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Via E-mail Gibbs@estero-fl.gov 

Re: Via Coconut EPD/Proposed Village Ord. #2016-09 
Our File No. 68020.003 

Dear Mary: 

As I discussed with you yesterday, the applicant has agreed not to oppose your requested continuance of the 
PZB hearing tonight, but we do want to distribute the updated Pattern Book, and proposed Conditions, Deviations 
and Schedule ofU ses. This will give the PZB members an opportunity to review the Pattern Book before their next 
hearing scheduled for July 19th. 

I realize that you're recommending a continuance until the August PZB, but I would submit that the Pattern 
Book and the proposed Conditions are the only outstanding items that still need to be addressed by the PZB and that 
July 19 gives everyone an opportunity to be prepared for that discussion. The obvious problem faced by the applicant 
if the PZB hearing is delayed again until it's August meeting, is that we will miss the August Village Council meeting 
and that will push this project into September. 

Focus Development Group has, as you know, been waiting for this application to be reviewed and addressed 
by the Village Council since April, 2015. Jeff Graef and his partners have worked cooperatively and collaboratively 
for over the past 15 months while the regulations for the Village Center were being developed and finally adopted. 
We submit it is only fair to allow these hearings to move forward as quickly as possible in light of the length of time 
that it is taken to get to the stage, particularly when this application was already found sufficient for hearing back in 
April, 2015. 

We will do everything that we can in order to address any questions that come up and to expeditiously respond 
in the effort to bring this application to a successful conclusion. I look forward to continuing to work with you on 
this. 

SCH/sb'm 
Attachments: Pattern Book 

Conditions 
Schedule of Uses and Deviations 

cc: Client (via e-mail) 

4635 S. DEL PRADO BL VD. 
CAPE CORAL, FLORIDA 33904 

(239) 542-3148 

4524 GUN CLUB ROAD, SUITE 203 
WEST PALM BEACH, FLORIDA 33415 

(561)471-1366 



1. 

2. 

VIA COCONUT CONDITIONS (v.6 14 16 7-11-16) 
(TRACK CHANGES SHOWING APPLICANT'S REVISIONS] 

Master Concept Plan/Development Parameters 
The development of this project must be consistent with the one-page Master 
Concept Plan for Via Coconut, stamped received March 30, 2015 
2016 with revision date 04/16 (Exhibit E) , except as modified by the conditions 
below. 

This development must comply with all requirements of the Land Development 
Code (LDC) at time of local Development Order Approval , except as may be 
granted by deviation as part of this planned development. If changes to the 
Master Concept Plan are subsequently pursued, appropriate approvals will be 
necessary. 

The project is approved for 297 multiple family residential units and 30,000 
square feet of commercial use, with a maximum building height of 45 feet. 

Uses and Property Development Regulations 
a. Schedule of Uses - See Exhibit A 

b. Property Development Regulations - See Exhibit B 

3. Vehicular/Pedestrian Connection 
Happy Hollow Lane: 
The future interconnections to the parcels along Happy Hollow Lane shown on 
the Master Concept Plan are approved conceptually. Specific Prior to 
construction of any interconnection, specific connection to and the right to cross 
private property must be demonstrated at the time of local development order. 

Property West of Railroad Right-of-Way: 
Shown as a Future Potential Interconnection, the development must provide for 
future vehicular and pedestrian access connection to the property to the west as 
part of any residential development activity within this planned development. 

More specifically, the applicant must construct the east-west connector road and 
oval as part of the residential development order. The road must be constructed 
to the west property line with the stub-out design subject to approval of Village 
Staff. 

Internal to the Planned Development: 
The development must provide for both vehicular and pedestrian interconnection 
throughout the development. The internal pedestrian connection must be in the 
form of sidewalks internal to the project separate and distinct from vehicular 
roads, drives, and access ways. 

External to the Planned Development: 
Except as provided elsewhere in the conditions of this planned development, 
pedestrian interconnection must be provided in accordance with the Master 
Concept Plan and Land Development Code. 
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4. Open Space 
Prior to development order approval, the development order plans must show 
0.65 acres of open space for the commercial portion and 6.60 acres of open 
space for the residential portion of the project. 

5. Traffic 
Connections shown on the Master Concept Plan to Via Coconut Point are subject 
to the review and approval by Lee County Department of Transportation, unless 
this road is turned over for maintenance to the Village of Estero. The southerly 
access point will be reviewed by the Village at the time of the development order 
for sight visibility issues to determine whether it is approvable. 

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

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

8. Concurrency 
Approval of this rezoning does not constitute a finding that the proposed project 
meets the concurrency requirements set forth in the Land Development Code. 
The developer is required to demonstrate compliance with all concurrency 
requirements prior to issuance of a local development order. 

9. Agricultural Uses 
Agricultural Uses: Existing bona fide agricultural uses on this site are allowed as 
follows: 

(a) Bona fide agricultural uses consisting of row crops, that were in existence 
when the application for this project was filed, may continue in the areas depicted 
on EXHIBIT C until a local development order is approved for the area containing 
the agricultural uses. 

(b) Clearing or injury of native trees or other native vegetation, including 
understory, in agricultural areas is prohibited. Existing areas of bona fide 
agricultural use that include existing grass pasture(s) may be mowed but those 
areas may not be cleared or expanded. Violations of this condition will require 
restoration in accordance with LDC 10-423. This prohibition of clearing or 
expansion of agricultural use is not intended to preclude approved requests for 
removal of invasive exotic vegetation. 
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(c) Prior to issuance of a local development order for the portion that 
contains the agricultural use, the property owner must provide written proof, 
subject to approval by the Village Attorney of the following: 

(1) Termination of all agricultural use on the property included in the 
development order application/approval. Proof must include a sworn 
affidavit from the person or entity holding title to the property that 
specifically provides: 

a) the date the agricultural uses ceased; 

b) the legal description of the property subject to the development 
order approval; 

c) an affirmative statement that the owner acknowledges and agrees 
that all agricultural uses except for community gardens are illegal 
and prohibited on the property and that the owner covenants with 
the county Village that they will not allow any other agricultural 
uses on the property until the property is re-zoned to permit 
agricultural uses; and 

d) that the affidavit constitutes a covenant between the owner and 
the county that is binding on the owner, their assignees and 
successors in interest. 

The affidavit must be properly recorded in the public records of the 
county at the owner's expense. 

(2) Proof of termination of the agricultural tax exemption for the portion of 
the property included in the development order application/approval. 
Proof of termination must include a copy of the owner's request to 
terminate the tax exemption provided to the Property Appraiser. 

10. Solid Waste Management 
As part of any local development order approval for vertical development, the 
development order plans must include facilities in compliance with LDC Section 
10-261 and Solid Waste Ordinance #11-27 for the pick-up/disposal of solid waste 
and recyclables. The minimum area required for, and specific locations of, these 
facilities wi ll be reviewed at the time of local development order application. 

11. Development Permits 
Issuance of a development permit does not in any way create any rights on the 
part of the applicant to obtain a permit from a state of federal agency and does 
not create any liability on the part of the county for issuance of the permit if the 
applicant fai ls to obtain requisite approvals or fulfill the obligations imposed by a 
state or federal agency or undertake actions that result in a violation of state or 
federal law. 

12. Pattern Book 
The Pattern Book must be reviewed by the Design Review Board prior to Village 
Council hearing and may be required to be amended pursuant to that review. A 
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Pattern Book must meet the requirements of the Estero Planned Development. It 
must contain additional detail regarding: 

• Building design, materials - residential and commercial 
• Gates - type, location, design (any gates must maintain required 

stacking per code) 
• Streetscape (number and type of trees), along Via Coconut 

13. Timing of Commercial Uses 
The 8,000 square feet of non-residential/commercial space at the traffic oval will 
be constructed during Phase I of the project. 

14. Central Oval 
The central oval must be constructed as at least a "Type C" road and shown on 
the development order, and platted dedicated as a public easement, and 

recorded in the official records of the county. The green space in the oval must 
be designed to include a focal feature such as a fountain , with appropriate 
seating, shade trees and other amenities. 

15. Billboard 
The billboard must be removed as part of the first development order for the site. 

16. Gates 
No gate is approved behveen the northerly commercial parcel and residential 
development.The Main Gates at the Village Green into the northern and southern 

residential sections must normally be left in the open position during the hours of 9:00 
AM -6:00 PM. Gates, fences and walls must be designed to be obscured from view 
from any roadway the Via Coconut Point roadway as shown in the Pattern Book .. 

17. Commercial Uses 
The commercial uses in the northern 2 acre site are intended to be neighborhood 
commercial uses. There must be a variety and mixture of commercial uses. No 
one use can dominate the site. The site will contain multiple buildings as shown 
on the Master Concept Plan . 

18. Parking Spaces 
Parking spaces must be delineated on the development order plan and assigned 
to units through the lease or similarly enforceable documentation, with adequate 

guest parking required per code as provided herein. 

19. Property Development Regulations 
The property development regulations list townhomes as a potential use. If 
townhomes are developed, this will require an amendment to the zoning through 
the public hearing process as the site plan will be different. 

20. Incentive Offerings 
The applicant's incentive offerings are incorporated into this zoning approval as 
Exhibit D. Location and details are shown on the Master Concept Plan and in the 
Pattern Book. 
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21 . Restaurants 
Pursuant to LDC §33-515(a)(1) Tier 3 General Standards, at least one-half of the 

30,000 s.f. building area for commercial use must be able to accommodate restaurants . 
However, only restaurants which do not require grease-traps (such as, but not limited to, 
e.g., coffee shops, ice cream parlors. deli sandwich shops) will be permitted in the Mixed 
Use buildings in the Residential Area, and restaurants requiring grease traps will only be 
permissible in the northern Commercial Area. 

EXHIBITS: 
A Schedule of Uses 
B. Property Development Regulations 
C. Agricultural Affidavit 
!1.__Pattern Book with Incentive Offerings 
G-:E. Master Concept Plan dated 04/16. 
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EXHIBIT A 
Via Coconut-Schedule of Uses and Deviations 

Note: Strike-thru and underline indicates staff deletions and additions 
rs.ee Applicant's revisions as Track Changes- 7-11-167 

Commercial Area 

Accessory Uses and Structures 
Administrative Offices 
Agricultural uses, continuation of bona fide use only 
Animals: Clinic 
ATM {automatic teller machine) 
Auto parts store, No installation service 
Bait and tackle shop 
Banks and financial establishments {34-622{c){3)), Groups I, II 
Broadcast studio, commercial 
Business services (34-622(c)(5)): Group I, except bail bonding, check exchanges and oxygen tent services, 

Group II (messenger services, packaging services, parcel and express services only) 
Caretaker's Residence 
Clubs: Commercial, Fraternal, Membership organization, Private 
Consumption on premises (in conjunction with group 3 restaurants only, no service past midnight) 
Convenience food and beverage store {no gas pumps) 
Cultural facilities (34-622 (c)(lO)), except animal or reptile exhibits, aquariums, botanical or zoological 

gardens, historical sites, planetaria or zoos 
Day care center, adult, child 
Drive-through facility for any permitted use one bank only 
Drugstore, pharmacy 
EMS, fire or sheriffs station 
Essential Services 
Essential service facilities, (34-622(c)(13)), Group I 
Excavation: Water retention, detention 
Fences and Walls (see conditions) 
Food and beverage service, limited 
Food stores {34-622(c)(16)), Group I 
Hardware store 
Hobby, toy and game shops, {34-622(c)(21) 
Household and office furnishings, (34-622(c)(22)), Group II 
Insurance companies (34-622(c)(23)) 
Laundry or dry cleaning (34-622(c)(24)), Group I 
Lawn and garden supply store 
Medical office 
Nonstore retailers {34-622 {c){30)), Group I 
Package store 
Paint, glass and wallpaper 
Parking lot: Accessory, Temporary (Temporary parking is subject to temporary use permit as applicable) 



Personal services (34-622(c)(33)), Group I except coin-operated laundries or laundromat 
Persona l services {34-622(c)(33)), Group II except massage parlors (article VII, division3) 
Personal services {34-622(c)(33)), Group IV, except escort services, palm readers, fortune tellers, card 

readers, or tattoo parlors 
Pet services 
Pet shop 
Place of worship 
Post office 
Real Estate Sales and Rental Office - limited to sales and/or rental of units within the Planned 

Development 
Recreational facilities, Group IV, except bingo halls or skating rinks 
Rental or leasing establishments, (34-622(c)(39)), Groups I and II 
Repair shops (34-622(c)(40)), Groups I and II, except taxidermists 
Restaurant, fast food (see condition) 
Restaurants {34-622(c)(43)), Groups I, II and Ill (see condition) 
Schools, commercial (art, bartending, business, computer, crafts and dance only) 
Signs in accordance with Chapters 30 and 33 
Specialty retail shop (34-622 (c)(47)), Groups I - 111, except ammunition, bowling equipment, firea rms, 

hunters equipment, riding goods, saddlery stores, skiing equipment or tent shops 
Studios {34-622(c)(49)) 
Temporary uses, subject to temporary use permit as applicable 
Used merchandise stores, (34-622(c)(54)), Group I except pawn shops 
Variety store 

Residential Area 

Accessory Uses and Structures 
Agricultural uses, continuation of bona fide use only or Community Gardens (see condition) 
Community Gardens (see condition) 
Dwelling Units: Multiple-Family Buildings, Townhouse 
Entrance gates and gatehouse (see condition) 
Essential Services 
Essential service facilities, {34-622(c)(13)), Group I 
Excavation: Water retention, detention 
Fences and Walls (see conditions) 
Home Occupation (subject to standards in Lee County Land Development Code Section 34-1772) 
Model display center 
Model Homes, Model Units and Model Display Center, including accessory parking lots 
Park, including community gardens, neighborhood parks, passive and active recreation 
Parking lot: Accessory, Temporary (Temporary parking is subject to temporary use permits as 

applicable) 
Real Estate Sales and Rental Office - limited to sales and/or rental of units within the development 
Recreation facilities, Personal and Private On-site 
Signs in accordance with Chapters 30 and 33 
Temporary uses, subject to temporary use permit as applicable 



The following non-residential uses are permitted on the ground floor of the two multifamily buildings 
in the Residential Area that are indicated on the Master Concept Plan to contain a maximum of 8,000 
s.f. ground floor non-residential use: 

Administrative offices 
ATM {automatic teller machine) 
Banks and financial establishments {34-622{c)(3)), Groups I, II 
Business services {34-622{c)(5)), Group I, except bail bonding, check exchanges and oxygen t ent 

services, Group II {messenger services, packaging services, parcel and express services only) 
Caretaker's residence 
Clubs: Commercial, Fraternal, Membership organization, Private 
Consumption on premises {service no later than 1 a.m.) 
Convenience food and beverage store {no drive thru) 
Cultural facilities {34-622 {c)(10)), except animal or reptile exhibits, aquariums, botanical or 

zoologica l gardens, historical sites, planetaria or zoos 
Day care center, child 
Drugstore, pharmacy 
Food and beverage service, limited 
Food stores {34-622{c)(16)), Group I 
Hobby, toy and game shops {34-622{c)(21) 
Household and office furnishings, {34-62{c)(22)), Group II 
Insurance companies {34-622{c)(23)) 
Medical office 
Package store 
Paint, glass and wallpaper 
Personal services {34-622{c)(33)), Group I except coin-operated laundries or laundromat 
Personal services (34-622{c)(33)), Group II except massage parlors (article VII, division3) 
Personal services (34-622{c)(33)), Group IV, except escort services, palm readers, fortune tellers, 

card readers, or tattoo parlors 
Pet services 
Pet shop 
Post office 
Real Estate Sales and Rental Office - limited to sales and/or rental of units within the Planned 

Development 
Recreation facilities, Personal and Private On-site 
Recreational facilities, Group IV, except bingo halls or skating rinks 
Rental or leasing establishments, {34-622{c)(39)), Groups I and II 
Repair shops (34-622{c)(40)), Groups I and II, except taxidermists 
Restaurant, fast food (see condition) 
Restaurants (34-622{c)(43)), Groups I, II and Ill (see condition) 
Schools, commercial (art, ba rtending, business, computer, crafts and dance only) 
Signs in accordance with Chapters 30 and 33 
Specialty reta il shop (34-622 {c)(47)), Groups I - 111, except ammunition, bowling equipment, 

firearms, hunters equipment, riding goods, saddlery stores, skiing equipment or tent shops 
Studios {34-622{c)(49)) 
Used merchandise stores, (34-622(c)(54)), Group I except pawn shops 
Variety store 



[From ORD. #2016-09) 

Section 4 . Deviations. 

Deviation (1) seeking relief from LDC Section 10-296(b) which specifies right-of-way standards 

for privately maintained access streets to allow the internal access drive to meeting parking lot 

aisle standards, allowing vehicles to back out onto the access drive, is (approved)(denied). 

Deviation (2) seeking relief from the following: 

(a) Section 10-416(d)(6) which requires a solid wall or combination berm and solid 

wall not less than eight fee height to be constructed not less than 25 feet from 

abutting property and landscaped (between the wall and the abutting property) 

with a minimum five trees and 18 shrubs per 100 lineal feet; or a 30-foot wide 

Type F buffer with the hedge planted a minimum of 20 feet from the abutting 

property line where roads, drives or parking areas are located less than 125 feet 

from existing single family residential lots; and 

(b) Section 10-416(d)(7) which requires a Type C or F buffer for uses or activities that 

generate noise; 

to allow a buffer consisting Type F buffer plantings in a 15 to 20 feet wide planting area, 

supplemented with an 8 foot wall or 8 foot wa ll and berm combination as depicted on the MCP 

where commercial areas abut three single family residences, is (approved)(denied). 

Deviation (3) seeking relief from Section 34-2020(a) which requires a minimum of 2 parking 

spaces per multifamily unit to allow parking to be calculated at 1.5 spaces per one-bedroom 

multifamily unit, for up to a maximum of~ 140 one-bedroom units, is (approved)(denied). 
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Maiy Gibbs 

July 22, 2016 

Via E-mail Gibbs@esterojl.gov 
Director Community Development 
Village of Estero 
9150 Corkscrew Palms Circle 
Estero, FL 33928 

Re: Via Coconut EPD/Proposed Village Ord. #2016-09 
Our File No. 68020.003 

Dem Mmy: 

We are doing our best to prepare for the August 23rd PZB meeting. Because the July 12th 

meeting was not continued to a date certain, we are now required to publish a new adve1tisement 
in the newspaper and produce new signage with notice of the meetings, so it is impo1tant for us to 
be placed on that agenda. We know that you are preparing to revise the Zoning Staff Report that 
was previously revised June 14, 2016. The new Pattern Book submitted on July 12th is intended to 
address the o~tstanding questions raised at the June 21st PZB and June 28th DRB meetings. We 
have identified those issues below. 

We have also tried to provide a thorough review of the vmious Estero Plan and Village 
Center District LDC requirements in an effo1tto expedite your final review well in advance of the 
August 23 PZB hearing. If you or the councilors have any questions, please let me know and we 
will be happy to me to address this with you. · 

Between the PZB and DRB we have identified 14 issues we were asked to address with 
regard to our PATTERN BOOK, and I have outlined those below with the responses: 

1. Provide justification for parking adequacy mound the Village Green in service to the 
non-residential occupancies. 

Parkrn.g for non-residenti'~l U$C around the Villag~ Green is provided at 
the multiuse rate of l space p·er 350 square feet. Thi's ratio 
,accommodates coffee shop, ice cream parlor, sandwich shop, lea,sing 
offices, brokerage, family m~dical, etc_ .. 
Dinner restaurant occupa,ncies are not proposed in this area for reasons 
·of service, traslh and delivery concerns·, and tite expanded parkilJg 
demands for sit down restaurants is not proposed or feasible. 

Time sharing concerns also enter hdo parking availability~ 
Res"i<lenti ... 1 P~.ak ~~mand.s ~,re after ho1o·s·, and peak deniands· for 

4635 S. DEL PRADO BLVD. 
CAPE CORAL, FLO!UDA 33904 
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conventional offices and .businesses are mid-day. With control gates 
open during normal business hours of 9 am to 6 pm, parking avl)ilability 
Will prove sufficient under all daytime conditions. Correspondin·gly, 
business hours for food and beverage in the Village Green, limited to 
light fare such as coffee shop, ice cream parlor, sandwich shop, etc., will 
be open when business functions such as leasing offices, brokerage, 
fami'ly medical, etc. are no(. 
The parking provided in front of th·e busines·ses at a multiuse t·atio of 1 
space per 350 square feet would thus adequately serve parking needs, 
especially considering that up to half of the flooJ· area focuses exclusively 
on community-related uses (leasing, mail, fitness, etc.) and users can 
park within the residential area or drive to park in the Village Green 
area. 

New urban parking sharing standards recognize the overlapping 
demand cycl~s. That analysis would result in less parking than the 
aggregated calculation to pro;vide one space per 350 square feet of 
multiuse space as proposed. 

2. Access control and a stacking exhibit to show how the gate stacking works? 

Per LDC Section 34-1748(1)(d)('2) stacking must be for 5 cars. The 
stacking exhibit attached illustrates the stacking of 5 cars c~n be 
accommodatccl at the gates with adequate space for throu·gb niovemcnts 
by vehicles. 

3. Explore ways to deviate from a constant ridge line with changes in roof bearing 
elevations or vertical accent features. (Note that elevation views can be misleading. The 
stepped plan treatment will further the roof massing differences by making forward roofs 
appear higher than those set back.) 

To address this cooc·ern the elevations were revisited. The solution 
provid~d depicts tbe selective us~ of g!lbles on the fonvard elements of 
the ~levations and not hips as previously shown. Tll'C gabhls stand 
fonvard of the body of the roof and thus from eye level will appear ~ore 
dominant and effectively taller. An eye-level view of the.buildiQgs bas 
been adde'd to the Pattern Book (page 8) to help illustrate that the 
roofline will be varied from eye level view. 

E'yc Level View is at Pattern Book Page 8 

4. Verify the adequacy of signage area on the vertical mixed use structures for the tenant 
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population to be considered. 

See Pattern Bo'Ok Page 20. 
Diagrams and details of the sign bamls proposed on the vertical mixed 
use building are provided in the Pattern Book, pag~ zo. As depicted and 
described in the Pattern Book, wall signs are located in horizontal sign 
bands, with one horizontal sign band per building. As detailed on pag~ 
20 of the Pattern Book, wall signs will be c_omprised of individ.ual 
lettering with reve1•se channel lighting (LED), with maximum lettering 
height of 30 inches. · 

5. Provide examples of signage on the facade of the ve1tical mixed use and commercial 
buildings as proposed. 

See Pattern BoQk Page 20. 
Page 20 of the Pattern Book provides examples of the wall signs on the 
\ 1ertical mixed use building, and examples of tl1e wall signs and one 
projecting slgn on the commerci_al buildings. The locations, examples, 
and specificat1ons for these signs are speUe·d out on page 20 of the 
Pattern Book. 

6. Offer examples of trim profiles, column treatment, water mark shapes, and building 
accessories such as haunches, shutters, and awnings that may be used. 

See Pattern Book Pag-es 29-32. 
Architectural details are provided in the Pattcr_n Book. Page 29 shows 
Architectural Details for Residential buildings. Page 30 shows 
Architectural Details for the Village Green vertical mixed use builc1ings. 
Page 31 shows Archite.ctural Details for th.e Commercial buildings. Page 
32 shows architectural trim details. 

7. Show sample stucco finishes to be used in the rusticated tiering of building elevations. 

Sc_c Pattern Book Pages 29-30. 

8. Strengthen Village Green feature structure for enhanced presence and intended activated 
uses. 

See Pattern Book Pages 211.mcl ?._7. 
The Village Green pergola feature has been updated to a more 
substantial 1

, larger structure with landscaping ancl benches. The 
structure is illustrated on th·e Pa.tt.e.rn Bo.ok Covel' graphk and detaikd 
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and described on page 27 (Villagt Green Realm Ddails). This will be a 
focal point upon entry to the site and a place to gather within the Village 
Gre.en. Columns provi.cl.e. sturdiness aucl Me.cliterrnnean character for 
this "outdoor room," while the landscape cover p·rovides sh·ade in 
response to the Southwest Florida sun. Pavers accentuate the space. 
Benches form a frame and offer opportunities to sit, r£1ax, and interact. 
The estimated cost for this structure is $30,100. 

9. Provide photo image1y on sample site design features such as fencing, gf!tes , pergolas, 
arbors from which final selections may draw. 

Sec Pattern Book Pages 26-2-8. 
Photo imag~ exa.mpl~~ of site design features are provided and described 
for the Res'iclential, Village Gre·en and Commercial Realms on page 26 
(Residential), page 27 (Village Green) and page 28 {Commercial). 

10. Show examples of feature pavements that may be used. 

See Pattern Book Pages 26.,28 (Hardscape). 
Feature pa'Vers and sidewalk surfaces are illustrated and described fo1· 
the Residential, Village Green and Commercial Reabn.s on pagf! 26 
(Residential), page 27 (Village Green) and page 28 (Commercial) . 

11. Specify the landscape palette representing Florida friendly species. 

Se~ Pattern Book Pages 22-24. 

12. Coordinate major planting areas with utility schematics to avoid conflicts. 

See Pattern Book Pages 7 and 22-23 (Streetscape Cross-section shows 
PUE in lO'adja<;ent to ROW·). 
The locations ohtreetscapes and planting areas have been reviewed for 
conflicts with proposed utilities. Conceptual Utilities Phm on page 7 of 
the Pat.tern Book shows the general locations proposed for uHJity lines 
and connections. This is updated based on DRB comments about the 
alignment of tile water main around the oval. The line has been adjusted 
to. remove it from conflicting with the sta~eetside and parking island 
landscaping. 
The Streetscape pll!n along Via Coconut is depict~d on pages 22 and 23 
nf the Pattel·n Book. The streetscape phmting plan has been updated to 
reflect that trees will not be plarited in a potential 10' PUE· along the Via 
Coco_nut Right of Way. 
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13. Provide narrative and placement on trash management for residential and business 
occupants. 

Three Service Areas are shown on the Development Plan and will be 
sized, located and screened as re.quired by LDC §10,- 26J. The size required for 
services is: 

Requirements (Residential + Mhed Use Bldgs ivith 8,000.sf Comm.): 

Commercial (S,001SF-10,000SF): Garbage= 80 SF Recycling= 48 
SF 

Total= 128 SF 
Residential (25+ Units): 216 SF for· firs't 25 units plus 8 SF for each 
addilional unit 

297 units - 25 units = 272 units 
272 x 8 SF= 2,i76 SF 
216 SF + 2,176 SF= 2,392 SF Total 

Resitlential + ml\·ed use 
Required: 128 + 2,392 = 2,520 SF 
Provitled: = 2,520 SF 

Requiremenls (22,000 sf Commetcial parcel to-the no1·th)~ 

Commercial (10,00lSF - 25,000SF): Garbage =120 SF Recycling= 96 
SF 

Commerci'al 
Require(!;· 
Pr-ovided: 

120 + 96=216SF 
= 216SF 

14. Provide staple street lighting selections with placement. 

Sc·e Pattern Book Pages 26-28. 
Street lighting examples are provided fol' the Residential, Village Gl'een 
and C9mmcrcial Realms on page 26 (Residential), page. 27 (Village 
Green) and page 28 (Commercial). The style is Medit.erran.ean lanterns 
with decorative, round, tapered pole base and metal powder coat finish. 
The Resi'd_ential Realm features a sir~gJe post top mounted fixture with 
height of 16' to 18' to be appl·()'pri'ate for residential ,scale. The double 
mounted ,,ersion of the fixture is proposed in the ViDage Green and 
Commercial areas with height of20' to 25·' . 
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It has often been reported that Estero consists of 80% gated, predominantly single family, 
communities, and 15% commercial parcels, and only 5% undeveloped areas remaining in which the 
Estero community has been encouraging greater housing diversity and higher densities than the 
present 1- 6 units per acre. I thought it may be helpful to refer to the following Comprehensive Plan 
Objectives and Policies, and LDC Amendments, which supp01i that housing diversity being 
encouraged: 

The Estero Comprehensive Plan Encourages Housing Diversity 

Economic Element: 

Policy 158.1.9: [Estero], in response to current and projected needs of 

[Estero] residents, will encourage a diverse mix of housing types, sizes, prices, and 

rents by maintaining mixed-use land-use categories in the fature land use element. 

Housing Element: 

Policy 135.1.9:[Estero] will ensure a mix ofresidential types and designs on a 

[Village-wide J basis by providing for a wide variety of allowable housing densities 

and types through the planned development process and a sufficiently flexible future 

land-use map. 

Future Land Use Element: 

Policy 1.1.12: The Village Center Area ... can accommodate additional development 

in walkable, mixed- use patterns. Uses and densities must meet the standards for the 

Village Center land use category as described in Objective 19.8 and the policies 

thereunder. 

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 develoQment incentives within the comprehensive plan and plan 

development code that: 

a. Promote mixed use patterns in targeted areas, especially those designated 

village center ... 

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

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 ofhousingtypes and neighborhood 

development forms. 

Policy 19.3.J: Support and enhance Estero 's residential character: .. : 

e. Contribute to the overall design, landscaping, and aesthetics that make up the 

community's character as a harmonious place ·with beauty, spaciousness, and a 

diversity of high-quality residential and commercial development ... 

Objective 19.8: Village Center. Improve the quality oflife for Estero's residents and 

visitors by providing additional housing and neighborhood types and more diverse 

economic activity in the heart of Estero. 

Policy 19.8.1: This comprehensive plan includes a Village Center categ01J' on the 

future land use map (also referred to as the "Village Center Area'J which 

encourages higher densities and intensities ofhousing. .. . [Through] Policy 1.1.12 

... ; the Village o[Estero encourages land to be developed ... with a greater mix of 

uses and higher densities ·when placed within walkable, mixed use patterns. 

Focus DeveJopment Group's Via Coconut EPD makes a very significant 
contribution to the required diversity of housing types, site's, pl'ices and 
rents in the Estei-o community by providing for high quality apartments 
available to supp,ort th~. transitional element necessary for a 
multigencrat-ional community with millennials working into their first 
homes, people coming to fake jobs in the area due to the growing 
economic baset and latter year Ba by Boomcrs ·transitioning out ot large1· 
single family homes ;md into smaller spaces more easily maintained and 
with greater access to neighbo1~hood sen·iccs than otherwise anilable in 
the gated communities from which they are transitioning. The quality of 
lifo fo1· Estcro residents will be improved by this diversity of ho.using 
proposed in the Via Coconut E.PD_. 
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Those higher densities and wide variety, of housing must include 

apartment housing options to house the important work force for the 

community's existing commercial and residential service industry: first 

responders (police, Estero Fire and Rescue, EMS) teachers, office 

personnel, restaurant and other service industry workers, health care 
professionals and the many sup.port staff for the Health Village (which is 

also a part of the Village Vision) to name just a few. Als.o encJose_d is a 

copy of a letter to the Estero Council from Lee Memorial Health ~ystem 

dated June 16, 2016, encouraging support for Via Coconut EPD and the 

added variety to housing options it will- prov;ide. 

T,he Village Centei· are~ in which Via Coconut El>~ is located is a zone 

targeted for incentives to develop highe1• densities and mixed use like 

those which are proposed in this EPD. In additi'on to adding to the 

diversity .of housing through th:c pro.posed high quality ap.artments 

which are not found anywhere else in the Village Center at this time, Via 

Coconut EPD also incorporates neighborhood commercial uses through 

a vertical mixed use element in which mixed use buildings are proposed 

as an integral efoment of the Village Green/Oval Park public space and 

nctiyity area. This mixed use pattern incor1>0rntes public access lfoth (o 

public gathering spaces provided by the developer, as well as pt'omoting 

conn·ecth1ity to the Estero Community Park through those public spaces 

and through a c.onnecting.street require_d by the Framework Map and 

provided privately to benefit tlie public. 

Especially in the Village Center Ar-ea, the Estero Conwi·ebensive Plan 

e:xphtins that guidelines and standards \\(ill be se.t out in ~he Land 

Develo1nnent Code to implement those objectives and policies. 

Policy 19.8.3: The land development code provisions that ·will implement the 

objective and policy setforth in this Objective 19.8 shall consider such reasonable 

guidelines as are necessary ... such guidelines may consider designated 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 ofthe 

urban built environment that mew be applicable to foster interconnection, social 
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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 complementa,y manner. 

Policy 19.8.S[aml LDC §33-504(a)]: The land development code will provide 
standards for four levels of development in the Village Center area .. . : 

b. Tier 2 accommodates residential neighborhoods with higher densities and 
a potential for a greater variety of housing types . ... 
c. Tier 3 accommodates mixed-use neighborhoods with similar attributes as 
Tier 2 but with higher levels o(non-residential uses as well . ... 

The Glossary defines some of the terms used to describe the uses and standards encouraged by the 
Village: 

Mixed-:use- Complementa,y uses of land generally ·within a walkable distance from one 
another. Complementa,y means uses are 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 . ... These uses may be combined ·within the same mixed-use building or may be 
grouped together in cohesive neighboring buildings,,11ith limited separation, unified form 
and strong pedestrian interconnections to create a seamless appearance. 

Mixed-use pattem -A physical pattern ·where streets form an interconnected network 
within and surrounding various parcels in an overall development area, neighborhood, 
or group o(interconnected neighborhoods. A variety of methods to subdivide such areas 
and neighborhoods may be utilized to develop individual buildings that can 
accommodate a variety of complementcuy land uses and building types. 

Walkable -A characteristic of mixed use neighborhoods or districts where people can 
walk safely to nearby destinations on side·walks or paths that encourage comfortable 
movement ·without driving. Nearby destinations are generally viewed as those that can be 
reached by a 5- minute walk or about 1/4 mile in distance. 

Tiers 2 and 3 call for higher densities and the incorporation of 
commerda) uses as part of mixed use neighbol'h:oods encouraged for the 
Village Center area. Via Coconut EPD p1·oposes complementary 
commercial uses within walkable distances from its o'wn residential 
buildings located along Via Coconut Point, but also within walkable 
distances from therecentty ·approved Genova and Volunteers of Americ.a 
residential projeds on C01·kscrew Road and within Y., mile of the 
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proposed commercial area to.be located within this project at th·c comer 

of Corkscrew Road and Via Coc.0mtt Point. The proposed co011.ectiug 
street round-about around the Village Green/Oval Park demonstrates 

the mixed use pattern by allowing for the interconnections of internal 

neighborho·ods/buildings, as well as those located outside of the Via 

Co.conut EPD. This important connecting element also allows for the 

E.ast/West connection between the Estero Community Park and future 

neighborhoods to the west of the subject site in the event that the Village 

is able to n~gotiate a crossing of the railroad as anticipated by Policy 

19.4.6 and the Village Center Framework Map llt tbis location. The 

sidewalks and (laths proposed as pat't of the Via Coconut EPD's Village 

Green/O,,al Park ti'e together 11umer-0us nearby w·atkable destinations 
and future neighborhoods through the Via Coco11ut EPD. The south 

entnmee is less than Yz mile from the Hertz Office entrance on Williams 
Road. 

The Plan also describes the Public Spaces being encouraged as pait of the higher densities and more 
diverse housing: 

Objective 19.6: Public Spaces, Parks, mul Recreational Facilities. Support Estero 's 
quality of life through the development of a broad array of community parks, public 
spaces, and recreational facilities. 

Policy 19.6.1: Promote the development of a variety ofpublic spaces, park, and 
recreational facilities within Estero by collaborating with ... private developers ... on 
the development of active and passive public resources and facilities. 

Policy 19. 6.2: Expand the use, variety. and type ofpublic spaces •... by collaborating 
·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. 

Policy 19.6.3: Promote Estero Community Park as a hub for the entire community. 
Improve the park's integration with the community by improving the existing 
connectioi1s between the park and Estero and by constTUcting the originally planned 
·westerly entrance onto Via Coconut Point. 

Policy 19.6.4: Encourage the use ofpark areas to link neighborhoods, commercial 

and mixed-use centers, and other open space and recreational facilities through an 

integrated svstem of bike, pedestrian, and roadways connections. 
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The Village Green/Oval Park is a public ~pace provided in 

collaboration with Fo·cus Development G1·oup's EPD and is further an 
imp'ortant link to the future Estero Community Pal'k westerly entrance 

road from Via Coconut Point. This EPD's proposed connecting street 

represents the us~ of private property to provide the cl'itical vehicular 

and pedestrian link fo1, the public to connect from the Estcro 
Community Park hub to Via Coconut EPD and ultimately to points 

west .of the railro.ad trncl<'s. 

LAND DEVELOPMENT CODE 

Sectiou 33-54 -Community review. The owner or agent applying for planned 
developments, .. . must participate in a public information meeting pursuant to the 
Ordinances, regulations and policies of the Village ... 

With at least six prior meetings before the Estero Community Planning 
Pane., Estero PZB and the Estero DRB, the community review and 
public information meetings hav.e been numerous. 

Section 33- 501. Estero P/(ln11ed Development zoning district . ... 
(b) The Estero PD district contains tiered standards that apply to the Village 
Center Area. Landowners may apply for rezoning to have these new 
standards and densities applied to specific tracts of land. 

Sectiou 33-502. General criteria. The general criteria for the Estero PD district are as 
follows and ·will apply in all Tiers, as defined below. These general criteria set out the 
defining principles used to create the standards for the Estero PD district and provide 
the rationale to be fol/o1,,11ed with respect to any rezonings or other applications for 
development in such district.... Wherever issues arise . . . which are not specifically 
determined by the Estero PD dish'ict Tier standards. the general criteria shall be 
applied. As part of the approval process ... the Village Council ... shall make a written 
finding as to whether, and to what degree, such application is consistent with these 
General Criteria. 

(a) Goals. The specific goals set forth in the comprehensive plan for the 
village center area include creating socially vital centers supportive for 
business both big and small, neighborhoods and streets that are safe and 
attractive for walking and bicycling ... 
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(h) Reaso11ahle Standards. The provisions of the land development code 
implementing the Estero PD dish'ict are designed as a reasonable standards 
and guidelines to foster consistent and high quality built results and public 
spaces ... such standards also permit other reasonable means that accomplish 
the goals and obiectives of the comprehensive plan in a different or 
complementary manner by the village's ability to grant deviations or 
variances from the standards set forth herein ... ·where the strict application 
of the standards will not best achieve the goals underlying such 
requirements. 

The deviations proposed help accomplish the goals of the Village 
Centel' to reduce parking where that is feasible, and to provide 
for mixed-J1Se patterns on 11 parceJ which has s.ome significant 
locational and geometric distinctions that make a strict 
application of those regulations nearly impossible to achieve. 

Deviation 1 allaws on street angled pm·J<lng around the Village 
Gree..n/Oyal Pa,rlc. It is. justifjed bec1;1use it promot1is on street 
parking in mixed-use areas consistent with the Village Center 
goals, and it protects peclestri'ans by separating them from the 
travelled way while also calmi11g and slowing traffic in this 
mixed-use/ public gathering space area. 

Deviation 2 is to reduce the 25 foot setback to 20 feet for the 
required 8 foot walVberm with landscaped buff er required 
b_etwe_en tb.c. p.arking are3 driveway on the north end of the 
property and the single-family lots along Happy Hollou1 Lane. 
The request is justiffod due to the narrow width of the property 
at that l_ocation and the ViUage c.ode r~qniremenJs th_at the 
builclings must be located close to the Via Coconut Point right-of­
way which then forces t'he parking to be located at the rear on 
this narrow parcel. The wall heigbt and the amQunt of 
landscaping will remain the same, but will be setback 20' instei,d 
:of 25'. 

Devi_ation 3 is a reque~t t9 reduce the parking required for one 
bedroom units from 2.0 spaces to 1.5 spaces p,er one""bed.1·0001 
unit. This is justified due to the industry standards for parking 
supply and de.tnand p,er bedroo~ identifie!l by the Institu~e of 
Transportation Engineers and the develaper's experience that 
one.bedroom units do not generally generate the need for two 
parking spaces overall and becau.se reduced parl<ing i~ part o( 
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the goal for the Village Center Area. 

(c) Accessibility. The criteria implementing the Estero PD district for the 
Village Center Area are designed to make the public space accessible. both 
socially and physically, connected, and walkable. Such guidelines (a) are 
based on the primacy of the human scale over the automobile, (b) are 
designed to balance private property interests and property rights ·with public 
goals. and (c) enjoy simple, understandable, and physically determined 
methods to achieve these goals. 

The design of the Via Coconut EPD includes pedestrian and 
vehicular acc_cssjbility by the public onto, priivate prope1•ty made 
available as public space for p·ubJic' use, gathering, atrd enjoyment 
by tl1c developer for use by members of the public. This publicly 
accessible space :e.,tends north-to-south along the entirety of th.c 
property's frontage along Via Coconut Point, where streets·c·ape 
enhan,cements Qf piantings and open space provide room for 
public enjoyment, inte'radion with neighbors, nnd .enhanced 
·wallcability along the fronts of residential build.ings and 
conuuercial buildings. Tl1is publicly nc~essible space also extends 
through the center of the site, ·where a 0.5-acre open sp·ace (the 
Village Green) linkecl to 8-foot wi<~e sidewalks extending along 
the mix,ed use building frontages allow for public accessibility 
east-to-west that is also socially and physically connected and 
walkable. 

(e) Street design . ... The design of streets shall favor their proper used by 
pedestrians; where the guidingprinciple is to calm traffic and to specifically 
slow trnffic at intersections to allow pedestrians to cross streets quickly and 
safely. Landscaped medians and two-way streets help to achieve these goals 
and ob;ectives are reducing the apparent width of streets and providing safer 
crossings. On-street parking. where appropriate and feasible, protects 
pedestrians from the actual and perceived danger of moving traffic. 

The Village Green/Oval P·ark round-about serves the traffic 
calming purpose and allo.ws pedestrians to cross the connecting 
street safely and at a location where they can thcl'I. travel to the 
other sid~ withou,t have to dodge ~raffle. The on-street parl<!ing at 
the mixed-ose buildings around the Village Green also serves to 
slow traffic in the round-abo·ut while also buffering pedestrians 
from exposure.to traffic using the rouncl-about connecting street. 
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(g) The Visual Edge. The sidewalks, setbacks, building ftu;ades and 
other characterist;cs of the visual edge of the publicly accessible street are 
also important features under the standards for the Estero PD district. The 
height of the buildings, setbacks and pro;ections define the enclosure of the 
street. The maximum width and height of buildings define a building's mass, 
while the architectural features ofthe building ... will ultimately determine 
the social vitality of the street . ... 

Building heights have been maintained at no mo.re than 3 
stories/45' to remain cons is font with what bas been proposed and 
presented to the public and members of the Estero community at 
all of the public. informatfouaJ/hea1·ing sessions since 2014 when 
the plans were first presented· to the ECPP. The visual edge is 
defined and protected by maintaining the 3 story, he_igbJs at the 
setbacks pi·opose'd in order to keep buildings close to the streets 
and not setbacl, too far. Tbe architecture of all building~ is 
varied and articulated with horizontal and vertical step-backs. 
There are 4 different residential building designs to address and 
ac<;OJI!modate a wi.der ,·ariety of style and desjgn (hat would 
otherwise be expectc·d. Thc1·e is a distinctive mixe·d use boil~ing 
design to represent the importance and specialization of these 
building typ.es. T,he.1·e are thre.e different compatible commercial 
building designs for the th1·ee comme·rcial buildings to distinguish 
each from one another. While building designs are varied to 
avoid a "c.o·okie cutte1·" a1>pearance, the variations in 
architectural design still achieves a consistent Mediterranean 
character through the employment of ~Om)llon style, matcri.als, 
deta'iling and trim among all buildings acro·ss the site. [Ako see 
§33-512: Visible Edges, below] 

(ft) Architecture. Architectural variety of buildings and unique approaches to 
design and structure are to be valued under the standards for the Estero PD 
district, hoi,pever, equally important is the fact that adjacent buildings and 
public spaces that share some of the characteristics of its neighbors will 
generate a sense of cohesive fi'amework in the Village Center Area. 

Varied and undulating a1•ticuhltions exist on the buildings, and 
there are 4 different building <lesigns to address and 
accommodate a wider v-ariefy of style and design thau would 
ot·henvise be expected. 
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The architecturlll character of this c.ommunity has sought a 
design that offers meaningful distinction from the typicnl rentnl 
community. The stylings have been influenced by the original 
"beauty book" for Coconut Point, execute'd in a contemporary 
application of ''Mediterranean" architecture. 

The high quality exterior appearance has a focus on varied 
appea ranee over repetitive replication of identical buildings along 
the Via Coconut Point frontage. 

The extended length of the site demanded a street presentation 
with movement and ,•arying feature. A series, of color elevations 
show a sampling of the var~ety that can be achieved using: 

• Differing roof features, 
• Vari'ed exterior wall and trim pallets, 
• Staggered fascia and roof lines, 
• Grouped and individual window treatments, 
• Selective inoJu_sioJ\ of balconies and sun room offerings, 
• Pedestrian gateway entry expressions that hallmark public access 

to and from individual units along the Via Coconut approach, 
• Selective use of private walkways to ground level units, 
• E;xteraor balconies or sunrooms orienting to all sides of each 

building ("eyes on the street° CPTED), 
• A strong street tree cadence, and 
• Garden courtyards between struc.tures offering a changing 

presentation to passing motorist and pedestrians. 

The Village Gt·een mixed use buildings offer an enbanc.ed 
expression resulting from the h~gher ground level floor heights, 
the c.overed pn>mcnade with sign.age, the wide,ned promenade 
walk.Way sysle·m, and the up-town presentation of their fa~ade to 
the Village Green with its activating fenturcs and occupancies. 

The commel'cial frontage along Via Coconut Point will follow the 
d~sign tb~.me with compatible architecture. The tinal users are 
unl<fi own at this time and thus a fi:xed exp1·ession of their 
appearance can only be appt·oximate. The internal and external 
demands for each'. will be heavily govemed .by the users tha.t seek 
this location for their business investinent. From restaurant to 
financial institution, from office to retail mercbandizing, the 
overall frontage is intended to continue the Yaried approach put 

! 
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in play by the residential facades while preserving the eonsisten~y 
of a uniform theme and material pallet 6n each indiviclual 
execution. 
Coordination of styles a.nd features of a.dJacent Genova property 
and the nearby Coconut Point have beeri incorporate'cl iii the 
desiIDt development process for the Via Coconut EPD. The 
subject site and the Gen·ova project that will shape the,streetscape 
and ,appearance of the Via Coconut Point corridor are 
coordinated in the following fosltion: 
• Common architectural theme of !Vlediterrnnean 
• Common color palette typical of the Mediterranean 

style of warm· Wliite or CJ'eani color and ~artlt tone 
colors including gold, brown, and term cotta tones 

• Common streetscaping them'Cs: shaclc t,·ees fra.rne tile 
ends of buildings; \'ertical accent plantings are behind 
the shade tre~s; palms are in front of buildings to provide 
accentuation and symmetry; groupings arc along the 
street patterned consistently in front of each building. 

• Common median hmdscaping: thJ! center medians along 
Via Coconut Point will be coordinated between the two 
developers' proposals to install and maintain landscape 
accorcli11g to Village approved specifications. 
• Trellis/ Arbor features: Both Geno,1a and the Via Coconut 
project are propos.ed to featu1·e trellis/arbor structures that 
epitomize tile elegant look and feel of an open-ail', sltaded, 
structur~d outdoor expe11ience in the Mediterranean context, 
where one ma)' linger a short while in solitude or a lengthy time· 
engaged with others. These featul'es are a signature of botli 
p.roj.ects, as they are for other projects throughout Estero. 

Orientation of the Gerl'Ova buildings facing nlong Via 
Coconut Point will be complemented by the orientation of al) 
buildings of the subject site facing along Via Coconut Point. This 
complementary orientation toward t,he street contributes to the 
uJtimate goal of i, more pedestrian sc~led condition of the Via 
Coconut Point ri'ght-of-way in the future. 

(i) Quality of Buildings. Buildings are like permanent fixtures in the 
landscape of the Village. They should be consh·ucted with sufficient material 
and of such high technical quality to allow for their continuing renovation 
and adaptive reuse ·well beyond the expiration of their initial planned use or 
cost recovery. Building design and consh·uction are encouraged to be 
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cognizant of SW Florida's unique climate and ecologically sensitive in their 
use of materials, particularly recyclables, and with respect to their energy 
demands. [Also: §33-517: Architectural Diversity and High Quality 
Development]. 

Rclati,•ely rece11t amendments to the Florida BuildingCodc make 
it one of the most string~nt building codes in the counhy witl1 
standards that address the unique climate of Florida through 
increased construction standards in response to (among other 
thing~) hurricanes and CJ\Vironmental factors lik~ mold and 
mildew formation. These are alread~ minimum requil'emetlts for 
all construction in Florida. However, above the already stringent 
standards adopted in the FBC, the following comparis.on shows 
the high quality materials and areas of superior construction 
approaches propo~ed by Via Coconut EPD as compared to 
Fl'orida Building Code requirements (and which also take into 
account the SW Florida climate and energy demands, e.g., 
exterior venting, mildew nnd moisture management, extra 
thermal insulation, no c·opper plumbing fittings, etc.): 

Florida Building Code regufres: Via Coconut E.PD Dcsjgn·: 
Conventional reinforced foundations. 
Wood fram~ con.struction. 

Shingle roof. 
En.ergy code. compliance. 
Single-.pane windows. 

STC 50 sound rated walls and floors. 

Post-tensioned foundations. 
Fuil height reinforced concrete 
ma·sonry construction. 
Barrel tile roof. 
Energy Star certified. 
Thermally insulated, 
double-pane, impact windows. 
STC 54 sound rated walls and 
floors. 

Vfa Coconut EPD Construction Standards above those required 
for single family: 

• Fully protected and fire-rated structural frame 
· • Full fire protection system 

• Full hard wi1·ed fin alarm system 
• All units (including upper levels) d'esigned to meet Fede1·al Fair 

Housing Act acces.sibility cleo_rances 
• Extel'ior vented bathroom fans and laundry· connections 
• Fresh air positive pr~ssur~ HV AC systems for mildew and 

moisture management 
• Extel'ior metal clad insulated doo1·s 
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• Double lock exterior hardware 
• Wrnught iron or color fast aluminum handrail asseinblies (no 

wood) 
• Raised panel molded interior. doors 
• Lever hardware (no knobs) 
• ABS plumbiug with no "in-wall" fittings (no copper) 
• Circuit protected Power/HDMI port in every living and sleeping 

space 
• High veloci~· cable/internet service in eve11' living nod sleeping 

room. 

Vfa Coconut EPD General Features not ususally found i11 the 
• k C • • 

rental housing market: 

• Oversized unit floor plans relati;vc to competitive offerings 
• Expanded e"Xtcrior porches or elective sun rooms (except for the 

small one bedroom studio unit) 
• Island 'kitchens with generous and taller cabinets 
• Full sized utility rooms 
• All bedr.ooms sized for king size beds 
• All master. bedrooms with walk in clos'et./<lressing suite attached 
• Double r.naster suite in 3ll two bedroom units 
• Oversized , 1anity counters and bathroom linen cabinets in each 

master bath 
• Double windows in all bedroom areas 
• Oversized tubs or showers in all bathrooms ( except for the small 

one bedroom studio unit) 
• Internal corridors in lieu of exterior breezeway exit assemblies 
• LED lighting on all exterior building and sjtc applicatio"ns 

Via Coconut EPD Unit Interior Finishes to be employed: 

• Hardwood style presentation flool"ing in all living, kitchen., and 
entry areas. 

• Premium carpet (32 oz.) and pad in all bedrooms, closets and 
cor.ridor areas. -

• 9' ceiling heights u-11 all units with selectively applied 12' ceilings 
in living areas on top floor units 

• Granite or other similar solid surface c.ounter top in kitchen and 
bath(s) 
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• Pt·emium appliance packages including ice maker refrigerators, 
full size ra1rgc am) microwave, silent nm dishwasher, spray.:.bead 
single lever faucet with double bowl stainless sink 

• Wo_od cabineJt1' with concealed hardware 
• Full sized, and equipped washer/dryer installations 

PATTERN BOOKS 
Section 33-391. Pattem bool,s genemlly. A pattern book describes the anticipated 
visual character and layout for a development project and can also illustrate proposed 
signage, landscaping, and other features .. .. 
§33-507 [Note: Not quoted verbatim] 
(a) Tier 1 pattern books: 
1. lllustrative colored site plan on an aerial photo with street connections/circulation, 
bike/pedestrian circulation, landscaped areas, open spaces, civic spaces, public 
gathering spaces, ·water management areas, and developed areas; 
2. Conceptual architectural elevations that depict generalized architectural theme or 
themes characteristic of the prima,y farades of buildings and including a proposed color 
palette. 
3. Landscaping and open space plan -with typical buffer planting detail. 
4. Where pad sites or out parcels are to be developed separately, a plan ·with detailed 
examples, figures or photographs that indicate -what unifying themes will be common to 
those sites (architecture, signage, landscaping, etc.) .. .. 
6. [For parcels where access ·will be controlled for security, a controlled access plan 
showing the proposed methods and extent of access control along with architectural 
elevations that depict the appearance of the controlled area. The access plan diagram 
shows vehicular, pedestrian and bicycle network and proposed locations of side·walks, 
h·ails, bike paths, drives, streets, fencing, gates and ·walls and their role in the security 
for such areas.] 

(b) Tier 2 and Tier 3 pattem books must also sh01,11 location and size of proposed 
detention/retention areas,· development tracts (with approximate acreage); streets, 
sidewalks and off sh'eet facilities for walking or biking; common parking areas, three­
dimensional diagram or rendering that shows the scale and massing of buildings 
proposed and a typical far;ade detailing for buildings that ·will be visible from streets, 

For details of all of these elements please see ~he 36 page Patter:n Book dateJl July 
12, 2016 submitted to the Planning and Zoning Board, and attacll.ed beJ!eJO, 

Section 33-512. Visible edges. [Note: Not quoted verbatim] 
(b)(l) ... Figure 32-242 (a) - (g) are inc01porated as requirements of all the tiers. 

(c) Out parcel sites, 
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1. Buildings must be oriented to the parallel street (,·,eversefrontage street) and have at 
least one enh·ance in each building clearly visible from and directly accessible from the 
parallel street. 
2. Service functions may not be located between the building on the parallel street 
without reasonably adequate screening and landscaping so that suchfimctions are not 
visible fi·om the parallel street. 
3. All parcel sites along an arterial or collector road must comply with all provisions of 
section 33- 51 through 33-477. 

The commercial ·outpRrce1s meet aU of th·ese requir£ments. 

(d) Tiers 2 and 3: 
1. Buildings must have their principal street facade within a reasonably close distance 
fi·om the appropriate edge of the street. Not greater than 120 feet.... There is no 
designated maximum building length; however reasonably appropriate articulation of 
the mass and form of buildings is required to prevent such building fi·om being 
unattractive fi·om a visual perspective along such street. 
2. Private parldng spaces and lots must be located behind the building and visually 
buffered fi'om the street. These accesses may be secured with an operable metal gate if 
the gate's overall opacity is not unreasonably opaque so as to become a visual barrier to 
the viei-11 fi·om the street. 
3. Building entrances must be clearly visible from and directly accessible from the street. 
4. Building entrances may open directly to the sidewalk or indirectly through a secure 
raised dooryard or exterior courtyard that is separated from the sidewalk by a medium 
height solid wall, not in excess of approximately 3.5 feet tall, which wall may also 
include an open metal fence up to a few feet in additional height, or overall wall and 
fence does not exceed approximately 6 feet in height. 
5. Medium height solid walls not in excess of approximately 3.5 feet tall may secure 
space between buildings but must be contiguous with, and not project beyond, the 
adjacent building's fi·ont far;ade unless part of an exterior courtyard entrance. 

The rc.sidentiaJ buildings on Via Coconut Point arc all 01·iented cJose to Via Coconut 
Point, not more than 35' setback, with appropriate length's of the buildings relative 
to the limited 3 ~tory/45'· heights, with a ·variety of differing elevations havi11g 
appropriate articulation such that the form and mass of th.e builcl'ings is attractive 
and not repetitive and boring. Parking is located behind the buildings and not 
visible from Via Coc_onut Point. Som~ of the pai·king consists of garages tucked 
under the buildings and ac.cessible from the corridors within the interior of the 
buildings. Building entrances are clearly visible and accessible from the street, with 
entrances on Via Coc.onut Point and fro.m the parking ~t the rear. Long, solid walls 
are not used for .security, but security is accomplished using the residential 
structures themselves along with connecting courtyards created behveen buildings 

I 
• I 

I 
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by low-medium heightfencingwith pedestrian gateways out to the public l'ealm and 
sidewalk along Via Coconut Point. The interi'or driveways are secured by operable 
meta] gates which are proposed to be similar to the style found at the Residences at 
Coconut Point. These gates not visible to the Via Coconut Point public right-of­
way, they are not unreasonably opaque and thus do not present a visual barJ'ier to 
th~ view from the street. 

§33-514 Variety of housing types. 
(1). Tl:,ere are a variety of housing types that may be constructed in Tiers 2 and 3. These 
include ... apartment houses, row houses, live - work buildings, courtyard buildings, 
mixed use buildings, pedestal buildings, and towers. 
(2). The Village's goal is to have a significant variety of housing types _in each 
neighborhood To encourage flexibility, development plans are not required to identifr 
specific housing types at the time of rezoning except that the location of buildings taller 
than 45 feet must be identified 

§33-515. Tier 3 General Standards. 
(a)(l) Tier 3 accommodates mixed-use neighborhoods with similar attributes as to Tier 
2 but i,vith a minimum requirement for commercial uses. Development plans must 
include sufficient commercial floor area to occupy at least the first floors of all 
buildings that have frontage on at least one primary public gathering space... If 
necessaJy, areas designed for cmnmercial use may be adapted and utilized for 
residential or residential accessory use until such time as commercial use becomes 
viable or all phases of the Tier 3 development have been completed and occupied, 
whichever is earlier. At least one halfofthe building area designed for commercial use 
must be able to accommodate restaurants . ... 
(b)(l) The provision ofpubliclyaccessible gathering places ... is mandat01y in Tier 3 .... 
(3) Gathering places allow the general public to congregate; examples include, without 
limitation: a. Outdoor spaces such as parks, plazas, andftll'mers markets. 
b. Businesses such as restaurants, coffee shops, and fitness centers. 

j Amenities adioining sidewalks and trails such as benches, exercise stations, and 
gazebos. 

At least one primary, publicly accessible gathering space must be provided in Tier 3 in 
the form ofa thoughtfitlly planned and designed open space that can ·function as a 
11third place II for the Village to help create social vitality in the Village Center Area. 
This gathering place must be attractive, visible and easily accessible ·from a connecting 
street, and must be clearly located and designed for the larger public benefit, not just 
for the benefit of the occupants of the development within which it is located The visual 
edges of the space must be at least partially enclosed by buildings with at least the 
ground floors designed for commercial uses such as restaurants, bakeries, cafes,fitness 
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studios, and other businesses that promote public gathering and social vitality. 

The Via Coconut EPD contributes to the Village's goal to provide a variety of 
housing types required in the Village Center area. Projects arc encouraged to 
maintain flexibility in the types of housing to be provided, so they al"e not required 
to identify specific housing types at the time of rezoning. Via Coconut EPD is 
entirely Tier 3 and c·Cimplies with the Tic1· 3 General Standards. It contains 
sufficient floor area to occupy the first floors of the mixed use buildings that have 
frontage on the ViUnge Gi·een/Oval Park public, g~tbedng plSJce, which are 
proposed to be used for a combination of non·residen'tial uses that serve the 
OC!!Upants of the development and the public-at-large (leasing office/real estate sales 
office, fitness studio, package mailing/postal center, cafe, community mcetingro.o.ms 
and recreational area) until such times as the a,rea becomes viable for full 
commercial use bijsed on the amount of activity generated in the Village Center 
Area. 

In TiCJ· 3 a p.ublic gathering space is mandatory and mus.t take "the form of~ 
thoughtfully planned and designed open space that can function as a 'third place' 
for the Village to help create social vitality in the Village Cente11 Al'ea.'' [§33-515]. 
The Village Green/Oval Park and adjacent mixed use buildings fit this des.crip.tion 
pe..Cedlf: accessible from a connecting street open to the public, desigµed for the 
benefit of the larger public and n.ot just the residents of Via Coconut EPD, with 
visual e·dges at least partially enclosed by the mixe·d use buildings within ivhich th·e 
g1·ound floors are des1gned for commercfal businesses that ~viii contribute to the 
public's use of the gathering space, like fitness stud.io..s, cafcs, and o_thcr bu$ine.ss'ls 
that promote public gathering imd social vitality. The Village Green Mixed Use area 
perfectly matches the r~quil'ed Tier 3 gatherlug ,space. 

In Tier 3 a public gathering space is mandatory and must take '"the form of a 
th!>ughtfully planned and designed open spa~e that ~an function as a 'third place' 
for the Village to help create social vitality in the Village Cellter Area." [§33-S15). 
The Village Gree~/Oval Park and adjacent mixed use buildings fit this description 
perfectly: accessible from a connecting street op:en to the pub.lie., de.signed for the 
benefit of the larger public ,and not just the l'esident.s of Via Coconut EPD, ,vith 
visual edges nt le~st partially encfos~d by U1e mixed use buildings within which the 
ground floors ate designed fo1· c.ommereial busin·esses that will contribute to th:e 
public's use of the gathering space, like fitness studios, cafes, and other businesses 
that promote publk gathering and s.ocial vjtality. Tl1e ViUage Green Mixc.d U,s_e are~ 
pe1•fectly matches the required Tier 3 gathering space. 
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Village G1·een Occupancies: 

The Village Green ground level occ·upancies offer app1·oximately 8,000 sf. of non­
rcsidentia'l floor area facing, the Village Green within the hvo fronting buildings. 
These area contain 11 ' ceiling h-eights, and are faced with storefront facades, 
organized under a wide c.overed promenade then continues ouhval'd furthe1· to the 
parking curb side (or user patrons. 

Until the future railroad connection to the western Village Center is effected, the 
retail opportunities are severely r.estrided in the market for vendors in the eastern 
Village Center, given the abundance of other retail and business .options on more 
traveJed paths within Estero available to s,erve the likely future business demand. 

For that reason the importance of activation of the Village Green with businesses 
and uses that make_ the experience enjoyable and tJ1_e destination inviting to 
residents within and without ju·stifies a transiHonal ten·ancy appro·ach to 
community lifestyle needs as provided for in :§33-SlS(a){l). 

Inte!).ded Village Green non-residential uses: 

• An important part of the c·ommon area of most lifestyle residential amenity 
progl'ams includes a leasing and management function. It is appropt'iatcly operated 
a-s a "licensed business occupancy" (in a manner similar to a re_al estate ofti_ce), and 
govern by comme1·cial building st-andarcls in the codes and accessibility regulations 
of the state 1Jnd federal government. TI1is common area use thus is an anchor 
business occup1fncy that will always be part of the Village Green with convenient 
access to public inquiry aud resident need. 1,200 sf. estimate 

• Premium lifestyle needs also demand a major fitness facility equipped wit)l state 
of tbe art ~erobic, free-w~igbt, body sculpting and exercise floor components. Like 

- most business/commercial c'Ounterparts, they would be 24/7 controlled access 
environments with companion observable tot-play room, media activation on 
command, fitness beverage/snack v~nding, and independent restroom/locker 
facilities. 2,000 sf. estimate 

• The technology savvy generations (both young and old) demand internet 
connectivity and back-up executive business infr:astructure to meet their personal 
and business ne..eds. Th.is too is a 24/7 cqntr~Jled access offering where residents 
may seek individual or collective interaction via our ever present digital 
connectivity. Lik.e a Starbuck fused with a 24/7 Kinko' s, this social and digital 
connecting em1ironment would offer high speed wireless access, copy and 
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duplication machin.c capacities, small meeting accommodation.s and acc.ess to 
restroom aud vending scn•ices as found in the fitness component. 900 sf. estimate 

• In today's internet So'Ciety, more of their ro·utine 1m'rchases arc internet made. 
The volume o,f package delivery is rapidly on the ri'se. Postal centers that receive 
and accept bntb mail and package deliveries .on behalf of residents are a final 24/7 
operation. Public access for both the delivery and the pick-up function advance 
their convenience. Similar operations in the form of commercial mail and package 
centers can routinely be found in village and urban centers, as the federal p·ostal 
facilities ,•oid interface with private package and mail delivery providers (Fed Ex, 
UPS, etc_.)1 This operatlon often finds benefit fro.m proximity to the "internet caf-e 
or executive c-cnter opcra'tors. 250 sf. estimate 

l1he coJlection oi the listed common area lifestyle offerings can also b.e made 
available to the public with member access. This unique setting allon1s these 
facilities to remain viable commercial and resident common area functions if 
market ctmditions p·ermit. 

In addition. to the listed lifestyle offerings, other interior anias are also intended. 
They include: 

• Indoor and outdoor private gathering spaces witb service and summer kitchen 
facilities 1·espectively 

• Entertainment (big screen viewing) and video gami~ settings for group 
interaction 

• Indoor social club functions such as cal'ds, billiards, and reading library 

Thes·e functians would likely o-..ient away from the Village Green and towa1·d tire 
outdoor activation areas of tbe- campus, ideally on the opposing side of the liner 
commercial edges of the Villl1ge Green "book-end" buildil1gs. The adjoining 
outdoor amen(ty areas would be divided into two zones, a passive and an active 
environment. Individually they would include: 

Active outdoor amenity: 
o Pool with exp1'nded pool deck, z~ro eotry pool for children 3nd sun-basting . 
. o Cabanas for exte11ded outdoor relaxati'on 
o Outdoor living area with summer kitchen, picnic, and soft seating in shade 
,o Yard team events such ns sand volleyball, lawn cJ1es.s, bo.cce, coJ·n-h.ole 

Passive outdoor amenity: 
o Mediation garden 
o Herb/vegetable garden 
o Private party setting 
o Outd.oor yQgaLaerobic patio 
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Withintlre resideutial campus areas will be provided for resident convenience and 
use: 

• Fence.d "pet park" for active outdoor 11et use 
• Pet care center for bathing and grooming 
• Scattered bike storage areas with individual unit convenience 
• Car and bike care centel' (likely partn·erctl with tl'ash management depot) 
• Walking path circumnavigating large internal l'f;ltention pond and pat·k feature 
• Occasional bench appointments al011g internal walkways for relaxation 

The Service Offering: 

No lifestyle community is fully successful without an expanded service offering to 
insure resident comfort and c·onvenience. Most at;e readily available and included as 
ex~lusive ben~fits to the community tenants. They iQclude: 

• Fully staffed, nationally recognized, professional management team· 
• On-site maintenance services for all normal and emergency needs 
• Mana-gcd property security prog1·am {including after hour restricted access 

systems) 
• Premium grounds and nmenity care program 
• 24/7 resident ~•ccess call and internet response capacity 
• Full resjdcJ1t vetting protoc.ol considering credit, ·character, and criminal bistory 

of candidate residents 
• Concierge referral and scheduling assistance on outsourced services and a1·ea 

conveniences 

Via the conde1·ge service, other offerings are prQvidecl under controlle~ 
manage·meitt on an al-la·carte basis. They would likely include: 

• Home b~useJ<eeping services 
• Car washing services 
• Pet walldng and boarding services 
• ff l)me (lcliver·y se'l"vices 
• Transport serv-iccs via private carrier companies 

The Business Lifestyle Offering: 
I 

In an effort to p'Opnlatc the commercial/.retail are·as of the vertieal mixed use 
buildings with independent business interests, the initial focus would seek to 
consider personal services often found in commer~ial settings. Frequently these n.re 
small local business ope1:a'tors who are not souglit by larger commercial lease 
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settings. Theh· boutique nature fo operation and size often find most commercial 
lease areas to·o la1:ge to fit their needs. Often these small business demands do not 
exceed 500 sf. Candidate operations of benefit to the residents of the proposed 
community and the public eould 'include: 

• Hair styling salon 
• Manicure and pedicure salon 
• Card and gift shop 
• Flower shop 
• Private fitness trainer 
• Tailor/seamstress 
• Coffee shop 
• News stand 
• Book store 
• Bakery outlet 
• Dry cleaning outle.t 
• Executive office center operations 
• Light food and beveragf operation'~ 

·
1'Heavy Joor! qpel'atio11s are /{lrgel;11 viewed {IS 1101 comp"tible with verticr,! mixeil use 
reside11tiallco111merci"/ o.,cc11p-rmcies except i11 llfQall center,. T!,eir demaml am/ 
impacts 011foorl waste, 01lo1·s, rorleut llftrlictio11, mtd late hour ,wise ofte11 devalne the 
atljaceut resir(e11tial te11a11ts. More appropri'ately, these parlic11/111· occ11pa11cies would 
best orie11t to t!,e 11ortltem a,ul mnrefree$lamliflg co111111c:rci{ll,porlio11 Qj tfte campus 
11ii1ster plait. 

Commercial Via Co.conut Point Frontage Offering: 

Aiong the more he1:1.vily traffi~~ed thoroughfare of Via Coconut Point, and 
particularly at the intersecti'on o'f Corkserew Road, the site dimensions and frontage 
invite convenience to the•on-site resident population and easy ac'cess from through 
traffic. This limite.d dep.th p_ortion of the site inJe.ntionally follows the TND pattern 
of buildings to the strcet'with parking to the rear (When possible). 

Convenient walking and bike connections within the larger campus make this 
co:mmercial venue a clear "lifestyle tienefit'' for residents. The likelihood of this 
commercial area finding strong .candidate tenants is gr~ater than the Village Green, 
even after the future connection to the Village Center on the west is timplemented. 

Ideal commercial occupancies would exclude auto-centric commercial uses but 
include: 

• Foo_d and beverage operators 
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• Boutique fashion wear vendors 
• Neighborhood medical and dental profos-sional offices 
• Neighborhood real estate professional offices 
• Decorator show rooms 
• Investment and insurance offices 
• Banks and other financial institutions 

Incentive Offerings [LDC §33-518 - Ordinance 16-07] 

• Mixed use (Vertical} [33-518(h}{1} (High Value)] 
Tl1e site features both vertical and horizontal mixed use. Buildings fronting the cenh·al Oval 
Park/Village Green are vertically mixed use buildings. Each building has approximately 4,000 
square feet of nonresidential ground floor area. Residential units are on portions of the ground 
floors and on the 2"d and 3rd floors. 

Three commercial buildings totaling approximately 22,000 square feet are at the corner of 
Corkscrew Road & Via Coconut Point. Open spaces around these buildings are provided for 
human scale comfo1t and furnishings for seating. These spaces are interconnected to the 
residential buildings with vehicular, pedesh'ian and bike connections that direct people tlu·ough the 
site in a safe and convenient manner. 

• Interconnectivity & Pedestrian/Bicycle Connectivity [33-518(e)(1} (High 

Value)] 
Bicycle and pedesh·ian connection is achieved with five foot wide (minimum) sidewalks 
throughout the site. These sidewalks include paths that connect to every commercial and 
residential building enhy. The paths connect to continuous internal sidewalks along both sides of 
the residential area drive aisles, providing for convenient connection from one b11ildingto another 
and from one area of the site to another. The sidewalk network also connects to smrounding 
external sidewalks along Via Coconut Point and Corkscrew Road. Those pedesh·ian oriented 
interconnections also provide for the oppo1tunity to increase access of the residents to the Estero 
Community Park recreational area. Proposed sidewalks are wider (8 feet wide within arcade and 8 
feet wide outside the arcade) along the buildings that face the central Oval ParkNillage Green, 
given the impo1tance of these buildings for public use and enjoyment. 

• Off Site Public Improvements [33-518(e)(4) (Medium Value)] 
The applicant proposes installing and maintaining landscaping in the public right-of-way. The 
landscaping is proposed in the Via Coconut Point median, subject to Village approval. The 
landscaped area is approximately 1,500 linear feet starting at the project's main enh·ance and 
extending south to the railroad track crossing. 

I I 
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• Enhanced site landscaping and streetscape [33-518(e){5) (Low-Medium 

Value)] 
The streetscape is enhanced with commercial and residential building facades and entrances 
oriented to the public street (Via Coconut Point) and the proposed east-west connector road. 
The streetscape is further enhanced by the transitional courtyards along Via Coconut Pointthat 
address interface of the public/private realm using arbors as signature elements in the 
residential realm and the commercial realm, helping to visually and functionally tie the two 
areas together. Landscaping is enhanced in that pedestrian comfort and scale is provided by a 
customized streetscape plan featuring shade trees, ornamental trees, shrubs and ground cover 

along Via Coconut Point. 

• Enhanced Street Design [33-518(e)(6) (Medium-High Value)] 

• 

The east-west connecting street features an enhanced street design with on-street parking and 
8-foot wide pedestrian paths. 

Public Civic Spaces [33-518(e)(7) (Medium-High Value)] & 

Cultural Spaces [33-518(g}{5) (High Value)] 
The central oval park/village green is a ±0.5 acre public space that se1ves as a focal point for the 
project and creates the opportunity for cultural activities like mts fests, farmers markets, and 
similar activities for the community-at-large. This is proposed as publicly accessible green space 
in a fo1mal urban setting. This village green is accented with benches, shade trees, pedestrian path 
and a 1 O'x20' pergola, all situated within the 1.26-acre area to be dedicated for public access, use 
and enjoyment. 

• Gathering places (outdoor cafes, etc.) [33~518{f){2) (Medium-High 

Value)J 
Commercial areas and fast floor non-residential areas are designed to accommodate publicly 
accessible outdoor seating areas, and publicly accessible gather space is provided in the Village 
Green, consistent with 33-SlS(b). 

• On-street Parking [33-518(g)(1) (Medium-High Value)] 
On-street parking is a feature of the central oval area, contributing to the urban character of this 
node that centralizes the site and se1ves as a focal point for the community at large. The 
connecting street around the Village Green is designed to carry one-way traffic in one 18-foot 
wide lane (required for 60-degree angled parking per Land Development Code §34-216). The 
parking spaces are 60-degree angled spaces. The traffic calming characteristic of the oval's 
geometry will slow traffic. The one-way, one-lane system reduces the complexity for drivers 
compared to a two-way street. On-street parking is an urban concept that makes for convenient 
public access to buildings and contributes to traffic calming because drivers must be observant of 
the parking movements, unlike moving through a thoroughfare with no on-street parking. On­
street parking also improves the pedestrian quality of this central node, because the cars parked in 
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the angled spaces serve as a buffer between the travelway and the pedestrians walking along the 
building fronts . 

• Reduced Off-Street Parking [33-518(g){2} (Medium-High Value}] 
Reduction from the standard 2 parking spaces per unit to allow 1.5 spaces per one-bedroom 
dwelling unit is meant to control the proliferation of parking the site. Reduced parking in more 
urban contexts is responsive to the decrease in parking demand that results from smaller dwelling 
units located within walkable environments. Leasing provisions will address parking assigrunents, 
and property managers ensure that parking is properly assigned and accommodated in the 
residential parking areas. 

Commercial parking ratios are not reduced, and commercial area parking will be open and 
available to the public. 

• Removal of Billboard [33-518(h}(2)- Other Offers] 
There is an existmg, income-producing billboard on the subject site, positioned along Corkscrew 
Road. In consideration of the Village Center objectives to maintain an ath·active community 
character and appearance, the applicant agrees to remove this asset prior to the sta1t of any 
construction. 

• Construct Civic Improvements [33-518(g)(3} {Low-Medium Value)] 

The following civic improvements will be constrncted by the app1icant as part of the 
project: 
Publicly accessible Streetscapc along Via Coconut Point 
Residential area: 
4 - Ped arbors (6'x6') 
90 sy - Cone. Sidewalk connections 
4 - 6' benches 
1,880 If - Streetscape landscape 
1,880 lf- Streetscape irrigation 

Commercial area: 
1 - Ped arbor (6'x6') 
2,325 sf - Cone. Pavers 
2 - 6' benches 
4 - trash receptacles 
815 lf- Streetscape landscape 
815 1f - Streetscape irrigation 

Publicly accessible Connecting Street with on-street pal'king & 8' sidewalk & central Oval 
Pal'k/Village G1·een (total= ±1,26 acres) 
Road, on-street parking, street trees, 8' sidewalk 
(Th is does not include the cost of land, the cost to treat and attenuate st01mwater associated with 
the roadway, or the cost to maintain the facilities over time.) 
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Oval Park/Village Green improvements: 
I - pergola (IO'x20') 
625 sf - Cone. Pavers 
8 - 6' benches 
4 - trash receptacles 
0.6 ac Landscape/irrigation 

Via Coconut Point median landscaping (1,500 If) 
Inigation (includes directional bore crossings and connection valve) 

Plantings 
Maintenance 

• Architectural Excellence/Innovative Design [33-518(f){5) {High Value)] 

Site: 
The organization of the site responds to the irregular conditions of the site and the 
Village Center overlay. Design solutjons include: 
Traditional Neighborhood Design (TND) with buildings up to the street and most 
parking away from the public view 
A central Village Green dividing the site and open to public access and use. 
Community connections are encouraged and organized events are employed to 
activate the setting. 

Architecture: 
• The architectural style is influenced by the original "beauty book" for Coconut Point, 

executed in a contemporary application of Mediterranean architecture. 
• Four residential building types are designed with varied appearance to avoid 

replication of identical buildings along the Via Coconut frontage. 
• Two buildings around the Village Green feature covered arcade for shade along 

storefronts ( climate responsiveness). 
• The commercial frontage along Via Coconut Point will follow the design theme with 

compatible architecture. The final users are unknown at this time and thus the 
building appearance is approximated. From restaurant to financial institution, or 
from office to retail, the overall frontage is intended to continue the varied approach 
while preserving the consistency of a uniform landscape theme and material pallet 
extending along the entire frontage of the project. 

• The following elements contribute to the high quality architectural appearance: 
o Differing roof features 
o Varied exterior wall and trim pallets 
o Staggered fascia and roof lines 
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o Pedestrian gateway entry arbors to delineate public/ private transition to & from units 
along Via Coconut 

o Selective use of private walkways to ground level units 
o Exterior balconies or sunrooms orienting to all sides of each building ("eyes on the 

street" CPTED) 
o A lush streetscape with a cadence of street trees between the buildings and the public 

sidewalk 
o Courtyards between structures offering a changing presentation to passing motorist 

and pedestrians 

• 

• 

Construction: 
The following superior building approaches are proposed to exceed the already 
substantially demanding Florida Building Code requirements: 
Post tensioned foundations 
Full height reinforced concrete masomy constrnction 
Ban-el tile roof 
Energy Star certified 
The1mally insulated, double-pane, impact windows 
STC 54 sound rated walls and floors 

The following special features will be incorporated in the residential units: 
• Oversized unit floor plans relative to competitive offerings 
• Expanded exterior porches or elective sun rooms ( except for the one bedroom 

studio unit) 
• Full sized utility rooms ( except for the one bedroom studio unit) 
• All bedrooms sized for king size beds 
• All master bedrooms with walk in closet/dressing suite attached 
Double master suite in all two bedroom units 
• Oversized tubs or showers in all bathrooms ( except for the one bedroom 

studio unit) 
• LED lighting on all exterior building and site applications 
• Hardwood style flooring in all living, kitchen, and ent1y areas. 
• Premium carpet (3 2 oz.) and pad in all bedrooms, closets and corridor areas. 

Amenities: 
1. Oval Park/Village G1·een Occupancies 
The ground level occupancies facing the Village Green within the two fronting 
buildings offer approximately 8,000 sf. ofnon-residential floor area. Non-residential 
uses include: 

• Leasing and management (approx. 1,200 s.f.-1,800 s.f.} 
• Fitness facility (approx. 2,000 s.f.-4,000 s.f.} . 
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• Business center (approx. 900 s.f .-1,500 s.f.) 

• Postal center (approx. 250 s.f.-500 s.f.) 

2. Commercial along Via Coconut Frontage 
Convenient walking and bike connections within the larger campus make this 
commercial venue a clear "lifestyle benefit" for residents. 
Ideal commercial occupancies would exclude auto-centric commercial uses but 
include: 

• Food and beverage operators 

• Boutique fashion wear vendors 

• Neighborhood medical and dental professional offices 
• Neighborhood real estate professional offices 
• Decorator show rooms 
• Investment and insurance offices 

• Banks and other financial institutions 

3. Residential amenities: 
• Pool with expanded pool deck, zero entry pool for children and sun-bathing 

• Cabanas for extended outdoor relaxation 

• Outdoor living area with summer kitchen, picnic area, and soft seating in shade 

• Yard team events such as lawn chess, bocce, corn-hole 

• Passive outdoor amenities: 

o Meditation garden 

o Herb/vegetable community gardens 

o Private party setting 

o Outdoor yoga/aerobic patio 

o Pet Park for active outdoor pet use 

o Bike storage areas with individual unit convenience 

o Connected sidewalks throughout the site, including around the large 

internal lake 

• Benches along internal walkways 

DENSITY §33-505 - Maximum residential densities. Table 33-505: 

(Tier 3 Base Densitw 

Additional densitv i(incentive offers are accepted 
as pl'oviding significant public benefits: 

15 units per acre; 

15.J - 20 units per acre.] 
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Via Coconut EPD is entirely Tier 3. The LDC allo,,•s the entire acreage to be 
incJude.d for density calculations. Total density (297 multifamily units) fo1· the entfre 
mixed-use site (19.3 acres) = 15.38 units p·er ac1•e, barely above the 15 upa base 
density for Ti:er 3. The applicant submits that Via Coconut EPD meets all of the 
goals proposed and intended fo1· the Village Center Area, and with the incentives 
offel'Cll and the high quality of the construction and development as proposed, Vi'a 
Coconut EPD should be approved with the incentives offered ancl tile Pattern Book 
submitte·d. 

We will do eve1ything that we can in order to address any questions that come up and to 
expeditiously respond in the effmt to bring this application to a successful conclusion. I look 
forward to continuing to work with you on this. 

SCH/sbm 
cc: Client (via e-mail) 

Encl: 10 copies of Master Concept Plan@ 24 x 36 [Separate cover from JEI] 
LMHS Letter to Village Council - June 16, 2016 
Gate Stacking Exhibit 
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June 16, 2016 

Mayor Nick Batos 
Vice Mayor Howard Levitan 
Councilman Bill Ribble 
Councilm.in Don.ild Brown 
Councilwoman Katy Errington 
Councilman Jim Boesch 
Councilrn,m Jim Wilson 
Steven Sarkozy, Village Manager 

Village of Estero 
9401 Corkscrew Palms Circle 
Estero, FL 33928 

·---------
www.LeeMemorial.org 

RE: Via Coconut MPD {Estero PD) Support for variety of housing options In VIiiage Center 

Dear Mayor and Village Council, 

As a health care provider .ind employer, Lee Memorial Health System (LMHS) strongly supports a Village Center in Estero that 
promotes a variety of businesses and neighborhoods, and that encourages healthy lifestyles with convenient opportunities to be 
physically active, walk and bicycle. 

LMHS is a top employer In Lee County with approximately 12,600 employees. Our recent experiences in recruit ing and retaining 
key personnel has revealed that individuals who arc relocating from out of the area, specifically candidates for our residency 
programs, are severely challenged by the limited variety and availability of housing options, particularly rental housing. 

As we plan for development and staffing of the Health Village campus at the south end of Estero's Village Center, our 
organization faces challenges of recruiting nncl re taining critical employees. 

LMHS strongly support projects that brine needed living opportunities within the Village Center such as the multifamily 
development proposed cJt thc Via Coconut MPD (Estero PD),. We support the Villace's efforts to fos ter a live-work-play Village 
Center environment with opportunities for our citizenry to engage in an active, healthy lifestyle. 

We sh.ire your vision of Estero as a dy,rnmic attractive community with greater choices for all consumers. Working together, we 
can provide for the needs of a multi-generational community that will continue to succeed and prosper. 

Slnwely, c_ _ ~ 
~ ' Chief M,man Reso""" Oflke r 
LEE MEMORIAL HEALTH SYSTEM 

cc: Dave l<istel, LMHS VP Facility Management 
Sally Jackson, LMHS System Director Government & Community Relations 
Mary Brings, LMHS System Director Media Relations 
Suzanne 13rndach, System Director Special Projects 

LEE MEMORIAL IIEALTI I $YS1 W, CONlfJ OF DlfiECTt)A$ 

01SiR!( T ONE 
St,:phcn R. Oro•,•111, M.D. 
l hcres!• Ew,l)•, BS, mir 

OJSTnl::T TV.'0 
Donn.1 Clark•) 

N.in~y M. l,kC:ov~rn. llN, MSM 

0 1:.TRICT lHAEE 
S.1nio1d M. Cch-?n, M.D. 

David F. Collins 

Dl$TJ1j( T fOUR 
Dian~ Clumplon 

Chris fl amen 

P.O. £lox 22 18. For t Myers, Florida 33902 , 239-343-2000 
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Supplement to Schedule of Deviations & Justifications 
Deviation #3 

Current Parking Requirements 
Parking requirements for multifamily dwelling units within the Village of Estero have been established 
pursuant to Section 34-2020(a) of the Land Development Code as follows: 

Section 34-2020. Required parking spaces. 

(a) Residential uses. Residential uses permitted under this chapter are subject to the 
following minimum requirements: 

TABLE 34-2020{a}. REQUIRED PARKING SPACES FOR RESIDENTIAL USES 
Multiple-family and timeshare units: 2 spaces per unit, and additional parking spaces 
equal to ten percent of the total required must be provided to accommodate guest 
parking in a common parking lot. 

The total spaces required per the Land Development Code is 2.2 spaces per unit, including the provision 
for guest spaces, per the Land Development Code. 

The residential portion of the proposed development will consist of a total of 297 multiple family dwelling 
units. The Code required parking is 654 spaces based on the following calculation: 

• 297 units x 2.2 spaces/unit= 654 spaces 

Deviation #3 Request 
The applicant requests a deviation from Section 34-2020(a) of the Land Development Code to reduce the 
required parking from 2.2 spaces per unit (including guest parking) to 1.5 spaces per unit {including guest 
parking) for a maximum of 140 one bedroom units. The Code standard 2.2 parking spaces per unit will be 
provided for the remaining two and three bedroom units. 

The deviation results in the average provision of 1.87 spaces per unit (including guest parking) across the 
site, for a total of 556 spaces as described here: 

The requested deviation would have the greatest impact with a unit mix that includes the 
maximum 140 one bedroom units. For analysis purposes, this maximum number of one 
bedroom units is factored into the unit mix as follows: 
• 1 bedroom - 140 units 
• 2 bedroom - 125 units 
• 3 bedroom - 32 units 

Total units 297 units 

The proposed deviation would reduce the multifamily parking to 556 spaces (or 1.87 
spaces per unit including guest parking) as calculated below: 
• 1 bedroom: 140 units @ 1.5 spaces/unit = 210 spaces 
• 2 bedroom: 125 units @ 2.2 spaces/unit = 275 spaces 

• 3 bedroom: 32 units @ 2.2 spaces/unit = 71 spaces 

Focus Development Group 
Via Coconut EPD 

Total 556 spaces 

(556 spaces+ 297 units) = 1.87 spaces per unit 
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Justification 

Supplement to Schedule of Deviations & Justifications 
Deviation #3 

The applicant acknowledges the Code requirement for accommodating two vehicles (plus guest parking 
provision) for each multi-bedroom unit, which are more likely to house at least two or more people, 
however, the one bedroom units are not as likely to house two or more people which correlates to less 
parking demand for the one bedroom units than for the multi-bedroom units. The rationale for this 
reduced parking demand and corresponding reduction in supply is based on the following: 

1. Previous land Development Code Requirements 
2. Industry Standards from /TE Parking Studies 
3. Similar Project Experience in Estero 
4. Sound Planning Principles 
5. Controls through Onsite Management 

1. Previous land Development Code Requirements - The Code provisions for multifamily parking were 
changed in 2012 by Ordinance 12-20 to increase parking requirements from a graduated scale of 
parking spaces per bedroom, to a standard requirement per unit. The former rules were 1.25 spaces 
per efficiency unit, 1.5 spaces per one bedroom unit, 1.75 spaces per two bedroom unit, and 2 spaces 
per a three or more bedroom unit, plus additional guest parking equivalent to 10% of the total 
requirement. 

Under the previous standards, a total of 543 parking spaces (493 space~+ 50 guest spaces) would 
need to be provided for the proposed development based on the unit mix above. The applicant 
proposes 556 spaces for the same unit mix, which is more than the Code required before the 
changes effectuated by Ordinance 12-20. 

The number of bedrooms is relevant to the calculation of parking requirements because of the 
variability of occupancies in smaller, one bedroom units that typically accommodate a single person 
or a couple due to the single bedroom, compared to larger two and three bedroom units that may 
accommodate a single person, but are more likely to accommodate more than one person due to the 
multiple bedrooms. This tendency for one bedroom units to be more likely to house fewer people 
correlates to a tendency for one bedroom units to be more likely to demand fewer car parking spaces 
than the current Code Standard of 2.2 spaces per unit (including guest parking). The proposed 1.5 
spaces per one bedroom unit (including guest parking) is in line with the graduated approach to 
assessing parking supply and demand. More on the consideration of the number of bedrooms in the 
calculation of parking supply and demand is described below per the studies of industry standards 
from the Institute ofTraffic Engineers (ITE). 

2. Industry Standards from ITE Parking Studies - The correlation between the number of bedrooms and 
peak parking demand is documented in the ITE Parking Generation, 4th Edition (attached) which states 
that suburban study sites for low/midrise apartments with fewer bedrooms report peak parking 
demand at less than average, and sites with greater numbers of bedrooms report peak demand at 
greater than average: 

"Study sites with an average of less than 1.5 bedrooms per dwelling unit in the apartment complex 
reported peak parking demand at 92 percent of the average peak parking demand for all study 
sites with bedroom data. Study sites with less than 2.0 but greater or equal to 1.5 bedrooms per 
dwelling unit reported peak parking demand at 98 percent of the average. Study sites with an 
average of 2.0 or greater bedrooms reported peak parking demand at 13 percent greater than 
the average." 

Focus Development Group 
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Supplement to Schedule of Deviations & Justifications 
Deviation #3 

The proposed unit mix for the subject site averages 1.64 bedroom per dwelling unit across the site 
(486 bedrooms+ 297 units= 1.64 bedrooms per dwelling). This puts the peak demand attributable 

· to the subject site at slightly less (2% less) than the Study average, which was 1.23 vehicles per 
dwelling. For comparison purposes below, we will not adjust the Study average down per this factor. 
We will assume the industry standard average for comparison purposes. 

According to ITE, the average size of dwelling units at suburban study sites was a comparable 1.7 
bedrooms per dwelling unit. The average parking supply ratio was 0.9 parking spaces per bedroom. 
If the subject site were to supply this industry standard average of0.9 spaces per bedroom, the subject 
site would provide 438 parking spaces. The applicant proposes 556 spaces, which is more than the 
ITE average parking supply. The applicant's proposed parking is equivalent to 1.14 spaces per 
bedroom across the site, exceeding the ITE standard supply of 0.9 spaces per bedroom. 

With the average of 1.7 bedrooms per dwelling unit in the ITE studies and 0.9 parking spaces supplied 
per bedroom, this works out to an average of 1.53 spaces provided per dwelling unit in the ITE studies. 
The applicant's parking is equivalent to 1.87 spaces per unit across the site, exceeding the ITE 
standard supply of 1.53 spaces per unit. 

The average peak period parking demand for 21 study sites with an average of 311 total dwelling units 
was 1.23 vehicles per dwelling unit. The applicant's proposal exceeds the ITE average demand of 
1.23 vehicles per unit by providing 1.87 spaces per dwelling unit. 

The following table summarizes and demonstrates the proposed parking exceeds the ITE standard 
averages on both the per bedroom basis and the per unit basis. 

Proposed Supply Ratio 
ITE Average Supply ITE Average Demand @ Subject Site 

0.9 spaces per No data per 1.14 spaces per 
bedroom bedroom bedroom across the site 

1.53 spaces per 1.23 spaces per 1.87 spaces per 
dwelling unit dwelling unit dwelling unit 

3. Similar Project Experience in Estero - The Planning and Zoning Board recently approved a parking 
deviation request for a multifamily development within the VIiiage. The approval was based on 
documentation provided by the developer of the Springs at Gulf Coast indicating that 1. 75 parking 
spaces per unit was sufficient for a mix of studio, one bedroom, two bedroom and three bedroom 
units, inclusive of guest parking. The documentation was based on other projects in the developer's 
portfolio that indicated that parking ratios ranging from 1.57 to 1.81 spaces per unit were adequate 
to serve the residents and their guests. This demonstrates that market conditions are in line with the 
proposed parking of 1.87 spaces per unit on the subject site. 

A deviation to allow parking for one bedroom units at a ratio of 1.5 spaces per unit was approved for 
the project located at 1-75 and Corkscrew Road known as Courtyards at Estero. The management 
indicates that parking is managed through the issuance of decals at the time of lease. Half of the one 
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Supplement to Schedule of Deviations & Justifications 
Deviation #3 

bedroom units are being occupied by tenants with one car, and half of the one bedroom units are 
being occupied by tenants with two cars. Also, less than half of two bedroom units are being occupied 
by tenants with only one car. This demonstrates that market conditions are in line with the proposed 
ratio of 1.5 parking spaces per one bedroom unit, and 2.2 parking spaces for two and three bedroom 
units. 

4. Sound Planning Principles 
The Village of Estero has engaged in a significant planning effort to create a compact, walkable, mixed 
use Village Center. The Community Planning Initiative Final Report (January 2015) by Seth Harry & 
Associates, Inc. & Spikowski Planning Associates and policy language in the Estero Planned 
Development zoning district Sections 33-502{c) and (e) and Section 33-518(g)(2) refer to the 
importance of fostering and facilitating pedestrian activity as a priority over vehicular use. These 
directives urge the design of sites to be focused on the pedestrian, facilitating linkages to daily needs 
through alternative modes of travel other than the automobile. The deviation from parking 
requirements as proposed within the subject site as designed helps achieve this directive given three 
aspects of the project design: 

a. Site context that allows for use of alternatives to the automobile for daily needs 
b. Site design including onsite mix of uses and pedestrian oriented amenities 
c. Prioritization of the pedestrian through onsite circulation and connection infrastructure 

a. Site Context that allows for use of alternatives to the automobile for daily needs 
As stated in the Community Planning Initiative Final Report, the Village Center area is proposed to be 
arranged in the fashion of traditional neighborhoods based on pedestrian sheds of~ mile, a compact 
size which can easily accommodate a broad range of housing types, while providing easy access to 
local parks and daily needs (page 4.1). 

The onsite mix of uses, including 30,000 s.f. of commercial space that is accessible via pedestrian paths 
throughout the site, affords the ability to work, shop and play within walking distance. Beyond the 
subject site are other daily needs within a quarter-mile to half-mile walking distance including a 
grocery store, high school, Community Park, grocery store, transit stop and other offices and 
employment opportunities including Hertz Global Headquarters. Within a 2-mile bicycling distance 
are Coconut Point Mall and the Lee Memorial Health Village. This arrangement of uses is a rarity in 
Southwest Florida, and more so in Estero. It challenges the conventional development pattern in 
which every individual must have a car to accomplish daily tasks, which results in the standard parking 
requirement of 2.2 spaces per dwelling unit. The proposed deviation is justified given the walkable 
context and pedestrian oriented design of the site facilitating the opportunity for residents to live 
without necessarily having one car per person like the typical suburban development model requires. 

b. Site design including onsite mix of uses and pedestrian oriented amenities 
The Urban Land Institute (Ult) promotes principles for designing healthy places to make the healthy 
choice the easy choice. Per the ULI Building Healthy Places Toolkit, a best practice strategy to achieve 
design of well-connected street networks at the human scale is: 

"to reduce the amount of land devoted to parking to increase space for other 
pedestrian-oriented uses and activities." 
(Building Healthy Places Toolkit, page 16, attached) 

This best practice is a driving force behind the design of the subject site, with a 1.26-acre area devoted 
to a public thoroughfare with pedestrian oriented storefronts and Village Green rather than devoting 
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Supplement to Schedule of Deviations & Justifications 
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that area of the site to more parking. This best practice can only be implemented through the granting 
of relief from the Code standard parking requirement of 2.2 spaces for each dwelling unit. The 
proposed 1.87 spaces per unit has been demonstrated adequate based on ITE standards and 
comparable project experience, and is justified for purposes of accomplishing the goals of a compact, 
walkable, mixed use environment. 

c. Prioritization of the pedestrian through onsite circulation and connection infrastructure 
The subject site is designed to foster pedestrian and bicycle activity with sidewalks connecting 
throughout the site from north to south and east to west. In addition to these onsite facilities, there 
is a public sidewalk along Via Coconut Point that allows additional walking opportunities from north 
to south, and bike lanes along Via Coconut Point for bicyclist connectivity to destinations north and 
south. Bicycle storage for residents and bicycle racks at commercial locations are provided to further 
the ease of use of alternative modes of transportation. 

In the compact, walkable, mixed use environment of the Village Center, the need for a car to 
accomplish daily tasks is not as much of an absolute necessity as it is throughout the majority of the 
suburban areas of the County, which the Code i~ designed to serve. The deviation for reduced parking 
is an advancement toward minimizing the importance of the car and elevating the importance of the 
pedestrian, which is a planning principle espoused by the Village through planning efforts for the 
Village Center, specifically enumerated in the following Estero PD Land Development Code Sections 
(with italics added for emphasis): 

Section 33-502(c): Accessibility. The criteria implementing the Estero PD district 
for the Village Center Area are designed to make the public space accessible, both 
socially and physically, connected, and walkable. Such guidelines (a) are based on 
the primacy of the human scale over the automobile ... 

Section 33-502(e): Street Design. Distances between intersections of streets 
should favor the goals and objectives of enhancing wa/kabi/ity of streets and 
connectivity. The design of streets shall favor their proper use by pedestrians ... 

Section 33-518(g)(2): Off-street parking. (Medium-High Value). Development 
plans with deviation requests for reduced on-site parking levels which are 
accompanied by plans for either centralized off-street parking or structured 
parking facilities, especially in non-residential areas, will be viewed as high value 
offers. Such plans may include requests for deviations to reduce the required 
number of onsite parking requirements under the land development code. 

The proposed 1.87 spaces per unit has been demonstrated adequate based on past Codes, ITE 
standards, and project experience, and is justified for purposes of accomplishing the goal of 
prioritizing the pedestrian. With the site design oriented around pedestrian facilities and amenities, 
and publicly accessible pedestrian oriented open spaces and commercial opportunities that have 
adequate parking per Code made available for public use, this deviation is justified in that it fulfills the 
objectives of the Village Center Plans, best practice strategies, and EPD Zoning standards meant to 
foster environments that prioritize the human scale over the automobile. 

5. Controls through Onsite Management 
Through onsite management, the applicant is able to control the number of cars parked within the 
multifamily parking areas through identifying the authorized cars for each tenant through the terms 
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Supplement to Schedule of Deviations & Justifications 
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of the lease. This gets enforced through the issuance of parking decals. The issuance of parking decals 
is a management tool to ensure that the authorized number of cars are occupying the multifamily 
parking areas. 

The proposed gate system provides access control for the residential areas, and onsite management 
patrols also serve to ensure a proliferation of unauthorized cars do not occupy resident parking areas 
to create a parking problem. While problems are not anticipated given the appropriateness of the 
parking ratios as demonstrated in points 1 through 4 above, onsite management personnel are an 
added assurance that any parking issues can be identified and addressed by the onsite management 
communicating directly with tenants or others who violate parking controls. 

Conclusion 
The information provided above from ITE and project experience indicates that the deviation to allow 
parking for one bedroom units to be calculated at 1.5 spaces per unit is more consistent with typical supply 
and demand observed in similar projects than the 2.2 spaces required for one bedroom units under the 
current code. Given the industry standards and conclusions drawn from ITE Studies and similar project 
experiences cited above, a sufficient amount of parking will be provided for the proposed residential units 
if the deviation is granted. 

With this deviation, the total of 556 parking spaces to be provided exceeds the amount of parking required 
under the 2012 version of the Land Development Code. The 556 parking spaces equates to 1.87 spaces 
per unit, which exceeds both the ITE study average supply and average demand, and exceeds the parking 
ratios determined by the developer of the Springs at Gulf Coast and found acceptable by the Village. 

The provision of 1.5 spaces for one bedroom units helps achieve the objectives of the Planned 
Development in that the amount of parking is accurately calibrated to the proposed unit types in the 
context of this specific neighborhood. The context of the site is appropriate forfewer parking spaces than 
a conventional development in that the location affords greater ability to travel by alternatives to the car. 
In addition to the nature of the EPD containing interconnected residential and commercial uses, the 
location of the proposed neighborhood is connected with bike lanes and sidewalks to a transit stop within 
% mile on US 41 and to a multitude of workplaces and shopping destinations. Recreation facilities are 
across Via Coconut Point at Estero Community Park. A potentia.l future connection is provided to the large 
development parcel to the west known as North Point ORI. The ITE finding that fewer bedrooms correlate 
to less parking demand Cal'\ be applied in this location considering the potential that there is less need for 
multiple vehicles for every one-bedroom unit compared to other locations where there are not mobility 
options and not a multitude of destinations nearby. 

The provision of 1.5 spaces for the one bedroom units also helps achieve the objectives of t he Planned 
Development in that the proposed neighborhood character, walkability, attractiveness and open space is 
improved when the amount of parking is appropriate and not proliferating the neighborhood landscape. 
Best practice for Building Healthy Places according to the Urban Land Institute is to reduce the amount of 
land devoted to parking to increase space for other pedestrian-oriented uses and activities. 

Parking spaces and parking areas will be designed per Code standards and onsite management will 
oversee and enforce the allocation of the residential parking spaces to ensure the deviation is no threat 
to public safety. 
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Description 

Land Use: 221 
Low/Mid-Rise Apartment 

Low/mid-rise apartments are rental dwelling units located within the same building with at least three 
other dwelling units: for example, quadraplexes and all types of apartment buildings. The study sites in 
this land use have one, two, three, or four levels. High-rise apartment (Land Use 222) is a related use. 

Database Description 

The database consisted of a mix of suburban and urban sites. Parking demand rates at the suburban 
sites differed from those at urban sites and, therefore, the data were analyzed separately. 

• Average parking supply ratio: 1.4 parking spaces per dwelling unit (68 study sites). This ratio was the 
same at bqth the suburban and urban sites. 

• Suburban site data: average size of the dwelling units at suburban study sites was 1.7 bedrooms, 
and the average parking supply ratio was 0.9 parking spaces per bedroom (three study sites). 

• Urban site data: average size of the dwelling units was 1.9 bedrooms with an average parking supply 
ratio of 1.0 space per bedroom (11 study sites). 

Saturday parking demand data were only provided at two suburban sites. One site with 1,236 dwelling 
units had a parking demand ratio of 1.33 vehicles per dwelling unit based on a single hourly count 
between 10:00 and 11 :00 p.m. The other site with 55 dwelling units had a parking demand ratio of 0.92 
vehicles per dwelling unit based on counts between the hours of 12:00 and 5:00 a.m. 

Sunday parking demand data were only provided at two urban sites. One site with 15 dwentng unit~ was 
counted during consecutive hours between 1:00 p.m. and 5:00 a.m. The peak parking demand ratio at 
this site was 1.00 vehicle per dwelling unit. The peak parking demand occurred between 12:00 and 5:00 
a.m. The other site with 438 dwelling units had a parking demand ratio of 1.10 vehicles per dwelling unit 
based on a single hourly count between 11 :00 p.m. and 12:00 a.m. 

Four of the urban sites were identified as affordable housing. 

Several of the suburban study sites provided data regarding the number of bedrooms in the apartment 
complex. Although these data represented only a subset of the complete database for this land use, they 
demonstrated a correlatlon between number of bedrooms and peak parking demand. Study sites with an 
average of less than 1.5 bedrooms per dwelling unit in the apartment complex reported peak parking 
demand at 92 percent of the average peak parking demand for all study sites with bedroom data. Study 
sites with less than 2.0 but greater than or equal to 1.5 bedrooms per dwelling unit reported peak parking 
demand at 98 percent of the average. Study sites with an average of 2.0 or greater bedrooms per 
dwelling unit reported peak parking demand at 13 percent greater than the average. 

For the urban study sites, the parking demand data consisted of single or discontinuous hourly counts 
and therefore a time-of-day distribution was not produced. The following table presents a time-of-day 
distribution of parking demand at the suburban study sites. 
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Land Use: 221 
Low/Mid-Rise Apartment 

:::;g~~~~ri~1J;~}.~!~~~~~;·~~:;;: tit~~g~:~~i~~~,;:;,~::i;:~;,~~;s~~~~l~~tf.~:~;,~;~k:~>·;;'.:{:;'.~·;:,::~;;; 
Hour Beginning- .. . . Perqe:nt'_of Pec1k Perloc;l · N·umber of Data Points• 

12:00-4:00 a.m. 100 14 
5:00 a.m. 96 14 
6:00 a.m. 92 14 
7:00 a.m. 74 1 
8:00 a.m. 64 1 
9:00 a.m. o 
10:00 a.m. O 
11:00 a.m. O 
12:00 p.m. o 
1:00 o.m. O 
2:00 o.m. 0 
3:00 o.m. O 
4:00 o.m. 44 1 
5:00 o.m. 59 1 
6:00 o.m. 69 1 
7:00 o.m. 66 9 
8:00 o.m. 75 9 
9:00 o.m. 77 10 
10:00 o.m. 92 14 
11:00 o.m. 94 14 
.. Subset of database 

Parking studies of apartments should attempt to obtain information on occupancy rate and on the 
mix of apartment sizes (in other words, number of bedrooms per apartment and number of units 
in the complex). Future parkl,:,g studies should also Indicate the number of levels contained in the 
apartment building. 

Additional Data 

• Apartment occupancy can affect parking demand ratio. In the United States, successful apartment 
complexes commonly have a vacancy rate between 5 and 10 percent. 1 

Study SltesfY ears 

Canada: 

Central City, Not Downtown: 
Brooks, AB {1998) 

Puerto Rico: 

Central City, Not Downtown; 
Mayaguez, PR (2007) 

1 Rental and Homeowner Vacancy Rates for the United Stales: 1960 and 1965 to 2009, U.S. Census Bureau. 
http://www.census.gov/hhes/www/houslnglhvs/qtr309/q309tab1 .html 
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United States: 

Suburban: 

Land Use: 221 
Low/Mid-Rise Apartment 

Skokie, IL (1964); Glendale, CA (1978); Irvine, CA (1981); Newport Beach, CA (1981); Dallas, TX (1982); 
Farmers Branch, TX (1982); Euless, TX (1983, 1984); Baytown, TX (1984); Syracuse, NY (1987); Devon, 
PA (2001); Marina del Rey, CA (2001); Milburn, NJ (2001); Parsippany, NJ {2001); Springfield, NJ (2001); 
Westfield, NJ (2001); Beaverton, OR (2002): Hillsboro, OR (2002); Portland, OR {2002); Vancouver, WA 
(2002); Goleta, CA (2008); Ventura, CA (2008); Englewood, CO (2009) 

Urban: 
Dallas, TX (1982, 1983); San Francisco, CA (1982); Syracuse, NY (1984, 1987); Santa Barbara, CA 
(1994); Long Beach, CA (2000); Santa Monica, CA (2001); San Diego, CA (2001) 

4th Edition Source Numbers 

1007, 1015, 1114.1137 

rr~,c.1r~l~=n·~.inm.~~~-..-~::"-.-::t~.:.1:~,i::,.-:=,·1:;~~ _o~~~·J=s.T:.n:,..,....::,ll""l=r..;:r. ,,.::.::r:1..~....,~1?~~~=.r=,"2-~ 

Institute of Transportation Engineers ''· ,/· Perking Genera/ion, 41h Edition ''-~ •• _ [ 52 ] ,.,,,• 
,c,-.~-" ~.•, ~·~-:o+•••··rA .... u,:-,.v,,J" 



... ;_ 
··.~ ·-;:· 

)! 
·i 
•·. 

Land Use: 221 
Low/Mid .. Rise Apartment 

Average Peak Period Parking Demand vs. Dwelling Units 
On a: Weekday 

Location: Suburban 

Peak Period 
Number of Study Sites 21 
AveraQe Size of Study Sites 311 dwellinq units 
Average Peak Period ParkinQ Demand i .. 23 vehicles per dwetllni:i unit 
Standard Deviation 0.32 
Coefficient of Variation 21% 
95% Confidence Interval 1.10-1 .37 vehicles per dwelling unit 
Ranqe 0.59-1.94 vehicles oer dwellinq unit 
85th Percentile 1.94 vehicles per dwellinq unit 
33rd Percentile 0.68 vehicles per dwellinQ unit 

Weekday Suburban Peak Period Parking 
Demand 

fJ) 2,000 
Q) - P = 1.42x - 38 (.) 

1,500 ·-.c:: R2 = 0.93 
~ 
"C 1,000 
<I> 
~ 
i.. 
<U 500 -ll.. 
II 
Q. 0 

0 500 1,000 1,500 

x = Dwelling Units 

+ Actual Data Points -- Fitted Curve - - - - Average Rate 
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Land Use: 221 
Low/Mid-Rise Apartment 

Average Peak Period Parking r;:>emand vs. Dwelling Units 
On a: Weekday 
Location: Urban 

Peak Period 
Number of Study Sites 40 
Average Size of Study Sites 70 dwelling units 
Averaae Peak Period Parking Demand 1.20 vehicles per dwellinq unit 
Standard Deviation 0.42 
Coefficient of Variation 35% 
95% Confidence Interval 1.07-1.33 vehicles per dwelling unit 
Range 
85th Percentile 
33rd Percentile 

1/) 
(I) 

:§ 
.c 

600 
500 

~ .,.. 400 
"O 
~ 300 
ro 200 

0.66-2.50 vehicles per dwellino unit 
1.61 vehicles per dwelling unit 
0.93 vehicles per dwelling unit 

Weekday Urban Peak Period 
Parking Demand · 

R = 0.96 

a.. 
II 
a.. 

100 +--~;..,,e=:.~------------ --l 

0 

0 200 400 600 

x = Dwelling Units 

• Actual Data Points --Fitted Curve • - - - Average Rate 
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Land Use: 221 
Low/Mid-Rise Apartment 

Average Peak Period Parking Demand vs. Dwelling Units 
On a: Saturday 
Location: Urban 

, _·S,tli~ii~.t!P'.::t:;-~h~ t;;~,,,-,;~ :~;sk~ij -i~x;; ~:;,~,.;;,:~'.:ti;:,~:); l:h;~1~)/{{i.~~~f%P~a],p)~tJ.9.ifJ:te)11~it.<l~B-i0k//'.:,;}'.; 
Peak Period No clear peak period emerged from the data; 

likelv to fall between 10:00 p.m. and 6:00 a.m. 
Number of Stlldy Sites 8 
Average Size of Study Sites 147 dwellina units 
Averarie Peak Period ParkinQ Demand 1.03 vehicles per dwelllnri unit 
Standard Deviation 0.19 
Coefficient of Variation / 19% 
Ranqe 0.80-1.43 vehicles oer dwelllnq unit 
85th Percentile 1.14 vehicles per dwellinq unit 
33rd Percentile 0.93 vehicles per dwellinQ unit 

Saturday Urban Peak Period 
Parking Demand 
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BEST PRACTICE STRATEGIES 'Y 

II Establish pedestrian paths 
to allow for a cut-through 
in the middle of longer 

' ' 

l • 
blocks.21 

Reduce the amount of 
land devoted to parking to 
increase space for other 
:pedestrian-oriented 
uses and activities. 
Leverage shared parking 
opportunities where 
possible. 

IJ Design blocks to minimize 
: pedestrian exposure to 

su.1·face parking lots and 
active driveways. For 
example, situate parking 
behind buildings and 
];n.·ovide direct sidewalk 
access to building 
entrances and lobbies.22 

EET 
SCAL. 

TOP: The redesigned 1315 Peachtree Street in 
Midtown Atlanta, Georgia, replaced the circular 
drive with a pedestrian plaza, making the building 
and surrounding land uses more pedestrian 
friendly. (Before: Perkins+Will Inc.; after: Raftermen 

Photography) ABOVE: Consolidated parking cre­
ates a buffer against a neighboring highway and 
allows residences to be oriented around central 
courtyards at the West Village apartments in Davis, 
California. (Frederic Larson on behalf of West Village 

Community Partnership LLC) 
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