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Chahram Badamtchian, Senior Planner
Lee County Community Development  December 14, 2022
1500 Monroe St.
Fort Myers, FL 33902

Re: Miromar Lakes MPD/DRI
DCI2022-00052 � Amendment
DRI2022-00004 � Amendment to DRI Development Order
Sufficiency #1 Re-Submittal

Mr. Badamtchian,

In response to the comment letter dated November 23, 2022, enclosed are the following
items for your review:

1. Revised Request Statement
2. Sketch and Legal Description
3. Exhibit H from Z-13-020

In addition to the above items, written responses to the comments are provided below:

Planning Review:

Please expand on the amendment's consistency with the Lee Plan. The Lee Plan analysis
should, at a minimum, address Goal 15: University Community. Policies 15.1.1 and
Policies 15.1.2 are especially affected, as Research and Development and Multi-family
uses are being reduced in favor of Single-family development.

Please contact Joseph Sarracino at JSarracino@leegov.com or by calling 239-533-8984 with
any questions regarding the above review comments.

Please see the attached revised Request Statement which addressed consistency with Policy 1.5.2.

Policy 1.5.1 is not applicable and is therefore not included in the request statement. Policy 1.5.1 states that
Lee County will promote, through public and private economic and business development initiatives, the
University Community as a catalyst for economic diversification and the promotion of employment in Lee
County and the Region. The second sentence states that the concentration of this activity will be on
scientific research and high technology development. Nothing in this policy requires that all uses be related
to scientific research or technology, nor does this policy have applicability to the proposed amendment or
the existing development approvals.

The commercial areas that had been planned as part of this DRI were located and intended to support the
retail and shopping needs of the area. With the development of Gulf Coast Town Center, the commercial
demand for this property has diminished. Some of the commercial uses that were originally intended have
been built adjacent to FGCU on the south, but there is very little to no market for the remaining
commercial uses that were intended for this property.
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Legal Description Review:

Sec. 34-202. - Submittal requirements for applications requiring public hearing.
(5) Legal description and sketch to accompany legal description.
Please submit the legal description and sketch for the subject property. Item #5 was
not included in the approved waiver.

Please contact Richard R Burris at RBurris@leegov.com or by calling 239-533-8516 with any
questions regarding the above review comments.

Please see the attached legal description and sketch.

Environmental Review:

The application did not include an analysis of the open space. Please demonstrate
compliance with the required open space. Converting commercial uses which require 30%
open space to residential which require 40% open space may or may not be an issue
depending on how much open space was required per the zoning approvals. If the overall
development has a surplus, please demonstrate the how the surplus to ensure that LDC
Section 10-415(a) and/or the zoning resolution are met.

Please contact Elizabeth A Workman at EWorkman@leegov.com or by calling 239-533-8793
with any questions regarding the above review comments.

The proposed amendment does not seek to convert commercial parcels or areas to residential. The
proposed amendment seeks to decrease the commercial intensity and multi-family density to offset an
increase in single family density. This will therefore have no impact on the open space calculation as
the calculation is not based on the intensity of commercial development vs. residential, but rather the
land area for commercial vs. residential (which is not changing).

The zoning resolution Z-13-020 contains an open space requirement detailed in Exhibit H to the
resolution (attached). If there is any change to the open space requirement as a result of this
amendment, it will be to decrease the required open space. This may occur because the single family
units will increase, many of which may be greater than 6,500 sq. ft. in lot area, while the overall areas
designated for residential and commercial uses will remain the same.

If there are any questions, please do not hesitate to call me.

Sincerely,

DeLisi, Inc.

Daniel DeLisi, AICP
President

DCI2022-00052  Lee County ePlan Additional info dated 12-14-2022



MIROMAR LAKES MPD/DRI CPD

AMENDMENT REQUEST STATEMENT

Introduction/ Entitlement History

The proposed MPD/DRI amendment application requests the conversion of commercial

uses within the DRI to additional residential units. The developable areas delineated in the

approved Master Concept Plan will remain the same and will be consistent with all other

parameters under the zoning and DRI approvals. The most recent amendment to the

MPD/DRI, which was approved in 2013, allows for the following overall development

parameters in accordance with Condition 1b of Resolution Z-13-020:

The expected intensity of commercial uses has not been realized, but the number of single-

family residential units is expected to exceed prior estimates. The zoning and the DRI

allowed for the conversion of multi-family units to single family units but did not

specifically provide for the conversion of commercial intensity to residential density. The

total number of single-family units to be developed is anticipated to exceed the DRI

approved number of units while the number of multi-family units and the allowable floor

area of commercial are both anticipated to be less than expected and approved. 

The proposed amendment requests a conversion of a portion of the existing commercial

intensity to residential density as outlined in the table below. This request will simply

convert some of the existing commercial intensity to residential density to be used within

the already approved residential areas on the Master Concept Plan. Therefore, there are no

changes needed or requested with respect to the Master Concept Plan.
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Miromar Lakes MPD/DRI Amendment - 2 -

Land Use Approved Proposed

Single Family Residential 700 units 1,592 units

Multi-family Residential 1,900 units 1,474 units

Retail 250,000 sq. ft. 125,000 sq. ft.

Office 340,000 sq. ft. 25,000 sq. ft.

Research and Development 40,000 sq. ft. 0 sq. ft.

Hotel 450 rooms 150 rooms

Adjacent Uses:

The subject property is in an area of existing development and infrastructure that supports

the proposed amendment. The Miromar Lakes MPD/DRI extends over the north and south

sides of Florida Gulf Coast University (FGCU) and on both the east and west sides of Ben

Hill Griffin Parkway. The property borders Alico Road and Center Place on the north,

Grandezza and the Estero Parkway Extension to the South, Wild Blue to the east and I-75 to

the west, with FGCU in the middle of the DRI. 

The property has direct access to Ben Hill Griffin Parkway and the Estero Parkway

Extension. 

Zoning Justification:

The subject property was originally zoned MPD (Mixed Use Planned Development) in
1999 under Z-99-029 and subsequently has been amended several times. The proposed
zoning amendment seeks to convert some of the existing commercial entitlement to
residential units to be built on areas already designated for residential development.
The design of the master concept plan, compliance with the land development code and
the overall impacts to transportation infrastructure have already been evaluated and
found to be consistent with both the Lee Plan and the Land Development Code. 

Planned Development Design and Decision-Making Criteria

Land Development Code Section 34-411 outlines the general standards for approval of
planned developments.

(a) Consistency with the Lee Plan

The proposed zoning amendment is consistent with the comprehensive plan. The subject
property is located in the University Community future land use category, which allows for up
to 6,510 total residential units. All of the land area within the University Community land use
category has been zoned. The proposed amendment requests an increase of 466 single-family
dwelling units to the total number of residential units within the University Community future
land use category. 
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Currently the following residential developments have been permitted:

Project # of Units
Miromar Lakes 2,600
Centerplace 1,654
Gulfcoast Town Center 600

Total 4,854

Remaining Units 1,656

Within the University Community future land use category there are still 1,360 units remaining
that are not included within any planned development. The proposed request does not increase
the total number of residential units above the number of units allowed in the future land use
category. 

The subject property has been found to be consistent with the Lee Plan and Goal 15 specifically
on several occasions. The proposed amendment does not affect any other requirements of the Lee
Plan because it has no impact on natural resources and is located in an urban area where public
services already exist. Public Services have sufficient capacity to meet the demands of an
additional 466 residential units offset by a commensurate reduction in commercial uses. There
are no new areas of development being approved by this action. 

The proposed amendment is consistent with Goal 15 and specifically Policy 15.1.2, which
requires the provision of a mix of housing types in the University Community land use category.
The subject property has been developed and will continue to be developed with a mix of single
and multi-family products that include a variety of price points. The proposed amendment, while
increasing the number of single-family units, does not eliminate the existing or future multi-
family development. There are apartments recently approved for GCTC as well as other multi-
family developments that have been built and will continue to be built in the University
Community, including Miromar Lakes. In accordance with 15.1.7 there is and will continue to be
a diverse mix of uses in the university community and within the Miromar Lakes MPD, which
includes single family, multi-family and commercial development. This diverse mix of uses has
been facilitated by the provision of the connection road within the Miromar Lakes MPD south of
the University to the Mixed Use, multi-family and commercial University Village portion of the
Miromar Lakes MPD. The connection road is consistent with Policy 15.1.11.

(b) Compliance with the Land Development Code 

Any proposed development will be required to comply with the Land Development Code
regulations in effect at the time of the application, except as otherwise described in the Planned
Development or requested as a deviation in the Planned Development. 

The subject property is designed to comply with the provisions of the Land Development Code
and has previously been found consistent with the Code. The proposed amendment does not
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request any new deviations from the Land Development Code nor does the amendment request
any change to the design or layout of the development as set forth in the master concept plan.
The site plan has already been evaluated as to consistency with the Land Development Code and
no changes are proposed.

(c) Minimize the negative effects of the resulting land uses on surrounding
properties

The additional residential units will be located within the existing residential tracts on the east
side of Ben Hill Griffin Parkway on the north and south sides of the FGCU campus, within
unbuilt areas of the MPD/DRI. The residential properties are well separated from surrounding
land uses and will be of consistent character with the existing development. The proposed
amendment requests a decrease in the number of multi-family units and an increase in single
family units. Therefore, there will not be any changes to the internal compatibility that has
previously been assumed or evaluated.

(d) The tract or parcel shall have access to existing or proposed roads:

(1) In accordance with chapter 10 and as specified in the Lee Plan
transportation element;

(2) That have either sufficient existing capacity or the potential for expanded
capacity to accommodate both the traffic generated by the proposed land use
and that traffic expected from the background (through traffic plus that
generated by surrounding land uses) at a level of service D or better on an
annual average basis and level of service E or better during the peak season,
except where higher levels of service on specific roads have been established
in the Lee Plan; and 

 (3) That provide ingress and egress without requiring site-related industrial
traffic to move through predominantly residential areas. 

The proposed development has direct access to Ben Hill Griffin Parkway, an arterial road in Lee
County, as well as the Estero Parkway Extension. In accordance with the attached
transportation memo, the proposed amendment will not increase the total traffic assumed in the
DRI or MPD applications. Furthermore, the proposed amendment seeks to continue the
development of residential units on properties that have already been designated for residential
development. There are no proposed changes to land uses and no industrial areas located within
the MPD. 

 (e) If within the Lee Tran public transit service area, the development shall be
designed to facilitate the use of the transit system. 
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The subject property is within the Lee Tran public transit service area. The #60 bus serves the
subject property along Ben Hill Griffin Parkway. 

 (f) Development and subsequent use of the planned development shall not create or
increase hazards to persons or property, whether on or off the site, by increasing
flooding, erosion or other danger, nor shall it impose a nuisance on surrounding land
uses. 

The proposed development will not increase flooding or cause nuisance on surrounding land
uses. The development areas have already been approved for development. Therefore, the
proposed amendment will have no impact on the existing and projected impervious surface area
for the site, the water management system or the existing environmental resource permit
approved by the South Florida Water Management District. 

 (g) Preserve natural, historic or archaeological features of the site, particularly
mature native trees and other threatened or endangered native vegetation. 

The proposed amendment does not seek to change any of the approved development or
conservation areas on the Master Concept Plan. Therefore, there will be no impact on indigenous
preservation areas or any historic or archeological features on site. 

(h) Creative use of the open space requirement to produce an architecturally
integrated human environment. This shall be coordinated with the achievement of
other goals, e.g., the preservation or conservation of environmentally sensitive land
and waters or archaeological sites. 

The proposed amendment does not change the existing approved Master Concept Plan or any
designated open space areas. The design of the development remains consistent with these
criteria. 

(i) Site planning and design shall minimize any negative impacts of the planned
development on surrounding land and land uses. 

The proposed amendment will increase the total amount of single-family product within the
existing designated residential areas and decrease the total number of multi-family units. The
proposed amendment will lessen any impact on internal land uses and external land uses on the
FGCU campus and surrounding developments. 

(j) Where a proposed planned development is surrounded by existing development
or land use with which it is compatible and of an equivalent intensity of use, the
design emphasis shall be on the integration of this development with the existing
development, in a manner consistent with current regulation. 
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The Miromar Lakes MPD is surrounded by existing and planned residential development as well
as the FGCU campus. Miromar has worked closely with FGCU to provide a roadway
interconnect with University Village where there are complimentary uses. In other areas,
development is separated by existing lakes and conservation areas. The proposed amendment
does not seek to change this project design.

(k) Where the proposed planned development is surrounded by existing
development or land use with which it is not compatible or which is of a significant
higher or lower intensity of use (plus or minus ten percent of the gross floor area per
acre if a commercial or industrial land use, or plus or minus 20 percent of the
residential density), or is surrounded by undeveloped land or water, the design
emphasis will be to separate and mutually protect the planned development and its
environs. 

The existing and proposed development is surrounded by compatible uses. 

(l) In large residential or commercial planned developments, the site planner is
encouraged to create sub-units, neighborhoods or internal communities which
promote pedestrian activity and community interaction. 

The Miromar Lakes Community is divided into small neighborhoods and designed to be
pedestrian friendly. The community is well amenitized and provides for community interaction
on a scale that is exceptional even among large, planned developments elsewhere in Lee County.
The proposed amendment will simply provide more housing opportunities in this unique
community. 

(m) In order to enhance the viability and value of the resulting development, the
designer shall ensure the internal buffering and separation of potentially conflicting
uses within the planned development. 

The existing and approved development does not have any uses that are internally incompatible.
The proposed amendment does not change this.

(n) Density or type of use, height and bulk of buildings and other parameters of
intensity should vary systematically throughout the planned development. This is
intended to permit the location of intense or obnoxious uses away from incompatible
land uses at the planned development's perimeter, or, conversely, to permit the
concentration of intensity where it is desirable, e.g., on a major road frontage or at an
intersection. 

The existing and approved development does not have any uses that are internally or externally
incompatible with adjacent uses. The proposed amendment does not change this. 
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(o) Minimum parking and loading requirements are set forth in article VII, divisions
25 and 26, of this chapter. Where land uses are generators of occasional peak demand
for parking space, a portion of the required parking may be pervious or semi-
pervious surfaces, subject to the condition that the parking area is constructed and
maintained so as to prevent erosion of soil. In all cases, sufficient parking must be
provided to prevent the spilling over of parking demand onto adjacent properties or
rights-of-way at times of peak demand. 

No deviations from parking requirements are being requested. 

(p) Internal consistency through sign control, architectural controls, uniform planting
schedules and other similar controls is encouraged. 

In accordance with Chapter 10 of the Land Development Code, landscape design and
architecture will comply with County design guidelines.

Summary:

As detailed in the Lee County Land Development Code, the attached application
demonstrates the following:

1.  The applicant is compliant with the Land Development Code and other applicable
codes or regulations;

2. The request will meet or exceed all performance and location standards;
3. The requested plan is consistent with the intensities and general uses set forth in the

Lee Plan;
4. The request is compatible with the existing uses in the surrounding areas;
5. Adequate infrastructure exists to accommodate this development; and
6. The request will not adversely affect environmentally critical areas and natural

resources.

Based on compliance with Lee County Land Development Code and other applicable
regulations, we respectfully submit that this zoning amendment application will not
place an undue burden upon existing transportation or planned infrastructure facilities.
Similarly, the proposed use is appropriate at the subject location, and is compatible with
existing uses in the surrounding area.  For these reasons, the requested amendment
should be approved.
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