Fort Myers Beach Local Planning Agency

Town Hall Council Chambers
2731 Oak Street
Fort Myers Beach, FL 33931

AMENDED Agenda Wednesday, October 22, 2024 9:00 AM
(Rescheduled from 10/8/2024, then 10/16/2024 due to
Hurricane Milton)

ORDER OF BUSINESS

.  CALL TO ORDER

II. INVOCATION

lll. PLEDGE OF ALLEGIANCE

IV. APPROVAL OF FINAL AGENDA
V. NOMINATION OF OFFICERS

A. Election of Officers
Per the LPA policies and Procedures manual: Annually, at the first
meeting of the Local Planning Agency, after expired member positions
have been filled by the Town Council, a chair and vice chair will be
chosen. Each LPA member may nominate a person for each of these
positions. A second is not required. A vote is taken in the order that a
candidate was nominated. The positions are filled by a majority vote. If
a majority is not received on the first ballot, a second ballot is taken for
the two candidates receiving the most votes from the first ballot.

VI. APPROVAL OF MINUTES

A. Local Planning Agency - September 3, 2024
VIl. PUBLIC COMMENT
VIIl. PUBLIC HEARINGS

A. DA20240170, Seagate/Red Coconut Development Agreement

Recommendation Regarding a Proposed Development Agreement
Requested by Seagate Fort Myers Beach, LLC

IX. ADMINISTRATIVE AGENDA
X. LPA MEMBERS ITEMS/REPORTS
Xl. LPA ATTORNEY ITEMS/REPORTS
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Regular Meeting Tuesday, October 22, 2024 9:00 AM

Xll. COMMUNITY DEVELOPMENT ITEMS/REPORTS
XIlll. ITEMS FOR NEXT MONTHS AGENDA
XIV. ADJOURNMENT

NOTE: THIS MEETING IS STREAMED LIVE ON YOUTUBE.

IF THE LOCAL PLANNING AGENCY UNANIMOUSLY APPROVES A REQUEST FOR A
VARIANCE, EXTENSION OR SATISFACTION OF CONDITIONS, A REQUEST FOR AN
ADDITIONAL HEARING BEFORE THE TOWN COUNCIL MAY BE MADE BY ANYONE IF
THE REQUEST IS RECEIVED BY THE TOWN CLERK WITHIN 10 BUSINESS DAYS OF THE
LOCAL PLANNING AGENCY DECISION PURSUANT TO SEC. 34-232 OF THE LAND
DEVELOPMENT CODE.

IF A PERSON DECIDES TO APPEAL ANY DECISION MADE BY THE LOCAL PLANNING
AGENCY WITH RESPECT TO ANY MATTER CONSIDERED AT SUCH MEETING OR
HEARING, HE OR SHE WILL NEED A RECORD OF THE PROCEEDINGS, AND THAT, FOR
SUCH PURPOSE, HE OR SHE MAY NEED TO ENSURE THAT A VERBATIM RECORD OF
THE PROCEEDINGS IS MADE, WHICH RECORD INCLUDES THE TESTIMONY AND
EVIDENCE UPON WHICH THE APPEAL IS TO BE BASED IN ACCORDANCE WITH
FLORIDA STATUTE 286.0105.

In accordance with the Americans with Disabilities Act (ADA), persons needing a
special accommodation to participate in the Board’s proceedings should contact
the Town Clerk’s Office not later than three days prior to the proceedings. 239-
765-0202
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Fort Myers Beach Local Planning Agency

Town Hall Council Chambers
2731 Oak Street
Fort Myers Beach, FL 33931

Minutes Tuesday, September 3, 2024 9:00 AM

ORDER OF BUSINESS
DRAFT

. CALL TO ORDER

Members present: Chair Cereceda, LPA Member Boan, LPA Member Dunlap,
LPA Member Eckmann, LPA Member McLean, LPA Member Plummer and LPA
Member Sudduth (virtually).

LPA Member Dunlap moved to approve LPA Member Sudduth's virtual
participation due to extraordinary circumstances, seconded by LPA Member
Plummer.

The motion carried unanimously.

II. INVOCATION
Chair Cereceda.

lll. PLEDGE OF ALLEGIANCE

IV. APPROVAL OF FINAL AGENDA

LPA Member Plummer moved to approve the final agenda, seconded by LPA
Member Eckmann.
The motion carried unanimously.

V. APPROVAL OF MINUTES
A. Local Planning Agency - August 23, 2024

LPA Member Dunlap moved to approve the minutes, seconded by LPA
Member Eckmann.
The motion carried unanimously.

VI. PUBLIC COMMENT
No public comment.
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Regular Meeting Tuesday, September 3, 2024 9:00 AM

VILI.

PUBLIC HEARINGS

Town Attorney Stuparich explained the quasi-judicial procedures and the
expedited variance process. Town Clerk Baker confirmed that all agenda items
were properly noticed and she swore in those providing testimony.

A. Ordinance 24-28; CPD20240015, 1836 & 1840 Estero Blvd. (EIBC)

AN ORDINANCE OF THE TOWN OF FORT MYERS BEACH, FLORIDA
APPROVING/ APPROVING WITH CONDITIONS/ DENYING A TOWN OF
FORT MYERS BEACH ORDINANCE, AND APPROVING THE
CONDITIONS FOR THE COMMERCIAL PLANNED DEVELOPMENT
REZONING FOR THE PROPERTIES LOCATED AT 1836 AND 1840
ESTERO BLVD. (LESS THE AREA WITHIN THE ENVIRONMENTALLY
CRITICAL ZONING DISTRICT), GENERALLY IDENTIFIED AS STRAP
NUMBERS 19-46-24-W4-03200.00CE AND 19-46-24-W4-03200.1010 FORT
MYERS BEACH; PROVIDING FOR OTHER CLARIFICATIONS AS
NECESSARY; PROVIDING FOR CONFLICTS OF LAW, SCRIVENER’S
ERRORS, SEVERABILITY AND PROVIDING FOR AN EFFECTIVE DATE.

Chair Cereceda read the title of the ordinance. Ex parte communications:
LPA Member Eckmann attended a meeting at the planner's office, LPA
Member Boan attended a Zoom meeting with the developer, LPA Member
McLean had a meeting with the applicant via Zoom and Chair Cereceda
spoke to the mayor and former council member Bill Veach. There were no
disclosures from other members; however, all members received emails.
Community Development Senior Planner Jason Smalley reviewed the
background of the request as stated on the yellow sheet. The request has
been amended and includes an additional height deviation. He stated that
the applicants requested the removal of deviation five and stay at 1.4 FAR.
Attorney Amy Thibaut from Roetzel & Andress represented the applicant.
She utilized PowerPoint for the presentation. Slides included the Project
Team and Request for Commercial Planned Development (CPD). Architect
Fred Drovdlic continued with their Previous Design, New Architectural
Design, View Corridors, Site Pla

n, Master Concept Plan, Conceptual Landscape Plan, Deviations, Public
Benefits, Things to Consider and Conclusion. (No audio for a few minutes.)
The audio came back with LPA Member Eckmann talking about landscaping.
He commented that the LPA would have to address the height of the building,
especially in light of the emails received from the community. He liked the
project and thought it looked great but hesitated to vote for it because of the
height. LPA Member Dunlap discussed the project and felt the height was a
consequence of what the LPA asked for. LPA Member Plummer noted the
applicant was not asking for more units. Chair Cereceda questioned the
discrepancy in the size of the rooms on the Estero Island Beach Club website
versus Mr. Drovdlic’'s statement. Member Dunlap explained the
discrepancies in the square footage and noted that the balconies were not
included in the original calculation. LPA Member McLean questioned why the
distance measurement for Miramar was not exact.
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Regular Meeting Tuesday, September 3, 2024 9:00 AM

Mr. Drovdlic replied that they could do 75 feet, but he wanted to keep some
flexibility. LPA Member McLean commented that it was important for the LPA
to see exactly what would be built. LPA Member Sudduth echoed what other
members said regarding the applicants responding to feedback.

Mr. Drovdlic addressed intensity and density. He felt the former structure
was more intense due to the lack of buffers and wall-to-wall pavement. He
mentioned the new building's larger green spaces, traffic circulation and
safety concerns.

Public comment:

Nancy Walker, resident, commented on keeping their paradise without giant
multi-story complexes on the beach. She compared Fort Myers Beach to
Sanibel regarding height and asked that they protect the beach from
overdevelopment. She noted they kept Margaritaville from going higher and
requested that the LPA stick to the plan.

Gordon Stajowski, resident, lived across the street and commented on the
lack of his view with the new project. He supported rebuilding it like it was
before the hurricane. He noted that developers offered him a lot of money to
sell, but he would rebuild within the rules. He stated that he had beach views
before, but now he would have to look at a 10-story building, which was not
what they wanted.

Mike Dagnese, resident, suggested they go sideways with three stories
instead of up and cover more of the property.

Magdalena Hager, with RAL and broker for the Estero Island Beach Club,
stated that they listened to what the LPA requested regarding the view
corridors and FEMA regulations. She stated the houses across the street
were not beachfront properties. She commented on the generations of
owners who invested a lot of money in the property.

David Leigh, resident, stated that the applicants should have had a
community meeting with the owners and developers to address the issues.
He discussed the view corridor requested by the LPA and the decision to add
height because it was arbitrary. He asked why it was expanded on the
Miramar side instead of the Palm Ave. side. He stated they already had a
precedent with Margaritaville and three stories over parking. He felt any new
project north of DiamondHead should adhere to three over parking. Mr.

Leigh suggested they review public benefits and the value of the view
corridors. He commented that the whole process was backward.

Public comment closed.

Attorney Thibaut confirmed they received the agenda packet but not the
emails. Chair Cereceda called for a short break so Attorney Thibaut could
review the emails.

Architect Mike Sheeley, MK Architecture, reviewed his experience in his field.
LPA Member Eckmann moved to accept Mr. Sheeley as an expert in his field,

seconded by LPA Member Plummer
The motion carried unanimously.
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Regular Meeting Tuesday, September 3, 2024 9:00 AM

Mr. Sheeley explained that the 10-story portion was moved close to
DiamondHead to keep the mass on one side. He stated that they could
achieve 90 feet from Miramar. LPA Member Eckmann questioned whether
the 10-story section could be reduced by one story and added to the portion
facing Estero.

Mr. Drovdlic addressed the lack of detail concerning the plants in the
landscape plan and noted that they could not be sure until they were further
along with construction. Attorney Tibaut summarized their request and stated
they would provide a stormwater management system far superior to what
existed.

Senior Planner Smalley stated that staff recommended approval with
conditions listed on the staff report. He noted that staff asked the developer
to install signs on the ingress and egress on Palm Ave. He identified two
possible conditions from the discussion. Specifically, the architect presented
will be similar to what appeared on the ground and the addition of a more
defined landscape buffer plan. LPA Member Eckmann suggested that the
90-foot setback from Miramar be an additional condition. Chair Cereceda
questioned whether FEMA would have a positive or negative impression
regarding the project. Senior Planner Smalley replied that the design would
provide extra protection from surges and benefit the town. He discussed
stretching the building out versus going up. LPA Member Boan stated that
every project was independently looked at and CPD requests were allowed
by code. He indicated that the project was always going to be higher due to
FEMA regulations and they had a right to build back what they had. He
agreed that the landscape plan needed to be nailed down. He reviewed the
public benefits identified in the presentation and felt the applicants brought
back a better project. LPA Member Eckmann suggested lowering the height
on Estero to three stories over flood and adding another story to the section
next to DiamondHead. Chair Cereceda shared her thoughts on why she
could not support the project because of the height. She would like the town
council and zoning board to discuss what they would do in the future because
other developers will request additional height. She did not think they vetted
the concept of height and used the Bay Beach condos as an example of the
drama surrounding that project.

LPA Member Dunlap moved to approve the ordinance consistent with the
staff recommendations and the comprehensive plan, with the additional
conditions discussed today, including the 90-foot setback on Miramar, the
architectural representation and a defined landscape plan, seconded by LPA
Member McLean.

The motion carried 5-2 by roll call vote, with Chair Cereceda and LPA
Member Eckmann dissenting.
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Regular Meeting Tuesday, September 3, 2024 9:00 AM

B. Ordinance 24-27; DCI120240155, 2545 & 2555 Estero Blvd., FMBFCD Fire

Station CPD

AN ORDINANCE OF THE TOWN OF FORT MYERS BEACH, FLORIDA
APPROVING/ APPROVING WITH CONDITIONS/ DENYING THE
COMMERCIAL PLANNED DEVELOPMENT (CPD) ZONING FOR THE
PROPERTY LOCATED AT 2545 AND 2555 ESTERO BLVD., GENERALLY
IDENTIFIED AS STRAP NUMBERS 19-46-24-W3-00458.0000; 19-46-24-W3-
00458.0010 IN FORT MYERS BEACH, TO ALLOW A FIRE STATION AND A
MIXED USE DEVELOPMENT INCLUDING CIVIC, RESIDENTIAL,
LODGING, RETAIL, OFFICE AND MARINE USES; PROVIDING FOR
OTHER CLARIFICATIONS AS NECESSARY; PROVIDING FOR
CONFLICTS OF LAW, SCRIVENER’S ERRORS, SEVERABILITY AND
PROVIDING FOR AN EFFECTIVE DATE.

Chair Cereceda read the title of the ordinance. Community Development
Planner Judith Frankel reviewed the background of the request as stated on
the yellow sheet. She noted the existing CPD zoning list of uses was being
reduced and the list was included in the packet. She reviewed the
deviations. She stated that the staff recommended approval with conditions.
Chair Cereceda disclosed that she spoke to Fire Commissioner Ron Fleming
about the project. No ex parte disclosures from other members.

Greg Stuart co-represented the Town of Fort Myers Beach Fire Control
District and his presentation included the Sept. 3, 2024, FMB Staff Report,
The New FMB Fire Station Location - Enhancing the Civic Core, The
Rezoning Request, The Existing CPD - Ord 08-08, Changes from 08-08
Intensity & Uses, The New Master Concept Plan, The New Fire Station
Design, Fire Station Design Elevations, Findings - LDC Sec. 34-85(b)(c),
Findings - LDC Sec. 34-216(a)(2), 34-216(4) Deviations Findings and
Summary.

Mr. Stuart noted that about six people attended the community meeting on
June 9, 2024. He indicated that the light on Estero would probably be a
ground-mounted light to be less intrusive.

No public comment.

LPA Member Boan moved to approve the ordinance subject to the staff
recommendations on deviations and consistency with the comprehensive
plan and the Land Development Code (LDC), seconded by LPA Member
Sudduth.

The motion carried unanimously by roll call vote.
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Regular Meeting Tuesday, September 3, 2024 9:00 AM

C. VAC20240068, 3030 Shell Mound, Easement Vacation (FMB Art Assoc)
A RESOLUTION VACATING AN UTILITY EASEMENT LOCATED OVER
REAL PROPERTY OWNED BY FORT MYERS BEACH ART
ASSOCIATION, GENERALLY LOCATED AT 3030 SHELL MOUND
BOULEVARD, FORT MYERS BEACH; ACCEPTING AND ACCEPTING
AND APPROVING A COMPARABLE REPLACEMENT EASEMENT TO BE
LOCATED ON THE SAME REAL PROPERTY, SUBJECT TO TERMS AND
CONDITIONS AS CONTAINED IN A SECOND AMENDED AND
RESTATED UTILITY EASEMENT AGREEMENT; DIRECTING THE TOWN
COUNCIL TO ACCEPT THE SECOND AMENDED AND RESTATED
UTILITY EASEMENT AND AGREEMENT; DIRECTING CLERK TO
RECORD THIS RESOLUTION; AUTHORIZING THE MAYOR TO SIGN ALL
NEEDED DOCUMENTS; AND PROVIDING AN EFFECTIVE DATE.
Chair Cereceda read the title of the resolution. Planner Frankel reviewed the
background of the request as stated on the yellow sheet. She noted the
utilities were not using the easement and vacating it would remove an
impediment to the applicant's development. No ex parte disclosures.
Aaron Spence with Maastricht Engineering stated the request was to vacate
the easement. He did not receive any letters of objection.
Public comment:
Mike Dagnese, resident, asked whether the transformer would be moved.
Planner Frankel explained the site map.
Public comment closed.

LPA Member McLean moved to approve the resolution, seconded by LPA
Member Dunlap.
The motion carried unanimously by roll call vote.

D. VAR20240142; 319 ESTERO BLVD

A RESOLUTION OF THE FORT MYERS BEACH LOCAL PLANNING
AGENCY APPROVING WITH CONDITIONS VARIANCE 20240142,
REQUESTING 1) A VARIANCE FROM LDC TABLE 34-3 OF 3 FEET FROM
THE WEST SIDE SETBACK FOR A SIDE SETBACK OF 4 FEET 6
INCHES FOR AIR CONDITIONING EQUIPMENT; AND 2) A VARIANCE
FROM SEC.34-638(D)(2)(B) OF 3 FEET FROM THE STREET SETBACK
FOR A STREET SETBACK OF 22 FEET FOR THE SECOND FLOOR
BALCONY OF A NEW SINGLE FAMILY STRUCTURE IN THE RC ZONING
DISTRICT, FOR THE PROPERTY LOCATED AT 319 ESTERO
BOULEVARD, FORT MYERS BEACH, FLORIDA; AND PROVIDING FOR
AN EFFECTIVE DATE.

Chair Cereceda read the title of the resolution. LPA Member Plummer
disclosed a conversation with the owner and a site visit. No ex parte
disclosures from other members.

Community Development Planner Sarah Propst reviewed the background of
the request as stated on the yellow sheet. The staff recommended denial.
Kara Stewart represented the applicant.

6|Page

Page 8 of 149



Regular Meeting Tuesday, September 3, 2024 9:00 AM

She stated that construction had started, and she met with the town's
building official, who determined that it was a balcony. She added that the lot
coverage was 31% instead of 40%. She explained why it was a de minimus
request and noted the mechanical equipment on the side would be screened.
Public comment:

Jack Holsem, owner, stated the floor plan was almost identical to what it was
before lan. He explained why he needed the variances.

Public comment closed.

LPA Member Dunlap moved to approve the resolution, seconded by LPA
Member Eckmann.
The motion carried unanimously by roll call vote.

E. SEZ20240024; 1400 Estero Blvd. (Lani Kai)

A RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF FORT
MYERS BEACH, FLORIDA APPROVE/ APPROVE WITH CONDITIONS/
DENY SPECIAL EXCEPTION FOR 1400 ESTERO BLVD, LANI KAI
RESORT TO REBUILD PAVER DECKS, BEACH-BAR STRUCTURES,
WALKWAYS, COVERED SCREENED AREAS, GAZEBO, PLANTING
AREAS AND WOOD DECKING TO PRE-IAN CONDITION FULLY IN THE
EC ZONING.

Chair Cereceda read the title of the resolution. No ex parte disclosures.
Senior Planner Smalley reviewed the background of the request as stated on
the yellow sheet. He discussed how the structures would break away during
a storm. The staff recommended approval with conditions.

Greg Stuart co-represented the applicant. He referred to the August 30th

staff report with revised conditions. They agreed with the conditions and

findings. Slides in his presentation included the Request, Location and

Master Site Plan.

Public comment:

Kara Stewart stated that FEMA had strict guidelines and cautioned the LPA

about adding certain conditions.

Public comment closed.

LPA Member Sudduth suggested adding a condition requiring thicker

pavers. Planner Smalley replied that they must adhere to FEMA regulations

and use breakaway materials.

LPA Member Eckmann moved to approve the resolution subject to staff's
recommendations, seconded by LPA Member Dunlap.
The motion carried 6-1 by roll call vote, with Chair Cereceda dissenting.
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Regular Meeting Tuesday, September 3, 2024 9:00 AM

F. SEZ20240200, 6502 Estero Blvd, Privateer

A RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF FORT
MYERS BEACH, FLORIDA APPROVING/ APPROVING WITH
CONDITIONS/DENYING SPECIAL EXCEPTION SEZ20240200 TO ALLOW
REPAIRS TO A RETAINING WALL IN THE EC ZONING DISTRICT AS
AUTHORIZED BY SECTION 6-366 OF THE TOWN OF FORT MYERS
LAND DEVELOPMENT CODE FOR PROPERTY LOCATED AT 6500 AND
6502 ESTERO BOULEVARD; PROVIDING FOR SCRIVENER'S ERRORS,
SEVERABILITY, AND AN EFFECTIVE DATE.

Chair Cereceda read the title of the resolution. No ex parte disclosures.
Planner Frankel revealed that the application referred to the structure as a
seawall, but it was a retaining wall. She reviewed the background of the
request as stated on the yellow sheet and added that they were repairing
what existed.

John Siekmann from Stokes Marina represented the applicant and explained
how the cap on the retaining wall would be repaired.

No public comment.

LPA Member Dunlap moved to approve the resolution with the conditions in
the staff report, seconded by LPA Member Eckmann. The motion carried
unanimously.

G. Ordinance 24-26; CB Zoning District Amendments

AN ORDINANCE OF THE TOWN OF FORT MYERS BEACH, FLORIDA
AMENDING 1) TABLE 34-2 TITLED “USE SUB-GROUPS PERMITTED IN
EACH ZONING DISTRICT” IN CHAPTER 34, ARTICLE Ill, DIVISION 2 TO
AMEND THE ALLOWED SUB-GROUPS, FOR THE CB ZONING
DISTRICT, FROM LIMITED TO OPEN FOR THE LODGING, OFFICE, AND
RETAIL USE GROUPS; 2) THE LAND DEVELOPMENT CODE
SUBDIVISION V. — CB ZONING DISTRICT FOUND IN CHAPTER 34,
ARTICLE Ill, DIVISION 5. - REDEVELOPMENT ZONING DISTRICT TO
PLACE LIMITATIONS ON NEW OUTDOOR DINING AND OUTDOOR
ENTERTAINMENT  USES; PROVIDING FOR SEVERABILITY,
CODIFICATION, SCRIVENER'S ERRORS; CONFLICTS OF LAW; AND
PROVIDING AN EFFECTIVE DATE.

Chair Cereceda read the title of the ordinance. Planner Propst reviewed the
background of the request as stated on the yellow sheet. The change would
allow for more uses. She displayed maps showing the CB zoning district and
included an additional change to setbacks for residential structures as an
option. LPA members agreed to provide the option. They also agreed to
increase the building height to three stories total island-wide. Planner Propst
stated that postcards regarding the change would be sent to those who
owned property in the CB district.

LPA Member Boan moved to approve the ordinance with the option for
setback changes, finding that it was consistent with the comprehensive plan,
seconded by LPA Member Plummer.

The motion carried unanimously.
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Regular Meeting Tuesday, September 3, 2024 9:00 AM

VIil. ADMINISTRATIVE AGENDA
No items.

IX. LPA MEMBERS ITEMS/REPORTS
LPA Member Boan will forward his public benefit ideas to Town Clerk Baker for
distribution.
LPA Member Plummer received calls regarding cutouts on Carolina. She was told
residents should call Public Works.
LPA Member Dunlap questioned the status of the duties and responsibilities
document. Town Attorney Stuparich replied that it would come back in October.
Chair Cereceda brought up the September schedule and the election. LPA
Member Dunlap indicated different categories of agenda items did not require the
same amount of attention and time. LPA Member Boan stated the staff should not
feel political pressure to get something done before the election. They should be
able to set an agenda they are comfortable with. Planner Propst stated they were
still working on all items for next Tuesday's meeting. LPA Member Boan asked
whether moving the meeting to the following week would be helpful. Planner
Propst replied that she would have to check the advertising schedule. Chair
Cereceda will meet with several town officials regarding the meeting on
September 10. Chair Cereceda suggested that the town council and planning
department discuss public benefits and height. LPA members agreed that she
should request a joint meeting.
No items from other members.

X. LPA ATTORNEY ITEMS/REPORTS
No items.

Xl. COMMUNITY DEVELOPMENT ITEMS/REPORTS
No items.

XIl. ITEMS FOR NEXT MONTHS AGENDA
No items.

Xlll. ADJOURNMENT
LPA Member Dunlap moved to adjourn, seconded by LPA Member Plummer
The motion carried unanimously.

The meeting was adjourned at 1:18 p.m.
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Town of Fort Myers Beach

Agenda Item Summary Yellow Sheet Number:2024-294
1. Request: Meeting Date: October 22, 2024

Recommendation Regarding a Proposed Development Agreement Requested by Seagate Fort
Myers Beach, LLC

Why the action is necessary:
The LPA hears and makes recommendations to the Town Council regarding development
agreements.

What the action accomplishes:
The LPA has the opportunity to ask questions of the applicant and recommend changes to the
development agreement.

2. Agenda: 3. Requirement/Purpose:
PUBLIC HEARINGS Development Agreement

5. Background:

Seagate Fort Myers Beach, LLC, is requesting a development agreement (DA) for the
redevelopment of property previously known as the Red Coconut RV Park. This property is
approximately 10.73 acres in size and 9.43 acres of land is zoned Village and 1.3 acres of the
land is zoned EC. Only the 9.43 acres are subject to the proposed development agreement. The
Red Coconut RV Park was previously developed with a density of 27 RVs or mobile homes per
acre and included residential units, transient guest spaces, recreational amenities, and
commercial uses, including restaurants and a nail salon, most recently.

Attachments:

Development Agreement with Attached Exhibits

Exhibit A to Staff Report

Exhibit B Resolution 24-73, Development Agreement with Deviations Procedures
Applicant's Report

Project Narrative

Schedule of Deviations

Completed Application

Staff Report (8) ns

NGO AWN=

Financial Impact:
unknown

6. Alternative Action

7. Staff Recommendations:
Ask questions of the applicant and recommend adoption or changes to the Town Council.

8. Recommended Approval:
Date: September 27, 2024

Judith Frankel, Principal Planner
Date: September 27, 2024
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Frankie Kropacek, Operations & Compliance Director
Date: September 28, 2024

nancy stuparich, Town Attorney
Date: September 29, 2024

Amy Baker, Town Clerk
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HOME RULE DEVELOPMENT AGREEMENT
(Draft 9-25-24)

THIS DEVELOPMENT AGREEMENT (hereinafter, "Agreement" or
“Development Agreement”) is entered into this day of 20, by
and between THE TOWN OF FORT MYERS BEACH, FLORIDA, a municipality of
the State of Florida (hereinafter “Town’), having its principal office at 2731 Oak Street,
Fort Myers Beach, FL, and SEAGATE FORT MYERS BEACH, LLC, a Florida
limited liability company (hereinafter "Developer"), whose address is 9921 Interstate
Commerce Drive, Fort Myers, FL.

WHEREAS, Section 2-100 of the Town’s Land Development Code, authorizes it
to enter into a home rule development agreement pursuant to article VIII, § 1(f), of the
Constitution of the State of Florida and F.S. chs. 163, 166 and 380, and specifically
recognized by the State Legislature in F.S. § 163.3220(5); and

WHEREAS, the Developer has requested approval of this Development
Agreement pursuant to Section 2-96 of the Town’s Land Development Code and
Resolution 24-73; and

WHEREAS, Seagate owns approximately 10.72 +/- acres of land located within
the Town, said property, of which 9.43 acres are located landward of the 1978 Coastal
Construction Control Line (hereinafter “CCCL”), being legally described in Exhibit "A"
attached hereto (hereinafter, "the Property"); and

WHEREAS, the Town and the Developer desire to enter into this Agreement to
provide for the approval and a comprehensive understanding of the development
parameters consistent with the Town’s Land Development Code and Comprehensive Plan
as set forth herein; and

WHEREAS, a public hearing was held before the Town of Fort Myers Beach
Local Planning Agency(“LPA”) on the 8" day of October, 2024, and the LPA reviewed
the request and by a vote of  to  recommended to the Town
Council; and

WHEREAS, the Town conducted two public hearings on the 21 day of October,
2024, and the 4™ day of November, 2024, prior to entering into this Agreement, both of
which were properly noticed on the Town’s website and by mailing to affected property
owners within a 500 foot radius of the boundaries of the real property at the addresses of
such property owners found on the Lee County Property Appraiser’s website prior to the
first public hearings; and

WHEREAS, the Town Council has determined after consideration of the
recommendation of the LPA, Town staff, and following two public hearings, which
provided an opportunity for comment, testimony and evidence from the Developer,
Town staff, and the public, the Town Council has determined that the Development
Agreement is reasonable and not arbitrary and in the best interest of the Town and the

Seagate Development Agreement 1
September 25, 2024
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residents of the Town Fort Myers Beach.

NOW, THEREFORE, in consideration of the covenants and conditions
contained herein, for the purposes set forth in Section 2-100 and 2-96 of the Town’s Land
Development Code, the benefits to accrue to each party, and for other good and valuable
consideration, the receipt of which the parties hereby acknowledge, the Town and the
Developer agree as follows:

1. Recitals. The foregoing recitations are true and correct and are
incorporated herein by reference. All exhibits to this Agreement are deemed a part
hereof.

2. Property Subject to this Agreement. The real property described in
Exhibit “A” is subject to the terms and conditions of this Agreement (“Property”).

3. Ownership.  Developer represents that it is the legal and equitable
owner, having an interest in the Property pursuant to Instrument No.: 2023000309279
recorded as Doc Type D, Pages 7 on September 20, 2023 in the Official Records of Lee
County, Florida, and as such may lawfully enter into this Agreement. The Town is in
receipt of a title opinion from a Florida attorney upon which it can rely for the purpose of
confirmation of the Developer’s ownership representation.

4. Proposed Development and Use of the Property. The proposed Uses and
development of the Property shall be consistent with the following:

A. Residential Density. A maximum of 141 residential units to be
developed as 4 single and 137 multi-family units on the North side
of Estero Blvd., as shown on Page 2 of the Conceptual Plans and
Renderings, dated the 4" day of September, 2024 and attached as
Exhibit B.

B. Vehicular Access. The residential multi-family units shall be
accessible through a maximum of 2 ingress/egress points from
Donora Blvd, 1 ingress/egress from Estero Boulevard. Additional
delivery and service points may be provided from Donora
Boulevard for solid waste pickup and delivery for the building and
for the restaurant to occur within the building footprint. 4 single
family residential units shall be accessed through a new east/west
local street extending from Donora Boulevard.

C. Rental Restrictions. Rental of any permitted dwelling unit will be
limited to a single renting entity during any one-month period,
with a minimum stay of one week.

D. Parking. Parking for the residential uses and commercial restaurant
shall be provided consistent with the regulations at the time of
building permit. An additional 75 membership spaces will be
provided to support the beach club.

Seagate Development Agreement 2
September 25, 2024
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Commercial Area. Up to 10,000 square feet of commercial uses as
identified in the Village Zoning Category. The commercial uses
shall be open to the public, including but not limited to commercial
personal services, such as hair and nail salons, a laundry service,
daycares, a small-scale convenience retail, restaurants, and coffee
shops.

Beach Club. A beach club not to exceed 29,000 square feet of
enclosed air conditioned space with private recreational amenities
and a private membership organization. At least 25% of the
memberships in the beach club will be available to non-residents of
the Property. The beach club shall provide the following uses and
amenities: pool and pool deck, event space for members and their
guests only (including conference center, wedding venue, and
meeting space and similar uses), umbrellas, chairs, cabanas, and a
restaurant with consumption on premises (indoor and outdoor) and
terrace.

Parks and Access Areas. All parks and access areas will be
maintained by the Developer or an association of property owners.
A minimum of three (3) parks and access areas upon which the
Town will be provided an easement for public use and located as
follows (and substantially as shown in Exhibit C):

(1) Matanzas Pass Preserve Park. To provide public
recreation and access to Matanzas Pass Preserve to be coordinated
with Lee County and the Town; and

(2) a linear park providing pedestrian and cyclist access
from Donora Blvd. to Estero Blvd. through the property a
minimum of 20ft wide at all points with a minimum of 8ft wide
multi-use path. The Developer will coordinate with the Town
regarding directional and safety signage; and

(3) an enhanced beach access to include a 10ft wide
pedestrian-only beach access between Estero Blvd. and the beach
(while also maintaining a beach access on the southern portion of
the Property); and

(4) 2943 Estero Blvd. to provide a public recreation park.

The dedication of the parks and access areas shall be by easement
acceptable to the Town Attorney, together with evidence of title in a
form acceptable to the Town Attorney prepared by an attorney who
is a member of the Florida Bar, or a title company licensed in
Florida, all depicting who is the owner in fee simple of the land
subject to the conveyance or dedication, and the holders of any other
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interest or liens affecting said land.

Height. No building shall be more than 15 stories over 2 stories of
structured parking in height. The maximum height of the tallest
tower shall not exceed a total of 235 feet above base flood
elevation.

Area. The combined square footage of the all structures within this
development, other than the detached single-family residences and
the covered motor vehicle parking structures, shall not exceed
616,156.2 sf which is the equivalent of a FAR of 1.5.

Mixed Use Structure Setbacks. 10 ft setbacks from all street right-
of-ways. ’s and 10ft rear setbacks along the proposed Linear Park.
The beach-facing property line for the beach club may be built to
the 1978 CCCL.

Single Family Lot Setbacks. 10 ft setbacks from the street right-of-
way, 20 ft rear setback along the Matanzas Pass Preserve property
line for the principal structure and 5 ft rear setback for accessory
structures and 5 ft side setbacks.

Other Permitted Uses. Other permitted uses of the land shall be
those allowed in the underlying zoning district unless otherwise
specifically provided herein.

Internal Traffic Circulation. Pedestrian travel is identified in the
conceptual plan, a copy of which is attached as Exhibit B on Sheet
3of the Conceptual Plans and Renderings dated the 4™ of
September 2024, which shows the proposed layout, streets, lots,
green areas, bikeways, parks, public facilities, and other such
amenities.

Environmentally Sensitive Land. There are no environmentally
sensitive lands on-site.

Threatened and Endangered Species. There are no threatened or
endangered species on-site.

Conflicts. Any conflict between the matters set forth in this
paragraph and paragraph 9 and other paragraphs in this Agreement
shall be resolved in favor of the terms and conditions in this
Paragraph and paragraph 9. Moreover, this Agreement identifies
known instances in which the proposed redevelopment conflicts
with the Town’s existing Land Development Code. Any ambiguity
with respect to whether this Development Agreement or an
ordinance is to control shall be interpreted to favor the ordinance.
Failure of this Development Agreement to address a particular
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permit condition, term or restriction shall not relieve the owner or
developer of the necessity of complying with the laws governing
said permitting requirements, conditions, terms or restriction. Any
matter or action required under existing ordinances of the town
shall not be otherwise amended, modified or waived, unless such
modification, amendment or waiver is expressly provided for in the
Development Agreement with specific reference to the Code
provision so waived, modified or amended (“Deviations™).

5. Consistency with Comprehensive Plan. The Town finds that the proposed
development for the Property set forth above is consistent with the Town of Fort Myers
Beach Comprehensive Plan and Land Development Code as provided in this Agreement.
Review and approval of this Agreement through the process outlined in Resolution 24-73
is commensurate and tantamount to approval through the Town’s planned development
rezoning process. Notwithstanding the foregoing, the deviations identified in paragraph 9
are approved.

6. Public Facilities. The following public facilities will serve the
Proposed Development on the Property:

A. Potable Water: Potable water will be supplied by Town of
Fort Myers Beach and is presently adequate
to serve the Proposed Development.
Notwithstanding the foregoing, nothing in
this Agreement shall be interpreted nor is it
the intent of the parties to create a
reservation of capacity. Capacity for the
project shall be based on its availability at
the time of submission of a Development
Order.

B. Sanitary Sewer: Wastewater services will be provided solely
by Lee County, which are presently
adequate to  serve the  Proposed
Development. Notwithstanding the
foregoing, nothing in this Agreement shall
be interpreted nor is it the intent of the
parties to create a reservation of capacity.
Capacity for the project shall be based on
availability at the time of submission of a
Development Order.

C. Solid Waste: Developer shall coordinate solid waste
services with Lee County, the Town, or a
third party service provider, adequate to
serve the Proposed Development, prior to
issuance of the development order.
Notwithstanding the foregoing, this does not
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D. Drainage:

E. Fire and Rescue

F. Transportation

G. Public Schools.

H. Recreation

create a reservation of capacity. Capacity for
the project shall be based on availability at
the time of submission of a building permit.

Drainage will be in accordance with the
applicable environmental resource permit
("ERP") to be issued by the South Florida
Water Management District (“SFWMD”)
for the Property. Prior to issuance of the
development order, if applicable, Developer
shall provide plans related to storm water
run-off into the Town’s system to the Town.

Fire control and rescue services will be
provided by the Fort Myers Beach Fire
Control District, and Emergency Medical
Services will be provided by Lee County
Emergency Medical Services. It is the
responsibility of the developer to verify the
adequacy of service available from the
designated entities at the time of
development order approval.

Developer agrees to assist with installation
and maintenance of a transit shelter and
shall coordinate the availability of bus
service and associated infrastructure with
Lee Tran and Lee County School District
prior to issuance of development order.

Developer shall provide a letter of capacity
from Lee County School District prior to
issuance of development order. Impact fees
may be required.

Developer will record an easement
acceptable to the Town Attorney dedicating
access to the parks for public usage.

In the event new or additional facilities are needed to serve the project, the
Developer shall bear the burden of the cost of such facilities to be
constructed and provide a schedule to the Town to assure that the public
facilities and services shall be available concurrent with the impact of the

development project.

7. Impact Fees. Impact fees, if adopted by Town Ordinance for all new
development and change in use, shall be calculated at time of issuance of a development
order and payment shall be required prior to building permit approval.
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8. Development Permits Needed for Proposed Development. A list of all
governmental permits needed for the Proposed Development is set forth below:

Town of Fort Myers Beach Development Order

Town of Fort Myers Beach Building Permit

South Florida Water Management District Environmental Resource Permit
South Florida Water Management District Water Use Permit (dewatering)
South Florida Water Management District Water Use Permit (irrigation)
FDEP Wastewater Permit

LCDOH Potable Water Permit

The failure of this Agreement to address a particular permit, condition, term or
restriction shall not relieve the Developer of the necessity of complying with the law
governing said permitting requirements, conditions, terms, or restrictions. The Developer
shall be responsible at its sole cost for obtaining any required approval and shall not in
any manner obligate the Town or any other governmental agency to grant other required
permit approvals. Any reliance on this Agreement or expenditures in pursuance of its
terms or any rights accruing to the Developer shall not vest any development right in the
Developer or the project to a continuation of this Agreement.

9. Developer Commitments and Obligations. For and in consideration of
the benefits received pursuant to this Agreement, the Developer agrees to the following
commitments, obligations and associated public benefits; which are deemed to be in the
public interest:

a. The Developer will not utilize the post disaster build-back provisions
for 27 dwelling units an acre;

b. Project density will be limited to 15 dwelling units per acre for a total
density of 141 dwelling units consistent with the Village zoning
district;

c. All permitted density of the gulf side parcels (at least 21 units) (south
of Estero Boulevard) will be transferred to the bay side parcels (north
of Estero Boulevard);

d. Development of the bay side parcels (north of Estero Boulevard) will
be limited to single family and multi-family residential, approved
commercial uses and public parks;

e. Development of the gulf side parcels (south of Estero Boulevard) will
be limited to a beach club that provides a private recreational facility
and private membership organization significantly reducing the
intensity of the previous development and potential disruption to the
surrounding neighborhood than the permitted uses of the Village
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zoning district;

f. Increase the view corridor to the Gulf from the required 50 feet to 240
feet;

g. Establish an enhanced beach access with 10 foot pedestrian beach
access point, consistent with Exhibit Cat no cost to the Town and
record a perpetual public access easement;

h. A private elevated pedestrian crossover above Estero Boulevard will
be provided for future residents and guests to eliminate negative
impacts to traffic flow;

i. Establish a public park adjacent to Matanzas Pass Preserve, consistent
with Exhibit C at no cost to the Town and record a perpetual public
access easement. The Developer will work with Town Staff to
establish appropriate programming, infrastructure, and a maximum of
2 public parking spaces for this park;

j. Establish a public park adjacent to the western property boundary and
Estero Boulevard that incorporates the origination point for the linear
park with multi-use path, consistent with Exhibit C at no cost to the
Town and record a perpetual public access easement. The Developer
will work with Town Staff to establish appropriate programming and
infrastructure for this park;

k. Implement the Hidden Paths infrastructure within the bay side
property through:

a. A linear park interconnecting Estero Boulevard and Donora
Boulevard;

b. An east/west pedestrian and bicycle access connecting Donora
Boulevard to the western property boundary;

c. Portions of the linear park and pedestrian/bicycle access may
occur within the same easement;

d. Pedestrian connectivity to Matanzas Pass Preserve through the
proposed park;

e. Pedestrian connectivity to the Gulf through the proposed park;

f. Site specific wayfinding signage along Estero and Donora
Boulevards adjacent to the project limits for the linear park,
beach access and Matanzas Pass access areas;

g. 4 informational and education panels regarding Matanzas Pass
resources will be designed with Town Staff and erected prior to
Temporary Certificate of Occupancy.

l. Maintain a sidewalk along the north side of Estero Boulevard and
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10.
Agreement:

provide a sidewalk along the south side of Estero Boulevard;

. Provide a sidewalk along Donora Boulevard;

. Along Estero and Donora Boulevards enhanced streetscaping with

shade trees will be provided to improve the visual aesthetic for
vehicular and pedestrian traffic;

. Required landscaping for the development will incorporate Florida

Friendly plantings that do not require irrigation;

. Vehicular access to the property from Estero Boulevard will be

limited to a single access for the north side and a single access for the
south side to maintain traffic flow on Estero Boulevard,;

. Vehicular access to the property from Donora Boulevard will be

limited to two access points for the multifamily residential units.
Additional delivery and service points may be provided from Donora
Boulevard for solid waste pickup and delivery for the building and for
the restaurant to occur within the building footprint.;

One Public Art installation (i.e. sculpture; mural) viewable from
Donora Boulevard and location identified during the Development
Order process will be installed prior to Certificate of Occupancy.

Deviations. The following deviations are granted pursuant to this

Deviation from LDC Section 34-693(h): Allowable height for the
multi-family residential towers of the mixed use structure is increased
to 15 stories over 2 stories of structured parking and 235 feet above
base flood elevation on the North side of Estero Boulevard; and

. Deviation from LDC Section 34-693(e), (1), (g): Project buildings will

not be subject to the “build to line” and “building frontage” along
Estero and Donora Boulevards, providing a minimum 10 foot front
setback and the rear setback will be reduced to 10 for the multi-family
structure and 5 feet for accessory structures associated with the single
family structures; and

Deviation from LDC Section 34-693(m): The Developer is granted a
deviation from the Commercial Design Standards and approval is
granted for the architectural design depicted in the Conceptual Plans
and Renderings attached hereto as “Exhibit B” And Pattern Book
attached hereto as “Exhibit D”’; and
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d. Deviation from LDC Section 34-693(c)(1) and (2): The Developer is
granted a deviation from the street layout and approval is granted for
the limited curb cuts and internal street layout depicted in the Master
Conceptual Plans and Renderings attached hereto as “Exhibit B”; and

e. Deviation from LDC Section 34-692(3)a.1.: The Developer is granted
a deviation from the elements of Traditional Neighborhood Design
that require interconnected streets, porches or balconies at the front of
dwellings, primary entrance visibility from the street and car access
from the rear to allow single family units, a mixed use building of
multi-family and commercial restaurant and a beach club consistent
with the Conceptual Plans and Renderings attached hereto as “Exhibit
B”; and

f. Deviation from LDC Section 34-693(i): Eliminate covered parking and
parking decks from the calculation of Floor Area Ratio and increasing
the maximum FAR to 1.5 which is equal to 616,156.2 square feet,; and

g. Deviation from LDC Section 34-693(1): Eliminate required
commercial space to separate parking under a building and vehicular
connection to a secondary street; and

h. Deviation from LDC Section 34-631(b)(3): Eliminate the square
footage and screening requirements of mechanical structure
appurtenances located above 11 stories.

1. Consistency with the Comprehensive Plan. The Proposed Development
outlined in this Agreement is consistent with the Town of Fort Myers Beach
Comprehensive Plan. The deviations approved as part of this Agreement are necessary
for the zoning district or land use plan designations on the P roperty that is the
subject of this Agreement. The Town’s Comprehensive Plan allows the proposed project
to be more than 2 stories above flood elevation in height as a matter of right. The Town’s
Comprehensive Plan also allows the height to be increased as provided in Policy 4-C-4 in
redevelopment zoning districts (i.e Village zoning district) and in the event the increase is
approved as part of a planned development rezoning. This Agreement has been reviewed
and approved by the Town in a manner consistent with the procedures required of a
planned development rezoning and this approval and procedure is deemed tantamount to
and commensurate to a planned development for purposes of determining consistency
with the Comprehensive Plan.

12. Existing Ordinances. Any matter or thing required to be performed
under existing ordinances of the Town shall not be otherwise amended, modified or
waived, except as such modification, amendment or waiver is expressly provided
for in herein.
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13.  Post Development Agreement Requirements. Prior to the issuance of any

building permits being issued for the development the following must occur:

a. All existing and proposed utilities and the manner in which
existing utilities will be extended to the site and/or expanded
for the use of the development including water, sewer, gas,
electricity, cable television, and other utilities shall have been
approved by the Town; and

b. The proposed drainage plan for the proposed project shall
have been approved by the South Florida Water Management
District. If an interconnection is required to the Town’s
stormwater management system, approval by the Town will
be necessary; and

c. The proposed grading plan and elevation requirements of the
town, including, but not limited to those related to the National
Flood Insurance Program as applicable to the town shall have
been approved by the town; and

d. The traffic impact and parking plans for the proposed project
shall have been approved by the town; and

e. All other town requirements necessary for the initial building
permits to build the proposed project on the Land.

f.  The Town shall not have any liability whatsoever for any
expenses or other damages that may be incurred as a result of
denial of the Development Agreement or for denial of
building permits due to the failure to meet the Town’s
requirements as to any Post-Development Agreement
requirements..

13. Amendment and Termination.

A. This Agreement may be amended or terminated with the Parties’
mutual consent, in writing signed by both Parties.

B. This Agreement may be amended administratively by Town staff
and the Developer without the need for approval by Town Council
to provide for changes to the site plan and/or the Conceptual Plans
provided such changes do not include increased building intensity,
increased height, reduction in open space, reduction in public
benefits. Density from other properties may be transferred for 8
additional single family units (to be located north of proposed
Seahorse Street) and up to a maximum of 149 units.
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C. At Developer’s option, Developer may terminate this Agreement at
any time prior to the issuance by the Town of a building permit for
the Proposed Development of the Property. Notwithstanding the
foregoing, in the event of termination, Developer shall not leave
any improvements in an unsafe condition.

15.  Notices. All notices required or permitted under this Agreement
shall be in writing and shall be mailed by certified mail, return receipt requested to the
following addresses, or to such other person or address as any Party may designate from
time to time in writing:

If to the Developer: Matt Price
Seagate Fort Myers Beach, LLC
9221 Interstate Commerce Drive
Fort Myers, FL 33913

with a copy to: Tim Byal
Seagate Fort Myers Beach, LLC
9221 Interstate Commerce Drive
Fort Myers, FL 33913

If to the Town: Town Manager
with a copy to: Town Attorney
15. Remedies. Any material breach of this Agreement may be enforced by

either party as against the other by appropriate action in law or equity filed in a court of
competent jurisdiction; provided, however, no such action may be brought until the
defaulting party has been given notice and ninety (90) days in which to cure the default.
If the default cannot reasonably be cured within the ninety (90) day period, such period
shall be extended if the cure is commenced within such ninety (90) days and the
defaulting party is proceeding with due diligence for such period of time reasonably
required to complete such cure.

16.  Governing Law. This Agreement shall be construed and interpreted
according to the laws of the State of Florida, and venue with respect to any litigation
between the Parties related to this Agreement shall be exclusively in Lee County, Florida.

17. Enforcement. In the event the Developer, upon approval of the
Development Agreement, fails to comply with the terms of this Agreement, the Town
may bring an action in a court of law with competent jurisdiction to protect its rights
and interests as provided herein. All associated reasonable costs and attorney's fees shall
be reimbursed to the Town if an action at law is necessary regardless of whether the Town
is the prevailing party thereunder. In no event shall the Town be liable for payment of the
Developer’s attorney fees.
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18. Post Development Agreement Liability. The parties acknowledge that the
Town shall not have any liability for any expenses or other damages that may be incurred
as a result of denial of building permits due to the failure of the proposed development to
meet the Town’s requirements as to any Post-Development Agreement requirements.

19. Severability. If any part, term, or provision of this Agreement is
held to be illegal, void, or unenforceable, the remaining portions or provisions of this
Agreement shall not be affected or impaired, each remaining provision shall remain in
full force and effect, and the rights and obligations of the Parties shall be construed and
enforced as if the Agreement did not contain the particular part, term, or provision held to
be invalid.

20. Entire Agreement; Termination of Prior Agreements.  This
Agreement embodies the whole agreement of the Parties. There are no promises, terms,
conditions, or obligations other than those contained herein; and this Agreement shall
supersede all previous communications, representations, or agreements, either verbal or
written, regarding the Proposed Development of the Property between the Parties.

21. Covenants Running with the [.and and Successors and Assigns.  The
obligations imposed and entitlements created pursuant to this Agreement shall run with
the property and bind Seagate’s successors and assigns to the covenants as set forth in
this Agreement and shall be enforceable by and against the Parties hereto, their personal
representatives, heirs, successors, grantees, and assigns. The obligations of the Developer
may be assigned to one or more successor developers or, property owners associations,
and the Developer shall thereafter be relieved of all obligations hereunder.

22. Effective Date and Duration. This Agreement will become effective upon
full execution by both Parties and recording of the Agreement in the Public Records of
Lee County pursuant to paragraph 25 below. The term of this Agreement shall begin
upon its effective date for ten (10) years. The term of the Agreement may be extended at
the sole discretion of the Town Council and a finding that the Developer is unable to
fulfill its obligations due to circumstances beyond its control. The development of the
project may proceed in phases in any sequence within the stated term of this Agreement.

23.  Recording of Agreement. This Agreement will be recorded by the
Town in the Public Records of Lee County within fourteen (14) days of approval by the
Town. The costs of recording this Agreement will be paid by the Developer.

24. Representation and Warranties. The parties make the following
representations to each other as stated herein:

A. The execution, delivery and performance of this Agreement by the
Developer and a third party shall not violate any law, or the term s of
any agreement by which they are bound.

B. The Town and Seagate have the power and authority to enter into this
Agreement, and to perform the development as set forth herein, and all
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the documents have been duly authorized, executed, and delivered and
the transactions contemplated herein have been duly authorized.

C. This Agreement constitutes a valid and legally binding obligation of
the Developer and the Town after independent investigation by both of
the information contained herein and is enforceable in accordance with
its terms.

IN WITNESS WHEREOF, the parties hereto have hereunto set their hands and
seals the day and year written below.

WITNESSES: SEAGATE FORT MYERS BEACH, LLC, a
Florida limited liability company

Print Name:
Print Name By:
Name:
Title:
STATE OF
COUNTY OF
The foregoing instrument was acknowledged before me this day of
, 2024, by , as of Seagate Fort
Myers, LLC, a Florida limited liability company, who is personally known to me or who

produced as identification.

Notary Public Signature

My Commission Expires:

Type/Print Notary Public Name

Commission No.:
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TOWN OF FORT MYERS
BEACH

Dan Allers, Town Mayor
ATTEST

Amy Baker, Town Clerk

APPROVED AS TO FORM AND LEGAL SUFFICIENCY FOR THE
USE AND RELIANCE OF THE TOWN OF FORT MYERS BEACH ONLY:

Vose Law Firm, Town Attorney

Exhibits:

A. Legal Description and Sketch of the Property

B. Conceptual Plans and Renderings dated the 4th day of September, 2024
(16_Pages)

C. Public Easement Overlay dated the  day of September, 2024 (1 Page)

D. Pattern Book dated the 4" day of September, 2024 (6 Pages)
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Exhibit A

Legal Description and Sketch of the Property
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Exhibit A

NOTES: : HORIZONTAL CONTROL TABLE PROPERTY DESCRIPTION
MONUMENT DESCRIPTION  NORTHING EASTING Parcel 1-

1) BBARINGS SHOWN HEREON REFER 10 STATE PLANE FLORDA WIST G902 WITH o NiPERE88. 744 b 64 Parcel in Lot 45 CASE'S SUBDIVISION, Section 29, Township 46 South, Range 24 Bast, Estero Island, Lee County,
A BEARING OF S 0°28'13" W. ALONG THE WEST SECTION LINE OF SECTION 28, BO0B-R1900 : - E:co0191.218 Florida. A lot or parcel of land lying in Lot 45, CASES SUBDIVISION. ecerding to o map. or plat theseot
TOWNSHIP 46 SOUTH RANGE 24 EAST. s GULF VIEW COLONY ING Pl Nioelgaiy. mormelon recorded in Deed Book 131, at Pages 300-304 of the Public Records of Lee Gounty, Florids, which It or

2) ;gg‘R?g%gﬁnggngggégCT TO EASEMENTS, RESERVATIONS OR FCM R-187A REST 1982 N:768271.456  E: 875301240 parcel is described as follows:

3 REEE—— FCM R-187A REST 1982 N:767237.879 E:677395.488 s : ; 7 2 g
3.) DIMENSIONS SHOWN HEREON ARE IN FEET AND DECIMALS THEREOF. FCM A-25A NOT FOUND 70294,773 E: 670825.912 From the Southwest corner of said Lot 45, which corner is located at the intersection of the West line of
) FOM A-2 0 D N-769160.726  E- 673959.329 LEE COUNTY Section 29, Township 46 South, Range 24 East, and the Northeasterly line of Estero Boulevard (State Road No.

4.) THIS PROPERTY IS LOCATED IN FLOOD ZONE AE & VE, HAVING A BASE FLO 3 —~26 NOT FOUN: i g ¥ - OR. 4575 PG 3318 $-865) run Southeasterly along said Northeasterly line for 39.94 feet to the Point of Beginning. From said
ELEVATION OF 11.0'-14.0°(NAVD 1988) PER F.LR.M. 12071C 0558 G, MAP SEETON SoneR . Point of Beginning deflect 90°07'30" to the left and run Northeasterly for 73.0 feet; thence deflect 90°07'30”
EFFECTIVE DATE 11/17/22. P.OC. OF PARCEL 243 EAST(D, SIR. N 89°11°01" E 196.65° SAR. to the right and run Southeasterly parallel with said Northeasterly line for 188.54 feet; thence deflect

F.CM. LB4979 PER » 4 NORTH LINE SECTION 29- o P

5.) DIMENSIONS SHOWN HEREON ARE PER DEED UNLESS OTHERWISE NOTED. CCR 097431 N 89°11°01" £ 350.00'(D) s - WEST 76,65 80.00°— [7)7 7L/, S— 73°27'30" to the right and run Southeasterly for 76.15 feet to said Northeasterly line; thence run
IMFROVEMENTS OT: THAN THOSE SHOWN HAVE NOT BEEN LOCATED. 508, , N 89°11°01" E 344.22°(D) o 1) s ety SUE. Northwesterly along said Northeasterly line for 210.08 feet to the Point of Beginning. Being a part of those

6.) R NTS OTHER THAI 3 FAUN EAST(D) o (C FERIPLAT ZueRs aoomoy 10 1ands conveyed by deed recorded in Deed Book 181 at Page 202 of said Public Records.

7.) LOT 45/47 LOT LINES FOR CASE SUBDIVION SHOWN ARE GRAPHICAL REPRESENTATION 4 015E U‘o"}) 4 WSTR# 2011000280909 s‘i‘?&slﬁu':g)a;mk
AS PER RECORDED IN P.B.1 PG.58, AS AMENDED IN D.B.131 PG.300-304. ’ : o %@, [‘,“g"g”g‘f_l‘ui o Parcel 2— :

8.) DNR COASTAL CONSTRUCTION SETBACK LINE SHOWN AS RECORDED IN PLAT BOOK 31 PAGES 1-16, | g 66’ %4_ i~ |A°m Acrea. S o The Northwesterly 34.13 feet of Lot 26, subject to a walkway easement over the Southeasterly 8 feet thereof;
DNR COASTAL CONSTRUCTION CONTROL LINE SHOWN AS RECORDED IN PLAT BOOK 48 PAGES 15-34, Y L. ASPHALT ROADHAY | tors, 1072, a2l S ALSO all of Lots 27 through 30 and all of Lot 31, except the west 10 feet thereof, together with a walkway
MHWL & EROSION CONTROL LINE SHOWN AS RECORDED IN PLAT BOOK 70 PAGES 25-39, z & g 5 wen 2\ BLOCK A BLOCK GORHAM EMERsONL,R €asement over and across the Northwesterly 8 feet of the Southeasterly 40.87 feet of said Lot 28 (said lots
RIGHT-OF-WAY ESTABLISHED FROM ESTERO BOULEVARD RIGHT-OF-WAY MAPS USING LOCAL CONTROL, z 5 E 7 INSTR 2018000258690 extending from the right-of-way line of State Road 685 to the shoreline of the Gulf of Mexico) of CASE'S

= § 1.2¢ SUBDIVISION, according to the plat thereof recorded in Plat Book 1, at Page 58, as amended by plat and

CASE SUBDIVISION DIMENSIONS BASED ON DEED BOOK 131 PAGE 300. | 0 P

9.) FLOOD ZONE LOCATIONS ARE SCALED FROM THE CURRENT EXISTING MAPS EE |gE § affidavit attached to Deed recorded in Deed Book 131, at Page 300, Public Records of Lee County, Florida.
APPROXIMATE ONLY, ] 3
PROVIDED BY FEMA' AND ARE g“ Eg 3 ALSO, a parcel of land in Lots 45 and 47 of said CASE'S SUBDIVISION, described as follows: From the
| Northwest cornmer of Section 29, Township 46 South, Range 24 East, (also being the Northwest cormer of said
6 § 1.9 .
N E | > E pre— o oM aspiaT Roowar 50° @ HELL VO FARK Lot 46) run East along the North line of said Section 29 and said Lot 45 for 350 feet to concrete monument
| Ne " [BOULEVARD and the Point of Beginning of the lands hereby described; from said Point of Beginning continue East along
\ / &= S seid North lines for 344.22 feet to a concrete monument at a point 76.85 feet West of the Northwest corner
W E oL ’W of Lot 1, Block A, ZIMMER'S ADDITION TO SHELL MOUND PARK, as shown on a map or plat thereof recorded in
o E Plat Book 11, at Page 54 of said Public Records; thence run Southeasterly on a straight line to the
/ \ 7 Ia&‘, 8 intersection of the Westerly line and the Northerly line of Donora Boulevard, as described in Deed recorded in
IEEz Deed Book 290, at Page 53 of the Public Records, and as shown on said Plat of ZIMMER'S ADDITION, which
S 33 point is also the Southwest corner of said Lot 1, Block A, of said ZIMMER'S ADDITION; thence run
lSQ:E Southwesterly along said westerly line of Donora Boulevard for 677.54 feet; themce continue Southwesterly
o b along said Westerly line of said Donora Boulevard and on a line per dicular to the Nor ly line of
SCALE: 1"=60' ;L6 8 perp

LEGYEIND % 8 |m:‘: Estero Boulevard, to the Northeasterly right-of-way line of Estero Boulevard; thence run Northwesterly along

ARV AR RELEASE VALVE s P 'Q.‘-‘% GULF VIEW COLONY INC said Northeasterly line of Estero Boulevard for 435 feet to a concrete t ch t is 250

B.0.C. BACK OF CURVE aR DESC::CFY 14702010081 9 3§ feet, as measured along said Estero Boulevard, Southeasterly from the West line of said Section 29; thence

CCR  CERTIFIED CORNER RECORD o o Q’Q 2 run Northeasterly, along the Easterly boundary of the lands conveyed by Deed recorded in Deed Book 161, at

cchLL ggmgsg& mEL Ik : l‘;\‘t @ Page 202, of said Public Records, for 824.57 feet to Point of Beginning,

. ~ 9 N ;S N

Ccspﬁl gg“gggg g]%vg}iu}:OLE \(‘\\, L1g 'r\. ? &&, 5 ALSO, Lots 1 and 2, Block A, of that certain subdivision known as ZIMMER'S ADDITION TO SHELL MOUND PARK,

ol L N \\\\ 8 O g according to the map or plat thereof on file and recorded in the office of the Clerk of the Circuit court of

o ATCH BASIN ‘Z“B/é’a'&;":é” '\'{74 . N :\‘q ;’ Lee County, Florida, in Plat Book 11, at Page 54, together with a tract or parcel of land described as follows:
FGH./ERASS DSk ~L13 I
(C) CALCULATED DIMENSION e = A »

' Beginning at the Southwest corner of Lot 1, adjacent to Donora Boulevard, thence North 118’ East along the
c¢b CENTERLINE,, .. a7, 1e e & 5'5 westerly ‘edge of Lot 1, Block A ZIMMER'S ADDITION TO SHELL MOUND PARK, according to the map or- plat
o COMMUNIGATIONS. BOX { I\;Ewtlmsw Uy 11 28 o RED COCONUT RV PARKLLP 3@ ol thereof on file and recorded in Plat Book 11, at Page 54, Public Records of Lee County, Florida, a distance of

CASE SUBDIVISION DEED BOOK 131 PAGE 300 N 4:791—"‘0.;. N 5‘\,“‘ PAE&?EJ::Z 53’ Y& %,10 {eet‘; Bthe'n;inwe“ along the section line 78.65 feet to a concrete m ent; thence South ly to the
COASTAL CONSTRUCTION SETBACK' LINE &y W 'bg N N f oint of Beginning.
L. COASTAL CONSTRUCTION CONTROL LINE S sl IS L] @ s exseven Q
~.L10 N " (BLANKET EASEM " Parcel 8-
g%ggmaﬁgg-[ OF NATURAL RESOURCES \\-\\ J:) ‘V’ w HSTRF 2nnm% 5 & Commencing at the Section corner common to Sectlons 19, 20, 20 and 80, Township 46 South, Range 24 East,
DEED DIMENSION ™, 4 A Lee County, Florida; Thence South 00 degrees 28'13" West along the Section line common to Sections 28 and
EROSION CONTROL LINE P S 30 for a distance of 742.72 feet to the Point of Beginning; Thence North 82 degrees 45'51" West for a
ELECTRIC BOX '%y & distance of 89.16 feet to the Point of Beginning of Estero Sands a Condominium per Official Records Book
;tggﬁ);\lNEgmrl{gTERAwg (A:A(I)\gE ” §% — RN 1450 Page 639; Thence North 19 degrees 03'31" East along the east line of said Estero Sands for a distance
H of 182,43 feet to a point on the Southerly right of way of Estero Blvd(SR 866); Thence South 57 degrees
;:?ENEN IDR%I?QNTRSSD(SYIIQPTZE?{O\{'@B\?E R/ 4 :'; cED : sﬁﬁxﬁbﬁoﬁ%ﬁ%wﬁ 26'50" East along said right of way for a distance of 25.32 feet to a point of intersection with the
FOUND ALUMINUM CAP LB4919 Q) A.;\ | | & / aforementioned section line and the Southerly right of way of Estero Blvd; Thence South 00 degrees 28'13"
FOUND CONCRETE MONUMENT 4°X4"(UNLESS OTHERWISE NOTED) A :_(\y Sy P11 PG5S West along said section line for a distance of 199.61 feet to the Point of Beginning.
FOUND PARKER KALON NAIL & DISK }’\ w P i — TR
FLORIDA POWER & LIGHT RY SRy P ) §
FIBER OPTIC BOX £ 5
o
&%&T MRS £ NG "%‘n\\\\ %c@ /47_5;(,@ § g
INSTRUMENT S35 A N K50, 2)
O ULy Bt 2t ”6’5’?73;‘;’%? "@’j‘j&"’g&ﬂ AN § Y/ / CERTIFIED TO:
3 S <S4 NOZ g A F T
LAKE_ MAINTENANCE EASEMENT Ve S~ 20075 \ 4 P R £ BEAR] Henderson Franklin Starnes & Holt, P.A.
MEASURED DISTANGE S, ~ee 5 SRS, B NN o / N 62" Old Republic National Title Insurance Company
SEWER MANHOLE 1395 43~ <y DNR A188 ooy §Y & -~ IN01 Seagats Fort Myers Beach, LLC
.65 W~ F.CM./BRASS DisSK % 6 G4 I 5 [N 00'48'59" W [oX MIDFLORIDA Credit Union, Its SAOA, ATIMA
NATIONAL GEODETIC SURVEY iy - LN S §% C3(R) N 89711°01" € [120.00" g
N_88"
NORTH AMERICAN VERTICAL DATUM ~ & 2 D [85¢ - - 0.6,
NORTH AMERICAN, VERTIG e #9 o £ (R, N 00485 W _[11000 BEARING DEVIATION NOTE
PLAT BOOK i % 5“ 4(5) N 07" 0.0 —PARCEL 2 BLOCK A, LOTS 1&2 DEVIATION FROM DEED TO STATE PLANE - 00°29'01"
PAGE %5% N 69 'P exceer west 100 / / L5 '0331" £ |182.43
PLAT DIMENSION 4&% RN g [ }—oF Lor 31 case. @m_ f@ 50 0 o So e
POINT OF BEGINNING At hoo S\ @ oo morsinuo [5 [y 087510 rog - / L7 N 2555007 150,00 SURVEY DATUM
POINT OF COMMENCEMENT a@fd'?,h%‘ e PARCEL3 [5)] W/ 10 erl & e S L S 2901701 3,04 oA A U L S
PERMANENT REFERENCE MONUMENT Wy D & CRASESSITR - K S 5512°35" E_|600.40 1. HORIZONTAL DATUM BASED FLORIDA STATE PLANE COORDINATE
PROFESSIONAL SURVEYOR & MAPPER K R g L10 [S 7705714 853.58' SYSTEM, WEST ZONE, NAD83/2011, AS REFERENCED ON SAID SURVEY.
PUMP_STATION e % L S 6T43% 957.38
PIRLE Urir e 8 s s ot TITLE COMMITMENT NOTES:
§ L S 74400 1061.70" .
E%TI-OA'FEgFTVOVAHB(EAR[NG BASIS “ %if%}’i:’cg'g‘ / L !%;‘;gz g'e/' _,__-85 Lands shown hereon are based on File Number 30291.112 EPC, REV. 3, prepared
" f ATt = - ] on the 12th day of July, 2023 ®11:00am, by Old Republic National Title Insurance
SET 5/8" IRON ROD AND CAP LS7075 E L16 S 67474 1020.06 | Company reflecting the following:
STATE PLAN coorerNATEs} s, w/ o /{ L17 S 61534 1023.60 R" y1 ¥ hg ¥ : & itle opin
SET PARKER KALON NAIL/D WS L18 59°10°36" W__1981,41° ems roug as shown on title opinion:
A
Ty s e iR 1t L
TELEPHONE Ssel G, af‘b%‘,“ L21(D; OUTHEASTERLY |76.1 a. Survey data has been shown to aide in the verification of any encroachments
UTILITY EASEMENT ~ GG O R 1 12'29°02 76.11(C i i i
WOODEN  POWER POLE S ~,“’0, % fon RN <l L2 K} encumbrances, violations, variations or adverse circumstances
W WATER VALVE \\ ﬁ%'t,ﬂ'gs'vc g o N d. All supplied easements have been shown on survey.
WM WATER METER i/ 2 iy Mo b > & 3. Intentionally Omitted.
NUMBER CORRESPONDING TO ! 4087 LR - 4. Non survey related item.
TITLE COMMITMENT NOTES S gn &I LI domg, 5° %* S 5. Subject to lot lines, boundaries and road right of ways contained on the Plat
S o RS 7/ »%» of Cese Subdivision, as recorded in Deed Book 131, Page 300, atfected by the Final
ACREAGE NOTE e LR > PERSAUD PROPERTIES FL 2> 9P y Judgment {n Case No. 71-1392 recorded in O.R. Book 803, Page 373, latéraffirmed by
RN ) N e / RIS T ‘%&m”’s@ the Second District Court of Appeal, said Final Jud t being ded in O.R.
—PARCEL 1, 2 & 3 ACREAGE NORTH OF CCSL — 9,430 ACRES ~.o 4 ; 6'WATKWAY &7 Book 1131, Page 315, Public Records of lLee County, Florida.
—PARggL lé ~ 0.334 AC%%SS ‘\\\ El ;) EASEMENT e 6. Subject to dedications, restrictions, reservations, easements, and road right of ways contained
TEAR IS T an aen s g on the Plat of Zimmer's Addition to Shell Mound Park, as recorded in Plat Book 11
_PARCEL 2 & 3 ACREAGE SOUTH OF CCSL — 1.296 ACRES \\ | Page 54, Public Ref:ords of Lee County, Florida. (as to Parcel 2) Easements have
~PARCEL 2 — 1.249 ACRES S~ ! been plotted on said survey.
_PARCEL 3 — 0.047 ACRES \\\\ L 7, Subject to Walkway E t over the South 8 feet of the Northwesterly 34.13 feet
& N of Lot 28 as described in that certain deed recorded in Deed Book 308, Page 607, Public
NOT Bng Rei{ords of Lee County, Floride. (as to Parcel 2-Lot 26)Easement have been plotted on
N H ) N said survey.
(X3 N B. Subject ic terms and conditions of that Walkway over the Nor ly @ feet of
the Southeasterly 40.87 feet of Lot 28, contained in that certain deed recorded in Deed
Book 308, Page 8607, Public Records of Lee County, Florida. (as to Parcel 2—-Lot 28) Easement
I » have been plotted on said survey. Does not lie in subject Parcel 2.
CERTIFICAT ON- Q 9. Subject to Utility Easement given to Lee County, Political subdivision recorded in O.R. Book
1168, Page 1265-1568, Public Records of Lee County, Florida. (as to Parcel 2-Lot 2 Block A)

DESCRIDED FROPERTY WAS SURVEYED UNDER AY KESFONSIBLE. CHARGE oN G, Basements have been plotted on said survey.

TH] [} 10. Subject to Easement in favor of Florida Power and Light Company over the Northeast 10

08/12/23. THIS SURVEY MEETS E STANDARDS OF PRACTICE SET FORTH BY © g pany

BOARD OF PROFESSIONAL LAND SURVEYORS IN CHAPTER 5J-17, F.A.C. VICINITY SKETCH: feet of Lots 80 and 31 of Case's Subdivision, contained in instrument recorded in O,R. Book

PURSUANT TO SECTION 472.027 FLORIDA STATUTES, NOT TO SCALE 2009, Page 1769, Public Records of Lee County, Florida. (as to Parcel 2), Easements have

k been plotted on said survey.
Digitally signed 44 11. Subject Grant of Eesement by and between Comcast of the South, Inc., and RED Coconut RV
ptetes by Nicholas A & Park, recorded in Instrument Number 2011000260909, Public Records of Lee County, Florida.
/7//1:,"/@ Siasser . * (as to Parcel 2), Easements have been plotted on said survey.
i : 20240529 U}?ﬂmh“iﬂ% ,I‘ﬁm'{“ﬂw?ﬂ- /O 12-13. Non survey related item.
el it §rf?§:1s ;i" ﬂ.a]lsl r::allgfil < S :‘;’K:‘Ev 14. Riparian and littoral rights not determined with this survey.
13:02:21 -04'00' £ cgumentsgareynct e ewad: BAY 16. Any artificially filled lands have not been determined for this survey..
" 18, Any portion of the Land created by accretion, avulsion, reliction or artificial means have not
NICHOLAS A. SLOSSER, STATE OF FLORIDA, (P.S.M. #7075) 2 Q been determined for this survey.
S~ 17. Any public use lands have not been determined for this survey..
e BOU N DA RY SU RV EY SLOSSER LAND SU RVEYING LLC 18. Any lands waterward of the mean high water line have not been determined for this survey..
NAS . LB#8522 19. Erosion Control Line identified in Plat Book 70, Page 25 Public Records of Lee County, Floride,
IDTETD.DAY has been plotted on said survey.
DRAWN BY:NAS A PORTION OF PROFESSIONAL LAND SURVEYOR 20. Subject Lee County Coastal Construction Control Line recorded in Plat Book 31—4A, Page 1; O.R.
Book 2224, Page 1010 and Plat Book 48, Page 15, Public Records of Lee County, Florida. Has
DRAWING: REDCOCONUTSPC SECTION 29 & 30 , TOWNSHIP 46 SOUTH RANGE 24 EAST 13322 HAMPTON PARK CT PAGE 1 OF 3 been plotted on said survey.
SoALE: 1 = 60 LEE COUNTY, FLORIDA FORT MYERS FLORIDA, 33913 (239) 940-8815 21, Non survey related item.
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tmekb
Text Box
Exhibit A


SECTION CORNER
N.W. S

GULF VIEW COLONY INC
OR. 1270 PG 0081

SURVEY DATUM

1. HORIZONTAL DATUM BASED FLORIDA STATE PLANE
COORDINATE SYSTEM, WEST ZONE 0902, NAD83/2011,
AS REFERENCED ON SAID SURVEY. )

LEE COUNTY
O.R. 4575 PG 3316

FIELD BOOK AND PAGE:
[NAS

BOUNDARY SURVEY

DRAWN BY:NAS

IDRAWING: REDCOCONUTSPC

SCALE: 1" = 20

SECTION 29 & 30 , TOWNSHIP 46 SOUTH RANGE 24 EAST

A PORTION OF

LEE COUNTY, FLORIDA

SLOSSER LAND SURVEYING LLC

LB#8522

PROFESSIONAL LAND SURVEYOR
13322 HAMPTON PARK CT
FORT MYERS FLORIDA, 33913 (239) 940-8815

MATCH LINE PAGE 3
MATCH LINE PAGE 2

PAGE 3 OF 3

P.OC. OF PARCEL 2&3 SIR N 89°11°01" E(R) 196.65 SIR.
FCM, [B4919 PER NORTH, LINE  SECTION 29 — g g | 60.00°
CCR 097431 PEC T D WEST(D) 76.65 60.00 .
i N 891101 E 350.00(D) N 324@9%1 E 344.22'(D) e
. PER PLAT
EAST(D) PO, ()
| PARCEL 2 .
\ F.ALUM
o1ge ==z CABLE_EASEMENT
" S (BLANKET EASEMENT) =
S Q INSTR.# 2011000260909 o =
<
\ / S S RED COCONUT RV PARK LLP & RS
! W E - oy OR. 2805 PG 3226 S &
| / \ - i%l Q PARCEL 2 & %‘ &
N TO BUILDING == 0.400 Acres & * = GORHAMEMERSONLJR
o S @' rr: _i"% INSTR. 2018000258690
> 5 ASPHALT ROADHAY oy e LOT 2 I LOT 3
L 4= 201 -~ 7y BLOCK A"
s SCALE: 1" =20 wep 2 ZMMERS ADDITION TO = z:MME?aLso%m%ou 0 ZIMMERS ADDITION TO
i S SHELL MOUND PARK 2 SHELL MOOND PARK = SHELL MOUND PARK
o 2 yep S 5] PB.11 PG.54 S 5
g ; 3
b | -
IE |, .| BU.E
t PER PLAT
1.24’
UTILITY EASEMENT
TO BUILDING O.R. 1158 PG. 1265
ESVW P.S.
AR :
' L. ADDITION 60.00° 60.00 R/W
: 7
! P N 89°11°01" E(R) 120.00
Wep
X o
ASPHALT ROADWAY
TO BUILDING 4 ZIMMERS ADDITION TO
! ASPHALT ROADWAY & DONORA BOULEVARD i & SHE&EM?UFN(QS):ARK
GULF VIEW COLONY INC
O.R. 1270 PG 0081
1™ >
TN
Ly T T T T R
g o
<
8k
1S o8 LEGEND
¢S AR RELEASE VALVE INSTR  INSTRUMENT
. BACK OF CURVE [P LIGHT POLE
49 3% CONCRETE PAD LCUE LEE COUNTY UTILITY EASEMENT
S 2R CONCRETE WALL LME. LAKE MAINTENANCE EASEMENT
a5 CONCRETE POWER POLE {M)"  MEASURED DISTANCE
I S jvy] CALCULATED DIMENSION MH SEWER MANHOLE
g OO CONCRETE SIDEWALK NF.  NOT FOUND
5 CHAIN LINK FENCE NAVD  NORTH AMERICAN VERTICAL DATUM
- 5 o B B
N K SEWERCLEAN OUT P% PAGE
Y 3, COMMUNICATIONS BOX (PY  PLAT DIMENSION
N 38 CASE SUBDVISION DEED BOOK 131 PAGE 300  P.0.B, POINT OF BEGINNING
NG L. COASTAL CONSTRUCTION SETBACK LINE P.O.C. POINT OF COMMENCEMENT
® . CORSTAL CONSTRUCTION CONTROL LINE P.RM. PERMANENT REFERENCE MONUMENT
P.SM. PROFESSIONAL SURVEYOR & MAPPER
> DEPARTUENT OF NATURAL RESOURCES PS.  PUMP STATION
DEED DIM PUE PUBLIC UTILITY EASEMENT
13 EROSION CONTROL LINE RNG.  RANGE
| 5'\3 &gg{)m& s%%w e ip ({?) ROTATED TO STATE PLANE BEARING BASIS
T R\W  RIGHT OF WAY
% 2 FLORIDA ADMINISTRATIVE CODE SIR.  SET 5/8" RON ROD AND CAP (57075
NG FIRE HYDRANT AND WATER VALVE SP.C. STATE PLAN COORDINATES
Se FOUND IRON ROD (SIZE NOTED) SP.K. SET PARKER KALON NALL/DISK LS7075
S 3 FOUND ALUMINUM CAP LB4919 SMH  STORM MANHOLE
o8 S ERgELly @ Sl
D COCONUT RV PARK LLP TEL.  TELEPHONE
| ;) R OO RY R ! FLORDA POVER & LIGHT UE  unu e
WP WOODEN POWER POLE
N PARCEL 2 GUIDE_ WIRE WY WATER VALVE
© 7,252 Acres INVERT WM WATER METER
N
! N CABLE_ EASEMENT
| N (BUANKET EASEMENT) 1.) BEARINGS SHOWN HEREON REFER TO STATE PLANE FLORIDA WEST 0902 WITH
&) INSTR.# 2011000260909 A BEARING OF S 0°28'13” W. ALONG THE WEST SECTION LINE OF SECTION 29,
o TOWNSHIP 46 SOUTH RANGE 24 EAST.
% 2) THIS PROPERTY IS SUBJECT 0 EASEMENTS, RESERVATIONS OR
| " 3.) DIMENSIONS SHOWN HEREON ARE IN FEET AND DECIMALS THEREOF.
i # 4.) THIS PROPERTY IS LOCATED IN FLOOD ZONE AE & VE, HAVING A BASE FLOOD
N ELEVATION OF 11.0'-14.0°(NAVD 1988) PER F.LR.M. 12071C 0558 G, MAP
QS & EFFECTIVE DATE 11/17/22.
o8 5.) DIMENSIONS SHOWN HEREON ARE PER DEED UNLESS OTHERWISE NOTED.
NG 6.) IMPROVEMENTS OTHER THAN THOSE SHOWN HAVE NOT BEEN LOCATED.
| 8y 7.) LOT 45/47 LOT LINES FOR CASE SUBDIVION SHOWN ARE GRAPHICAL REPRESENTATION
| 2 AS PER RECORDED IN P.B.1 PG.58, AS AMENDED IN D.B.131 PG.300—304.
8 8.) DNR COASTAL CONSTRUCTION SETBACK LINE SHOWN AS RECORDED IN PLAT BOOK 31 PAGES I-16,
9 DNR COASTAL CONSTRUCTION CONTROL LINE SHOWN AS RECORDED IN PLAT BOOK 48 PAGES 15-34,
MHWL & EROSION CONTROL LINE SHOWN AS RECORDED IN PLAT BOOK 70 PAGES 26-39,
RIGHT-OF—WAY ESTABLISHED FROM ESTERO BOULEVARD RIGHT-OF-WAY MAPS USING LOCAL CONTROL,
: CASE SUBDIVISION DIMENSION BASED ON DEED BOOK 131 PAGE 300.
9.) FLOOD ZONE LOCATIONS ARE SCALED FROM THE CURRENT EXISTING MAPS
1 PROVIDED BY FEMA AND ARE APPROXIMATE ONLY.
10.) SEE PAGE 1 OF 3 FOR TITLE NOTES AND PROPERTY DESCRIPTION.

I HEREBY CERTIFY THAT THIS BOUNDARY

DESCRIBED PROPERTY WAS SURVEYED UNDER MY RESPONSIBLE CHARGE ON

08/12/23. THIS SURVEY MEETS THE STAN]

BOARD OF PROFESSIONAL LAND SURVEYORS IN CHAPTER 5J-17, F.A.C.
PURSUANT TO SECTION 472.027 FLORIDA STATUTES.

- Digitally signed
by Nichofas A
//4;// ? ~ Slosser
" & Date: 2024.05.29
13:03:55 -04'00'

SURVEY OF THE HEREON
DARDS OF PRACTICE SET FORTH BY

Unauthorized reproductions,
changes or distribution of
original digitally sealed
documents are not allowed.

NICHOLAS A SLOSSER, STATE OF FLORIDA, (P.S.M. #7075)
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AN 4
W- E
AN LINE TABLE

s [CINE " JBEARING,———_TDISTANCE ]
[E1 "IN 5726507 W_[25.32
N _00°28"13" E 15.21

SCALE: 1"= 30"
4 30 60'
LEGEND

ARV AR RELEASE VALVE

B.0.C. BACK OF CURVE

cP CONCRETE PAD

CSW  CONCRETE SIDEWALK

CLF CHAIN LINK FENCE

cB CATCH BASIN

CENTERLINE

C.WALL CONCRETE WALL

cpp ONCRETE POWER POLE
©) CALCULATED DIMENSION

Cco SEWERCLEAN OUT

COM.  COMMUNICATIONS BOX

CASE.  CASE_SUBDIVISION DEED BOOK 131 PAGE 300
C.C.S.L. COASTAL CONSTRUCTION SETBACK LINE !
C.C.C.L. COASTAL CONSTRUCTION CONTROL LINE

D.8.  DEED BOOK

D.N.R. DEPARTMENT OF NATURAL RESOURCES

(D) DEED DIMENSION

ECL  EROSION CONTROL LINE

ELEC.  ELECTRIC BOX

F.AC. FLORIDA ADMINISTRATIVE CODE

FH FIRE HYDRANT AND WATER VALVE

F..R.  FOUND IRON ROD (SIZE NOTED)

F.ALUM FOUND ALUMINUM CAP LB4919

F.CM. FOUND CONCRETE MONUMENT 4'X4"(UNLESS OTHERWISE NOTED)
F.P.K. FOUND PARKER KALON NAIL & DISK
F.LRM. FLOOD INSURANCE RATE MAP

FPL  FLORIDA POWER & LIGHT

L.C.U.E. LEE COUNTY UTILITY EASEMENT
LME. LAKE MAINTENANCE EASEMENT
MEASURED DISTANCE

SEWER MANHOLE .

NORTH AMERICAN VERTICAL DATUM .

NOT FOUND 15N

OFFICIAL RECORDS BOOK Ld A @
S,Lx)r\;Ts BOOK <

(P)  PLAT DIMENSION

P.0.B. POINT OF BEGINNING

P.0.C. POINT OF COMMENCEMENT

P.RM. PERMANENT REFERENCE MONUMENT

%)

8. TRAFFIC SIGNAL BOX
EL.  TELEPHONE

U.E.  UTILITY EASEMENT
WPP  WOODEN POWER POLE
WV WATER VALVE

WM WATER METER

——
o

i Reofley
R ]
\w‘iw%{;’%o%‘ Zgé‘é’f»
RN e

~

SURVEY DATUM

1. HORIZONTAL DATUM BASED FLORIDA STATE PLANE
COORDINATE SYSTEM, WEST ZONE 0902, NAD83/2011,
AS REFERENCED ON SAID SURVEY.

N p—

FO  FIBER OPTIC BOX e

GW GUIDE WIRE ~3F TEMOF SWEL LLC
INV.  INVERT ~ssS Tou, ISR S
INSTR  INSTRUMENT SIS

LP  LIGHT POLE N %

A 7
P.SM. PROFESSIONAL SURVEYOR & MAPPER SR e ;
P.S._ PUMP STATION M BxcereT et 19
;N{éE ngS(L;Ié) UTILITY EASEMENT i’ S "%a.ﬁ%ﬁgégz‘
) 4 R1270 P
R\W  RIGHT OF WAY
(SPB)  ROTATED TO STATE PLANE BEARING BASIS
SIR, SET 5/8" IRON ROD AND CAP LS7075
SP.C. STATE PLAN COORDINATES
SP.K. SET PARKER KALON NAIL/DISK LS7075
MH  STORM MANHOLE

GULF VIEW COLONY INC
OR 1270 PG 0061

PAR

OF LOT 31 CASE.
B.161 PG.202
1270 PG.61

199.61

53
0,853

N 00°28°13” £
& 3[’028’13' 7

196.42°+/-T0 ECL

1249 Acres

GULF VIEW COLONY INC
OR 1270 PG 0061

RED COCONUT RV PARK LLP
OR 2905 PG 3226

CEL 1
0341 Aeres

RED GOCONUT RY PARK LLP
OR 2005 PG 3226
PARCEL 2

MATCH LINE PAGE 3

MATCH UNE PAGE 2

Dopre rsnene
(BUNKET EASEMENT)
INSTR$ 2011000260509

Do exseuan
}Smm EASEMENT)
INSTR4 2011000260909

Lo
Q0+
29 e oy
o+ %bw:&%
)
""”(@{;}&f‘”’é‘%

NOT SET
IN"BEACH

4/6;’:’

= BOUNDARY SURVEY

SLOSSER LAND SURVEYING LLC

LB#8522

[DRAWN BY:NAS

[FIELD BOOK AND PAGE: |
A PORTION OF

SECTION 29 & 30 , TOWNSHIP 46 SOUTH RANGE 24 EAST
LEE COUNTY, FLORIDA

[DRAWING: REDCOCONUTSPC

[SCALE: 1" = 30

PROFESSIONAL LAND SURVEYOR
13322 HAMPTON PARK CT
FORT MYERS FLORIDA, 33013 (239) 940-8815

39 ""40

PAGE 2 OF 3

S

7.252 Acres

RED COOONUT &V PARK LLP
PARCEL 2

/CABLE EASEMENT
(BLANKET EASEMENT)
INSTR# 2011000260909

PERSAUI PERTIES FL. ~
INSTR 2040025725 <,

NOTES: e

1,) BEARINGS SHOWN HEREON REFER TO STATE PLANE FLORIDA WEST 0902 WITH
A BEARING OF S 0°28'18" W. ALONG THE WEST SECTION LINE OF SECTION 2,
TOWNSHIP 46 SOUTH RANGE 24 EAST.

2.) THIS PROPERTY IS SUBJECT TO EASEMENTS, RESERVATIONS OR
RESTRICTIONS OF RECORD.

9.) DIMENSIONS SHOWN HEREON ARE IN FEET AND DECIMALS THEREOF.

4.) THIS PROPERTY IS LOCATED IN FLOOD ZONE AE & VE, HAVING A BASE FLOOD
ELEVATION OF 11.0'-14.0'(NAVD 1988) PER F.LR.M. 1207IC 0558 G, MAP
EFFECTIVE DATE 11/17/22.

5.) DIMENSIONS SHOWN HEREON ARE PER DEED UNLESS OTHERWISE NOTED,

6.) IMPROVEMENTS OTHER THAN THOSE SHOWN HAVE NOT BEEN LOCATED.

7.) LOT 45/47 LOT LINES FOR CASE SUBDIVION SHOWN ARE GRAPHICAL REPRESENTATION

AS PER RECORDED IN P.B.1 PG.58, AS AMENDED IN D.B.131 PG.300-304.

8.) DNR COASTAL CONSTRUCTION SETBACK LINE SHOWN AS RECORDED IN PLAT BOOK 3t PAGES 1-16,
DNR COASTAL CONSTRUCTION CONTROL LINE SHOWN AS RECORDED IN PLAT BOOK 48 PAGES 15-34,

MHWL & EROSION CONTROL LINE SHOWN AS RECORDED IN PLAT BOOK 70 PAGES 25-39,

RIGHT-OF-WAY ESTABLISHED FROM ESTERO BOULEVARD RIGHT-OF-WAY MAPS USING LOCAL CONTROL,

CASE SUBDIVISION DIMENSION BASED ON DEED BOOK 131 PAGE 300.

9.) FLOOD ZONE LOCATIONS ARE SCALED FROM THE CURRENT EXISTING MAPS
PROVIDED BY FEMA AND ARE APPROXIMATE ONLY.

10.) SEE PAGE 1 OF 3 FOR TITLE NOTES AND PROPERTY DESCRIPTION.

MATCH LINE PAGE 3
MATCH LINE PAGE 2

CERTIFICATION:

1 HEREBY CERTIFY THAT THIS BOUNDARY SURVEY OF THE HEREON
DESCRIBED PROPERTY WAS SURVEYED UNDER MY RESPONSIBLE CHARGE ON
08/12/23. THIS SURVEY MEETS THE STANDARDS OF PRACTICE SET FORTH BY
BOARD OF PROFESSIONAL LAND SURVEYORS IN CHAPTER 5J-17, F.A.C.
PURSUANT TO SECTION 472,027 FLORIDA STATUTES.

: Digitally signed
/ ~= by Nicholas A
“ &7 ~ Slosser

Unauthorized reproductions,

Date: 2024.05.29 ch,m?xei: o ;"i‘““’“‘{°§‘ of
.02 original digitelly seale

13:02:41 -04'00" documents are not allowed.

NICHOLAS A. SLOSSER, STATE OF FLORIDA, (P.S.M. #7075)

Z//”
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Exhibit D

Pattern Book
September 4, 2024

Seagate Development Agreement 19
September 25, 2024
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Mantanzas Pass Preserve

USE LEGEND & SUMMARY

©® North Building A
+ 15 Story Residential Bldg
* On 2 Story Parking Podium and Mech. Penthouse
* 69 Units

@® South Building B
+ 15 Story Residential Bldg
* On 2 Story Parking Podium and Mech. Penthouse
* 68 Units

Amenities included in both building

* Lobby, Fitness & Spa Facilities, Conference Room,
Social Lounges, Outdoor Pools, Spas and Cabanas,
Pet Facilities, Resident Storage.

* No consumption on premises

® Bay Homes
* 4 Units
+ Single Family Homes

@ Beach Club
+ 29,000 SF
* Access from Estero Blvd & Private Overpass
+ Consumption on premises
» 2 Stories over Parking Spaces and Valet Operation
+ Additional Parking Provided in Bldg A Parking Podium

10' Setback

© Sunset Restaurant & Terrace (Public)
7,500 SF Restaurant / 2,500 SF Dining Terrace

+ Consumption on Premises

* 1 Story over 1st Parking Podium Level

* Required Parking within Bldg A Parking Podium

@® Pedestrian Overpass (Private)
* Estero Blvd. Feature Portal
» Allows safe private access over Estero Blvd.

@ Linear Park & Feature Fountain
» Terraced landscaping to buffer podium height
* Improves public experience and safety

, QA e ‘ ® Public Beach Access
B oot N + 90'to 120 ' View Corridors

+ Built & maintained by developer
10' Setback

Public Parks

- Matanzas Pass Preserve Access
e Linear Park
e 2943 Estero Boulevard Public Recreation Park

-

ATTORNEYS AT LAW

DEVELOPMENT GROUP 09.04.2024 Paé%zém& 149

'.. SEAGATE STEARNS WEAVER MILLER @Henderson|Franinn Site Plan & Development summary 3001 Estero Boulevard/ Fort Myers Beach, FL




7 Matanzas Pass Preserve
: }*.ﬁ e dp— i g — g - M- USE LEGEND
B TR i ' L @ Public Beach Access

e 90'to 120 ' View Corridors
e Built & maintained by developer
e Public beach access

6....0........0}
future street = gl iz
extension

® Public Parks and Trails

e South outparcel location
ACCESS LEGEND

) Pedestrian Access Point
(. « &8 Public Pedestrian Circulation

©® Linear Park and Feature Fountain

e Terraced landscaping to buffer podium height
e Improves public experience and safety

@® Public Restaurant and Sunset Terrace

7,500 SF Restaurant / 2,500 SF Dining Terrace
Consumption on Premises

1 Story over 1st Parking Podium Level

Required Parking within Bldg A Parking Podium

©® New Sidewalk and Landscaping

e Improved Landscaping along Donora Blvd
e Linkage to Public Parks/Trails

Public
Beach
Access

® School Bus Stop

e New School Bus Stop on Estero

gt

'.. SEAGATE STEARNS WEAVER MILLER @Henderson|Franinn Public Benefits summary 3001 Estero Boulevard/ Fort Myers Beach, FL
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£ A A j OCEAN HARBOR
 FA =L ' 15 Stories Over Parking

S N EEEEE

| CAPER BEACH CLUB - ~ ESTERO SANDS 3001 ESTERO BLVD

| 11 Stories Over Parking 4 Levels Over Parking 2 Levels Over Parking
SEAGATE STEARNS WEAVER MILLER @Hendersonfﬁr;%gslﬁlm 3001 Estero Boulevard/ Fort Myers Beach, FL

DEVELOPMENT GROUP 09.04.2024 Pa§%2§g1(9f 149



lHlustrative View Key Plan 3001 Estero Boulevard/ Fort Vyers Beach, FL
09.04.2024  pag@46'6F 149
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NEW BEACH CLUB AND PUBLIC BEACH PARK FRAME THE OPEN VIEW TOWARD THE GULF VIEW o

STEARNS WEAVER MILLER (M) Henderson|Franklin 3001 Estero Boulevard/ Fort Myers Beach, FL
SEAGATE LER |
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WALKING ALONG ESTERO BLVD IS FRAMED BY THE TRADITIONAL ARCHITECTURE AND LANDSCAPING OF THE
BEACH CLUB TO THE WEST AND THE NEW PUBLIC PARK AND FEATURE FOUNTAINS TO THE EAST

'-. SEAGATE STEARNS WEAVER MILLER @ Henderson

DEVELOPMENT GROUP

Franklin

ATTORNEYS AT LAW

e

-

i
Dt

VIEW @

3001 Estero Boulevard/ Fort Myers Beach, FL
09.04.2024 pa6%24-91(9f 149



THE NEW PUBLIC PARK EAST OF ESTERO PROVIDE PEDESTRIAN AND BICYCLE ACCESS TO THE VIEW e
MANTANZAS PARK PRESERVE

STEARNS WEAVER MILLER (8 Henderson|Franklin 3001 Estero Boulevard/ Fort Myers Beach, FL
SEAGATE LER Franidin

DEVELOPMENT GROUP 09042024 Pa%@&g"& 149
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AERIAL VIEW LOOKING NORTHWEST ALONG ESTERO BLVD

3001 Estero Boulevard/ Fort Myers Beach, FL
09.04.2024 pa§%24-§1& 149




THE ENTRY TO THE SUNSET RESTAURANT ALONG WITH THE TERRACED PARK AND WATER VIEW 6
FEATURES CREATE AN ACTIVE URBAN STREETSCAPE ALONG ESTERO BLVD

'.. SEAGATE stearns weaver MiLLer (@) Henderson|Franklin 3001 Estero Boulevard/ Fort Vyers Beach, FL
DEVELOPMENT GROUP ) 09042024 Pa%@&ﬁm 149
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SUNSET VIEW FROM THE RESTAURANT LOOKING ACROSS THE LANDSCAPED TERRACES VIEW o
STEPPING DOWN TO ESTERO BLVD

'-. SE AG ATE STEARNS WEAVER MILLER @ Henderson ET';RaNQsIfTILQ 3001 Estero Boulevard/
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THE SCULPTURAL PEDESTRIAN BRIDGE ALLOWS SAFE ACCESS OVER ESTERO BLVD FOR VIEW e
RESIDENTS TO THE BEACH CLUB

STEARNS WEAVER MILLER (M) Henderson|Franklin 3001 Estero Boulevard/ Fort Myers Beach, FL
SEAGATE LER |
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THE SCULPTED BEACH CLUB POOL WITH A VISTA OVERLOOKING THE GULF VIEW e
'.. SEAGATE STEARNS WEAVER MILLER @Hendersonm;ﬁa@slﬁlm 3001 Estero Boulevard/ Fort Myers Beach, FL
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THE SUNSET TERRACE AT THE BEACH CLUB WITH ACCESS DOWN TO THE BEACH AND VIEWS OF VIEW @
THE GULF.

STEARNS WEAVER MILLER (8 Henderson|Franklin 3001 Estero Boulevard/ Fort Myers Beach, FL
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THE WALK ALONG DONORA BLVD IS FRAMED BY THE TRADITIONAL ARCHITECTURE AND LANDSCAPING TO THE VIEW m
WEST, CONTINUING NORTH TOWARDS THE MATANZAS PARK PRESERVE

'-. SEAGATE stearns weaver MiLLer (@) Henderson|Franklin 3001 Estero Boulevard/ Fort Vyers Beach, FL
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THE NEW PUBLIC PARK EAST OF ESTERO PROVIDE PEDESTRIAN AND BICYCLE ACCESS TO VIEW @
ESTERO BLVD

'-. SE AG ATE STEARNS WEAVER MILLER @ Henderson|Franklin 3001 Estero Boulevard/
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Exhibit C

Public Easement Overlay
September 4, 2024

Seagate Development Agreement 18
September 25, 2024
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Exhibit C

Public Easement Area

Green shaded area represents the
approximate area that will be included in
the dedicated easement to the Town of
Fort Myers Beach for public access and
the following parks:

© 211 Donora Blvd. to provide public
recreation and access to Matanzas
Pass Preserve to be coordinated with

N =4 Lee County
~ { _____ . i <
- I S~ @ A linear park providing pedestrian and
A “Ho cyclist access from Donora Blvd. to
SN O g Estero Blvd. through the property a

minimum of 20ft wide at all points with
a minimum of 8ft wide multi-use path.

@ A Beach Access to include a 10ft wide

p %
v [l pedestrian-only beach access
between Estero Blvd and the beach.
3 O 2943 Estero Blvd. to provide a public
~. | ~FE recreation park.
S z ¥t i
~ &~ J ’
" S
~ ™~
S o | s o N X
~ N ~ ~ ~
N D 3 ~E
=

'-. SEAG ATE STEARNS WEAVER MILLER @Hendersonfnlgka@slélm 3001 Estero Boulevard/

09.16.2024 paé%g'l& 149



Exhibit B

Conceptual Plans and Renderings
September 4, 2024

Seagate Development Agreement 17
September 25, 2024
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'-. SEAGATE STEARNS WEAVER MILLER @ Henderson

Franklin 3001 Estero Boulevard/ Fort Myers Beach, FL

ATTORNEYS AT LAW
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STEARNS WEAVER MILLER (M) Henderson|Franklin 3001 Estero Boulevard/ Fort Myers Beach, FL
SEAGATE LER |
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Exhibit A - Comp Plan and LDC discussion of Red Coconut

Comprehensive Plan Objectives and Policies pertaining to Red Coconut

POLICY 3-A-5 Provide in the new Land Development Code a pre-approved option for the future
redevelopment of the Red Coconut/Gulfview Colony properties consistent with the town’s
vision of traditional neighborhoods — neighborhoods that recreate a small-town feel; which are
pedestrian and bicycle friendly with an internal circulation system that makes it possible to walk
or bicycle to schools and services without always using Estero Boulevard; which retain the
psychological connection and views to both the Bay and the beach; and which offer a variety of
housing types and opportunity for mixed uses.

POLICY 3-A-6 In accordance with Policies 4-E-1 and 4-F-2 of the Future Land Use Element,
evaluate any alternative redevelopment concepts for any portion of the Gulfview Colony/ Red
Coconut properties as to the following design principles:

i. retains and/or creates water views through street layout, site design, and architectural
design;

ii. provides a variety of housing types rather than uniformity;

iii. locates the more durable housing types and mix of uses along the Bay side of Estero
Boulevard;

iv. new streets create a highly connected network which includes mid-block paths or alleys;
v. streets have sidewalks and street trees;

vi. local streets are interconnected from Donora and Shell Mound through to the north.

POLICY 4-C-4 BUILDING HEIGHTS: The Land Development Code shall limit the height of new
buildings under most conditions to two stories above flood elevation (exceptions may include
the buildback

situations (see Policies 4-D-1 and 4-E-1), and different heights may be applied to officially
designated redevelopment areas such as Times Square, Red Coconut/Gulf View Colony, and
Villa Santini Plaza). In those few cases where individual parcels of land are so surrounded by tall
buildings on lots that are contiguous (or directly across a street) that this two-story height limit
would be unreasonable, landowners may seek relief through the planned development
rezoning process, which requires a public hearing and notification of adjacent property owners.
The town will approve, modify, or deny such requests after evaluating the level of unfairness
that would result from the specific circumstances and the degree the specific proposal
conforms with all aspects of this comprehensive plan, including its land-use and design policies,
pedestrian orientation, and natural resource criteria. Particular attention would be paid to any
permanent view corridors to Gulf or Bay waters that could be provided in exchange for allowing
a building to be taller than two stories. In each case, the town shall balance the public benefits
of the height limit against other public benefits that would result from the specific proposal.

OBIJECTIVE 4-F REDEVELOPMENT — Take positive steps to redevelop areas that are reaching
obsolescence or beginning to show blight by designing and implementing public improvements
near Times Square to spur private redevelopment there, by supporting the conversion of the
Villa Santini Plaza into a pedestrian precinct, by providing an opportunity for landowners to
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Exhibit A - Comp Plan and LDC discussion of Red Coconut

replace vulnerable mobile homes and recreational vehicles with permanent structures in the
Gulfview Colony/Red Coconut area, and by providing building code relief for historic buildings.

POLICY 4-F-2 SPECIFIC REDEVELOPMENT PLANS: This comprehensive plan anticipates
substantial redevelopment over the coming years. Specific concepts have been developed for
three specific areas:

iii. Gulfview Colony/Red Coconut — This area is shown as “Mixed Residential” and “Boulevard”
on the Future Land Use Map. If landowners wish to redevelop part or all of this property, the
following concepts are encouraged, and shall form the basis for a preapproved redevelopment
option in the Land Development Code:

a. traditional neighborhood design emphasizing porches on the front; primary entrances visible
from the street; and cars to the rear (except for on-street parking);

b. detached houses or cottages (with optional accessory apartments) abutting existing single-
family homes;

c. low-rise townhouses or apartments allowed toward the center;

d. walkable narrow streets with shade trees that double as view corridor to the Preserve and
Gulf;

e. substantial open space with views to be maintained from Estero Boulevard to the Gulf;

f. mixed commercial and residential uses along the Bay side of Estero Boulevard;

g. quiet internal street connections to the north and south;

h. significantly reduced density from the existing level of 27 RV/mobile homes per acre at the
Red Coconut to a maximum level of 15 dwelling units per acre;

i. provision for a publicly acquired access point to the Matanzas Pass Preserve. This
redevelopment plan is described in Community Design Policies 3-A-5 and 3-A-6.

Different redevelopment concepts that are consistent with this comprehensive plan may also
be proposed for any of these areas through the planned development rezoning process.

Land Development Code Sections referring to Red Coconut redevelopment

Sec. 34-691. - Purpose.
The purpose of the Village district is to provide alternative futures for the Red Coconut and/or
Gulf View Colony, either a continuation of the current land uses or their transformation into a
traditional neighborhood pattern.
...(2) As an alternative, the Village district provides a second set of regulations that would
allow the transformation of either of the existing mobile home and recreational vehicle parks
into more permanent and durable housing types in a traditional neighborhood pattern, in
accordance with the design concepts in the Fort Myers Beach Comprehensive Plan.

Sec. 34-692. - District map and applicability.
The area indicated on Figure 34-18 is the outer boundary of the Village district.
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Exhibit A - Comp Plan and LDC discussion of Red Coconut

...(3) Transformation of existing mobile home and recreational vehicle parks. Policies 3-A-5, 3-
A-6, and 4-F-2-iii of the Fort Myers Beach Comprehensive Plan have authorized a pre-
approved redevelopment option for land in the Village district.
a. The following concepts are expected in this redevelopment process:
1. Traditional neighborhood design emphasizing streets that are interconnected and
dwellings with porches or balconies on the front, primary entrances visible from the
street, and cars to the rear (except for on-street parking);
2. Detached houses or cottages (with optional accessory apartments) abutting existing
single-family homes;
3. Low-rise townhouses or apartments allowed elsewhere on the site;
4. Walkable narrow streets with shade trees that double as view corridors to the
Preserve and Gulf;
5. Open space that allows views to be maintained from Estero Boulevard to the Gulf;
6. Mixed commercial and residential uses along the bay side of Estero Boulevard;
7. Quiet internal street connections to the north and south;
8. Significantly reduced density from the existing level of 27 RV/mobile homes per acre
at the Red Coconut to a maximum level of 15 dwelling units per acre; and
9. A site design that accommodates a publicly acquired access point to the Matanzas
Pass Preserve.
b. At the option of landowners in the Village district, a development order may be obtained
to redevelop all or part of this property in accordance with the option described in more
detail in § 34-693 below, and generally in accordance with either of the conceptual site
plans found in the community design element of the Fort Myers Beach Comprehensive Plan.
Until such time as this development order is obtained, the regulations in § 34-693 below
shall have no effect.
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RESOLUTION NUMBER 24-73

A RESOLUTION OF THE TOWN COUNCIL OF THE TOWN OF FORT
MYERS BEACH, FLORIDA; MAKING FINDINGS; APPROVING AN
ADMINISTRATIVE CODE SETTING FORTH PROCEDURES FOR THE
APPLICATION AND APPROVAL OF DEVELOPMENT AGREEMENTS
WITH DEVIATIONS; AND PROVIDING AN EFFECTIVE DATE.

WHEREAS, Florida Statutes provide that municipalities shall have the governmental,
corporate, and proprietary powers to enable them to conduct municipal government, perform
municipal functions, and render municipal service, and exercise any power for municipal purposes,
except when expressly prohibited by law; and

WHEREAS, Article X of the Town Charter of the Town of Fort Myers Beach empowers
the Town to adopt, amend, or repeal such ordinances and resolutions as may be required for the
proper governing of the Town; and

WHEREAS, Sec. 2-96, “Applications for Development Agreements”, of the Town’s Land
Development Code provides in pertinent part that:

No person shall have the right to apply for or receive development agreement
approval, unless such right is so provided in an appropriate administrative code
which establishes procedures for such applications. Should such an administrative
code be adopted, then the town shall establish a schedule of fees and charges which
shall be imposed for the filing and processing of each such application.

WHEREAS, after discussion during public meetings before the members of the Fort
Myers Beach Land Planning Agency and the Fort Myers Beach Town Counsel, and after allowing
input from the public, an administrative code providing for the procedures to be followed for the
application for, and the approval of, development agreements with deviations has been decided
upon; and

WHEREAS, the Town Council has determined it is in the best interest of the Town of Fort
Myers Beach and its residents and business owners to adopt this Resolution.

NOW THEREFORE, BE IT RESOLVED BY THE TOWN COUNCIL OF THE
TOWN OF FORT MYERS BEACH, FLORIDA, AS FOLLOWS:

Section 1. The above recitals are true, correct, incorporated herein by this reference,
and adopted as the legislative and administrative findings of the Town Council.

Section 2. The Town Council hereby adopts the attached Exhibit “A” as the Town of

Fort Myers Beach Administrative Code Providing Procedures for Development Agreements with
Deviations.
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Section 3.  This Resolution shall be effective immediately after the adoption by
Resolution of the schedule of fees and charges which shall be imposed for the filing and processing

of each application for a Development Agreement with Deviations.

The foregoing Resolution was adopted by the Town Council upon a motion by Council
Member King and seconded by Vice Mayor Atterholt, and upon being put to a roll call vote, the

result was as follows:

Dan Allers, Mayor Aye
Jim Atterholt, Vice Mayor Aye
John R. King Aye
Scott Safford Aye
Karen Woodson Aye
ADOPTED this 1% day of April 2024, by the Town Council of the Town of Fort Myers Beach,
Florida.
FORT MYERS BEACH TOWN COUNCIL
Dan ‘R@s’l ﬁéézfzc{z 28 EDT)
Dan Allers, Mayor
ATTEST:

Amy Baker (Apr 29, 2024 EDT

Amy Bakef, Town Clerk

APPROVED AS TO FORM AND LEGAL SUFFICIENCY FOR THE USE
AND RELIANCE OF THE TOWN OF FORT MYERS BEACH ONLY:

Nancy Stupafich (Apr 26, 2024 21:28 EDT)

Vose Law Firm, LLP, Town Attorney

This Resolution was filed in the Office of the Town Clerk on this 12% day of April 2024.
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TOWN OF FORT MYERS BEACH
ADMINISTRATIVE CODE PROVIDING
PROCEDURES FOR DEVELOPMENT AGREEMENTS WITH DEVIATIONS

Pursuant to Section 2-100 and 2-96 of the Town’s Land Development Code, the Town
may enter into a Development Agreement with Deviations with a property owner. A
Development Agreement with Deviations is a non-statutory development agreement that
may allow for approval of amendments, modifications, variances or exceptions
(“deviations”) from the Town’s Land Development Code, and, if appropriate under the
provisions of the Town’s Comprehensive Plan, relief from the building height limitations
in the Comprehensive Plan. Approval of a Development Agreement and the deviations
provided for in such Development Agreement shall be considered tantamount to and
commensurate to a planned development for purposes of determining consistency with
the Comprehensive Plan. Approval of a Development Agreement with Deviations shall be
subject to the procedures set forth herein.

1. Development Agreement with Deviations Application Procedures.

The following information/exhibits shall be required with the application for a
Development Agreement with Deviations (hereinafter “Development Agreement”):

1.1. Legal description and address of the parcel of land which will be the
subject of the Development Agreement (hereinafter “Land”).

1.2. The name, address and telephone number of the applicant and any
attorney or agent who is or will be representing the applicant.

1.3. A title opinion from a Florida attorney (which opinion is in a form acceptable
to and in favor of the town), which shall identify and provide the names, addresses
and telephone numbers of all legal and equitable owners having interest in the
Land, as well as all mortgage or lien holders, holders of easement interests, and
other encumbrances, upon the Land. As of the date of recordation of any
Development Agreement, the applicant shall be required by the town to update
the foregoing information in this subparagraph to the date of recording of the
Development Agreement.

1.4. An application signed by, or on behalf of, the owner and any lien holder(s)
as to the Land subject to the Development Agreement, and if not signed by the
owner a notarized consent signed by the owner authorizing the person to sign the
application.

1.5. Payment of any required application fee as set by resolution of the town
council.
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1.6. A survey of the Land showing the approximate location of all environmentally
sensitive lands, or lands subject to the jurisdiction of the U.S. Army Corps of
Engineers, Florida Department of Environmental Regulation, the Southwest
Florida Water Management District or Lee County, Florida.

1.7. A statement and finding demonstrating that the proposed Development
Agreement will be consistent with the comprehensive plan of the town.

1.8. The desired duration of the Development Agreement shall not be less than
the expected completion of the development on the Land.

1.9. Development uses and regulations currently legally permitted on the
Land, including densities, intensities, heights of structures, and setbacks; and, if
different, any of the same that are currently on the Land, or that were on the Land
at any time in the last 24 months.

1.10. Development uses and regulations, including densities, intensities, heights
of structures, and setbacks being requested on the Land.

1.11. A description of the public facilities which will provide services to support
the development, the approximate date that new public facilities, if needed, will
be constructed, and a schedule to assure that the public facilities and services
will be available concurrent with the impacts of development.

1.12. A description of any current or proposed reservation or dedication of land
for public purposes.

1.13. Any deed restrictions existing or being imposed upon the Land, and a
description of any current or proposed reservation or dedication of land for
public purposes.

1.14. The application must explicitly identify each instance of conflict with existing
ordinances and expressly provide for the Development Agreement to control, or
else all of the provisions of such conflicting ordinances shall control to the extent
that the Development Agreement fails to expressly provide otherwise. Any
ambiguity with respect to whether a Development Agreement or an ordinance is
to control shall be interpreted to favor the ordinance. A statement listing all
contemplated zoning districts or land use modifications or requests for more
flexibility that will be required if the proposed Development Agreement were to be
approved.

1.15. A sketch of site plan showing where buildings (with heights), structures,
parking, and other features/amenities of the proposed development shall be
located. If the Land is located on the water, any view corridors or public access
location(s), if any, will be located.
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1.16. A statement that a copy of the Development Agreement with Deviations
Application has been furnished by First Class U.S. Mail to all property owners
within 100 feet of the boundaries of the Land at the addresses of such property
owners found on the Lee County Property Appraiser website, and a list of such
property owners and addresses.

1.17. A concise and complete recital of the proposed contents of the
Development Agreement using the Form of Development Agreement with
Deviations attached as Ex. “A”.

2. Development Agreement Minimum Content Requirements.
The following information shall be required within a Development Agreement.

2.1. Alegal description of the land subject to the agreement and the identification
of all persons having legal or equitable ownership therein.

2.2. The duration of the development agreement, which duration shall not be less
than the anticipated time period needed to fully build out the development.

2.3. The development rights to be permitted on the land, and setting forth
densities, intensities, building height(s), and setbacks. Uses of the land shall be
those allowed in the underlying zoning district unless otherwise specifically
provided, such as when a special exception is a part of the development
agreement.

2.4. A description of the public facilities and services, including on-site
improvements that will serve the proposed project, including designation of the
entity or agency that shall be providing such facilities. Additionally, if new
facilities are needed to serve the project, the date by which such facilities will
be constructed and a schedule to assure that public facilities and services shall
be available concurrent with the impact of the development project.

2.5. A description of any reservation or dedication of land for public purposes.
The Development Agreement shall provide specifically how the land dedication
obligation for the project, if any, is to be met. In the event that land or any interest
herein is to be conveyed to the town or other entity in discharge of the foregoing,
the Development Agreement shall provide that such conveyance or dedication
will be by warranty deed or easement, or other instrument in form and substance
acceptable to the town attorney, together with evidence of title in form acceptable
to the town attorney prepared by an attorney who is a member of the Florida
Bar, or a title company licensed in Florida, all depicting who is the owner in fee
simple of the land subject to the conveyance or dedication, and the holders of
any other interest or liens affecting said land.
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2.6. A description of all local permits approved or needed to be approved for the
development of the Land, specifically to include at least the following:

Any required submission to the Southwest Florida Regional Planning Council and
any required permission of the State of Florida, Department of Environmental
Regulation, the U.S. Corps of Army Engineers, the Southwest Florida Water
Management District, the U.S. Environmental Protection Agency or any other
required governmental permission. The Development Agreement shall
specifically provide that said development permission will be obtained at the sole
cost of the owner of the Land, and that any approvals previously given, including
the Development Agreement, shall not in any manner obligate the town or any
other governmental agency to grant other permit approvals. Under these
conditions, action in reliance on the Development Agreement or expenditures
in pursuance of its terms or any rights accruing to the project owner thereunder
shall not vest any development rights in the owner of the Land or the project to a
continuation of the Development Agreement.

2.7. A specific finding in the Development Agreement that the proposed
project permitted or proposed is consistent with the town's Comprehensive Plan
and Land Development Code, or that, if deviations are necessary for the
zoning district or land use plan designations on the subject Land, such
Development Agreement specifically lists such deviations in detail.

2.8. Statement in the Development Agreement showing how sidewalk and
pedestrian travel is being addressed in a conceptual plan showing the proposed
layout of streets, lots, green areas, conservation areas, bike ways, parks, public
facilities and such other amenities.

2.9. A statement in the Development Agreement describing how environmentally
sensitive land, if any, will be preserved and managed.

2.10. A statement in the Development Agreement describing how threatened or
endangered species are being protected.

2.11. A statement in the Development Agreement explicitly identifying each
instance of conflict with existing ordinances and expressly providing for
the Development Agreement to control, or else all of the provisions of such
conflicting ordinances shall control to the extent that the Development Agreement
fails to expressly provide otherwise. Any ambiguity with respect to whether
a Development Agreement or an ordinance is to control shall be interpreted to
favor the ordinance. A statement indicating that failure of the Development
Agreement to address a particular permit condition, term or restriction shall
not relieve the owner ordeveloper of the necessity of complying with the laws
governing said permitting requirements, conditions, terms or restriction.
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2.12. A provision that any matter or action required under existing ordinances
of the town shall not be otherwise amended, modified or waived, unless such
modification, amendment or waiver is expressly provided for in the
Development Agreement with specific reference to the Code provision so
waived, modified or amended (“deviations”).

2.13. A statement whereby if the applicant, upon approval of the Development
Agreement, fails to comply with the terms of the agreement, the town may bring
an action in a court of law with competent jurisdiction to protect its rights and
interests. All associated reasonable costs and attorney's fees shall be
reimbursed to the town if an action at law is necessary regardless of whether the
Town is the prevailing party

2.14 Post-Development Agreement requirements. An acknowledgement that prior
to the issuance of any building permits being issued for the development that:

2.14.1 All existing and proposed utilities and the manner in which existing
utilities will be extended to the site and/or expanded for the use of the
development including water, sewer, gas, electricity, cable television, and
other utilities shall have been approved by the Town;

2.14.2 The proposed drainage plan for the proposed project shall have
been approved by the Town;

2.14.3 The proposed grading plan and elevation requirements of the town,
including, but not limited to those related to the National Flood Insurance
Program as applicable to the town shall have been approved by the town;

2.14.3. The trafficimpact and parking plans as applicable to the town shall
have been approved by the town; and

2.14.4 All other town requirements are met that are necessary for the
initial building permits to build the project on the Land.

2.15. An acknowledgement that the town shall not have any liability whatsoever
for any expenses or other damages that may be incurred as a result of denial of
the Development Agreement or for denial of building permits due to the failure to
meet the town’s requirements as to any Post-Development Agreement
requirements.

2.16. A description of any special benefit to the Town as a result of the
development such as, the promotion of economic development, affordable
housing, hurricane recovery, provision of needed public facilities, provision of
public land or recreation, and/or elimination of blight.
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2.17. Afinding that the proposed Development Agreement is reasonable and not
arbitrary and in the best interest of the town.

3. Development Agreement with Deviations Review Procedures.

The following regulations shall be followed during the review of a Development
Agreement with Deviations.

3.1. Staff negotiation. The town manager or the town manager's designee
(typically the town planner) shall review the proposed project and shall meet and
hold preliminary nonbinding negotiations with the applicant regarding the
appropriate terms and conditions on which said Land should be developed. At
such time as a tentative agreement is reached as to the recommended terms
and conditions of the development agreement, or the town manager or town
manager's designee deems that no further negotiations would be useful because
of the unlikely possibility of reaching a concurrence on the terms and conditions
of a Development Agreement, the proposal shall be reduced to a nonbinding
and unexecuted writing. Such tentative agreement, whether oral or written,
shall not give rise to any development rights or equitably or legally vest any
development rights in the owner of the Land or other substantially affected person.

3.2. Reduction of proposal to writing

3.2.1. In the event that the town manager or the town manager's
designee and the applicant have negotiated the terms of a mutually
acceptable, nonbinding and tentative Development Agreement, the
terms of that Development Agreement shall be reduced to writing in a
contractual form for review and for further discussion, consideration and
approval or disapproval as provided herein. The Development Agreement
may include a provision that authorizes administrative amendments to the
site plan provided that height, density and intensity are not increased, and
the plan remains consistent with the Town’s Comprehensive Plan.

3.2.2. In the event that the town manager or town manager's designee and
the applicant have been unable to negotiate a mutually satisfactory
Development Agreement, within thirty (30) days of said determination by
the town manager or the town manager's designee, the applicant may
prepare a proposed Development Agreement consistent with all
requirements hereof for review by the town’s Local Planning Agency
(“LPA”).

3.2.3 It shall not be required for the town manager, or designee to make a

recommendation as to whether the town council should approve or not
approve a Development Agreement.
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3.3. Public hearings

3.3.1. At such time as the Development Agreement has been reduced
to written nonbinding contractual form, or the applicant has prepared a
Development Agreement as set forth above in subsection 3.2, the town
manager or town manager's designee shall transmit such Development
Agreement to the LPA.

3.3.2. A public hearing shall be held by the LPA concerning said
application, and the LPA shall issue a recommendation for approval or
denial of the Development Agreement to the town council. Thereafter a
public hearing shall be held by the town council as to the Development
Agreement.

3.3.3. Notice of each of the public hearings shall be noticed on the town’s
website, and said notice shall be mailed to all property owners within a five
hundred (500) foot radius of the boundaries of the Land at the addresses
of such property owners found on the Lee County Property Appraiser
website prior to the first public hearing. Said advertisement and notice of
each of the two public hearings may be combined in one notice, but must
include:

3.3.3.1. Location of the Land subject to the Development
Agreement.

3.3.3.2. Proposed development's project land use, building
intensities, estimated population and building heights.

3.3.3.3. Location where a copy of the proposed Development
Agreement may be reviewed.

3.3.3.4. Date, time and place of the public hearing(s).,

3.3.3.5. At the public hearings and in compliance with any and all
procedures established by law for the conduct of said hearings, the
LPA and the Town Council shall accept any public comment on
the terms of the Development Agreement. Following the town
council public hearing, the town clerk shall immediately dispatch,
postage prepaid by regular, first class, U.S. mail and in writing, a
copy of the determination of the town council to the applicant, or
anyone who has requested a copy advising them of the town
council's decision. The determination shall state that the decision
of the town council is final agency action.
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4. Development Agreement Execution Procedures and Recording.
Development Agreements shall be executed as established below:

4.1. All Development Agreements shall be executed on behalf of the applicant
by all persons having legal or equitable title in the Land subject to the
Development Agreement, including the fee simple owner and any mortgagees
or other lien holders or owners of other equitable interests in the Land, unless the
town attorney approves the execution of the development agreement without
the necessity of such joinder orsubordination in that the substantial interests
of the town will not be adversely affected thereby.

4.2 Development Agreements shall not be executed on behalf of the town and
shall not be recorded unless and until all Post-Development Agreement
requirements have been met as set forth in Sec. 2-14 above. The applicant shall
bear the expense of recording the Development Agreement, which shall be
recorded by the town clerk.

5. Amendment to Development Agreement.

5.1 Except for Administrative Amendments, if allowed in the Development
Agreement, an amendment to a Development Agreement shall not occur unless
and until there have been hearings thereon before the LPA and before the town
council. Noticing of the LPA and town council hearings shall be in the same
manner as for the original hearings for Development Agreements.
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Tina M. Ekblad, MPA, AICP
(561) 797-0288
tekblad@sageentitlements.com

3001 Estero Boulevard
Applicant’s Report
September 20, 2024

I. APPLICATION SUMMARY

Applicant/Owner: Seagate Fort Myers Beach, LLC

Request: Adoption of a Home Rule Development Agreement for a
Site Plan with Deviations to redevelop 9.43 acres of a 10.72 acre
Property spanning from Matanzas Pass Preserve to the Gulf of
Mexico.

Subject Property: See attached Legal Description and Sketch
(Exhibit A to Development Agreement)

Physical Address: 3001 Estero Boulevard

STRAP #s: 29-46-24-W1-00145.10000, 30-46-24-W2-00001.0000, 29-
46-24-W1-00145.5000, 29-46-24-W1-0120A.0010

FLU: Boulevard & Mixed Residential

Zoning: Village

Adjacent zoning and land uses

North: Matanzas Pass Preserve
South: Environmentally Critical/Recreation Beach
East: Boulevard & Mixed Residential

Single and Multi-family Residential, Former Arts Complex, Former FMB
Fire Department Station

West: Boulevard & Mixed Residential/Village
Vacant, Former Gulfview Mobile Home Park
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II. BACKGROUND & ANALYSIS

a. Framework

On April 1, 2024 the Town Council approved Ordinance 24-72, outlining procedures for
Development Agreements (“DA”) with Deviations. These procedures establish:

“A Development Agreement with Deviations is a non-statutory development
agreement that may allow for approval of amendments, modifications, variances or
exceptions (“deviations”) from the Towns Land Development Code, and, if
appropriate under the provisions of the Town s Comprehensive Plan, relief from the
building height limitations in the Comprehensive Plan. Approval of a Development
Agreement and the deviations provide for in such a Development Agreement shall
be considered tantamount to and commensurate to a planned development for
purposes of determining consistency with the Comprehensive Plan.”

As part of the DA process, a specific finding is required to be provided that the “proposed
project permitted or proposed is consistent with the Town’s comprehensive plan and land
development code or that if deviations are necessary for the zoning district or land use plan
designations on the subject land, such Development Agreement specifically lists such deviations
in detail.” Additionally, a statement is to be provided in the DA “explicitly identifying each
instance of conflict with existing ordinances and expressly providing for the Development
Agreement to control...”

Seagate Fort Myers Beach has submitted a DA to establish a conceptual site plan for the
redevelopment of the Property and request deviations to promote the clustering of density,
provision of public parks, recreation and beach access, and view corridors to the Gulf of Mexico.
The DA identifies the anticipated uses, density, intensity, duration of the agreement, proposed
public benefits, and the requested deviations. As exhibits to the DA, the applicant has provided:

e Exhibit A - Legal Description and Sketch for the portion of the Property landward of
the 1978 CCCL line;

e Exhibit B - Conceptual Plans and Renderings;

e Exhibit C — Public Easement Areas;

e Exhibit D — Pattern Book.

With the exhibits, the DA establishes the conceptual parameters which will guide the review of the
detailed plans and calculations to be submitted for the required Town of Fort Myers Beach
Development Order (“DO”), South Florida Water Management District Environmental Resource
Permit (“ERP”), and other permits. Construction is not permitted to begin until all permits are
secured. Due to the number of subsequent permits necessary and coordination with outside
agencies, the Applicant has proposed a 10-year timeline for the DA. This duration will provide
enough time to obtain all necessary permit approvals, continue coordination with Lee County and
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the Town to address dedication of required easements, park programming and public access, and
unforeseen circumstances.

b. Property

Prior to Hurricane Ian, the Property was developed as an RV and mobile home park with
supporting recreational amenities, owned/operated by the Myers Family since 1984 and accepted
its first visitors in 1925.! The park’s opening was approximately 12 years after construction of the
first beach hotel and a year before the swing bridge connected Fort Myers Beach to mainland Lee
County.? Due to the development pre-dating the incorporation of the Town of Fort Myers Beach
(“Town”) by over 73 years and a density of 27 RV/mobile homes per acre, the Property is located
within a redevelopment area identified by the Comprehensive Plan® and Land Development Code
(“LDC”).* The intent of the redevelopment area is for the Town to “take positive steps to redevelop
areas that are reaching obsolescence or beginning to show blight ... by providing an opportunity
for landowners to replace vulnerable mobile homes and recreational vehicles with permanent
structures in the ...Red Coconut area.”” Implementing this intent, Policies 3-A-5, 3-A-6 and 4-F-
2 identify that redevelopment within the designated area is encouraged to incorporate specific
design concepts into a pre-approved redevelopment option. (emphasis added) The Village district
implements these policies by “...provid[ing] alternative futures for the Red Coconut...either a
continuation of the current land uses or their transformation into a traditional neighborhood
pattern.”> A DO can be obtained to redevelop property within the Village district consistent with
the design criteria outlined in LDC Section 34-693 establishing allowable uses, street layout, view
corridors, setbacks, etc. The DA process permits deviations to be requested from these design
criteria.

c. Comprehensive Plan

The Town’s comprehensive plan was adopted in 1999 and since that time, has not been
fully evaluated for consistency with State building codes, coastal building regulations and the
Federal floodplain requirements. Per the Future Land Use map, the Property is within three future
land use (“FLU”) designations, Boulevard, Mixed Residential and Recreation.

Boulevard — described by Policy 4-B-5 as a “...mixed use district along portions of Estero
Boulevard, including less intense commercial areas, historic cottages and mixed
housing types.” This designation occurs along the approximately 90-foot-deep
portion of the Property fronting on the north side of Estero Boulevard and all of the
parcels along the south side of Estero Boulevard. Consistent with this location, the
proposed site plan locates the private recreational amenity, 2 publicly accessible

' Red Coconut | RV Park. https://www.redcoconut.com. Accessed April 28, 2024
2 FMB Comprehensive Plan, Commercial Design Element, Page 3-3

3 FMB Comprehensive Plan, Policy 4-F-2

4 FMB LDC Section 34-691 et.al.

5 FMB LDC Sec 34-691
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parks, terraced planters and water feature, and the 10,000 square foot restaurant
within this FLU category.

Mixed Residential — described by Policy 4-B-4 as “...old subdivisions with mixed housing
types on smaller lots, newer high-rise buildings, and mobile home and RV parks.”
The portion of the Property between Matanzas Pass and the Boulevard FLU is
considered Mixed Residential. Consistent with this location, the proposed site plan
locates the multi-family and single-family residential units within this FLU category.

Recreation — the portion of the Property seaward of the 1978 Coastal Construction Control
Line is within the Recreational FLU. Consistent with Policy 4-B-8, this portion of the
Property is not proposed for development, is not included in the calculations related
to density or intensity and is not included in the Legal Description attached to the
Development Agreement.

The proposed uses and location are consistent with the underlying FLU categories for the
Property.

Beyond the FLU categories, the comprehensive plan considers the “appropriate future uses
in the event of a change in ownership or pans or a natural disaster” for the Property.® Specifically,
Policies 3-A-6, and 4-F-2 outline the anticipated redevelopment for the Gulfview Colony/Red
Coconut. (emphasis added) Future Land Use Policy 4-F-2.iii identifies the design “concepts [that]
are encouraged” to be included in the pre-approved redevelopment options Many of these design
concepts are reiterated in LDC Section 34-692(3) as design “concepts [that] are expected in the
redevelopment process.” The DA process permits deviations to be requested from the design
criteria outlined in Section 34-692(3). In addition, Policy 3-A-5 describes a desire for
neighborhoods “which are pedestrian and bicycle friendly with an internal circulation system that
makes it possible to walk or bicycle to schools and services without always using Estero
Boulevard; which retain the psychological connection and views to both the Bay and the Beach;
and which offer a variety of housing types and opportunity for mixed uses.”

The 9.43 acres subject to the DA is only a portion of the redevelopment area described by
the comprehensive plan, additional vacant acreage occurs immediately to the west and north of
Estero Boulevard. As only a portion of the redevelopment area, the proposed plan provides 7 of
the 9 design characteristics outlined in Policy 4-F-2. The remaining design characteristics have not
been provided due to changes to the State building code, coastal construction regulations or Federal
floodplain requirements, the transfer of density from the parcels south of Estero Boulevard to the
parcels to the north, and the reduction of intensity on the parcels south of Estero Boulevard. The
proposed design does provide opportunities for circulation without a vehicle and enhances the
pedestrian realm while increasing public views of the Gulf and Matanzas Pass, meeting the intent

¢ FMB Comprehensive Plan, Community Design Element, Page 3-8
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of the redevelopment vision while adapting to the required State Building Code and Coastal
Construction regulations as well as Federal Floodplain regulations.

The comprehensive plan also considers requests for additional height in Policy 4-C-4;
which specifically indicates “different heights may be applied to officially designated
redevelopment areas such as ... Red Coconut/Gulf View Colony.” As described above, Policy 4-
F-2 identifies a redevelopment area for the Red Coconut/Gulf View Colony. Requests for
additional height need to demonstrate consistency with the comprehensive plan and public benefits
promoted by the site design due to the request, such as view corridors to the Gulf or Bay. Consistent
with these policies, the proposed conceptual plan includes an increase in the permitted height for
the mixed-use structure. The additional height enables the Gulf side parcel density to be transferred
to the bay side portion of the Property and cluster most of the available density in a mixed-use
structure on the bay side of Estero Boulevard. This density transfer also limits the intensity of the
redevelopment of the gulf side parcels. As a result, the conceptual plans incorporate multiple public
parks, 2 new view corridors to the Gulf, a new pedestrian beach access, and access and views to
Mantanzas Pass Preserve are maintained to promote appropriate public benefits to support the
requested height increase.

The proposed project is consistent with the Town’s comprehensive plan, provides many of
the design concepts encouraged and anticipated by Policies 3-A-5, 3-A-6, and 4-F-2, and
establishes appropriate public benefits for the requested height increase consistent with Policy 4-
C-4.

d. Village Zoning District

The Property is within a redevelopment zoning district known as the Village which
implements Policies 3-A-5, 3-A-6, and 4-F-2 of the Town’s Comprehensive Plan. The purpose of
the Village district is “to implement specific redevelopment concepts established in the Fort Myers
Beach Comprehensive Plan and for other situations where conventional or planned development
zoning districts are inappropriate.” The Village district “provide[s] alternative futures for the Red
Coconut...allowing a transformation... into a more permanent and durable housing types in a
traditional neighborhood pattern.”” “A vision for this area...is a complete neighborhood with an
internal circulation system making it possible to walk or ride bikes to school, recreation areas, and

shopping without using Estero Boulevard.”®

The LDC outlines concepts expected to be provided
across all properties in the Village district. The Property is only a portion of the Village district and
provides 7 of the 9 criteria envisioned when the Village zoning district was established in 2003 by

Ordinance 03-03.

e Detached houses or cottages (with optional accessory apartments) abutting existing
single-family homes;

7FMB LDC Section 34-691
8 FMB Comprehensive Plan, Community Design Element, Page 3-8
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e Walkable narrow streets with shade trees that double as view corridors to the Preserve and
Gulf;

e Open space that allows views to be maintained from Estero Boulevard to the Gulf;

e Mixed commercial and residential uses along the bay side of Estero Boulevard;

¢ Quiet internal street connections to the north and south;

o Significantly reduced density...to a maximum level of 15 dwelling units to the acre; and

e A site design that accommodates a publicly acquired access point to Matanzas Pass
Preserve.

The remaining 2 criteria, a traditional neighborhood development with ground floor gathering
spaces and low-rise townhomes or apartments, cannot be provided with the changes made to the
floodplain mapping and regulations from 2008 onward. Portions of the Property are included in
the Velocity Zone and Coastal A Zone and Limit of Wave Action which require significant
elevation of enclosed space and severely limit enclosures and improvements that can occur at
ground level. Rather than structural gathering spaces, the proposed site design incorporates public
parks and enhanced design features to activate the street front and promote pedestrian
interconnectivity. The Village district requires compliance with the Commercial Design
Standards which also support enclosed space and commercial display at the ground level. The
Development Agreement includes conceptual renderings of the enhanced design concepts for the
structures and a pattern book to guide the future detailed architectural elevations and floor plans
to address needed flexibility from the Commercial Design Standards to accompany future permit
applications.

As demonstrated by Exhibit B Conceptual Plans, Exhibit C Public Easement Areas, and
Renderings, and Exhibit D Pattern Book the enhanced design features and public parks/gathering
spaces incorporated into the overall concept is consistent with the “pre-approved redevelopment
option” and with the approval of the DA can submit a DO application to implement the proposed
redevelopment consistent with LDC Section 34-693.

e. Requested Development

The proposed development seeks to maintain the previous residential and commercial
uses to promote a mixed-use development with single family and multi-family residential,
restaurant, and private beach club. Before submitting the application and during the review
process, stakeholder input was gathered by the Applicant. Several one-on-one meetings were
conducted in the initial stages of the conceptual site design and led to the establishment of the
linear park through the Property. The Applicant held an interview with Beach Talk Radio to solicit
broad based input from the Town residents prior to submittal. A second interview with Beach Talk
Radio was held after the initial review of the application and coincided with an invitation only in
person meeting for property owners within 500 feet of the Property. Copies of the conceptual
renderings were provided to Beach Talk Radio and posted to their social media pages and website.
Additionally, the applicant established a website specific to the project to distribute updated
conceptual plans before and after the in-person meeting with surrounding residents. As a result
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of these open forum meetings and submitted comments, the number of access points along
Donora Boulevard was reduced, opportunities for the Lee County School District to utilize the
valet pull off locations were created, the landscaping and hardscaping elements adjacent to the
new sidewalk along Donora Boulevard were enhanced, public parking was eliminated from the
park adjacent to Matanzas Pass, and private membership opportunities were added to the Beach
Club.
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The maximum development parameters of the property will be 141 residential units and
616,156.2 square feet of commercial uses to promote a beach club, single and multi-family
residential, and a commercial restaurant.

i. Beach Club

The gulf side parcels are proposed to be redeveloped with an approximately 29,000 square
foot private beach club providing private recreational amenities to the residents and guests of the
residential units and a membership organization for members of the public meeting the specific
requirements of the club. Within the beach club, there is a private restaurant providing services
to the residents, guests and members only along with outdoor terraces and a pool. A minimum of
25% of the membership will be reserved for public access, providing an opportunity for residents
of the Town to utilize the facilities. The structure is 3 stories (including ground level parking) and
will not exceed the 40-foot height maximum above base flood as permitted by the Village District.
Height exceptions as permitted by LDC Section 34-631 may be requested at the time of final
design. To ensure pedestrian activity to and from the beach club does not impede traffic flow
along Estero Boulevard, a private pedestrian walk over is proposed to connect the Beach Club
with the multi-family residential units. Vehicular access to the beach club is provided via a single
access point from Estero Boulevard to the ground level parking under the structure. An additional
75 parking spaces will be provided across Estero Boulevard within the mixed-use building to
further support the memberships proposed for the beach club.

ii. Public Beach Access & View Corridors to the Gulf of Mexico

On either side of the beach club structure are 120-foot view corridors maintaining a
permanent view of the Gulf of Mexico from Estero Boulevard. On the west side of the beach club
structure, the view corridor coincides with a new public park that includes a 10-foot-wide access
to the sandy beach. There is a sidewalk along Estero Boulevard that will be repaired and
maintained. The Applicant has requested a deviation to increase the setback for the beach club to
promote the planting of enhanced landscaping with shade trees to improve the pedestrian
environment down Estero Boulevard. The programmatic development of the park has not been
finalized. The applicant has included language in the Development Agreement to require on-
going coordination with the Town of Fort Myers Beach to ensure the final design is consistent
with the Town’s vision. The Development Agreement also commits that the Applicant will
maintain ownership and maintenance of the park and a perpetual easement will be recorded for
public access and use. As a result, the Town will have a new public park with beach access without
requiring an investment in tax funds for the purchase, development, or maintenance of the park.

iii. Mixed Use Structure

The portion of the bay side parcels between Estero Boulevard and the east/west Donora
Boulevard extension is proposed to be redeveloped with a mixed-use structure with 137
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residential units, a 10,000 square foot commercial restaurant, 2 stories of structured parking, and
a tiered landscaping and water feature incorporated into the building podium.

The Village district permits any dwelling unit to be rented for periods of one day or longer.
While rentals are anticipated to occur within this development, the Applicant has agreed to limit
rentals to a week or longer through restrictive covenants.

The primary access to the structure is an internal street from Estero Boulevard leading to
a turn around and a valet drop off area; which routes into the Property screening the proposed
street and vehicle drop off by the proposed structure eliminating visibility from adjacent
roadways. Additionally, the turnaround and stacking area at the end of the internal street exceeds
Town standards to ensure no impacts to adjacent public roadways. The portion of the structure
fronting Estero Boulevard is proposed for terraced landscaping and water feature and a
commercial restaurant which are designed to be 3 stories (including structured parking) consistent
with the Village district for mixed used structures. Additional height in feet and stories as
permitted by LDC Section 34-631 will be requested at the time of final design to address the
height of the commercial space and required base flood elevation. Providing these features within
the height limitations of the Village district shields the structured parking provided to support the
development. The architectural elements of the commercial restaurant wrap the corner of Estero
and Donora Boulevards to ensure appropriate screening along Donora Boulevard. The Applicant
has requested a deviation to increase the setback for the mixed-use structure to promote the
planting of enhanced landscaping with shade trees to improve the pedestrian environment down
Estero and Donora Boulevards. The Applicant has also agreed to provide public art along the
Donora Boulevard building facade.

As the setback from Estero increases the structure height also increases. Behind the 3-
story facade for the commercial restaurant and terraced landscaping with water feature are the
proposed multi-family residential towers which vary in height from a maximum of 17 stories
(including 2 stories of structured parking) and 235 feet. To support the residential towers, lobbies,
fitness facilities, social spaces, and meeting rooms with outdoor amenities are proposed. The
architectural treatments and elevations for the residential towers will be provided consistent with
the proposed pattern book at the time of Development Order application.

To maintain traffic flow down Estero Boulevard, vehicular pull off points are integrated
into the design for the proposed restaurant. This feature will permit patrons to valet their vehicles
when dining at the commercial restaurant. Due to the hours of operation of the restaurant and the
volume of patrons anticipated at night, the Applicant has agreed to work with Lee County to
design the pull off points to permit school buses to utilize this area for morning pick up and
afternoon drop off. This joint use of the pull off design will support the nearby existing residential
neighborhoods and improve the safety of school age children riding the bus.

iv. Linear Park & New Sidewalk along Donora Boulevard
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Adjacent to the western property boundary and new east/west extension of Donora
Boulevard is a public 20 foot wide Linear Park to include an 8-foot-wide multi-use path.
Originating at Estero Boulevard, the linear park begins internal to a proposed public park along
Estero Boulevard and the western bay side property boundary. Paralleling the western property
boundary before turning east to parallel the new proposed east/west local street and connecting
with the existing north/south Donora Boulevard the linear park provides a landscaped multi-use
path. This design enhances interconnectivity through the Property for existing and future
residents to promote movement without a vehicle. The park's location also provides an
opportunity for expansion to the west when the rest of the properties within the Village zoning
district are redeveloped, further enhancing mobility without a vehicle.

Currently there is no public sidewalk along the western side of Donora Boulevard. The
proposed conceptual plan increases the setback of the mixed-use structure which will enable
enhanced landscaping with shade trees and a sidewalk along Donora Boulevard. These
improvements are specifically outlined in the Development Agreement and shade trees are
required to improve the pedestrian environment for existing and future residents along Donora
Boulevard. Beyond the multi-use path, other programmatic elements of the linear park have not
been finalized. The Development Agreement incorporates several commitments from the
Applicant related to the public parks:

e On-going coordination with the Town of Fort Myers Beach to ensure final park design
is consistent with the Town’s vision;

e Recording a perpetual access easement for public access and use of all parks;

e Developer maintenance of all public parks;

e Developer design and provision of site-specific wayfinding signage to all parks and
public access points;

e Informational signs related to Matanzas Pass will be developed with Town Staff and
constructed.

v. Single family Residential Units

Between the north property boundary and the proposed east/west extension of Donora
Boulevard, 4 single family residential units are proposed. These units will front the proposed
east/west extension of Donora Boulevard and are set back from the property boundaries by at
least 15 feet. Side setbacks are established at 5 feet. Accessory setbacks to the rear property
boundary are requested to be 5 feet to permit pools, patios, and screened enclosures.

vi. Bay side Public Parks

The conceptual site plan includes two public parks on the bay side portion of the Property.
Along the western property boundary and fronting Estero Boulevard, a public park is proposed.
Within this park is the origination point for the proposed linear park. The location of this park
aligns with the public park and beach access on the Gulf side park promoting a single pedestrian

Page 82 of 149



Applicant’s Report
Page | 11

crossing point that can be monitored and improved to address demand. Additionally, this location
is central to the entire Village District and the future facilities and multi-use path can be utilized
by the residents/patrons of the future redevelopment anticipated to the west within the Village
District.

A second public park is proposed at the north/south terminus of Donora Boulevard
adjacent to Matanzas Pass Preserve. This park's location maintains the previous view corridor
available down Donora Boulevard. Additionally, the existing residential lots to the east can utilize
this area as a neighborhood park.

Programmatic elements of the parks have not been finalized; however, it is anticipated
that future improvements would promote public gathering, interaction, and the activation of the
Estero Boulevard street frontage consistent with the Village district. The Development Agreement
incorporates several commitments from the Applicant related to the public parks:

¢ On-going coordination with the Town of Fort Myers Beach to ensure final park design
is consistent with the Town’s vision;

e On-going coordination with Lee County to promote a pedestrian interconnection to
Matanzas Pass Preserve;

e Recording a perpetual access easement for public access and use of all parks;

e Developer maintenance of all public parks;

e Developer design and provision of site-specific wayfinding signage to all parks and
public access points;

e Informational signs related to Matanzas Pass will be developed with Town Staft and
constructed.
f. Requested Deviations

i. Traditional Neighborhood Design

1) Request to deviate from 34-692(3)a.1 that expects traditional neighborhood design with
interconnected streets, porches, or balconies at the front of dwellings, primary entrances
visible from the street and cars directed toward the rear to allow:

A single primary entry and internal street from Estero Boulevard for the bay side parcels
(see also Deviation #2)

An internal east/west street extension from Donora Boulevard (see also Deviation #2)

Porches or balconies on all facades of the multi-family portion of the mixed-use structure
& terraced landscaping with water feature for the facade fronting Estero Boulevard for
the mixed-use structure

Outdoor seating and terraces for the beach club and public restaurant portion of the
mixed-use structure

Private pedestrian entry above ground level along Estero Boulevard for the beach club
& mixed-use structure
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A single primary entry along the side facade and drop off only along the front facade for
the beach club

Vehicular access from controlled access points to ground level parking for the mixed-use
structure and private recreation facility

Justification for Deviation #1: Traditional Neighborhood is not a defined term in the Town’s
LDC or Comprehensive Plan. The Community Design Element does offer some context with the
following language, visual renderings, and multiple site plans for the Red Coconut and Gulfview
Colony area:

“A vision for this area...is as a complete neighborhood with an internal circulation
system making it possible to walk or ride bikes to school, recreation areas and
shopping without using Estero Boulevard. ... Neighborhood design is not dominated
by garages and features porches on the front, walkable narrow streets with shade
trees that double as view corridors to the preserve and beach and quiet internal
Street connections to the north and south”

The design elements described are not expressly required but were anticipated as part of
the vision described in the Community Design Element. Unfortunately, these design elements
have not been updated throughout the years to adapt to the changing circumstances related to the
floodplain and federal construction regulations. Since the adoption of the comprehensive plan in
1999, the Town’s floodplain maps have been amended three times.” The current maps were
adopted November 17, 2022, and establish the Property is subject to a VE-14 flood zone for the
entire gulf side and a portion of the bay side. The Coastal A zone and LIMWA (Limit of Wave
Action) occurs on the bay side portion of the Property. Additionally, the 1991 Coastal Construction
Control Line occurs on the bay side portion of the Property. These conditions require all structures
to be elevated above the base flood zone of approximately 14 feet, significantly limiting the
opportunity for ground level enclosed space, and require construction to utilize breakaway walls.
Due to these design requirements, structures within these floodplain zones cannot provide the
desired porches and primary entries on the ground floor.

The proposed site plan does activate the street front without ground level commercial space
or porches and balconies and primary entries visible from the street. The proposed public parks
fronting the gulf and bay side of Estero Boulevard and adjacent to the western property boundaries
will provide public recreational opportunities as well as gathering space for existing and future
residents. Within these parks are the origination points for the linear park with an 8-foot-wide
multi-use path on the bay side parcels and the 10-foot-wide public beach access within the
proposed park on the Gulf side. The parks and pedestrian connections are centrally located to the
Village district establishing a single point to cross Estero Boulevard consistent with Policy 7-E-4.
On the eastern side of the boulevard entry along Estero Boulevard is the proposed terraced

22008, 2019, 2022
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landscaping with integrated water feature and enhanced architecture for the area below the
proposed restaurant, which shields the building podium.'® The enhanced architecture associated
with the restaurant wraps the corner of Estero and Donora Boulevards. With the requested
deviation to increase the building setback to promote enhanced streetscaping, these features will
shield the structured parking and supporting building infrastructure. Together, the parks fronting
the Gulf and bay side of Estero Boulevard with the increased setbacks, enhanced architectural
features and streetscaping, pedestrian interconnectivity will be improved along Estero Boulevard
with the gathering spaces of the public parks to establish ground level interaction and activate the
street front for a lively pedestrian environment.

The terraced landscaping with integrated water feature and enhanced architecture of the
proposed restaurant will be a maximum of 3 stories and comply with the height limitations and
exceptions!! for the bay side parcels of the Village district. The remainder of the Estero Boulevard
frontage is proposed to be a public park. On the Gulf side of Estero Boulevard, architectural
treatments consistent with the proposed pattern book and enhanced landscaping are also proposed
with two view corridors to the Gulf.

Above the building podium and setback from the commercial restaurant are the multi-
family residential towers which tier in height and are further setback from the building podium.
The units are oriented within the towers to promote balconies on all the building facades. The
design proposed for the mixed use structure, beach club, and public parks implement the intent of
the Village district and Policies 1-A-1, 1-A-2, 1-B-2, 1-B-3, 2-B-1, 4-A-1, 4-A-2 and 4-F-2 by
providing ground level gathering space through the proposed parks, an enhanced pedestrian
environment with the landscaped terraces with water feature, streetscaping, architectural
treatments at the ground level and interaction with the street front from the proposed terraces
above the required base flood elevation.

The primary vehicular entry to the mixed-use structure is proposed via Estero Boulevard
with a single access point to an internal street with stacking distances that exceed the LDC
requirements. The street begins in a north/south orientation and turns east/west to provide a
circular turnaround and drop off between the two proposed towers. This design orientation for the
internal street ensures that vehicles are directed toward the rear and are shielded from the adjacent
public roadways. An east/west through street from Donora Boulevard is proposed to provide
access to the proposed single family residential units consistent with the intent of the Village
district'? with the opportunity for a future expansion to Lovers Lane. The property owner does not
own the land between the western property boundary and Lovers Lane to provide the street

extension discussed in the Village district.

19 The elements that form the base of the structure and serve to raise the habitable space above the base flood

elevation.
I1'FMB LDC Section 34-631
12FM BLDC Section 34-693(c)(2)
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The primary vehicular entry to the beach club is also proposed via Estero Boulevard with
a single access point to the side of the beach club. Limiting the primary access and secondary
streets within the proposed development eliminates curb cuts on Estero and Donora Boulevards
and maintains traffic flow consistent with Policy 7-H-10 and guidance received from Lee County
Department of Transportation.

While the secondary streets for vehicular access to the mixed-use structure and beach club
do not interconnect to adjacent streets, the proposed design does promote pedestrian and/or bicycle
activity throughout the Property to adjacent streets via a linear park and new sidewalks. The
proposed layout of the linear park originates at Estero Boulevard, within the proposed public park
to provide a specific point on Estero Boulevard for pedestrians to cross and access the beach
consistent with Policy 7-E-4. From the proposed public park on the bay side of Estero Boulevard,
the linear park travels north along the western property boundary, turning east to parallel the
proposed new local street, and ultimately connecting to Donora Boulevard. A new sidewalk with
shade trees is proposed along Donora Blvd. This linear park with the new and repaired sidewalks
on Estero and Donora Boulevards will be open to the public and contributes to the Hidden Paths
desired by Objective 2-A and its supporting policies without requiring public expenditure for
implementation. The linear park is also located in a manner that can provide a future
interconnection to Lovers Lane. The proposed design for the linear park promotes
interconnectivity with existing public infrastructure for existing and future residents consistent
with Policies 1-A-2, 4-A-1, 7-B-3, and 7-E-4 and further activates the Estero Boulevard street
frontage as desired by the Village district.

The proposed development promotes design features that adapt to the federal design
requirements of the VE and Coastal A zone while maintaining the intent of the Village district and
comprehensive plan to the maximum extent possible. The public health, safety and welfare will
be improved through the elevation of the structure, incorporation of architectural techniques, and
public recreation that activates Estero Boulevard for all pass by traffic, a safe linear park that
connects to other residential neighborhoods and the maintenance of traffic flow along Estero
Boulevard. Other infrastructure improvements are also proposed to enhance pedestrian and
bicycle connectivity and view corridors to the Gulf and Matanzas Pass Preserve, consistent with
the vision of the Village district.

ii. Street Layout

2) Request to deviate from 34-693(c)(1) and (2) that provides options for secondary
streets in the Village zoning district and requires an extension of a through street
from Donora Boulevard to Lovers Lane that will be permanently accessible by the
public to allow:

A single primary entry and internal street from Estero Boulevard to the mixed-use structure
with turn around.
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An internal east/west local street extension from Donora Boulevard to the western property
boundary.

Justification for Deviation #2: The Village district includes a desired street layout in LDC
Figure 34-18 demonstrating the anticipated secondary street layout with the potential for 2
additional access points to Estero Boulevard within the Property and the required east/west
extension of Donora Boulevard to Lovers Lane. In addition to the existing north/south portion of
Donora Boulevard, Figure 34-18 establishes a minimum of 3 secondary streets within the
Property. However, LDC Section 34-693(c) establishes that secondary streets are to be
“generally in accordance with Figure 34-18.” (emphasis added) The existing north/south portion
of Donora Boulevard is one of the secondary streets identified in Figure 34-18, the proposed site
plan incorporates a sidewalk along the street to provide improved pedestrian circulation from the
adjacent residential neighborhoods.

Due to the pedestrian/bicycle opportunities provided by the proposed site design, vehicle
access is purposefully directed to the multi-family or single-family residences and not
interconnected. Increasing the internal street connections consistent with Figure 34-18 would
increase the number of locations a pedestrian or cyclist would have to cross a street also utilized
by vehicles. To reduce the number of conflict points and improve safety, a linear park with an 8-
foot-wide multi-use path is incorporated into the site plan separating pedestrian and bicycle traffic
through the Property from vehicles. A single internal street is proposed for the multi-family
structure from Estero Boulevard with a turn around and stacking distances that exceed the LDC
requirements to address the anticipated traffic, drop off for valet, and shield this activity from
Estero Boulevard. Policy 7-H-10 specifically identifies that there are “an excessive number of
streets and driveways having direct access to Estero Boulevard, reducing its ability to handle peak
season traffic. The town shall take advantage of any suitable opportunities to consolidate street
connections into fewer access points on Estero Boulevard.” The Property’s approximately 600+
foot frontage on Estero Boulevard is a unique opportunity to implement this policy with the
proposed redevelopment. The intent of this policy is reflected in the conceptual site plan by limiting
the number of vehicular access points from Estero Boulevard to one for the Gulf and one for the bay
side parcels consistent with Policies 1-A-1, 7-H-10 and guidance received from Lee County
Department of Transportation.

Two additional access points to the mixed-use structure are provided on the north/south
portion of Donora Boulevard, an existing local street, to provide secondary ingress/egress to the
structured parking for residents. A new local east/west street is proposed to extend Donora
Boulevard through the Property and provide access to the proposed single family residential
consistent with Policy 3-A-5 and LDC Section 34-693(c)(2). Consistent with the intent of the
Village district and Policy 3-A-6 this design maintains a future opportunity for the through street
to extend to Lovers Lane'® and promote an interconnected network for existing and future residents

13 FMB LDC Section 34-693(c)(2)
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to travel to the redeveloped Elementary School and Bay Oaks without utilizing Estero Boulevard.
The Property owner does not own the land between the western property boundary and Lovers
Lane to provide the full street extension discussed in the Village district. It is anticipated that future
redevelopment in the Village district will promote the full extension of the desired local street.

Pedestrian and/or bicycle activity throughout the property and to adjacent streets is
promoted through linear park and a new sidewalk with shade trees along Donora Boulevard. The
linear park interconnects the public park fronting on Estero Boulevard, travels north along the
western property boundary, turns east adjacent to the new internal road, and ultimately connects
to Donora Boulevard consistent with Policies 3-A-5, 3-A-6, 4-A-1, and 7-D-5. This linear park
will be open to the public and contribute to the Hidden Paths desired by Objective 2-A and its
supporting policies without requiring public expenditure for implementation. The location of the
linear park adjacent to the proposed new local street also provides the opportunity for a future
connection to Lovers Lane, further promoting interconnectivity throughout the Town.

The public health, safety and welfare will be improved through the proposed design by
eliminating curb cuts and maintaining the traffic flow on Estero Boulevard. The provided
enhancements for pedestrian and bicycle connectivity appropriately address the opportunity for
future development on properties not controlled by the applicant. The design of these
enhancements reduces the potential conflict points with vehicular traffic and provides a separate
safe linear park of pedestrian and bicycle traffic through the site with the opportunity for future
expansion to the west. Together the internal streets and linear park improve circulation for vehicles
and pedestrians as desired by the Village district.'*

iii. Building Placement

3) Request to deviate from 34-693(e), (f), (g) that establishes build-to-lines from all streets
at 0, rear setbacks at 20 feet, and a building frontage percent to 50% along Estero
Boulevard to allow:

Elimination of the build-to-lines and building frontage % for all structures;
Establish a 10-foot front setback for structures adjacent to a roadway;
Decrease the rear setback to 10 feet for the mixed-use structure;

Decrease the rear setback to 5 feet for accessory structures associated with the single-family
residential units;

Increase the street corner setback beyond 20 feet for the mixed-use structures.

Justification for Deviation #3: The Property fronts Estero and Donora Boulevards and as
described in Deviation #1, the Property is within a VE-14 and Coastal A zone requiring the

14 LDC Section 34-693(c)
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elevation of structures within this area to approximately 14 feet above base flood elevation. The
bay side parcels are also subject to the 1991 Coastal Construction Control Line which significantly
limits the square footage that can be enclosed below base flood elevation and requires breakaway
construction practices. With a required elevation of 14 feet, the requested increased setback will
enable the area between the property boundary and proposed structure to be utilized for
streetscaping and improvement or installation'> of a public sidewalk. The streetscaping with
enhanced architectural elements will screen the building podium providing parking, plumbing,
electrical and foundational elements for the mixed-use building and private beach club.

Building frontage is measured as the length of a building fagade that faces a street'®, and
in the Village district this length is measured at the build to line. The requested front setback is
greater than the build-to-line; therefore, by the definition included in the LDC, the building
frontage would be 0. Additionally, the proposed mixed use building design includes a public park
along Estero Boulevard, which significantly reduces the length of the building fagade along Estero
Boulevard and provides a significant public benefit. Similarly, the beach club provides two 120-
foot view corridors along Estero Boulevard; significantly reducing the length of building facade
provided to increase the public benefits offered.

To ensure the structural elements of the building podium are appropriately screened from
the adjacent streets, the proposed design includes a setback greater than 10 feet from a right-of-
way and 20 feet from corner of street intersections. The increased setback provides additional land
area for plantings between the structure and the repaired or new sidewalk to shade the adjacent
pedestrian environment and improve the view of pass by traffic as compared to the required
construction practices for the 14-foot base flood elevation. In addition to the increased setback, the
mixed-use structure utilizes landscaped terraces with a water feature and a public restaurant with
terrace to address the pedestrian environment along Estero Boulevard. Additional streetscaping, a
new sidewalk and public art are provided along Donora Boulevard. When combined with the
public park on the remainder of the Estero Boulevard frontage, these features provide an enhanced
pedestrian environment and gathering space as well as an activated street front, implementing the
intent of the Village district and Policies 1-A-1, 1-A-2, 1-B-3, and 4-A-1.

The rear setback for the mixed-use structure is proposed to be reduced due to the location
of the linear park and new local street providing access to the proposed single family. The building
podium will be closer to the linear park than the residential towers which are internally setback
from the edge of the building podium increasing the setback from Donora Boulevard and the new
local street to ensure the right-of-way and linear park maintain open air and light. The proposed
design is consistent with the Village district's intent and Policies 4-A-1 and 4-A-2.

The public health, safety and welfare will be improved through the proposed design by
incorporating required construction techniques to address the floodplain elevation while enhancing

15 The existing sidewalk along Estero Boulevard will be repaired and a new sidewalk will be installed along Donora
Boulevard.
16 FMB LDC Section 34-693(c)
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the ground level environment for pass by pedestrian and vehicular traffic consistent with Policies
1-A-1, 1-A-2, 1-A-3, 1-B-3, 2-B-1, 3-A-5, and 4-A-1. The request appropriately adapts the design
to implement the intent of the Village district. Additionally, the provided enhancements will
interconnect with the proposed linear park and public beach access to further improve circulation
for pedestrians as desired by the Village district!” and Policies 2-A-1, 3-A-5, and 3-A-6.

iv. Building Height

4) Request to deviate from Section 34-693(h) that limits building height to 30 feet above
base flood elevation and no taller than three stories for mixed use buildings without
enclosed space on the first story on the bay side of Estero Boulevard to allow:

A maximum building height of 17 stories'® and 235 feet for the tallest portion of the mixed-
use building on the bay side of Estero Boulevard consistent with Policy 4-C-4.

Justification for Deviation #4: The Village district was established to reduce density from the
previous 27 RV/mobile homes per acre to 15 dwelling units per acre. The average residential
density in other locations within the Town is 6 dwelling units per acre. To address the permitted
density, desire for open views, public gathering spaces and pedestrian/bicycle interconnectivity,
an integral component of the proposed design is the transfer of the permitted density from the Gulf
side properties to the bay side properties. This density transfer will keep the height of the
development on the Gulf side consistent with the permitted 3 stories in height!® of the Village
district while improving connectivity and visibility to the Gulf compared to the conditions of the
previous development. The proposed development plan also limits the intensity of the Gulf side
properties to a private recreational amenity and membership organization.

Due to the Property’s location within a VE-14 flood zone and Coastal A zone with LIMWA
(Limit of Wave Action) the usable square footage and residential units of the mixed-use building
need to be elevated above approximately 14 feet. Enclosed space on the first story is significantly
limited and construction is required to utilize breakaway walls. Additionally, the 1991 Coastal
Construction Control Line occurs on the bay side of Estero Boulevard, also limiting enclosed space
on the first story and requiring breakaway wall construction practices. These State and Federal
regulations' design requirements promote unenclosed space for the area below base flood, in
conflict with the Village district's screening requirements. To address the current design
requirements for below base flood and maintain openness of the site design for view corridors and
public gathering space, the proposed design reduces the development footprint and requests
additional height to cluster the multi-family units into 2 residential towers with multiple tiers at

17 LDC Section 34-693(c)

18 To be 15 stories of multi-family units and 2 stories of structured parking.

19 LDC Section 34-693(h)(2) establishes a height of 40 feet above base flood elevation and LDC 34-631 establishes
an additional 5 feet in height for certain architectural enhancements. The future design of the beach club will comply
with these exceptions for 45 feet in height.
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varying heights from 17 to 13 stories (including the structured parking) or a maximum height of
235 feet above base flood elevation (including the structured parking).

The comprehensive plan also considers requests for additional height in Policy 4-C-4,
which specifically indicates “different heights may be applied to officially designated
redevelopment areas such as ... Red Coconut/Gulf View Colony.” The Village zoning district
implements the redevelopment described as “Red Coconut/Gulf View Colony” in the
Comprehensive Plan. Requests for additional height need to demonstrate consistency with the
comprehensive plan and public benefits promoted by the site design due to the request, such as
view corridors to the Gulf or Bay.

Consistent with architectural practices for increased height, as the residential towers
increase in height above the podium, the setback from Estero Boulevard increases. Additionally,
the towers are setback from the building podium increasing the separation from the property
boundary and Donora Boulevard. The placement of the north/south tower closest to Donora
Boulevard aligns with the existing multi-family and the former art campus and Fort Myers Beach
Fire District Station that previously existed on the eastern side of Donora Boulevard. The adjacent
development is within the VE-14 flood zone and Coastal A zone with a LIMWA and an AE zone
with a base flood elevation of 11 to 12 feet. As a result, redevelopment of the fire station and art
campus must be elevated 11 to 14 feet. The orientation of the towers with the architectural elements
and streetscaping ensures the future building will be compatible with the adjacent single, multi-
family and community facilities along Donora Boulevard.

At the ground level, the proposed structure will be elevated and future development on
adjacent properties will also be required to elevate consistent with base flood elevation. The
building podium of the proposed structure is proposed to be shielded through architectural
elements and enhanced landscaping consistent with Policies 1-B-2, 2-B-1, 3-A-5, 4-A-1, 4-A-2.
At the intersection of Estero and Donora Boulevard, the commercial restaurant provides a dining
terrace and coastal architecture that wraps from Estero to Donora Boulevard consistent with Policy
4-A-3. This design ensures that the Donora Boulevard frontage adjacent to Estero Boulevard is
activated and provides a step back from the requested increased height. Traveling further north on
Donora Boulevard the north/south residential towers increase in height and the street level is
proposed to be enhanced through architectural treatments, an increased planting area for
streetscaping and a public art installation. Finally, a new sidewalk will be constructed to provide
pedestrian interconnections from the existing residential neighborhoods, the proposed linear park,
and Estero Boulevard. The remaining building fagade along Estero Boulevard is proposed to be
terraced landscaping with water feature to shield the structure and supporting infrastructure while
enhancing the pedestrian environment and promoting a special landscape feature along Estero
Boulevard consistent with Policies 1-A-1, 1-B-3, 4-A-1. The landscaped terraces, water feature,
and restaurant are consistent with the bay side height limitation of 3 stories and 30 feet in height*°

20 FMB LDC Section 34-693(h)
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and architectural exceptions.?! Designing the uses and structure in this manner ensures the
requested height does not crowd the Town’s roadway network promoting openness and light and
the ground level environment contributes to the pedestrian realm.

Promoting a mixed-use structure in the central portion of the Property for 137 of the
permitted 141 residential units with increased height enables a reduced building footprint to utilize
other portions of the property for improvements that benefit existing and future Town residents.
The public parks, linear park, and view corridors are provided to promote public gathering,
recreation, views and access to the Gulf and the bay. On the Gulf side, two 120-foot view corridors
will maintain a permanent view of the Gulf of Mexico. The western view corridor is a new public
park with 10-foot pedestrian access to the sandy beach. On the north side of Estero Boulevard from
the Gulf front park, a public park is proposed with the origination point for a proposed linear park.
Aligning the Gulf front and bay side parks in this manner promotes a centrally located park to the
entire Village district and a single pedestrian crossing of Estero Boulevard. A linear park parallels
the western property boundary and the new east/west extension of Donora Boulevard to enhance
interconnectivity through the Property for existing and future residents without a vehicle. An
opportunity to expand the linear park to the west is available when the remainder of the property
within the Village zoning district is redeveloped, furthering enhancing mobility without a vehicle.

The linear park terminates at the intersection of the north/south and east/west portions of
Donora Boulevard. In this general location, adjacent to Matanzas Pass Preserve is the final public
park. This park's location maintains the previous view corridor available down Donora
Boulevard. Additionally, the existing residential lots to the east can utilize this area as a
neighborhood park.

The programmatic development of the parks has not been finalized. The applicant has
included language in the Development Agreement to require on-going coordination with the
Town of Fort Myers Beach to ensure the final design is consistent with the Town’s vision. The
Development Agreement also commits that the Applicant will maintain ownership and
maintenance of the park and an easement will be recorded for public access and use. As a result
of this structure, the Town will have a new public park with beach access without requiring an
investment in tax funds for purchase, development, or maintenance of the park.

The public health, safety and welfare will be improved through the proposed design
through the shielding, ground level interactions and activated street frontage that will be provided
by the public parks, terraced landscaping with water feature and enhanced architectural elements
consistent with Policies 1-B-2, 2-B-1. 4-A-1, and 4-A-2.

v. Increased FAR & Ground Level Parking Requirements

5) Request to deviate from Section 34-693(i) that restricts Floor Area Ratio (“FAR”) to 1.2
and 34-633 includes all stories of covered parking in the measurement of FAR to allow:

2l FMB LDC Section 34-631(b)
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Elimination of covered parking and parking decks from the calculation of FAR and permit
a FAR of 1.5 (616,156.2 square feet) consistent with Policy 4-C-2.

6) Request to deviate from Section 34-693(1) that requires off-street parking under a
commercial or mixed-use building to be separated from primary streets by usable
commercial space at least 200 feet deep, meet all commercial design standards, and have
a driveway that connects to a secondary street to allow:

Parking under the beach club and mixed-use building with no commercial space on the
ground level and access from Estero Boulevard or an internal street.

Justification for Deviations # 5 and 6: The Village district establishes a maximum FAR of 1.2
for commercial uses and the Town’s comprehensive plan establishes a maximum FAR of 1.5 in
Policy 4-C-2. This same policy establishes “the land development code shall specify maximum
commercial intensities using floor-area ratios (the total area of the building divided by the area of
the site in the category allowing the commercial uses).” LDC Section 34-633(1) specifies “gross
floor area includes the total floor area of all stories of a building within the surrounding exterior
walls (whether the walls are solid or screened), plus all area below an elevated building that is six
feet or more in height, plus all stories of covered parking...”

When considered together, the Comprehensive Plan and LDC establish FAR as a measure
of commercial intensity that includes parking structures and unenclosed space on the ground floor.
At the time LDC Section 34-633 was adopted in 2003, commercial retail space could be provided
in certain locations within the Town on the ground floor level to shield parking and provide an
active street front. The vision statements for the Civic Center, which includes the Property,
acknowledge that even in 1999 “the current floodplain and coastal setback regulations severely
restrict what can be done here.”?? Since 1999, there have been multiple changes to the floodplain
mapping and building code requirements which continue to increase development restrictions. The
proposed development along the Gulf side of Estero Boulevard is within a VE-14 floodzone which
is an area subject to high velocity wave action. The remaining portion of the property, on the bay
side is within a Coastal A Zone, which is an area subject to breaking waves ranging from 1.5 to 3
feet?>. The building requirements for the flood zones and CCCL significantly limit the permitted
enclosed space to a dimension that is not feasible for commercial uses below base flood elevation.
Additionally, a portion of the property on the bay side is also within the 1991 CCCL; which the
Town’s comprehensive plan acknowledges includes structural regulations administered by the
Department of Environmental Protection?* limiting enclosed space and requiring breakaway walls
which are not feasible for commercial uses below base flood elevation®. Without the ability to
utilize the area below base flood elevation for residential or commercial space, a deviation is
requested to eliminate the area of the parking structure from the calculation of FAR and a second

22 FMB Comprehensive Plan, Community Design Element, Page 3-6
3 Ibid.

24 FMB Comprehensive Plan, Future Land Use Element, Page 4-9

25 FMB Comprehensive Plan, Future Land Use Element, Page 4-10
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deviation is requested to eliminate the requirement for commercial usable space between the
ground level parking and Estero or Donora Boulevards.

Another deviation is requested to increase the allowable FAR on the property to 1.5
(616,156.2 square feet) and accommodate the proposed uses. Policy 4-C-2 permits FAR requests
up to 1.5 within the Boulevard and Mixed Residential FLU categories. The public restaurant at
approximately 10,000 square feet and 137 multi-family units will be constructed within an
integrated structure that is classified as a mixed-use building per Policy 4-B-12. The beach club
will provide private recreational amenities and a membership organization; which is also a mixed-
use building per Policy 4-B-12 as the Town’s LDC establishes membership organizations as a
commercial use. Mixed use structures must comply with the FAR calculations consistent with past
interpretations of Town policy. The combined total area of the proposed structures exceeds the
permitted 1.2 FAR even when the parking structure is eliminated from the FAR calculation. It
should be noted that the single-family units are a residential product therefore per Policy 4-B-12
do not need to be included in the calculation of FAR for commercial intensity. The requested
deviations are consistent with the maximum FAR outlined in Policy 4-C-2 and the current coastal
regulations. The additional FAR is being utilized to support multi-family units and a membership
organization and does not represent an increase in commercial intensity or intrusion into a
residential neighborhood. Consistent with Policy 4-C-3, the Property previously had
approximately 10,000 square feet of commercial uses with setback variances and no formal
parking.

The public health, safety and welfare will be improved through the mix of uses proposed
with the building orientation and layout. The uses provided in the proposed structures are classified
as mixed use through the provision of residential and commercial uses. The request does not
promote an increase in commercial intensity or intrusion into a residential neighborhood and
reflects appropriate limited commercial uses consistent with the anticipated redevelopment in the
surrounding area.

7) Request to deviate from Section 34-693(m) that requires commercial and mixed-use
buildings visible from Estero Boulevard to abide by the commercial design standards
outlined in 34-991-34-1010 to allow:

Conceptual approval of the architectural renderings and the proposed pattern book to
permit review of designed elevations as part of the Development Order process.

Justification for Deviation #7: As part of the Development Agreement, Exhibit B is Conceptual
Plans and Renderings and Exhibit D is a pattern book to demonstrate the anticipated features of
the proposed development. These exhibits provide a conceptual site plan, renderings of the
proposed multi-family and beach club structures, perspective viewsheds and expected architectural
elements demonstrating the anticipated architectural form and features of the proposed structures.
However, detailed architectural elevations and floor plans have not been prepared to evaluate
against the commercial design standards outlined in the LDC.
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LDC Section 34-992(d)2 permits compliance with architectural standards to be established
with the submittal of a development order application. The Conceptual Plans and Renderings with
the Pattern Book are provided as exhibits to the DA to demonstrate the anticipated elements of the
future building architecture and floor plans. Providing a framework for review and approval of the
detailed architectural plans with the development order applications.

The public health, safety and welfare will be maintained through the deviation request. The
provided renderings and pattern book establish an architectural theme that reflects a coastal
contemporary style. Through the conditions provided in the Development Agreement, this same
architectural theme will need to be provided with the Development Order application. At that time
Town Staff can review the detailed architectural elevations and floor plans to ensure consistency
with Exhibit B Conceptual Plans and Renderings and Exhibit D Pattern Book.

8) Request to deviate from Section 34-631(b)(3) that permits mechanical structural
appurtenances to extend above the height limit provided they do not exceed 250 square
feet and screening is provided to allow:

No square footage limitation or screening for the portions of the residential tower above 11
stories.

Justification for Deviation #8: The mechanical equipment to support the 137 multi-family
residential units will be integrated into the mixed-use structure and located on the roof. Due to the
ranging height of the residential towers, the Applicant requests elimination of the limitations
regarding square footage and screening for the portions above 11 stories. From the ground level,
the mechanical equipment will not be visible and therefore these additional limitations are not
necessary to protect the public health, safety and welfare.

g. Public Benefits

The proposed development incorporates several public benefits to provide public
recreational opportunities and promote interconnectivity without a vehicle.

i. Public Park with Beach Access & View Corridors to the Gulf of Mexico

Two approximately 120-foot view corridors (50% of the parcel’s frontage) are proposed
south of Estero Boulevard adjacent to the west and east property boundaries maintaining
permanent views of the Gulf of Mexico. The west view corridor is provided with a new public
park that incorporates a 10-foot public access to the sandy beach. The programmatic development
of the park has not been finalized. The applicant has included language in the Development
Agreement to require on-going coordination with the Town of Fort Myers Beach to ensure the
final design is consistent with the Town’s vision. The Development Agreement also commits that
the Applicant will maintain ownership and maintenance of the park and an easement will be
recorded for public access and use. As a result of this structure, the Town will have a new public
park with beach access without requiring an investment in tax funds for purchase, development
or maintenance of the park.
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ii. Linear Park

North of Estero Boulevard, adjacent to the western property boundary and paralleling the
southern extent of the new east/west extension of Donora Boulevard, a public 20 foot wide Linear
Park is proposed consistent with Policies 3-A-5, 3-A-6, 4-A-1, 7-D-5. Originating at Estero
Boulevard, the linear park begins internal to a proposed public park along Estero Boulevard and
the western bay side property boundary. The linear park provides a landscaped 8-foot-wide multi-
use path through the Property to enhance interconnectivity for existing and future residents from
the existing nearby residential neighborhoods to Estero Boulevard without a vehicle. The location
of the park has been oriented to ensure a future expansion to the west can be provided when the
remainder of the property within the Village zoning district is redeveloped, further enhancing
mobility without a vehicle consistent with Policy 4-A-2. Additional connectivity will be provided
through the repair, maintenance, and installation of sidewalks on either side of Estero Boulevard
consistent with Policies 1-A-2, 4-A-1, 7-B-3, and 7-E-4.

Beyond the multi-use path, other programmatic elements of the linear park have not been
finalized. The Development Agreement incorporates several commitments from the Applicant
related to the public parks:

¢ On-going coordination with the Town of Fort Myers Beach to ensure final park design
is consistent with the Town’s vision;

e Recording a perpetual access easement for public access and use of all parks;

e Developer maintenance of all public parks;

e Developer design and provision of site-specific wayfinding signage to all parks and
public access points;

¢ Informational signs related to Matanzas Pass will be developed with Town Staff and
constructed.

iii. Two Bay Side Public Parks

Two public parks on the bay side properties are proposed. The first is along the western
property boundary and fronting Estero Boulevard, providing the origination point for the
proposed linear park. The location of this park aligns with the public park and beach access on
the Gulf side park promoting a single pedestrian crossing across Estero Boulevard consistent with
Policy 7-E-4. Additionally, this location is central to the entire Village District, ensuring the park
facilities and multi-use path can be utilized by the residents/patrons of the future redevelopment
anticipated to occur west within the Village District and the existing surrounding neighborhoods.

A second public park is proposed at the north/south terminus of Donora Boulevard
adjacent to Matanzas Pass Preserve. This park's location maintains the previous view corridor
available down Donora Boulevard. Additionally, the existing residential lots to the east can utilize
this area as a neighborhood park.
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Programmatic elements of the parks have not been finalized; however, it is anticipated
that future improvements would promote public gathering, interaction, and the activation of the
Estero Boulevard street frontage consistent with the Village district.

The Development Agreement incorporates several commitments from the Applicant
related to the public parks:

¢ On-going coordination with the Town of Fort Myers Beach to ensure final park design
1s consistent with the Town’s vision;

e Recording a perpetual access easement for public access and use of all parks;

¢ Developer maintenance of all public parks;

e Developer design and provision of site-specific wayfinding signage to all parks and
public access points;

e Informational signs related to Matanzas Pass will be developed with Town Staff and
constructed.

iv. Density Transfer to Bay Side Parcels

The proposed site plan transfers the residential density of the Gulf side parcels to the bay side
parcels to reduce the development footprint and promote increased public recreation
opportunities, views of the Gulf from Estero Boulevard, and maintains the view of Matanzas Pass
down Donora Boulevard.

Without the transfer of the permitted residential units from the Gulf side to bay side parcels,
the Village district only requires a 50-foot view corridor to the beach. The remainder of the
approximately 425 feet of beach frontage could be developed with a 4-story structure. The
proposed redevelopment increases the available view corridors to approximately 240 feet (50%)
of the parcel’s frontage on Estero Boulevard. Additionally, the proposed development
incorporates a beach club into the uses for the Gulf side parcels for residents and members only.
This development is much less intensive than a commercial resort or restaurant which are
permitted uses consistent with the Village district. Therefore, the carrying capacity of the Gulf
side parcels and adjacent public beach will not be exceeded or strained by the proposed
development due to the limited uses proposed as a beach club and the transfer of the residential
density.

V. Pedestrian Overpass, Limited Vehicular Driveways & Bus Pull-Off

To maintain efficient traffic flow along Estero Boulevard, the proposed development
includes only one vehicular access point to the Gulf and bay side parcels, a private pedestrian
overpass for residents and guests, and a joint pull-off point for buses and restaurant patrons. The
proposed vehicular access points will limit the necessary curb cuts for the proposed development
to one for each side of Estero Boulevard consistent with Policies 1-A-1, 1-A-2, and 7-H-10. The
pedestrian overpass will interconnect the multi-family residential portion of the structure and
beach club appropriately lifting the pedestrian activity associated with the development off Estero
Boulevard improving traffic flow and safety for pedestrians consistent with Policies 4-A-1, 4-A-
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2, 7-E-4. Sidewalks currently exist along the bay side frontage of Estero Boulevard which will
be repaired if needed and maintained through the proposed site plan. A new sidewalk is included
in the site plan for Estero Boulevard frontage along the beach side properties and along Donora
Boulevard consistent with Policies 4-A-1,7-B-3, 7-E-4. Vehicular pull-off points are integrated
into the design along Estero Boulevard for the proposed restaurant to ensure vehicular stacking
does not occur within the public right-of-way consistent with Policies 1-A-2 and 7-E-2. The
Applicant also agreed to coordinate with the Lee County School District to ensure the pull-off
points' design is adequate to accommodate a school bus and provide a safe location for pick-up
and drop-off of school children.

VI. Public Memberships Available to Beach Club

At the public's request during the informational meetings and one-on-one interviews, the
Applicant has agreed to offer long-term memberships to members of the public. Unlike other
resort properties these memberships will not be day passes but rather seasonal and/or annual
memberships to the Beach Club to utilize the offered amenities. The Development Agreement
commits a minimum of 25% of all memberships offered will be available to the public. To
accommodate these public memberships an additional 75 parking spaces will be provided
between the ground level car park of the beach club and the mixed-use structure on the bayside
Property.

III. CONCLUSIONS

The proposed redevelopment of the Property considers the floodplain and coastal setback
regulations while adapting and implementing the vision statements of the Town’s Comprehensive
Plan. Utilizing the redevelopment option of the Village district significantly reduces the density
available from a build back of the former 27 RV units per acre to 15 dwelling units per acre. The
permitted density and most of the commercial intensity is transferred from the Gulf side
properties to the bayside properties with a request to increase the building height that enables a
reduction of the proposed building footprint to accommodate public parks, a linear park, a view
corridor and future access to Matanzas Pass Preserve, and additional view corridors to the Gulf.
Together, the proposed public benefits promote large open spaces for public gathering, pedestrian
and bicycle interconnections and retain psychological connections and views to the Bay and Gulf
consistent with the comprehensive plan.

The architectural enhancements and tiered height of the proposed structures ensure the
development appropriately frames the adjacent streets, is oriented toward pedestrians, and shields
the structured parking provided consistent with the vision outlined in the comprehensive plan for
the Town as well as the redevelopment district. Increased setbacks are requested to permit the
maintenance of existing sidewalks, the installation of new sidewalks and appropriate area for
streetscaping to provide shade for pedestrians and enhance the landscaping associated with the
proposed development. A commitment to public art display on Donora Boulevard and shared use
of vehicular pull off for the Lee County School District further enhances the pedestrian
environment and opportunities for movement without a vehicle on the existing streets.
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The requested uses are located in a manner that is consistent with the underlying, split
FLU for the Property. The design of the proposed structures and the placement on the property is
compatible with the adjacent existing and future development. The requested design flexibility
through the site plan with deviations provides ample public benefits to the existing and future
residents of the Town as anticipated by the comprehensive plan, LDC, and DA process.
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The Town of Fort Myers Beach (“Town”) is a unique coastal community located in Lee
County, Florida. As a barrier island, there have been many changes over the years including the
establishment of the Matanzas Pass Bridge, development and redevelopment of small businesses,
residential construction from small beach cottages to high rise multi-family and revisions to the
Florida Building Code and Federal Flood Zone Maps. The Town formally incorporated on
December 31, 1995.!! On September 28, 2022, Hurricane lan, one of the most powerful storms in
US history, made landfall near Cayo Casta bringing severe flooding and damage to the Town of Fort
Myers Beach. Over a year and 9 months later, much of the Town continues to recover and rebuild.

The recovery and rebuilding of multi-family and commercial properties within the Town
includes design features that reflect past development while incorporating new structures consistent
with current building code, floodplain, and coastal setback regulations. The proposed redevelopment
of the former Red Coconut RV Park is no exception. Purchased by Seagate Fort Myers Beach, LLC
in September of 2023, Parcels 29-46-24-W1-00145.1000, 30-46-24-W2- 00001.0000, 29-46-24-
W1-00145.5000, and 29-46-24-W1-0120A.0010 continue to be under unified ownership and are
proposed for redevelopment as a multi-family community.
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Figure 1. Aerlal of Subject Pr(-)perty

! Fort Myers Beac (“FMB”) Comprehensive Plan, Community Design Element, Page 3-1
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At 10.72 acres from the Matanzas Pass Preserve to the Gulf of Mexico, the Property is within the
Civic Center planning area, Boulevard and Mixed Residential future land use (“FLU”) categories,
the Village zoning district (“Village district”), and has a pre-approved redevelopment option.?? The
proposed redevelopment of the Property seeks to collate all these visions into a cohesive
development plan that also adapts to changing floodplain regulations and provides the following

public benefits to the existing and future residents of the Town.

Transfers the residential density and majority of commercial intensity to bay side parcels;

2 view corridors to the Gulf of Mexico from Estero Boulevard;

1 view corridor to Matanzas Pass Preserve;

Enhancements to existing private beach access;

Incorporating new public beach access with a gulf side public park;

A new public park adjacent to Matanzas Pass Preserve;

A new public park adjacent to the bay side of Estero Boulevard;

A new public linear park interconnecting Estero and Donora Boulevards through the

Property;

9. Establishing the first portion of an east/west local street from Donora Boulevard to Lovers
Lane;

10. Enhancing the street frontage of Estero Boulevard;

11. Co-locate mass transit improvements with vehicular pull offs on Estero Boulevard;

12. Incorporate a public art installation along Donora Boulevard;

NN R =

The primary element of the proposed redevelopment is the transfer of density and a majority of
the commercial intensity from the beach side parcels and clustering this density and intensity into a
mixed-use structure centrally located on the bay side parcels. The redevelopment maintains the
previous residential and commercial uses of the Property to promote a mixed-use development with
single-family and multi-family residential, a commercial restaurant and private beach club. Utilizing
a request for additional height to reduce the development footprint, the design also establishes 3
public parks, and a linear park, through the Property. Two of the three public parks and the linear
park are located on the bay side parcels providing interconnectivity with existing adjacent
neighborhoods. On the beach side, adjacent to the private beach club facility, a new public beach
access is provided with a beach front park promoting an enhanced view corridor to the Gulf. The
proposed design also includes single family residences adjacent to the Matanzas Pass Preserve
enabling the transition of density and height from the adjacent existing preserve and maintaining the
housing type of the adjacent residential area to the east.

The redevelopment of the Property will be accomplished through the requested Development
Agreement and Site Plan with Deviations (“DA”) process. A conceptual package is provided
including a site plan, public benefits, renderings, and a pattern book to demonstrate the requested
development and guide the review of future detailed permit applications. Deviations are requested to
provide flexibility related to the site design to promote the clustering of density and intensity,
provision of public parks, recreation and beach access, and view corridors to the Gulf of Mexico

2 FMB Land Development Code (LDC) Section 64-693
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while ensuring compliance, to the maximum extent possible, with the Town’s Land Development
Code (“LDC”). The current application does not request any flexibility from the existing
permitted residential density or permitted uses. A formal Development Order (“DO”) application
will be submitted consistent with the LDC after the DA process is complete. Additional permits are

required for stormwater management, utilities, and vehicular access.

I.  Property Background

Prior to Hurricane lan, the Property was developed as an RV and mobile home park with
supporting recreational amenities and owned/operated by the Myers Family since 1984. The Red
Coconut RV Park accepted its first visitors in 1925.> Approximately 12 years after the first beach
hotel was constructed and a year before the swing bridge connected Fort Myers Beach to mainland
Lee County.* Due to the development pre-dating the incorporation of the Town by over 73 years, the
Property is located within a redevelopment area identified by the Comprehensive Plan® and LDC.°
The intent of the redevelopment area is for the Town to “take positive steps to redevelop areas that
are reaching obsolescence or beginning to show blight ... by providing an opportunity for
landowners to replace vulnerable mobile homes and recreational vehicles with permanent structures
in the ...Red Coconut area.”” Implementing this intent, Policies 3-A-5, 3-A-6 and 4-F- 2 identify
that the redevelopment of the Red Coconut is encouraged to incorporate specific design concepts into
a pre-approved redevelopment option. (emphasis added) The Village district implements these
policies by “...provid[ing] alternative futures for the Red Coconut...either a continuation of the
current land uses or their transformation into a traditional neighborhood pattern.”® A DO can be
obtained to redevelop property within the Village district consistent with the design criteria outlined in
LDC Section 34-693 establishing allowable uses, street layout, view corridors, setbacks, etc. The
Development Agreement process permits deviations to be requested from the design criteria as
outlined in the LDC.

The proposed redevelopment maintains the previous primary residential use of the property that
occurred with the former RV park and incorporates the previous standalone commercial square
footage into the proposed mixed-use structure fronting the bay side of Estero Boulevard. The private
beach club provides private recreational amenities to the residents and guests of the residential units
and will be a membership organization for those choosing to purchase seasonal or annual access. A
commitment has been made to retain 25% of the memberships for the public to utilize. These uses
are consistent with land use types outlined in Policy 4-B-12 and commercial intensity described in
Policy 4-C-2.

3 Red Coconut | RV Park. https://www.redcoconut.com. Accessed April 28, 2024
4 FMB Comprehensive Plan, Commercial Design Element, Page 3-3

5 FMB Comprehensive Plan, Policy 4-F-2

® FMB LDC Section 34-691 et.al.

7 FMB Comprehensive Plan, Objective 4-F

¥ FMB LDC Sec 34-691
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This DA application request seeks to maintain the permitted density and uses outlined by the
comprehensive plan and Village district while seeking relief from various design standards to
comply with current building codes and floodplain and coastal building setback regulations prior to

the submittal of the DO application for the redevelopment of the Property.
II.  Future Land Use

The community vision conducted in 1997 and included in the comprehensive plan in 1999
establishes 7 planning areas within the Town in addition to the FLU categories. These planning
areas still exist 27 years later to guide the character of development; however, they have not been
updated for consistency with changes in State building codes, coastal building regulations and Federal
floodplain requirements. The property is within the Civic Center planning area, which extends
approximately from Pearl Street to Donora Boulevard on both sides of Estero Boulevard.’ Prior to
Hurricane Ian this area included a mix of commercial, residential and public services; however the
floodplain and coastal setback regulations significantly restricts development and
redevelopment.! %’ The vision statements for the Civic Center establish this area as the “Heart of the
Island,” with a system of interconnected pedestrian and bicycle paths, and acknowledge
redevelopment of the Property is anticipated.'!!!

The 10.72-acre Property is within 3 FLU designations, Boulevard and Mixed Residential with a
small area of Recreation. Consistent with Policy 4-B-8, the portion of the property within the
Recreation FLU is not proposed for development and is not included in the calculation of density or
intensity. Leaving this 1.296-acre portion of the Property in its natural state is consistent with the
vision of the beach a described in the Comprehensive Plan.!> A legal description and survey is
incorporated into the Development Agreement as Exhibit A identifying the 9.43 acres to be
redeveloped and within the Boulevard and Mixed Residential FLU designations.

Policy 4-B-5 outlines the Boulevard FLU category as a, “... mixed-use district along portions of
Estero Boulevard, including less intense commercial areas, historic cottages, and mixed housing
types.” The proposed site plan locates the public restaurant and private beach club within this FLU
consistent with Policy 4-B-5. The Policy also requires commercial activities to contribute to the
public realm and design concepts of the Plan and Land Development Code. Policy 4-B-4 outlines
the Mixed Residential FLU category as “old subdivisions with mixed housing types on smaller lots,
newer high-rise buildings, and mobile home and RV parks.” (emphasis added) Commercial
activities are limited to lower impact uses but still must contribute to the public realm and design
concepts of the Plan and Land Development Code.” The multi-family and single-family units are
located within the central and rear portion of the Property consistent with the Mixed Residential
FLU described in Policy 4-B-4. The proposed uses and location are consistent with the underlying
FLU categories for the Property.

® FMB Comprehensive Plan, Community Design Element, Page 3-6

10 1bid.

' FMB Comprehensive Plan, Community Design Element, Page 3-7 & 3-8

12 FMB Comprehensive Plan, Envisioning Tomorrow’s Fort Myers Beach, Page 2-1
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a. Redevelopment Policies

The comprehensive plan considers the “appropriate future uses in the event of a change in
ownership or plans or a natural disaster” for the Property.'® Specifically, Policies 3-A- 5, 3-A-6, and
4-F-2 outline the anticipated redevelopment for the Gulfview Colony/Red Coconut. Future Land Use
Policy 4-F-2 identifies the design characteristics anticipated to be included in the “pre-approved
redevelopment option” for the Gulfview Colony/Red Coconut. (emphasis added) FLU Policy 4-F-
2.iii identifies the design “concepts [that] are encouraged to be included in the pre-approved
redevelopment options. Many of these design concepts are reiterated in LDC Section 34-692(3) as
design “concepts [that] are expected in the redevelopment process.” (emphasis added) The DA
process permits deviations to be requested from the design criteria outlined in Section 34-692(3). In
addition, Policy 3-A-5 describes a desire for neighborhoods “which are pedestrian and bicycle
friendly with an internal circulation system that makes it possible to walk or bicycle to schools and
services without always using Estero Boulevard; which retains the psychological connection an
views to both the Bay and the Beach; and which offer a variety of housing types and opportunity for
mixed uses.” The proposed redevelopment provides these design characteristics except where
changes to the State building code, coastal construction regulations or Federal floodplain
requirements prohibit compliance as outlined in the remainder of this narrative.

The 9.43 acres subject to the DA is only a portion of the redevelopment area described by the
comprehensive plan, additional vacant acreage occurs immediately to the west and north of Estero
Boulevard. As only a portion of the redevelopment area, the proposed plan provides 7 of the 9 design
characteristics outlined in Policy 4-F-2. The remaining design characteristics have not been provided
due to changes to the State building code, coastal construction regulations or Federal floodplain
requirements, the transfer of density from the parcels south of Estero Boulevard to the parcels to the
north, and the reduction of intensity on the parcels south of Estero Boulevard. The proposed design
does provide opportunities for circulation without a vehicle and enhances the pedestrian realm while
increasing public views of the Gulf and Matanzas Pass, meeting the intent of the redevelopment vision
while adapting to the required State Building Code and Coastal Construction regulations as well as
Federal Floodplain regulations.

The comprehensive plan also gives consideration to requests for additional height in Policy 4-
C-4; which specifically indicates “different heights may be applied to officially designated
redevelopment areas such as ... Red Coconut/Gulf View Colony.” As described above, Policy 4-F-2
identifies a redevelopment area for the Red Coconut/Gulf View Colony. Requests for additional
height need to demonstrate consistency with the comprehensive plan and public benefits promoted by
the site design due to the request, such as view corridors to the Gulf of Bay. Consistent with these
policies, the proposed conceptual plan includes an increase in the permitted height for the mixed-use
structure on the bay side of Estero Boulevard. The additional height enables the density of the Gulf
side parcel to be shifted to the bay side portion of the Property and cluster a majority of the available
density in a mixed-use structure. This density transfer also limits the intensity of the redevelopment on

13 FMB Comprehensive Plan, Community Design Element, Page 3-8
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the gulf side parcels. As a result, the conceptual plan seeks multiple public parks, two new view
corridors to the Gulf, a new pedestrian beach access, and access and views to Matanzas Pass Preserve

to promote appropriate public benefits to support the requested increase in height.
b. Commercial Expansion

The Boulevard and Mixed Residential FLU categories both reference that commercial activities
need to contribute to the public realm. The Town’s comprehensive plan seeks to ensure that
commercial activities do not intrude into residential communities'* to reduce community spaces
available to residents.!”> The most difficult conflicts associated with potential commercial
development are identified in the comprehensive plan as occurring along Estero Boulevard from the
Key Estero Shops to Donora Boulevard.!® As a result, several design-oriented policies are
established supporting Objective 4-A. All of which seek to promote the enjoyment of Fort Myers
Beach from outside a car through the creation of a pedestrian-oriented public realm, easy walking
access to the Beach, and limit intrusive commercial activities through new development.

The proposed redevelopment is consistent with the visioning policies incorporated into the
Comprehensive Plan. As generally described above and in detail within the remainder of this
narrative, the public benefits and necessary design elements have been provided to the extent
possible within the Property. The request is only a portion of the identified redevelopment area,
approximately 4.5 acres west of the Property are also within the Village district and included in the
vision outlined by the comprehensive plan. The commercial restaurant is a use that previously
existed on the Property and the private memberships will be sold for a longer time period than the
previous nightly turnover of the RV park. Therefore, the request does not represent a commercial
intensification of the Property. Furthermore, the proposed design shifts the permitted density and
intensity off the Gulf side parcels, provides an opportunity for circulation without a vehicle, and
enhances the pedestrian realm while increasing public views of the Gulf and Matanzas Pass,
meeting the intent of the redevelopment vision while adapting to the required State Building Code
and Coastal Construction regulations as well as Federal Floodplain regulations.

III. Village Zoning District

The Property’s Village zoning designation implements Policies 3-A-5 and 3-A-6 of the Town’s
Comprehensive Plan “to implement specific redevelopment concepts established in the Fort Myers
Beach Comprehensive Plan and for other situations where conventional or planned development
zoning districts are inappropriate”.!” Specifically the Village district “provide[s] alternative futures
for the Red Coconut...allowing a transformation... into a more permanent and durable housing

types in a traditional neighborhood pattern”.'®

!4 FMB Comprehensive Plan, Future Land Use Element 4-28
IS FMB Comprehensive Plan, Future Land Use Element 4-26
16 77,

Ibid
7 FMB LDC Section 34-661
'8 FMB LDC Section 34-691
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The overall vision for the area “is a complete neighborhood with an internal circulation system
making it possible to walk or ride bikes to school, recreation areas, and shopping without using
Estero Boulevard.”!® The LDC outlines the following concepts that are expected to be provided
across all the properties within the Village district. (emphasis added) The proposed development
incorporates 7 of the 9 design criteria and remaining two which cannot be provided due to changes
made to the floodplain mapping and regulations from 2008 onward which require significant
elevation of enclosed space and severely limit enclosures and improvements that can occur at
ground level. As a result, the proposed site design incorporates public parks and enhanced design
features to activate the street front and promote pedestrian interconnectivity. The Village district
requires compliance with the Commercial Design Standards which also support enclosed space and
commercial display at the ground level. The Development Agreement includes conceptual
renderings of the enhanced design concepts for the structures and a pattern book to guide the future
detailed architectural elevations and floor plans to address needed flexibility from the Commercial

Design Standards to accompany future permit applications.

The intent of the design features has been incorporated into the overall concept as demonstrated
by the conceptual site plan, renderings and pattern book ensuring the proposed development is
consistent with the “pre-approved redevelopment option” and can submit a DO application to
implement the proposed redevelopment. The requested DA seeks needed flexibility to address
design and construction requirements associated with the Property’s floodplain elevation and
provide enhanced public benefits to existing and future residents.

IV. Requested Development

The proposed development seeks to maintain the previous residential and commercial uses to
promote a mixed-use development with single family and multi-family residential, restaurant, and
private beach club. Before submitting the application and during the review process, the Applicant
gathered stakeholder input. Several one-on-one meetings were conducted in the initial stages of the
conceptual site design and led to the establishment of the linear park through the Property. The
Applicant held an interview with Beach Talk Radio to solicit broad based input from the Town
residents prior to submittal. A second interview with Beach Talk Radio was held after the initial review
of the application and coincided with an invitation only in person meeting for property owners within
500 feet of the Property. Copies of the conceptual renderings were provided to Beach Talk Radio and
posted to their social media pages and website. Additionally, the applicant established a website
specific to the project to distribute updated conceptual plans before and after the in-person meeting
with surrounding residents. As a result of these open forum meetings and submitted comments, the
number of access points along Donora Boulevard was reduced, opportunities for the Lee County
School District to utilize the valet pull off locations were created, the landscaping and hardscaping
elements adjacent to the new sidewalk along Donora Boulevard were enhanced, public parking was
eliminated from the park adjacent to Matanzas Pass, and private membership opportunities were added
to the beach club.

1 FMB Comprehensive Plan, Community Design Element, Page 3-8
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The maximum development parameters of the property will be 141 residential units and 616,156.2
square feet of commercial uses to promote a beach club, single and multi-family residential, and a

commercial restaurant.
a. Beach Club

The gulf side parcels are proposed to be redeveloped with an approximately 29,000 square foot
private beach club providing private recreational amenities to the residents and guests of the residential
units and a membership organization for members of the public meeting the specific requirements of
the club. A commitment has been made to reserve 25% of the memberships for the public, providing
the opportunity for the residents of Fort Myers Beach to have access to these facilities. Within the
beach club, is a private restaurant providing services to the residents, guests and members only along
with outdoor terraces and a pool. The structure is 3 stories (including ground level parking) and will
not exceed the 40-foot height maximum above base flood as permitted by the Village District. Height
exceptions as permitted by LDC Section 34-631 may be requested at the time of final design. To ensure
pedestrian activity to and from the private beach club does not impede traffic flow along Estero
Boulevard, a private pedestrian walk over is proposed to connect the beach club with the multi-family
residential units. Vehicular access to the private beach club is provided via a single access point from
Estero Boulevard to the ground level parking under the structure. An additional 75 parking spaces will
be provided across Estero Boulevard within the mixed-use building to further support the memberships
proposed for the private beach club.

b. Public Beach Access & View Corridors to the Gulf of Mexico

On either side of the beach club structure are 120-foot view corridors maintaining a permanent
view of the Gulf of Mexico from Estero Boulevard. On the west side of the beach club structure, the
view corridor coincides with a new public park that includes a 10-foot-wide pedestrian access to the
sandy beach. There is a sidewalk along Estero Boulevard that will be repaired and maintained. The
Applicant has requested a deviation to increase the setback for the beach club to promote the planting
of enhanced landscaping with shade trees to improve the pedestrian environment down Estero
Boulevard. The programmatic development of the park has not been finalized. The applicant has
included language in the DA to require on-going coordination with the Town to ensure the final design
is consistent with the Town’s vision. The DA also commits that the Applicant will maintain ownership
and maintenance of the park and a perpetual easement will be recorded for public access and use. As a
result, the Town will have a new public park with beach access without requiring an investment in tax
funds for the purchase, development or maintenance of the park.

c. Mixed Use Structure

The portion of the bay side parcels between Estero Boulevard and the east/west Donora
Boulevard extension is proposed to be redeveloped with a mixed-use structure with 137 residential
units, a 10,000 square foot commercial restaurant, 2 stories of structured parking, and a tiered
landscaping and water feature incorporated into the building podium.
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The Village district permits any dwelling unit to be rented for periods of one day or longer.
While rentals are anticipated to occur within this development, the Applicant has agreed to limit rentals

to a week or longer through restrictive covenants.

The primary access to the structure is an internal street from Estero Boulevard leading to a turn
around and valet drop off, which routes into the Property enabling the structure to screen the proposed
street and vehicle drop off from adjacent public roadways. Additionally, the turnaround and stacking
area at the end of the internal street exceeds Town standards to ensure no impacts to adjacent public
roadways. The portion of the structure fronting Estero Boulevard is proposed for terraced landscaping
and water feature and a commercial restaurant which are designed to be 3 stories (including structured
parking) consistent with the Village district for mixed used structures. Additional height in feet and
stories as permitted by LDC Section 34-631 will be requested at the time of final design to address the
height of the commercial space and required base flood elevation. Providing these features within the
height limitations of the Village district shields the structured parking provided to support the
development from the public rights-of-way. The architectural elements of the commercial restaurant
wrap the corner of Estero and Donora Boulevards to ensure appropriate screening along Donora
Boulevard. The Applicant has requested a deviation to increase the setback for the mixed-use structure
to promote the planting of enhanced landscaping with shade trees to improve the pedestrian
environment down Estero and Donora Boulevards. The Applicant has also agreed to provide public art
along the Donora Boulevard building facade to further enhance the pedestrian environment.

As the setback from Estero Boulevard increases the structure height also increases. Behind the
3-story fagade for the commercial restaurant and terraced landscaping with water feature are the
proposed multi-family residential towers which incorporate a height variation with the maximum tower
being 17 stories (including 2 stories of structured parking) and 235 feet. To support the residential
towers, lobbies, fitness facilities, social spaces, and meeting rooms with outdoor amenities are
proposed. The architectural treatments and elevations for the residential towers will be provided
consistent with the proposed pattern book at the time of DO application.

To maintain traffic flow down Estero Boulevard, vehicular pull off points are integrated into the
design for the proposed restaurant. This feature will permit patrons to valet their vehicles when dining
at the commercial restaurant. Due to the hours of operation of the restaurant and the volume of patrons
anticipated at night, the Applicant has agreed to work with Lee County to design the pull off points to
permit school buses to utilize this area for morning pick up and afternoon drop off. This joint use of the
pull off design will support the nearby existing residential neighborhoods and improve the safety of
school age children riding the bus.

d. Linear Park & New Sidewalk along Donora Boulevard

Adjacent to the western property boundary and new east/west extension of Donora Boulevard is
a public 20 foot wide Linear Park which includes an 8-foot-wide multi-use path. Originating at Estero
Boulevard, the linear park begins internal to a proposed public park along Estero Boulevard and the
western bay side property boundary. Paralleling the western property boundary before turning east to
parallel the new proposed east/west local street and connecting with the existing north/south Donora
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Boulevard the linear park provides a landscaped multi-use path. This design enhances interconnectivity
through the Property for existing and future residents to promote movement without a vehicle. The
park's location also provides an opportunity for expansion to the west when the rest of the properties

within the Village zoning district are redeveloped, further enhancing mobility without a vehicle.

Currently there is no public sidewalk along the western side of Donora Boulevard. The
proposed conceptual plan increases the setback of the mixed-use structure which will enable enhanced
landscaping with shade trees, a sidewalk and the installation of a public art piece along Donora
Boulevard. These improvements are specifically outlined in the Development Agreement and required
to improve the pedestrian environment for existing and future residents along Donora Boulevard.
Beyond the multi-use path, other programmatic elements of the linear park have not been finalized. The
Development Agreement incorporates several commitments from the Applicant related to the public
parks:

e On-going coordination with the Town of Fort Myers Beach to ensure final park design is
consistent with the Town’s vision;

e Recording a perpetual access easement for public access and use of all parks;

e Developer maintenance of all public parks;

e Developer design and provision of site specific wayfinding signage to all parks and public
access points;

e Informational signs related to Matanzas Pass will be developed with Town Staff and
constructed.

e. Single family Residential Units

Between the north property boundary and the proposed east/west extension of Donora
Boulevard, 4 single family residential units are proposed. These units will front the proposed east/west
extension of Donora Boulevard and are set back from the property boundaries by at least 15 feet. Side
setbacks are established at 5 feet. Accessory setbacks to the rear property boundary are requested to be
5 feet to permit pools, patios and screened enclosures.

f- Bay Side Public Parks

The conceptual site plan includes two public parks on the bay side portion of the Property.
Along the western property boundary and fronting Estero Boulevard, a public park is proposed. Within
this park is the origination point for the proposed linear park. The location of this park aligns with the
public park and beach access on the Gulf side park promoting a single pedestrian crossing point that
can be monitored and improved to address demand. Additionally, this location is central to the entire
Village District and the future facilities and multi-use path can be utilized by the residents/patrons of
the future redevelopment anticipated to the west within the Village District.

A second public park is proposed at the north/south terminus of Donora Boulevard adjacent to
Matanzas Pass Preserve. This park's location maintains the previous view corridor available down
Donora Boulevard. Additionally, the existing residential lots to the east can utilize this area as a
neighborhood park.
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Programmatic elements of the parks have not been finalized; however, it is anticipated that
future improvements would promote public gathering, interaction and the activation of the Estero
Boulevard frontage consistent with the Village district. The Development Agreement incorporates
several commitments from the Applicant related to the public parks:

On-going coordination with the Town of Fort Myers Beach to ensure final park design is
consistent with the Town’s vision;
On-going coordination with Lee County to promote a pedestrian interconnection to

Matanzas Pass Preserve;
e Recording a perpetual access easement for public access and use of all parks;
¢ Developer maintenance of all public parks;
e Developer design and provision of site-specific wayfinding signage to all parks and public
access points;
e Informational signs related to Matanzas Pass will be developed with Town Staff and

constructed.

V. Consistency with Village Zoning District

13

The Village zoning district seeks to promote “... a complete neighborhood with an internal
circulation system making it possible to walk or ride bikes to school, recreation areas, and shopping
without using Estero Boulevard.”?’ The LDC outlines the following concepts that are expected to be
provided across all the properties within the Village district. However, the proposed redevelopment
is only a portion of the property within the district, due to changing conditions with the zoning
district and required design related to floodplain management the proposed redevelopment provides
7 of the 9 criteria envisions when the Village zoning district was established in 203 by Ordinance
03-03.

o Detached houses or cottages (with optional accessory apartments) abutting existing single
family homes;

o Walkable narrow streets with shade trees that double as view corridors to the Preserve and
Gulf;

e Open space that allows views to be maintained from Estero Boulevard to the Gulf;

e Mixed commercial and residential uses along the bay side of Estero Boulevard;

e Quiet internal street connections to the north and south;

o Significantly reduced density...to a maximum level of 15 dwelling units to the acre; and

e A site design that accommodates a publicly acquired access point to Matanzas Pass Preserve.

Deviations are permitted from the zoning regulations of the property through the Development
Agreement and are requested for the remaining 2 design criteria. A traditional neighborhood
development with ground floor gathering spaces and low-rise townhomes or apartments, cannot be
provided with the changes made to the floodplain mapping and regulations from 2008 onward.
Portions of the Property are included in the Velocity Zone and Coastal A Zone and Limit of Wave
Action which require significant elevation of enclosed space and severely limit enclosures and

20 FMB Comprehensive Plan, Community Design Element, Page 3-8
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improvements that can occur at ground level. Rather than structural gathering spaces, the proposed
site design incorporates public parks and enhanced design features to activate the street front and
promote pedestrian interconnectivity. The Village district requires compliance with the Commercial
Design Standards which also support enclosed space and commercial display at the ground level.
The exhibits to the Development Agreement include conceptual renderings of the enhanced design
concepts for the structures and a pattern book to guide the future detailed architectural elevations
and floor plans to address needed flexibility from the commercial design standards to accompany

future permit applications.

The intent of the design features has been incorporated into the overall concept as demonstrated
by the conceptual site plan, renderings and pattern book ensuring the proposed development is
consistent with the “pre-approved redevelopment option” and can submit a DO application to
implement the proposed redevelopment. The requested DA seeks needed flexibilities to address
design and construction requirements associated with the Property’s floodplain elevation and
provide enhanced public benefits to existing and future residents.

a. Traditional Neighborhood Design

As established in 2003, the desired Traditional Neighborhood Design of the Village district
should incorporate interconnected streets, dwellings with front porches and balconies, primary
entrances on the street frontage and rear vehicular access. To the maximum extent possible, the
proposed design provides these features while adapting to the existing floodplain elevation, location
of the coastal construction control line, and current building code.

The Property is located within a VE and Coastal A floodzone, which requires residential
structures to be elevated, significantly limits enclosed space on the first story, and requires
breakaway wall construction practices. Additionally, the 1991 Coastal Construction Control Line
occurs on the bay side of Estero Boulevard, also limiting enclosed space on the first story and
requiring breakaway wall construction practices. Due to these required design practices, the
proposed mixed-use building utilizes the ground floor and first floor for structured parking and to
establish the podium for the multi-family and commercial uses. Similarly, the private beach club
utilizes the ground-floor for parking and raises the usable space above the base flood elevation.
Architectural enhancements consistent with building code and floodplain requirements are proposed
to appropriately screen the parking from adjacent streets and properties. Fronting Estero Boulevard,
the podium of the mixed-use building will be shielded by landscaped terraces with a water feature
and a public restaurant with terrace. These features comply with the height limitations and
exceptions?! for the bay side parcels.

21 FEMB LDC Section 34-631
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Figure 2. View South down Estero Boulevard

The proposed structure is also setback further from Estero Boulevard than the required 0 to
10 foot build to line to provide adequate spacing for a public sidewalk and streetscaping to include
shade trees along Estero Boulevard consistent with Policies 1-A-1, 3-A-6, 4-A-1, 4-A-2 and 4-F-2.
Together these features and design elements will shield the building podium and promote outdoor
gathering and interaction with Estero Boulevard consistent with Policies 4-A-1, 4-A-2 and 4-F-2.
When combined with the public park along the remaining frontage of Estero Boulevard, the overall
site design ensures the street front is activated with pedestrian activity and interaction between the
proposed uses and public right-of-way promoting an inviting and active neighborhood that supports
public gathering, pedestrian interconnectivity, and synergy between the private development and
public benefits as desired by Policies 3-A-5, 3-A-6, 4-A-1, 4-A-2, and 4-F-2, and the Village
district.

b. Housing abutting existing single-family homes

Platted lots for single family homes from the Zimmer’s Addition to Shell Mound Park as
recorded in 1959 exist along the east/west portion of Donora Boulevard and Shell Mound
Boulevard. Consistent with this historical plat, north of Shell Mound Boulevard, the proposed site
design locates the proposed single family structures abutting Matanzas Pass Preserve with a
proposed public park. These uses are consistent with the existing platted single family in the nearby
area and it is anticipated that the public park will be utilized by existing and future residents of the
surrounding area and the proposed development.

The remaining properties south of Shell Mound Boulevard to Estero Boulevard, along
Donora Boulevard, had a mix of uses including the Fort Myers Beach Fire Station, multi-family and
the Fort Myers Beach Art Association. The existing land use of these properties would permit the
rebuilding of the previous public facilities and multi-family units. As a result, the proposed design
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locates the proposed 10,000 square foot restaurant at the intersection of Donora and Estero
Boulevards, within the Boulevard FLU and consistent with the height requirements of the Village
district with permitted exceptions. The underlying FLU permits this location for commercial
development and the Property had approximately 10,000 square feet of commercial uses previously
fronting Estero Boulevard. The surrounding civic, public and multi-family uses that are anticipated to
be redeveloped are compatible with the proposed commercial consistent with Policies 4-A-3, 4-B-

12, 4-C-2 and 4-C-3.

The multi-family portion of the mixed-use structure is placed central to the bay side parcels
and aligns with the existing multi-family and former art campus along Donora Boulevard. As with
the Estero Boulevard frontage, the Donora Boulevard facade incorporates architectural features to
appropriately screen and shield the building podium and underlying parking. Above the building
podium, the structure is a series of towers with a tiered height of 11 to 17 stories (including 2 stories
of parking) up to a maximum of 235 feet above base flood elevation. Moving north along Donora
Boulevard the height of the towers increases as the setback from Estero increases. However, the
entire tower is oriented south of Shell Mound Boulevard and near the former Fort Myers Beach Art
Association and multi-family structures. The portion of the structure paralleling the proposed
Donora extension has a lower height and an increased setback from Donora Boulevard due to the
proximity of the single family occurring north of Shell Mound Boulevard. The design of the
structure ensures the future building will be compatible with the adjacent development. See the
analysis of Building Placement and Height provided on Page 19 for additional information.

The proposed development includes a new east/west local road that functions as an extension
of the existing east/west portion of Donora Boulevard consistent with LDC Section 34-693(c)(2).
The new street terminates at the western property boundary. As a result, to implement the mobility>
and Hidden Paths®® concepts of the comprehensive plan, the applicant is proposing to provide a
public access easement along this roadway and the adjacent linear park to promote public use and
ensure a future interconnection to Lovers Lane for vehicles, pedestrians and cyclists can be obtained
consistent with Policy 2-A-1. Once implemented through to Lovers Lane local traffic will be able to
utilize this cross connection instead of Estero Boulevard as desired by Policies 2-A-1, 3-A-5, 3-A-6,
4- A-1, 4-A-2, and 4-F-2. The proposed site plan appropriately locates the desired uses on the bay
side parcels in a manner consistent and compatible with the surrounding uses as desired by Policies 3-
A-5, 3-A-6, 4-A-3, 4-B-12, 4-C-3, and the Village district.

c. Apartments allowed elsewhere on the site

The Village district permits a maximum density of 15 dwelling units per acre. Rather than
promote a development pattern of low-rise buildings that utilizes the entire 9.43 acres with little
public benefits, the proposed site plan transfers the permitted residential density from the Gulf side

22 FMB Comprehensive Plan, Envisioning Tomorrow’s Fort Myers Beach, page 2-1
23 FMB Comprehensive Plan, Community Design Element, page 3-14
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parcels to the bay side and limits the overall footprint of the development to provide approximately 3
public parks and a linear park through the Property.

The proposed multi-family structure is placed central to the bay side parcels and aligns with
the existing multi-family and art campus along Donora Boulevard south of Shell Mound Boulevard.
The Donora Boulevard facade incorporates architectural features to appropriately screen and
shield the building podium and underlying parking. The Applicant has also committed to one public
art installation along Donora Boulevard as part of the Development Agreement. Above the building
podium, the structure is a series of towers with a tiered height ranging from 17 to 11 stories
(including 2 stories of structured parking). Moving north along Donora Boulevard the height
increases as the setback from Estero increases. The portion of the structure paralleling the proposed
local east/west road has a lower height and increased setback from Donora Boulevard due to the
proximity of the single family occurring north of Shell Mound Boulevard. The design of the
structure ensures that the future building will be compatible with the adjacent development. See the
analysis of Building Placement and Height provided on Page 19 for additional information.

Single family units are proposed adjacent to the Matanzas Pass Preserve and north of the
proposed local road extension. In the surrounding area are single family lots platted by the historical
Zimmer’s Addition to Shell Mound Park as recorded in 1959. The placement of the single family
and treatment of the multi-family towers is compatible with the surrounding structures and
consistent with Policies 3-A-5, 3-A-6, 4-F-2 and the Village district.

d. Shaded Streets with View Corridors to the Preserve and Gulf

Maintaining a psychological connection to the Matanzas Pass Preserve and the Gulf of
Mexico is an element of the anticipated redevelopment of the Gulfview Colony/Red Coconut®*. The
proposed site plan establishes a public park at the terminus of the north/south portion of Donora
Boulevard to ensure views of Matanzas Pass Preserve will be available to the public passing along
from Estero Boulevard in perpetuity. The park also provides the opportunity for a connection to be
provided to the Preserve in the future contributing to the vision of the natural environment and
public recreation as outlined in the comprehensive plan.?® The proposed design incorporates a public
sidewalk with enhanced landscaping and shade trees along the western side of Donora Boulevard
promoting public accessibility to the proposed park.

Additionally, the Village district requires that the pre-approved redevelopment option for the
Property provide a 50-foot-wide view corridor?® from Estero Boulevard to the Gulf of Mexico. The
proposed site design enhances this requirement by providing two approximately 120’ view corridors
on either side of the private beach club ensuring views of the Gulf of Mexico are available to the
public passing along Estero Boulevard.

24 FMB Comprehensive Plan, Community Design Element, page 3-8
23 FMB Comprehensive Plan, Envisioning Tomorrow’s Fort Myers Beach, page 2-1
26 FMB LDC Section 34-693(d)
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The proposed site plan preserves and enhances previously provided view corridors and
access points as desired by Policies 3-A-5, 3-A-6, 4-F-2 and the Village district.

e. Open Space with Views to the Gulf

Maintaining and expanding views of the Gulf of Mexico are a design theme of the Town’s
comprehensive plan. North of the Civic Complex (which includes the Property) is the Times Square
planning area which seeks to promote infill development that opens new view corridors to the Gulf
of Mexico?’. This design concept is brought into the Civic Complex through the Village district
requirement for a 50-foot view corridor to be provided between Estero Boulevard and the Gulf of
Mexico.?® The proposed site plan exceeds this requirement by providing two, 120 foot view
corridors.

The first corridor is approximately 120 feet and includes 10-foot-wide public pedestrian
access to the beach. A platted private beach access point continues to exist within the westernmost
area of the Gulf side parcels and the proposed view corridor. The proposed design expands this
existing private access by incorporating passive park areas along the western property boundary
from Estero Boulevard to the Gulf. Incorporating a public park and beach access within the
approximately 120’ view corridor is consistent with Policies 4-A-4 and 4-A-6.

Figure 3. Gulf View Corridor with Beach Access

On the easternmost area of the Gulf side parcels, the proposed design includes an open pool
patio with seating. This area will also provide an approximately 120’ view corridor ensuring
pedestrians and motorists passing the Property along Estero Boulevard have a view of the Gulf on
either side of the proposed private beach club.

27 FMB Comprehensive Plan, Community Design Element, page 3-4
28 FMB LDC Section 34-693(d)
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The combined approximately 240 feet of view corridors exceeds the requirements of the
Village District by 190 feet and are consistent with Policies 3-A-5, 3-A-6 and 4-F-2.

f- Commercial and Residential uses on the Bay Side

The Property is a portion of the Village district and approximately 4.5 acres to the west of the
Property are also within the Village district with the opportunity to provide additional commercial
and residential uses. The proposed redevelopment transfers the permitted residential density from
the Gulf side parcels to the bay side. This residential density is proposed as single-family lots
adjacent to Matanzas Pass Preserve and as a multi-family in a mixed-use structure that includes an
approximately 10,000 square foot restaurant with outdoor terrace. The Gulf side parcels are
proposed for public beach access and private recreational amenities.

Located at the intersection of Donora and Estero Boulevards, the proposed restaurant is
within the Boulevard FLU, which permits commercial development and is a relocation of the
previous commercial square footage that fronted Estero Boulevard. The proposed commercial is
consistent with Policies 4-A-3, 4-C-2 and 4-C-3 regarding the location of commercial as related to
existing platted residential community to the north. The proposed multi-family and single-family
residential units are mostly within the Mixed Residential FLU which promotes a mix of housing
types as newer high-rise buildings. Due to the mix of uses, the structure is considered mixed use,
and the proposed design meets the intent of Policies 3-A-5, 3-A-6, 4-B-4, 4-B-5, 4-B-12, 4-F-2, and
the Village district.

g. Significantly Reduced Density

Prior to Hurricane Ian, the Property was developed with an RV park at a documented density
of 27 RV/mobile homes per acre.?’ Through the implementation of the Village district, that density is
reduced to 15 dwelling units per acre.*® The property has 9.430 acres within the Village district
providing for a maximum density of 141.45 dwelling units. The requested density for the multi-
family and single-family units is consistent with Policies 3-A-5, 3-A-6, 4-F-2, and the Village district.

h. Accommodating a Public Access Point to Matanzas Pass Preserve

As previously described, the proposed site plan maintains the view from Estero Boulevard to
Matanzas Pass Preserve by establishing a public park at the north/south terminus of Donora
Boulevard. This park is not programmed for services through the requested DA to enable continued
coordination with the Town regarding appropriate uses, access, and maintenance. The applicant
anticipates that a future connection with the larger Matanzas Pass Preserve will be provided through
the proposed park. The proposed site plan compliments the existing trails and boardwalks in the
Preserve’! and is consistent with Policies 3-A-5 and 3-A-6 and the Village District while also
providing the opportunity for future connections to Matanzas Pass Preserve.

2 FMB Comprehensive Plan, Comprehensive Plan Policy 4-F-2
30 Ibid.
31 FMB Comprehensive Plan, Community Design Element, page 3-7
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VI.  Design Flexibility

The Village district includes several other design elements for the pre-approved redevelopment
option. The proposed conceptual design seeks flexibility from these elements to promote a design
with increased public benefits for the current and future residents of the Town. Additional
information and details for the requested design flexibility is provided in the Schedule of Deviations
narrative.

a. Street layout

The Village district includes a desired street layout in LDC Figure 34-18 demonstrating the
anticipated secondary street layout with the potential for 2 additional access points to Estero
Boulevard within the Property and the required east/west extension of Donora Boulevard to Lovers
Lane. In addition to the existing north/south portion of Donora Boulevard, Figure 34-18 establishes a
minimum of 3 secondary streets within the Property. However, LDC Section 34-693(c) establishes
that secondary streets are to be “generally in accordance with Figure 34-18.” (emphasis added) The
Development Agreement procedures permit flexibility to be requested from the existing ordinances
as deviations to be approved with a site plan and considered with the agreement.

A deviation is requested to permit an alternative street layout while continuing to provide
appropriate circulation for resident vehicles and pedestrians of the existing residential neighborhood
and proposed development. The required extension of “a through street from Donora Boulevard to
Lovers Lane” is provided within the limits of the Property and provides access to the proposed single-
family units consistent with Policy 3-A-5 and LDC Section 34-693(c)(2). The new proposed local
street providing an extension of the east/west portion of Donora Boulevard also implements the first
portion of the vision described in Policy 3-A-6 to begin the establishment of an interconnected
network for existing and future residents to travel to the redeveloped Elementary School and Bay
Oaks without utilizing Estero Boulevard. After the remaining properties within the Village district
are redeveloped this vision will be a reality.

Instead of the block layout promoted by Figure 34-18 which would increase the access points to
Estero Boulevard to 3. Policy 7-H-10 specifically identifies that there are “an excessive number of
streets and driveways having direct access to Estero Boulevard, reducing its ability to handle peak
season traffic. The town shall take advantage of any suitable opportunities to consolidate street
connections into fewer access points on Estero Boulevard.” The Property’s approximately 600+
foot frontage on Estero is a unique opportunity to implement this policy with the proposed
redevelopment. The proposed development reflects this policy by limiting the number of vehicular
access points from Estero Boulevard to one for the Gulf and one for the bay side parcels consistent
with Policies 1-A-1, 7-H-10 and guidance received from Lee County Department of Transportation.
Pull off points are integrated into the design for the proposed restaurant to ensure stacking does not
occur on Estero Boulevard consistent with Policies 1-A-2 and 7-E-2. The Applicant has agreed to
coordinate with Lee Tran and the Lee County School District to co-locate facilities with these
vehicular pull offs to promote safe school pick and drop off. Limiting vehicular access and providing
pull off spaces in this manner will maintain an efficient flow of vehicular traffic down Estero
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Boulevard. A private pedestrian overpass between the Gulf and bay side parcels is proposed for
residents of the future development to further eliminate conflicts with vehicular travel on Estero

Boulevard consistent with Policy 1-A-2 and 7-H-1.

To promote interconnectivity for pedestrians and cyclists of the existing residential community
and the proposed development, an internal linear park is proposed consistent with Policies 3-A-5, 3-
A-6, 4-A-1, 7-D-5. The linear park originates at Estero Boulevard within the proposed public park
along the western bay side property boundary. The linear park extends along the western property
boundary before turning east to parallel the new proposed local street and connect with the existing
north/south Donora Boulevard. Paralleling the proposed internal roads ensures the final design
exceeds the vision of Policy 3-A-6 for sidewalks and street trees to provide a landscaped 8-foot-
wide multi-use path. The origination point, with its central location in the Village district along
Estero Boulevard provides the opportunity for the adjacent 4.5-acre parcel to utilize this feature for
future patrons consistent with Policy 4-A-2. This design promotes interconnectivity for existing and
future residents while also directing pedestrians to a specific point along Estero Boulevard to cross
and access the beach consistent with Policy 7-E-4. The proposed public beach access on the Gulf
side parcels aligns with the origination point of the linear park on the bay side parcels consistent
with Policy 4-A-4. Further promoting connectivity, the sidewalks on either side of Estero Boulevard
will be repaired, maintained, or installed to continue to provide safe access down Estero Boulevard
consistent with Policies 1-A-2, 4-A-1, 7-B-3 and 7-E-4.

Matanzas Pass Preserve
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The proposed design does utilize the existing north/south Donora Boulevard to provide the
north/south interconnection described by Policy 3-A-6 for vehicles. This is due to the design
prioritizing pedestrian and bicycle transportation through the site as desired by the comprehensive

plan at large.

The Town’s comprehensive plan opens with a descriptive vision of the future in Envisioning
Tomorrow’s Fort Mpyers Beach, the identified priorities for this vision and the broader
comprehensive plan are the natural environment, mobility, and redevelopment objectives for each
planning area. The mobility vision includes “a carefully planned and interconnected system of
pedestrian and bicycle paths...to reach all the recreational destinations on Estero Island and move
easily from one to another.”*? The Community Design Element and Transportation Element both
describe a system of “Hidden Paths” which seeks to improve mobility throughout the island™,
particularly on the bay side of Estero Boulevard®*, and provide an alternative to single vehicle trips
between important centers of activity.*> The Future Land Use Element includes Objective 4-A and its
supporting policies which identify all people within the Town should be free to “move around”
without their cars®®, even during peak season and prioritizes development designs that promote a
pedestrian oriented realm?’ to achieve this vision. Finally, the Transportation Element identifies the
Town’s “opportunity to increase pedestrian and bicycle activity” due to the physical layout of the
community which “encourages walking and biking, with all homes...a short distance from the beach
and active commercial areas.”® Policy 7-E-4 directs the Town to “work toward a major expansion
of sidewalks and bikeways” in support of this overall vision.

With this broader vision in mind, the proposed redevelopment provides a linear park paralleling
the 2 proposed internal streets. This 20-foot-wide linear park provides an 8-foot-wide shared multi-
use path to provide interconnected circulation for pedestrians and cyclists in a manner that supports
the existing neighborhood, the proposed development, and future redevelopment that may occur
consistent with the Town’s Comprehensive Plan and the Village district.

b. Building Placement & Height

Most of the Town’s redevelopment zoning districts utilize requirements typical of a form-based
code for the desired location of buildings and are related to a height restriction of 3 to 4 stories and
20 to 30 feet. As with all the redevelopment districts, the Village district establishes taller structures
on the Gulf side parcels than the bay side parcels. Presumably, this was to accommodate the vision in
the comprehensive plan for views of the Gulf to occur as the public travels down Estero Boulevard.
Unfortunately, with a density of 15 units per acre, these height limitations promote development

32 FMB Comprehensive Plan, Environing Tomorrow’s Fort Myers Beach, Page 2-1
33 FMB Comprehensive Plan, Future Land Use Objective 2-A, Transportation Objective 7-D, Policy 7-D-5

3% FMB Comprehensive Plan, Transportation Policy 7-D-5

35 FMB Comprehensive Plan, Transportation Element, Page 7-10
3¢ FMB Comprehensive Plan, Future Land Use Policy 4-A-1

37 FMB Comprehensive Plan, Future Land Use Policy 4-A-2

38 FMB Comprehensive Plan, Transportation Element, Page 7-15
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horizontally across the entire property for residential with no supporting amenities, view corridors or
public recreation. As an alternative, to accommodate the permitted density, the proposed site design
reduces the development footprint through increased height on the bay side while providing the
public benefits of accessible recreation, view corridors and pedestrian and bicycle interconnectivity.
A deviation is requested to establish a maximum height of 235 feet above base flood elevation.
Policy 4-C-4 permits “...different heights may be applied to officially designated redevelopment

areas such as Times Square, Red Coconut/Gulf Colony and Villa Santini Plaza).”

The height of the multi-family portion of the structure above the building podium increases via a
series of towers as the structure increases in setback/separation from Estero and Donora Boulevard.
The proposed design is two residential towers, each tower has height variations above the two-story
podium from 17 stories to 11 stories (including structured parking) with the roof top of the lower
stories serving as outdoor terraces/plazas. The tallest portion of the residential towers will not
exceed 235 feet above base flood elevation. The restaurant portion of the structure is 1 and 2 stories
in height above the podium with a large outdoor terrace. Finally, the private beach club is 2 and 3
stories in height above ground floor parking.

Mantanzas Pass Preserve
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Figure 5. Proposed Multi-family Residential Height
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Due to the Property’s location within a VE-14 flood zone and Coastal A zone with LIMWA
(Limit of Wave Action) the usable square footage and residential units need to be elevated above
approximately 14 feet, enclosed space on the first story is significantly limited and construction is
required to utilize breakaway walls. Additionally, the 1991 Coastal Construction Control Line
occurs on the bay side of Estero Boulevard, also limiting enclosed space on the first story and
requiring breakaway wall construction practices. The design requirements of these State and Federal
regulations promote unenclosed space below base flood elevation, which is utilized in the proposed
design for vehicular parking and establish the building podium. The structural elements of the
parking and supporting building infrastructure are shielded through architectural treatments
(consistent with federal requirements governing the floodplain) and enhanced landscaping. To
provide shielding of the building podium, the building facade along Estero Boulevard is proposed to
be terraced to incorporate enhanced landscaping and a water feature to shield the structure and
supporting infrastructure while providing a special landscape feature along Estero Boulevard
consistent with Policies 1-A-1, 1-B-3, 4-A-1. Also along the Estero Boulevard frontage is the public
restaurant with ample dining terrace. The landscaped terraces, water feature and restaurant are
consistent with the bay side height limitation of 3 stories and 30 feet in height*® and architectural
exceptions.*’ The remaining frontage of Estero Boulevard west of the proposed entry road, will be a
public park with the origination point of the linear park promoting additional public gathering and
recreation. Together these features work together to will activate the street frontage of Estero
Boulevard consistent with Policies 1-A-1, 1-B-1, 1-B-2, 4-A-1, 4-A-2, and the Village district, while

ensuring the open portions of the structure for parking are not visible from the public right-of-way.

Figure 6. View of Landscaped Terrace and Estero Boulevard

39 LDC Section 34-693(h)
40 LDC Section 34-631(b)
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Similarly, along Donora Boulevard, the structural elements of the parking and supporting
building infrastructure are shielded through architectural treatments (consistent with federal
requirements governing the floodplain) and enhanced landscaping consistent with Policies 1-B-2, 2-
B-1, 3-A-5, 4-A-1, 4-A-2. The side fagade and terrace of the public restaurant fronts a portion of
Donora Boulevard at the intersection with Estero Boulevard consistent with Policy 4-A-3. The
facade, outdoor terrace and enhanced landscaping continue the activation of the street frontage from
Estero and up Donora Boulevard, ultimately leading to the proposed public park and Matanzas Pass

Preserve consistent with Policies 1-B-2, 2-B-1. 4-A-1, and 4-A-2.

B ) i

¥

Figure 7. View down Donora Boulevard

Above the building podium are the proposed residential towers which are internally setback
from the edge of the building podium increasing the setback from Donora Boulevard. When coupled
with the proposed tiered height, this design ensures the proposed building fagade does not crowd the
existing public street and surrounding existing and future development consistent with Policies 4-A-1
and 4-A-2.

With the additional height request, the proposed development also seeks to eliminate the
requirement for building frontage and provide an increased building setback. The proposed public
parks and gathering spaces provided along Estero Boulevard reduce the required frontage for the
structure below the minimums of the Village district. Additionally, the proposed design seeks to
increase the building setbacks to provide enhanced landscaping and contribute to the required
pedestrian-oriented realm while appropriately addressing the construction requirements of the
Property’s flood zone, coastal construction requirements, and proposed height. The structural
elements with enhanced landscaping described above work together in the increased setback along
Estero and Donora Boulevards to appropriately frame the street frontage while providing shaded
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pedestrian and bicycle circulation adjacent to these existing roadways consistent with Policies 1- A-
1, 1-A-3, 1-B-2, 1-B-3, 2-B-1, 4-A-1 and 4-A-2.

The Town’s Comprehensive Plan provides the Red Coconut/Gulf View Colony a different
height per Policy 4-C-4, the Village district implements the height restrictions for the pre-
development option. This DA is requested to provide flexibility related to the site design and multi-
family towers, including additional height, to accommodate the permitted density and proposed
public benefits. The proposed development has transferred the permitted residential density from the
Gulf side parcels to the bay side. The footprint of the development on the bay side parcels has been
reduced to provide for 2 public parks and a linear park. One of the public parks on the bay side
includes a view corridor to Matanzas Pass Preserve. The development proposed for the Gulf side
parcels incorporates two approximately 120-foot view corridors and another public park with
beach access. Consistent with Policy 4-C-4 the provision of enhanced view corridors along with the
public parks, interconnectivity for pedestrians and bicyclists, and initial establishment of a hidden
path are public benefits that are provided to existing and future residents of the Town for the
requested additional height.

c. Floor Area Ratio

The Village district establishes a maximum floor area ratio (“FAR”) of 1.2 for commercial uses
and the Town’s comprehensive plan establishes a maximum FAR of 1.5 in Policy 4-C-2. This same
policy establishes “the land development code shall specify maximum commercial intensities using
floor-area ratios (the total area of the building divided by the area of the site in the category allowing
the commercial uses).” LDC Section 34-633(1) specifies “gross floor area includes the total floor
area of all stories of a building within the surrounding exterior walls (whether the walls are solid or
screened), plus all area below an elevated building that is six feet or more in height, plus all stories
of covered parking...”

When considered together, the Comprehensive Plan and LDC establish FAR as a measure of
commercial intensity that includes parking structures and unenclosed space on the ground floor. At
the time LDC Section 34-633 was adopted in 2003, commercial retail space could be provided in
certain locations within the Town on the ground floor level to shield parking and provide an active
street front. The vision statements for the Civic Center, which includes the Property, acknowledge
that even in 1999 “the current floodplain and coastal setback regulations severely restrict what can
be done here.”*! Since 1999, there have been multiple changes to the floodplain mapping and
building code requirements which continue to increase development restrictions. Currently, the
ground floor can no longer be enclosed to provide viable commercial space within the V zone or
Coastal A zone. With this area unable to be used for commercial or residential space, a deviation has
been requested to eliminate the area of the parking structure from the calculation of FAR.

A second deviation is requested to increase the allowable FAR on the property to 1.5 (616,156.2
square feet) and accommodate the proposed uses. Policy 4-C-2 permits FAR requests up to 1.5

4 FMB Comprehensive Plan, Community Design Element, Page 3-6
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within the Boulevard and Mixed Residential FLU categories. The public restaurant at approximately
10,000 square feet and the 137 multi-family units will be constructed within an integrated structure
that is classified as a mixed-use building per Policy 4-B-12. The private beach club will provide
private recreational amenities and a membership organization. The Town’s LDC establishes
membership organizations as a commercial use. Consistent with past interpretations of Town policy,
mixed use structures must comply with the FAR calculations. The combined total area of the
residential units exceeds the permitted 1.2 FAR even when the parking structure is eliminated from
the FAR calculation. It should be noted that the single-family units are a residential product therefore

per Policy 4-B-12 do not need to be included in the calculation of FAR for commercial intensity.

The requested deviations are consistent with the maximum FAR outlined in Policy 4-C-2 and the
current coastal regulations. The additional FAR is being utilized to support multi-family units and a
membership organization and does not represent an increase in commercial intensity or intrusion into
a residential neighborhood. Consistent with Policy 4-C-3, the Property previously had
approximately 10,000 square feet of commercial uses with setback variances and no formal parking.
The proposed design to incorporate the commercial use into the frontage of multi-family structure
locates this use within the Boulevard FLU consistent with Policy 4-B-5, enables appropriate
vehicular access for structured parking and complies with the bay side height limitation of 3 stories
and 30 feet in height*? and architectural exceptions.*?

VII. Conclusions

Upon adoption, the Town’s Comprehensive Plan sought to promote an appropriate balance
between neighborhood needs, economic vitality, tourist development and mobility**. As well as
encourage private investment in economic life, physical form and natural amenities of the town,
while directing infill and redevelopment toward the Town’s vision.* In the context of this vision, the
comprehensive plan acknowledges the location of the property in the Civic Complex and the severe
restrictions regarding development due to the floodplain and coastal setback regulations from
1999.% In the intervening 25 years these regulations have only become more restrictive.

The proposed redevelopment of the Property considers the floodplain and coastal setback
regulations while adapting and implementing the vision statements from 25 years ago. Utilizing the
redevelopment option of the Village district significantly reduces the density available from a build
back of the former 27 RV units per acer to 15 dwelling units per acre. The permitted density is
transferred from the Gulf side properties to the bayside properties with a request to increase the
building height that enables a reduction of the proposed building footprint to accommodate 3 public
parks, a linear park, a view corridor and future access to Matanzas Pass Preserve, and an additional
view corridor to the Gulf. Together, the proposed public benefits promote large open spaces for

42 LDC Section 34-693(h)
4 LDC Section 34-631(b)
4 FMB Comprehensive Plan, Community Design Element, Page 3-1
45 FMB Comprehensive Plan, Community Design Element, Page 3-2
46 FMB Comprehensive Plan, Community Design Element, Page 3-6
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public gathering, pedestrian and bicycle interconnections and retain psychological connections and
views to the Bay and Gulf consistent with the comprehensive plan. The architectural enhancements
and tiered height of the proposed structures ensure the development appropriately frames the
adjacent streets, is oriented toward pedestrians, and shields the structured parking provided
consistent with the vision outlined in the comprehensive plan for the Town as well as the
redevelopment district. Increased setbacks are requested to permit the maintenance of existing
sidewalks, the installation of new sidewalks and appropriate area for streetscaping to provide shade

for pedestrians and enhance the landscaping associated with the proposed development.

The requested uses are located in a manner that is consistent with the underlying, split FLU for
the Property. The design of the proposed structures and the placement on the property is compatible
with the adjacent existing and future development. The requested design flexibility through the site
plan with deviations provides ample public benefits to the existing and future residents of the Town
as anticipated by the comprehensive plan, LDC, and DA process.
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3001 Estero Boulevard
Development Agreement Application
Schedule of Deviations
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The requested Development Agreement and Site Plan with Deviations (“DA”) seeks to maintain
the permitted density of 15 dwelling units per acre and uses of the Village zoning district (“Village
district”) while seeking relief from various design standards to comply with current building codes and
floodplain and coastal building setback regulations. Deviations are requested to provide flexibility
related to the site design and multi-family structure while ensuring compliance, to the maximum extent
possible, with the Town’s Land Development Code (“LDC”). A formal Development Order (“DO”)
application will be submitted consistent with the LDC after the DA process is complete. The proposed
development does not request any flexibility from the existing permitted residential density or
permitted uses. A overall narrative and comprehensive plan consistency is provided as part of the
application materials supporting the DA.

The proposed development transfers the permitted residential density from the gulf side of
Estero Boulevard to the bay side while increasing public recreational opportunities throughout the
Property. To accommodate the transfer of the permitted density and minimize the building footprint to
increase publicly accessible spaces, a number of deviations from the Village district and other sections
of the LDC are requested. Ultimately, the objective of the proposed development is to increase benefits
available to the Town’s existing and future residents by clustering of the development, limiting the
intensity of permitted uses on the gulf side parcels, prioritizing pedestrian and bicycle connectivity over
vehicles, and increasing public recreation. The proposed design includes:

e Transfer of the residential density and majority of commercial intensity to the bay side

parcels;

2 views corridors to the Gulf of Mexico from Estero Boulevard;

1 view corridor to Matanzas Pass Preserve

Enhancements to existing private beach access;

Incorporating a new public beach access with gulf side public park;

A public park adjacent to Matanzas Pass Preserve;

A public park adjacent to the bay side of Estero Boulevard;

A linear park interconnecting Estero and Donora Boulevards through the Property;

Establishing the first portion of an east/west local street from Donora Boulevard to

Lovers Lane;

Enhancing the street frontage of Estero Boulevard,

e Parking in excess of LDC requirements for the multi-family structure and single
family units.

Many of the deviations are integrated to achieve the proposed design and cannot be considered
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individually. The provided justifications are offered for context, however these requests should be
considered with a review of supporting project narrative and conceptual plans.

1. Sec 34-692(3)a.1. expects traditional neighborhood design with interconnected streets, porches
or balconies at the front of dwellings, primary entrances are visible from the street, cars are
directed toward the rear to allow:

e A single primary entry and internal street from Estero Boulevard for the bay side
parcels (See also Deviation # 2).

e An internal east/west street from Donora Boulevard (See also Deviation #2).

e Porches or balconies on all facades of the multi-family portion of the mixed-use
structure & terraced landscaping with water feature for the faced fronting Estero
Boulevard for the mixed-use structure.

e Outdoor seating and terraces for the private beach club and public restaurant portion of
the mixed-use structure.

e Private pedestrian entry above ground level along Estero Boulevard for the
private beach club and mixed-use structure.

e A single primary entry along the side fagade and a drop off along the front facade
for the private beach club on the Gulf side of Estero.

e Vehicular access from controlled access points to ground level parking for the
mixed-use structure and private beach club structures.

Justification for Deviation #1: Traditional Neighborhood is not a defined term in the Town’s LDC or
Comprehensive Plan. The Community Design Element does offer some context with the following
language, visual renderings, and multiple site plans for the Red Coconut and Gulfview Colony area:

“A vision for this area...is as a complete neighborhood with an internal circulation
system making it possible to walk or ride bikes to school, recreation areas and
shopping without using Estero Boulevard. ...Neighborhood design is not dominated by
garages and features porches on the front, walkable narrow streets with shade trees
that double as view corridors to the preserve and beach and quiet internal street
connections to the north and south”

The design elements described are not expressly required but were anticipated as part of the
vision described in the Community Design Element. Unfortunately, these design elements have not
been updated throughout the years to adapt to the changing circumstances related to the floodplain and
federal construction regulations. Since the adoption of the comprehensive plan in 1999, the Town’s
floodplain maps have been amended three times.! The current maps were adopted November 17, 2022
and establish the Property is subject to a VE-14 flood zone for the entire gulf side and a portion of the
bay side. The Coastal A zone and LIMWA (Limit of Wave Action) occurs on the bay side portion of the
property. Additionally, the 1991 Coastal Construction Control Line occurs on the bay side portion of the
property. These features require all structures to be elevated above the base flood zone of approximately
14 feet, significantly limiting the opportunity for ground level enclosed space, and require

12008, 2019, and 2022
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construction to utilize breakaway walls. Due to these design requirements, structures within this area
cannot provide the desired porches and primary entries on the ground floor.

The proposed site plan does activate the street front without ground level commercial space or
porches and balconies and primary entries visible from the street. The proposed public parks fronting
the gulf and bay side of Estero Boulevard and adjacent to the western property boundaries will provide
public recreational opportunities as well as gathering space for existing and future residents. Within
these parks are the origination points for the linear park with 8-foot-wide multi-use path on the bay side
parcels and the 10-foot-wide public beach access on the Gulf side. The parks and pedestrian connections
are centrally located to the Village District establishing a single point to cross Estero Boulevard
consistent with Policy 7-E-4. On the eastern side of the boulevard entry along Estero Boulevard is the
proposed terraced landscaping with integrated water feature and enhanced architecture for the area
below the proposed restaurant, which shields the building podium.? The enhanced architecture
associated with the restaurant wraps the corner of Estero and Donora Boulevards. With the requested
deviation to increase the building setback to promote enhanced streetscaping, these features will shield
the structured parking and supporting building infrastructure. Together, the parks fronting the gulf and
bay side of Estero Boulevard with the increased setbacks, enhanced architectural features and
streetscaping, pedestrian interconnectivity will be enhanced along Estero Boulevard with the gathering
spaces of the public parks to establish ground level interaction with Estero Boulevard and activate the
street front for a lively pedestrian environment.

The terraced landscaping with integrated water feature and enhanced architecture of the proposed
restaurant will be a maximum of 3 stories and comply with the height limitations and exceptions!! for
the bay side parcels of the Village district. The remainder of the Estero Boulevard frontage is proposed
to be a public park. On the Gulf side of Estero Boulevard, architectural treatments consistent with the
proposed pattern book and enhanced landscaping are also proposed with two view corridors to the
Gulf.

Above the building podium and setback from the commercial restaurant are the multi-family
residential towers which tier in height and are further setback from the building podium. The units are
oriented within the towers to promote balconies on all the building facades. The design proposed for the
mixed use structure, beach club, and public parks implement the intent of the Village district and
Policies 1-A-1, 1-A-2, 1-B-2, 1-B-3, 2-B-1, 4-A-1, 4-A-2 and 4-F-2 by providing ground level
gathering space through the proposed parks, an enhanced pedestrian environment with the landscaped
terraces with water feature, streetscaping, architectural treatments at the ground level and interaction
with the street front from the proposed terraces above the required base flood elevation.

2 The elements that form the base of the structure and serve to raise the habitable space above the base flood elevation.
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Figure 1. The view south on Estero Boulevard

The primary vehicular entry to the mixed-use structure is proposed via Estero Boulevard with a
single access point to an internal street with stacking distances that exceed the LDC requirements. The
street begins in a north/south orientation and turns east/west to provide a circular turnaround and drop
off between the two proposed towers. This design orientation for the internal street ensures that vehicles
are directed toward the rear and are shielded from the adjacent public roadways. An east/west through
street from Donora Boulevard is proposed to provide access to the proposed single family residential
units consistent with the intent of the Village district’ with the opportunity for a future expansion to
Lovers Lane. The property owner does not own the land between the western property boundary and
Lovers Lane to provide the street extension discussed in the Village district.

The primary vehicular entry to the beach club is also proposed via Estero Boulevard with a single
access point to the side of the beach club. Limiting the primary access and secondary streets within the
proposed development eliminates curb cuts on Estero and Donora Boulevards and maintains traffic flow
consistent with Policy 7-H-10 and guidance received from Lee County Department of Transportation.

While the secondary streets for vehicular access to the mixed-use structure and beach club do not
interconnect to adjacent streets, the proposed design does promote pedestrian and/or bicycle activity
throughout the Property to adjacent streets via a linear park and new sidewalks. The proposed layout of
the linear park originates at Estero Boulevard, within the proposed public park to provide a specific
point on Estero Boulevard for pedestrians to cross and access the beach consistent with Policy 7-E-4.
From the proposed public park on the bay side of Estero Boulevard, the linear park travels north along
the western property boundary, turning east to parallel the proposed new local street, and ultimately
connecting to Donora Boulevard. A new sidewalk with shade trees is proposed along Donora Blvd. This
linear park with the new and repaired sidewalks on Estero and Donora Boulevards will be open to the

3 FMB LDC Section 34-693(c)(2)
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public and contributes to the Hidden Paths desired by Objective 2-A and its supporting policies without
requiring public expenditure for implementation. The linear park is also located in a manner that can
provide a future interconnection to Lovers Lane. The proposed design for the linear park promotes
interconnectivity with existing public infrastructure for existing and future residents consistent with
Policies 1-A-2, 4-A-1, 7-B-3 and 7-E-4 and further activates the Estero Boulevard street frontage as
desired by the Village district.

The proposed development promotes design features that adapt to the federal design requirements
of the VE and Coastal A zone while maintaining the intent of the Village district and comprehensive
plan to the maximum extent possible. The public health, safety and welfare will be improved through
the elevation of the structure, incorporation of architectural techniques, and public recreation that
activates Ester Boulevard for all pass by traffic, a safe linear park that connects to other residential
neighborhoods and maintenance of traffic flow along Estero Boulevard. Other infrastructure
improvements are also proposed to enhance pedestrian and bicycle connectivity and view corridors to
the Gulf and Matanzas Pass Preserve, consistent with the vision of the Village district.

2. Sec 34-693(c)(1) and (2) provides options for secondary streets in the Village zoning district
and requires an extension of a through street from Donora Boulevard to Lovers Lane that will
be permanently accessible by the public to allow:

e A single primary entry and internal street from Estero Boulevard to the mixed use
structure with turn around.

e An internal east/west local street extending Donora Boulevard to the western
property boundary.

Justification for Deviation #2: The Village district includes a desired street layout in LDC Figure
34-18 demonstrates the anticipated secondary street layout with the potential for 2 additional access
points to Estero Boulevard within the Property and the required east/west extension of Donora
Boulevard to Lovers Lane. In addition to the existing north/south portion of Donora Boulevard,
Figure 34-18 establishes a minimum of 3 secondary streets within the Property. However, LDC
Section 34-693(c) establishes that secondary streets are to be “generally in accordance with Figure
34-18.” (emphasis added) The existing north/south portion of Donora Boulevard is one of the
secondary streets identified in Figure 34-18, the proposed site plan incorporates a sidewalk along the
street to provide improved pedestrian circulation from the adjacent residential neighborhoods.

Due to the pedestrian/bicycle opportunities provided by the proposed site design, vehicle
access is purposefully directed to the multi-family or single-family residences and not interconnected.
Increasing the internal street connections consistent with Figure 34-18 would increase the number of
locations a pedestrian or cyclist would have to cross a street also utilized by vehicles. To reduce the
number of conflict points and improve safety, a linear park with an 8-foot-wide multi-use path is
incorporated into the site plan separating pedestrian and bicycle traffic through the Property from
vehicles. A single internal street is proposed for the multi-family structure from Estero Boulevard
with a turn around and stacking distances that exceed the LDC requirements to address the
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anticipated traffic, drop off for valet, and to shield this activity from Estero Boulevard. Policy 7-H-10

specifically identifies that there are “an excessive number of streets ad driveways having direct

access to Estero Boulevard, reducing its ability to handle peak season traffic. The town shall take

advantage of any suitable opportunities to consolidate street connections into fewer access points on

Estero Boulevard.” The Property’s approximately 600+ foot frontage on Estero Boulevard is a unique

opportunity to implement this policy with the proposed redevelopment. The intent of this policy is

reflected in the conceptual site plan by limiting the number of vehicular access points from Estero

Boulevard to one for the Gulf and one for the bay side parcels consistent with Policies 1-A-1, 7-H-10,
and guidance received from Lee County Department of Transportation.

Two additional access points to the mixed-use structure are provided on the north/south
portion of Donora Boulevard, an existing local street, to address secondary ingress/egress to the
structured parking for residents. A new local east/west street is proposed to extend Donora Boulevard
through the Property and provide access to the proposed single family residential consistent with
Policy 3-A-5 and LDC Section 34-693(c)(2). Consistent with the intent of the Village district and
Policy 3-A-6 this design maintains a future opportunity for the through street to extend to Lovers
Lane* and promote an interconnected network for existing and future residents to travel to the
redeveloped Elementary School and Bay Oaks without utilizing Estero Boulevard. The Property
owner does not own the land between the western property boundary and Lovers Lane to provide the
full street extension discussed in the Village district. It is anticipated that future redevelopment in the
Village district will promote the full extension of the desired local street.

Pedestrian and/or bicycle activity throughout the property and to adjacent streets is promoted
through a linear park and new sidewalk with shade trees along Donora Boulevard. The linear park
interconnects the public park fronting on Estero Boulevard, travels north along the western property
boundary, turns east adjacent to the new internal road, and ultimately connects to Donora Boulevard
consistent with Policies 3-A-5, 3-A-6, 4-A-1 and 7-D-5. This linear park will be open to the public
and contribute to the Hidden Paths desired by Objective 2-A and its supporting policies without
requiring public expenditure for implementation. The location of the linear park adjacent to the
proposed new local street also provides the opportunity for a future connection to Lovers Lane,
further promoting interconnectivity throughout the Town.

The public health, safety and welfare will be improved through the proposed design by
eliminating curb cuts and maintaining the traffic flow on Estero Boulevard. The provided
enhancements for pedestrian and bicycle connectivity appropriately address the opportunity for future
development on properties not controlled by the applicant. Together the internal streets and linear
park improve circulation for vehicles and pedestrians as desired by the Village district.’

4 FMB LDC Section 34-693(c)(2)
> FMB LDC Section 34-693(c)
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3. Sec 34-693(e), (f), (g) establish build-to-lines from all streets at 0, rear setbacks at 20 feet

and a building frontage percentage of 35 to 50% along Estero Boulevard to allow:

e Elimination of the build-to-lines and building frontage % for all structures;

o Establish a 10 foot front setback for structures adjacent to a roadway:

e Decrease the rear setback to 10 feet for the mixed-use structure;

e Decrease the rear setback to 5 feet for accessory structures associates with the
single-family residential units;

e Increase the street corner setback beyond 20 feet for the mixed use structures.

Justification for Deviation #3: The Property fronts Estero and Donora Boulevards and as described
in Deviation #1, the Property is within a VE-14 and Coastal A zone requiring the elevation of
structures within this area to approximately 14 feet above base flood elevation. The bay side parcels
are also subject to the 1991 Coastal Construction Control Line which significantly limits the square
footage that can be enclosed below base flood elevation and requires breakaway construction
practices. With a required elevation of 14 feet, the requested increased setback will enable the area
between the Property boundary and proposed structure to be utilized for streetscaping and
improvement or installation® of a public sidewalk. The streetscaping with enhanced architectural
elements will screen the building podium providing parking, plumbing, electrical and foundational
elements for the mixed-use building and private beach club.

Building frontage is measured as the length of a building facade that faces a street’, and in the
Village district this length is measured at the build to line. The requested front setback is greater than
the build-to-line; therefore, by the definition included in the LDC, the building frontage would be 0.
Additionally, the proposed design includes a public park along Estero Boulevard; which significantly
reduces the length of the building facade along Estero Boulevard and provides a significant public
benefit. Similarly, the beach club provides two 120-foot view corridors along Estero Boulevard;
significantly reducing the length of building fagade provided to increase the public benefits offered.

To ensure the structural elements of the building podium are appropriately screened from the
adjacent streets, the proposed design includes a setback greater than 10 feet from a right-of-way and 20
feet from corner of street intersections. The increased setback provides additional land area for a
planting area between the structure and the repaired or new sidewalk to provide shade the adjacent
pedestrian environment and improve the view of passby traffic as compared to the required construction
practices for the 14-foot base flood elevation. In addition to the increased setback, the mixed-use
structure utilizes landscaped terraces with a water feature and a public restaurant with terrace to address
the pedestrian environment along Estero Boulevard. Additional streetscaping and a new sidewalk is
provided along Donora Boulevard. When combined with the public park on the remainder of the Estero
Boulevard frontage, these features provide an enhanced pedestrian environment and gathering space as

¢ The existing sidewalk along Estero Boulevard will be repaired and a new sidewalk will be installed along Donora
Boulevard.
7FMB LDC Section 34-693(c)
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well as an activated street front, implementing the intent of the Village district and Policies 1-A-1, 1-A-
2, 1-B-3 and 4-A-1.

The rear setback for the mixed-use structure is proposed to be reduced due to the location of
the linear park and new local street providing access to the proposed single family. The building
podium will be closer to the linear park than the residential towers which are internally setback from
the edge of the building podium increasing the setback from Donora Boulevard and the new local
street to ensure the right-of-way and linear park maintain open air and light. The proposed design is
consistent with the intent of the Village district and Policies 4-A-1 and 4-A-2.

The public health, safety and welfare will be improved through the proposed design by
incorporating required construction techniques to address the floodplain elevation while enhancing
the ground level environment for pass by pedestrian and vehicular traffic consistent with Policies 1-
A-1, 1-A-2, 1-A-3, 1-B-3, 2-B-1, 3-A-5, and 4-A-1. The request appropriately adapts the design to
implement the intent of the Village district. Additionally, the provided enhancements will
interconnect with the proposed linear park and public beach access to further improve circulation for
pedestrians as desired by the Village district!” and Policies 2-A-1, 3-A-5, and 3-A-6.

4. Sec. 34-693(h) limits building height to 30 feet above base flood elevation and no taller than
three stories for mixed use buildings without enclosed space on the first story on the bay side
of Estero Boulevard to allow:

A maximum building height of 17 stories (including 2 stories of parking) and 235 feet
for the mixed use building on the bay side of Estero Boulevard consistent with Policy 4-
C-4.

Justification for Deviation #4: The Village district was established to reduce density from the
previous 27 RV/mobile homes per acre to 15 dwelling units per acre. The average residential density
in other locations within the Town is 6 dwelling units per acre. To address the permitted density,
desire for open views, public gathering spaces and pedestrian/bicycle interconnectivity, an integral
component of the proposed design is the transfer of the permitted density from the Gulf side
properties to the bay side properties. This density transfer will keep the height of the development on
the Gulf side consistent with the permitted 3 stories in height and 30 feet (without exceptions) of the
Village district while improving connectivity and visibility to the Gulf compared to the conditions of
the previous development. The proposed development plan also limits the intensity of the Gulf side
properties to a private recreational amenity and membership organization.
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Figure 2. Proposed Multi-family Residential Height

Due to the Property’s location within a VE-14 flood zone and Coastal A zone with LIMWA
(Limit of Wave Action) the usable square footage and residential units of the mixed-use building need
to be elevated above approximately 14 feet. Enclosed space on the first story is significantly limited
and construction is required to utilize breakaway walls. Additionally, the 1991 Coastal Construction
Control Line occurs on the bay side of Estero Boulevard, also limiting enclosed space on the first story
and requiring breakaway wall construction practices. The design requirements of these State and
Federal regulations promote unenclosed space for the area below base flood, in conflict with the
screening requirements of the Village district. In addressing the current design requirements for
below base flood, and to maintain the openness of the site design for view corridors and public
gathering space, the proposed design reduces the development footprint and requests additional
height to cluster the multi-family units into 2 residential towers with multiple tiers at varying heights
from 17 to 13 stories (including the structured parking) or a maximum height of 235 feet above base
flood elevation (including the structure parking).

The comprehensive plan also gives consideration to requests for additional height in Policy 4-C-
4, which specifically indicates “different heights may be applied to officially designated
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redevelopment areas such as ... Red Coconut/Gulf View Colony.” The Village zoning district
implements the redevelopment described as “Red Coconut/Gulf View Colony” in the Comprehensive
Plan. Requests for additional height need to demonstrate consistency with the comprehensive plan
and public benefits promoted by the site design due to the request, such as view corridors to the Gulf

or Bay.

Figure 3. View South down Estero Boulevard

Consistent with architectural practices for increased height, as the residential towers increase in
height above the podium, the setback from Estero Boulevard increases. Additionally, the towers are
setback from the building podium increasing the separation from the property boundary and Donora
Boulevard. The placement of the north/south tower closest to Donora Boulevard aligns with the
existing multi-family and the former art campus and Fort Myers Beach Fire District Station that
previously existed on the eastern side of Donora Boulevard. The adjacent development is within the
VE-14 flood zone and Coastal A zone with a LIMWA and an AE zone with a base flood elevation of
11 to 12. As a result, redevelopment of the fire station and art campus will need to be elevated 11 to
14 feet. The orientation of the towers with the architectural elements and streetscaping ensures the
future building will be compatible with the adjacent single, multi-family and community facilities
along Donora Boulevard.

At the ground level, the proposed structure will be elevated and future development on adjacent
properties will also be required to elevate consistent with base flood elevation. The building podium
of the proposed structure is proposed to be shielded through architectural elements and enhanced
landscaping consistent with Policies 1-B-2, 2-B-1, 3-A-5, 4-A-1, 4-A-2. At the intersection of Estero
and Donora Boulevard, the commercial restaurant provides a dining terrace and coastal architecture
that wraps from Estero to Donora Boulevard consistent with Policy 4-A-3. This design ensures that
the Donora Boulevard frontage adjacent to Estero Boulevard is activated and provides a step back
from the requested increased height. Traveling further north on Donora Boulevard the north/south
residential towers increase in height and the street level is proposed to be enhanced through
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architectural treatments, an increased planting area for streetscaping and a public art installation.
Finally, a new sidewalk will be constructed to provide pedestrian interconnections from the existing
residential neighborhoods, the proposed linear park and Estero Boulevard. The remaining building
facade along Estero Boulevard is proposed to be terraced landscaping with water feature to shield the
structure and supporting infrastructure while enhancing the pedestrian environment and promoting a
special landscape feature along Estero Boulevard consistent with Policies 1-A-1, 1-B-3, 4-A-1. The
landscaped terraces, water feature, and restaurant are consistent with the bay side height limitation of
3 stories and 30 feet in height?® and architectural exceptions.?! Designing the uses and structure in
this manner ensures the requested height does not crowd the Town’s roadway network promoting
openness and light and the ground level environment contributes to the pedestrian realm.

Promoting a mixed-use structure in the central portion of the Property for 137 of the permitted
141 residential units with increased height enables a reduced building footprint to utilize other
portions of the property for improvements that benefit existing and future Town residents. The public
parks, linear park, and view corridors are provided to promote public gathering, recreation, views and
access to the Gulf and the bay. On the Gulf side, two 120-foot view corridors will maintain a
permanent view of the Gulf of Mexico. The western view corridor is a new public park with a 10 foot
public pedestrian access to the sandy beach. On the north side of Estero Boulevard from the Gulf
front park, a public park is proposed with the origination point for a proposed linear park. Aligning
the Gulf front and bay side parks in this manner promotes a centrally located park to the entire
Village district and a single pedestrian crossing of Estero Boulevard. A linear park parallels the
western property boundary and the new east/west extension of Donora Boulevard to enhance
interconnectivity through the Property for existing and future residents without a vehicle. An
opportunity to expand the linear park to the west is available when the remainder of the property
within the Village zoning district redevelops, furthering enhancing mobility without a vehicle.

Figure 4. View down Donora Boulevard

The linear park terminates at the intersection of the north/south and east/west portions of Donora
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Boulevard. In this general location, adjacent to Matanzas Pass Preserve is the final public park. The
location of this park maintains the previous view corridor that was available down Donora Boulevard.
Additionally, the existing residential lots to the east can utilize this area as a neighborhood park.

The programmatic development of the parks has not been finalized. The applicant has included
language in the Development Agreement to require on-going coordination with the Town of Fort Myers
Beach to ensure the final design is consistent with the Town’s vision. The Development Agreement also
commits that the Applicant will maintain ownership and maintenance of the park and an easement will
be recorded for public access and use. As a result of this structure, the Town will have a new public
park with beach access without requiring an investment in tax funds for purchase, development or
maintenance of the park.

The public health, safety and welfare will be improved through the proposed design through the
shielding, ground level interactions and activated street frontage that will be provided by the public
parks, terraced landscaping with water feature and enhanced architectural elements consistent with
Policies 1-B-2, 2-B-1. 4-A-1, and 4-A-2.

5. Sec. 34-693(i) restricts Floor Area Ratio (FAR) to 1.2 and 34-633 includes all stories of
covered parking in the measurement of FAR to allow:

Elimination of covered parking and parking decks from the calculation of FAR and
permit a FAR of 1.5 (626,156.2 square feet) consistent with Policy 4-C-2.

6. Sec. 34-693(1) requires off-street parking under a commercial or mixed-use building to be
separated from primary streets by usable commercial space at least 20 feet deep, meet all
commercial design standards and have a driveway that connects to a secondary street to
allow:

Parking under a commercial or mixed-use building with no commercial space on the
ground level and permit access from Estero Boulevard or an internal street.

Justification for Deviations # 5 and 6: The Village district establishes a maximum FAR of 1.2 for
commercial uses and the Town’s comprehensive plan establishes a maximum FAR of 1.5 in Policy 4-
C-2. This same policy establishes “the land development code shall specify maximum commercial
intensities using floor-area ratios (the total area of the building divided by the area of the site in the
category allowing the commercial uses).” LDC Section 34-633(1) specifies “gross floor area includes
the total floor area of all stories of a building within the surrounding exterior walls (whether the walls
are solid or screened), plus all area below an elevated building that is six feet or more in height, plus all
stories of covered parking...”

When considered together, the Comprehensive Plan and LDC establish FAR as a measure of
commercial intensity that includes parking structures and unenclosed space on the ground floor. At
the time LDC Section 34-633 was adopted in 2003, commercial retail space could be provided in
certain locations within the Town on the ground floor level to shield parking and provide an active
street front. The vision statements for the Civic Center, which includes the Property, acknowledge that
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even in 1999 “the current floodplain and coastal setback regulations severely restrict what can be
done here.”® Since 1999, there have been multiple changes to the floodplain mapping and building
code requirements which continue to increase development restrictions. The proposed development
along the gulf side of Estero Boulevard is within a VE-14 floodzone which is an area subject to high
velocity wave action. The remaining portion of the property, on the bay side is within a Coastal A
Zone; which is an area subject to breaking waves ranging from 1.5 to 3 feet’. The building
requirements for the flood zones and CCCL significantly limit the permitted enclosed space to a
dimension that is not feasible for commercial uses below base flood elevation. Additionally, a portion
of the property on the bay side is also within the 1991 CCL; which the Town’s comprehensive plan
acknowledges includes structural regulations administered by the Department of Environmental
Protection'® also limiting enclosed space and requiring breakaway walls which are not feasible for
commercial uses below base flood elevation!!. Without the ability to utilize the area below base flood
elevation for residential or commercial space, a deviation is requested to eliminate the area of the
parking structure from the calculation of FAR and a second deviation is requested to eliminate
commercial usable space between the parking and Estero or Donora Boulevards.

Another deviation is requested to increase the allowable FAR on the property to 1.5
(616,156.2 square feet) and accommodate the proposed uses. Policy 4-C-2 permits FAR requests up to
1.5 within the Boulevard and Mixed Residential FLU categories. The public restaurant at
approximately 10,000 square feet and the 137 multi-family units will be constructed within an
integrated structure that classified as a mixed-use building per Policy 4-B-12. The Town’s land
development code establishes membership organizations as a commercial use. Consistent with past
interpretations of Town policy, mixed use structures must comply with the FAR calculations. The
combined total area of the structures exceeds the permitted 1.2 FAR even when the parking structure
is eliminated from the FAR calculation. It should be noted that the single family units are a residential
product therefore per Policy 4-B-12 do not need to be included in the calculation of FAR for
commercial intensity. The requested deviations are consistent with the maximum FAR outlined in
Policy 4-C-2 and the current coastal regulations. The additional FAR is being utilized to support
multi-family units and a membership organization and does not represent an increase in commercial
intensity or intrusion into a residential neighborhood. Consistent with Policy 4-C-3, the Property
previously had approximately 10,000 square feet of commercial uses with setback variances and no
formal parking.

The public health, safety and welfare will be improved through the mix of uses proposed
with the building orientation and layout. The uses provided within the proposed structures are
appropriately classified as mixed use through the provision of residential and commercial uses. The
request does not promote an increase in commercial intensity or intrusion into a residential
neighborhood and reflects appropriate limited commercial uses consistent with the anticipated

8 FMB Comprehensive Plan, Community Design Element, Page 3-6
? Ibid.

10 FMB Comprehensive Plan, Future Land Use Element, Page 4-9

"' FMB Comprehensive Plan, Future Land Use Element, Page 4-10
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redevelopment in the surrounding area.

7. Sec. 34-693(m) requires commercial and mixed-use buildings that are visible from Estero
Boulevard to abide by the commercial design standards outlined in 34-991-34-1010 to allow:

Conceptual approval of the architectural renderings and the proposed pattern book to
permit review of designed elevations as part of the Development Order process.

Justification for Deviation #7: As part of the Development Agreement, Exhibit B is Conceptual
Plans and Renderings and Exhibit D is a pattern book to demonstrate the anticipated features of the
proposed development. These exhibits provide a conceptual site plan, renderings of the proposed multi-
family and beach club structures, perspective viewsheds and expected architectural elements
demonstrating the anticipated architectural form and features of the proposed structures. However,
detailed architectural elevations and floor plans have not been prepared to evaluate against the
commercial design standards outlined in the LDC.

LDC Section 34-992(d)2 permits compliance with architectural standards to be established with
the submittal of a development order application. The Conceptual Plans and Renderings with the
Pattern Book are provided as exhibits to the DA to demonstrate the anticipated elements of the future
building architecture and floor plans. Providing a framework for review and approval of the detailed
architectural plans with the development order applications.

The public health, safety and welfare will be maintained through the deviation request. The
provided renderings and pattern book establish an architectural theme that reflects a coastal
contemporary style. Through the conditions provided in the Development Agreement, this same
architectural theme will need to be provided with the Development Order application. At that time
Town Staff can review the detailed architectural elevations and floor plans to ensure consistency with
Exhibit B Conceptual Plans and Renderings and Exhibit D Pattern Book.

8. Sec. 34-631(b)(3) requires mechanical structural appurtenances that extend above the height
limit provided they do not exceed 250 square feet and screening is provided to allow:

No square footage limitation or screening for the portions of the residential tower above
11 stories.

Justification for Deviation #8: The mechanical equipment to support the 137 multi-family
residential units will be integrated into the mixed-use structure and located on the roof. Due to the
ranging height of the residential towers, the Applicant requests elimination of the limitations
regarding square footage and screening for the portions above 11 stories. From the ground level, the
mechanical equipment will not be visible and therefore these additional limitations are not necessary
to protect the public health, safety and welfare.
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APPLICATION FOR DEVELOPMENT AGREEMENT
with DEVIATIONS

[LDC Section 2-94]

Project Name: 3001 Estero Boulevard

Current Zoning: Village

1. Name of Applicant: Seagate Fort Myers Beach, LLC
Address: 9921 Interstate Commerce Drive
City, State, Zip: Fort Myers, FL 33913
Phone Number:
E-mail Address: mprice@seagatedevelopmentgroup.com

2. Relationship of Applicant to owner (check one) and provide Affidavit of Authorization form:
[ ] Applicant is the sole owner of the property.
X Applicant has been authorized by the owner(s) to represent them for this action.

3. Authorized Agent: (If different than applicant) Name of the person who is to receive all County-
initiated correspondence regarding this application.
a. Company Name: Stearns Weaver Miller, PA
Contact Person: Tina M. Ekblad, MPA, AICP

Address: 106 E. College Avenue, Suite 700
City, State, Zip: Tallahassee, FL 32301
Phone Number: 850-354-7624 Email: tekblad@stearnsweaver.com

b. Additional Agent(s): Provide the names of other agents that the County may contact concerning this
application.

4. Property owner(s): If multiple owners (corporation, partnership, trust, association), provide a list with
owner interest.
Name: Seagate Fort Myers Beach, LLC

Address: 9921 Interstate Commerce Drive
City, State, Zip:  Fort Myers, FL 33913
Phone Number: E-mail: mprice@seagatedevelopmentgroup.com

5. Disclosure of Interest
X] Attach Disclosure of Interest Form.

6. STRAP Number(s)
29-46-24-W1-00145.100; 0120A.0010; 00145.5000 30-46-24-W2-00001.0000

7. Street Address of Property: 3001 Estero Boulevard, Fort Myers Beach, FL

8. Legal Description (must submit one):
Legal description (metes and bounds) and sealed sketch of the legal description.
OR
[] Legal description (NO metes and bounds) if the property is located within a subdivision platted per F.S.
Chapter 177, and is recorded in the Official Records of Lee County under Instruments or Plat Books.
(Click here to see an example of a legal description with no metes and bounds.)

9. Future Land Use: Boulevard and Mixed Residential

10. Zoning District: Village

Page 1
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http://leegov.com/dcd/Documents/Zoning/Apps/AffidavitofAuthorization.pdf
http://leegov.com/dcd/Documents/Zoning/Apps/AdditionalAgents.pdf
http://leegov.com/dcd/Documents/Zoning/Apps/DisclosureofInterest.pdf
http://www.leegov.com/dcd/Documents/Zoning/Apps/Example_Legal.pdf

10.

11.

12.

Written Narrative: Provide a written narrative statement explaining exactly what is proposed.

Deviations: If any relief is requested from the provisions of the Land Development Code (LDC), provide a
written explanation of the specific relief requested (a schedule of deviations). Explain what conditions
currently exist which warrant this request for relief from the regulations (a written justification for each of the
requested deviations). Include specific references to any section (humber{s} and name{s}) of the LDC from
which relief is sought including why the requested relief is necessary and how it will affect the project. All
deviation requests must be specifically keyed to the location on the Master Concept Plan. LDC 34-932(b)

Master Concept Plan (MCP): Provide a MCP and detailed drawings of any deviations or changes being
proposed at a size of 24"x36" consistent with LDC 34-212(4)
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SUBMITTAL REQUIREMENT CHECKLIST
Clearly label your attachments as noted in bold below.
X | Completed application
[] | Filing Fee
X | Affidavit of Authorization Form
[] | Additional Agents
] | Multiple Owners List
X | Disclosure of Interest Form
X | Legal description (must submit one)
X | Legal description (metes and bounds) and sealed sketch of legal description
OR
L_egal description (NO metes and bounds) if the property is located within a subdivision platted per
[] | F.S. Chapter 177, and is recorded in the Official Records of Lee County under Instruments or Plat
Books. (Click here to see an example of a legal description with no metes and bounds.)
X | Narrative of Request
X | Schedule of Deviations (if applicable)
X | MCP and detailed drawings of any proposed deviations (if applicable) (24"x36")

Note: All information submitted with the application becomes a part of the public record and will be a permanent
part of the file. Department staff will review this application for compliance with requirements of the Land
Development Code. The applicant will be notified of any deficiencies.

Acceptance of an application in no way guarantees its approval. If the Town Manager determines that the
requested amendment is beyond the scope of Land Development Code and that a public hearing is necessary, then
all fees paid toward the administrative application may be applied toward an application for public hearing.

Page 3
#12824738 v1
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Town of Fort Myers Beach

COMMUNITY DEVELOPMENT DEPARTMENT STAFF
r REPORT
(o
TYPE OF CASE: Development Agreement
CASE NUMBER: DA 20240170
CASE NAME: 3001, 2943 and 2932 Estero Blvd and 211 Donora

Blvd; Development Order to allow a 141 dwelling
unit mixed-use development

LPA

HEARING DATE: October 8,2024 at 9 AM
PREPARED/

SUBMITTED BY: Sarah Propst, AICP, PMP

L. APPLICATION SUMMARY

Applicant/Owner: Tina Ekblad, AICP, MPA, Sage Entitlements, LLC/ Seagate
Fort Myers Beach, LLC

Request: Development Agreement for a mixed-use development
with 141 living units, approximately 10,000 square feet
of commercial space and approximately and a 29,000
square foot beach club.

Subject property:  See attached Master Concept Plan

Physical Address: 3001, 2943 and 2932 Estero Blvd and 211 Donora Blvd

STRAP #: 29-46-24-W1-00145.1000, 29-46-24-W1-00145.5000,
30-46-24-W2-00001.0000, and 29-46-24-W1-
0120A.0010,

FLU: Mixed Residential, Boulevard, and Low Density

Zoning: Village

Adjacent zoning and land uses:

North: County Facility, Matanzas Pass Preserve
South: EC, Beach
East: Low Density, Single-family homes/ Institutional, FMB Art
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Association/ Residential Multifamily, Apartment Complex/
Commercial Boulevard, Fire Station, Portion of Junkanoo
Building

West: Village, Vacant/ Commercial Resort, Estero Sands

Condominium Building/ EC, Beach

I. BACKGROUND AND ANALYSIS

Background:
Seagate Fort Myers Beach, LLC, is proposing a development agreement (DA) for the

property previously known as the Red Coconut RV Park. This property contains 9.43
acres of land zoned Village. The property also contains 1.3 acres of land zoned as EC,
however this portion of the property is not subject to the DA. The Red Coconut RV Park
was developed with a density of 27 RVs or mobile homes per acre and included
residential units, transient guest spaces, recreational amenities, and commercial uses,
including restaurants and a nail salon, most recently.

Analysis:
The Comprehensive Plan and the Land Development Code anticipated the

redevelopment of the Village Zoning District and provided a pre-approved
redevelopment plan for the area. Based on the language in the code it seems clear that
the development does not have to match, precisely, the pre-approved plans, however,
the policies and land development code sections (attached as Exhibit A) all repeat
similar but slightly different recommended criteria for redevelopment of the property.
The criteria included in these sections and policies include: walkable streets, highly
connected streets and alleys, streets connecting Donora and Shell Mound through to
Lovers Lane, shade trees, traditional neighborhood design emphasizing streets that are
interconnected and dwellings with porches or balconies on the front, primary entrances
visible from the street, and cars to the rear, variety of housing types, detached homes
and cottages abutting existing single family homes, low rise apartments interior to the
property, reduced density to 15 units per acre, substantial open space and view
corridors, public access points to Matanzas Pass Preserve, mixed commercial and
residential uses.

The Land Development Code provides several benefits for development that is
compliant with the pre-approved development option which are expected to meet the
criteria listed in the code. These benefits include: 1) Uses in the “Open” subgroup of
table 34-1 which includes restaurants, retail stores, personal services, and bar or
cocktail lounge; and 2) Residential density of up to 15 dwelling units per acre. The
proposed development is reliant on both of these benefits.

Policy 3-A-6 directs the Town to “evaluate any alternative redevelopment concepts for
any portion of the Gulfview Colony/ Red Coconut properties as to the following design
principles:
i. retains and/or creates water views through street layout, site design, and
architectural design;
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ii. provides a variety of housing types rather than uniformity;
iii. locates the more durable housing types and mix of uses along the Bay side of Estero
Boulevard;
iv. new streets create a highly connected network which includes mid-block paths or

alleys;

v. streets have sidewalks and street trees;
vi. local streets are interconnected from Donora and Shell Mound through to the north.

The proposed DA meets many of the items referenced in Policy 3-A-6 and LDC Section
34-692(3). The applicant has requested several deviations, form the LDC, which are
allowed through this process. The DA includes a complete list of proposed uses, eight
(8) requests to deviate from the code requirements, and a list of public benefits.

List of Uses

1.

Residential Density. A maximum of 141 residential units to be developed
as 4 single and 137 multi-family units on the North side of Estero Blvd.

Vehicular Access. The residential multi-family units shall be accessible
through a maximum of 2 ingress/egress points from Donora Blvd, 1
ingress/egress from Estero Boulevard. Additional delivery and service
points may be provided from Donora Boulevard for solid waste pickup and
delivery for the building and for the restaurant to occur within the building
footprint. 4 single family residential units shall be accessed through a new
east/west local street extending from Donora Boulevard.

Rental Restrictions. Rental of any permitted dwelling unit will be limited to
a single renting entity during any one-month period, with a minimum stay
of one week.

Parking. Parking for the residential uses and commercial restaurant shall
be provided consistent with the regulations at the time of building permit.
An additional 75 membership spaces will be provided to support the beach
club.

Commercial Area. Up to 10,000 square feet of commercial uses as identified
in the Village Zoning Category. The commercial uses shall be open to the
public, including but not limited to commercial personal services, such as
hair and nail salons, a laundry service, daycares, a small-scale convenience
retail, restaurants, and coffee shops.

Beach Club. A beach club not to exceed 29,000 square feet of enclosed air-
conditioned space with private recreational amenities and a private
membership organization. At least 25% of the memberships in the beach
club will be available to non-residents of the Property. The beach club shall
provide the following uses and amenities: pool and pool deck, event space
for members and their guests only (including conference center, wedding
venue, and meeting space and similar uses), umbrellas, chairs, cabanas, and
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a restaurant with consumption on premises (indoor and outdoor) and
terrace.

7. Parks and Access Areas. All parks and access areas will be maintained by
the Developer or an association of property owners. A minimum of three
(3) parks and access areas upon which the Town will be provided an
easement for public use and located as follows (and substantially as shown
in Exhibit C):

(1) Matanzas Pass Preserve Park. To provide public
recreation and access to Matanzas Pass Preserve to be
coordinated with Lee County and the Town; and

(2) a linear park providing pedestrian and cyclist
access from Donora Blvd. to Estero Blvd. through the
property a minimum of 20ft wide at all points with a
minimum of 8ft wide multi-use path. The Developer will
coordinate with the Town regarding directional and safety
signage; and

(3) an enhanced beach access to include a 10ft wide
pedestrian-only beach access between Estero Blvd. and the
beach (while also maintaining a beach access on the
southern portion of the Property); and

(4) 2943 Estero Blvd. to provide a public recreation park.

Deviations from the Code
The attached document entitled Schedule of Deviations includes the applicant’s
complete justification for the deviations.

1. Deviation from LDC Section 34-692(3)a.1.: The Developer is granted a deviation
from the elements of Traditional Neighborhood Design that require
interconnected streets, porches or balconies at the front of dwellings, primary
entrance visibility from the street and car access from the rear to allow single
family units, a mixed use building of multi-family and commercial restaurant and
a beach club consistent with the Conceptual Plans and Renderings attached
hereto as “Exhibit B”; and

2. Deviation from LDC Section 34-693(c)(1) and (2): The Developer is granted a
deviation from the street layout and approval is granted for the limited curb cuts
and internal street layout depicted in the Master Conceptual Plans and
Renderings attached hereto as “Exhibit B”; and

3. Deviation from LDC Section 34-693(e), (f), (g): Project buildings will not be
subject to the “build to line” and “building frontage” along Estero and Donora
Boulevards, providing a minimum 10 foot front setback and the rear setback will
be reduced to 10 for the multi-family structure and 5 feet for accessory
structures associated with the single family structures; and
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4. Deviation from LDC Section 34-693(h): Allowable height for the multi-
family residential towers of the mixed-use structure is increased to 15
stories over 2 stories of structured parking and 235 feet above base flood
elevation on the North side of Estero Boulevard; and

5. Deviation from LDC Section 34-693(i): Eliminate covered parking and parking
decks from the calculation of Floor Area Ratio and increasing the maximum FAR
to 1.5 which is equal to 616,156.2 square feet,; and

6. Deviation from LDC Section 34-693(1): Eliminate required commercial space to
separate parking under a building and vehicular connection to a secondary
street; and

7. Deviation from LDC Section 34-693(m): The Developer is granted a
deviation from the Commercial Design Standards and approval is granted
for the architectural design depicted in the Conceptual Plans and
Renderings attached hereto as “Exhibit B” And Pattern Book attached
hereto as “Exhibit D”; and

8. Deviation from LDC Section 34-631(b)(3): Eliminate the square footage
and screening requirements of mechanical structure appurtenances
located above 11 stories.

Applicant Proposed Public Benefits
A full description of the applicant proposed public benefits can be found in the
Applicant’s Report, pages 23-26.

1. Public Park with enhanced Beach Access & View Corridors to the Gulf of Mexico

2. Linear Park
3. Two Bay Side Public Parks
4. Density Transfer to Bay Side Parcels
5. Pedestrian Overpass, Limited Vehicular Driveways & Bus Pull-Off
6. Public Memberships Available to Beach Club
Public Benefit items not listed in the Applicant’s Report but found in the DA include:

1. Provision of new sidewalk along Donora Blvd with enhanced landscaping and
shade trees;

2. One public art installation viewable from Donora Blvd;

3. Maintenance of sidewalk along the north side of Estero Blvd;
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4. Informational education panels at the park adjoining Matanzas Pass Preserve
and wayfinding and safety signs along the linear park;

5. Coordination with Lee County to design the pull-off points on Estero Blvd to
allow school buses to utilize the pull off;

6. Florida friendly plantings that do not require irrigation; and
7. Limiting the access along Donora for two entrances plus service entrances.

General Description of Development

The DA proposes a development consisting of 141 dwelling units. Four (4) dwelling
units are proposed as single family detached residences and the remainder will be
multifamily dwelling units. The applicant has request the ability to administratively
transfer density from other properties for up to eight (8) additional single family units
at the rear of the property, for a total of 149 units.

The development would consist of a two (2) story pedestal for parking, with nine (9) up
to 15 story towers over the parking pedestal. The maximum requested height for the
development is 235 feet over base flood elevation. The portion of the development
abutting the north side of Estero Blvd would be a two (2) story restaurant. The portion
of the development abutting the south side of Estero Blvd would be a three (3) story
beach club building with pool and pool amenities also along Estero Blvd.

The development would provide 10-foot setbacks from Donora Blvd and Estero Blvd.
The main building on the north side of Estero Blvd would provide a 10-foot setback
from the linear park. The beach club building would be permitted to develop up to the
1978 Coastal Construction Control Line (CCCL). The single-family residences would
provide a 10-foot street setback, 20-foot rear setback, and 5-foot side setbacks.
Accessory structures would provide a 5-foot setback.

Neighborhood Compatibility:

These parcels are not directly adjacent to single family and multi-family residential
units. The development does propose single-family dwellings along the north side of the
property, closest to the existing single-family dwellings. The proposed multi-family
development will be a good deal taller than all surrounding uses in this neighborhood.
However, the proposed use is residential in nature, and the applicant has agreed to limit
rental of residential units to a maximum of one rental per month. The proposed uses do
not appear to create conflict with the adjacent uses.

Findings and Conclusions:

The applicant has provided a DA meeting the minimum statutory requirements of the
Code of Ordinances. The DA has been processed in accordance with the procedures in
the Administrative Code (attached as Exhibit B).

IIl. RECOMMENDATION
The development agreement in your agenda packet is the product of preliminary
negotiations between the applicant and Town staff, in compliance with the processes
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and procedures of the administrative code section (Resolution 24-73 attached as
esExhibit B). Staff reccommends the LPA ask questions of the applicant and recommend
adoption or changes to the Town Council.

IV. CONDITIONS OF APPROVAL
Conditions of approval are contained within the DA.

Staff Report Exhibits:
A - Comprehensive Plan and LDC discussion of Red Coconut

B - Resolution 24-73 Procedures for development agreements with deviations
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