
used for residential uses, and includes land within the development 
proposed to be used for streets and street rights of way, utility rights-of
way, public and private parks, recreation and open space, schools, 
community centers, and facil ities such as police, fire and emergency 
services, sewage and water, drainage, and existing man-made 
waterbodies contained within the residential development. Lands for 
commercial , office, industrial uses, natural water bodies, and other non
residential uses must not be included, except in the Village Center Area 
as specificall'l_Provided in Objective 19.8 and the policies thereunder1 

and except within areas b utside the Village Center Area that are 
identified on the Mixed Use Overlay Map (Future Land Use Map Series 
Map 1 page 6 of 8) that have elected to use the process described in 
Objective 4.3. 4.2 and except within areas identified as Mixed Use 
Communities as identified on Map 17 where development rights are 
concentrated or transferred using the process described under 
Objective 33.3. Within the Captiva community in the areas identified by 
Policy 13.2.1 , commercial development that includes commercial and 
residential uses within the same project or the same building do not 
have to exclude the commercial lands from the density calculation. For 
true mixed use developments located on the mainland areas of the 
County, the density lost to commercial, office and industrial acreage 
can be regained through the utilization of TDRs that are either created 
from Greater Pine Island Coastal Rural future land use category or 
previously created TDRs. True mixed use developments must be 
primarily multi use structures as defined in this Glossary as a mixed 
use building. If de1,elopment is proposed in accordance with Policy 
2.12.3, residential densities are calculated using the total land area 
included in the mixed use portion of the development.frAmended by 
Ordinance No. 98-09, 00-22, 03-21, 05-21, 07-09, 07-14, 09-06, 10-43) 

INFILL - The use of vacant land within a predominantly developed area 
for further construction or development. These lands already have 
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public services available but may require improvements to meet current 
development standards. (Added by Ordinance No. 07-14) 

MIXED USE - Complementary uses of land generally within a walkable, 
distance from one another .. Complementary means uses ari 
compatible with each other and would serve the same users without 
requiring a car or a bike/walk trip on a circuitous or inhospitable route. 
Complementary uses are the opposite of conflicting uses. for example 
industrial uses or commercial uses that have features near residential. 
uses which could negatively impact the quality of life or interfere with 
~he quiet enjoyment of such residential uses. The development, in 3i.._ 
compact urban form, including residential and one or more different Q;lli 
compatible uses, such as but not limited to: office, industrial and 
technological , retail , commercial , public, entertainment, or recreation. 
These uses may be combined within the same building or may be 
grouped together in cohesive neighboring buildings with limited 
separation , unified form and strong pedestrian interconnections to 
create a seamless appearance. True mixed use de1.ielopments ~ arily 
consist of mixed use buildings as defined by this Glossary.f"(Amended by 
Ordinance No. 05-21, 07-14) 

MIXEDJUSE BUILDING - Mixed3Use Building means a building that 
contains at least two different compiementari land uses (i.e. 
commercial and residential , R & D and residential , office and 
residential , commercial and civic use open to the public) that are 
related . (Added by Ordinance No. 05-21) 

MIXED-USE PATTERN - A physical pattern where streets form an 
,interconnected network within and surrounding various parcels in an 
overall development area, neighborhood, or group of interconnected 
'neighborhoods. A variety of methods to subdivide such areas and 
heighborhoods may be utilized to develop individual buildings that can 
accommodate a variety of complementary land uses and building types. 

REDEVELOPMENT - Development activity characterized by 
replacement of existing dilapidated or underperforming structures. The 
new development is usually at a higher level of intensity or density. 
(Added by Ordinance No. 07-14) 

TRADITIONAL NEIGHBORHOOD DEVELOPMENT (TND) -A form of 
development that creates mixed-use, mixed-income neighborhoods that 
are compact, diverse and walkable. (Added by Ordinance No. 07-14) 
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TRANSIT ORIENTED DEVELOPMENT (TOD) - Development located 
within walking distance of a transit stop using a mixed use development 
pattern and that is mixed use and developed using Traditional 
Neighborhood Development standards. (Added by Ordinance No. 07-14) 

1WALKABLE -A characteristic of mixed-use neighborhoods or districts 
where people can safely walk to nearby destinations on sidewalks or 
paths that encourage comfortable movement without driving. NearbVJ 
(Jestinations are generally viewed as those that can be reached by a 5 
minute walk or about ~ mile in distance. 
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1"able 1(cL 
Mixed Use 0¥erlay/Lehigh Acres 

SnAciali:zAd Mhu~d URA NndA Ratin~ ""',...~,._,, ....... -... ,.... .......... ,.... --- . ---- . ---·--
Future Land Us.,! 

Map CategoF)' 

~ 
Al:ea 
Ratio 

Acre!!J P~rcent f ercent NOR 
Residential Residential 

Intensive @ 4,Wa ~o 50% 
Central Urban ~ ~ 20 50% 
Urban Community 2 ~ 25 eO% 
Suburban 4 ~ 30 70% 
Outlrlr!g Suburban ~ 4-2J 30 70% 
~ RemaiAiAg asres are witt:1iA AeA resiEleAtial areas tl=lat are~ atee 

witl=liA tl=le everlay s11sl=l as P11elis Fasilities aAEl 'NetlaAEls. 

Lee Plan1 Future Land Use 
J 

Map 1, Page 1 of 8 

50 QO% 
50 80% 
40 75% 

30 70% 

30 70% 

[Certain land is being redesignated from Urban Community, Suburban, 
Outlying Suburban, Public Facilities, and Rural to the new 

Village Center land-use category, as shown on the Framework Plan. As the_ 
Village of Estero approves its first comprehensive plan and land developmen{ 

code as required by law, the area comprising the Village Center area may change 
to, among other things, include other land in that vicinity that meets the goals and 

objectives of the Estero CommunitY.. Plan. J 

Lee Plan Future Land Use 
Map 1, Page 6 of 8 

Special Treatment Areas -
Mixed Use Overlay 

[The Village will maintain the mixed-use overlay for land in Estero outside of th~ 
Village Center Area .. ] 
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VILLAGE OF ESTERO 

COMPREHENSIVE PLAN AMENDMENT 

STAFF REPORT 

VILLAGE CENTER 

CPA 2016-01 

(PUBLICLY SPONSORED AMENDMENT) 

Report Date: March 8, 2016 

Planning and Zoning Board 

March 15, 2016 Public Hearing 
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CASE NAME: 

CASE TYPE: 

CASE NUMBER: 

~ "'E~() 
VILLAGE CENTER 0..., · 
COMPREHENSIVE PLAN MAP AND TEXT AMENDMENT 
(PUBLICLY INITIATED) 

CPA 2016-01 

PLANNING & ZONING BOARD DATE: MARCH 15, 2016 

REQUEST SUMMARY 
The Village of Estero is proposing a series of map and text amendments to its 
Comprehensive Plan and Land Development Code to support compact walkable 
development patterns in certain areas near US 41 referred to as the Village Center. 
These areas are anticipated to include employment, housing, shopping, recreation, and 
civic uses. 

The request being considered by the Planning & Zoning Board on March 15 is limited to 
the Comprehensive Plan amendments, which would have the greatest effect on about 
915 acres of land located near US 41 almost the length of the Village of Estero 

An important feature of these amendments is a new category on the Future Land Use 
Map called "Central Estero." In this category, higher densities may be allowed if certain 
criteria are met. Final density decisions would be made by the Village Council at the 
time of rezoning. 

Four 'tiers' or levels of development would be described in detail in the Land 
Development Code. As higher tiers are requested by developers, the allowable 'base 
density' increases and the code's criteria increase correspondingly. Additional density 
may be available in exchange for public features offered by developers such as 
enhanced streetscapes, public hiking and bicycling trails, gathering places (including 
outdoor cafes), and other amenities or improvements; these increases are called 
'incentive density.' Density limits for both types of density are summarized in the 
following chart. 

(densities in units per acre) 

Base Incentive Maximum 
Density Density Density 

Tier 1 Upto6 Up to 2 8 

Tier 2 Upto9 Upto 3 12 

Tier3 Up to 14 Upto 4 18 

Tier4 Up to 20 Upto5 25 

Detailed code requirements and potential incentive offers will be described in detail in 
Land Development Code Amendments, which will be adopted concurrently with final 
approval of these Comprehensive Plan amendments. 
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APPLICATION SUMMARY 

Proiect Name: Village Center 

Applicant: Village of Estero 

Request; Amend the Future Land Use Element of the Comprehensive Plan: 

• Amend Lee Plan Map 1 (Page 1 of 8 of the Future Land use 
Map) to establish a new "Central Estero" land use category 
and to redesignate about 915 acres of land into this new 
category 

• Amend Lee Plan Map 1 (Page 6 of 8) to remove the "Mixed
Use Overlay" from land being designated into the new 
"Central Estero" category 

• Amend policies under Objective 1 .1 

• Amend policies under Goal 19 

• Delete Goals 12 through 18 and 20 through 35 and all 
objectives & policies under these goals 

• Amend Objective 2.12, 4.2, and 4.3 and policies under them 

• Amend Goal 6 and policies & standards under Objective 6.1 

• Amend the Glossary 

• Amend Table 1(c) 

Size of Property: 915 acres will be designated into the "Central Estero" category; 
none of that land will remain in the "Mixed-Use Overlay" 

Property Locatjon: The "Central Estero" category is near US 41 , almost as far 
north as Estero Parkway and as far south as the Village limits (see AttachmentB). 

Current Zonjng; Much of the affected land has been zoned into one of the Planned 
Development zoning districts (see Attachment D). 

Future Land Use Cateqorjes; (current) in Central Estero area; see map in 
Attachment A 

Urban Community 
Suburban 
Outlying Suburban 
Public Facilities 
Rural 
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663 acres 
138 acres 
21 acres 
63 acres 
30 acres 

(72.4%) 
(15.1%) 
(2.3%) 
(6.9%) 
(3.3%) 
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Allowable Densities (in current categories being changed to Central Estero ): 

Standard (Base) Bonus 
Future Land Density Range Density 
Use Category Minimum Maximum Maximum 

Urban Community 1 6 to 10 
Suburban 1 6 no bonus 
Outlying Suburban 1 3 no bonus 
Public Facilities n/a nla no bonus 
Rural n/a 1 no bonus 

FEMA Floodway: A FEMA-designated floodway runs along the Estero River 
through the Central Estero category. 

Historic Resources: Part of the Central Estero category is within level 2 sensitivity 
areas for archeological and historic resources. About 1 O acres of the Koreshan Unity 
National Register Historic District is east of US 41 on the south bank of the Estero 
River and would be in the new "Central Estero" category. 

PUBLIC MEETINGS 
Public meetings or workshops have been held on the following dates to discuss the 
evolving Village Center planning effort: 

• In 2016: March 9, March 8, January 12 
• In 2015: October 28, August 18 

PROJECT HISTORY 
As the real estate market was beginning to recover from the recession, a community 
planning initiative was sponsored by a coalition of Estero community organizations to 
anticipate changing demographic trends and their impact on Estero. That process 
included a detailed market assessment and an extended planning workshop to explore 
development scenarios for a surplus of commercially zoned land near US 41 . 

A possible framework for the development of the remaining vacant tracts in Estero was 
presented through a series of community meetings. This framework was based on the 
principles of compact, walkable, transit supportive, mixed-use development, with an 
emphasis on employment, housing variety, and recreational and civic uses. These 
principles could guide Estero toward a more sustainable model for future development 
that serves current residents of Estero while anticipating the needs and desires of future 
residents. 
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Findings from the community planning initiative were documented in three reports: 

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

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

• Community Planning Initiative, Final Report (January 2015, by Seth Harry & 
Associates and Spikowski Pl~nning Associates) 

The market assessment was based on conditions in 2013. Since that time, real estate 
development has recommenced in Estero at a rapid pace. Lee Memorial Health System 
is about to develop a 31-acre site as a walkable mixed-use medical complex with 
complementary shops and services that are integrated with surrounding uses. Private 
developers are providing additional commercial uses and several smaller luxury gated 
communities that fit the prior Estero model, plus housing types that are new to 
Estero including apartment complexes and specialized housing with related medical 
care. The renewed economic activity and its diversity is welcome after the lengthy 
recession, but should be well-planned. 

The Village Council authorized the preparation of Comprehensive Plan and Land 
Development Code amendments in May 2015 through a consulting contract. The 
planning team included Bill Spikowski of Spikowski Planning Associates and urban 
designer Seth Harry of Seth Harry & Associates. These Comprehensive Plan 
amendments were prepared as part of that effort. 

STAFF SUMMARY & ANALYSIS 
The comprehensive plan amendments proposed in this report affect several different 
portions of the Comprehensive Plan. The following summary highlights the most 
significant changes. The complete amendment language is provided in Attachment F, 
except as modified by recommendations in this report. The map amendments are 
shown in Attachments B and C. 

Policy 1,1,12 and Map 1 (Paae 1 of 8): 
This policy would establish a new "Central Estero" category on the Future Land Use 
Map: 

POLICY 1.1.12: The Central Estero area lies near US 41 in the heart of 
the Village of Estero. This area includes housing, employment, shopping, 
recreation, and civic uses and can accommodate additional development 
in walkable mixed-use patterns. Uses and densities must meet the 
standards for the Urban Community category unless land is rezoned as a 
planned development to apply alternate tiered standards for the Central 
Estero Area as described under Objective 19.8. Densities may exceed the 
standard density ranges in Table 1(a) only if the Village Council applies 
the alternate tiered standards through rezoning. 
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The Future Land Use Map would be amended to include about 915 acres of land 
into this category (see Attachment 8). Owners of land in this new category could 
participate in the new tiered standards by requesting rezoning. 

Policy 19,4.§: 
A new Policy 19.4.6 would be added to expand on and replace existing Policy 
19.4.2.f. The new policy would implement recommendations from the Lee County 
Metropolitan Planning Organization about preserving the rail corridor for future 
transportation purposes (potentially including enhanced freight service; commuter 
rail , light rail, or bus rapid transit; and hiking/biking/walking trails). The corridor 
bisects Fort Myers, Estero, and Bonita Springs and terminates in far northern Collier 
County. 

The rail corridor is ideal for trails and bike paths because it would link most of Estero 
to destinations to the north and south without requiring walking or biking on busy 
roads. Trails and bike paths can be placed alongside active railroad tracks (known 
as 'rails-with-trails') or using abandoned rail corridors ('rails-to-trails'). Because the 
CSX I Seminole Gulf rail corridor is important for many transportation purposes, the 
MPO recommended the 'rails-with-trails' approach. The right-of-way is wide enough 
in most places to accommodate multiple uses including trails. The MPO recently 
identified the rail corridor as the preferred location for the critical north-south corridor 
for a system of greenways and trails in Collier and Lee Counties. 

The rail corridor is owned and controlled by two private entities: CSX and Seminole 
Gulf Railway. CSX owns the land within the right-of-way. Seminole Gulf Railway has 
a long-term lease on the land to operate freight rail service; Seminole Gulf also owns 
and maintains the tracks and rolling stock. 

The MPO concluded that in order to maintain options for multiple uses of this 
corridor, a public entity such as Florida DOT should pursue purchasing real estate 
interests in the rail corridor. (Lee County Rail Corridor Feasibility Study, October 
2013) 

Policy 19,6,3: 
Policy 19.6.3 addresses the Estero Community Park with suggestions for integrating 
the park with the surrounding neighborhoods by constructing the originally planned 
westerly entrance onto Via Coconut Point. 

Policy 19,7,3: 

Policy 19.7.3 is being updated to avoid inconsistencies with the Village's Ordinance 
15-01 that established advisory boards and updated the standards for public 
information meetings. 

Objective 19,s and subsequent policies: 
The new policies following Objective 19.8 amplify Policy 1.1.12's general description 
of the new Central Estero category and describe in general terms how the new 
tiered process would work, including the maximum allowable densities. 
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Goal 19 Generally: 
Numerous minor editorial and updating changes are also proposed, for instance to 
reflect the jurisdiction of the Village of Estero rather than Lee County. 

Goals 12 through 18 and 20 through 35: 
These goals and their objectives and policies are being deleted; they apply only to 
other communities in unincorporated Lee County. 

Obiectives 4.2 and 4,3 and Map 1 {Page § ot 8): 
These objectives contain policies that apply to Lee County's "Mixed-Use Overlay." 

This overlay would remain in effect for land outside Central Estero where it would be 
applied in accordance with the modified terms under these objectives. 

For land within Central Estero, this overlay would be removed. However, Policy 4.2.1 
would be modified to indicate that development approvals that had been based on a 
property having been within the prior mixed-use overlay may request minor 
modifications to those approvals if they would not increase the previously approved 
densities and intensities. 

Attachment C shows the existing Mixed-Use Overlay and land being redesignated to 
Central Estero where the overlay will no longer apply. 

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

Table 1(c); 

A previous proposal, as described on Page 23 of Attachment F, would have deleted 
Table 1(c). The current proposal is to retain Table 1(c) because the Mixed-Use 
Overlay will now be retained (except in the Central Estero category), as shown on 
Attachment C. 

Future Land use Map; 
Map 1 of 8 would be amended to redesignate about 915 acres of land from Urban 
Community, Suburban, Outlying Suburban, Public Facilities, and Rural to the new 
Central Estero category. 

Map 6 of 8 which includes the Mixed-Use Overlay would also be amended. A 
previous proposal is described on Page 23 of Attachment F; the current proposal 
would retain the Mixed-Use Overlay except in the Central Estero category, as shown 
on Attachment C. 
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Yision statement: 
Vision statements for 25 distinct communities in unincorporated Lee County are 
presented at the beginning of the Comprehensive Plan. The vision statement for 
Estero was updated in late 2014; it is reprinted on Page 1 of Attachment F but no 
additional changes are needed. 

STAFF SUMMARY AND FINDINGS 
Village Ordinance 2015-01 assigned the Planning and Zoning Board to serve as the 
Village's local planning agency. Under Florida law, local planning agencies are 
responsible for preparation of comprehensive plans and must hold a public hearing on 
all proposed amendments and make a recommendation on such amendments. 

The Village Council will then hold its own public hearing and decide whether the 
amendments should be "transmitted" to state and regional agencies for formal review 
(or "not transmitted"). After fonnal review, the Village Council will hold another public 
hearing to make a final decision to adopt or not adopt the amendments. 

Issues to be considered by the Planning and Zoning Board include: 

• Do the amendments further the Village's policy goals in an effective and 
equitable manner? 

• Are the amendments based on sound planning principles and appropriate data 
and analysis? 

• Will the Comprehensive Plan be internally consistent if the amendments are 
adopted? 

Staff recommends that the Planning and Zoning Board find in the affirmative on each of 
these criteria and make a recommendation to the Village Council to transmit the 
amendments for formal review at this time but to withhold final approval until the Land 
Development Code can also be amended to provide suitable criteria for carrying out the 
Comprehensive Plan amendments. 

Several maps are provided as attachments to this report. The most important are 
Attachment B which shows the new "Central Estero" category and Attachment C which 
shows where the Mixed-Use Overlay would no longer apply. 

The full text of the comprehensive plan amendments are presented in Attachment F 
immediately after the maps. Additions are shown underlined; deletions are struck 
through; both additions and deletions are also hi hli hted in x:ellow. 

ATTACHMENTS 

Attachment A- Future Land Use Map (existing) 

Attachment B - Future Land Use Map (area being changed to "Central Estero") 

Attachment C - Mixed-Use Overlay 

Attachment D - 'Planned Development' Zoning ( existing) 
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Attachment E - Map 3E (existing map that is referred to in new Policy 19.4.6) 
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Attachment A- Future Land Use Map (existing) 
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Attachment B - Future Land Use Map 
(area being changed to "Central Estero") 
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Attachment C - Mixed-Use Overlay 
(existing overlay plus "Central Estero" area being removed) 
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Attachment D - 'Planned Development' Zoning (existing) 
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1 RESOLUTION NO. PZB 2016 - 03 
2 
3 A RESOLUTION OF THE VILLAGE OF ESTERO, FLORIDA 
4 LOCAL PLANNING AGENCY RECOMMENDING AMENDMENTS 
5 TO THE VILLAGE OF ESTERO TRANSITIONAL 
6 COMPREHENSIVE PLAN TO CHANGE THE TEXT OF THE 
7 FUTURE LAND USE ELEMENT AND THE GLOSSARY AND TO 
8 AMEND THE FUTURE LAND USE MAP TO PROVIDE FOR 
9 POLICIES AND OBJECTIVES RELATED TO THE NEW VILLAGE 

10 CENTER AREA AND TO AMEND CERTAIN OUTDATED 
11 PROVISIONS OF THE FUTURE LAND USE ELEMENT. 
12 
13 WHEREAS, the Village of Estero Charter provides that the Lee County 
14 Comprehensive Plan existing as of the date of the Village incorporation shall be the Village 
15 of Estero Transitional Comprehensive Plan; and 
16 
17 WHEREAS, the Village by Ordinance No. 15-01 established the Planning and 
18 Zoning Board and designated it as the Local Planning Agency for purposes of the 
19 Community Planning Act, Section 163.3164, et seq., Florida Statutes; and 
20 
21 WHEREAS, the Village has undertaken a study of proposed Comprehensive Plan 
22 amendments that would implement a walkable, mixed use regulatory framework based on 
23 preliminary concepts in the January 2015 Community Planning Initiative Final Report; and 
24 
25 WHEREAS, the Village study proposes a series of map and text amendments to 
26 the Village Transitional Comprehensive Plan to support compact walkable development 
27 patterns in certain areas near US Highway 41 referred to as the Village Center and to amend 
28 certain outdated provisions of the Village Transitional Comprehensive Plan; and 
29 
30 WHEREAS, a public workshop, a joint workshop of the Village Planning and 
31 Zoning Board and Design Review Board, and multiple meetings with interested 
32 stakeholders have been conducted by the Village to discuss the proposed changes to the 
33 Transitional Comprehensive Plan; and 
34 
3.5 WHEREAS, the Planning and Zoning Board, sitting as the Local Planning Agency, 
36 conducted a public hearing on March 22, 2016, to hear further public input and to discuss 
3 7 the proposed changes to the Transitional Comprehensive Plan, and to prepare a 
38 recommendation to the Village Council; and 
39 
40 WHEREAS, the Local Planning Agency is taking this action at a duly constituted 
41 public hearing after due public notice. 
42 
43 NOW, THEREFORE, THE VILLAGE OF ESTERO LOCAL PLANNING 
44 AGENCY HEREBY RECOMMENDS that the attached Transitional Comprehensive 
45 Plan amendments, as proposed for modification by the Local Planning Agency, be 
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46 forwarded to the Village Council for its action pursuant to the Community Planning Act, 
47 Section 163.3164, et seq., Florida Statutes: 
48 
49 SEE EXHIBIT A, attached hereto. 
50 
51 This Resolution shall take effect immediately upon adoption. 
52 
53 PASSED AND DULY ADOPTED this 22°ct day of March, 2016. 
54 
55 VILLAGE OF ESTERO, FLORIDA 
56 LOCAL PLANNING AGENCY 
57 
58 
59 
60 Roger Strelow, Chairman 
61 Attest: 
62 
63 
64 By:_~~~~~~~~~ 
65 Kathy Hall, MMC, Village Clerk 
66 
67 
68 Reviewed for legal sufficiency 
69 
70 
71 By: __________ _ 
72 Nancy Stroud, Esq. 
73 
74 
75 
76 
77 
78 
79 
80 
81 

Vote: 
Roger Strelow Yes 
Ryan Binkowski Yes 
David Crawford Yes 
Ned Dewhirst Yes 
Marlene Naratil Yes 
Scotty Wood Yes 
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No 
No 
No 
No 
No 
No 
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