
Summary Sheet 

Village Center Comprehensive Plan Amendments 

CPA 2016-01 

REQUEST: 

Amend the Village of Estero Comprehensive Plan to provide for a new land use category 

called "Village Center". The amendments include changes to policies and the Land Use 

Map. 

COUNCIL TRANSMITTAL: 

A motion was made to transmit the proposed amendments to the state reviewing 

agencies on March, 30, 2016. The motion was called and passed 7 - 0. 

STATE REVIEWING AGENCY OBJECTIONS, RECOMMENDATIONS AND COMMENTS: 

There were no objections to the proposed amendments. 

Comments and recommendations were provided by the Florida Department of 

Transportation, the Florida Department of Economic Opportunity, The Southwest 

Florida Regional Planning Council, and Lee County. Revisions are proposed on the staff 

revisions attachment. 

STAFF RECOMMENDATION: 

Staff recommends the Village Council adopt the amendments to the Comprehensive 

Plan as provided in the attached document. 

Attachments: 

1. Staff proposed revisions 

2. Draft Ordinance and Attachment A (Comprehensive Plan Amendments - Revised 

June 15, 2016) 

3. Review Agency Comments 

6/22/16 Council Meeting 



ATTACHMENT 1 

Staff Proposed Revisions to 
Comprehensive Plan Amendments 

(Revisions are noted in red) 

POLICY 1.1.12: The Village Center Area lies near US41 in the heart of the Village of Estero. This are 

includes housing, employment, shopping, recreation, a-AG park and civic uses and 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 19.8.1: This comprehensive plan includes a Village Center category on the future land use map 

(also referred to as the "Village Center Area") which encourages higher densities and intensities of 

housing, employment, shopping, recreation, a-AG park and civic uses in a series of interconnected 

neighborhoods and mixed use areas. Policy 1.1.13 allows landowners in the Village Center Area to 

develop within the standard density range and other requirements of the Urban Community category; 

however the Village of Estero encourages land to be developed or redeveloped with a greater mix of uses 

and higher densities when placed in walkable mixed patterns. The glossary defines 'density,' 'mixed-use,' 

'walkable,' and 'mixed use pattern.' The specific goals of the Village Center Area include creating socially 

vital centers supportive of business both bi? and small, neighborhoods and streets that are safe and 

attractive for walking and bicycling, the preservation of commun ity history, and the protection of the 

environment, particularly along the Estero River. 

As the Village of Estero approves its first comprehensive plan and land development code, as required by 

law, the area comprising the Village Center Area may change to, among other things, include other land 

in that vicinity that meets the goals and objectives of the Estero Community Plan and furthers Objective 

19.8 and the policies thereunder. 

POLICY 19.8.2: The Village will create a new planned development zoning district in the Land 

Development Code (the " Estero Central Planning Planned Development Zoning District") to help 

implement these policies. This zoning district will contain tiered standards that apply to the Village Center 

Area and may include sub-districts which may have specific policies applying therein. Rezoning to the new 

planned development zoning district must be sought to take advantage of the new tiered standards and 

densities with respect to specific development tracts. The Village's intention is to use this new zoning 

district whenever increases in density and intensity are requested in the Village Center Area (as such term 

is defined in the Land Development Code). The Village will coordinate with FDOT in the review of any new 
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"Village Center" land development or redevelopment project to assess potential impacts of density 

increases on State and SIS transportation facilities, such as US 41 and 1-75. 

POLICY 19.8.4: Properties in the Village Center Area which have vested rights under the law may proceed 

under such vested rights as otherwise provided in the comprehensive plan and Land Development Code, 

and shall not be required by virtue of Objective 19.8 and the policies thereunder to seek rezoning to the 

Village Center standards if the property owner seeks no increase in eitl:ier deRsities or intensity {as such 

term is defined in the Land Development Code), are so1::1gl:it beyond such vested rights, or no increase in 

density beyond 10% of vested dwelling units. 

POLICY 19.8.5: The Land Development Code will provide standards for four levels of development in the 

Village Center Area that will contribute to a walkable mixed-use environment in the Village Center Area: 

a. Tier 1 provides a minimum network of connecting streets that will allow the general public and 

residents to move by car, bike, or on foot within and through development tracts. 

b. Tier 2 accommodates residential neighborhoods with higher densities and a potential for a greater 

variety of housing types, as well as mixed-use neighborhoods with higher levels of non-residential 

uses, and, in each case, greater connectivity than Tier 1. 

c. Tier 3 accommodates mixed-use neighborhoods with similar attributes as Tier 2 but with higher levels 

of nonsresidential uses as well. 

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

Chapter 32. 

(Page 26) 

Lee PlaR Future Land Use 

Map 1, Page 1 of 8 

[Certain land is being redesiqnated from Urban Community, Suburban, Outlying Suburban, and Public 

Facilities BREI R1:1ffJI to the new Village Center land-use category, as shown on the following maps. [ 

{As the Village of Estero approves its first comprehensive plan and land development code as required by 

law, the area comprising the Village Center area may change to, among other things, include other land 

in that vicinity that meets the goals and objectives of the Estero Community Plan. [ 
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ATTACHMENT 2 

1 VILLAGE OF ESTERO, FLORIDA 
2 

3 ORDINANCE NO. 2016 - 04 
4 
5 AN ORDINANCE OF THE VILLAGE OF ESTERO, FLORIDA 
6 ADOPTING AMENDMENTS TO THE VILLAGE OF ESTERO 
7 TRANSITIONAL COMPREHENSIVE PLAN TO CHANGE THE 
8 TEXT OF THE FUTURE LAND USE ELEMENT AND THE 
9 GLOSSARY AND TO AMEND THE FUTURE LAND USE MAPS TO 

10 PROVIDE FOR A NEW FUTURE LAND USE CATEGORY, 
11 POLICIES, AND OBJECTIVES RELATED TO THE NEW 
12 VILLAGE CENTER AREA AND TO UPDATE CERTAIN 
13 OUTDATED PROVISIONS OF THE FUTURE LAND USE 
14 ELEMENT, ALL AS PROVIDED ON ATTACHMENT A MADE A 
15 PART HEREOF; PROVIDING FOR TRANSMITTAL OF THE 
16 ADOPTED AMENDMENTS TO THE STATE OF FLORIDA AND 
17 OTHER REVIEWING AGENCIES AS REQUIRED BY STATUTE; 
18 PROVIDING FOR SEVERABILITY; PROVIDING FOR 
19 CONFLICTS; AND PROVIDING AN EFFECTIVE DATE. 
20 
21 WHEREAS, the Village of Estero Charter provides that the Lee County 
22 Comprehensive Plan existing as of the date of the Village incorporation shall be the Village of 
23 Estero Transitional Comprehensive Plan; and 
24 
25 WHEREAS, the Village has undertaken a study of proposed Comprehensive Plan 
26 amendments that would implement a walkable, mixed use regulatory framework based on 
27 preliminary concepts in the January 2015 Community Planning Initiative Final Report; and 
28 
29 WHEREAS, the Village study proposes a series of map and text amendments to the 
30 Village Transitional Comprehensive Plan to support compact walkable development patterns 
31 in certain areas near US Highway 41 referred to as the Village Center and to amend certain 
32 outdated provisions of the Village Transitional Comprehensive Plan; and 
33 
34 WHEREAS, a public workshop, a joint workshop of the Village Planning and Zoning 
35 Board and Design Review Board, and multiple meetings with interested stakeholders have 
36 been conducted by the Village to discuss the proposed changes to the Transitional 
3 7 Comprehensive Plan; and 
38 
39 WHEREAS, the Village of Estero Planning and Zoning Board, sitting as the Local 
40 Planning Agency, conducted a duly advertised public hearing on March 22, 2016, to hear 
41 further public input and to discuss the proposed changes to the Transitional Comprehensive 
42 Plan, and made a recommendation to the Village Council regarding the proposed changes; and 
43 
44 
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45 WHEREAS, the Village Council conducted a duly advertised public hearing and first 
46 reading on March 30, 2016, and considered the recommendations of the Village of Estero 
4 7 Planning and Zoning Board and comments of the public, and adopted proposed amendments 
48 on first reading; and 
49 
50 WHEREAS, the Village transmitted its proposed amendments to the state Land 
51 Planning Agency and review agencies as provided by Section 163 .3184, Florida Statutes and 
52 received comments and suggestions from them; and 
53 
54 
55 
56 
57 
58 
59 
60 
61 
62 
63 
64 
65 
66 
67 
68 
69 
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WHEREAS, the Village Council conducted a duly advertised public hearing and 
second reading on June 22, 2016, and considered the comments of the state Land Planning 
Agency and review agencies, and further recommendations of the Village of Estero Planning 
and Zoning Board, the Design Review Board, and the public; and 

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

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

Section 1. Recitals 

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

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

The amendments to the Village of Estero Transitional Comprehensive Plan as proposed 
in Attachment A are hereby adopted. Attachment A is incorporated and made a part of this 
Ordinance. 

Section 3. Transmittal 

The Village Manager or his designee shall transmit the amendments, the associated 
data and analysis, and other materials as required by statute ("the plan amendment package") 
to the State Land Planning Agency and state review agencies as provided by Section 163 .3184, 
Florida Statutes. 
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Section 4. Severability. 

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

Sections. Conflict. 

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

Section 5. Effective Date. 

This Ordinance shall be effective upon adoption, except that the effective date of the 
amendments to the Village of Estero Transitional Comprehensive Plan (Attachment A) shall 
be thirty-one (31) days after the state Planning Agency notifies the Village that the plan 
amendment package is complete. If timely challenged, the amendment becomes effective 
when the state Land Planning Agency or the Administration Commission enters a final order 
determining the adopted amendment to be in compliance .. 

PASSED on first reading this 30111 day of March, 2016. 

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

117 Attest: VILLAGE OF ESTERO, FLORIDA 
118 
119 
120 By: ------- ----- By: - - - - ----------
121 Kathy Hall, MMC, Village Clerk Nicholas Batos, Mayor 
122 
123 
124 Approved as to form and legal sufficiency: 
125 
126 
127 By: _ ______ ___ _ ___ __ _ 
128 Nancy Stroud, Esq., Village Land Use Attorney 
129 
130 
131 
132 
133 
134 

Ordinance No. 2016-04 Page 3 of 4 



135 Vote: AYE NAY 
136 Mayor Batos 
137 Vice Mayor Levitan 
13 8 Councilmember Boesch 
139 Councilmember Brown 
140 Councilmember Errington 
141 Councilmember Ribble 
142 Councilmember Wilson 
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ATTACHMENT A 

VILLAGE OF ESTERO 

Comprehensive Plan 
Amendments 

Village Center 
CPA 2016-01 

Publicly Initiated Amendment 

Revised Draft June 15, 2016 

New language and language to 15 
also highlighted. 



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

1) desirable neighborhoods and public amenities; 

2) vibrant economic centers; 

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

4) an interconnected transportation network. 

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

II. Future Land Use 

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

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

POLICY 1.1.1: The Future Land Use Map contained in this 
element is hereby adopted as the pattern for future development 
and substantial redevelopment within the Village of Estero 
unincorporated portion of Lee County. Map 16 and Table 1 (b) 
are an integral part of the Future Land Use Map series (see 
Policies 1. 7.6 and 2.2.2). They depict the extent of development 
through the year 2030. No development orders or extensions to 
development orders will be issued or approved by Lee County 
which would allow the Planning Community's acreage totals for 
residential, commercial or industrial uses established in Table 
1(b) to be exceeded (see Policy 1.7.6) . The cities of Fort Myers, 
Cape Coral, Sanibel, Bonita Springs, the aoo Town of Fort 
Myers Beach, and unincorporated Lee County are depicted on 
these maps only to indicate the approximate intensities of 
development permitted under their: comprehensive plans ef 
those cities. Residential densities are described in the following 
policies and summarized in Table 1 (a). (Amended by Ordinance No. 
94-29, 98-09, 07-12, 07-13) 

POLICIES 1.1.2 through 1.1.11: [no changes] 

POLICY 1.1.12: The Village Center Area lies near US 41 in the 
heart of the Village of Estero. This area includes housing, 
employment. shopping, recreation , bark! and civic uses and 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 1.7.6: The Planning Communities Map and Acreage 
Allocation Table (see Map 16 and Table 1(b) and Policies 1.1.1 
and 2.2.2) depicts the proposed distribution, extent, and location 
of generalized land uses for the year 2030. Acreage totals are 
provided for land in each Planning Community in unincorporated 
Lee County. No development orders or extensions to 
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development orders will be issued or approved by Lee County 
that would allow the acreage totals for residential , commercial or 
industrial uses contained in Table 1 (b) to be exceeded, except in 
Estero's Village Center Area. This policy will be implemented as 
follows: 

1. For each Planning Community the County will maintain a 
parcel based database of existing land use. The database 
will be periodically updated at least twice every year, in 
September and March , for each Planning Community. 

2. Project reviews for development orders must include a 
review of the capacity, in acres, that will be consumed by 
buildout of the development order. No development order, or 
extension of a development order, will be issued or 
approved if the project acreage, when added to the acreage 
contained in the updated existing land use database, 
exceeds the limitation established by Table 1 (b), Acreage 
Allocation Table regardless of other project approvals in that 
Planning Community. For limerock mining in Planning 
Community #18, see special requirements in Policy 33.1.4 
regarding industrial acreages in Table 1 (b). 

3. At each regularly-scheduled date for submission of the Lee 
Plan Evaluation and Appraisal Report, the County must 
conduct a comprehensive evaluation of Planning 
Community Map and the Acreage Allocation Table system, 
including but not limited to, the appropriateness of land use 
distribution, problems with administrative implementations, if 
any, and areas where the Planning Community Map and the 
Acreage Allocation Table system might be improved. 

(Amended by Ordinance No. 94-29, 98-09, 00-22, 07-13, 10-20) 
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GOAL 12: SAN CARLOS ISLAND. 
[repeal Goal 12 and associated objectives and policies] 

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

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

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

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

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

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

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

b. Establishing minimum aesthetic and design requirements ; 

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

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

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

OBJECTIVE 19.1: CHARACTER & LAND USE. Promote 
community character through the implementation of planning and 
development practices that create a visually attractive community, 
an enhanced quality of life, and foster a unique sense of place. 
(Added by Ordinance No. 14-16) 
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POLICY 19.1.1: Support the unique character and quality of life 
within the Estero community by managing growth and 
development and by maintaining and executing Lee Plan 
comprehensive plan policies, Land Development Code (LDC) 
regulations, and other planning tools that: 

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

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

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

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

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

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

a. Promote urban integrated forms of mixed use patterns in 
targeted areas, especially those designated Village Center 
on the future land use map or identified on the Mixed-Use 
Overlay; 

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

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

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

e. Enable infill of underutilized commercial and residential 
lands.:.-;-aRG 

f. Encourage residential developments to use the bonus 
density established through the Lee Plan Urban land use 
categories. 
(Added by Ordinance No. 14-16) 

POLICY 19.1.4: Facilitate the redevelopment of properties 
constructed prior to the adoption of Estero Lee Plan Plan 
policies and LDC regulations by establishing incentives 
(including, but not limited to, utilization of Bonus Densities 
established through the Lee Plan Urban land use categories) 
and streamlined development processes that enable older 
properties to come into compliance with adopted Lee Plan 
comprehensive plan policies and LDC standards. (Added by 
Ordinance No. 14-16) 

POLICY 19.1.5: Recognize the unique historical and cultural 
values of the Village of Estero by establishing and implementing 
development incentives and regulations within the Lee Plan 
comprehensive plan and Land Development Code that: 

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

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

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

POLICY 19.1.6: Establish and promote Estero's unique 
character and identity by enhancing the community's 
boundaries through the use of gateway entry features such as 
ornamental landscape features, hardscape elements and Estero 
identification signs. Encourage the construction of, where 
f.easible , that gateways are constructed by working with the Lee 
County and Florida Department.§ of Transportation and private 
property owners.:. to build the aatewavs at aoorooriate locations. 
(Added by Ordinance No. 14-16) 

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

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

b. Pedestrian scale lighting; 

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

d. Public trails and greenways facilities; 

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

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

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

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

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

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

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

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

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

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

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

g. Promote the community's cultural and historic resources; 
public spaces, parks, and recreational facilities ; and other 
community amenities; 

h. Provide ample and varied public gathering places, including, 
without limitation, parks, plazas, sidewalks, benches, 
restaurants, shops, civic spaces, green spaces, community 
recreation centers, and other recreational facilities; 

L. h.Commercial and mixed use developments will Maintain a 
unified and consistent aesthetic/visual quality in 
landscaping, architecture, lighting, and signage in all 
commercial and mixed-use developments; and 

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

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

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

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

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

Draji - June 15. 2016 



Page6 

facilitate the development of mixed-use centers along the 
US 41 , Corkscrew Road , Three Oaks Parkway, Ben Hill 
Griffin Parkway, Via Coconut/Sandy Lane, and in the Old 
Estero area; and 

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

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

POLICY 19.2.5: Except as set forth in Policy 19.2.S(a), the 
following uses are prohibited within Estero: "detrimental uses" 
(as defined in the Land Development Code, as amended); 
nightclubs or bar and cocktail lounges unless within a Group Ill 
Restaurant; tattoo parlors; and retail uses that require outdoor 
display in excess of one acre. Outdoor display in excess of one 
acre is permitted within the property located in the General 
Interchange Future Land Use Category west of 1-75, south of 
Corkscrew Road, and east of Corkscrew Woodlands Boulevard. 
(Added by Ordinance No. 14-16) 

POLICY 19.2.S(a): Nightclubs, bars, and cocktail lounges, 
which are not within a Group Ill Restaurant, may be permitted 
within a mixed use center approved as a Compact PD CCPD or 
MPD through the public hearing process. The Compact PD 
CCPD or MPD Project must include, at a minimum, a residential 
development of 1000 or more dwelling units and commercial 
development or activity which includes 1,000,000 square feet or 
more of floor area. These uses must be designed as part of an 
overall development project and placed within the project so that 
it is 1) located adjacent to entertainment and restaurant 
establishments and 2) located in the approximate center of the 
mixed-use development project. (Added by Ordinance No. 14-16) 

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

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

POLICY 19.2. 7: Encourage the development of medical-related 
uses within Estero by working with hospital officials Economic 
Development Staff and other private property owners to create 
aeGf}t appropriate land use policies, land development 
standards, identify appropriate sites and locations, and establish 
incentives for the development of health related facilities . 
Particular emphasis will focus on establishing a medical 
economic center in this area of in the southern section of Estero 
along U.S. 41. (Added by Ordinance No. 14-16) 

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

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

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

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

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

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

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

POLICY 19.3.2: Meet the future residential and commercial 
needs of Florida Gulf Coast University by encouraging higher 
density residential developments, with a mix of unit types and 
design forms, including affordable housing and mixed-use 
centers, in close proximity to Florida Gulf Coast University. The 
development of such housing and mixed-use centers will 
consider the transitions between the adjacent residential 
neighborhoods, commercial centers, and park and recreational 
facilities. (Added by Ordinance No. 14-16) 

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

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

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

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

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

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

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

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

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

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

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

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

f. Encourage the development of an effective rail system by 
working •.vith the existing rail corridor to improve and expand 
use of existina rail facilities . (Added by Ordinance No. 14-16) 
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[the content of subsection f has been moved to new Policy 
19.4.6] 

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

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

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

POLICY 19.4.6: The Village hereby designates the CSX/ 
Seminole Gulf rail corridor as a strategic regional transportation 
corridor to protect the corridor for future transportation purposes 
(see Map 3E). This designation has been recommended by the 
Lee County Metropolitan Planning Organization as a means for 
cities and counties along the rail corridor to recognize the 
regional nature of this asset and jointly commit to efforts to 
protect it in its entirety. This designation includes the 
designation of the rail corridor as a "transportation corridor" 
pursuant to F.S. 337.273. To implement this designation: 

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

b. The new Village Center Area designation (see Policy 1.1.12 
and Objective 19.8) and pending amendments to the Land 
Development Code demonstrate the Village's commitment 
to transit-oriented development up to a half mile around 
future stations for commuter rail, light rail, or bus rapid 
transit. Transit-oriented development provides higher 
densities and intensities in a physical form that emphasizes 
walkability and connectivity and provides a broad range of 
uses, reducing reliance on vehicle trips and parking lots. 
Stations could be placed at Coconut Point and near 
Corkscrew Road. Model procedures for station area 
planning and implementation are provided in the Florida 
TOD Guidebook, published by Florida DOT in December 
2012. 

c. When creating its first Comprehensive Plan, the Village will 
consider designating the rail corridor into its own category 
on the Future Land Use Map. The allowable uses in this 
category could be determined by the entity owning or 
leasing the corridor for the period of time that the corridor 
remains in use for freight rail. 

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

OBJECTIVE 19.7: PUBLIC PARTICIPATION. Ensure the public 
has meaningful and appropriate opportunities to participate in and 
comment upon development in and around the Village of Estero 
communitv. (Added by Ordinance No. 14-16) 
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POLICY 19. 7 .1: As a courtesy, Lee County the Village of Estero 
will register citizen groups and civic organizations within the 
Village of Estero that desire notification of pending review of 
Land Development Code amendments and Lee Plan 
comprehensive plan amendments. Upon registration, Lee 
County will provide Registered groups will be provided with 
documentation regarding these pending amendments. This 
notice is a courtesy only and is not jurisdictional. Accordingly, 
the county's failure to mail or to timely mail the notice, or failure 
of a group to receive mailed notice, will not constitute a defect in 
notice or bar a public hearing from occurring as scheduled . 
(Added by Ordinance No. 14-16) 

POLICY 19.7.2: Reserved. The Estero Community will 
establish an on line document clearing house for their 
community, where copies of selected zoning submittal 
documents, staff reports, Hearing Examiner recommendations, 
and resolutions V.'ill be orovided for oublic insoection. The 

county's failure to provide or to timely provide documents to the 
online document clearing house, or failure of the on line 
document clearing house to receive documents, will not 
constitute a defect in notice or bar a public hearing from 
occurrina as scheduled (Added by Ordinance No. 14-16) 

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

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

POLICY 19.8.1: This comprehensive plan includes a Village 
Center category on the future land use map (also referred to as 
the "Village Center Area") which encourages higher densities 
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and intensities of housing, employment, shopping, recreation, 
1park and civic uses in a series of interconnected neighborhoods 
and mixed use areas. Policy 1.1.12 allows landowners in the 
Village Center Area to develop within the standard density range 
and other requirements of the Urban Community category; 
however the Village of Estero encourages land to be developed 
or redeveloped with a greater mix of uses and higher densities 
when placed in walkable mixed-use patterns. The glossary 
defines 'density,' 'mixed-use, "walkable,' and 'mixed-use 
pattern .The specific goals of the Village Center Area include 
creating socially vital centers supportive of business both big 
and small, neighborhoods and streets that are safe and 
attractive for walking and bicycling , the preservation of 
community history, and the protection of the environment, 
particularly along the Estero River. 

As the Village of Estero approves its first comprehensive plan 
and land development code, as required by law, the area 
comprising the Village Center Area may change to, among other 
things, include other land in that vicinity that meets the goals 
and objectives of the Estero Community Plan and furthers 
Objective 19.8 and the policies thereunder. 

POLICY 19.8.2: The Village will create a new planned 
development zoning district in the Land Development Code (the 
"Estero Planned De'{elopment Zoning Cen!ral Planning District") 
to help implement these policies. This zoning district will contain 
tiered standards that apply to the Village Center Area and may 
include sub-districts which may have specific policies applying 
therein. Rezoning to the new planned development zoning 
district must be sought to take advantage of the new tiered 
standards and densities with respect to specific development 
tracts. The Village's intention is to use this new zoning district 
whenever increases in density and intensity are requested in the 
Village Center Area (as such term is defined in the Landi 
[Development Code). The Village will coordinate with FOOT in 
1the review of any new "Village Center'' land development on 
fedevelopment project to assess potential impacts of densitV1 
'.increases on State and SIS transportation facilities, such as US 
A1 and 1-75.I 

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

POLICY 19.8.4: Properties in the Village Center Area which 
have vested rights under the law may proceed under such 
vested rights as otherwise provided in the comprehensive plan 
and Land Development Code, and shall not be required by 
virtue of Objective 19.8 and the policies thereunder to seek 
rezoning to the Village Center standards if the property owner 
;Seeks no increase in either densities or intensity (as such term 
is defined in the Land Development Code), are sought beyond 
such vested rights, or no increase in density beyond 10% of 
vested dwelling units. 

a. Nothing contained in Objective 19.8 and the policies 
thereunder shall modify or abridge the law of vested rights or 
estoppel under Florida Statutes or judicial precedent. 
Developments of Regional Impact maintain their statutory 
vested rights status pursuant to the provisions of Chapter 
380.06 and Section 163.3167(5), Florida Statutes. 
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b. If the property owner is unclear as to the exact nature of the 
vested rights that are claimed, such property owner may submit 
an application to the Village of Estero for a determination of 
such vested rights . The Village Council will conduct a public 
hearing to determine the nature and extent of such vested 
rights, and shall apply judicially defined principles of equitable 
estoppel in making such determination. Each vested rights 
determination is based on the facts and law associated with that 
particular property and shall not be considered as a precedent 
that can be relied upon in any other determination. 

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

a. Tier 1 provides a minimum network of connecting streets 
that will allow the general public and residents to move by 
car, bike, or on foot within and through development tracts. 

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

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

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

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

POLICY 19.8.7: Base and maximum residential densities will 
be set by the Village Council during the planned development 
rezoning process based on its determination of an application 's 
compliance with this comprehensive plan and the specific 

standards and requirements for each tier. Increases in base 
residential densities may be allowed after consideration of 
incentive offers as provided in the Land Development Code. 
Densities cannot exceed the top of the following ranges: 

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

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

c. Tier 3: Base level is up to 15 dwelling units per acre of Tier 3 
land plus up to 5 dwelling units per acre of Tier 3 land after 
consideration of accepted incentive offers, for a maximum of 
20. dwelling units per acre of Tier 3 land. 

d. Tier 4: Base level is up to 21 dwelling units per acre of Tier 4 
land plus up to 6 dwelling units per acre of Tier 4 land after 
consideration of accepted incentive offers, for a maximum of 
27. dwelling units per acre of Tier 4 land. 

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

a. For land in Tier 1-only, densities are calculated based on the 
definition of "Density" in the Glossary of the comprehensive 
plan, thus excluding non-residential land in Tier 1. 

b. For land in Tiers 2, 3, and 4, densities are calculated based 
on this definition except that non-residential land is included 
for these tiers only. 
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GOAL 20: BAYSMORE COMMUNITY. 
[repeal Goal 20 and associated objectives and policies] 

GOAL 21: CALOOSAMATCMEE SHORES. 
[repeal Goal 21 and associated objectives and policies] 

GOAL 22: BOCA GRANDE. 
[repeal Goal 22 and associated objectives and policies] 

GOAL 23: THE PALM BEACH BOULEVARD CORRIDOR. 
[repeal Goal 23 and associated objectives and policies] 

GOAL 24: COMMUNITY PLANNING. 
[repeal Goal 24 and associated objectives and policies] 

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

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

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

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

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

GOAL 30: BURNT STORE MARINA VILLAGE. 
[repeal Goal 30 and associated objectives and policies] 
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GOAL 31: DESTINATION RESORT MIXED USE '.'¥ATER 
DEPENDENT (DRMUWD). 

[repeal Goal 31 and associated objectives and policies] 

GOAL 32: LEHIGH ACRES. 
[repeal Goal 32 and associated objectives and policies] 

GOAL 33: SOUTHEAST LEE COUNTY. 
[repeal Goal 33 and associated objectives and policies] 

GOAL 34: NORTHEAST LEE COUNTY PLANNING COMMUNITY. 
[repeal Goal 34 and associated objectives and policies] 

GOAL 35: NORTH OLGA COMMUNITY. 
[repeal Goal 35 and associated objectives and policies] 
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GOAL 2: GROWTH MANAGEMENT. To provide for an economically 
feasible plan which coordinates the location and timing of new 
development with the provision of infrastructure by government 
agencies, private utilities, and other sources. 

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

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

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

by Ordinance No. 09-06) 

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

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

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

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

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

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

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

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

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

POLICY 4.2.5: Reserved. Encourage mixed use 
developments on sites that have existing connectivity to 
adjacent neighborhoods, qualify as a grayfield or bro1.vnfield 
sites, or are candidates for Transit Oriented Development 
Properties lacking potential interconnections to adjacent 

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

POLICY 4.2.6: Reserved. Staff 1.vill 1.vork with communities 
specifically during the community planning process, to explain 
the benefits and address concerns related to mixed use/higher 
density developments to build the consensus needed to identify 
appropriate locations for the Mixed Use Overlay. (Added by 
Ordinance No. 07-15) 

POLICY 4.2. 7: Development located in the Mixed-Use Overlay 
that utilizes the Compact PD zoning category applying Chapter 
32 Compact Communities of the Lee County Land 
Development Code will not be subject to the site location 
standards listed in Policy 6.1.2 and 6.1 .2.7. (Added by Ordinance 
No. 11-18) 

OBJECTIVE 4.3: The Mixed Use Overlay shall not include property 
in the Village Center Area. Development, redevelopment, and infill 
rezonings located within the Mixed Use Overlay outside of the 
Village Center Area that utilize the Compact PD or Mixed Use 
Planned Development (MPD) zoning category and meet the criteria 
in the policies below that incorporate the follo1.ving Mixed Use, New 
Urbanism, Traditional Neighborhood Development (TND), and 
Transit Oriented Development (TOD) criteria will be allowed to use 
the area of commercial, office, light industrial, natural water bodies 
and other non-residential uses in their density calculations. These 
proposals must contribute to areas will be compact, multi-purpose, 
mixed use patterns centers which integrate commercial 
development with residential, civic, and open space within the same 
neighborhood or aoo buildings. (Added by Ordinance No. 07-15) 

POLICY 4.3.1: Reserved. Developments within the Mixed Use 
Overlay conforming to Chapter 32 Compact Communities of 
the Land Development Code, 1.vill be deemed as meeting the 
principles listed in this objective. (Added by Ordinance No. 07-15, 
Amended by Ordinance No. 11-18) 

POLICY 4.3.2: Mixed Uses: A balanced mixture of Carefully 
mixing complementary uses can will be provided to reduce 
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overall trip lengths, te support pedestrian, bicycle and transit 
opportunities and create pedestrian friendly streetscapes. 

a. Mixed uses will be encouraged within individual buildings 
(e.g. residential above retail or office space) but may be 
located in separate buildings that can be easily reached 
using publicly accessible sidewalks and streets. 

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

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

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

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

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

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

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

d. Link pedestrian routes and bikeways with the street system 
or other public space such as parks or squares avoiding 
routes through parking lots and other locations out of the 
public realm . 

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

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

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

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

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

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

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

2. limited number and size of signs. 

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

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

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

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

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

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

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

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

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

(Added by Ordinance No. 07-15) 

POLICY 4.3.5: Automobile Access: Automobile facilities 
Streets and Alleys: Streets will be designed to provide safe 

access to, through (where feasible), and within each tRe 
development. 

a. Internal streets must meet Land Development Code 
standards found in Article II of Chapter 32 and traffie 
circulation system design will include: 

1. narrow traffic lanes and other traffic calming techniques 
to maintain safe multi-modal transportation. 

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

3. maximum use of common access drives to arterial 
roads. 

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

5. convenient access to transit facilities. 

6. sidewalks shaded by rows of street trees. 

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

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

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

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

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

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

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

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

(Added by Ordinance No. 07-15) 

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

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

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

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

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

(Added by Ordinance No. 07-15) 

POLICY 4.3.8: Properties in a Mixed Use Overlay Zone, not 
within the Coastal High Hazard Area, will be considered as 
preferred receiving areas for Transferable Development Rights 
(TDRs) and will allow these TDRs to serve as a method for 
obtainina allowable bonus densities. (Added by Ordinance No. 07-15) 

POLICY 4.3.9: The owner or agent for a rezoning request 
utilizing the Mixed Use Overlay must conduct one_publicly 
noticed informational session , before sufficiency, where the 
agent will , at a minimum, present an overvie1.v of the project's 
consistency with this objective. Subsequent to this meeting , the 
applicant must provide County staff with a meeting summary 
document that contains the following information: the date, time, 
and location of the meeting; a list of attendees; a summary of 
the concerns or issues that were raised at the meeting; and a 
proposal for how the applicant will respond to any issues that 
were raised. (Added by Ordinance No. 07-15) 

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

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

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

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

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

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

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

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

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

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

POLICY 6.1.2: Commercial development must be consistent 
with the location criteria in this policy except where specifically 
excepted by this policy or by Policy 6.1.7, or in Lehigh Acres by 
Policy 32.2.4 or jf located in the Mixed Use Overlay and utilizing 
the Compact PD zoning category. Chapter 32 Compact 
Communities of the Land Development Code. 

1. MINOR COMMERCIAL 

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

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

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

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

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

c. Site Area: Two acres or less. 

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

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

2. NEIGHBORHOOD COMMERCIAL 

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

b. Typical leading tenants: Supermarket and drug store. 

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

At the intersection of an arterial and a collector or two 
arterials so that direct access is provided to both 
intersecting roads. Such direct access may be provided 
via an internal access road to either intersecting road . 
On Lee County's islands where there is no intersecting 
network of collectors and arterials, neighborhood 
commercial centers may be located using the standards 
for minor commercial centers. 

d. Site Area: 2 to 10 acres 

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

f. In that portion of North Fort Myers lying between the 
Cape Coral city limits and the old S.A.L. railroad grade 
and north of the junction of the 41 s, an exception to the 
strict adherence to the location standards in subsection 
(c) may be granted upon the approval of an application 
for Commercial Planned Development rezoning if the 
Board of County Commissioners makes a formal finding 
that the proposed project: 

(1) is located on an existing arterial road; 

(2) is located at the intersection of that arterial with a 
future collector or arterial that is indicated on the 
Official Trafficways Map; and 

(3) will provide (or at least not interfere with) an 
acceotable alianment for the future roadwav which is 

the justification for the approval, relative to both 
extensions from the point of intersection with the 
existing road. 

3. COMMUNITY COMMERCIAL 

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

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

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

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

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

d. Site Area: 10 to 35 acres 

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

f. Notwithstanding prohibitions contained elsewhere in this 
plan , community commercial development may be 
granted in a portion of the Suburban land use category 
in North Fort Myers lying between the Cape Coral city 
limits and the old S.AL. railroad grade and north of the 
junction of the 41 s upon the approval of an application 
for Commercial Planned Development rezoning if the 
Board of County Commissioners makes a formal finding 
that the proposed project: 

(1) is located on an existing arterial road; 

(2) is located at the intersection of that arterial with a 
future arterial road that is indicated on the Official 
Trafficways Map; and 

(3) 1.vill provide (or at least not interfere with) an 
acceptable alignment for the future roadv.iay which is 
the iustification for the aooroval. relative to both 
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4. REGIONAL COMMERCIAL 

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

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

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

d. Site Area: 35 to 100 acres 

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

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

1) Impacts to flow-ways , 

2) Community and Regional Park levels of service, 

3) Roadway levels of service, 

4) Public Schools, 

5) Fire protection services, and 

6) Affordable housing. 

Page 21 

5. 

6. 

7. 

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

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

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

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

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

Any contiguous property under one ownership may, at the 
discretion of the BeaFd ef Ce1::1Rty CemmissieReFs Village 
Council, be developed as part of the iRterstate General 
Interchange category, except iR tl=le Mixed Use IRtercl=laRge 
district, provided the property under contiguous ownership to 
be developed as part of the iRterstate interchange does not 
extend beyond three-quarters of a mile from the interchange 
centerpoint. Applications seeking interstate uses outside of 
the iRterstate l=ligl=lway designated interchange area will be 
evaluated by tl=le Beard considering the following factors: 
percentage of the property within the iRterstate interchange; 
compatibility with existing adjacent land uses; and , 
compatibility with surrounding Future Land Use Categories. 
This is intended to promote planned developments under 
unified ownership and control, and to insure proper spacing 
of access points. 

The location standards specified in Subsections 1-4 will 
apply to the following commercial developments: shopping 
centers; free-standing retail or service establishments; 
restaurants; convenience food stores; automobile 
dealerships; gas stations; car washes; and other commercial 
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development generating large volumes of traffic. These 
location standards will not apply to the following : banks and 
savings and loan establishments without drive-in facilities; 
hotels or motels; marinas; general, medical, or professional 
offices; industrial , warehouse, or wholesale development; 
clubs, as defined in Chapter 34 of the Land Development 
Code (commercial clubs excepted); and other similar 
development. The distinction in this subsection between 
these t1.vo major types of commercial uses does not apply in 
Lehigh Acres, where commercial uses are permitted in 
accordance with Policy 32.2.4. These location standards will 
not apply to property in the Mixed Use Overlay when 
Chapter 32 Compact Communities of the Land 
Development Code is applied . 

8. The standards specified in Subsections 1-4 for location, floor 
area and site area will serve as guidelines during the 
rezoning process (allowing limited discretion by the Board of 
County Commissioners Village Council in special cases in 
which retail uses are the only reasonable use of the parcel 
in light of its size, its proximity to arterials and collectors, and 
the nature of the existing and projected surrounding uses, 
including but not limited to environmental factors) but are 
strict requirements during the development order process in 
the case of zoning that existed prior to the effective date of 
the Lee Plan (December 21, 1984). The other standards 
specified in Subsections 1-4 will serve generally to indicate 
the types of development which are likely to fall within each 
commercial category. Proposed rezonings to commercial 
zoning districts that include both uses that are subject to the 
standards in Subsections 1-4 and uses that are not (see 
Subsection 7) may be found consistent with the Lee Plan by 
the Board of County Commissioners comprehensive plan by 
the Village Council even if the subject parcel does not 
comply with the applicable location standard; provided , 
however, that no development orders will be issued on any 
such parcel for any use to which the standards in 
Subsection 1-4 is applicable, and all such development 
orders must be consistent with the level of service 
requirements in Policy 95.1.3. 

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

a-----1-A the General Interchange land use category:. 

b. In Lehigh Acres where commercial uses are permitted in 
accordance 1.vith Goal 32 

c. VVithin the Captiva community in the areas identified by 
Policy 13.2.1, in Area 9 of the University Community 
Conceptual Master Plan, or within the Mixed Use 
Overlay when utilizing Chapter 32 Compact 
Communities of the Land Development Code 

d. In the Density Reduction/Groundwater Resource land 
use category where some commercial development is 
permitted under Objective 33.3. 

10. The Board of County Commissioners Village Council may 
approve applications for minor commercial centers that do 
not comply with the location standards for such centers but 
which are consistent with duly adopted CRA and the Estero 
Community Plans policies under Goal 19. 

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

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

The map shows some intersections with half-circles and 
others with full circles. Half circles indicate that only the two 
intersection quadrants shown on the map are deemed to be 
consistent with the standards. All of the quadrants of 
intersections designated with full circles are deemed to be 
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consistent with the standards. Proposed neighborhood and 
community commercial centers that are located at the 
designated intersections are subject to all of the other 
Goals, Objectives and Policies of this Plan . 

Functional classifications of new or improved streets will be 
established in accordance with the definitions of "arterial" 
and "collector" roads in Rule 9J-5.003. A list of Functional 
Classification for Arterial and Collector Roads, consisting of 
roads that meet this criteria , will be maintained by the Lee 
County Department of Transportation , for county maintained 
roads, and the Lee County Division of Development 
Services, for privately maintained roads. These functional 
classification lists will be adopted by Administrative Code. 
For the purpose of determining compliance with the 
locational standards of Policy 6.1.2, only those roads 
identified as Major Collector roads will be considered 
collector roads. Roads identified as Minor Collector or not 
included on the list will be considered local roads. The mao 
will be revised annually during the county's regular plan 
amendment cycle. 

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

POLICY 6.1.3: Commercial developments requiring rezoning 
and meeting Development of County Impact (DCI) exceeding 
thresholds defined in the Land Development Code must be 
developed as Commercial planned developments, Mixed Use 
planned developments, or Compact planned developments that 
are designed to arrange uses in an integrated and cohesive unit 
in order to: 
• provide visual harmony and screening; 
• reduce dependence on the automobile; 
• promote pedestrian movement within the development; 
• utilize joint parking, access and loading facilities; 

• avoid negative impacts on surrounding land uses and traffic 
circulation; 

• protect natural resources; and 
• provide necessary services and facilities where they are 

inadequate to serve the proposed use. (Amended by Ordinance 
No. 94-30, 00-22) 
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XII. Glossary 
DENSITY - The number of residential dwelling or housing units per 
gross acre (du/acre). Densities specified in this plan are gross 
residential densities. For the purpose of calculating gross residential 
density, the total acreage of a development includes those lands to be 
used for residential uses, and includes land within the development 
proposed to be used for streets and street rights of way, utility rights-of­
way, public and private parks, recreation and open space, schools, 
community centers, and facilities such as police, fire and emergency 
services, sewage and water, drainage, and existing man-made 
waterbodies contained within the residential development. Lands for 
commercial , office, industrial uses, natural water bodies, and other non­
residential uses must not be included, except in the Village Center Area 
as specifically provided in Objective 19.8 and the policies thereunder, 
and except within areas outside the Village Center Area that are 
identified on the Mixed Use Overlay Map (Future Land Use Map Series 
Map 1 page 6 of 8) that have elected to use the process described in 
Objective 4.3. 4.2 and except within areas identified as Mixed Use 
Communities as identified on Map 17 where development rights are 
concentrated or transferred using the process described under 
Objective 33.3. VVithin the Captiva community in the areas identified by 
Policy 13.2.1, commercial development that includes commercial and 
residential uses 111ithin the same project or the same building do not 
have to exclude the commercial lands from the density calculation. For 
true mixed use developments located on the mainland areas of the 
County, the density lost to commercial, office and industrial acreage 
can be regained through the utilization of TDRs that are either created 
from Greater Pine Island Coastal Rural future land use category or 
previously created TDRs. True mixed use developments must be 
primarily multi use structures as defined in this Glossary as a mixed 
use building. If development is proposed in accordance with Policy 
2.12.3, residential densities are calculated using the total land area 
included in the mixed use portion of the development. (Amended by 
Ordinance No. 98-09, 00-22, 03-21, 05-21, 07-09, 07-14, 09-06, 10-43) 

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

MIXED USE - Complementary uses of land generally within a walkable 
distance from one another. Complementary means uses 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. Complementary 
uses are the opposite of conflicting uses, for example industrial uses or 
commercial uses that have features near residential uses which could 
negatively impact the quality of life or interfere with the quiet enjoyment 
of such residential uses. The development, in a compact urban form. 
including residential and one or more different but compatible uses 
such as but not limited to: office, industrial and technological, retail 
commercial , public, entertainment, or recreation . These uses may be 
combined within the same Mixed-Use Building or may be grouped 
together in cohesive neighboring buildings with limited separation, 
unified form and strong pedestrian interconnections to create a 
seamless appearance. True mixed use developments primarily consist 
of mixed use buildings as defined by this Glossary. (Amended by 
Ordinance No. 05-21 , 07-14) 

MIXED:USE BUILDING - Mixed: Use Building means a building that 
contains at least two different complementary land uses (i.e. 
commercial and residential, R & D and residential , office and 
residential, commercial and civic use open to the public) that are 
rP.l:ltP.cl. (Added by Ordinance No. 05-21) 

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

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

TRADITIONAL NEIGHBORHOOD DEVELOPMENT (TND) -A form of 
development that creates mixed-use, mixed-income neighborhoods that 
are compact, diverse and walkable. (Added by Ordinance No. 07-14) 

Draji - June 15. 2016 



TRANSIT ORIENTED DEVELOPMENT (TOD) - Development located 
within walking distance of a transit stop using a mixed use development 
pattern and that is mixed use and developed using Traditional 
Neighborhood Development standards. (Added by Ordinance No. 07-14) 

WALKABLE -A characteristic of mixed-use neighborhoods or districts 
where people can safely walk to nearby destinations on sidewalks or 
paths that encourage comfortable movement without driving. Nearby 
destinations are generally viewed as those that can be reached by a 5-
minute walk or about % mile in distance. 
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Table 1(c) 
Mixed Use Overlay/Lehigh Acres 

Soecialized Mixed Use Node Ratios 

Future Land Use r-l90f A * Percent Percent Non Area 
Map Category .Gres R "d f I R "d f I Ratio -es1-en-1a- -es1-en-1a-

lntensii.ie J 4,a9a ~G aG% aG 9G% 
GentFal bJFean 2 ~ 2G aG% aG gQ% 
bJFean Gommunity 2 ~ 2a eG% 4G 7a% 
SueuFean 4- J94 JQ 7Q% JQ 7Q% 
Gutlying S1a:1euFean 4- 42J JQ 7Q% JQ 7Q% 

* RemaiAiA!,! asi:es aFe wiU1iA ASA FesieeAtial aFeas ttiat aFe sit1Jatee 
wittiiA ttie e11eFlay Sl!GR as Pllblis F'.asilities aAe VIJetlaAes. 

Drq/i - J1111e 15. 2016 
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Lee Plan Future Land Use 
Map 1, Page 1 of 8 

[Certain land is being redesignated from Urban Community, Suburban, 
Outlying Suburban, and Public Facilities, aRd R1:1ra! to the new 

Village Center land-use category, as shown on the following maps. J 
[As the Village of Estero approves its first comprehensive plan and 
land development code as required by Jaw, the area comprising the 

Village Center area may change to, among other things, include other land 
in that vicinity that meets the goals and objectives of the Estero Community Plan.] 

Special Treatment Areas -
Mixed Use Overlay 

[The Village will maintain the mixed-use overlay for land in Estero 
outside of the Village Center Area only, as shown on the following maps.] 

Draji J1111e/5 . 20!6 



Table 1(a) 
Summary of Residential Densities 1 

STANDARD OR BASE DENSITY RANGE BONUS DENSITY 
FUTURE LAND USE CATEGORY 

MINIMUM 2 MAXIMUM MAXIMUM TOTAL DENSITY 3 

(Dwelling Units (Dwelling Units (Dwelling Units per Gross Acre) 
per Gross Acre) per Gross Acre) 

Intensive Development 8 14 22 
Central Urban 4 10 15 
Villaae Center 14 1 6 No Bonus 14 

Urban Community 4
·
5 1 6 10 

Suburban 1 6 No Bonus 
Outlying Suburban 1 3 No Bonus 
Sub-Outlyinq Suburban 1 2 No Bonus 
Rural 10 No Minimum 1 No Bonus 
Outer Islands No Minimum 1 No Bonus 
Rural Community Preserve 6 No Minimum 1 No Bonus 
Open Lands 7 No Minimum 1 du/5 acres No Bonus 
Density Reduction/Groundwater Resource No Minimum 1 du/10 acres No Bonus 
Wetlands 8 No Minimum 1 du/20 acres No Bonus 
New Community 1 6 No Bonus 
University Community 9 1 2.5 No Bonus 
Destination Resort Mixed Use Water 6 9.36 No Bonus 
Dependent 11 

Burnt Store Marina Village 12 No Minimum 160 Dwelling Units; No Bonus 
145 Hotel Units 

CLARIFICATIONS AND EXCEPTIONS 
1 13 [no changes to footnotes 1 through 13] 
14 See Objective 19.8 and subsequent policies for potential density increases that could be achieved through a new planned development zoning 
district for development that contributes to a walkable mixed-use environment. 
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Sut>ult)ao 
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Deniirty Reduct1oii/ 
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CJ Village of Estero 

~Miles 1.~ 
0 0 25 0.5 0.75 I L!'4 

Attachment A- Future Land Use Map 1, Page 1 of 8 (existing) 
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,. .,,,,., , ,
1 

"Village Center'' (proposed) 

--- Connecting Streets (existing) 

c::J Village of Estero 

~ Miles 
0 0.25 0.5 0.75 

Attachment B - Changes to Future Land Use Map 1, Page 1 of 8 
(showing area being changed to "Village Center") 

A 
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ESTEROPKWY 

,_ 

~ ' 

STRIKE LN. 

- Comprehensive Plan "Mixed-Use Overlay" 

D "Village Center'' (overlay to be removed) 

--- Connecting Streets (existing) 

D Village of Estero 

~Miles 
0 0.25 0.5 0.75 A 

Attachment C - Future Land Use Map 1, Page 6 of 8Mixed-Use Overlay 
(existing Mixed-Use Overlay plus "Village Center" area being removed from overlay) 
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Rick Scott 
GOVERNOR 

The Honorable Nick Batos, Mayor 
Village of Estero 
9401 Corkscrew Palms Circle 
Estero, Florida 33928 

Dear Mayor Batos: 

ATTACHMENT 3 

FLORIDA DEPARTMENT#/ 
ECONOMIC OPPORTUNITY 

May 5, 2016 

Cissy Proctor 
EXECUTIVE DIRECTOR 

RECEIVED 

MAY 10 2016 
VILLAGE OF ESTERO 

The Department of Economic Opportunity has completed its review of the proposed 
comprehensive plan amendment for the Village of Estero (Amendment No. 16-lESR), which 
was received on April 7, 2016. We have reviewed the proposed amendment pursuant to 
Sections 163.3184(2) and (3}, Florida Statutes (F.S.), and identified no comments related to 
important state resources and facilities Within the Department's authorized scope of review 
that will be adversely impacted by the amendment if adopted. 

We are, however, providing a technical assistance comment consistent with Section 
163.3168(3), F.S .. The technical assistance comments will not form the basis of a challenge. 
They are offered as suggestions which can strengthen the Village's comprehensive plan in order 
to foster a vibrant, healthy community. 

Technical Assistance Comment (Village Center future land use category}: Proposed 
Future land Use Element Objective 19.8 and implementing policies include a new future land 
use category entitled "Village Cehter.1' The Department recommends that the Village Center 
policies be revised either to: (1) directly establish meaningfµI and predictable guidelines and 
standards defining the intensity of use (e.g., floor area ratio) for nonresidential use allowed 
withi_n the Village Center future land use category; or (2) specifically reference the applicable 
intensity of use standards established elsewhere in the comprehensive plan. 

The Village is reminded that pursuant-to--Sectron ·1u-3·:3184(3j(h),·f.S_:, ·other reviewing­
agencies have the authority to provide comments directly to the Vil_lage. If other reviewing 
agencies provide comments, we recommend the Village consider appropriate changes to the 

Florida Department of Economic Opportunity I Caldwell Building I 107 E. Madison Street I Tallahassee, Fl 32399 
850.245.7105 I www.florldajobs.org 

www.twitter.com/FLDEO lwww.facefJook.com/FLDEO 

An equal opportunity employer/program. Auxiliary aids and service are available upon request to individuals with disabilities. All voice 
tefephone numbers on this document may be reached by persons usjng TIY/ITD equipment via the Florida Relay Service at 711. 



The Honorable Nick Batos, Mayor 
May 5, 2016 

Page 2 of 2 

amendment based on those comments. If unresolved, such reviewing agency comments could 
form the basis for a challenge to the amendment after adoption. 

The Village should act by choosing to adopt, adopt with changes, or not adopt the 
proposed amendment. Also, please note that Section 163.3184(3}(c)l, F.S., provides that if the 
second public hearing is not held within 180 days of your receipt of agency comments, the 
amendment shall be deemed withdrawn unless extended by agreement with notice to the 
Department and any affected party that provided comment on the amendment. For your 
assistance, we have enclosed the procedures for adoption and transmittal of the 
comprehensive plan amendment. 

If you have any questions concerning this review, please contact Scott Rogers, Planning 
Analyst, at (850} 717-8510, or by email at scott.rogers@deo.myflorida.com. 

~~:k5'fr Teepell, Director 
Division of Community Development 

TT/sr 

Enclosure: Procedures for Adoption 

MaJy Gib ~ Director of Community Development, Village of Estero 
Margaret Wuerstle, Executive Director, Southwest Florida Regional Planning Council 



SUBMITTAL°OF ADOPTED COMPREHENSIVE PLAN AMENDMENTS 

F=OR EXPEDITED STATE REVIEW 

Section 163.3184(3), Florida Statutes 

NUMBER OF. COPIES TO BE SUBMITTED: Please submit three complete copies of all 

comprehensive plan materials, of which one complete paper copy and two complete 

electronic copies on CD ROM in Portable Document Format (PDF) to the Department of 

Economic Opportunity and one copy to each entity below that provided timely 

comments to the local government: the appropriate Regional Planning Council; Water 

Management District; Department of Transportation; Department of Environmental 

Protection; Department of State; the appropriate county (municipal amendments only); 

the Florida Fish and Wildlife Conservation Commission and the Department of 

Agriculture and Consumer Services {county plan amendments orily); and the 

Department of Education (amendments relating to public -schools); and for certain focal 

governments, the appropriate military installation and any other local government or 

governmental agency that has filed a written request. 

SUBMITT!\~ LETT~R: Please include the following information in the cover letter 
transmitting the adopted amendment: 

__ Department of Economic Opportunity identification number for adopted 
amendment package; 

__ Summary description of the adoption package, including any amendments 
proposed but not adopted; 

__ Identify if concurrency has been rescinded and indicate for which public facilities. 
{Transportation, schoofs, recreation and open space). 

__ Ordinance number and adoption date; 

__ Certification that the adopted amendment(s) has been submitted to all parties 
that provided timely comments to the local government; 

__ Name, title, address, telephone, FAX number and e-mail address of locaJ 
government contact; 

__ Letter signed by the chief elected official or the person designated by the local 
government. 

Effective: June 2, 2011 (Updated March 11, 2013} 
1 



... 

ADOPTION AMENDMENT PACKAGE: Please include the following information in the 
amendment package: 

__ In the case of text amendments, changes should be _shown in strike­
through/underline format. 

___ In the case of future land use map amendments, an adopted future land use . 
map; in color format, clearly d~picting the parcel, its future land use designation, and it~ 
adopted designation. ' 

__ A copy of any data and analyses the local government deems appropriate. 

Note: If the local government is relying on previously submitted data and analysis, no 
additional data and analysis is required; 

__ Copy of the executed ordinance adopting the comprehensive plan 
amendment(s); · 

Suggested effective date language for the adoption ordinance for expedited review: 

The effective date of this plan amendment, if the amendment is not timely 
challenged, shall be 31 days after the Department of Economic Opportunity 
notifies the local government that the plan amendment package is complete. If 
timely challenged, this amendment shall become . effective on the date the 
Department of Economic Opportunity or the Administration Commis~ion enters 
a final order determining this adopted amendment to be in cqmpliance. No 
development orders, development permits, or land uses dependent on this 
amendment may be issued or commence before it has become effective. If a 
final order of noncompliance is issued by the Administr_ation~Commission, this 
amendment may nevertheless be made . effective by adoption of a resolution 
affirming its effective status, a copy of which resolution shall be sent to the 
Department of Economic Opportunity. 

__ List of additional changes made in the adopted ame_nd,nent that the Department 
of Economic Opportunity did not previously review; 

__ List of findings of the local gc:>Verning body, if any, that were not included in the 
ordinance and which provided the basis of the adoption or determination not to adopt 
the proposed amendment; 

__ Statement indicating the relationship of the additional changes not previously 
reviewed by the Department of Economic Opportunity in response to the comment 
letter from the Department of Economic Opportunity. 

Effective: June 2, 2011 (Updat ed March 11, 2013} 
2 



Florida Department of Transportation 
RICK SCOTT 
GOVERNOR 

Mary Gibbs, AICP 

1004 l Daniels Parkway 
Fort Myers, FL 33913 

May 12, 2016 

Director of Community Development, Village of Estero 
. 9401 Corkscrew Palms Circle, Suite 101 

Estero, Florida 33928 

JJMBOXOLD 
SECRETARY 

RE: Village of Estero 16-1 ESR Proposed Comprehensive Plan Amendment 
(Expedited State Review Process)- FDOT Comments and Recom.mendations 

Dear Ms. Gibbs: 

The Florida Department of Transportation (FOOT), District One, has reviewed the Estero 
16-1ESR Proposed Comprehensive Plan Amendment, known locally as CPA No. 2016-
01 (Village Center). This Plan amendment was transmitted under the Expedited State 
Review process by the Village Council in accordance with the requirements of Florida 
Statutes (F.S.) Chapter 163. 

CPA 2016-01 (Text and Map Amendment): 

The Village of ·Estero is proposing a series of map ·and text amendments to its 
Comprehensive Plan to support compact walkable development patterns in certain areas 
near US 41, referred to cis the "Village Center". 

The FOOT offers the following comments on the map and text amendment: 

FDOT Comment #1 (relating to Objective 19.8, policies 1.1.12 and 19.8.7): 

The proposed Plan amendment adds a "Village Center" category to the FLUM, which 
encourages higher densities and intensities of housing, employment, shopping, 
recreation, and civic uses in a series of interconnected neighborhoods ano mixed-use 
areas. However, the ;::1mendment package did not include any data and analysis 
assessing potential impacts under the maximum development scenario resulting from the 
proposed Plan amendment. 

The proposed "Village Center" Future Land Use category abuts US 41 and is within two­
miles of 1-75. Based on a preliminary planning level analysis1, US 41 (a six-lane State 
transportation facility) currently operates at level of service {LOS) C without the proposed 
amendment, and is projected to operate at LOS C from CR 887/0ld US 41 Road to Island 

1 Based on the FDOT District 1, 2040 Districtwide Cost Feasible Regional Planning Model. 

www .dot.state.fl .us 



Ms. Mary Gibbs, AICP 
Estero 16-1 ESR Proposed Comprehensive Plan Amendment - FDOT Comments and Recommendations 
May 12, 2016 
Page 2 of 3 

Park Road by year 2020. Without the proposed Plan amendment the segment of US41 
from CR 887/0ld US 41 Road to north of Elwood Road is expected to operate at LOS F 
by year 2040. 

In addition, 1-75, a State lntermodal System (SIS) transportation facility, currently 
operates at LOS C from CR 865/Bonita Beach Road to Alica Road, without the proposed 
amendment. 1-75 is projected to operate at LOS C and D, respectively, by year 2020 for 
the segments from CR 865/Bonita Beach Road to CR 850/Corkscrew Road, and from CR 
850/Corkscrew Road to Alica Road. These same segments are projected to operate at 
LOSE and 0, respectively, by year 2040 without the proposed Plan amendment. 

Because US 41 is anticipated to become a congested corridor in future years, any 
increases in density as a result from this Plan amendment could further affect vehicular 
movement through this important corridor. However, because no data and analysis were 
provided within the Plan amendment package for the maximum development scenario, 
the magnitude of any potential impact cannot be determined. Because FOOT cannot 
provide a comprehensive review of the potential impacts from the Plan amendment, the 
following recommendation is offered: 

FDO T recommends that a new policy be added to the Estero 16-1 ESR Plan amendment 
to include language requiring the coordination with FOOT in the review of any new "Village 
Center" related land development or redevelopment project to assess potential impacts 
of density increases. on State and SIS transportation facilities, such as US 41 and 1-75. 

FOOT Technical Assistance Comment: 

· The northern location to this Plan amendment is adjacent to the Koreshan State Park and 
is in close proximity to Estero High School. The southern location is adjacent to retail 
(Coconut Point Mall) and surrounded by residential land uses. In addition, three LeeTran 
transit routes (Routes 140, 240 and 600) that operate along US 41 serve the proposed 
amendment location. 

FOOT's mission to " ... provide a safe transportation system than ensures the mobility of 
people and goods, enhances economic prosperity and preserves the quality of 
environment and communities" is achieved by working with local and regional partners to 
provide multimodal transportation facilities to serve all users. FDOT supports the Village 
of Estero for proposing multimodal supportive polices that could mitigate potentia.l traffic 
impacts, and incorporating complete · streets and livability strategies into future 
development. These multimodal and complete street strategies support walkabfe, 
multlmodal neighborhoods. Examples of these strategies include transit-oriented 
development principles encouraging compact and dense developments, providing 
connectivity between existing and future development areas and the overall 
transportation network. These strategies aid to ensure safe access to nearby recreational, 
commercial and residential land uses, provides c}lternative.s from single occupancy 
vehicle travel, and enhances regional mobility to nearby State and SIS transportation 
facilities. 

www.dot.state.fl.us 



Ms. Mary Gibbs, AICP 
Estero 16-1 ESR Proposed Comprehensive Plan Amendment - FOOT Comments and Recommendations 
May 12, 2016 
Page 3 of 3 

As you may be aware, "Florida's Safe Routes to Schools"2 program offers many 
opportunities to create both operational and physical improvements to existing 
infrastructure surrounding schools. Improvements include changes that reduce speeds 
and potential conflicts with motor vehicle traffic while establishing safer and fully 
accessible crossings, walkways, trails and bikeways for students. As stated on the SRTS 
web page, "successful SRTS programs rely on close cooperation among school and 
municipal leaders, parents, children, organizations and individuals dedicated to improving 
their communities and promoting safe bicycling and walking". The FOOT supports this 
program and encourages the Village of Estero to implement and promote healthy 
communities and safe conditions for students to walk, bike or drive to school. 

FOOT welcomes an opportunity to partner and provide technical assistance with the 
Village of Estero to minimize potential future transportation impacts on the State Highway 
System within the "Village Center" Future Land Use areas. The FOOT has several new 
initiatives that complement the goals expressed in the Village Plan amendment, such as 
"Complete Streets"3, modern roundabouts4, and a commitment to bicycle and pedestrian 
safety5• 

Thank you for providing FOOT with the opportunity to review and comment on the 
proposed amendment. If you have any questions please free to contact me at (239) 225-
1981 or sarah.catala@dot.state.fl.us. 

Sincerely, 

~~ 
Sarah Catala 
SIS/Growth Management Coordinator 
FOOT District One 

CC: Mr. Ray Eubanks, Florida Department of Economic Opportunity 

2 http://www. dot.stat~. fl. us/saf ety/2A-Programs/Safe-Routes .shtni 
3 http://www.flcompletestreets.com/ 
4 http://www.dot.state.fl .us/rddesign/Roundabouts/DefauJt.shtm 
5 http://www.alerttodayflorida.com/ 

www.dot.state.fl .us 



1400 Coloniaf Blvd., Suite 1 
Fortfyfyf,rs, FL il907 

May 6, 2016 

Mr. Ray Eubanks 
Plan Processing Administrator 
State Land Planning Agency 
Caldwell Building 
107 East Madison- MSC 160 
Tallahassee, Fl. 3239-9-0800 

Re: Village of Estero CPA 2016-01 / DEO -16-lESR 

Dear Mr. Eubanks: 

P: 239.938.1813 I F: 239.938.1817 
· www.sw.frpc,org 

The staff of the Southwest Florid~ Regional Planhing Council has reviewed the proposed 
amendment (DEO 16-lESR) to the VillcJge of Estero Comprehensive Plan. The review was 
performed according to the requirements of the Local Government Comprehensive Planning 
and Lancl Development Regulation Act. 

The Counc,:11 \/\fill review the proposed amendment and the staff recoh'lmendations at its May i9, 
2016 meetin&, Council staff is recommending that the request be fourid n9t r~gionally 
significant. Coµncil staff is recommending that the proposed changes are consistent with the 
SRPP and do not prodµce extra-jurisdictional impacts that are inconsistent with the 
Comprehensive Plgns of other local governments: 

A copy of the official staff report explaining the Coundl staff's recommendation is attache~. If 
Coundl ~ction differs from the staff recommendat1ori, we wfll notify you. 

Sincerely, 
Sot1thwe~ti=Jorida Regional l>laiining Col.i"ncil 

!1:!,A~~ 
Executive Director 

MW/DEC · 
Attachment 

Cc: Ms. Gibbs, Vlllage of Estero 



1400 Colqiiial Blvd., Suite I 
F01tMyers, FL 33907 

May 6, 2016 

Ms. Mary Gibbs, AICP 
Oirector of Cornmunity De:velopment 
Village bf Estero 
9401 Corkscrew Palms Circle, Suite 101 . . . 

Estero, FL 33928 

Re: Village of Estero CPA 2016-01 / DEO 16-lESR 

D~ar Ms. Gibbs: 

P: 239.938.1813 I F: 239.938.1817 
www.swfrpc.om 

The staff of the Southwest Florida Regional Planning Council has reviewE:!d the proposed 
amendment (DEO 16-,lESR) to the Village of Estero Comprehensive Plan, The review was 
performed according to the requirements of the Local Government Comprehensive Planning 
and Land Development Regulation Act. 

The Council will review the proposed amendment and the staff recommendations at its May 19, 
2016 meeting. Council staff ,s recomm.ending that tl')e request be found not regionally 
significant. Council staff is recomm~ndh1g tha.t the proposed changes are consistent with the 
SRPP and do not produce extra-jurisdictional impc;!cts that are inconsistent with the 
Comprehensive Plans ofother local governments. 

A copy of the official staff report explaining the Council staff's recommendation is attached. If 
Council actioh differs from the staff recommendation, we will notify you. 

Sincerely, 
Southwest Florida. Regional Pla-nning Council 

~~=IC~~ 
Execu,ive Director 

MW/DEC 
Attachment 

Cc: Mr. Eu.banks; Administrator; Plan Review and Processing, Department of E;conomic .Devel.oprne,nt 



1400 Colonial Blvd., Suite 1 
Fort Myers, FL 33907 

P: 239.938.1813 I F: 239.938.1817 
www.swfrpc.org 

LOCAL GOVERNMENT COMPREHENSIVE PLAN AMENDMENTS 
VILLAGE OF ESTERO 

The Council staff has reviewed the proposed evaluation and appra isal based amendments to the Village 
of Estero Comprehensive Plan (DEO 16-lESR). These amendments were developed under the Local 
Government Comprehensive Planning and Land Development Regulation Act. A synopsis of the 
requirements of the Act and Council responsibilities is provided as Attachment I. Comments are 
provided in Attachment II. Site location maps can be reviewed in Attachment Ill. 

Staff review of the proposed amendments was based on whether they were likely to be of regional 
concern. This was determined through assessment of the following factors: 

1. Location--in or near a regional resource or regional activity center, such that it impacts the 
regional resource or facility; on or within one mile of a county boundary; generally applied to sites 
offive acres or more; size alone is not necessarily a determinant of regional significance; 

2. Magnitude--equal to or greater than the threshold for a Development of Regional Impact of the 
same type (a ORI-related amendment is considered regionally significant); and 

3. Cha racter-~of a unique type or use, a use of regional significance, or a change in t he local 
comprehensive plan that could be applied throughout the local jurisdiction; updates, editorial 

revisions, etc. are not regionally sign ificant. 

A summary ofthe results of the review follows : 

Proposed 
Amendment 

DEO 16-lESR 

Location 

No 

RECOMMENDED ACTION: 

Factors of Regional Significance 

Magnitude 

No 

Character 

No 
Consistent 

(1) Not regionally significant 

(2) Consistent wit h SRPP 

Approve staff comments. Authorize staff to fo rward comments to 
the Department of Economic Opportunity and t he Village of Estero 

04/2016 



Attachment I 

COMMUNITY PLANNING ACT 

Local Government Comprehensive Plans · 

The Act requires each municipal and county government to prepare a comprehensive plan that must 
include at least the following nine elements: 

1. Future Land Use Element; 
2. Traffic Circulation Element; 

A local government with all or part of its jurisdiction within the urbanized area of a 
Metropolitan Planning Organization shall prepare and adopt a transportation element 
to replace the traffic circulation; mass transit; and ports, aviation, and related facilities 
elements. [9J-5.019{1), FAC] 

3. General Sanitary Sewer, Solid Waste, Drainage, and Potable Water and Natural 
Groundwater Aquifer Recharge Element; 

4. Conservation Element; 
5. Recreation and Open Space Element; 
6. Housing Element; 
7. Coastal Management Element for coastal jurisdictions; 
8. Intergovernmental Coordination Element; and 
9. Capital Improvements Element. 

The local government may add optional elements (e. g., community design, redevelopment, safety, 
historical and scenic preservation, and economic). 

All local governments in Southwest Florida have adopted revised plans: 
Charlotte County, Punta Gorda 
Collier County, Everglades City, Marco Island, Naples 
Glades County, Moore Haven 
Hendry County, Clewiston, LaBelle 
Lee County, Bonita Springs, Cape Coral, Fort Myers, Fort Myers Beach, Sanibel 
Sarasota County, Longboat Key, North Port, Sarasota, Venice 



Attachment I 

COMPREHENSIVE PLAN AMENDMENTS 

A local government may amend its plan at any time during the calendar year. Six copies of the 
amendment are sent to the Department of Economic Opportunity {DEO) for review. A copy is also sent 

to the Regional Planning Council, the Water Management District, the Florida Department of 
Transportation, and the Florida Department of Environmental Protection. 

The proposed amendments will be reviewed by DEO in two situations. In the first, there must be a 
written request to DEO. The request for review must be received within forty-five days after transmittal 
of the proposed amendment. Reviews can be requested by one of the following: 

• the local government that transmits the amendment, 
• the regional planning council, or 

• an affected person. 

In the second situation, DEO can decide to review the proposed amendment without a request. In that 
case, DEO must give notice within thirty days of transmittal. 

Within five working days after deciding to conduct a review, DEO may forward copies to various 
reviewing agencies, including the Regional Planning Council. 

Regional Planning Council Review 
The Regional Planning Council must submit its comments in writing within thirty days of receipt of the 
proposed amendment from DEO. It must specify any objections and may make recommendations for 
changes. The review of the proposed amendment by the Regional Planning Council must be limited to 
"effects on regional resources or facilities identified in the Strategic Regional Policy Plan and extra­
jurisdictional impacts which would be inconsistent with the comprehensive plan of the affected local 
government" . 

After receipt of comments from the Regional Planning Council and other reviewing agencies, DEO has 
thirty days to conduct its own review and determine compliance with state Jaw. Within that thirty-day 
period, DEO transmits its written comments to the local government. 

NOTE: THE ABOVE IS A SIMPLIFIED VERSION OF THE LAW. REFER TO THE STATUTE (CH. 163, FS) FOR 

DETAILS. 



VILLAGE OF ESTERO COMPREHENSIVE PLAN AMENDMENT (DEO 16-lESR) 

RECEIVED: APRIL 11, 2016 

Summary of Proposed Amendment 

Attachment II 

The Village of Estero is proposing a series of map and text amendments to its Comprehensive Plan and 

Land Development Code to support compact walkable development patterns in certain areas near US 41 

referred to as the Village Center. These areas are anticipated to include employment, housing, shopping, 

recreation, and civic uses and total 522 acres of land. This land is currently designated as 347 acres of 

Urban Community, 112 acres of Suburban, 54 acres of Public Facilities, and 9 acres of Outlying 

Suburban. 

An important feature of these amendments is a new category on the Future Land Use Map to be called 

"Village Center." In this category, higher densities may be allowed if certain criteria are met. Final 

density decisions would be made by the Village Council at the time of rezoning. 

The four 'tiers' or levels of development would be described in detail in the Land Development Code. As 

higher tiers are requested by developers, the allowable 'base density' increases and the code's criteria 

increase correspondingly. Additional density may be available in exchange for public features offered by 

developers such as enhanced streetscapes, public hiking and bicycling trails, gathering places (including 

outdoor cafes), and other amenities or improvements; these increases are called ' incentive density.' 

Density limits for both types of density are summarized in the following chart. 

(den~iff:es ln umts per acre) 
Base lncen~ve Maximum 

Density Density Density 

Tier1 Upto6 Upto '.3 9 

Tier2 Upto 10. Upto4 1.4 

Tier3 µpto 15 Upfo,5~ 20 
Tier ·4 Uptcf21 up to6 ·27 

A policy is also added that will designate the CSX/Seminole Gulf rail corridor as a strategic regional 

transportation corridor. The purpose of this amendment is to recognize the regional nature of this asset 

and to protect it in its entirety for future transportation purposes. 

Regional Impacts 

Council staff has reviewed the requested changes and finds that the requested Comprehensive Plan 

amendments do not directly produce any significant regional impacts that would be inconsistent with 

the Comprehensive Plan of any other local government within the region. 

Extra-Jurisdictional Impacts 

Council staff has reviewed the requested changes and finds that the requested Comprehensive Plan 

amendments do not directly produce any significant extra-jurisdictional impacts that would be 

inconsistent with the Comprehensive Plan of any other local government within the region. 



Attachment II 

Conclusion 

No adverse effects on regional resources or facilities and no extra-jurisdictional impacts have been 

identified. Staff finds that this project is not regionally significant. 

Recommended Action 

Approve staff comments. Authorize staff to forward comments to the Department of Economic 

Opportunity and the Village of Estero. 



MAPS 

Village of Estero 

DEO 16-lESR 

Growth Management Plan 

Comprehensive Plan Amendment 

Attachment Ill 



Attachment A - Future Land Use Map (existing) 

Report Date: March 24, 2016 
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Attachment C - Mixed-Use Overlay 
(existing overlay plus "Village Center" area being removed from overlay) 
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Carrie Reed 

From: 

Sent: 
To: 
Subject: 

Ray, Suzanne E. <Suzanne.E.Ray@dep.state.fl.us> 

Tuesday, May 03, 2016 9:10 AM 

Mary Gibbs; DCPexternalagencycomments 

Estero 16-lESR Proposed 

To: Mary Gibbs, Community Development Director 

Re: Estero 16-lESR - Expedited Review of Proposed Comprehensive Plan Amendment 

The Office of Intergovernmental Programs of the Florida Department of Environmental Protection 
(Department) has reviewed the above-referenced amendment package under the provisions of Chapter 163, 
Florida Statutes. The Department conducted a detailed review that focused on potential adverse impacts to 
important state resources and facilities, specifically: air and water pollution; wetlands and other surface waters 
of the state; federal and state-owned lands and interest in lands, including state parks, greenways and trails, 
conservation easements; solid waste; and water and wastewater treatment. 

Based on our review of the submitted amendment package, the Department has found no provision that, if 
adopted, would result in adverse impacts to important state resources subject to the Department's jurisdiction. 

Feel free to contact rri.e at Suzanne.e.ray@dep.state.fl.us or (850) 717-9037 for assistance or additional 
information. Please send all amendments, both proposed and adopted, to plan.review@dep.state.fl.us or 

Florida Department of Environmental Protection 
Office of Intergovernmental Programs, Plan Review . 
2600 Blair Stone Rd. MS 4 7 
Tallahassee, Florida 32399-2400 
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~eeCounty !l JouthweJf ~forida 
BOARD OF COUNrY COMMISSIONERS 

John M.mning 
Distrtct On e 

Cecil L Pendergrass 
District Two 

Larry l<iker 
District Three 

B~t-lamr{lan 
Disfiict Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Mami'ger 

Rlchard Wm. Wascti 
Count/ Attom.f?Y 

Donna Marie-Collins 
Heating Examiner 

May 3, 2016 

The Village of Estero 
Community Development Department 
9401 Corkscrew Palms C1rcle 
Estero, FL 33928 

Re: CPA2016-01 Village of Estero.Nillage Center Comprehensive 
Plan Amendment 

Dear Ms. Gibbs: 

Lee County has reviewed the proposed Village of EsteroNillage 
Center Comprehensive Plan Amendment CPA2016-01 that includes 
changes to the Future Land L.Jse Map, amendments to Objective 1.1., 
2.12, 4.2, and 4.3, amends Goal 19 Policies, deletes Goals 12 through 
18 and 20 through 35, amends Goal 6 and Objective 6.1 Policies, 
amends the Glossary ai:,d Tables 1(a) and 1(c). We understand no 
other G.oals, Objectives or Policies are being amended per this 
amendment. 

Lee County offers the following comments to the Village of Estero: 

COMMENT#1: 
~'Policy 1.7.6: The Planning Communities Map and Acreage 
A/location Tabie {see Map 16 and Table 1(b) and Policies 1.1.1 and 
2.2.2) depicts tije proposed distribution, extent, and location of 
generat;zed land uses for the year 2030. Acreage totals are provided 
for land in each Planning Community in unincorporated Lee County. 
No development or<;f f)rs or extensions to development orders will be 
issued or approved by Lee County that would a/low the acreage totals 
for residential, commercial or industrial uses contained in Table 1(b) to 
be exceeqed except in Estero Village Center area. This policy will be 
implemented as follows: 

1. For each Planning Community the County will maintain a parcel 
based · database of existing land use. The database will be 
periodically updated at least twice evezy year, in September and 
Marth, for each Planning Community. 

2. Project reviews for development orders must include a review of the 
capacity, in acres, that will be consumed by buildout of the 
development order. No development order, or extension of a 
development order, will be issued or approved ifthe project acreage, 
when added to the acreage contained in the updated existing land f../Se 
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database, exceeds the limitation established by Table 1 (b), Acreage Allocation Table 
regardless of other project approvals in that Planning Community. For limerock mining 
in Planning Community #18, see special Requirements in Policy 33. 1.4 regarding 
acreages in Table 1 (b). 

3. At each regularly-scheduled date for submission of the Lee Plan Evaluation and 
Appraisal Report, the County must conduct a comprehensive evaluation of Planning 
Community Map and the Acreage Allocation Table system, including but not limited to, 
the appropriateness of land use distribution, problems with administrative 
implementations, if any, and areas where the Planning CommunHy Map and the Acreage 
A/location Table system might be improved. (Amended by Ordinance No. 94-29, 98-09, 
00-22, 07-13, 10-20)" 

Lee County is no longer responsible for issuing Development Orders for land 
within the incorporated areas of the Village of Estero or for maintaining the 
Village of Estero database and allocation tables as provided in Lee Plan Policy 
1. 7 .6. Data that was previously collected has been provided to the Village of 
Estero for their use. Please consider deleting the references to Lee County 
throughout the Policy. 

COMMENT#2: 
"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 connections 
between the park and Estero and by constructing the originally planned westerly 
entrance onto Via Coconut Point." 

The revisions appear to assert an ability to make improvements to Lee County 
owned property. To date, there is not an interlocal agreement with the Village 
of Estero that provides authority to do any of these improvements (See Lee 
Plan Policy 87.2.2 and 42.2.2 below). While there is a possibility that an 
additional connection (or connections) may be established in the future, there 
is no guarantee what type of improvement it would be (i.e. bicycle/pedestrian 
only) and where the improvement would be located. 

Lee Plan "Policy 87.2.2: Where feasible, Lee County will enter into 
interlocal agreements or other such cooperative efforts with the School 
Board, the municipalities, regional agencies, and the state and federal 
governments to enhance the park and recreational facilities/services of Lee 
County. (Amended by Ordinance No. 94-30, 00-22)" 

Lee Plan "Policy 42.2.2: The county will encourage inter/ocal agreements 
with the State of Florida, affected municipalities, and adjoining counties to 
plan, design, construct, and/or maintain selected roadway facilities. 
(Amended and Relocated by Ordinance No. 99-15)" 

COMMENT#3: 
"Policy 19.8.1: This comprehensive plan includes a Village Center category on the 
future land use map (also referred to as the Village Center Area'? which encourages 
higher densities and intensities of housing, employment, shopping recreation, and civic 
uses in a series of interconnected neighborhoods and mixed use areas . ... .. " 

The Future Land Use Map proposes to designate the county's Estero 
Community Park from Public Facilities to Village Center. Lee Plan Policy 1.1.8 
provides, 

2 



,, 

Lee Plan "Policy 1.1.8: The Public Facilities areas include the publicly 
owned lands within the county such as public schools, parks, airports, 
public transportation, and other governmental facilities. The allowable uses 
within these areas are determined by the entity owning each such parcel 
and the local government having zoning and permitting jurisdiction. 
(Amended by Ordinance No. 10-10)" 

The Village Center category, as described in Policy 19.8.1, is an area for higher 
density and intensity development. The category does not reflect the current 
and future use of the Estero Park facility. Since there are no plans for Estero 
Community Park to develop commercially and/or residentially, there does not 
appear to be a benefit to change the park from Public Facilities to Village 
Center. 

The County understands that the Seth Harry & Associates March 2014 
planning workshop document (attached to the application} includes Town 
Center conceptual drawings that indicate three new connections to Via 
Coconut Point. The County maintains that designating the Estero Community 
Park to Village Center is not necessary and retaining the Public Facilities 
category would not preclude future connections. 

COMMENT#4: 
"Policy 19.8.7: Base and maximum residential densities will be set by the Vi!/age 
CouncH during the planned development rezoning process based on its determination of 
an application's compliance with this comprehensive plan and the specific standards and 
requirements for each tier. increases in base residential densities may be allowed after 
consideration of incentive offers as provided in the Land Development Code. Densities 
cannot exceed the top of the following ranges: 

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

· b. Tier 2: Base level is up to 1 O dwef!ing units per acre of Tier 2 land plus up to 4 
dwef/ing units per acre of Tier 2 land after consideration of accepted incentive 
offers, for a maximum of 14 dwelling units per acre of Tier 2 land. 

c. Tier 3: Base level is up to 15 dwelling units per acre of Tier 3 land plus up to 5 
dwelling unjts per acre of Tier 3 land after consideration of accepted incentive 
offers, for a maximum of 20 dwef/ing units per acre of Tier 3 land. 

d. Tier 4: Base level is up to 21 dwelling units per acre of Tier 4 land plus up to 6 
dwef/ing units per acre of Tier 4 land after consideration of accepted incentive 
offers, for a maximum of 2 7 dwelling units per acre of Tier 4 land. " 

The proposed Village Center designation extends beyond the Mixed-Use 
Overlay areas. The MPO Land Use Scenario was a planning tool in the 
development of the Long Range Transportation Plan (LRTP} for Lee County in 
the 2040 horizon year. On page 13, the MPO Land Use Scenario C did show 
two Place Types in similar locations as the proposed Village Center 
designation areas. Transit Station Neighborhood (15 DU/AC on page 6) and 
Transit Station Core (20 DU/AC on page 6) are shown. The MPO is required to 
base LRTP evaluation of transportation needs on a countywide allocation of 
the Bureau of Business Research (BEBR} medium growth scenario population 
projection for Lee County. 
Page 25 of the MPO Land Use Scenario indicates "For Lee County, that 
population level is 1,044,323 permanent residents, .. ... To adapt Scenario C for 
use in the regional travel model, two significant adjustments were required: 
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• Identify how many dwelling units would not have permanent residents; 
and 

• Scale the level of development (population and employment) back from 
build-out levels to anticipated 2040 levels.'' 

Transportation facilities in the MPO LRTP are based on the population scaled 
back from build-out {over 1.5 million) to anticipated 2040 levels {1.04 million). 
The MPO LRTP likely reflects substantially less than 15 or 20 DU/AC in these 
areas. Population and employment data are allocated to each Traffic Analysis 
Zone {T AZ) based on Census data. In evaluation of a proposal to increase 
densities and intensities, the first step is to compare the proposal to existing 
population and employment data in each affected T AZ to the proposed density 
and intensity. The MPO LRTP TAZ a:reas do not match up to the proposed 
Village Center designation. 
No data and analysis was provided comparing the maximum development 
scenario resuffing from the proposed Village Center amendment that would 
allow up to 27 dwelling units per acre to the current TAZ data for population 
and employment. Also, no information was provided to identify if any capacity 
improvements would be needed to support the maximum development 
scenario to maintain level of service expectations and evacuation clearance 
times. 

COMMENT#5: 
"Policy 4.3.5 (c): A connector st:reet system Public streets will provide multiple 
vehicular, bicycle, and pedestrian linkages to adjacent local destinations, including 
residential neighborhoods, as an alternative to arterial and collector roads, except where 
such connections are precluded by physical layout of natural environmental features." 

Policy 4.3.S(c) appears to expand or create ~xpectations for the facilities that 
will be placed on all "public streets" rather than "a connector street system" 
as previously provided. This Policy may have little impact since the Village 
doesn't own any roads; however, there may be expectations that the County is 
going to require the construction of "multiple vehicular, bicycle, and 
pedestrian linkages to adjacent local destinations" on County owned roads 
within the Village. Expectations should be clarified and agreed upon in an 
interlocal. 

Please contact me if you have any questions regarding these matters. 

Sincerely, 

111/t{i.~µ~· 
Mikki Rozdolski 
DCD Planning Manager 

Cc: Mr. Ray Eubanks, Florida Dept. of Economic Opportunity 
Ms. Brenda Winningham, Florida Dept. of Economic Opportunity 
Mr. David Loveland, Director, Lee County Dept. of Community Development 
Mr. Michael Jacob, Managing Assist County Atty, Lee County Attorney's Office 
Ms. Sharon Jenkins-Owen, Principal Planner, Lee County Planning Section 
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