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           ADM I N I STRATI VE AMENDMENT (PD) ADD201 7-001 06

ADM I N I STRATI VE AMENDMENT
  LEE COUNTY,  FLORI DA

WHEREAS,  Estero Th ree Oaks Partners,  LLC fi l ed an app l i cati on for an

adm i n i strati ve amendmen t to a M i xed Use P l an ned Devel opmen t (MPD) on a project known

as Estero Oaks MPD to establ i sh a conversi on factor to address the previ ousl y approved

sel f-storage faci l i ty and the remai n i n g devel opmen t al l ocati ons on property l ocated 9931 

Estero Oaks Dri ve,  descri bed more parti cu l arl y as:

LEGAL DESCRI PTI ON :   I n Secti on s 22,  Townsh i p 46 Sou th ,  Range 25 East,  Lee

Coun ty,  F l ori da:

ATTACHED AS EXH I B I T “A”

WHEREAS,  the property was ori gi n al l y rezoned i n case number Z-1 4-01 1  (wi th a

subsequen t amendmen t i n case number ADD201 4-001 51 ) ;  and

WHEREAS,  the subject property i s l ocated i n the U rban Commun i ty Fu tu re Land Use

Category as desi gnated by the Lee P l an ;  and

WHEREAS,  Resol u ti on Z-1 4-01 1  approved a maximum of 1 30, 000 square feet of

retai l  and general /med i cal offi ce space for l ots one th rough ei gh t on the master concept pl an

(see Exh i bi t “B”) ;  and

WHEREAS,  the associ ated devel opmen t regu l ati on s for th i s approval d i d not cl ari fy a

devel opmen t regu l ati ons for warehouse establ i shmen ts wh i ch were i n cl u ded i n the ori gi n al

approval ;  and

WHEREAS,  a sel f-storage faci l i ty con tai n i n g 85, 636 square feet was approved for Lot

1  (DOS201 7-00022) ;  and

WHEREAS,  after conducti n g a study of the tri p generati ons wi th i n the pl anned

devel opmen t,  the appl i can t found 1 8, 71 8 square feet of sel f-storage i s the equ i val en t of

1 , 000 square feet of retai l ;  and  

WHEREAS,  as a resu l t,  the appl i can t proposes a conversi on factor of . 0534238 to

appl y to the sel f-storage faci l i ty (see Exh i bi t “C”) ;  and

WHEREAS,  appl i cati on of th i s conversi on al l ows the approved 85, 636-square-foot
warehouse (m i n i -warehouse and publ i c warehouse) to accoun t for 4, 575 square feet of retai l
fl oor area resu l ti n g i n an avai l abl e 1 25, 425 square feet of remai n i n g retai l  and

general /med i cal offi ce devel opmen t i n tensi ty;  and
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WHEREAS,  the app l i can t proposes to l im i t the avai l abl e remai n i n g devel opmen t

i n tensi ty to 97, 000 square feet of remai n i n g retai l  and general /med i cal offi ce to l essen the

poten ti al  of adverse impacts to the su rround i ng l and uses;  and

WHEREAS,  the appl i can t has proven the th reshol d of peak tri ps wi l l  not be impacted

by usi ng th i s conversi on (see Exh i bi t “D”) ;  and

WHEREAS,  Lee Coun ty Devel opmen t Servi ces staff has revi ewed the request and

found the anal ysi s to be adequate (see Exh i bi t “E ”) ;  and

WHEREAS,  the Lee Coun ty Land Devel opmen t Code provi des for certai n

adm i n i strati ve changes to pl anned devel opmen t master concept pl ans and pl anned un i t

devel opmen t fi n al  devel opmen t pl ans;  and

WHEREAS,  the subject app l i cati on and pl ans have been revi ewed by the Lee Coun ty

Departmen t of Commun i ty Devel opmen t i n accordance wi th appl i cabl e regu l ati ons for

compl i ance wi th al l  terms of the adm i n i strati ve approval procedu res;  and

WHEREAS,  i t i s found that the proposed amendmen t does not i n crease densi ty or

i n tensi ty wi th i n the devel opmen t;  does not decrease buffers or open space requ i red by the

LDC;  does not underu ti l i ze publ i c resou rces or i n frastru ctu re;  does not reduce total open

space,  bu fferi n g,  l andscap i ng or preservati on areas;  and does not otherwi se adversel y

impact on su rround i ng l and uses.

NOW,  THEREFORE ,  I T I S HEREBY DETERM I NED that the app l i cati on for

adm i n i strati ve approval for an amendmen t to appl y a conversi on factor to the exi sti ng

mi n i -warehouse and publ i c warehouse use to cal cu l ate the remai n i n g avai l abl e

devel opmen t i n tensi ty i s APPROVED, subject to the fol l owi ng condi ti ons:

1 .  Devel opment of addi ti onal  retai l  and general /medi cal  offi ce space i s l imi ted to

the remai n i ng al l owance of 97,000 square feet.  A maximum of one warehouse

establ i shment i s approved and must be devel oped i n substan ti al  compl i ance

wi th the Devel opment Order approval , DOS201 7-00022.  

2. Except as amended herei n , fu tu re devel opment must be i n compl i ance wi th the

amended Master Concept Pl an , dated 9/1 2/201 4, per ADD201 4-001 51 .   A

reduced copy i s attached hereto (see Exh ibi t “F” ) .

3.  The terms and condi ti ons of the ori gi nal  zon i ng resol u ti ons remai n i n fu l l  force

and effect.

4.  I f i t i s determi ned that i naccurate or misl eadi ng i n formati on was provi ded to

the County or i f th i s deci si on does not compl y wi th the LDC when rendered,

then , at any time, the Zon i ng Manager may i ssue a modi fi ed deci si on that

compl i es wi th the Code or revoke the deci si on .   I f the approval i s revoked, the

appl i can t may acqu i re the necessary approval s by fi l i ng an appl i cati on for

publ i c heari ng i n accordance wi th Chapter 34.   
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Exh i bi ts:
A – STRAP Number
B – Z-1 4-01 1
C – Narrati ve
D – TI S Anal ysi s
E – DS Staff F i n d i ngs
F – ADD201 4-001 51  

 
Duly passed, adopted, and electronically signed on 2/8/2018 by 
 
Audra Ennis, Zoning Manager 
Lee County Community Development
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Professional Engineers, Planners & Land Surveyors

·   SERVING THE STATE OF FLORIDA  ·
_____________________________________________________________________________________________

10511 Six Mile Cypress Parkway ·  Suite 101 ·  Fort Myers, Florida 33966
Phone 239-939-5490 ·  www.bankseng.com ·  Fax 239-939-2523

Engineering License No. EB 6469 ·  Surveying License No. LB 6690

Legal Description


Overall Estero Oaks MPD


ESTERO OAKS, a subdivision lying in Section 22, Township 46 South, Range 25


East, according to the plat thereof recorded at Instrument Number


2014000255995, in the Public Records of Lee County, Florida.


REVIEWED 
ADD2017-00106 
Mike Laskowski, Planning 
Technician 
Lee County - DCD Planning 
7/10/2017
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Professional Engineers, Planners & Land Surveyors

·   SERVING THE STATE OF FLORIDA  ·
_____________________________________________________________________________________________


10511 Six Mile Cypress Parkway ·  Suite 101 ·  Fort Myers, Florida 33966

Phone 239-939-5490 ·  www.bankseng.com ·  Fax 239-939-2523


Engineering License No. EB 6469 ·  Surveying License No. LB 6690

Minor Administrative Amendment to Estero Oaks MPD

Commercial Lots 1-8


ADD2017-00106

Narrative of Request


Revised December 6, 2017

Request Summary

The applicant is requesting a minor administrative amendment for the commercial lots 1-

8 only of the Estero Oaks Mixed Use Planned Development (MPD) to allow the addition

of a conversion table for self-storage/mini-warehouse use.  A revised project intensity for


commercial lots of 85,636 sf of mini-warehouse and 97,000 sf of commercial retail / office

is included to further support the inclusion of the conversion table.

The original approved intensity was based on the highest possibly traffic generator within

the schedule of uses. Mini-warehouses are included in the existing schedule of uses for


this project.  The applicant is proposing the addition of a conversion table, shown below,

for retail and mini-warehouse use since mini-warehouses generate significantly less trips

than retail uses.  Approval and use of the conversion table submitted with this request will


not exceed the PM Peak Hour trip generation levels that were approved under the current

zoning. The proposed methodology is consistent with recent trip conversions done within

other approved developments in Lee County.  When the commercial parcels are sold,

they will include deed restrictions limiting the use and intensity for further protection.  Both


mini-warehouses and public warehouse utilize the same ITE code for traffic generation

rates - mini-warehouses, so the conversion is the same for either use.  The following

equation is proposed:

Mini-warehouse/warehouse, public calculated at a factor of 0.0534238 of retail.

85,636 SF warehouse X 0 .0534238 = 4,575 SF retail

Exhibit C
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The applicant is not proposing any changes to the Master Concept Plan that was


approved by ADD2014-00151.  No new deviations are included with this request.


Background and Approval History


The overall 36.3 acre Estero Oaks MPD is located at the northwest corner of Three Oaks
Parkway and Estero Parkway.  The subject property is located in the Urban Community

future land use category within the San Carlos Planning Community.

The overall Estero Oaks MPD project originally received zoning approval on June 18,

2014 pursuant to zoning resolution Z-14-011, which approved a rezoning from
Commercial Planned Development (CPD) to MPD to allow 280 dwelling units including

63 bonus density units and 130,000 square feet of retail and general/medical office space. 
The  property that will utilize the conversion table was identified as lots 1 – 3 on the MCP.

The zoning has been administratively amended once on September 24, 2014 via

ADD2014-00151 which updated the open space on the MCP and added a new deviation
for requirement for a paved turnaround for a resident only access.

The overall MPD has been platted and the infrastructure was constructed under
DOS2003-00093.  Development order DOS2017-00022 was approved on June 13, 2017

for a self-storage/mini-warehouse facility on lot 1 which is the reason for this application.
The Traffic Impact Statement from this development order application is attached for
backup for the proposed conversion table. On page 3 of this report, 3rd paragraph under
Trip Generation Equivalency, the report states that 85,636 s.f. of self-storage is equivalent
to trips generated by 4,575 s.f. of retail. Please note there is a typographical error in the

last portion of this statement in the report and the 18,550 square feet is actually 18,718

s.f. of self-storage for every 1,000 s.f. of retail.  Using traffic trip equivalency, the remaining
commercial retail / office would equal 125,425 sf.
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There is no dispute that the transportation impacts will be the same or less by using the
trip conversion table. Perhaps someone could suggest that the additional floor area could
have a visual impact.  The applicant does not believe there will be a visual impact, but to

address the concern that there could be an adverse impact to surrounding land uses
under the administrative review process, the applicant proposes to REDUCE the

approved Project Intensity for the commercial lots by approximately 22% or 28,425 sf of
commercial retail / office uses.  This would translate to less traffic and commercial building
size/coverage/height while still allowing the applicant to develop the remaining
commercial lots.  This reduction enhances the fact that there are no potential adverse
impacts by the approval of our application for a conversion table.  All permitted
development regulations stay the same.  Therefore, the applicant proposes a new revised
total Project Intensity for the commercial lots of 85,636 sf of mini-warehouse and 97,000

sf of commercial retail / office.

LDC Consistency/Minimal Modification

LDC Section 34-377(a)(5) in part provides that applications for administrative approval
will be processed as administrative amendments in accordance with Section 34-380. This
section also states that administrative amendments may be granted by the Director upon
a finding that public health, safety, and welfare will not be adversely affected by the

request.  LDC Section 34-380(a) provides that amendments to an approved master
concept plan or its attendant documentation may be requested at any time during the
development of or useful life of a planned development.  LDC Section 34-380(b) provides
that the Director may approve any change to the interior of the development that does not
increase height, density or intensity (i.e., number of dwelling units or quantity of
commercial or industrial floor area).  This section of the code further specifies that “the
Director may not approve a change that will result in the substantial underutilization of
public resources and public infrastructure committed to the support of the development.”
In addition, this section provides that “the Director may not approve changes that will
result in a reduction of total open space, buffering, landscaping and preservation areas

or that will adversely impact surrounding land uses.”

The request is consistent with the administrative amendment requirements contained in

LDC Section 34-380(b).  The request is specific to portions of the development located in


the interior of the planned development.  There are no changes proposed to the buffering

or property development regulations and the conversion ratios proposed result in a

reduction of intensity and trip generation. The request will not increase height, density or

intensity.  The request will not result in the substantial underutilization of public resources


and public infrastructure committed to the support of the development.  The request will

not result in a reduction of total open space, buffering, landscaping or preservation areas


and will not adversely impact surrounding land uses.  The requested amendment is a


minimal necessary modification to the already approved planned development to allow

the project to proceed with development.
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Conclusions

The request promotes the development potential and economic viability of the site.  The

request affects interior portions of the approved planned development.  The request will
not increase height, density or intensity.  The request will not result in the substantial
underutilization of public resources and public infrastructure committed to the support of

the development.  The request will not result in a reduction of total open space, buffering,
landscaping or preservation areas and will not adversely impact surrounding land uses.
The proposed amendment is a necessary minimal modification to the approved planned
development to allow development to proceed.  The proposed modifications do not

change the fact that the project is consistent with the Lee Plan and the LDC.  
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           ADMINISTRATIVE AMENDMENT (PD) ADD2014-00151


ADMINISTRATIVE AMENDMENT

  LEE COUNTY, FLORIDA


WHEREAS, Estero Three Oaks Partners, LLC filed an application for an 

administrative amendment to a Mixed Planned Development on a project known as Estero 

Oaks MPD to amend the open space calculations for individual tracts, while keeping the 

overall open space calculations the same, and to request the following deviation:

A deviation from LDC Section 34-1748 (5) which requires a paved turnaround, 

having a turning radius sufficient to accommodate a U-turn for a single unit 

truck (SU) vehicle to be provided on the ingress side of the gate to allow for a 

paved turn-around having a turning radius sufficient to accommodate a U-turn 

for a passenger vehicle for one of the three ingress and egress points to the 

residential tract of the development.


on property located at the northwest corner of Three Oaks and Estero Parkways., described 

more particularly as:


LEGAL DESCRIPTION:  In Section 22, Township 46 South, Range 25 East, Lee 

County, Florida:


ATTACHED AS EXHIBIT “A”


WHEREAS, the property was originally rezoned in Resolution number Z-14-011; and


WHEREAS, the subject property is located in the Urban Community Future Land Use 

Category as designated by the Lee Plan; and


WHEREAS, the Lee County Land Development Code provides for certain 

administrative changes to planned development master concept plans and planned unit 

development final development plans; and


WHEREAS, the applicant wishes to amend the open space table of the Master 

Concept Plan by adjusting the open space requirements for some tracts, while keeping the 

total area of the open space the same; and

WHEREAS, the residential portion of the site contains three entrances from the 

internal road; and


WHEREAS, the applicant wishes to designate the southwest entrance to the 

residential tract as “residents only” entrance; and
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WHEREAS, the applicant is requesting a deviation from LDC Section 34-1748 (5) 

which requires a paved turnaround, having a turning radius sufficient to accommodate a 

U-turn for a single unit truck (SU) vehicle to be provided on the ingress side of the gate to 

allow for a paved turn-around having a turning radius sufficient to accommodate a U-turn for 

a passenger vehicle for the “residents only” entrance; and


WHEREAS, this development will contain two other access points, each with a 

turning radius sufficient to accommodate a U-turn for a single unit truck (SU) vehicle; and


WHEREAS, due to the existing site constraints, it is not practical to a provide turning 

radius sufficient to accommodate a U-turn for a single unit truck (SU) vehicle but it is 

possible to provide a paved turn-around having a turning radius sufficient to accommodate a 

U-turn for a passenger vehicle for the southwestern entrance to the residential tract of the 

development; and


WHEREAS, the applicant is proposing signage to warn guests, visitors, and delivery 

trucks that the secondary access on the southwest side of the development is for residents 

only and indicate the location of other entrances to the development; and


WHEREAS, the subject application and plans have been reviewed by the Lee County

Department of Community Development, including Divisions of Development Services and 

Environmental Sciences, in accordance with applicable regulations for compliance with all 

terms of the administrative approval procedures; and


WHEREAS, it is found that the proposed amendment does not increase density or 

intensity within the development; does not decrease buffers or open space required by the 

LDC; does not underutilize public resources or infrastructure; does not reduce total open 

space, buffering, landscaping or preservation areas; and does not otherwise adversely 

impact on surrounding land uses.


NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for 

administrative approval for an amendment to Mixed Use Planned Development to amend 

the open space calculations for individual tracts, while keeping the overall open space 

calculations the same, and to request a deviation from LDC Section 34-1748 (5) which 

requires a paved turnaround, having a turning radius sufficient to accommodate a U-turn for

a single unit truck (SU) vehicle to be provided on the ingress side of the gate to allow for a 

paved turn-around having a turning radius sufficient to accommodate a U-turn for a 

passenger vehicle for one of the three ingress and egress points to the residential tract of the 

development is APPROVED subject to the following conditions:


1 The Development must be in compliance with the amended Master Concept 

Plan, dated 9/12/2014.  Master Concept Plan for ADD2014-00151 is hereby 

APPROVED and adopted.  A reduced copy is attached hereto as Exhibit “B”.


2. The terms and conditions of the original zoning resolution remain in full force 

and effect, except as amended herein.


ADD2014-00151  Lee County ePlan
ADD2017-00106  Lee County ePlan



CASE NO. ADD 2014-00151      Page 3 of 3


3. The deviation approved herein is only applicable to the southwest entrance to 

the residential tract of this development, and must be designed and built in 

substantial compliance with the plot plan attached hereto as Exhibit “C”.


4. Appropriate signage, including “Residents Only” and “No Trucks” signs must 

be installed at the southwest entrance and direct the visitors and trucks to the 

main entrance of the residential tract.


5.  Development order plans must depict open space in compliance with the 

approved revised MCP open space calculations table.


6. If it is determined that inaccurate or misleading information was provided to 

the County or if this decision does not comply with the LDC when rendered, 

then, at any time, the Director may issue a modified decision that complies 

with the Code or revoke the decision.  If the approval is revoked, the applicant 

may acquire the necessary approvals by filing an application for public hearing 

in accordance with Chapter 34. 

Attachments:  Exhibit A: Legal Description

   Exhibit B: Master Concept Plan

   Exhibit C: Plot Plan (Gate and Signage Exhibit)


BY: ________________________________

        Electronically Signed by

        Pam Houck, Director

        Division of Zoning

        Department of Community Development


DULY PASSED AND ADOPTED ON 9/24/2014
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EXHIBIT A


APPROVED

ADD2014-00151

Chick Jakacki, Planner

Lee Co Division of Zoning

 8/14/2014
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