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1375 Jackson Street, Suite 206   Fort Myers, FL 33901    239-334-3366    www.larueplanning.com 

 
February 19, 2018 
 
Mr. Ray Eubanks, Plan Processing Administrator  
Division of Community Planning and Development 
Department of Economic Opportunity 
107 East Madison Street 
Caldwell Bldg., MSC 160 
Tallahassee, Florida 32399 
 
Reference: City of Fort Myers Proposed Comprehensive Plan Amendments (Expedited Review) 
 
Dear Mr. Eubanks: 
 
The City of Fort Myers Local Planning Agency (LPA) held a public hearing on March 1, 2017 to review the 
proposed Comprehensive Plan Amendments. The LPA forwarded its recommendation to the City Council 
for transmittal of the Plan Amendments to the State Land Planning Agency (SLPA) for its review. The City 
Council held a public hearing to review the proposed Comprehensive Plan Amendment on April 17, 2017 
and voted to continue the item to August 7, 2017. The City Council held a public hearing to review the 
proposed Comprehensive Plan Amendment on August 7, 2017 and voted to continue the item on 
February 5, 2018. 
 
On February 5, 2018, the City Council held a transmittal public hearing, at which time the Council 
authorized transmittal of the Comprehensive Plan Amendments as set forth herein, along with other 
required documentation, for an Expedited Review by the SLPA. 
 
Pursuant to the State Expedited Review process guidelines, enclosed are three (3) copies (one printed 
copy and two compact discs) of the above referenced proposed Amendment to the Comprehensive Plan 
for the City of Fort Myers.  
 
The Amendment package consists of: 
 

• Text Amendment to Future Land Use Element Policies 
 

•  Future Land Use Map (FLUM) Amendment adding a new FLUM designation. 
 

• Agenda and minutes from the Local Planning Agency and City Council public hearings. 
 

• Support documents and summaries on which the LPA and Council recommendations were 
based.  

 
A copy of the Comprehensive Plan Amendment package and this transmittal letter have been submitted 
to the following agencies (via email) on the above captioned date: 
 

Southwest Florida Regional Planning Council 
South Florida Water Management District 
Florida Department of Education 
Florida Department of State 
Florida Department of Transportation, District 1 
Florida Department of Environmental Protection 
Lee County Community Development 
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In summary, the Plan Amendment package contains an amendment to the Future Land Use Map adding 
the Future Land Use designation Midtown. Also, the package includes a text revision to Future Land Use 
Policies wherein: 
 

The maximum base density (not including bonus allocations) is proposed to be increased for the 
Downtown District Future Land Use Category in Policy 1.7 from 35 dwelling units per acre to 70 
dwelling units per acre. The standard allowable intensity [quantified as floor area ratio (FAR)] for 
the Downtown District has been reduced from eighteen (18) FAR to eight (8) FAR. However, the 
existing Policy applied FAR to residential and non-residential uses. It is proposed that FAR will 
now only apply to non-residential uses. 

 
The Midtown Future Land Use is a new Future Land Use Category proposed in Future Land Use 
Policy 1.8 with a maximum base density (not including bonus allocations) of 70 dwelling units per 
acre and a maximum non-residential FAR of eight (8). The Future Land Use Map is proposed to 
be amended to depict the Midtown Future Land designated areas. Currently, this area has Future 
Land Use Category designations of Downtown, Traditional Community, and Corridor Commercial. 

 
Density and intensity limits are no longer included in the Comprehensive Plan for the individual 
zoning districts. The Land Development Regulations will specify the standard density and 
intensity ranges for each zoning district. 

 
Bonus density will no longer be allocated based on the criteria in existing Future Land Use Action 
1.7.7. The remaining items in renumbered Policy 1.7.5 will become requirements for all new 
developments, which will be implemented in the Land Development Regulations. 

 
Bonus density, bonus intensity, and bonus height, will now be allocated according to proposed 
Future Land Use Policy 1.9. A maximum bonus of 30% above the standard density, intensity, and 
height will be allowed in the Downtown District and Midtown South District for properties which 
are greater than one-half acre. A maximum bonus of 40% above the standard density, intensity, 
and height will be allowed in the Downtown District and Midtown South District for properties 
which are one-half acre or less. Developments approved for bonus density, intensity, or height 
will be subject to a bonus incentive requirement, the standards and procedures for which shall be 
outlined in the Land Development Regulations. The aggregate maximum number of bonus 
dwelling units available within the Downtown and Midtown Future Land Use designations shall be 
based on surplus utility capacity which is available in the phase of the proposed development 
according to new Map F. 

 
A study has been conducted to determine the amount of surplus utility capacity which is currently 
available past build-out at the proposed base densities. With the current utility infrastructure, it 
has been determined that the system can accommodate additional capacity past the proposed 
base density as follows, within each phase area, as depicted on proposed Map F. Surplus 
capacity is expressed in equivalent dwelling units (EDUs) which can be converted to residential 
dwelling units or office/commercial space. 
 

  Phase Area 1: 827 Surplus EDUs 
  Phase Area 2: 1,500 Surplus EDUs 
  Phase Area 3A: 400 Surplus EDUs 
  Phase Area 3B: 326 Surplus EDUs 
  Phase Area 4: 802 Surplus EDUs 
 

Proposed Future Land Use Policy 1.10 provides for residential neighborhood protection by 
limiting building heights to 6 stories for new development and redevelopment adjacent to 
properties zoned Urban General. Bonus height cannot be approved in violation of this Policy. 
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It is anticipated the proposed Amendments will be adopted in April 2018. 
 
The proposed Plan Amendment package is not applicable to an area of critical state concern. 
 
The contact person for this Plan Amendment is: 
 

James G. LaRue, AICP, Planning Consultant 
LaRue Planning & Management Services, Inc. 
1375 Jackson Street, Suite 206, Fort Myers, FL 33901 
239-334-3366   E-Mail: jim@larueplanning.com 

 
The Plan Amendment package and the Comments Report will be made available for public inspection 
during normal business hours at the following location: 
 

City of Fort Myers 
1825 Hendry Street, Suite 101 
Fort Myers, FL  33901 

 
Should you have any questions or require additional information, please do not hesitate to contact me. 
 
 
Sincerely,  
 
 
James G. LaRue, AICP 
President 
 
 
 

 

mailto:jim@larueplanning.com
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Summary- New and Current and Prior Future Land Uses 
 

Category New Current name and 

allowable uses as of Ord 

3562 adopted Aug. 2, 2010 

Symbol Current Prior name and allowable uses before 

Ord. 3562 adopted Aug. 2, 2010 

1. Residential Low Density:  
low-density single family, 

1-8 du/acre* 

RLD AAA low density single family, 1.36 du/acre  

AA low density single family, 5.45 du/acre  

A low density single family, 6.22 du/acre  

A-1 medium density single family, 7.26 du/acre  

A-1D medium density single family/duplex, 

7.26 du/acre  

Heritage Lakes single family district, low 

density- max 185 units 

2. Residential Medium Density:  
medium and high-density 

multi-family, 5-16 du/acre*, 

max. 20 du/acre 

RMD A-2 medium density multi-family, 12 du/acre  

A-3 high density multi-family, 16 du/acre 

3. Special Development : large 

scale development (i.e. DRI) 

with an average density of 

3 du/acre 

S/C Eastwood Village Mixed Use: allows 2,600 du, 

200,000 SF retail, 75,000 SF office, and 150 

hotel rooms  

Mixed Use-Residential: allows mixed-use 

development, max. 3 du/acre  

Master Development Plan: allows mixed use 

development, max. 3 du/acre  

4. Traditional Community: 

mixed use development, 8-25 

du/acre*, max. 35 du/acre 

T/C PO: office and limited commercial uses, 16 

du/acre  

B-1: general commercial uses, 25 du/acre  

B-2: intensive commercial uses, 25 du/acre  

MU: approved through PUD process 

5. Corridor Commercial: 

mixed use development, 

8-25 du/acre*, max 60 du/ac 

C/C PO: office and limited commercial uses, 16 

du/acre  
B-1: general commercial uses, 25 du/acre  
B-2: intensive commercial uses, 25 du/acre  
MU: approved through PUD process 

6. Downtown: intensive mixed 

use development, 6-35 

du/acre*, max 12-7570 

du/acre, with additional 

density allowed through the 

bonus incentive program 

and approved through the 

Planned Unit Development 

process.* 

D/T Urban Core: intensive mixed use, 50-100 

du/acre  
Urban Center: medium mixed use, 30-60 

du/acre  
Urban General: limited mixed use, 6-12 

du/acre  
Civic: publicly owned lands for public use  
Civic Recreation: downtown parks  
District: downtown industrial areas  
Parking Structure Overlay: replaced with 

Convention Center Hotel Overlay 
7. Airport: Mixed commercial 

and industrial uses 
A/P A-3 High density multi-family  

I-1 Light industrial uses 
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Category New Current name and 

allowable uses as of Ord. 

3562 adopted Aug. 2, 2010 

Symbol Current Prior name and allowable uses before 

Ord. 3562 adopted Aug. 2, 2010 

8. Industrial: light and heavy 

light industrial uses, no 

residential uses 

IND I-1 Light industrial uses, no residential uses  
I-2 Heavy industrial uses, no residential uses 

9. Recreation: recreation and 

open space uses 
REC REC Recreation and open space uses 

10. Conservation Land: 

regionally significant 

wetlands and uplands as well 

as City owned property 

adjacent to waterways 

CON CON Regionally significant wetlands 

11. Midtown: intensive mixed 

use development, max 70 

du/ac, with additional 

density allowed through the 

bonus incentive program 

and approved through the 

Planned Unit Development 

process.* 

M/T Established in 2018; Re-designation of 

approximately 131 acres D/T, 71.24 acres T/C, 

34.83 acres C/C, and 11.88 acres Ind. 

Established in 2018; Re-designation of 

approximately 75.8 acres from T/C and C/C 

* Density ranges reflect the maximums permitted by the underlying zoning districts. 
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GOAL 

To ensure that the general patterns and relationships (distribution, allocation, and intensity) of all land uses 

within, and adjacent to, the City remain or become acceptable to the present and future community of Fort 

Myers. 

OBJECTIVE 1   

Protect distinct functional areas from intrusion and encroachment of incompatible uses. 

Policy 1.1) Protect, preserve, and enhance existing viable single-family areas. 

Action 1.1.1) The City shall designate existing single-family areas on the Future Land Use Map (Map A) for 
single-family development. 

Standard 1.1.1.1) Existing single-family areas are identified by considering the following criteria:  

a) Contain at least 15 existing or capable for rehab single-family homes; 

b) Parcels already subdivided into lots suitable for single-family use; and, 

c) Not more than 30% of the lots are developed in other than single-family uses. 

Standard 1.1.1.2) To promote walkable communities, limited neighborhood commercial uses may be 
allowed in single-family districts in accordance with the Land Development Regulations.   

Standard 1.1.1.3) To protect single-family residential uses, all existing single-family homes and platted 
single-family lots shall be grandfathered in all Future Land Use districts, excluding Airport and 
Industrial districts, and considered legal nonconforming uses. 

Policy 1.2) Designate areas on the Future Land Use Map Residential Low Density (RLD) contain areas predominated 
by low-density, single-family residential and limited neighborhood commercial uses.  The necessary infrastructure is in 
place, though upgrading of older systems may be necessary.  A maximum of eight dwelling units per acre (8 du/acre) 
shall be allowed, bonus densities are not available in this land use designation.  To preserve and enhance cohesive and 
walkable neighborhoods, neighborhood scale commercial may be permitted through the conditional use process outlined 
in the City’s Land Development Regulations.  Intensities for all properties within this land use district shall not exceed a 
floor area ratio of one-half (0.5 FAR).  These areas shall also allow, as a conditional use, uses that complement a 
single-family neighborhood.    

Action 1.2.1) To help preserve the rural character of the Buckingham Rural Community, the area known as the 
Heritage Lakes Single Family District (HLSFD) depicted on Map A-1, shall be very low density single-family 
having a maximum density of one dwelling unit per acre (1 du/acre) with a total of 185 dwelling units and 
related accessory uses.  Commercial uses are prohibited.  No amendment to the Land Development Code 
reducing buffer requirements for this area shall be permitted.   

Action 1.2.2) The City shall periodically revise its Land Development Regulations to incorporate updated 
provisions for single-family, single-family/duplex development, and neighborhood commercial.  Intensities for 
all properties within this land use district shall not exceed a floor area ratio of one-half (0.5 FAR). 

Standard 1.2.2.1) Differing lot size, setback, coverage, height, and other restrictions shall be tailored to 
the various areas to preserve and enhance existing neighborhood form.  Separate standards should be 
considered for historic districts. 
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Standard 1.2.2.2) Historic Districts shall be designated by the City and separate standards within the 
Historic Preservation Element and Land Development Regulations shall be set as needed to retain 
those qualities that distinguish their architecture, scale, massing, lot size, setback, and other features to 
preserve and enhance these neighborhoods. 

Standard 1.2.2.3) Zero lot line, patio homes, pedestrian access-only dwelling units (such as live-work 
units, village homes, townhomes and/or cottage homes), and other innovative, yet still single-family 
housing forms, shall be encouraged in exclusive single-family areas in accordance with the Land 
Development Regulations. 

Standard 1.2.2.4) Neighborhood scale commercial shall be considered to facilitate limited mixed-use 
developments and promote sustainable, walkable neighborhoods.  

Policy 1.3) Designate areas on the Future Land Use Map for Residential Medium Density (RMD) that contain areas 
characterized by medium- and high-density multifamily developments with neighborhood scaled commercial uses.  
Intensities for all properties within this land use district shall not exceed a floor area ratio of one-half (0.5 FAR).  The 
maximum base density established in the Land Development Regulations, not to exceed sixteen dwelling units per acre 
(16 du/acre), with a maximum bonus density of twenty dwelling units per acre (20 du/acre) may be permitted through a 
process outlined in the City’s Land Development Regulations.  Criteria for bonus densities include, but are not limited to, 
incorporating Leadership in Energy Efficient Design (LEED) standards, pedestrian connectivity, exceptional architectural 
design, and other considerations.    

Action 1.3.1) Residential Medium Density areas should be in close proximity to arterials or collectors, but do 
not necessarily need direct access, as well as transit, sidewalk and bicycle facilities to promote multi-modal 
development opportunities.  

Action 1.3.2) Preferred locations for Residential Medium Density areas are within walking distance (½-1 mile) 
of parks, community facilities, and retail. 

Action 1.3.3) Neighborhood office and commercial uses may be permitted within RMD, provided they are 
compatible with the surrounding properties. 
 
Action 1.3.4) Zero lot line, patio homes, pedestrian access-only dwelling units (such as live-work units, village 
homes, townhomes and/or cottage homes), and other innovative, yet still single-family housing forms, shall be 
considered in exclusive single-family areas in accordance with the Land Development Regulations.  

Policy 1.4) Identify appropriate areas suitable for large scale multi-use master planned developments and designate areas 
on the Future Land Use Map for Special Community (S/C).  These areas are located predominantly southeast of the Six 
Mile Cypress Slough and east of Interstate 75, suitable for large scale developments that contain previously approved and 
predominantly built-out, either as a Development of Regional Impact or other local development public hearing approval 
process.  Each are unique and have individualized development requirements such as, Master Development Plan, 
Eastwood Village Mixed Use, or Special Development Area districts.  All intensities, densities, and uses of development 
shall be as delineated in a corresponding ordinance or resolution, as applicable.  The maximum density within this district 
shall not exceed seven dwelling units per acre (7 du/acre) and intensities shall not exceed a floor area ratio of 
one (1 FAR).  Densities and intensities may be further restricted by the Land Development Regulations 

Action 1.4.1) Special Community District areas are designated on the Future Land Use Map after careful 
consideration of the desired future land use allocation, distribution policies, most current data and analysis of 
developed and vacant land by Future Land Use category and additional criteria as follows:   

Standard 1.4.1.1) A minimum land area of 200 acres will received consideration for SCD designation. 
This amount of land area and its eventual development lends itself to and will benefit from master 
planning in regards to design, distribution, and provision of infrastructure such as roads, surface water 
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management, sewage treatment, potable water, water reuse, or other similar community facilities.  
Once master planning of infrastructure is developed, the area will be subdivided based on the 
distribution of infrastructure prior to development; 

Standard 1.4.1.2) Ability to accommodate a variety of land uses distributed to resulting parcels and 
considering the following: 

 Providing visual harmony between uses. 
 Integrating with, complement, and improve adjacent uses, signage, and buffering. 
 Avoiding negative impacts upon adjacent uses and traffic circulation. 
 Protecting natural and historic resources. 
 Ensuring that adequate capital facilities levels of service exist or are assured. 
 Adequately buffer residential uses to prevent perceived nuisance factors, such as 

noise, traffic, and security. 
 Avoiding routing non-residential traffic through residential areas. 
 Addressing safety hazards, such as ingress/egress problems. 

Standard 1.4.1.3) Master plan developments shall be developed in accordance with all other policies of 
the Comprehensive Plan. 

Action 1.4.2) Dwelling units can be transferred from Conservation Lands (CON) areas within the Special 
Community Areas at a density up to 3.0 dwelling units per acre to contiguous upland areas under common 
ownership, in accordance with the individual development approvals.  An evaluation shall be made through the 
development approval process of the capacity of the uplands to accommodate the number of units to be 
transferred from the wetlands.  Issues to be considered in establishing the number of dwelling units to be 
transferred from the wetlands to the uplands include, but are not limited to the suitability of uplands for 
additional dwelling units, the potential for adverse impacts on adjacent lands, considering compatibility, 
drainage, and natural resources.  If the applicant utilizes the transfer of gross residential density from 
Conservation Lands to Special Community District, then no dwelling units shall be permitted on the 
Conservation Lands.  

Policy 1.5) Traditional Community (T/C) contains areas located in close proximity to residential and existing 
commercial areas or corridors accommodating employment centers, where commercial services are necessary to meet the 
projected needs of the City.  These areas are specifically designated for a mix of residential and commercial uses and the 
requisite infrastructure needed for commercial development is generally planned or in place.  A maximum standard base 
density established in the Land Development Regulations, not to exceed 25 dwelling units per acre (25 du/ac), with a 
maximum bonus density of thirty-five dwelling units per acre (35 du/ac) may be permitted through a process outlined in 
the City’s Land Development Regulations.  Criteria for bonus densities include, but are not limited to, incorporating 
Leadership in Energy Efficient Design (LEED) standards, pedestrian connectivity, exceptional architectural design, and 
other considerations.  A Floor Area Ratio no higher than two (2 FAR) shall be used as an index of intensity for 
non-residential development in this land use category.  

Action 1.5.1) Single-family residential uses or single-family platted lots existing as of October 26, 2010, shall 
be grandfathered and considered a legal non-conforming uses.  New single-family residential uses, other than 
bona fide caretaker residences, shall be permitted through the Planned Unit Development process as detailed in 
Policy 1.148. 

Action 1.5.2) Commercial retail developments, hotels and motels, banks, all types of office development, 
research and development, public, and other similar development will predominate in the Traditional 
Community land use designation.  Limited light industrial uses may be permitted.  Any re-designation of land to 
Traditional Community land use category should occur near major travel corridors and at road intersections.    

Action 1.5.3) All new developments in this category must connect to the City’s potable water and sanitary sewer 
systems.  
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Policy 1.6) Corridor Commercial (C/C) contains areas located along, or in close proximity, to existing commercial 
centers and corridors.  Many of these areas are included in redevelopment districts, as described in Action 3.2.3, and may 
have additional requirements.  This district is intended to accommodate more intensive development; therefore, mixed 
use development incorporating neo-traditional and transit oriented development principles is encouraged.  A maximum 
standard base density established in the Land Development Regulations, not to exceed twenty-five dwelling units per acre 
(25 du/acre), with a maximum bonus density of up to sixty dwelling units per acre (60 du/acre) may be permitted through 
a process outlined in the City’s Land Development Regulations.  Criteria for bonus densities include, but are not limited 
to, incorporating Leadership in Energy Efficient Design (LEED) standards, neo-traditional and transit oriented design 
principles, pedestrian connectivity, exceptional architectural design, and other considerations.  No new single-family 
development shall be permitted.  A Floor Area Ratio no higher than three (3 FAR) shall be used as an index of intensity 
for non-residential development in this land use category.  

Action 1.6.1) The Land Development Regulations shall provide design standards to facilitate Transit Oriented 
Development (TOD) designs.  Once incorporated into the Land Development Regulations, this shall be a 
requirement for future developments located within TOD areas, to achieve bonus densities. 

Standard 1.6.1.1) Single-family residential uses or platted lots existing or permitted as of 
October 26, 2010, shall be grandfathered and considered legal non-conforming uses.  New 
single-family residential lots, other than bona fide caretaker residences, may be permitted through the 
Planned Unit Development process as detailed in Policy 1.141.18. 

Action 1.6.2) All new developments in this category must connect to a potable water and sanitary sewer system. 

Policy 1.7): Areas on the Future Land Use Map designated as Downtown District (D/T) in accordance with Map E will 
be redeveloped as the pre-eminent regional mixed use development center.  Properties located within the Downtown 
Historic District shall be developed or redeveloped in accordance with this policy and the Historic Preservation Element 
of the Comprehensive Plan.  The maximum base (not including bonus) density allowed within the D/T District is 
70-units/acre and the maximum base (not including bonus) intensity for non-residential uses is eight (8) FAR. The 
maximum densities and intensities for each zoning district shall be further defined by the Land Development Regulations. 
Additional density, intensity (FAR) and height may be approved only through the bonus incentive program, as described 
in Policy 1.9 and as implemented through standards and procedures in the Land Development Regulations. Bonus shall 
be approved through the Planned Unit Development process. Intensity for all properties designated Downtown District 
should be limited to a floor area ratio (FAR) of no more than eighteen (18) FAR.  The maximum densities and intensities 
may be further restricted by the Land Development Regulations.   

Action 1.7.1) The Downtown Fort Myers Plan adopted by the City council on April 7, 2003, as amended from 
time to time, is included in the Comprehensive Plan as set forth in full herein, as the general strategy for 
redeveloping the downtown according to New Urbanist Principles and shall be implemented through land 
development regulations in the areas within the Downtown boundary shown on Map E.   

Action 1.7.21) Designate on the City’s Zoning Map and provide land development regulations for uses 
appropriate for the redevelopment and revitalization of Downtown Fort Myers as outlined in the Downtown Fort 
Myers Plan and the standards below, with institutional uses such as nonprofit organizations, schools, and 
churches and related uses allowed in all land use categories except Civic.  

Standard 1.7.21.1) The Urban Core (U-CORE) areas zoning designation shall be located along the 
waterfront within the Downtown Redevelopment Area.  The Urban Core area shall be thoroughly 
mixed-use or within walking distance of a mixed use Urban Center (standard 1.7.2.2).  The Urban 
Core designation shall allow street level retail or commercial with commercial and residential uses 
allowed on stories two and above.  For the purposes of projecting future growth and demand for 
services only, the intent the aggregate development in of the Urban Core, the percentage is to provide a 
ratio of mixed-uses designation shall be as follows: 80-90 approximate mix of 60-70% residential and 
10-20 30-40% office/commercial non-residential. These percentages are subject to change as market 
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demands dictate. The standard density permitted within the Urban Core is 35-units/acre.  A maximum 
bonus density, for a total of 70-units/acre, may be permitted through Action 1.7.7.  Intensity for all 
properties designated Urban Core should be limited to a floor area ratio (FAR) of no more than 
eighteen (18) FAR. 

Standard 1.7.21.2) The Urban Center (U-CTR) areas zoning designation shall be applied to establish 
and protect the pedestrian-friendly fabric of the historic downtown core and each surrounding 
neighborhood.  For the purposes of projecting future growth and demand for services only, the intent 
of aggregate development in the Urban Center, the percentage is to provide a ratio of mixed-uses 
designation shall be as follows: approximate mix of 30-40% residential and 60-70% office/commercial 
non-residential. These percentages are subject to change as market demands dictate.  The standard 
density permitted within the Urban Center is 25-units/acre.  A maximum bonus density, for a total of 
40-units/acre, may be permitted through Action 1.7.7.  Intensity for all properties within Urban Center 
is limited to a floor area ratio (FAR) of no more than five (5) FAR.  

Standard 1.7.21.3) The Urban General (U-GEN) areas zoning designation shall be primarily 
residential and more urban in character.  These areas shall encourage compatible infill in the eastern 
and western portions of the downtown and encourage live/work units and limited mixed-use.  For any 
proposed  For the purposes of projecting future growth and demand for services, the intent  
development in of the Urban General, the percentage is to provide a ratio of mixed-uses designation 
shall be as follows: approximate mix of 80-90% residential and 10-20% office/commercial non-
residential. These percentages are subject to change as market demands dictate.  The standard density 
permitted within the Urban General is 6-units/acre.  A maximum bonus density, for a total of 
12-units/acre, may be permitted through Action 1.7.7.  Intensity for all properties designated Urban 
General is limited to a floor area ratio (FAR) of no more than one and one-half (1.5) FAR. 

Standard 1.7.21.4) The Civic areas shall be government owned and wholly publicly used properties 
intended to remain in public use and ownership.  All properties designated as Civic shall be required to 
be developed through the Planned Unit Development process pursuant to the Land Development 
Regulations.  

Standard 1.7.21.5) Civic Recreation shall be parks, open space, active and passive recreational 
facilities or activities operated directly or indirectly by the government. 

Standard 1.7.21.6) Areas located within the Downtown Redevelopment Area currently zoned 
single-family shall remain designated as such. 

Standard 1.7.21.7) The Intensive Commercial (CI) shall allow those uses permitted in general 
commercial areas and the additional uses as follows: service station; automobile/truck sales; servicing 
and repair; public garages; dry cleaners; printing plants; bakeries; terminals and depots; commercial 
amusements; repair shops; construction companies; mini-warehouses; and other similar uses. 

Standard 1.7.21.8) Areas zoned Industrial Light (IL) within the Downtown District designation 
contain provisions for assembly, packaging, processing, research and development, communications, 
and wholesaling uses, as well as supportive business usage.  Residential uses shall only be allowed as a 
Conditional Use.  Planned Unit Developments may contain industrial, commercial, residential, and 
mixed uses.   

Action 1.7.32) The Land Development Regulations shall contain regulations for District and Convention Hotel 
overlay areas that shall only apply to properties located within the Downtown District.  

Standard 1.7.32.1) The District Overlay (DIST) areas shall be designated to meet the specialized 
needs of the community.  Proposed development shall be required to receive approval through the 
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Planned Unit Development process as detailed in Policy 1.14 1.18 and the Land Development 
Regulations or underlying Future Land Use designation. 

Standard 1.7.32.2) The Convention Hotel (CH) areas contain hotels with meeting facilities, retail and 
other uses consistent with the Downtown Redevelopment Plan.  This overlay is permitted only within 
the Urban Center future land use designation for properties adjacent to the Convention Center.  The 
maximum permitted height is 12 stories with a 12 FAR, and does not require a Planned Unit 
Development for the additional four (4) stories.  Development(s) within this overlay are subject to 
review by the Historic Preservation Commission is located within a historic district.   

Action 1.7.43) For the Downtown Redevelopment Area shown on Map E (and the entire Coastal High Hazard 
Area as shown on Map E-2), the City will continue focusing on hurricane preparedness as a major issue and the 
impact its Comprehensive Plan has on maintaining or reducing clearance times and providing adequate shelter 
space.  The City will initiate appropriate strategies to improve hurricane preparedness.  Potential strategies 
include working with the Lee County Emergency Management Office, Lee County, the MPO and FDOT to 
increase the capacity of evacuation routes through structural and non-structural improvements in order to 
maintain evacuation clearance times, and sufficient shelter space to meet the projected need. 

Action 1.7.5)Reserved    

Action 1.7.64) The properties shown on Map C-2, which were designated Light Industrial (I-1) as of 
April 30, 2003, shall have legal non-conforming status through the Land Development Regulations that allows 
existing light industrial uses to continue, except as noted herein.  All Light Industrial principal and accessory 
uses shall be permitted on the properties shown on Map C-2, except as follows: outdoor storage, contractor 
storage outdoor (indoor allowed), crematorium, detention center, jail, prison, labor pool, blood plasma donation 
or Plasmapheresis centers, social service facility, pawnshop, and trade school for heavy equipment/truck 
operators.  Automotive uses and services shall be permitted but must be wholly contained within a building with 
limited outdoor storage permitted with appropriate screening.   

Action 1.7.75) Approval of the bonus density allocation, increased FAR’s, and/or increased height in the 
Downtown Redevelopment Area shall be awarded through implementation of the Land Development 
Regulations for All new development shall provide amenities according to the pertinent standards provided in 
the Land Development Regulations, including but not limited to the following areas: 

Hurricane evacuation; 
Affordable housing; 
Para-transit provision; 
Public open space; 
Mixed-use residential/commercial/retail; 
Exceptional architectural design; 
Public/private parking; 
Pedestrian friendly connections between public and private property; and, 
Water enhanced or water dependent uses. 
Multimodal transportation strategies including para-transit provision; and 
Riverwalk easement. 
 

Action 1.7.86) Any properties located within the Downtown Redevelopment Plan Area and considered non-
conforming uses may be considered for development improvements through the Planned Unit Development 
process. 

Policy 1.8) Areas on the Future Land Use Map designated as Midtown (M/T) shall be developed or redeveloped in 
accordance with this policy and the Historic Preservation Element of the Comprehensive Plan, as applicable. Midtown is 
designated for a mix of residential and commercial uses. The maximum base (not including bonus) density allowed within 
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the Midtown District is 70-units/acre and the maximum base (not including bonus) intensity for non-residential uses is 
eight (8) FAR. The maximum density, intensity (FAR) and height, for each zoning district shall be further defined by the 
Land Development Regulations. Additional density, intensity (FAR) and height may be awarded through the bonus 
incentive program, as described in Policy 1.9, and as implemented through standards and procedures in the Land 
Development Regulations. Bonus shall be approved through the Planned Unit Development process.   

Action 1.8.1) Designate on the City’s Zoning Map and provide land development regulations for uses 
appropriate for the redevelopment and revitalization of Midtown Fort Myers as outlined in the standards below, 
with institutional uses such as nonprofit organizations, schools, and churches and related uses allowed in all land 
use categories except Civic. 

Standard 1.8.1.1) The Midtown Core (M-CORE) zoning designation shall allow for residential and 
non-residential development and be within walking distance of the Midtown Center area. Mixed-use 
development shall be encouraged.  For the purposes of projecting future growth and demand for 
services only, the intent of the M-CORE, is to provide a ratio of uses as follows: approximate mix of 
60-70% residential and 30-40% office/commercial non-residential. These percentages are subject to 
change as market demands dictate.   

Standard 1.8.1.2) The Midtown Center (M-CTR) zoning designation shall be applied to establish 
and protect the pedestrian-friendly fabric of the midtown transition areas in close proximity to 
surrounding neighborhoods.  For the purposes of projecting future growth and demand for services 
only, the intent of the M-CTR, is to provide a ratio of uses as follows: approximate mix of 30-40% 
residential and 60-70% non-residential. These percentages are subject to change as market demands 
dictate. 

Standard 1.8.1.3) The Urban General (U-GEN) zoning designation shall be primarily residential and 
more urban in character.  These areas shall encourage compatible infill and encourage live/work units 
and limited mixed-use.  For the purposes of projecting future growth and demand for services only, the 
intent of the U-GEN, is a ratio of uses as follows: approximate mix of 80-90% residential and 10-20% 
non-residential. These percentages are subject to change as market demands dictate. 

Standard 1.8.1.4) The Civic areas shall be government owned and wholly publicly used properties 
intended to remain in public use and ownership.  All properties designated as Civic shall be required to 
be developed through the Planned Unit Development process pursuant to the Land Development 
Regulations.  

Standard 1.8.1.5) Civic Recreation shall be parks, open space, active and passive recreational 
facilities or activities operated directly or indirectly by the government. 

Standard 1.8.1.6) Areas currently zoned single-family shall remain designated as such. 

Standard 1.8.1.7) The Intensive Commercial (CI) shall allow those uses permitted in general 
commercial areas and the additional uses as follows: service station; automobile/truck sales; servicing 
and repair; public garages; dry cleaners; printing plants; bakeries; terminals and depots; commercial 
amusements; repair shops; construction companies; mini-warehouses; and other similar uses. 

Standard 1.8.1.8) Areas zoned Industrial Light (IL) shall be for assembly, packaging, processing, 
research and development, communications, and wholesaling uses, as well as supportive business 
usage.  Residential uses shall only be allowed as a Conditional Use.  Planned Unit Developments may 
contain industrial, commercial, residential, and mixed uses.   

Action 1.8.2) All new development shall provide amenities according to the pertinent standards provided in the 
Land Development Regulations, including but not limited to the following areas: 
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Hurricane evacuation; 
Exceptional architectural design; 
Pedestrian friendly connections between public and private property; and, 
Multimodal transportation strategies including para-transit provision. 
Outdoor or indoor public space opportunities 
Public greenspace and/or passive park opportunities 
 

Action 1.8.3) In order to facilitate redevelopment on small parcels in the area designated as Midtown Future 
Land Use, the Land Development Regulations shall contain standards for the reduction of required on-site 
parking spaces. 

Policy 1.9) Bonus Incentive Program.  The Bonus Incentive Program shall allow additional density, intensity, and 
height for new developments and redevelopment in the Downtown Future Land Use District and Midtown Future Land 
Use District, where appropriate. The number of bonus density residential dwelling units and the amount of bonus non-
residential intensity available shall be based on surplus utility capacity, which is depicted geographically on Map F.  
Standards and procedure for awarding of bonus density, intensity, and height shall be specified in the Land Development 
Regulations, however the allowable bonus density and intensity shall not exceed the available surplus equivalent units as 
quantified based on utility system capacity on Map F. Any development or redevelopment project that is awarded for 
bonus density, intensity, or height is subject to a bonus incentive requirement, the standards and procedures for which 
shall be outlined in the Land Development Regulations. The cost of new infrastructure improvements necessary for the 
construction of any development will be paid by the developer. The City Manager or designee shall keep an account of 
all surplus equivalent dwelling units built and surplus equivalent dwelling units granted to approved, but unbuilt, 
developments. 

Action 1.9.1) Bonus shall be awarded in accordance with the following parameters: 

Standard 1.9.1.1) The maximum bonus that may be awarded for any development on any parcel that is 
greater than 0.5 acres is 30% of the base maximum.  

Standard 1.9.1.2) The maximum bonus that may be awarded for any development on any parcel that is 
0.5 acres or less is 40% of the base maximum. 

Standard 1.9.1.3) Bonus shall be awarded in accordance with the criteria provided in the Land 
Development Regulations. Bonus height shall not be awarded in violation of Neighborhood Protection 
Policy 1.10. 

Action 1.9.2) Bonus shall be approved through the Planned Unit Development process as described in the Land 
Development Regulations. 

Policy 1.10) Neighborhood Protection. Residential neighborhoods shall have protection from development and 
redevelopment which is not in harmony or compatible with the character of the existing community. 

Action 1.10.1) Building heights shall be limited for new development or redevelopment adjacent to property 
designated Urban General. 

Standard 1.10.1.1) Properties adjacent to the Urban General zoning designation shall be limited to a 
maximum height of six (6) stories. Bonus height shall not be approved in violation of this policy.   

Policy 1.812) Designate areas on the Future Land Use Map as Industrial (IND) that are areas integral to strengthening 
the City’s economic base and future growth.  These are the areas to which the City looks for expanded job opportunities, 
investments and production opportunities, and a balanced and sufficient tax base.  These areas have special location 
requirements, including transportation needs (e.g., air, rail, interstate access, and immediate access to arterial roadways); 
industrial levels of water, sewer, fire protection; and are centrally located to reduce employee commuting distances.  The 
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Industrial areas contain research and development, laboratories, industrial activities, commercial and office uses; 
selective land use mixtures of industrial, manufacturing, research, and development, laboratories and office uses 
supporting the preceding uses; and properly buffered recreational uses.  Expansion to heavy industrial uses in light 
industrial zones will require site plan and use approval through the Planned Unit Development process.  Special 
consideration will be given to projects incorporating Leadership in Energy Efficient Design (LEED) standards.  
Residential uses are not permitted.  New development or substantial expansion of existing industrial adjacent to 
incompatible land use districts may be approved through the Planned Unit Development process.  Residential uses are not 
permitted on land within this land use district.  Development intensities are limited to a floor area ratio of one (1 FAR).   

Action 1.812.1) Designate well located areas on the Future Land Use Map and provide regulations within the 
Land Development Regulations for future industrial use. 

Standard 1.812.1.1) Industrial areas shall be designated after consideration of the following criteria:  

a) Located in close proximity (ideally 2½ miles or less) to Interstate interchanges; 

b) Rail frontage; 

c) Immediate access to or frontage on an arterial roadway; 

d) Useable lot sizes-typically 200 feet or deeper; 

e) Distance from residences, schools, and historic districts or sites; 

f) Easy access for employees; 

g) Optimum minimum size of 10 acres; and, 

h) Located so as to avoid routing industrial traffic through residential areas. 

Action 1.812.2) Designate as much existing industrial area for continued use as possible without jeopardizing 
good land use patterns. 

Standard 1.812.2.1) Existing industrial areas are designated as contiguous areas of industrial use at 
least eight (8) acres in size, with no more than half of the area being vacant. 

Standard 1.812.2.2) Existing industrial areas which do not meet the criteria contained in 
Standard 1.8.2.1 may still be designated for continued industrial use considering the following: 

a) Impacts on adjacent uses; 

b) Condition of structures; 

c) Economic feasibility of relocating the industries. 

Standard 1.812.2.3) The Land Development Regulations shall maintain standards that ensure 
compatibility of industrial land uses with other land uses and to mitigate any adverse impacts to the 
adjacent property owners such as impacts caused by noise, glare, or fumes. Site specific development 
details will be reviewed during the Site Development Plan review process. 

Policy 1.913) Designate on the Future Land Use Map an Airport (A/P) district to accommodate future growth at Page 
Field General Aviation Airport (Page Field).  The Airport district shall consist of those portions of Page Field lying 
within the City of Fort Myers, as well as jurisdictional areas to the north of the Page Field property.  The purpose of the 
Airport district shall be to promote a mix of commercial, office and industrial uses on and adjacent to Page Field, in 
accordance with Table 1-1, with development intensities limited to a floor area ration of one (1 FAR). 
 
The Airport district shall allow aviation and non-aviation uses at Page Field, as identified in the Page Field Airport 
Master Plan and Airport Layout Plan.  The Page Field Airport Master Plan, Airport Layout Plan, and Cleveland Avenue 
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Corridor Plan, as amended, are hereby adopted into the City of Fort Myers Comprehensive Plan.  Therefore, and pursuant 
to Sec. 163.3177(6)(k), Florida Statutes, the City of Fort Myers shall consider Page Field as exempt from the statutory 
requirements for Developments of Regional Impact, Section 380.06, Florida Statutes. 
 
Land uses and design standards for properties within the Airport district shall be compatible with the airport operations at 
Page Field and in compliance with Section 333.03(3), F.S., to restrict incompatible uses, activities, or construction in 
runway clear zones which are incompatible with normal airport operations or endanger public health, safety, and welfare 
by resulting in congregations of people emissions of light or smoke, or attraction of birds.  The construction of an 
educational facility of a public or private school at either end of a runway within an area which extends five (5) miles in a 
direct line along the centerline of the runway is prohibited.  All of the properties within the Airport land use designation 
are located within the Page Field Airport Notification Boundary, or within the 24-foot height above mean sea level 
restriction zone as shown on Map C-3, Page Field Airspace Information Map.  Development within the Airport district 
shall comply with governing airport- and aviation-related regulations established by the Federal Aviation Administration, 
Florida Department of Transportation, Florida Statutes, and any other applicable regulations.   

Policy 1.1014) Recreation (REC) areas shall be set aside to reserve land areas for parks, open space, active and passive 
recreation purposes.   

Policy 1.1115) Conservation Lands (CON) are areas containing regionally significant wetlands and/or uplands that are, 
or will be, owned and used for long-term conservation purposes.  Conservation lands shall be shown as a separate 
category on the Future Land Use Map (FLUM) because they are regionally significant wetlands and uplands.  These are 
areas where the South Florida Water Management District or the Army Corp of Engineers or the City, have required the 
conservation of lands, both uplands and wetlands, through easements, dedications or restrictions.  Permitted land uses in 
conservation lands consist of very low-density residential uses, at a maximum density of one unit for twenty acres and 
passive recreational uses, requiring minimal clearing such as boardwalks, hiking, canoeing, and the like.  If there are 
adjacent upland areas that are under common ownership, the permitted density of the conservation lands shall be the same 
as the upland area, but the dwelling units shall be developed on the adjacent uplands and subject to Standard 1.15.1.3.  
All regionally significant wetlands under public ownership are not permitted any residential densities. If density from 
wetland areas is going to be located on contiguous uplands, the property under common ownership shall be rezoned to a 
planned unit development.  Utilities, public roads, and transit corridors can be located in conservation areas, but the 
installation shall be consistent with the Conservation and Coastal Management Element of this Comprehensive Plan.   

Standard 1.1115.1.1) Regionally significant wetlands are those wetlands which have been identified as 
wetlands in accordance with F.S. 373.019(17) and F.S. 371.019(22) through the use of the unified 
state delineation methodology described in FAC Chapter 17-340, as ratified and amended by F.S. 
373.4211, which are part of a regional functional system which due to the location, size, quality, 
hydrological value, and environmental value have a significance. Regionally significant lands are areas 
where the South Florida Water Management requires the conservation of the wetlands or uplands 
through easements, dedications, or restrictions.  Regionally significant wetlands are those wetlands 
identified on the FLUM as conservation lands. 

Standard 1.1115.1.2) Drawn boundaries will be based on those submitted on the regulating agency’s 
permit application and will be adjusted to match the final issued permit. 

Standard 1.1115.1.3) Residential density transfer from CON lands to any other Future Land Use 
classification (east of Interstate 75) for adjacent uplands shall not exceed 1.33 times (1.33 * X) the 
maximum allowable gross density of the adjacent uplands.  (e.g. If the gross residential density on the 
adjacent uplands is three (3) dwelling units per acre then the maximum upland (net) density of the 
overall site shall be 3.99 dwelling units per acre.  Net upland shall include land not designated by the 
Water Management District, Army Corp of Engineers, or the City as Conservation Lands through 
easements, dedications or restrictions.) 

Standard 1.1115.1.4) Wetlands that are not regionally significant will be designated as CON if 
required by the South Florida Water Management or Army Corp of Engineers. 
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Standard 1.1115.1.5) All undeveloped City owned property along Billy’s Creek shall be designated  

Policy 1.1216) The Land Development Regulations shall provide for reasonable rules for the interpretation of land use 
map category boundary lines.   

Action 1.1216.1) All interpretation appeals shall be considered by the Board of Adjustments. 

Standard 1.1216.1.1) Major changes based upon interpretive decisions shall require a plan amendment. 

Standard 1.1216.1.2) Interpretation shall take into consideration and be consistent with all elements of 
this plan. 

Policy 1.1317) Upon annexation or regulatory agency determination, adjustments and modifications to the Future Land 
Use Map may be necessary. 

Action 1.1317.1) All land use changes, modifications, or adjustments shall take into consideration and be 
consistent with all elements of this plan, and shall be based upon: 

a) Adjustments to reflect appropriate existing land uses;  

b) Changes needed as a result of more accurate information in property boundaries; 

c) To reflect suitable/appropriate new development which may have occurred between development of 
the land use map and annexation; and, 

d) Those submitted on the regulating agency’s permit application and adjusted to be consistent with the 
final issued permit and conservation easements required. 

Policy 1.1418) Within each land use classification, the Land Development Regulations shall distinguish between 
permitted uses and conditional uses.  Planned Unit Development requirements shall be established in the Land 
Development Regulations.   

Action 1.1418.1) Permitted uses are those uses allowed without special review, as specified in the Land 
Development Regulations.  Special review procedures may be required for some permitted uses, but not as 
rigorous a review as for a Planned Unit Development or conditional use. 

Action 1.1418.2) Conditional uses are uses that would not be appropriate generally or without restrictions 
throughout a particular district classification, but if controlled as to number, area, location, and relation to the 
neighborhood, may be an acceptable use. 

Action 1.1418.3) A Planned Unit Development is designed and developed in an integrated and cohesive 
fashion, under single ownership or unified control, providing for flexibility and clustering of uses.  Specific 
standards and criteria shall be met in order for developments to be approved as a Planned Unit Development. 

Policy 1.1519) The City shall not designate any land for agricultural use on the Future Land Use Map. Agricultural uses, 
excluding community gardens, shall not be permitted in the Land Development Regulations.  Lands annexed into the City 
in the future may be permitted to continue existing agricultural uses if provided for through an annexation or interlocal 
agreement.   

Standard 1.1519.1.1) Community garden means the cultivation and production of plants or fruits for 
community consumption or sale that is compatible with nearby residential uses. A community garden 
use may also include the husbandry of animals such as bees, rabbits, chickens (not roosters), and other 
non-hoofed animals. Community gardens are commonly established by community members to: 

1. transform vacant lots in urban areas into productive neighborhood garden spaces  
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2. foster self-sufficiency through the rewards of gardening,  

3. help families reduce their living costs by growing food locally, and 

4. improve families access to fresh fruits and vegetables in underserved areas. 

Policy 1.1620) To protect the vested rights of the properties designated in the Metro Park Development of Regional 
Impact (DRI), a separate map (Map B) to the Future Land Use Map shall designate areas where permitted uses are 
governed by the Metro Park DRI Development Order.   

Standard 1.16.1.1) The uses permitted within this geographical area include the uses permitted in the 
underlying future land use designation of the area (as permitted within the Comprehensive Plan and the 
Land Development Regulations) and: 

a) Warehousing, storage, wholesale operations;  

b) Book and magazine publishing plants; 

c) Veterinary hospitals, clinics, or kennels; and 

d) Radio, telephone and telephone transmission towers and facilities.  
 

Policy 1.1721)  To protect the existing uses and existing structures or the previously granted Lee County development 
approvals of the properties annexed as part of the Dunbar/Belle Vue Annexation area, a separate map (see Map B-1) to 
the Future Land Use Map shall designate areas where structures and uses that were in legal existence on or before 
December 21, 2005 under Lee County Land Use regulations covering the entire property involved, will be considered to 
have a right to operate as an existing structure/use vested with the City of Fort Myers.  These structures/uses may be 
continued indefinitely, remodeled or replaced.  No increase in the number of dwelling units shall be allowed.  Any 
expansion to these existing uses and or structures (excluding recycling/junkyard uses, as defined by the City Land 
Development Regulations- Land Development Regulations), shall be considered a special non-conformity, and such 
expansion shall be granted by Conditional Use Approval.  Any expansion to an existing junkyard or recycling center may 
only be by approval of the expansion through the Planned Unit Development process.   

Policy 1.1822) The City will maintain an Official Zoning Map that is consistent with the adopted Future Land Use Map. 

OBJECTIVE 2   

Protect and promote significant natural, historic and waterfront resources from intrusion and encroachment of 

incompatible uses. 

Policy 2.1) Development adjacent to natural and historic resources shall be located, designed, constructed, and buffered 
to minimize impacts which would lessen the resource's significance, desirability, and/or value. 

Action 2.1.1) Amend the Land Development Regulations to incorporate such provisions. 

Standard 2.1.1.1) Regulations shall be consistent with the Conservation and Coastal Zone 
Management, Historic Preservation, and Community Appearance Elements. 

Policy 2.2) Special considerations shall be given to development occurring in or around historic districts, including:  
Henley Place, Downtown, Dean Park, Lovejoy Park, Edison Park, Seminole Park, Rio Vista, and Woodford Park. 

Action 2.2.1) Amend Land Development Regulations to allow non-conforming significant historic structures to 
be altered if such alteration preserves the historic character of the site or building for the community. 
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Standard 2.2.1.1) Historic districts (locally designated) shall be identified in the Comprehensive Plan.  
New districts may be locally designated by the City Council and will be incorporated into the Historic 
Preservation Element of the Comprehensive Plan during the subsequent Evaluation and Appraisal 
Report (EAR) amendments following designation. 

Standard 2.2.1.2) Significant historic structures shall be structures that are identified as being 
recommended for "long form" listing in the Florida Master Site File and may be locally designated by 
the City Council. 

Policy 2.3) The City shall give highest priority to water-dependent uses in shoreline locations. 

Action 2.3.1) Shoreline sites with water access to the Caloosahatchee River will be encouraged for water-
dependent uses such as marinas, yacht clubs, commercial passenger boating, charter boats, or boat ramps.  
Mixed use development and redevelopment projects containing these uses shall be encouraged. 

Action 2.3.2) In the event that Lee County prepares and adopts a County-wide Marina siting plan, the City may 
implement the plan through intergovernmental coordination and entering into an interlocal agreement with the 
County. 

Policy 2.4) Water-enhanced uses will be encouraged as a second priority along the river. 

Action 2.4.1) The Land Development Regulations shall be maintained to ensure that development adjacent to 
the River and its estuaries are consistent with other objectives, such as protection of water quality, 
environmental integrity, public access, hurricane contingency planning, and the availability of community 
facilities and services. 

Standard 2.4.1.1) Water-enhanced uses which will be allowed in shoreline locations include resource-
based recreational uses, residential, hotel, motel, and other water-enhanced uses. 

Standard 2.4.1.2) Uses which may, but not necessarily will, be enhanced by a water-front location, will 
be allowed on the waterfront if suitable for the neighborhood and if the site plan takes full advantage 
of the location.  Standards regarding the suitability of water-enhanced uses shall be provided in the 
Land Development Regulations.  Such uses include restaurants, retail, bars, and mixtures of these and 
other water-enhanced uses. 

OBJECTIVE 3   

Revitalize declining areas through rehabilitation, redevelopment, and infill strategies as appropriate. 

Policy 3.1) Except for areas located within the Downtown Redevelopment Area, some major City corridors are 
designated for an improvement strategy, in need of multiple actions to correct serious problems of poor site planning, 
congestion, intensive activity, and/or an incomplete transportation network. 

Action 3.1.1) Corridor studies or redevelopment plans will be prepared and adopted to implement this policy as 
well as transportation policies.  

Policy 3.2) Special planning and implementation efforts shall be continuously conducted for targeted neighborhoods.   

Action 3.2.1) Detailed neighborhood plans or community redevelopment plans shall be prepared and adopted 
for various neighborhoods throughout the City. 

Action 3.2.2) Upon completion of the specific redevelopment plans, special Neighborhood Redevelopment 
Districts shall be designated on the Fort Myers Redevelopment Areas Map, as amended from time to time on 
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file in the City Clerk’s office, and implemented through the Land Development Regulations.  It is the express 
intent to promote the redevelopment of areas through special controls, economic incentives, and public as well 
as private investment.   

Action 3.2.3) The following redevelopment, neighborhood, or special plans shall be implemented to the greatest 
extent feasible: 

2010 Downtown Plan; Fort Myers Master Plan 

Edison Park Neighborhood Plan; 

Central Fort Myers Area Study; 

Cleveland Avenue Redevelopment Plan; 

Velasco Village Redevelopment Plan; 

Winkler Safe Neighborhood Improvement District Plan; 

Westwood Redevelopment Plan; 

East Fort Myers Revitalization and Redevelopment Plan;  

Urban Infill & Redevelopment Areas, as shown on Map E-1; and, 

Dr. Martin Luther King, Jr. Boulevard & Veronica S. Shoemaker Boulevards 

Revitalization Plan. 

 
Policy 3.3) The transportation corridors indicated on Map C are largely developed and have a strong potential for 
significant redevelopment. 

Action 3.3.1) Maintain Land Development Regulations to incorporate transportation corridor-conscious design 
standards. 

Standard 3.3.1.1) Design standards shall consider visual quality based upon potential signage; curb 
cuts; frontage roads; capacity and condition of roadway, congestion, buffering of incompatible uses, 
vast emptiness of parking lots, and street lighting. 

Standard 3.3.1.2) The amounts of "green" (plantings) shall be appropriately sized and placed in 
relation to the amounts of "gray" (asphalt) along a corridor. 

Standard 3.3.1.3) Where available right-of-way exists, lawn extensions with plantings should be 
established along a corridor between the pavement and sidewalk. 

Standard 3.3.1.4) All areas of individual development sites shall receive landscaping attention based 
upon the following three areas: the Building Perimeter, the Street Edge, and the Rear Yard/Parking. 

Standard 3.3.1.5) Eliminate vast emptiness of parking lots through ground level screening such as 
berms, fences, walls, or shrubbery and tree plantings, consistent with traffic safety standards. 

Standard 3.3.1.6) All utilities should be placed underground wherever possible. 

Policy 3.4) The City hereby adopts into the City of Fort Myers Comprehensive Plan a redevelopment strategy, consistent 
with the requirements of Section 163.3177(6)(a), Florida Statutes, a comprehensive disaster mitigation strategy 
applicable within the entire City CHHA, which shall include, at a minimum, the following Actions and Standards: 

Action 3.4.1) The City will implement measures to replace or eliminate unsafe structures that are subject to 
repetitive damage from coastal storms and floods. 

Standard 3.4.1.1) The City of Fort Myers has prepared and shall maintain an inventory report of all 
structures that have had repetitive damage from coastal storms and floods.   
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Standard 3.4.1.2) The City’s Capital Improvements Program shall include measures to rehabilitate, 
relocate or demolish any City-owned structures that have sustained repetitive storm damage. 

Standard 3.4.1.3) The City shall implement additional measures to reduce repetitive storm damage on 
private properties, including but not limited to, requiring the placement of hurricane shutters or 
equivalent protection on all new buildings (and existing buildings when substantially improved) 
located within the Coastal High Hazard Area. 

Action 3.4.2) The City shall implement measures to reduce exposure of City infrastructure to hazards, including 
relocation and/or structural modification of threatened coastal infrastructure. 

Standard 3.4.2.1) The City shall incorporate structural modification of infrastructure, including but not 
limited to, water, sewer, roadway and lighting facilities, into its Downtown Streetscape Plan. 

Action 3.4.3) The City of Fort Myers redevelopment strategy shall implement operational and capacity 
standards to City roadways to ensure that the redevelopment strategy maintains the County’s Category 5 out-of-
county and shelter evacuation clearance times. 

Standard 3.4.3.1) The City shall construct and maintain new or improved two-way roadways within the 
Downtown Redevelopment Area to ensure adequate evacuation of downtown.  Further, the City will 
designate First Street as a two-way City road and Second Street as State Road 80. 

Standard 3.4.3.2) The City of Fort Myers shall continually monitor new development and will permit 
no development, which increases the City’s overall hurricane evacuation clearance time above 
established standards.   

Standard 3.4.3.3) The City shall require that new developments, which have the potential to adversely 
impact hurricane evacuation clearance times, contribute on a fair share basis, to road improvements, 
shelter construction or enhancements, or other mitigation, which acts to reduce clearance times. 

Standard 3.4.3.4) The City shall require each developer within the Coastal High Hazard Area to 
provide a detailed emergency evacuation plan to the Lee County Division of Emergency Management, 
consistent with the provisions of the appropriate Lee County Administrative Codes.   

Action 3.4.4) The City of Fort Myers redevelopment strategy shall include measures designed to ensure the 
reduction of the City’s hurricane shelter space deficit and the maintenance of the County’s Category 5 out-of-
county and shelter evacuation clearance times. 

Standard 3.4.4.1) The City shall work towards participating in the Lee County All-Hazards MSTU.   

Action 3.4.5) The City shall implement measures that require new developments within the entire CHHA of the 
City of Fort Myers to contribute to the creation of additional public shelters in proportion to the development’s 
identified impacts on Lee County’s public shelter space deficit and/or hurricane evacuation clearance times. 

Standard 3.4.5.1) The City shall work with Lee County Emergency Management for the donation of 
land for public facilities or donation of the use of private structures to be used as primary public 
hurricane shelters that are located outside the Category 3 hurricane storm surge zone.    
 

Standard 3.4.5.2) The City shall work with Lee County Emergency Management to identify upgrading 
of existing primary and secondary hurricane shelters located outside the Category 3 storm surge zones 
to increase the County’s primary public hurricane shelter space availability. 
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Standard 3.4.5.3) The City shall work with Lee County Emergency Management and the American 
Red Cross to provide hurricane shelter funds to be used for training public hurricane shelter managers 
through a program provided by the local chapter of the American Red Cross.   
 
Standard 3.4.5.4) The City shall work with Lee County Emergency Management to establish and 
maintain a public information program within existing homeowners associations in the Coastal High 
Hazard Area to educate residents on the potential hurricane threat; the need for timely evacuation; the 
availability and location of hurricane shelters; and the identification of steps to minimize property 
damage and to protect human life. This standard works to implement Standard 3.4.3.4. 
 
Standard 3.4.5.5) The City shall work with Lee County Emergency Management and Florida 
Department of Transportation to make identified hurricane evacuation roadway capacity 
improvements, including critical intersections and manual traffic control provisions to reduce and 
maintain evacuation time standards.  
 
Standard 3.4.5.6) The City shall work with Lee County Emergency Management to fund 
communications equipment which would upgrade the existing warning and notification capacity for 
local emergency management officials.    
 
Standard 3.4.5.7) The City shall require when property is conveyed in the Coastal High Hazard Area, 
the developer must include a disclosure statement in the form of a covenant in the deed, which states 
that the property is located in the hurricane vulnerability zone, that the hurricane clearance time for the 
county is high, and that shelter space is limited. 
 

Action 3.4.6) The City shall ensure that public expenditures within the Coastal High Hazard Area are limited to 
those expenditures to maintain existing public facilities, and to make such existing public facilities and new 
private facilities more disaster-resistant, provide or maintain public shoreline access, and restore and protect 
natural systems. 

Standard 3.4.6.1) Reserved  

Standard 3.4.6.2) The City shall require developers within the CHHA to contribute to a hurricane 
shelter fund, based upon the formula used by the Lee County Division of Emergency Management for 
retrofit costs for shelters.  This formula shall be re-evaluated on an as needed basis, or if Lee County 
adjusts its formula. 

Action 3.4.7) The City of Fort Myers shall continue to participate in the Community Rating System (CRS).  
Further, the City shall commit to planning and regulatory standards that exceed the minimum standards required 
by National Flood Insurance Program. 

Standard 3.4.7.1) The City of Fort Myers is currently rated Class 8 on the National Flood Insurance 
Program’s Community Rating System (CRS).  The City shall implement appropriate mitigation 
measures to work towards improving the City’s CRS rating to Class 7 or better.   

Action 3.4.8) The City shall continue to implement measures that ensure the protection of coastal resources and 
provide for public access to the City’s shoreline. 

Standard 3.4.8.1) The City shall work towards adopting and implementing a shoreline preservation 
ordinance.   

Standard 3.4.8.2) The City shall increase public access to the Caloosahatchee River by requiring new 
developments along the river shoreline to provide such access. 
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Action 3.4.9) The City shall prepare data and analysis regarding activities proposed within the City’s downtown 
redevelopment strategy, including, but not limited to, an assessment of the potential for natural hazard damage 
to structures and the potential costs of such damage.  The damage potential and damage cost potential for 
activities proposed under the redevelopment strategy shall be less than the potential for damage and the 
potential cost of such damage, without the proposed action. 

Action 3.4.10) The City shall periodically prepare data and analysis, based upon the current redevelopment 
strategy at the time of the analysis, forecasting the impacts of the proposed strategy upon hurricane evacuation 
clearance times and public shelter capacity. 

Standard 3.4.10.1) The City’s initial public shelter and hurricane evacuation study shall be prepared by 
December 2007.  The study shall be updated every three years, thereafter. 

Action 3.4.11) The City will execute an interlocal agreement with Lee County to enable City participation in the 
Lee County All-Hazards MSTU. 

Standard 3.4.11.1) The City of Fort Myers shall enter into an interlocal agreement with Lee County, 
which agreement shall outline City participation within the Lee County All-Hazards MSTU.  

Policy 3.5) The CSX/Seminole Gulf rail corridor, as shown on Map H in the Transportation Element, is 
currently used for freight rail, excursion trains, and communication lines.  This corridor is also suitable for 
additional transportation purposes such as trails, commuter rail, light rail, and bus rapid transit.  Transportation 
Element policies describe Fort Myers’ intentions for this corridor to remain intact and dedicated to multiple 
transportation purposes.  

Action 3.5.1) At the earliest opportunity, the City will amend its Future Land Use Map to designate 
the rail corridor into its own category.  The allowable uses in this category will be established by the 
City to be conducive to continued freight rail operations inside the corridor and related uses on nearby 
industrially designated land. 

Policy 3.6) The City strongly supports transit-oriented development (TOD) up to a half mile around future 
transit stations for commuter rail, light rail, or bus rapid transit service.  TOD provides higher densities and 
intensities in a physical form that emphasizes walkability and connectivity and provides a broad range of uses, 
reducing reliance on vehicle trips and parking lots. 

Action 3.6.1) The City will initiate a new land-use planning process for transit-oriented redevelopment 
around future transit stations along the CSX/Seminole Gulf rail corridor.  Stations could be placed at 
Colonial Boulevard, Hanson Street, Downtown, Michigan Avenue, Tarpon Street, Van Buren Street, 
and Prospect Avenue. 

Standard 3.6.1.1)  Model procedures for station area planning and implementation are 
provided in the Florida TOD Guidebook, published by Florida DOT in December 2012. 

OBJECTIVE 4   

Coordinate land development with the public and private provision of community services and facilities, soil 

suitability, and topography. 

Policy 4.1) Development shall not be permitted unless adequate capital facilities levels of service as defined in the 
respective comprehensive plan elements exist or are assured. All proposed development will be reviewed for consistency 
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with the adopted levels of service for concurrency, as defined in the respective elements of the City of Fort Myers 
Comprehensive Plan. Development that the City of Fort Myers City Council finds to be inconsistent with the adopted 
levels of service for concurrency shall not be permitted. 

Action 4.1.1) The City of Fort Myers shall continue to maintain Land Development Regulations, which require 
community facilities and services (including but not limited to, water lines, sewer lines, lift stations, solid waste 
disposal systems, stormwater/drainage facilities, roadways/transportation facilities, police/fire service, parks and 
recreation facilities, and public schools) prior to issuance of development orders or building permits. 

Standard 4.1.1.1) The following community facilities and services shall be provided for or assured 
prior to development permitting: (a) transportation facilities; (b) water, sewer, and utilities; 
(c) stormwater management; (d) public safety; (e) recreation and park facilities; and, (f) public schools 
and ancillary facilities. 

Action 4.1.2) The City of Fort Myers shall continue to maintain Land Development Regulations, which 
incorporate adopted level of service standards. 

Policy 4.2) The City of Fort Myers shall ensure that suitable land continues to be available for utility facilities that are 
necessary to support current and future development. 

Policy 4.3) Development patterns shall maximize the use of existing public facilities. 

Action 4.3.1) The City of Fort Myers has developed and implemented and shall continue to use a GIS-based 
land use data analysis system, which, links to the Lee County Property Appraisers Office Geographic 
Information System to identify and encourage infill development opportunities. 

Action 4.3.2) Encourage the development of infill sites in developed areas where many lots are substandard due 
to platting prior to zoning, and where adequate infrastructure is in place. 

Standard 4.3.2.1) The City of Fort Myers shall continue to maintain the Land Development 
Regulations, which incorporates policies and procedures considering the following: Analysis of vacant 
infill parcels; effects on strengthening neighborhoods; available infrastructure; and where variances are 
required to enable development. Procedures should be established as follows:  

a) In areas of conflict, study the areas and give approval to specific sites; or 

b) Allow administrative deviations, and warrants and exceptions, as issued by the 
City’s Community Development Department; or  

c) Where issues cannot be resolved, review variances through the Board of 
Adjustments. 

Standard 4.3.2.2) Simplified subdivision procedures for re-platting consistent with Florida Statutes and 
this plan will be maintained within the City’s Land Development Regulations.  

Action 4.3.3) Whenever possible, the City shall encourage owners/developers to create buildable infill lots, for 
compatible uses, through the acquisition of adjacent land. 

Policy 4.4) The location and intensity of land uses with respect to collector roads and arterial roads shall be coordinated 
with the Florida Department of Transportation and the Lee County Department of Transportation. 

Action 4.4.1) Traffic Analysis Zonal forecasts will be compared with the City of Fort Myers land use 
densities/intensities to determine where future land use map amendments should be pursued to alleviate 
congestion or to improve the transportation network.  In addition, development will not be permitted that would 
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cause level of service standards to be exceeded in accordance with the Transportation Element and the 
Concurrency Management System Element. 

Action 4.4.2) All Future Land Uses designations shall facilitate and/or encourage use of public transportation 
systems.  

Action 4.4.3) The City shall coordinate with Lee County to examine establishing transfer of development rights 
receiving areas within the City to facilitate Transit Oriented Development. 

Standard 4.4.3.1) Transfer of development rights receiving areas shall be located along arterial 
roadways near high concentrations of existing commercial and residential development.  

Policy 4.5) Development shall not be permitted that is not compatible with soil conditions and topography. 

Policy 4.6) The City shall cooperate with the School Board in the planning and selection of future school sites and the 
development of mutually acceptable guidelines for the selection of such sites on an as needed basis, as outlined in the 
Public Education Facilities Element. 

Action 4.6.1) Schools should locate in office, commercial, or other areas permitting mixed use development, 
which also permit medium to high density residential development.  

Action 4.6.2) Schools should co-locate with parks, libraries, community centers, and other public services to the 
greatest extent possible.   

Action 4.6.3) Schools shall integrate the design and use of their facilities with the social and recreational needs 
of their respective neighborhoods. 

Policy 4.7) Consideration should be given to the design and construction of new schools to serve as hurricane evacuation 
and emergency shelters. 

Action 4.7.1) Schools should not be permitted in the Coastal High Hazard Area (CHHA). 

OBJECTIVE 5  

The City of Fort Myers shall coordinate within its Comprehensive Plan applicable actions of the Charlotte 

Harbor Comprehensive Conservation Management Plan. 

Policy 5.1) All implementation mechanisms of this Comprehensive Plan (e.g., development regulations, capital 
expenditures, etc.) shall undergo review as it is amended to ensure consistency with the Charlotte Harbor Comprehensive 
Conservation Management Plan.  Implementation mechanisms of this Comprehensive Plan found to be inconsistent will 
be revised to be consistent with the Charlotte Harbor Comprehensive Conservation Management Plan. 
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Map E-2  Coastal High Hazard Area (CHHA)  
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TABLE 1-1 

Page Field General Aviation Airport 

Existing vs. Proposed Development 2020-2025(1) 
Development Existing Thru 2020(2) Thru 2025(3) 

Landside Intensity (Terminal and Access Facilities)(4) 

Total Landside Intensity (See below for facilities by quadrant) 
Vehicular Parking (5) 

98,100± sq. ft. 
675 spaces 

20,000± sq. ft.   

Landside Intensity by Quadrant 
North Quadrant 

Buildings & Structures 
Vehicular Parking 

East Quadrant 
Buildings & Structures 
Vehicular Parking 

South Quadrant 
Buildings & Structures 
Vehicular Parking 

West Quadrant 
Buildings & Structures 

 
 

85,557± sq. ft. 
545 spaces 

 
1,250± sq. ft. 

15 spaces 
 

11,209± sq. ft. 
115 spaces 

 
--- 

 
 
 
 
 

20,000± sq. ft. 
 

 

Auto Access Main terminal entrance from Danley 
Drive; Terminal Drive; Airport facilities 
accessways from Danley Drive; Airport 
facility access from Landingview Way 

Airport Perimeter Road; New General 
Aviation facility access; North quadrant 
hangar access roads; Terminal Drive 
realignment; Fuel farm access; South 
Road/Danley Drive realignment 

 

 
Airside Intensity (Aviation Operations and Support Facilities)(6) 

Airfield Facilities 
Runway 05-23 
Runway 13-31 

Aprons/Ramps 
Primary Taxiways 
Taxiway A 
Taxiway B 
Taxiway C 
Taxiway D 
Taxiway E 

 
6,401 ft. x 150 ft Runway 
4,997 ft x 150 ft Runway 

217,100± sq. yds. 
 

6,401± ft. Taxiway 
4,997± ft. Taxiway 
6,547± ft. Taxiway 
2,897± ft. Taxiway 
1,860± ft. Taxiway 

 
 
 

62,200± sq. yds. 
 
 
 
 
 

1,052± ft. Taxiway 

 

Future Aviation-Support Facilities in Airport Master Plan  4,000 sq. yds. 
162 Total Based Hangars 

18-20 Multi-Use Itinerant Hangars 
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Table 1-1 – Page 2 of 2 
Development Existing Thru 2020(2) Thru 2025(3) 

Aviation-Support Facilities (See below for facilities by quadrant) 
Aviation-Support Facilities by Quadrant 

North Quadrant 
Hangars 
Accessory Office 

East Quadrant 
Hangars 
Accessory Office 

South Quadrant 
Hangars 
Accessory Office 

West Quadrant 
Terminals 
Hangars 

332,991± sq. ft. 
 
 
 
 
 
135,923± sq. ft. 
 
 
 
197,068± sq. ft. 

100,660± sq. ft. 
 
 
 
34,658± sq. ft. 
1,470± sq. ft. 
 
10,850± sq. ft. 
4,682± sq. ft. 
 
34,658± sq. ft. 
1,470± sq. ft. 
 
25,000± sq. ft. 
24,000± sq. ft. 

 

 
Non-Aviation Intensity 

Existing facilities    

Commercial 
Retail 
Service 

Office 
Medical 
Non-Medical 

Light Industrial 

 
304,622± sq. ft. 
108,645± sq. ft. 
 
35,490± sq. ft. 
7,056± sq. ft. 
211,658± sq. ft. 

  

Intensity by Use – Vacant Non-Aviation Parcels(7)    
Commercial (Retail & Service) 
Office (Medical & Non-Medical) 
Light Industrial 

  80,000± sq. ft. 
33,000± sq. ft. 
40,000± sq. ft. 

Source: Page Field General Aviation Airport, Master Plan Update 2002; Page Field Layout Plan, 2006; Lee County Port Authority; Lee Plan, 2009, Lee County 
Notes: 

(1) The adopted Page Field Master Plan (May 2002) was developed with a 2020 planning horizon.  The adopted Airport Layout Plan (February 2006) has a 2025 planning horizon as of May 
2008. 

(2) Data for the projected facilities demand are from Exhibit 5-1, Facility Requirement Summary, Page Field Aviation Airport, Master Plan Update, 2002. 
(3) Data for non-aviation facilities are based on the adopted Page Field Airport Layout Plan, 2006. 
(4) Landside facilities consist of the terminal, non-aviation related structure on the airport property and the access system, which includes vehicular parking. 
(5) Future aviation and non-aviation development at Page Field will comply with the parking requirements contained in the Land Development Regulations. 
(6) Airside facilities are those required for aviation operations, including runways and ramps.  Airside aviation-support facilities include aircraft hangars, maintenance facilities and office 

facilities that are accessory uses to the primary aviation-related use. 
(7) Intensity data for the vacant Page Field non-aviation parcels are estimates based on the size and anticipated use of the parcels through the 2025 planning horizon. 
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FORT MYERS CITY COUNCIL 

Mayor 
Randall P. 

Henderson, Jr. 

Ward 1 
Teresa 

Watkins 
Brown 

 

Ward 2 
Johnny W. 
Streets, Jr. 

Ward 3 
Terolyn P. 
Watson 

Ward 4 
Michael 
Flanders 

Ward 5 
Fred 

Burson 

Ward 6 
Gaile H. 
Anthony 

OSCAR M. CORBIN, JR. CITY HALL, 2200 SECOND STREET  
FORT MYERS, FLORIDA 

 

For full agenda Packet Click Here. Larger files may take longer to download. 

 

Please complete a “Request to Speak” form if you plan to address the City Council and 
submit to the City Clerk prior to the start of the meeting. 

 

A video is not available for this meeting due to technical difficulties 
 

CALL TO ORDER (4:32 p.m.) 

Opening Prayer The meeting was opened in prayer 
by Mayor Henderson. 
 
 

Pledge of Allegiance to the Flag of the United 
States of America  

Mayor Henderson led the Pledge of 
Allegiance to the Flag of the United 
States of America. 
 
 

Roll Call  Absent:  None. 
 
 

PROCLAMATIONS AND SPECIAL 
PRESENTATIONS 

 

1. Presentation of the Florida League of Cities 
2017 Environmental Stewardship 
Municipal Achievement Award for the City 
of Fort Myers River Detention/Retention 
Basin 

A motion was not made. 

 

 

ftp://citizen@cfm-ftp.usgovcloudapp.net/


ACTION AGENDA 
CITY COUNCIL MEETING 
February 5, 2018 
4:30 o’clock p.m. 
 

Page 2 of 14 

 

PROCLAMATIONS AND SPECIAL 
PRESENTATIONS  - Continued 

 

2. Annual report from the Calusa Nature 
Center and Planetarium, INC., 3450 Ortiz 
Avenue (Ward 2) 

A motion was not made. 
 
 

2a. Certificate of Completion for the Institute 
of Elected Municipal Officials IV: Municipal 
Leadership to Councilman Johnny W. 

Streets, Jr. from the Florida League of 
Cities 

A motion was not made. 
 
 

APPROVAL OF WALK-ON AGENDA ITEMS  

PUBLIC INPUT – NON-PUBLIC HEARING 
AGENDA ITEMS:  (Three (3) minute time limit 
per speaker) 

Mike Antheil spoke on Item No. 23a. 
 
Natalie Schneider spoke on Item No. 
23a. 
 
Ann Pierce spoke on Item No. 2. 
 
Devesh Nirmul spoke on Item No. 
23a. 
 
 

MOTION:  Move to Item No. 22b Approved. 
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Recessed and reconvened Mayor Henderson recessed the 
meeting at 5:29 o’clock p.m. 
 
Mayor Henderson reconvened the 
meeting at 5:40 o’clock p.m. 

CITY MANAGER’S ITEMS  

22b. Resolution supplementing and amending 
Resolution No. 89-67 of the City and 
authorizing the issuance of not to exceed 

$33,000,000 City of Fort Myers, Florida, 
Utility System Refunding Revenue Bonds, 
Series 2018A, for the purpose of currently 
refunding and retiring the outstanding 
Utility System Refunding Revenue Note, 
Series 2017B 

Resolution No. 2018-5 was adopted 
@ 5:47o’clock p.m. 
 

 

Public Hearings: (Item Nos. 18-20) (Public 
input will be heard during the public hearing) 

 

CONSENT AGENDA  
 
Any Council Member may have an item 

removed from the consent agenda and placed 
on the regular agenda for discussion following 
the consent agenda. 

 

3. Minutes of the special meeting held on 
January 16, 2018 

Approved. 
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CONSENT AGENDA – Continued 
 

4. Federal grant, in the amount of 
$1,125,000, from the U.S. Department of 
Justice, Community Oriented Policing 
Services for COPS Hiring Program, that 
includes salary and benefits for 9 police 
officers with minimum matching funds, in 
the amount of $1,761,436, over a 3 year 
period.  
And 
Establish a budget, in the total amount of 

$1,750,000, consisting of $1,125,000 in 
revenue and $625,000 one year matching 
funds from General Fund, for the COPS 
Grant# 2017UMWX0136 for Fiscal 
Years 2018-2020 

Removed from Consent Agenda for 
discussion by Councilman Burson. 
 
 

5. Agreement of Sub-Grant Funding, in the 
amount of $211,391, with Lee County 
Natural Resources Division/WCIND 
Waterway Development Program, for the 
2018 WCIND Waterway Development 
Program (L-471) for the Police Department 
Marine Unit 
And   
Establish a budget, in the amount of 
$84,887, for funds received from Lee 
County Natural Resources 
Division/WCIND 

Approved. 
 
 

5a. Drivecam® Trial Agreement with Lytx, Inc. 
for a pilot program to improve driver safety, 
reduce operating costs, and protect the 
City from fraudulent claims while 
improving customer service 

Approved. 
 
 

6. Participation in Florida Sheriff’s 

Association Bid No FSA17-VEH150.0 
Specification #16, in the amount of 
$361,099, for procurement of a 
2019 Peterbilt Model 520 refuse truck with 
Heil Dura-Pack Python side loader from 
Palm Peterbilt Truck Centers, Inc. 

Approved. 
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CONSENT AGENDA – Continued 
 

6a. Florida Fire Department Policy Manual & 
Daily Training Bulletins with Lexipol to 
create a comprehensive and defensible 
policy and procedures manual for 
administration and operations for the Fire 
Department 

Approved. 
 
 

7. Amendment 1 to the Subrecipient 
Agreement for Community Development 
Block Grant (CDBG) Neighborhood 
Stabilization Program (NSP), with Goodwill 
of Southwest Florida, Inc., for the 
management of the 7-unit multi-family 
rental complex located at 2475 Central 
Avenue (Ward 3) 

Approved. 
 
 

7a. Amendment No. 2 to Professional Services 
Agreement – Continuing Contract, 
Architectural Building Services for City of 
Fort Myers, Request or Qualifications No. 
06-19-13-PW, with ADG Architecture, LLC, 
exercising the final one-year option to 
renew, effective February 10, 2018, 
through February 9, 2019 

Approved. 
 
 

8. Amendment No. 2 to Professional Services 
Agreement – Continuing Contract, 
Architectural Building Services, Request 
for Qualifications No. 06-19-13-PW, with 
BSSW Architects, Inc. exercising the final 
1 year option to renew, effective  
February 10, 2018, through February 9, 
2019 

Approved. 
 
 

9. Amendment No. 2 to Professional Services 

Agreement – Continuing Contract, 
Architectural Building Services, Request 
for Qualifications No. 06-19-13-PW, with 
CPH, Inc. exercising the final 1 year option 
to renew, effective, February 10, 2018, 
through February 9, 2019 

Approved. 
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CONSENT AGENDA – Continued 
 

10. Amendment No. 2 to Professional Services 
Agreement – Continuing Contract, 
Architectural Building Services, Request 
for Qualifications No. 06-19-13-PW, with 
Parker/Mudgett/Smith Architects Inc. 
exercising the final 1 year option to renew, 
effective February 10, 2018, through 
February 9, 2019 

Approved. 
 
 

11. Amendment No. 2 to Professional Services 
Agreement – Continuing Contract, 
Architectural Building Services, Request 
for Qualifications No. 06-19-13-PW, with 
Sheeley Architects, Inc. exercising the final 
1 year option to renew, effective 
February 10, 2018, through February 9, 
2019 

Approved. 
 
 

12. Amendment No. 2 to Task Order No. 1, 
increasing the not to exceed amount by 
$200,000, with Adjusters 
International, Inc. for grant management 
services related to Hurricane Irma and 
amending the project time through March 
31, 2018 

Approved. 
 
 

12a. Castalina final plat of 69.96 acres, more or 
less, to create 144 lots of single-family 
attached and detached lots along with 
15 tracts located at 4151 Veronica S. 
Shoemaker Boulevard, south of Winkler 
Avenue Extension and north of Colonial 
Boulevard 

Approved. 
 
 

13. Write offs, in the amount of $120,732.65; 

Solid Waste $101.10; Utilities; $4,528.50, 
and General; $116,103.05 

Approved. 

 
 

13a. Settlement agreement, in the amount of 
$199,999.99, regarding George 
Sanford Jr v City of Fort Myers, 
Case 17-008690JAW 

Removed from Consent Agenda for 
discussion by Councilman Streets. 
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ITEMS REMOVED FROM CONSENT AGENDA  

4. Federal grant, in the amount of 
$1,125,000, from the U.S. Department of 
Justice, Community Oriented Policing 
Services for COPS Hiring Program, that 
includes salary and benefits for 9 police 
officers with minimum matching funds, in 
the amount of $1,761,436, over a 3 year 
period.  
And 
Establish a budget, in the total amount of 
$1,750,000, consisting of $1,125,000 in 
revenue and $625,000 one year matching 
funds from General Fund, for the COPS 
Grant# 2017UMWX0136 for Fiscal 
Years 2018-2020 

Approved. 
 
 

13a. Settlement agreement, in the amount of 
$199,999.99, regarding George 
Sanford Jr v City of Fort Myers, 
Case 17-008690JAW 

Approved. 
 
 

MOTION:  Move to Item Nos. 18, 19, and 20 Approved. 
 
 

PUBLIC HEARINGS (on or about 5:15 o’clock 
p.m. or as soon thereafter as can be heard) 

 

18. Ordinance No. 3825 rezoning 20 acres, 
more or less, located at 10881 Colonial 
Boulevard from Mixed Use (MU) to 
Commercial Intensive (CI), as requested by 
Trudi K. Williams, TKW Consulting 
Engineers, Inc., agent for owner 
(Quasi-Judicial) (Ward 6) 

Ordinance No. 3825 was adopted @ 
6:11 o’clock p.m. 
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19. Ordinance No. 3826 rezoning 5 parcels 
totaling 82 acres, more or less, located at 
11250 State Road 82, 11290 State 
Road 82, and 
STRAP Numbers 25-44-25-P4-00600.00B1, 
25-44-25-P4-00600.00B2, and 
25-44-25-P4-00062.0000 from Mixed 
Use (MU) to Commercial Intensive (CI), as 
requested by Trudi K. Williams, TKW 
Consulting Engineers, Inc., agent for owner 
(Quasi-Judicial) (Ward 6) 

Ordinance No. 3826 was adopted @ 
6:15 o’clock p.m. 
 
 



ACTION AGENDA 
CITY COUNCIL MEETING 
February 5, 2018 
4:30 o’clock p.m. 
 

Page 9 of 14 

20. CONTINUED PUBLIC HEARING FROM 
AUGUST 7, 2017:  Transmittal of Text 
Amendment and Map Amendment 
amending the Future Land Use Element 
and Future Land Use Map of the 
Comprehensive Plan to the Florida 
Department of Economic Opportunity 

Motion to approve transmittal of Text and 
Map Amendment with the following changes: 

• Add a new Action 1.8.2 that includes the 
same language for Midtown that is 
found under proposed Action 1.7.5 for 
Downtown, except for the language 
regarding Riverwalk Easement. 

• Modify Policy 1.7 to state that 
“additional density and intensity (FAR 
may be approved as a Planned Unit 
Development or through the bonus 
incentive program.” 

• Modify Policy 1.8 to include the same 
modification as 1.7 

• Modify Policy 1.9 to include an 
additional sentence: “Additional density, 
intensity and height for new 
developments and redevelopment may 
also be approved as a Planned Unit 
Development; the amount of bonus 
density and intensity that may be 
approved through a Planned Unit 
Development shall be based on surplus 
utility capacity, which is depicted 
geographically on Map F, but shall not 
be subject to any maximums provided 
for in the bonus incentive program.” 

• Modify Actions 1.9.1 and 1.9.2 to state 
that these maximums do not apply to a 
Planned Unit Development. 

• Modify Categories 6 and 11 of the 
Summary Table to state that additional 
density allowed through the bonus 
density program or a planned unit 
development. 

• Midtown: New Action 1.8.2: All new 
development shall provide amenities 
according to the pertinent standards 
provided in the Land Development 
Regulations, including but not limited to 
the following areas: 

• Hurricane evacuation; 
Mixed-use 

residential/commercial/retail; 
Exceptional architectural design; 
Pedestrian friendly connections 

between public and private property; 
and 
Multimodal transportation strategies 
including para-transit provision 
Greenspace 

• Language that eliminates 
requirement for on-site parking for 
small parcels 

• Amenities 
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Recessed and reconvened Mayor Henderson recessed the 
meeting at 8:46 o’clock p.m. 
 
Mayor Henderson reconvened the 
meeting at 8:53 o’clock p.m. 

MOTION:  Move to hear Public Input- 
Non-Agenda Item: Kaisha Dunne, Florida Youth 
in Government Coordinator 

Approved. 
 
 

PUBLIC COMMENT - NON-AGENDA ITEMS:  
Speakers may speak on subject matters not listed 
on the agenda, provided the subject matter is 
within the jurisdiction of the City Council.  Each 
speaker must complete and submit a Request to 
Speak form to the City Clerk prior to the 
beginning of the meeting.  (Three (3) minute time 
limit per speaker.) 

Kaisha Dunne, spoke on Youth in 
Government. 
 
Samuel Ingalls, YMCA and Youth in 
Government, spoke on Youth in 
Government. 
 

MOTION: Move items 22, 23b, 23c and 23d. Approved. 

PERMISSION TO ADVERTISE  

22. Direct Clerk to advertise an ordinance for a 
public hearing to approve an amendment 
to The Place on First Planned Unit 
Development to construct a 9 story Mixed 
Use building located at 2300 First Street, 
as requested by Jenna Persons, Esquire, 
representing David Fry, Manager, First 
Street Place, LLC, and First Street Place, 
LLC, owner (Quasi-Judicial) (Ward 4) 

Direct Clerk to advertise Ordinance 
No. 3828 for a public hearing. 
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CITY MANAGER’S ITEMS - Continued  

23b. Interlocal Agreement between the City 
and the Community Redevelopment 
Agency to state the rights, duties, and 
obligations of the Parties related to the 
operation, administration, and 
management of the storm water 
management improvements within the 
Fort Myers Country Club, 3591 McGregor 
Boulevard, and the use of nutrient credits 
obtained therein (Wards 4 & 5) 

Approved. 
 
 

23c. Resolution for the transfer of credits from 
the Nutrient Credit Bank to the developer 
of Grand Central and for the credits 
transferred to be deducted from the 
credits attributable to the Community 
Redevelopment Agency and the Cleveland 
Avenue Redevelopment Sub-Area 4 
(Wards 4 & 5) 

Resolution No. 2018-6 was adopted @ 
9:12 o’clock p.m. 
 
 

23d. Declaration of Covenants, Conditions and 
Restrictions by Grand Central Page Field, 
LLC and 2534 Santa Barbara, LLC in 
favor of the City (Wards 4 & 5) 

Approved. 
 
 

CITY COUNCIL COMMENTS AND ITEMS FOR 
CONSIDERATION 

 

13b. Draft a resolution that strongly opposes 
offshore oil and natural gas drilling in the 
Eastern Gulf of Mexico and urges Florida’s 
Federal and State Legislative 
Representatives to refrain from any form of 
support or co-sponsorship of the United 
States House of Representatives Bill 4239 

Approved. 
 
 

13c. Discuss South Street Assessment Public 
Information Workshop held on January 25, 
2018 

A motion was not made. 
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CITY COUNCIL COMMENTS AND ITEMS FOR 
CONSIDERATION - Continued 

 

 

14. Nomination of Forrest H. Banks for 
appointment to the Citizens Police Review 
Board, term effective February 5, 2018, 
through February 4, 2021 
(Mayor Henderson) 

Approved. 
 
 

15. Nomination of Bradley McGrath for 
reappointment to the Historic Preservation 
Commission, as Dean Park Historic 
District representative, term effective 
October 6, 2017, through October 5, 2020 
(Councilman Streets) 

Approved. 
 
 

16. Nomination of Dawn M. Huff for 
reappointment to the Local Affordable 
Housing Advisory Committee, as employer 
within the jurisdiction representative, term 
effective February 17, 2018, through 
February 16, 2021 (Mayor Henderson) 

Approved. 
 
 

17. Report on 28 advisory board vacancies A motion was not made. 
 
 

PERMISSION TO ADVERTISE  

21. Direct Clerk to advertise an ordinance for 
a public hearing to approve an 
amendment to the Crossroads Commerce 
Center Planned Unit Development to 
construct a retail center project located at 
11000 Colonial Boulevard, as requested 
by Wayne Arnold, Grady Minor 
Engineering, agent for owner 
(Quasi-Judicial) (Ward 6) 

Direct Clerk to advertise Ordinance 
No. 3827 for a public hearing. 
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PERMISSION TO ADVERTISE - Continued  

22a. Permission to advertise an ordinance for 
public hearing amending City Code, 
Subpart A, Article II, Section 2-32, Order 
of business to update the order by which 
agenda items are presented at City 
Council meetings 

Approved permission to advertise 
Ordinance No. 3829 for a public 
hearing. 
 
 

CITY MANAGER’S ITEMS - Continued  

23. Resolution declaring the intent of the City 
to reimburse costs associated with 
Stormwater capital projects funded with 
proceeds from the 2018 Stormwater 
Revenue Bonds 

Resolution No. 2018-7 was adopted @ 
9:27 o’clock p.m. 
 
 

MOTION: Extend meeting to no later than 
10:00 p.m. 

Approved. 
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CITY MANAGER’S ITEMS - Continued  

23a. Approve resolution creating a Property 
Assessed Clean Energy (PACE) Program 
within the boundaries of the City by 
participating in the PACE Programs of the 
Florida Green Finance Authority, the 
Florida PACE Funding Agency, the Green 
Corridor Property Assessment Clean 
Energy (PACE) District, and the Florida 
Resiliency and Energy District. 
And 
Authorize the Mayor and City Manager to 
enter into the following non-exclusive 
Agreements with PACE Program 
providers: 1) Party Membership 
Agreement to the Florida Green Finance 
Authority; 2) Interlocal Subscription 
Agreement Relating to the Funding and 
Financing of Qualifying Improvements by 
the Florida Pace Funding Agency; 3) 
Membership Agreement between the 
Green Corridor Property Assessment 
Clean Energy (PACE) District and the 
City; and 4) Limited Purpose Party 
Membership Agreement between the 
Florida Resiliency and Energy District and 
the City 

Resolution No. 2018-8 was adopted @ 
9:38 o’clock p.m. pending a 
discussion with Florida League of 
Cities about the 180 day prohibitions 
on the residential PACE program. 
 
 
 
 
 
Approved. 
 
 

 

CITY ATTORNEY’S ITEMS  

PUBLIC COMMENT - NON-AGENDA ITEMS:  
Speakers may speak on subject matters not 
listed on the agenda, provided the subject 
matter is within the jurisdiction of the City 
Council.  Each speaker must complete and 

submit a Request to Speak form to the City 
Clerk prior to the beginning of the meeting.  
(Three (3) minute time limit per speaker.) 

Erma Boyd Dorsey, resident, spoke 
on changes at Fort Myers Cemetery. 
 
Jimmy Underwood, resident, spoke 
on the progress of Julian Arocho 

case. 

Adjourn 9:50 p.m. 
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0:05:29:>>RANDALL P. HENDERSON, JR.: We have a big agenda tonight, and we're going to try to get 

through it efficiently and thoroughly. But it is my honor to welcome everyone here to chambers this 

evening. And we're - as is traditional with our meetings, we're going to - as soon as we have - there we 

go. Now we're turned up. If I could just ask everyone to stand for the invocation, and then after the 

invocation, I'm going to lead us in the Pledge of Allegiance. We give thanks for this day and this time to 

come together in the city of Fort Myers chambers to do the business of the city. We ask your blessings 

upon all citizens, this body of public servants, that you would guide us through this process this evening. 

And let us move our city forward in those ways that protect our citizens and bring us to be the city - the 

best city that we can be. In your holy name, we pray, Amen. All right, here we go. I pledge allegiance...  

 

1:49:05:>>RANDALL P. HENDERSON, JR: any opposed? And will wind up those two public hearings. We 

have one more public hearing tonight which is item 20. And there's most - of the room is here for 20.  

And this is a continued public hearing from August 7 - all the way back to August. And just a little back 

ground on this one. We began in the spring of 2017 to examine the Midtown I think Gardener's park 

area to began to adopt or understand the way that we can inspire some economic development activity 

in those areas. We believe that the momentum that we're enjoying over the past decade and presently 

with the River District and all that activity that's going on there is a positive influence and timely for us 

to consider and hear testimony and reach out to expert planners and architects to help us understand 

the way forward the best way forward that could serve the interest of property owners and Fort Myers 

residents as we look into the decade before us. That's a little bit of a summary as I understand it. Saeed 

do want to weigh in here.  

1:50:28:>>SAEED KAZEMI: Yes, sir. What we are going to do if the council allows us we are going to 

make a presentation. We had the staff presentation as well as the consultant that we had. Then we are 

going to open up the questions from the council and then the public because this is the one that was 

presented in August as you said that the council made that decision to move it further up to the 

February to do some public involvement, public meetings and to get some professional involved. That's 

what we did. And this presentations that we're building is going to go through as well as a consultant is 

going to talk about where we were or where we are and what is next steps are.  

1:51:09:>>RANDALL P. HENDERSON, JR: OK. I appreciate that. Welcome back, Mr. Belden and just one 

final remark as we have been moving on this for near coming up on a year now this spring. I should 

remind everybody that as we get into this in August and then the events of Irma of - shortly after August 

7 from our last meeting on this we obviously experienced a lot of delays and getting refocused back on 

this and we're here today. So that should set the stage for us to advance forward. Thank you Mr. Belden 

for being here and it's all yours.  
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1:51:50:>>STEVE BELDEN: Yes. Thank you, mayor. Council members for the record Steve Belden 

community development director. What we would like to do is I would like to give you presentation 

regarding the technical comprehensive plan amendments we are proposing for your consideration this 

evening after my presentation. I would like for. Associate Professor Trent Green from the University of 

South Florida to come up if he could give his presentation regarding the Midtown plan - the Midtown 

vision plan aspect of what we're working on so if we could do those together and then bring public 

comment after that. OK. So let's get started. So that's why we are here. And we kind of just touched on 

it. But to reiterate this is a continuation of the public hearing from the August 7 2017 council meeting to 

consider the proposed amendment to the future land use element and the future land use map for the 

city of Fort Myers plan. The requested action this evening is to approve the transmittal of the proposed 

text amendment and the map amendment to the future land use element and future land use map to 

the Florida Department of Economic Opportunity for their review. Just real briefly I just want to mention 

the project team has been working on this for several months now was quite extensive. Myself and 

many of my staff, the CRA obviously have been has been integral in this. The chief of staff, public works, 

has been involved.  

Obviously we have the University of South Florida school of architecture and urban design Associate 

Professor Trent Green assisting him is Jeff Burton the city of Palmetto community redevelopment 

Director. Community Redevelopment Agency director LaRue Planning has been assisting us throughout 

this effort. Jim Larue and Ben Smith they are here this evening and also to assist us with our public 

relations and our outreach has been Saleemul Nahrin associates K. Manara and Michelle Aval or Reese. 

Has been instrumental in helping us reached out to to engage the public. So I just wanted to mention 

those briefly. And there are many more people actually that's been involved with this that I don't have 

listed here. So why are these amendments being proposed. We need to increase density to certain 

things. We need to expand housing options, we need mixed-income housing we need mixed housing 

types different housing options to provide opportunities for people to live in the city to work in the city 

to be here. We need to increase our commercial development opportunities and we also need to 

increase our tax base and to help encourage a more balanced tax base throughout the city. We need 

smart development, we need responsible growth.  

We also need neighborhood protection. We need preservation of the community's character and 

respect for the history. We also need to redevelop and revitalize the midtown area. We need a balance. 

The currently inadequate utilities with future growth. That's a big driver of this. We have a failing 

infrastructure and that needs to be addressed immediately. And we need to do that in conjunction with 

a future development plan for the area. And we want to expand downtown to create a new hub of 

mixed activity. We want to expand downtown South. South of MLK and not to duplicate or recreate 

downtown in midtown. We want to complement downtown and be an extension of downtown and be 

seamless. And right now it's not that. So there's a lot of challenges there. But we feel that this gives us 

sort of the framework to begin building on that. So this is a graphic of the project area that we've been 

looking at. We have the downtown historic district. We have the gardeners Park neighborhood planning 

area and we have Midtown neighborhood planning area as you see there. These aren't defined 
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boundaries. We're kind of doing going through this process, you know, we have sort of defined 

boundaries for the future land use map but you know we look at the edges are important and I'm sure  

Mr. Green can talk more about that. But it's hard to just define a line. OK. This is where we're going to 

study and then this is where the line is going to stop. So but this is generally the area that we're looking 

at. I want to just briefly go back through. We've had several public meetings going back actually to 2015. 

There was a lot of meetings about this site. But if you go back to about a year ago Johnson engineering 

they had a lot of public meetings a lot of one on one meetings to discuss this. The community 

redevelopment agency also held a couple of meetings going back to September 28 of 2016. They 

presented the concept of increasing density downtown midtown. Again, in January of 2017 considering 

update's to downtown and central fort Myer's redevelopment plan. And also at the Sierra advisory 

board meeting and to the January 2017. The plan amendments were presented to them as well. They 

recommended allowing an increase in density and height based on plan utility infrastructure in 

downtown and Midtown. This also went before the Historic Preservation Commission. Back in January 

and February last year they discussed the proposed amendments. They recommended approval of the 

amendments. Planning Board heard this at February 1 meeting and their march meaning they discuss 

the proposed amendments March 1. The recommended approval of the proposed amendments. And 

just to clarify the amendments that were proposed previously there are some changes and I'll get into 

those as kind of the technical aspects of these amendments. But what they reviewed was basically in a 

nut shell was an unlimited density.  

Where you could have a bonus density that really had no cap on it. And so that's changing now we're 

proposing a cap so we're we're being a little bit more restrictive than what had been heard by the 

Planning Board. And then council, twice as was mentioned in April 17 2017 there was public hearing, 

public comment and council voted that time to continue to transmit public - the transmittal hearing to 

August 7 and again August 7th. It was continued up until now. And so here we are now. Between then 

and this point it was determined we needed to bring - we wanted to bring in the University of South 

Florida. We wanted the University of South Florida school of urban architecture and urban design to 

come and look at the proposed densities for downtown, Gardiner's Park, Midtown. Look at a vision plan 

for midtown and we wanted to work with them and to get their expertise to get their input on what 

they thought was appropriate. So the city of Fort Myers and the CRA jointly retained USF and brought 

them in back in July. We brought them in. So we established an Advisory Committee. And we didn't just 

establish a small working group. We established a large committee of about 60 people. We wanted to 

get as much of a cross-section of the community as we could on this committee that's why we didn't 

really limited. Typically you would probably want no more maybe 20 - 25 people but we didn't want to 

we didn't want to keep people out.  

So we set that up. We had - as you can see we had a first kickoff advisory committee meeting was 

August 23. And the next one was November 1 and in between that time we had several. There was one-

on-one meetings with key person individual stakeholders and some of the advisory committee members 

as well. We had a November 1. Meeting and then we had a January 11 public meeting which we just had 
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recently that was an open house forum very successful. So all told, we've had over that over a dozen 

public meetings on this issue. So over at least going back a year and a half to two years. There have been 

several opportunities for public input, for public comment, we created a project website it's called 

www.myfmdowntownmidtown.com It's got all the information of all those all those meetings on there. 

They are all videotaped.  

2:00:18:>>STEVE BELDEN: We've got all the comments from everybody that provided input. So it's all 

there for anybody to go to and take a look at that information. So we think that we have gone above 

and beyond in reaching out to the public, reaching out to the community to get their input. I'm going to 

show you some pictures because these meetings - this is our first advisory committee meeting. Now we 

had good attendance at these meetings. And we had a large group of people. We had a good interaction 

with people. We got a lot of great feedback from individuals. There's our second committee meeting, a 

workshop really is what it was. We had tracing paper we had maps out. We had stations set up and we 

had a lot of good interaction and feedback from the community on what they wanted to see their vision 

for midtown. So these were very productive meetings that were held and then our third committee 

meeting you see here again we had more workshop type format really just going to the tables and 

putting pen to paper and drawing ideas. And USF team took all of that back and incorporate it into what 

we're presenting tonight. So we had a lot of really good. Interaction at those meetings. And then we had 

the open house format meeting on January 18. We had over 100 people show up to that. At least that 

signed in. It was another great opportunity for people of this kind to see what's going on, provide 

additional feedback as well. And you can see here, you know, sitting around the tables, we've got a lot 

of good input and public comment from the public at that as well. OK. So to get into the technical 

aspects of kind of what we're here is - I'll try and go through this as clearly as I can. There's several 

policies that we are looking to amend in the future land use element of the comprehensive plan. And 

these are the specific policies. We have current policy 1.7 which allows a maximum density including 

bonus of 70 dwelling units per acre that's the maximum with a floor area ratio of 18. That's combined 

residential not residential. So that's what we have right now. And that's further regulated by the zoning 

zoning district so there's zoning districts further restrict density and FAR But overall right now the 

maximum 70 dwelling units per acre. So what we're looking at is the proposed policy would allow 

maximum base density of 70 dwelling units per acre. And we would provide maximum base AR non-

residential - so we're taking the residential aspect out of the FAR. FAR really floor area ratio really 

involves commercial use. We regulate residential by density. And we regulate non-residential by FAR. So 

when you blend them two together it kind of gets a little bit confusing. So we thought it was cleaner just 

to take the residential part out and we're only addressing non-residential FAR. So we're also going to be 

creating another policy to address bonus density. And we're creating a new policy 1.9 to address bonus 

density and FAR. Another thing that we're doing is currently in policy 1.7 we list the different zoning 

districts and in those lists of different zoning districts we specify the range of densities in each zoning 

district. While they're already in the land development code. So it doesn't make sense to have them in 

the comp plan in the future land use element and have them in the zoning code because if you want to 

change them or amend them or update or whatever, you've got to change the comprehensive plan. 

Which is a much longer process than just changing your zoning. So there's no need for them to be in the 
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land in the Comprehensive Plan of the future land use element. We are addressing those in land 

development regulations where they currently are. So we're striking those out.  

2:04:27:>>RANDALL P. HENDERSON, JR: In your personal experience is that pretty much the way that 

other jurisdictions plan  

2:04:35:>>STEVE BELDEN: Yeah it's typical that you do not include those densities for zoning districts 

within the comp plan. You have your maximum and that's what we're providing for in the comp plan. 

And then when you get to your zoning then you can further regulate how you want how you want to 

deal with that you need zoning district. OK So what we're also changing is right now we have policy 1.7 

or action 1.77 and that specifies contributions required for approval of bonus density and FAR. So you 

have to make contributions to these various items here. And based on your contribution, you get - you'll 

get a bonus. And so we're kind of changing things around here. Our new policy in we're renumbering 

them so it's actually going to be 1.7.5. Those things you see listed there are things that are going to be 

going to be required for any development. Whether you're getting bonuses, whether you're not getting 

once you've got to do certain things. Provide a hurricane back plan, mixed-use projects, exceptional 

architecture, pedestrian friendly and multi-modal strategies. So we want development to address these 

things rather whether or not they're providing a bonus or looking for a bonus or not. The items you see. 

I tried to highlight them. I'm not sure if they show up affordable housing paratransit public private 

parking water enhanced activities those things we would we would want to address through the bonus 

process. So we're taking those out of here and we're going to deal with those and land development 

regulations as items for contributions for the bonus. OK. And we're creating a new policy 1.8 this is to 

establish the Midtown. I'm sorry the Midtown future land use category.  

We don't have one right now. It doesn't exist. So we're creating and this was proposed previously so 

there is no change here this is this is not new. So again this is similar to the downtown we would we 

would allow for a base density of 70 dwelling units per acre maximum base FAR of non-residential of 8 

and additional bonus density and intensity are provided for again and policy 1.9 which I will get to next. 

And then we just have the zoning categories that we create that are allowed within the Midtown similar 

to downtown. Those will have specific density limitation. So. All zoning districts aren't going to have that 

maximum 70 dwelling units per acre. That's your max from the comp plan. And so each zoning district 

one may have a max of 70 another may have a max of 40 and another may have a max of 20 depend on 

just like you have now basically. And so we'll be going through that exercise of determining what those 

should be. So each zoning district will have its own density limitations and FAR limitations as well. So this 

is the proposed map of future land use map amendment for the Midtown future land use category. It is 

bound by Martin Luther King Jr. Boulevard to the north, Cleveland out to the west, Edison out to the 

South and Evans to the East. So this will become the new Midtown future land use category. Previously 

it was from Victoria to Edison. But we really felt, you know, midtown is from MLK to Edison. That's the 

area that we're really focusing on. With the vision plan that is midtown so this entire area we're 

proposing to just become the Midtown future land use designation. OK. So our new policy 1.9. This 

establishes a bonus incentive program for additional density intensity and height. What we did here is 
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we broke it down into two segments. So we broke it down parcels that are greater than a half an acre, 

parcels that are one half an acre and less. So if you are larger than a half an acre you're allowed a 30 

percent bonus above the 70 would give you 91 to use per acre, up to. If you are on a small parcel of 

reason we did this is that these very small parcels are difficult to develop and make a return on them. So 

in a lot of cases they really - they need the density.  

They're not going to get a lot of overall units because it's a small parcel. But they need the density to get 

the numbers to make it work. So we added additional 10 percent. So you're going to 40 percent if you're 

if you're half an acre or less that's going to give you 28 additional dwelling units per acre. So that will get 

you up in 90 dwelling units per acre. 1.9.3 provides for additional bonus to be approved standard 

procedures outlined in the land development regulations. So those things we talked about before will 

include those in the land development regulations as items to amenities to provide in order to receive 

the bonus. And we are retaining the punitive process for a bonus all bonus awards shall be through the 

punitive process as it is now. That's not changing. The avail - again this is not changing available bonus 

density intensity shall not exceed available surplus equivalent units. This was discussed previously there 

is a cap on the total number of surplus units for the utility system. We still have that in there as a 

safeguard and any upgrades required upgrades for infrastructure. They will you know directly related to 

a project obviously they'll have to be borne by the developer.  

So 1.10 we we heard the public talk about, you know, neighborhood protection issues and we wanted to 

put something in here that protected the low density properties from having a big high rise right next 

door. We don't want that and we would want that. So we create new policy 1.10 establish - provides for 

neighborhood protection residential neighborhoods protection from development redevelopment 

which is not in harmony or compatible with the character of the existing community. Building height 

shall be limited for new development or redevelopment adjacent to properties owned urban general 

which the majority of gardeners Park is urban general. The standard we're providing is that properties 

adjacent urban generals only designations they will be limited to a maximum of six stories. And you 

cannot apply for a bonus height within those properties so we think that's a good compromise on the 

height for six stories. We wouldn't want to go any higher than that. We think that's fair to provide at 

least. Provide that level of protection. So you're not going to have a 10 20 plus story structure right next 

to a low density. Established community. So we just previously in the amendment package it included a 

transportation and concurrency elements there were some changes being proposed. They are not 

included in this package.  

Those were brought before you separately we are currently working on amendments to those elements 

of the comprehensive plan. So we wanted to work on those separately. And we'll be bringing those 

working on those right now actually. So we'll be bringing those forward fairly soon. So that's why they're 

not included in this package as they were previously. So again, just to summarize the proposed 

amendments call for maximum base density in Downtown and Midtown and 70 dwelling units per acre a 

maximum non-residential FAR of eight. New policy 1.8 establishes the Midtown future land use category 

to be applied in the midtown area. New policy 1.9 creating a bonus incentive plan to allow 30 percent 21 
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to own use per acre for bonus density FAR and height on parcels greater than one half acre and parcels 

of one half acre or less may receive up to 40 percent, which would correspond to 28 dwelling units per 

acre. Again, the previous amendments that were proposed had no maximum on that bonus. You had 

your base of 70 your bonus was unlimited. We also creating again this new policy 1.10 to provide for 

neighborhood protection by limiting the height of structures to six stories adjacent urban general zoning 

areas again. Previous amendment package had no neighborhood protection included so we are 

proposing that at this time.  

So from here if Council approves the transmittal. Of the comprehensive plan amendments we would 

have 10 days then to actually physically transmit it up to the state. Once they receive it and they've 

officially received it. Then the clock starts. They have 30 days to review the treatment of economic 

opportunity the reviewing agencies. They would have 30 days from that point to provide us any 

comments they have on the proposed amendments. Once we receive those comments back we would 

then have a 180 days to adopt a final - to hold a final hearing on adopting the comprehensive plan 

amendment. So this is the transmittal hearing phase and that would be the final adoption phase. So. In 

that time period what we would do is we would be working on the land development regulations, 

updated land development regulations that are going to be consistent with the proposed 

comprehensive plan amendment. So everything we talked about with the zoning and you know with 

zoning limitations do we want to have in those in those different districts. We're going to be working on 

that.  

One thing I want to point out is statutory statute 1633202 land development. It addresses land of all 

regulations and there has been discussion that we should be doing all this at the same time we should 

be doing the plan and the land development regulations at the same time. While the statute. Essentially 

addresses that because it states that within one year after submission of the comprehensive plan or the 

comprehensive plan amendments local government shall adopt or amend and enforce the land 

development regulations that are consistent with and implement their adopted comprehensive plan. So 

it's basically saying adopt your comprehensive plan amendments. And then you've got a year updating 

your land development regulations. Now we're going to do it in a much shorter time. We're going to do 

it almost concurrently because what we're going to be working on them in that time period while we're 

waiting for the comments in that 180 days. We're going to be working on it so we'll. We'll have those 

ready much sooner than the one year. But, you know, like I said there has been a lot of comment about 

we should do all this at the same time and it's clearly stated in the statue. You do one and then you work 

on the other.  

2:15:35:>>RANDALL P. HENDERSON, JR: In your experience has that been pretty standard operating 

procedure in other jurisdictions?  

2:15:41:>>STEVE BELDEN: That is my experience that that's standard operating procedure. And I know 

working with you know I've consulted with the other members of the team it is that is what they're 

familiar with as well is that you do the comprehensive plan And then work on your land development 

regulations. Once this gets transmitted. We know what we're working with. We know what we can start 
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to how we can start to work with land development regulations. So again it's we're not going to wait 

until the very end of the process when it's that final adoption before we start looking at the land 

development regulations we're going to start doing that right away. We're going to start working on 

that. We want to be ready by that time because there might be some tweaks and some minor 

modifications between now and the final adoption. but we want to start getting the kind of the meat of 

it together and have it ready. So they say we're going to be working on drafting revisions to the zoning 

regulations and we're also going to be continuing working on the Midtown vision plan. You know USF is 

going to be working on that and the advisory committee that's not. Ending because of this meeting 

that's going to continue. We're going to continue to receive input on the comprehensive plan 

amendments. What we're doing here tonight we're going to continue to have meetings continue to take 

input. And if we have to make some tweaks or modification we can do that as long as as long as there 

are minor modifications. But this is not the end of the process by any means. It's part of the process it's 

one step in the process. And they're be more small steps along the way until we get to the final adoption 

hearing. So that's my presentation. If mayor council. So - would so desire to allow. We'd like to have USF 

come up now if they could give - they have a shorter presentation. It won't take them too long to 

discuss. You know. Their findings on what we're doing this evening. Talk a little bit more about the vision 

plan for midtown and then if we can go back for questions and open up to the public.  

2:17:42:>>RANDALL P. HENDERSON, JR: OK. Yes ma'am.  

2:17:43:>>STEVE BELDEN: Yes ma'am.  

2:17:44:>>UNIDENTIFIED WOMAN: This morning I was on the Florida and there's a Senate bill 1776 

that's going to be heard tomorrow morning at 11:00 a.m. And I saw it in the land use information it's 

section It's on page one through 14 standard 1.1.1 which allows us to have gardens, you know, on 

residential properties.  

2:18:21:>>UNIDENTIFIED WOMAN: Well tomorrow there's going to be a hearing to prohibit local citizens 

from doing that. So if that passes tomorrow, will we have to review our - take it out of our land use and 

send it off  

2:18:38:>>UNIDENTIFIED MAN: And that won't directly impact - that won't directly impact what we're 

doing this evening. And that will not be in effect after tomorrow either what they're proposing to do the 

committee is meeting tomorrow correct.  

2:18:48:>>UNIDENTIFIED WOMAN: Right. The Committee meets tomorrow at 11.  

2:18:50:>>UNIDENTIFIED MAN: Right. So I think it probably has to go to several committees I would 

imagine before it actually gets voted on and approved. So but I'm keeping my eye - we're watching - 

there's several.  

2:19:01:>>UNIDENTIFIED WOMAN: I just wanted to make sure you was aware of it.  
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2:19:02:>>UNIDENTIFIED MAN: Yeah there's several growth management bills that are out there right 

now. House bills and Senate bills that we are watching that can impact us. So we're certainly watch that 

one as well. Yes, ma'am. And if there's nothing else  

2:19:12:>>UNIDENTIFIED WOMAN: All right. Thank you. That's all I have.  

2:19:16:>>UNIDENTIFIED MAN: I'll bring up  

2:19:17:>>RANDALL P. HENDERSON, JR: Great question.  

2:19:18:>>UNIDENTIFIED WOMAN: Mayor - can I just say Steve - I want to give the mayor credit 'cause 

the mayor actually had a huge urban planning day almost going on four years ago which was where this 

whole process started with Asheville and the different planners that came so  

2:19:38:>>RANDALL P. HENDERSON, JR: It was an exciting experience and we  

2:19:40:>>UNIDENTIFIED WOMAN: So it's gone at least - and Anne was a part of that for - going on four 

this spring.  

2:19:46:>>RANDALL P. HENDERSON, JR: Yeah yeah. It's been a long time. And well-received.  

2:19:50:>>UNIDENTIFIED WOMAN: So which really kicked off as huge attendance so  

2:19:53:>>RANDALL P. HENDERSON, JR: Yeah. And there's a great event coming up in April too that I'm 

looking forward to along those same lines.  

2:20:00:>>UNIDENTIFIED WOMAN: Give me credit.  

2:20:00:>>RANDALL P. HENDERSON, JR: Yeah. I'll take it. Well, Steve, thank you. And I know we're going 

to have to be mindful of what's going on in Tallahassee when it's - and you know and work that into 

whatever befalls us. Just out of curiosity those in attendance before we get into University of South 

Florida how many of you here present this evening happen to be a land owner yourself in this area that's 

being contemplated? Just raise your hand. You have a lot of land owners here who have vested interest 

in this. What? Roughly 25, 30 percent. 20 percent of those present are landowners in the subject area of 

midtown or Gardiner's Park. OK. I'm just curious thank you.  

2:20:58:>>UNIDENTIFIED MAN: OK. With that I'll turn it over to Trent Green with the University of South 

Florida.  

2:21:01:>>UNIDENTIFIED MAN: Well, welcome. Do you have a football team?  

2:21:05:>>UNIDENTIFIED MAN: Oh yes.  

2:21:10:>>UNIDENTIFIED MAN: I had to say that (unintelligible).  
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2:21:11:>>TRENT GREEN: Thank you. Thank you, Mr. Mayor. Thank you, Council members for allowing 

us to come and give you sort of an update - an overview on what we're doing with the Midtown vision 

plan. And before I get started I do have to say also thank you for getting us involved. We've - we're a 

part of the school of architecture and urban design but our research center - in our research center 

rather we do this type of work with communities throughout the well, West Central Florida area Tampa 

Bay area. And of course we've been sort of up and down the West Coast working with cities as well. 

When we got started as Steve mentioned back in the back in the fall the way it was explained to us what 

was going on here in Fort Myers - one of the first things we did was try to understand the dynamics. And 

before we even accepted getting involved we had a lot of discussion with John Talmage at the time. And 

out of those discussions I came up with this title for this effort because it seemed to me that one of the 

things that was lacking in a lot of what has been going on was just sort of this - you know really an 

integrated strategy for how to deal with downtown development issues and other types of issues let's 

say in the historic downtown - the downtown core rather Gardiner's Park as well as the midtown area. 

So that's how we got started with this. Thinking about it from a little bit more broad base manner. But as 

Steve mentioned our scope or our focus is - for the vision plan itself is just on Midtown. OK. We are sort 

of piggybacking on the downtown plan that's already in place as well as the Gardens Park plan. We are 

not suggesting any changes to those getting started. What we're trying to do is see how we can dovetail 

with those documents that you've already put in place.  

2:23:31:>>RANDALL P. HENDERSON, JR: Just out of curiosity. I'm sorry to interrupt to say with this - will 

we get to a point in this exercise near term or in midterm or whatever where we will actually have seen 

some (unintelligible) or some elevations in the visuals of the area.  

2:23:47:>>TRENT GREEN: Oh, Yes.  

2:23:48:>>RANDALL P. HENDERSON, JR: Mr. architect I should say. Okay good. I remember I was present 

back in the early 2000s when we were doing this for the basically  

2:23:59:>>TRENT GREEN: The downtown plan  

2:24:00:>>RANDALL P. HENDERSON, JR: Councilman Flanders was a resident architect. And one of the 

really exhilarating experiences was seeing it come to life on board. What could it look like. What could it 

be. And I know that helps property owners and it helps citizens alike see what the potential can be. 

We're looking forward to that.  

2:24:22:>>TRENT GREEN: Thank you. That's coming very soon. OK. But let me provide you with a little bit 

of background in terms of how we're approaching this effort because we are incorporating or let's say 

using a lot of planning and urban and community design principles that we have studied. We've 

analyzed in other places how they work. And we know that they know - these are methods that are 

widely accepted. And we think when we're presented with the opportunity to look at the midtown area 

we think these - lot of these principals will go a long way in helping to address the redevelopment effort. 

But the division plan first and foremost is intended as a framework. OK. And it's a framework for 
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integrating all these areas of the expense - rather integrating the area into it and expanded downtown 

commercial core has Steve had mentioned. That's also intended to serve as a tool for coordinating 

future growth in the midtown area in an orderly efficient and a sustainable manner. The Midtown plan 

incorporates both the spirit and intent of existing regulations and other documents that say that that 

are already in place while also envisioning a midtown potential as a vibrant mixed use urban center. And 

that is really the the main focus that we're approaching this effort with. Is that Midtown has the 

potential to be a vibrant mixed use urban center. Now the plan as it evolves is going to be based on four 

- essentially four redevelopment objectives. First is to maximize the economic development potential of 

the area. Second to identify the best urban design framework for growth and development and to 

ensure that the aspirations of local residents are reflected in this vision plan. And then to incorporate 

strategies that have investment potential and that are feasible within local market. At the larger scale, 

the plan is based on a strategy for creating a connected framework of paths activity areas and 

destinations. And at the bottom of this slide are just some of the planning principles that we're working 

with. Starting out of course we looked at the Urban Land Institute's 10 Principles for creating - 

developing rather successful town centers. And we're looking at smart growth principles for compact 

development which we identify as the four Ds. Density Design Distance of Transportation and of course 

Development patterns. In addition to this we're looking at the Project for Public Spaces program that 

looks at creating great community places and placemaking strategies and the use of the concept called 

The Power of 10. I'm not sure if any of you've heard of that but essentially what it suggests is that any 

vibrant area - any destination in any city large or small OK you need to be able to identify at least 10 

different activities - 10 different things that people can get involved in while they're there. OK. 

Otherwise it's probably not going to be a destination. It's probably not going to keep people coming 

back again and again and again. So those are just - again some of the principles that we're working with. 

There are others. And as Steve mentioned we've had several workshops to this - up to this point 

primarily to get public input starting out. We started this effort with a listening session. And it was an 

opportunity for steering committee members to let us know or share their ideas and aspirations for 

what could or should happen in the midtown area. Now on the right of this slide these are just - some of 

these sort of - comments or preferences that we heard. These are some of the recurring themes that we 

heard in all the comments. And at this point we've got comments from all of those meetings and we're 

still sifting through them trying to identify ways to incorporate those as we move the plan forward. This 

first one that growth should contribute to a better downtown and midtown contextual conditions. 

Second one, to put underutilized publicly owned land back on the tax rolls. This one we heard a lot 

about. When we first looked at this you know the midtown area we looked at the public and 

institutional land ownership land holdings. And it was quite significant. We estimated that it's 

somewhere in the neighborhood of about 60 to 70 percent. OK. That's land that's not on the tax rolls. 

And of course in Midtown we were looking for what was the last significant development that occurred 

there. And we found some smaller investments. But nothing major. Then we heard about density. 

Density should be sensitive to adjacent community forum. I think Steve alluded to that earlier. And 

when he talked about the project boundaries these are going to be those edge conditions where this 

issue - we'll focus in on this issue how should or how could new development sort of transition from the 
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- let's say the midtown area to the adjacent neighborhoods. More public open space to enrich the 

downtown experience. Pedestrian amenities and public safety should be an integral part of the plan. 

Affordable and workforce housing should be incorporated with market rate residential development. 

And then making sure the downtown and midtown - the street grid is used more efficiently by 

promoting all forms of mobility. And also addressing a need for greater housing diversity and options as 

part of this plan. So here you see the Midtown focus area. And the sketch on the right is - it was part of 

our early phase of analysis and just sort of really trying to understand the midtown area in the broader 

context of downtown as well as the adjacent communities. So one of the first things that we did is try to 

identify - well it was clear when we looked at the map that this is almost dead center of the Fort Myers 

community. But going back to this idea of a framework of connected paths and places - again, midtown 

right now is sort of sitting out there by itself. It really doesn't function so much as a part of downtown. 

And so what we're thinking about here is how do you connect all the pieces? OK. How do you really 

integrate this area into the city so that it can function to its full potential? This diagram on the right - you 

probably can't see it. But those yellow lines. They're broken up into one quarter mile segment walking 

(unintelligible) - about a five or six minute walk. And the reason we did that is because we wanted to 

really understand well what's the expansiveness of this - the entire downtown as well as the midtown 

area? And in fact could walkability be achieved in certain types of public rights away enhancements and 

things that would promote walking let's say walking or biking or other forms of mobility throughout the 

area.  

2:32:59:>>UNIDENTIFIED MAN: What distance do you like to look at to figure out what an optimal 

walkability scenario is? Half a mile, two mile? Really depends on the individual I guess.  

2:33:10:>>TRENT GREEN: Well it does. But you know this is - this quarter mile walking distance is used 

quite often. This is sort of a national standard. Of course we live in Florida. And we do a lot more driving 

than walking. So it might take us you know - but we know for a fact that anything beyond a five minute 

walk we're probably going to get in our cars and try to get there by driving. OK. So first of all we want to 

recognize that there has to be a reason for people to say well I'm going to walk from here to there. So all 

of these asterisks - all of these stars you can sort of see on the right - these little like little circles around 

them those are essentially the pedestrian sheds (ph). And I think these are in fact a eighth mile from 

each one of these.  

2:34:06:>>UNIDENTIFIED MAN: An eight of a mile?  

2:34:07:>>TRENT GREEN: Eight of a mile on the right exactly  

2:34:08:>>UNIDENTIFIED MAN: Remember Mike, comes (unintelligible) identified some pedestrian 

sheds (ph) in that illustration.  

2:34:18:>>TRENT GREEN: He probably used a quarter mile. The quarter mile's the standard.  

2:34:22:>>UNIDENTIFIED MAN: And this breaks it down to an eighth.  
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2:34:24:>>TRENT GREEN: Right. Exactly. When you look at a diagram like this you can see that if all of 

these asterisks were in fact places OK of some type - large or small but some type of little activity node 

or destination let's say you could navigate much of the downtown and midtown street grid walking very 

conveniently. Now obviously we know that there has to be some improvements to the public realm to 

encourage people to do that. And that's - we'll be talking about that in the draft plan that we'll be 

coming back with next next time. It makes use vibrant town center. We think from a redevelopment 

point of view that is the best and most - probably the most feasible approach to redevelop this entire - 

or much let's say - I shouldn't say the entirety - but much of this area. This entire midtown areas is 

between 230 250 acres depending on how you you know you look at it. But we think this is an area 

that's large enough with future development that it could support a vibrant town center like set of 

conditions.  

And the other reason that we're focusing on a town center approach is that we're looking for something 

that's going to have lasting - a long term viability in the Fort Myers community. OK. If development just 

started happening on its own in a piecemeal manner we're not sure that it would come together in an 

orderly manner nor that it would create the types of conditions that will benefit the city and its 

residents to the fullest. So I'm pretty sure most of you have seen these types of images. You've probably 

been to these types of places in your travels. OK. These are just sample images of town centers from 

different parts of the United States. But the thing - the reason we're - you know I'm showing you these 

images is because we think Fort Myers has the potential to create these types of places. OK. A 

destination, a place where the entire community can come together. A place that has - that is viable for 

commercial, real estate, whether it's a classy office space, whether it's retail as well as housing. And 

again housing across a broad spectrum of building types and as well as affordability. We think this is a 

good opportunity to address the issue that a lot of cities are grappling with now in terms of housing. 

That is trying to find you know ways to introduce what's called that missing middle.  

Those housing types that are missing from a community because the developers sort of deferred to the 

two ends of the spectrum. Single family houses on this end, or larger scale condominiums on the other 

end. So we're going to be focusing on those types of buildings that are somewhere in between for the 

most part for the midtown area. But again these images are intended to sort of show you that we think 

Fort Myers has this type of potential. Now as part of the work that we did leading up to the proposed 

comp plan amendments we did a - we thought this was helpful. And hopefully some residents who are 

here tonight will attest to this also. One of the things that we saw that was missing from the discussion 

about density and development and of course future development in the midtown area was some way 

of visual - helping everybody understand well what does density look like. We know people been you 

know throwing around a lot of numbers. And of course you know everybody's interpreting things in their 

own way. So what we did was we said OK let's develop a density catalog. OK. So we made some 

assumptions. We got some input from some here in the Fort Myers community. And we put together 

this - this is only a few samples from that catalog rather. But we put together this density catalog. And 

we created a profile for each one of these diagrams that sort of shows you what you know - now these 

are not - this is not architecture. OK.  
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So again these are just sort of massing or density diagrams. But what they do is they do give you an idea 

of what buildings of certain densities would actually or could actually look like. Now from a design point 

of view they can be configured in a number of ways. OK. But just as a foundation for understanding well 

what does density really look like. We - I think we started with a density range of 20 to 40 units breaker. 

And we had - and then we went to 60 to 80. And then 80 plus. And on each one of those we showed the 

same density but on a different size parcel. Okay. And we did that so people can understand that there's 

a difference between height and density are two separate things. Okay. I know most people don't see it 

that way, but they are two separate things. Okay. We think this went a long way in helping people 

understand well what's actually appropriate. We also looked at density ranges that are appropriate for 

Gardiner's Park. I'm not showing them here but we recognize that the established form and character of 

Gardiner's Park and the types of densities that could go there would essentially be infill housing let's say. 

But we - I think we had six different different scenarios that sort of show that these are six different 

ways of introducing infill development in Gardiner's Park that is sensitive to the established community 

context. And that really are compatible with the Gardiners Park plan. So our next steps. We still have a 

lot of coordination to do. We have yet to speak with DOT about the state roads that sort of encircle 

much of the midtown area.  

And we've had - we have had a conversation with some folks at the county about some of the publicly 

owned land that they - in the midtown area. We'll continue to process public input and integrate the 

ideas and suggestions that we get from all the residents. I get at least three or four emails a week from 

Fort Myers residents wanting to share their ideas and concerns with me about what it is they think we 

should be doing. Now this is the - this is our next big sort of step. We're going to generate a draft vision 

plan with all the input that we've had - have gotten to date and with all that we know and all of the 

coordination that we've had with city staff and other agencies we're ready to move to the draft or 

preliminary vision plan. And Mr. Mayor this is where you're going to start to see those visuals. And you 

can sort of - you'll start to see these types of images that we're showing here. They won't be this 

polished right away. But towards the end they'll get just that clear. And then we'll come back for a 

presentation and workshop on this draft plan sometime in early March. OK. And I'll leave you with this 

image on the lower right. This is a proposed image of - rather the proposed town center in Lake Nona 

which is just out from Orlando. And - but again this is the type of vibrant urban center that we see 

having potential to emerge in the midtown area. And with that, I'll open up for questions.  

2:44:03:>>RANDALL P. HENDERSON, JR: How do you want to go from here? Going to get some public 

input?  

2:44:09:>>UNIDENTIFIED MAN: I think we need to go to the (unintelligible) first.  

2:44:09:>>RANDALL P. HENDERSON, JR: We have about 24 who've signed up but there's really no reason 

to limit it to that. If you're here and you want to say a few words - let me just remind everybody we try 

to - let's see 24 that's signed up times three - is that 75 minutes? If you can make your expression - and 

many of you if not all of you who have taken interest in this have already shared your ideas with the 

consultants that we're working with and the planners, so please be mindful of that. And if you can make 
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your point in a minute or two, that'd be great. You've got three minutes. Anything under a minute you 

get a prize. I'm just kidding. But let's start out with Justin Thibault is the first one I have here. And I didn't 

get these in any particular order. And I think as I mentioned I think there's about 24 25 26 of them 

welcome sir.  

2:45:12:>>JUSTIN THIBAULT: Good evening counsel people and Mr. Mayor. I'm here just to get a few 

points across and mainly that I'm excited. I'm from Fort Myers. I was born and raised in the city of Fort 

Myers. I left Fort Myers. And I came back because of plans like this. So to see what's happening 

downtown and share that with my family and friends and be able to see that expanding to the south and 

creating another area for another 30 years, 60 years of development and growth in the city. I'm just 

excited. And I hope you all can be. Vote in favor of this.  

2:45:42:>>UNIDENTIFIED MAN: Thank you.  

2:45:48:>>RANDALL P. HENDERSON, JR: Are you a millennial? No. I'm just kidding.  

2:45:53:>>UNIDENTIFIED WOMAN: He is. Can't you tell? Millenials are buying houses.  

2:45:57:>>RANDALL P. HENDERSON, JR: Yes they are. Mr. Durling. Richard Durling And then after Mr. 

Durling is Gerald Hendry.  

2:46:12:>>RICHARD DURLING: Mr. Mayor council members for the record I'm Richard Durling. I am the 

current president of the Lee Building Industry Association. I just wanted to come out tonight on behalf 

of our members and support this amendment to the comp plan. We think it's a step in the right 

direction. And we would offer our support in any way that we can provide any expertise from our 

members in assisting the city as they move forward with what will be I think a great plan for Fort Myres. 

Keeping it brief tonight. Thank you.  

2:46:40:>>RANDALL P. HENDERSON, JR: Well you get a prize too. Thank you. Appreciate that. Mr. 

Hendry and then Mr. Barraco, Sr. says.  

2:46:53:>>GERALD HENDRY: Mayor, council members, Gerald Hendry. I'll try to keep this brief as well. 

Get my prize.  

2:47:00:>>RANDALL P. HENDERSON, JR: And if you want to share if you're a property owner in the target 

area that's fine. You don't have to. But I'm just interested in that.  

2:47:07:>>GERALD HENDRY: Sure. So I come with a perspective of 24 years in real estate valuation 

business. I am a property owner in Midtown as well and a lifelong resident of the area. So as a kid I was 

very fortunate to spend most of my childhood in the 70s one block from here on Jackson Street where 

my family had a house. And I always remember it being quite a vibrant downtown and there was a sense 

of community that was really neat even as a little kid. And as development moved south, We kind of saw 

that suburban sprawl. We kind of lost that sense of community. And right now I'm seeing in 2018 we've 

got a vibrant downtown. We've got an entertainment district that everybody wants to be here. Even the 
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millennials want to be downtown. They want to live here, work here, play here. And I'm seeing that 

once again we have that sense of community coming back. And I just want to encourage you all to keep 

the positive momentum that we have going and approve this amendment tonight.  

2:48:14:>>RANDALL P. HENDERSON, JR: Thank you. And Carl Sr.  

2:48:19:>>CARL BARRACO, SR.: Good afternoon. Good evening Mr. Mayor. Council I'll be very brief and 

let you know that I agree with everything we've heard so far. And I would just add that as a professional 

engineer, a business owner and a property owner on the fringe of this proposal I believe it's critical to 

the continued success of our city the downtown Fort Myers area. Thank you.  

2:48:41:>>RANDALL P. HENDERSON, JR.: OK. Jenna Persons and then Ann Pierce. And then Cheryl 

Baxter. I'll try to keep these in the order that was handed. Welcome.  

2:48:52:>>JENNA PERSONS: Good evening Mr. Mayor counsel for the record Jenna Persons. Just like Mr. 

Thibault I was born and raised here. And I'm a sixth generation Fort Myers resident. And I am also a 

property owner within the downtown district that's being affected tonight and have my home and 

business downtown. So I also have the privilege of working on a lot of great projects in Fort Myers but 

my heart is here and this is home. Over the last four years as Councilwoman Anthony pointed out we've 

been talking about impediments to development that began with that great mayor symposium. And we 

had our member Jeff Speck - was phenomenal - showed and talked and discussed how the density per 

acre, the tax base per acre, the potential for that is in your urban areas. And he just blew the lid off of 

any idea that density equals the height or that there's an issue with higher densities. We know that we 

struggle in our challenging market. We've seen it even in our great areas of downtown. We haven't seen 

any new development in years. We know that we are the oldest city in the area. We have the oldest 

infrastructure in many of our areas. We know that we have high permit, water sewer, impact fees that 

provide additional burdens on development. And they have to come out of pocket for those fees before 

they even break ground. But while we know we have challenging areas I know that we all believe in the 

potential of this city and in our areas. We believe in our downtown. We believe in our midtown and 

even beyond that. And what we will also be discussing. We believe in our MLK Boulevard. We believe in 

Dunbar. And we believe in East Fort Myers. You started looking and going down this path to amend the 

comp plan, to incentivize orderly reasonable smart growth. And this plan goes - takes a step in that 

direction, however there is a policy and a couple of actions I want to direct your attention to that I 

believe could be impediments towards that orderly smart growth. And I'll direct your attention to the 

bonus incentive program, policy 1.9 and the two actions under that. 191 and 192. And what those 

actions do that were not before you a year ago. But they provide a cap on what you can ask as a bonus 

incentive. So the maximum density - if your base density is 70 units an acre, the maximum you can ever 

come in and ask for under PUD under what's being proposed is 98 units an acre. And I just want you to 

compare that to some existing projects such as our dean building downtown. The city's own paper state 

of the dean building is 110 units an acre. That's a three story building. The land development regulations 

are where the details belong where their details will be. They do not belong here in the comp plan. I 

don't want to see us handcuff ourselves from considering and seeing wonderful good creative projects 
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that could come forward before us in the future. The Planning Board vetted and recommended approval 

of a comp plan that did not have this 30, 40 percent bonus cap. So I ask you to address that. Look at 

that. I plead with you to remove that at this stage. And we'll move forward. And I'll wrap it up by saying 

you know this is a start of something great, start incentivizing development. And let's not stop here. 

Let's take that not just talking but that action to East Fort Myers and to Dunbar as the next step. And 

look at ways to really incentivize development there through regulation changes, density changes, tax 

incentives, water sewer fee breaks. But that's for another day. But I just wanted to make that plug here 

because - we'll only grow as a whole in the city. Thank you.  

2:52:23:>>RANDALL P. HENDERSON, JR.: Thank you for those remarks. And Cheryl Baxter and Pierce and 

Gene Gibson.  

2:52:35:>>CHERYL BAXTER: Evening. I'm Cheryl Baxter. I'm an economics consultant. I worked with a 

company called economics research associates for many, many years I've done about 50 downtown and 

urban strategies around the U.S. and around the world. I also did many years ago the case study for 

Miami Dade County on urban infill. So I have a bit of experience in the area of economic planning, city 

development. And I now live in the downtown area. I chose to live here because I didn't want to live in 

the burbs. My take on this is that Fort Myers is one of the fastest growing metro areas in the country. 

And the growth can either be planned and controlled and shaped or can be willy-nilly and it can be a real 

mess. So as you look at some of these plans, they're not going to be perfect. They need to be a little bit 

flexible. Not totally carved in stone. You need to put in place some incentives and tools to make them 

happen. Work with the private sector so that you get what you want but go ahead and move ahead with 

these plans. Get them in place so that you are well-prepared for what's going to happen to Fort Myers in 

the next few years.  

2:53:50:>>RANDALL P. HENDERSON, JR.: Yeah. Thank you. Ms. Pierce, Mr. Gibson and I think it's Jennifer 

Sapen. Hope I'm saying that right. Sapen.  

2:54:01:>>UNIDENTIFIED WOMAN: Give it to the - give it to her and let herself pass it out to us please. 

Thank you.  

2:54:12:>>ANN PIERCE: Hello. Ann Piers. So Mr. Green's presentation was wonderful. And I enjoyed it. 

I'm thrilled by it. Excited by it. And I think probably everyone in this room is. And what made it 

wonderful is that it was representative of a good planning process. And that's what we had asked for 

last April. We're in the midst of it. We're not finished with it. So our main contention is that let this 

process play out. His reports, his team's report is not due until late April. It will come with the vision plan 

that he talked about. That is the framework. It's the agreed upon community vision of how we want our 

city to grow. It will be replete with recommendations for details for comp plan and land development 

code. So it's a mere eight to 10 weeks away to finish this process that we've paid 160,000 dollars of 

taxpayer money for to vote on comp plan changes tonight is extraordinarily premature. It's just - it really 

defies logic to bring this forward tonight. We want all of us I think here want more density. We want 

greater height. But we want height within a limit that's agreed upon in that vision plan that framework 
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that his team is working on now. We certainly want more housing with variety and affordability 

walkability connectivity. We want a stable and diverse development industry. We want green and 

pleasant areas within the city, but this instrument tonight is not the one to get you there. We could get 

that instrument within eight to nine weeks. It's not very long to wait. Endowing land instead of 

endowing projects raises the value of land. Raises the price of land.  

And it puts out of reach development of exactly what we want, which is a lot of the missing middle that 

he mentioned. Those would be everything from duplexes up through seven-story buildings. There are 

many tried and true ways. That was just I think alluded to by the last speaker to incentivize - to endow 

projects very highly desired projects instead of just simply endowing the value of land. And that's what 

this instrument tonight will do. Is endow the land, not the project. We can do this smarter. Notice that 

all the pictures - the beautiful pictures that Mr. Green showed us were all midrise buildings. There was 

not a single high rise in that entire portfolio. And if you read this language very carefully you'll see that 

there are no limits on height. We have the 12 story hotel with the undefined additional four stories that 

can be had out of nowhere. There's no definition for that. And then once you've got that then you can 

do your 70 dwelling units per acre plus your 40 percent or 30 percent bonus on top of that. We need to 

have our vision plan, our framework in place first. Also there are a number of mistakes in this. I don't 

have time to go over them, but there's some actual verbal mistake - verbiage mistakes in there that are 

pretty serious. What I handed out are responses from the meeting on the public meeting on the 18th. 

And I hope that you will read those comments. They were not from anyone in our group. Thank you.  

2:58:00:>>RANDALL P. HENDERSON, JR.: Mr. Gibson. And then Jennifer Sapen.  

2:58:13:>>GENE GIBSON: Mr. Mayor. Members of the Council. Good evening. For the record Gene 

Gibson. I'm a resident of Fort Myers. I believe other people from the our town coalition will speak 

tonight on the need to submit the comp plan amendment and the land development code together. I 

concur with these sentiments. And we'll try not to repeat what they will say. I focus my comments on 

one particular omission in the comp plan that I believe should be included in the amendment especially 

if it goes forward without the land development code. Specifically the bonus density program whereby 

developers can earn increased density if they provide public amenities. Right now it doesn't specify what 

those possible public amenities could be. I believe it should specify what the public amenities - to earn 

bonus density could be. Things such as affordable workforce housing, public open space, public art and 

public parking. Now I could speak at length on any one of these amenities but I do just want to focus a 

little bit on parking. I know this is not a glamorous issue and gets overlooked and to look at what's 

happened in the past with the bonus density program and the parking.  

What's happened is developers have the option of either providing additional public parking on the 

project or making a contribution to the city's development fund. They always provide it on the property 

- the additional public parking, but this public parking is going to be behind a gated parking garage. And 

the public doesn't know about the parking being there. And they cannot access it. So this type of bonus 

density for parking needs to be eliminated. It needs go into a parking fund. Also there's other pressure 

kind of in the opposite direction where new urbanism policies call for a different transportation and 
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parking paradigm that facilitates public transportation and does not support increased use of private 

automobiles and thus the need for parking. People don't have a place to park their cars. They won't 

drive cars. Well I get it. I understand this new paradigm but Southwest Florida and Fort Myers are not 

ready to implement such a policy quickly. There needs to be a phase in period. And I think especially if 

you start to look at Midtown, developers need to see something maybe call it like transitional parking 

garages where a garage can be repurposed after 20 years or so.  

3:01:28:>>UNIDENTIFIED MAN: (Unintelligible) please conclude your remarks.  

3:01:31:>>GENE GIBSON: Sure. Okay. You need to think about what a future parking garage could do. It 

needs to be part of an overall transportation scheme for the neighborhood. It needs to become a key 

mobility hub. And it needs to be integrated in your transportation policy, which you're working on now 

and also come up with a parking plan that is incorporated into this for Midtown. You're talking about 

how the market will determine it. Well the market takes a short term perspective. You need a long term 

vision here.  

3:02:11:>>RANDALL P. HENDERSON, JR.: Okay. Thank you. Ms. Sapen. Jennifer. Welcome.  

3:02:17:>>JENNIFER SAPEN: Good evening. Jennifer Sapen for the record. I am a certified land planner. 

And I support the proposal that's before you today. I also support staff's process that they are going 

through to do this. First you bring the comprehensive plan to the city council. And then it goes to the 

state. In the interim the land development code will be further developed with the program that the 

USF will provide for us. And I believe that will create something from midtown similar to what was in 

downtown. From a personal note I used to live downtown in 2002 and 2003. On the weekends there 

were people all over the sidewalk. But on a Tuesday night I didn't feel very comfortable walking down 

the sidewalk in the evening. You can see now the downtown is vibrant. There are people walking. 

People live down there. I think that the planning efforts that we are doing right now, you will see in 

Midtown the same success that you've seen downtown. Thank you.  

3:03:11:>>RANDALL P. HENDERSON, JR.: Well, thank you. And thanks for your expeditious remarks. Ms. 

Martinale - Ann Martindale and then Carl Jr. - Carl Barraco, Jr.  

3:03:27:>>ANN MARTINDALE: Hi, there. My name's Ann Martindale. I also live in the downtown district. 

I want to advocate taking just a little more time to consider this comprehensive plan. I think that when 

you send the plan off to the state you really are starting the clock. You're starting that 180 day clock. 

And I think that this plan and the people of Fort Myers deserve just a little bit more time. They - the plan 

talks about the bonus incentive program. But how does this actually work? We don't really know what 

the factors are. There'll be things that I as a citizen really want to see spelled out in the land 

development code. I want to know well what are those factors. Is it going to be open space is it going to 

be parking. How is that bonus incentive plan going to work. And I'm a little - and this by the way is a plan 

that seems to be a moving target. When I went to that meeting at the Burn Art center on January 18th 

there was only discussion about a 30 percent bonus incentive. But now I see that the document contains 
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a 40 percent bonus plan for - you know if you happen to be building on a half an acre. So I did a little 

quick math. And if you get your 70 percent density and you're 40 percent bonus, you could build as 

many as 49 units on a half an acre. So I think you know I think that's - I think that's a lot of units. Also I've 

always had a concern about height. I really think it's important to know what the height's going to be. I 

think there should be caps. There should - and I completely disagree with Mrs. - with Jenna. I'm sorry 

about that. But there should really be caps. And I think that developers should know what their limits 

are. And I think that there should really be definite caps on height density and the floor area ratios so 

that - and I think by having caps you're going to have a faster process. You're going to have less 

negotiation and this pud (ph) process - which is to become gotten completely out of hand and has sort 

of turned into just one zoning variance after another. I think with more certainty in the process we will 

have greater expediency. And your developers will know what to expect. They'll know that they have to 

- what their limitations are. So I would ask that - to sum up - that the plan wait for the regulations. There 

may be things that will come up during the development of the regulations that will  

3:06:31:>>UNIDENTIFIED MAN: Conclude your remarks.  

3:06:32:>>ANN MARTINDALE: Thank you. That will - might change the plan. Let's do them together. 

Thank you.  

3:06:37:>>RANDALL P. HENDERSON, JR.: OK. Thank you. And Carl Jr. And then Mr. Urich - Dave Urich and 

Barbara Perez. Welcome.  

3:06:44:>>CARL BARRACO, JR: Thank you Mr. Mayor. Members of council my name's Carl Barraco, Jr. I'm 

a registered professional engineer and I work here in the downtown area. But I'm here tonight as a 

resident of the city. I'm here tonight in support of the proposed Comprehensive Plan Amendment. And I 

am very excited about the future for the midtown and downtown areas. Thank you.  

3:07:04:>>RANDALL P. HENDERSON, JR.: Thank you. Thank you for your brevity. Mr. Urich and then Ms. 

Perez or - I meant Mr. Urich first. And then Mr. Perez - Ms. Perez. I'm sorry.  

3:07:24:>>UNIDENTIFIED MAN: Just quit.  

3:07:25:>>RANDALL P. HENDERSON, JR.: Yeah. Just be quiet while I'm ahead.  

3:07:25:>>DAVID URICH: I'm Dave Urich. And actually I'm one of the citizen members of that 60 member 

committee. I'm not going - try and not to repeat what some others have said. But Jenna said something 

that I concur with except it's not in the plan. We're talking about Martin Luther King and the Dunbar 

area. And back - I unfortunately was not able to make the August meeting because we were out of town 

at that point. But I've been to the other two meetings and to the meeting at the Burn Davis. And I 

originally turned in November 7th a recommendation that we expand this Midtown plan to include the 

Dunbar and MLK area. I said that again on January 20th. And I feel there's nothing magic about Evans 

Avenue separating Midtown from Dunbar. Somehow it's mysteriously near the railroad track. But 



City Council Meeting - February 5, 2018 
Agenda Item 20 - Unapproved Minutes 

 
 

  21 

anyhow I won't go into history. But I do feel that we should expand this plan to include Dunbar and 

include that gateway into Fort Myers. MLK. Thank you very much.  

3:08:52:>>RANDALL P. HENDERSON, JR.: Thank you Mr. Urich. Next is Ms. Perez and then Mr. Hooper - 

Stephen.  

3:09:00:>>BARBARA BENGOCHEA PEREZ: Hi Mayor. City Council. City manager city attorney. Just to take 

a breath of fresh air and put it more into lay terms. And that's - this is how I see it. I have a daughter. I 

was fearful of her going away to school and this is the time. This is the plan. I know we're all fearful. And 

I agree with the contrast. I know we want to wait. And I tell her are you sure you want to go. Is it today 

or - And I always put little barriers. And there's always going to be a barrier. I could always come up with 

20 of them to tell her not to go. But this is the time to go. We've waited too long for the city to start 

growing. So let's just let them go to school. And we'll find out - I can't find out who she's going to marry, 

if she's going to meet someone, if she's going to drink, if she's not going to drink, if she's going to take an 

uber to go home, or if she's just going to walk home. There's a lot of barriers. But you know what? 

We've got to have faith. We have the right city government. You're transparent. You've been great. So 

this is the time to move on. Thank you.  

3:10:15:>>RANDALL P. HENDERSON, JR.: A lot of parenting in that one. Mr. Hooper and then Cathy 

Mitchell (ph) and Ms. Butler - Cindy Butler. Try to keep some people on deck here so we can move 

things along. Welcome.  

3:10:27:>>STEPHEN HOOPER: Good evening Mayor. City council members. Steve Hooper. I live on 1326 

Wale's drive, about a block from the mayor.  

3:10:40:>>RANDALL P. HENDERSON, JR.: Am I noisy?  

3:10:44:>>STEPHEN HOOPER: Only on the Fourth of July, Sir.  

3:10:49:>>RANDALL P. HENDERSON, JR.: But please don't dock his time. I'm - it's getting late. I'm getting 

tired.  

3:10:55:>>STEPHEN HOOPER: I'm kind of a stickler for details and things. I noticed in the Green Sheet it 

said that the Planning Board acting as the local planning agency inconsistent with the public hearing 

requirements of Florida statute 163. 3 1 8 4 7 11 considered amendments to the comprehensive plan 

and future land use map. And that the board met on February 1. And then on March 1 voted to approve 

that and send it up to you which then yielded the April 17 meeting where I last appeared before you and 

expressed my consternation at the fact that there were no meaningful public hearings before we sent it 

up to Tallahassee. It's important to note that the - what the planning board entertained in February of 

2017 and voted on in March of 2017 is not what you have before you today. Playing (ph) board has 

never seen this. In fact when I was there at the Planning Board last month on January 3 they sought 

public input. And I asked them whether they thought that they would benefit from this. And I don't 

know whether they ever really answered that question. But I would submit that they need to. This all 
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started because of the no bid contract that was lead to jobs and engineering. Along the way Larue 

planning has been involved. Waldroup engineering, my old law firm. We've heard from Mr. Green from 

USF. There have various boards planning boards historical boards CRA Advisory Board, Malnar and 

Associates and Site. If you add up the price tag of this, it comes up to about three quarters of a million 

dollars. And we still have not I submit had any meaningful public input on the front end of this. I was 

pleased to see what Mr. Green had said and what he - what he envisions for this. But we will not have a 

report from Mr. Green until after this train has left the station. There is an old Indian parable about six 

blind men and an elephant that I think is applicable here. Six blind men are asked to grab a different part 

of an elephant and describe what it is that they've got a hold of what they think it is.  

3:14:00:>>UNIDENTIFIED MAN: Please conclude your remarks.  

3:14:03:>>STEPHEN HOOPER: I can't finish the parable?  

3:14:04:>>RANDALL P. HENDERSON, JR.: Yeah. Yeah. He did say conclude.  

3:14:06:>>STEPHEN HOOPER: I get to tell the parable, right?  

3:14:08:>>RANDALL P. HENDERSON, JR.: You're not sitting down 'till I hear the rest of this. So don't 

worry about it. I'm sorry. I'm not making your job any easier. I know.  

3:14:19:>>STEPHEN HOOPER: One man grabs the ear. And he thinks it's a big fan. One grabs the tail. He 

thinks it's a whip. And one grabs the trunk and thinks it's a large snake. And one grabs the tusk and 

thinks it's a spear. And one touches the side of the elephant, and he says this is a wall. And no one's 

there to tell them it's an elephant. We won't know what we have here until we hear from Mr. Green. 

Until - and I don't know what it would hurt. Back in April he said that this was a matter of extreme 

urgency. April of 2017 almost a year has passed. Is it still so urgent that we couldn't wait another eight 

weeks until we hear from Mr. Green. That's all I have.  

3:15:20:>>RANDALL P. HENDERSON, JR.: Kathy Mitchell (ph) and then Ms. Butler - Cindy Butler and Mr. 

Garey Butler on deck. Ms. Mitchell - Kathy Mitchell (ph). Welcome.  

3:15:40:>>KATHY MITCHELL: Hi. I'm Kathy Mitchell (ph) I'm an affected party, but I'd like to donate my 

time to my husband, George Mitchell (ph).  

3:15:50:>>RANDALL P. HENDERSON, JR.: Well, we're not - he can speak but  

3:15:53:>>KATHY MITCHELL: he did turn in a form.  

3:15:56:>>RANDALL P. HENDERSON, JR.: I got your form. Mr. Mitchell come on and speak right now. 

You've got three minutes. We're not doing the six minute thing. Right. If I didn't make that 

announcement, I'm sorry. Three minutes.  

3:16:19:>>GEORGE MITCHELL: OK. First of all, I'd like to ask Mr. Green (unintelligible) hired to do 

downtown Gardiner's Park in midtown?  
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3:16:27:>>UNIDENTIFIED MAN: Sir, can you please address the mayor and council.  

3:16:31:>>GEORGE MITCHELL: OK. I'm sorry I had some questions I needed answered.  

3:16:34:>>RANDALL P. HENDERSON, JR.: Sayid (ph) can answer your question.  

3:16:35:>>UNIDENTIFIED WOMAN: Ask Sayid (ph) that question please.  

3:16:36:>>GEORGE MITCHELL: What was he hired to do? Let me go ahead and just skip on this to say 

that what I would like to know just in case y'all are going to vote today or want to go ahead and vote on 

this today, and I believe you do is why the rush when you've hired somebody that was also hired in 

order to get the public input. He was hired to do that as well as to come up with a vision plan for 

downtown Gardiner's Park and Midtown. And my question is - and I would like somebody to answer it - 

is why do it now? Why - what is the rush? Why not wait? Can any council person please answer that 

question?  

3:17:36:>>RANDALL P. HENDERSON, JR.: Mr. Sayid (ph) is in charge.  

3:17:37:>>GEORGE MITCHELL: Oh, no, no, council person can answer it?  

3:17:39:>>RANDALL P. HENDERSON, JR.: Mr. Sayid's in charge of this project. And he can take care of 

that question for you at a later date.  

3:17:44:>>GEORGE MITCHELL: Well, at a later date. OK. Well it just seems to me that he was hired when 

- Ms. Anthony brought up that she believed that we needed the public input and everything. My 

understanding was that he was hired in order to get the public input and to come up with a vision plan 

for all three. That's not going to be ready until April. And it seems to me that he's got some different 

ideas. He moved into downtown that we wait till April to do it please thank you.  

3:18:35:>>RANDALL P. HENDERSON, JR.: You're welcome. Thank you. Ms. Butler and then Mr. Butler - 

Garey. And I think this is Genice - I hope I said that right - Sloan. Ms...  

3:18:47:>>CINDY BUTLER: Good evening. For the record my name is Cindy Butler. I just came back from 

Washington D.C. And it's just a great city. And one of the reasons it is is it's - they have building heights. 

And it just has really a human scale feel about it. So I'm really hoping that the city of Fort Myers will be a 

great city. I came back with fresh eyes looking at the comp plan amendments. But I continue to have 

concerns like I did in August. One of my concerns has to do with elimination or cutting back of the 

planned unit development process, public notification about development and having through that 

public hearing process the public being able to express any concerns about development. So that's - that 

is a concern. I'm also concerned about there's an increase in the Downtown Development District and 

Midtown to allow 70 units per acre and that would be allowed without any public amenities in return. 

Why don't we - if we're going to allow 70 units per acre ask for maybe a contribution for a mini park or 

to green up the city of Fort Myers or to provide a children's program at the Byrne Davis arts center? That 

would be great for the stars kids. So I think we're giving out too much density but not getting enough in 
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return. I'm also concerned about the surplus program. I think that there's a lack of public transparency 

associated with that. I think it's more - I get concerned because I think that's all occurring behind closed 

doors. And I think that eliminating intensity and density from the comp plan is a mistake. I think that 

that's the most important thing for a comprehensive plan because that is how we are going to allow 

growth. I don't think it belongs in the land development code. It belongs in the comp plan because 

developments can come along. And those standards could easily change with each development. I think 

we have to come up with good standards and try to stick by them. So I hope you'll think about that. I 

think that we should wait. I think that the devils are in the details. One of the single most important 

questions we all have is what are the height limitations and are they appropriate for the densities that 

are being proposed? I think that the other concern we have are granting bonus densities and what we 

will get in return for public amenities. That's a huge concern. And I think we all want growth. We all love 

the city. That's why we're here. But we want to make sure that it grows in the right way. We love the 

character and charm of our city. And we need to make sure that that is preserved. Thank you.  

3:21:46:>>RANDALL P. HENDERSON, JR.: Thank you. And Mr. Butler - Garey Butler then like I said Genice 

Sloan.  

3:21:55:>>GAREY BUTLER: Hello council. Thank you for having me.  

3:21:57:>>RANDALL P. HENDERSON, JR.: Good evening.  

3:21:58:>>GAREY BUTLER: I'm Garey Butler. I worked downtown for 30 years. And I live in Fort Myers. I'll 

be very brief. Number one, let's finish the studies that we've paid for, absorb what we find from the 

studies and then develop a comprehensive plan and regulations that work together as a body before we 

go off submitting things. It seems very simple. And maybe I'm just not smart enough. But why aren't we 

finishing the plans, hearing what comes out of them and then acting appropriately afterwards? Thank 

you very much.  

3:22:35:>>RANDALL P. HENDERSON, JR.: Thank you, Mr. Butler. Appreciate your brevity too. Just so you 

know, ladies and gentleman, I have six more. So don't leave. And could you just help me with your first 

name. I'm sorry.  

3:22:48:>>GENICE SLOAN: Genice.  

3:22:48:>>RANDALL P. HENDERSON, JR.: Thank you.  

3:22:49:>>GENICE SLOAN: Hi. I'm Genice Sloan. I am a realtor here in Fort Myers. And I'm also a resident 

of downtown. I've been selling real estate here for 30 years. Fred, I remember you as a teacher at one 

time. But I'll make this brief. We have to start somewhere. And it seems that we've had a lot of input 

from people. And I remember when I was afraid to come downtown. And now I live here. So it's time to 

move forward. We need to approve this plan and start. Changes can always be made in any plan. In a 

city there are things that are changed as you move forward. So I support the plan and hope that you will 

approve it. Thank you.  
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3:23:40:>>RANDALL P. HENDERSON, JR.: Thank you, and thanks for being brief. And Donna Ellswich and 

Phill Ford. And then after Mr. Ford - Mr. Mitchell - George Mitchell.  

3:23:57:>>DONNA ELLSWICH: Council. Good evening. My name is Donna Hillswick. I live in downtown 

Fort Myers. I've attended quite a few of the meetings. And I want to speak for the homeowners and the 

taxpayers. I want to know what is in this plan for the taxpayers. We are losing public amenities which 

we've relied on. We are losing guarantees. I live in a historic district. I was told when I bought that they 

could build a three-story building behind me. Now I hear it's a six-story but also in attending meetings. I 

find out that that's in addition to parking and possible hotel units. So I really could be looking at 

something closer to a 12 story building. So those are some of the issues I have. Some of the things I've 

heard at the meeting meetings. Developers need clarity in order to determine the value of a property 

and whether it's worthwhile to build. I understand that. I think homeowners deserve clarity and I think I 

have a right to some clarity as to what could be built and what is actually being proposed. Instead I'm 

being told to trust that this process will be done fairly and equitably. But what I've seen so far hasn't 

been the case.  

I've been to a lot of meetings where I've seen developers come in say that they agreed to a particular 

proposal. And now it's not viable to do that. So they need more concessions more units more density. 

And I fear that that's what's going to happen. I think Mr. Green is expressing exactly what I'm interested 

in. Good planning defined ideas but it doesn't seem like he's getting the opportunity to incorporate this 

in the plan. I've seen a lot of nice pictures. We went to the meeting and they had a public relations firm. 

I liked those pictures but I don't see anything that is getting us from that picture that we're looking at to 

actually building these things. There's a missing component here and that's where are we getting these 

buyers. There doesn't seem to be a buyer a market priced unit. There are people right now in Fort Myers 

that are under water in buildings that are a half a block from me. Where are we getting the people that 

are going to invest half a million dollars in these things. I think Mr. Green stated the 10 components I 

think we should be focusing on instead of increasing density. We should be coming up with some 

components that would generate excitement. And we the residents here are your best marketing tool 

and we feel we've been to some degree excluded from the process. We're the ones who will bring our 

family and friends here and grow the city. And so I think you've gotta embrace us in the process in order 

for the city to grow. Thank you.  

3:27:10:>>RANDALL P. HENDERSON, JR.: Mr. Ford.  

3:27:13:>>PHILLIP FORD: Mayor, Council members, thank you for tonight, I'm the executive director of 

the lead building initiative association But I'm actually here tonight, Richard already spoke early. I'm 

actually here tonight as a citizen. My wife and I moved here about a year ago. We live in Edison Park and 

we love downtown living down here. And this city - we lived in Atlanta, we lived in Charleston, South 

Carolina. We lived in other places in this city. We plan to live here long time. We love what it can 

become what it is and what it can become. And this plan will take it to the next level. Talk about taxes. 

This will help our - all our tax bills. We need to generate more taxes income for the city. Redeveloping 

this area will do that. This is a marathon not a sprint. This is - we need to start now with this plan move 
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forward. It's not perfect. It never will. I've worked comp plans and other thing all over the southeast. 

These are always like the bylaws things are working in progress. And I urge you to support this move this 

forward tonight. And it's not perfect, it never will. I think you said you started three years ago. I think 

we've it's about time. Let's just start the marathon and we can work it out. The difference is out down 

the road. Thank you.  

3:28:28:>>RANDALL P. HENDERSON, JR.: Thank you for your brevity. Mr. Mitchell, I'm sorry I called on 

you twice so I'm going to...  

3:28:31:>>UNIDENTIFIED MAN: (unintelligible).  

3:28:34:>>RANDALL P. HENDERSON, JR.: Yeah I know. Your wife would too. She's good. The last two. Mr. 

Miller and Mr. Inge.  

3:28:52:>>JERRY MILLER: Good evening. Jerry Miller for the record. There was a bunch of people that 

wanted to speak but I discuss this without the comp plan transmittal and they all support the transmittal 

of this comp plan. If they could all stand up just to show who the people are.  

3:29:09:>>RANDALL P. HENDERSON, JR.: That's going to render you a thank you.  

3:29:10:>>JERRY MILLER: You could hold my time start.  

3:29:12:>>RANDALL P. HENDERSON, JR.: That's about 30 minutes there thank you.  

3:29:13: (LAUGHTER)  

3:29:15:>>JERRY MILLER: Can I get my minute back. But basically again, we get support. It's still going to 

come back for tweaking. So this isn't the final thing. You know, I have a lot of respect for Ann Pierce and 

people who spoke against the timing. I just, you know, I'll agree to disagree. I researched it myself. There 

is one website I saw Florida for and against people and they say yes, you can have it zoom out. But well, 

basically, it just says you do this and you have to come up with a schedule when you have one year to 

work on the all the LDRs That is the best practices is what we're doing. You know there was back to my 

speech. I appreciate the recap of all the meetings that we've had. A lot of public hearing, a lot of the 

public input, With Johnson engineering with insite and that didn't include the 40 plus meetings the 

Gardiners Park with those inside and our neighborhood meetings which a lot of you attended at 

different times and saw how we've been working on this for several years. So, you know, we support - 

they came up there were some elevation building rendering that show different scenarios in Gardiners 

park.  

And we with our vision plan which was adopted already and amended into the downtown plan. This 

vision plan was adopted and we support the medium density that they came up with. So you know 

basically you know we want the walkable community of Gardiner's Park and various forms of housing 

that it encourages. So, you know, the bonus densities the fees those will be worked out and I would 

hope that part of those fees can stay in the neighborhood. Things like trolley, more green space and 
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park space, exceptional architecture. And that's what we want to do. And there is a lot of buyers for 

living in downtown and what a great amenity downtown is and Gardiner's Park is right across fouler 

right there. And, you know, the city has already codified some of this vision plan which we really 

appreciate. Expanding neighborhood retail. Changing the definition of artistinal uses to allow retail 

components of that. So we were already running and we need to move forward on this now. Our 

Neighborhood Watch you know thanks to the police department officer price Officer Hoffman I think 

recently retired was great attending all our meetings and I know crime has been down and Gardner's 

Park and now spreading into the village.  

We have a buyer Velasco village and someone came to our meeting so it is kind of spreading there. So as 

far as. The public meeting it's going to come up. Talking about the LDR land development regulations 

with heights and densities that's coming and there are public meetings so we can discuss those things 

and fine tune an FAR our might be good for three in one area and in another area. That's what they're 

going to be discussing. And I think that. A project still has to become in front of the front of the Planning 

Board and City Council. So there's a lot of time for projects to be vetted  

3:32:30:>>RANDALL P. HENDERSON, JR.: Can you wrap up?  

3:32:31:>>JERRY MILLER: Yes. Well, we want to see. You know these projects, impact fees, permit fees, 

jobs things that we want to have increased recreational opportunities. So again, I appreciate the South 

Florida and all the other input. I just think now's the time to move on. And if we have to tweak it, we 

have to tweak it. So thank you. Thank you for your time.  

3:32:54:>>RANDALL P. HENDERSON, JR.: Thank you.  

3:32:59: (APPLAUSE)  

3:32:59:>>RANDALL P. HENDERSON, JR.: Mr. Inge, not sure how you ended up the last one if you have 

an issue with it you can speak to the clerk.  

3:33:05:>>RONALD INGE: I must have done something wrong or shuffled back but that's all right. Mr. 

Mayor, members of the council. My name is Ron Inge. I had the privilege of serving on the steering 

committee I was unable to make a January meeting but I appreciate the process. Mr. Green and his 

team went through because they took a lot of input from a lot of folks and it was it was well done. I've 

had a chance to work on a number of projects in the city of Fort Myers over the years the industrial 

park, residential subdivisions and office redevelopment, only one of those has been in the midtown 

area. Only One. Having been. Involved in the city of Fort Myers and Lee County for 38 40 38 39 years. I 

go to the Midtown all the time about once or twice a week and look around and give me a one day one 

day something is going to happen. I think today's the day. I think today is when things can start to 

happen. I believe this is a positive step in the right direction. One of the biggest crises of my life was and 

I don't know much about the history of this particular business but was when Dino's closed down and 

moved out of this particular area and located somewhere else.  
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3:34:05:>>UNIDENTIFIED MAN: On Fouler?  

3:34:06:>>RONALD INGE: Yes sir. And man that is terrible. And I dropped by that to this very day and say 

I wish they would be back. I wish they were back there. But I think this is a chance for that to happen. 

And yes there might be some things that still need to be done. The land development regulations will 

follow that will put the meat on the bones if you will but this is the first step of the process. I'd 

encourage transmittal of this to the EDO so they can make the review and start the process. Thank you 

sir.  

3:34:30:>>RANDALL P. HENDERSON, JR.: Thank you for your brevity.  

3:34:31: (APPLAUSE)  

3:34:36:>>RANDALL P. HENDERSON, JR.: That will wrap up that. I thank each and every one of you for 

your participating tonight and I know that it's long and your patient and I appreciate that very much. I 

want you to know that the council is going to work to do our best to move in the direction that we can. 

Best determine tonight's action. Let me just read it. This is the requested motion from the staff 

approved transmittal of text amendment and map amendment amending the future land use element in 

future land use map of the comprehensive plan to the florida department of economic opportunity that 

is the staffs recommended request. Let me go back to Mr.. City attorney we're on item 20. There's 

nothing to read. Let me check that one off. We've had the public hearing. Let me see if there's anyone 

else here who didn't get to sign up who might want before I close out the public hearing you are invited 

to do so - welcome to do so. And thank you for all those who yielded. Yes ma'am.  

3:36:08:>>UNIDENTIFIED WOMAN: Well I yielded but I would like to say that I would like to see Mr. 

Green do the same thing with the downtown first.  

3:36:13:>>SAEED KAZEMI: We will look into it.  

3:36:14:>>RANDALL P. HENDERSON, JR.: I see the city manager nodding that's in favor of you. So for 

those of you Jerry that yielded your time. We really appreciate that it was a bunch of you. And we thank 

you for that.  

3:36:29:>>UNIDENTIFIED WOMAN: We need a motion.  

3:36:31:>>RANDALL P. HENDERSON, JR.: And so I need to close out the public hearing. I've not 

witnessed anyone else. I'll close to a public hearing and go.  

3:36:39:>>GAILE H. ANTHONY: I'll move. I think we've spent a great deal of time. And we have to trust 

that we can move forward and then make corrections along the way.  

3:36:50:>>RANDALL P. HENDERSON, JR.: Is there a second?  

3:36:51:>>FRED BURSON: Well, before we offer a second or anything. I'm in favor of it of moving 

forward. But I'd like to offer some ideas and modifications myself here today. I spent some time over 
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there some of the things that I would like to ask that it be modified, and if it can't be done now. I would 

at least like it to be done at some point in time. Would that be OK with you Gaile if we make the motion 

proposed modification before we make a motion to send it forward?  

3:37:27:>>RANDALL P. HENDERSON, JR.: Well she's made a motion. And so far there's not been a 

second.  

3:37:32:>>UNIDENTIFIED MAN: I'll second so we can keep going with this.  

3:37:35:>>GAILE H. ANTHONY: Have discussion.  

3:37:35:>>RANDALL P. HENDERSON, JR.: That's typically what we do is motions to second. So now we're 

good to go and this is discussion time for it so... So be.  

3:37:44:>>UNIDENTIFIED MAN: And modifications can be adopted if we so agree.  

3:37:46:>>RANDALL P. HENDERSON, JR.: Sure.  

3:37:47:>>UNIDENTIFIED MAN: if you don't mind...  

3:37:47:>>RANDALL P. HENDERSON, JR.: Right right?  

3:37:48:>>UNIDENTIFIED MAN: Yes  

3:37:49:>>FRED BURSON: right. OK. Well. If you don't mind this Green Pages and actually go to page 1 7 

of the actual plan. And maybe Steve is the one who can address if these modifications can be made  

3:38:07:>>RANDALL P. HENDERSON, JR.: 1-17  

3:38:12:>>FRED BURSON: yeah, 1-17  

3:38:12:>>RANDALL P. HENDERSON, JR.: OK.  

3:38:12:>>FRED BURSON: I'll just have a few. I don't want to belabor the part but I think it's cleaning 

things up. Not the green sheet the actually plan itself  

3:38:39:>>RANDALL P. HENDERSON, JR.: 1-17  

3:38:44:>>FRED BURSON: Page 1-7  

3:38:44:>>RANDALL P. HENDERSON, JR.: 1-17 right or 1-7?  

3:38:45:>>FRED BURSON: 1-17. Are you ready? And you can tell me if I'm out of line or not. But I've 

spent some time reading it and just want to. Clear up a few areas. The very first. Policy 1.6 the 

commercial quarter the next to last line. There it says it has a floor area ratio no higher than 3. But 

generally you go down here to policy 17 and the non-residential uses in the downtown district have a 
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FAR of 8. And I'm just wondering why would we restrict the commercial quarter to three. And we're 

doing downtown at 8 doesn't seem like yours to be a little tighter range?  

3:39:30:>>UNIDENTIFIED MAN: Well and councilmen to be honest we didn't look at the quarter 

commercial future land use. That that was not part of what we were analyzing because it didn't affect 

downtown and midtown. So we did not make any changes or recommend any changes  

3:39:45:>>FRED BURSON: I saw that that was currently the way it is.  

3:39:47:>>UNIDENTIFIED MAN: Right.  

3:39:49:>>FRED BURSON: I'd like for you to consider in the future because I think there's a little 

discrepancy there.  

3:39:53:>>UNIDENTIFIED MAN: So do you think we should look at increasing.  

3:39:55:>>FRED BURSON: Yeah  

3:39:55:>>UNIDENTIFIED MAN: OK.  

3:39:55:>>FRED BURSON: I think should be greater than 3.  

3:40:00:>>UNIDENTIFIED MAN: And we can certainly look at that. Absolutely.  

3:40:02:>>FRED BURSON: OK. And then. Getting back to 1 7, you know, the one thing that was bothering 

me is that you know if they FAR may be approved only through bonus incentive program. What about 

adding the phrase or through a PUD instead of just restricting it strictly to the incentive program. Why 

not be able to do it through planning development.  

3:40:34:>>UNIDENTIFIED MAN: Well that's essentially what it is. You have to go through the PUD 

process to get that additional bonus.  

3:40:40:>>FRED BURSON: Well the thing about it is I know this language it becomes restrictive and it 

becomes a fence and if you don't say or PUD I don't think the PUD will ever be included in there.  

3:40:55:>>UNIDENTIFIED MAN: it specifies that it specifies that in order to get the same policy one point 

nine in order to get the additional bonus you have to go through the PUD process. If it's not clear we can 

we can make sure that's clear if that's.  

3:41:08:>>FRED BURSON: Well, that's that's my point. It's in 1-9 but it's not in 1-7. So they're in conflict 

with each other. I'm just trying to clear it out.  

3:41:16:>>UNIDENTIFIED MAN: And that's a good point. And we can look at that language to make it to 

clarify that policy one point seven addresses the the base allowances.  

3:41:25:>>FRED BURSON: right.  
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3:41:25:>>UNIDENTIFIED MAN: And the 1.9 addresses the bonus.  

3:41:29:>>FRED BURSON: Well what bothers me is the word only.  

3:41:33:>>UNIDENTIFIED MAN: OK.  

3:41:35:>>FRED BURSON: Only - and so which which one is going to take precedence 1 7 or 1 9 where it 

says or PUD.  

3:41:42:>>UNIDENTIFIED MAN: OK. that's a good point. We can clarify the language so they don't 

contradict each other.  

3:41:47:>>FRED BURSON: OK.  

3:41:47:>>UNIDENTIFIED MAN: And that's a good point.  

3:41:49:>>FRED BURSON: And then we go down here to 1.7 where it says it lays out some parameters 

for 60 to 70 percent residential and 30 40 percent non-residential. There again, I like for the free market 

to have the flexibility to provide what the public wants. I would rather see it on demand based rather 

than specified percentages because all of a sudden we get out of those percentages I'm fearful that 

you'll be turning people away.  

3:42:33:>>UNIDENTIFIED MAN: So if I could respond to that those are not required. Those aren't 

required percentages and we put those in there. Those are really more for the state's purposes when 

we're doing projections into the future and we're discussing mixed use land use, it allows commercial 

allows residential when we're doing future projections. We have to use some basis in which to do that 

projection. So when we're doing a population projection we need to we need to have some percentage 

that we're using. So that's really all that's for. It doesn't require any development or the area to follow 

those percentages those are general guidelines that we try to use  

3:43:14:>>FRED BURSON: well you know make me feel a lot better. We were to say that they were 

guidelines and they're not inscribed in stone.  

3:43:22:>>UNIDENTIFIED MAN: Well it says the goal it says the goal for development and we can change 

that. We'd soften that we can.  

3:43:29:>>FRED BURSON: Well there, again, I'm looking at it from the end user four or five years down 

the road all of a sudden said no the goal was this. And we're not going to change. And maybe the market 

has changed and I don't see as tie our hands and offer a product that's no longer wanted. And want to 

give to and the development committee both the ability to market base demand.  

3:44:04:>>SAEED KAZEMI: For the purpose of finding that certify to the state that we can provide 

services we have to have some percentages to say this is what we can do for example the utility is one of 

the options. We have to tell that step. What percentage is our projection is and based on that projection 
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and we are supporting the utilities. I agree 100 percent which you are saying but at least we have to 

have some percentage then maybe soften it up with the market demand.  

3:44:40:>>FRED BURSON: And that's a very I've been around this a lot and I've seen language like this 

become law. And there's no flexibility in it. And now all of sudden we're trying to cram something down 

the throat that neither the development industry or the public wants. So I don't want it to become so 

rigid that we can't adopt and adapt to what the future.  

3:45:05:>>UNIDENTIFIED MAN: Well the intent is not to cram anything down anybody's throat sir  

3:45:10:>>FRED BURSON: And I know that. But I'm telling you. Four years down the road it becomes law.  

3:45:18:>>UNIDENTIFIED MAN: Well the intent of this and from our perspective the intent and I 

understand what you're saying sir will change language to address the concern. This is really more of a 

function of what we do as planners as we have to do projections into the future. And that's what the 

state looks at. So we need to come up with some. And that's why I say the goal is a range. It's not a 

defined finite number but we will soften up the language and make it clear that the purpose of that is.  

3:45:45:>>FRED BURSON: And I think the development community and the business and the public will 

both appreciate it.  

3:45:50:>>UNIDENTIFIED MAN: Absolutely.  

3:45:52:>>FRED BURSON: OK so let's move on for a little bit. I'm not going to belabor the point. But I 

want you to take those same consideration because it will come back for a vote. And I don't want to 

have to be. Going against staff. Let's go down here to one point action one point seven. You know we've 

got. Some things there and. 1 7 if I'm not mistaken deals with downtown more than it does Midtown. Is 

that not correct?  

3:46:21:>>UNIDENTIFIED MAN: All of 1 7 pertains to downtown yes  

3:46:24:>>FRED BURSON: OK. You know there's. We've got Riverwalk easement in there but there's no 

mention of green space in there. In those are action items.  

3:46:35:>>UNIDENTIFIED MAN: Under action 1.7 1.715 I'm sorry?  

3:46:40:>>FRED BURSON: Hurricane evacuation.  

3:46:41:>>UNIDENTIFIED MAN: Yes  

3:46:42:>>FRED BURSON: Mixed use exceptional architectural design pedestrian friendly connections 

those thing. Don't you think greenspace should be a consideration or.  

3:46:55:>>UNIDENTIFIED MAN: We do we are going to provide for and this is where we made some 

changes where we take up the public open space which would pertain to green space. Those would be 
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folded into the bonus requirement. So what we're doing is some of the things that we are requiring 

developers to do whether they're applying for the bonus or not and those other items such as open 

space green space will be part of the bonus program. So we're not taking those away, we're just taking 

them out of this section. They will become part of the bonus program.  

3:47:23:>>FRED BURSON: OK. So let's just move into. 1.8 which is midtown right.  

3:47:28:>>UNIDENTIFIED MAN: Yes yes sir  

3:47:30:>>FRED BURSON: That language we have under action 1.7 We don't have that same 

requirement for Midtown. And I would like for you to add a new action item. And maybe title at 1.8.2 

and add those same. Action items into the Midtown.  

3:47:51:>>UNIDENTIFIED MAN: Yeah we can do that. The reason we left those out is because we wanted 

because we're still doing the vision plan. We wanted to include those in the land development 

regulations which is really typically where they would all go. But we can put some of those same ones in 

now that we want to include and then we can also work further on land development regulation.  

3:48:12:>>FRED BURSON: The only reason I'm bring it up if you want it in the land development code for 

Midtown. Why don't you want it the land development for downtown. So if it's good enough to be in for 

downtown in the land use plan. It should be included in the land use plan for Midtown.  

3:48:29:>>UNIDENTIFIED MAN: We can do that. Absolutely  

3:48:30:>>FRED BURSON: we need to adopt architectural standards so that we build something of 

quality. I am concerned with that not being in the future land use plan.  

3:48:41:>>UNIDENTIFIED MAN: Architectural standard sir  

3:48:43:>>FRED BURSON: well not architect standards but this whole thing is omitted in midtown  

3:48:50:>>UNIDENTIFIED MAN: for the architectural excellent design.  

3:48:53:>>FRED BURSON: Yeah.  

3:48:53:>>UNIDENTIFIED MAN: Yes.  

3:48:54:>>FRED BURSON: So that's why I want it included.  

3:48:56:>>UNIDENTIFIED MAN: OK. That's easy enough.  

3:48:59:>>UNIDENTIFIED WOMAN: OK. I have a teacher here with some students. It's getting kind of 

late. I just want to know, once we finish this, can we move them up so they can talk.  
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3:49:10:>>FRED BURSON: I won't be much longer. I just got really just a few items that I'm trying to 

clarify here. We go to policy 1.8. Again I'm concerned with the word only. Only through the bonus 

incentive program and I would like for to read or read PUD.  

3:49:35:>>UNIDENTIFIED MAN: I'm not sure that we want this. If you want the bonus you have to follow 

the policy. It's not one or the other. The policy includes the PUD process.  

3:49:45:>>FRED BURSON: Well it doesn't say it includes.  

3:49:47:>>UNIDENTIFIED MAN: Well, only if you read the policy then it says how it's done. Maybe we 

need maybe we need to reword 1.9 better to make it clear how that - what that process is. I mean, 

that's maybe that would satisfy your concern is to reword 1.9 But. To specify  

3:50:14:>>FRED BURSON: That would be fine. Yeah. We need to add that in there. And I think 1.9.1 

should also reference the PUD  

3:50:22:>>UNIDENTIFIED MAN: Yeah. And we can include that to make it clear that you have to go 

through that process. In one point nine. And then I'm going to go up to - down and jump ahead of me 

here a little bit go back to.  

3:50:39:>>FRED BURSON: 1.8.1.2 And the same except for point three at the end. There again I think 

those should be demand based or specified that these are guidelines only and they're not etched in 

concrete. These percentages. Will get us in trouble if we are not flexible enough.  

3:50:59:>>UNIDENTIFIED MAN: We can do that.  

3:51:05:>>FRED BURSON: Action 1.9.2 I think we should include PUD in that also.  

3:51:20:>>UNIDENTIFIED MAN: Well if I change the policy one point nine. To further clarify the PUD 

requirement then that should address one point nine point two. But we can add it in there as well.  

3:51:32:>>FRED BURSON: That would make me feel better.  

3:51:33:>>UNIDENTIFIED MAN: I want to make you feel better sir.  

3:51:36:>>FRED BURSON: Well since you counting on me to vote for it.  

3:51:40:>>UNIDENTIFIED MAN: up to a point.  

3:51:41: (LAUGHTER)  

3:51:47:>>UNIDENTIFIED MAN: I've met my match.  

3:51:48: (LAUGHTER)  
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3:51:53:>>FRED BURSON: You know we do that really at the end of those. If we do that. You have to go 

back to the summit table which is page 1-2 and 1-3 That's Item 6 and 11 would need to be modified to 

reflect the changes that you and I just talked about.  

3:52:13:>>UNIDENTIFIED MAN: Which one sir. I'm sorry.  

3:52:15:>>FRED BURSON: well you go back to. The summary which is pages 1-2 and 1-3  

3:52:21:>>UNIDENTIFIED MAN: Oh yes sir yes sir.  

3:52:23:>>FRED BURSON: Then you would need to modify six and 11 to include the PUDs in both those. 

Because there again they reference. Bonus density only.  

3:52:40:>>UNIDENTIFIED MAN: OK. Yeah. We can  

3:52:41:>>FRED BURSON: so we are going to say or PUD in the actual paragraphs and a summary should 

also reflect that is or PUD.  

3:52:50:>>UNIDENTIFIED MAN: I still don't think it's or PUD I have to. It is. It's not one or the other. It's 

through a PUD process and that's the policy. It is - to get the bonus it has to be through the PUD process  

3:53:08:>>FRED BURSON: And where is the PUD process at, in your development code?  

3:53:12:>>UNIDENTIFIED MAN: Yes  

3:53:14:>>FRED BURSON: but is this the framework for the development code.  

3:53:16:>>UNIDENTIFIED MAN: Yes.  

3:53:19:>>FRED BURSON: So wouldn't it be better off to say it need to be acquired either way.  

3:53:22:>>UNIDENTIFIED MAN: Well it's going to be acquired that way. And I'll put language in there to 

specify that to make it clear that in order to get the bonus, you have to go through the PUD process.  

3:53:33:>>FRED BURSON: That's what I want.  

3:53:33:>>UNIDENTIFIED MAN: Yeah, and that's what we'll do. Yeah.  

3:53:35:>>FRED BURSON: OK. I'm done.  

3:53:40:>>UNIDENTIFIED WOMAN: So do we need.  

3:53:40:>>UNIDENTIFIED MAN: that was easy.  

3:53:46: (APPLAUSE)  

3:53:46:>>UNIDENTIFIED WOMAN: Do we need to change the motion at all?  
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3:53:50:>>UNIDENTIFIED MAN: If the clerk has got those amendments.  

3:53:53: (LAUGHTER)  

3:53:55:>>UNIDENTIFIED MAN: I hope you got them Mary.  

3:53:58:>>FRED BURSON: I actually have them in writing and I can hand it to you. I like some of the 

language I chose but...  

3:54:04:>>UNIDENTIFIED MAN: I have them.  

3:54:04:>>RANDALL P. HENDERSON, JR.: AS long as there weren't curse words in them  

3:54:09:>>SAEED KAZEMI: We will make sure that those are done and we will send it to council member 

to check it out and they will include the part of the changes.  

3:54:18:>>FRED BURSON: All I'm trying to do is making processes in the future easier.  

3:54:21:>>UNIDENTIFIED MAN: No I understand I understand.  

3:54:22:>>RANDALL P. HENDERSON, JR.: Since staff agreed with me that motions subject - approve it 

subject to  

3:54:25:>>GAILE H. ANTHONY: OK.  

3:54:27:>>RANDALL P. HENDERSON, JR.: Does the second agree on that to continue discussions.  

3:54:31:>>UNIDENTIFIED MAN: Yeah  

3:54:31:>>RANDALL P. HENDERSON, JR.: okay. Mr. Flanders then we'll just work our way around until 

we're ready.  

3:54:37:>>MICHAEL FLANDERS: Really two things I'd like to say. Over the years 35 years or so of me 

watching designers whether they're architects, urban planners, engineers industrial designers design in 

general, you know, you can put all the parts together and wait to get all the parts before you assemble it 

or you can take something and start on a part and use that to work with as a framework to get to 

eventually having all the parts put together. There's ways to do that. And I've heard that discussion 

talked tonight about let's wait until we get all the parts together to see how this gels together. I don't 

necessarily think either way is the best. It really comes down to how well you do either way. And I've 

seen it both ways. And I've seen bad jobs done both ways. I've seen great job done both ways. So I have 

no problem launching this and still having a lot of time to work on the LDRS and even tweaking back the 

comprehensive plan that's submitted to the state. We've got a lot of time left. And so I want to make 

that statement right off the bat. It just depends on how well you do either way you take to get to your 

objective to have your final design.  
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So we just got to work. we've got to do our best to make it just superb. Saying that the issues I have and 

probably tell me that this is an LDR aspect but when I look at downtown and when I look at where we 

are today I got back out of college 35 years ago and downtown was as dead as a flat pancake. It was 

nothing going on. Everything was boarded up. We had government workers that would be here 8 to 5 9 

to 5 foot at 5 o'clock. It was just everybody running to get home. And what we have now is quite 

successful, especially if we talk about downtown. And look at what I call the five big home runs we've 

got the riverfront, public spaces such as the patio deli such as the parks and the public right of ways that 

sometimes at night and during the festivals they can be converted to a huge event. We've got we had 

the historic buildings that were all boarded up and now I don't think there's one or two left that's not 

being used.  

And then we injected over the last 10 or 15 years. New utilities and streetscape. We took the public 

right away and we said we're going to make it not only up to date with what it does utility wise, 

infrastructure wise but we're going to make it as pleasing as it can be on the surface and make it as 

enjoyable and safe to walk in. And the fifth thing and last thing was the downtown was unique because 

we had a no parking zone where if you had property in the downtown you did not have to provide 

parking on your site. You didn't have to modify the building even if you had an empty lot like the mayor 

had many years ago. And built a building on it. You did not have to provide parking on your site. Those 

are the five things that all bundled together have made us what we are. And when I look at Midtown we 

don't have the riverfront in Midtown, don't really have many historic buildings but the other three 

things, public spaces, new utilities and streetscape which is what we're going to do and no on-site 

parking, those three things have got to happen in midtown.  

And I know that we're going to have public spaces as far as bonus density and with some of the spaces 

we already have near the ballpark what they could be. And I know we're going to do new utilities and 

streetscape. We've launched that recently to go out in front of Widman way and down by the new train 

station being renovated for the community group So those two things were happening. The one thing 

that I would like to see in midtown and you're going to tell me I know you're going to tell me this is the 

LDR issue not a comp plan. And let me tell you how successful these buildings are. Take the dean 

building on the corner of Dean and first. It's a 110 units per acre. It's only three stories that building over 

time and I don't remember when it was built it's been 100 years old. It's being converted constantly 

every year every decade into something and it works well. Now it's starting to look old because it is 100 

years old. But it's a 110 units per acre only three stories tall. You take the Franklin Arms 89 units per 

acre. I think it's what seven or eight stories, maybe? You go to the Bradford - 47 units in the Bradford 

apartment. I don't know what the acreage is but I know it's under an acre. You take the Indigo Hotel one 

of the more recent buildings, one of the only buildings to be built in the historic district 60 unit on that 

little postage stamp piece of property. All the buildings I'm talking about have no parking. Parking is 

either across the street in a parking garage on the curb or in another site nearby. I think we need in 

Midtown that kind of incentive for small parcels to not have parking on site.  
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And if we do the streets correctly where they're wide enough to have parking all up and down the 

streets of midtown. we'll far exceed the number of parking we need for those kind of buildings to exist 

plus, You know, customer parking also and that's one of the incentives I really believe made downtown 

just fly. You don't have to pay for parking. And fortunately the city in those last 20 30 years we've built 

two parking garages now they're full now we need to get on on board and do another parking garage or 

two. In midtown, street Parking needs to happen and parcels for instance under half an acre, should not 

be required to have parking on site. Now this leads up to my question is that more of the LDR aspect and 

what we need to resolve or is that something today we need to put wording in here that those sites of 

the small size should not be restricted with having to produce parking on site?  

4:01:56:>>UNIDENTIFIED MAN: Yeah. Councilman Flanders I think we can thing we can address both 

documents. Actually I think we can put some policy in the comprehensive plan a more general 

statement of an intent and we can make it fairly detailed but we can put we can put the specifics in the 

land development regulations. But we can't put a policy in the comp plan in the midtown future land 

use. That does address parking issue on those small parcels as a policy decision that we want to achieve 

and we can do that through the land development regulations. Yeah.  

4:02:26:>>MICHAEL FLANDERS: OK. I'd like to see that. And the county has just been growing like 

unbelievable before. The last 30 or 40 years. Every time there's a potential major development it lands 

in the county the sites are huge. They're able to do surface parking pretty much the very low cost of a 

parking space and our only competition with that has been in the historic district in the downtown area. 

Is no parking required. It has been a great asset. We just have to balance ourself and make sure we've 

got public parking to compensate for that, whether it's on the street or in garages. But to me it was the 

one incentive that allowed the historic district to come alive. I think it's another great incentive that we 

can offer that nobody in the county offers is small parcels no parking on site. So I'd like to see that in 

there. If you would put that in there in this. Portion if you believe that's necessary at this point. And then 

again in the LDRs we can get to be more specific, you know, diagonal street parking, parallel street 

parking, all other ways to make that parking amenable.  

4:03:45:>>UNIDENTIFIED MAN: And we can specify different uses with lesser restrictions and there's a 

lot of there's a variety of things we can do and land development regulations to address that and we can 

put a policy in the comp plan saying we're going to do that. So yeah  

4:03:58:>>MICHAEL FLANDERS: and you may start to get to the bigger parcels above and acres start 

putting into a parking fund and they still maybe don't have to have parking on site if they started to 

contribute to a parking fund that eventually. Funds the parking garage. But tier it up from the small 

parcel not required to have parking all the way up to the next step and maybe mid-sized sites start to 

have a contribution to a parking fund and then we finally get to the bigger sites they've got to have 

some percentage of parking on site.  
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4:04:32:>>SAEED KAZEMI: That is the one you are working on right. And I believe that's a good thing to 

do because we see some of the smaller parcel they can accommodate the parking on the site And that's 

something that we need to look. That's a good idea.  

4:04:44:>>MICHAEL FLANDERS: Yeah mandating parking on site for a small site for a quarter acre half 

acre right off the bate they've got to elevate the building above the park. And just.  

4:04:56:>>SAEED KAZEMI: Price will go up.  

4:04:58:>>MICHAEL FLANDERS: So I'm trying to just focus on one big deal that I think is going to make a 

difference and I'd like to see that parking addressed so if it needs to be in this delivery. Please do it if it 

needs to also be. We'll address it more in the LDR.  

4:05:12:>>UNIDENTIFIED MAN: Yes, Sir.  

4:05:14:>>MICHAEL FLANDERS: Thank you.  

4:05:15:>>RANDALL P. HENDERSON, JR.: Thank you Mr. Flanders. Teresa.  

4:05:18:>>TERESA WATKINS BROWN: I think this needs to be said because I hear a lot of people talk 

about the inclusion of the Dunbar Community. And I do like the fact that we have extended the mid 

point further out than we had decided before. I think that's great. But I want everybody to know and 

you know I can't speak for my other counterparts but we have had our own plans for our community. 

And we just ask that the opportunity be given that we execute the plans that we have for the MLK 

corridor for East Fort Myers. But we have our own plans which is not a part of town and we just ask that 

we're given the opportunity to develop our community just like the midtown and all plan is being done. 

And I personally know that I am trying to be very responsible in regards to this plan. And - but I know 

that as a city we can't continue hoping that we're going be able to get the same taxes in order to make 

our city a viable cite. so we have to do something. And plans are what they're called, plans. Things can 

always be changed.  

So, you know, we're not going to get it, we're not perfect beings, things not going to always be perfect 

but we can work together and make things better for our community and better for our city. But we and 

the Dunbar community. We have our own plans of how we would like to see our community.  

4:07:17:>>RANDALL P. HENDERSON, JR.: Thank you. Terolyn  

4:07:20:>>TEROLYN P. WATSON: The one thing I would like to see is the communities what we can do 

about that. Where it's going to go. What we're going to spend it on that's something we definitely need 

to know. I would love to see something go to McCullom Hall, of course. That's always going to be 

something and everybody differs in opinion. Everybody we've got everybody going their own way on 

this project is very important. It's actually a part of my ward. So I have to listen to the people. I have to 

take in consideration what everybody says and then make a decision on what's best for the city as a 

whole. And I'm going to try listen everybody. I've heard all your complaints. I heard the ones that's for it. 
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We just got to come together. Either way we don't have to move forward if we want make this city grow 

we going have to move forward at some time or not. We going to take that step. And you know whether 

we we it's been a long time now nothing's been developing quite a while here. I've hear people talking 

you know in the area that where I'm from you know we don't have anything going downtown. as far as 

just, you know, building, jobs. The one thing we know this will bring jobs. So this is something we need. 

And I just think. I've heard every one. And I'm going to make a decision with the council and I hope 

everybody stands behind me and my decision to working with you and I'm going to hear everything you 

say I'm going to listen to you. And I understand if it affects different people in different ways. But we got 

all come to a conclusion at the end of the day.  

4:09:17:>>RANDALL P. HENDERSON, JR.: And Mr. Streets  

4:09:25:>>JOHNNY W. STREETS, JR.: You know everybody says got to move forward. And I don't disagree 

we've got to move forward. But from what to what. How we move. You know I've said this before and I 

will say it again when you know the history of your town when you talk about Gardiner's park there was 

a history there there were businesses that were open. It was furniture store, that was laundry other 

thing was another store and they had businesses on the back side of second and business have always 

been there. When we talk about this plan of you know if we can't get it right when do we have time to 

do it over? And I'm grateful for what has been done to move us But it goes back to my notes again of 

trickle down. Economics. And I hear people talking about economics for jobs. Downtown and Park and 

Midtown it's getting a trickle. It appears sometimes when we talk about as Mrs. Brown said the MLK 

corridor the Palm Beach east Fort Myers the Shumuk corridor we get the down. We don't even get the 

trickle and it's time if we're going to be inclusive if we say let's do it because that is so will it create jobs 

that will infuse the community that would bring businesses back to the community. So we have to look 

at the thing holistically. And for so long we've been piecemeal, we've got this - you know, I've been on 

this council going on 12 years and we can't even get mccullen hall finished something seriously wrong. 

People are tired of coming to meetings they are tired of doing this. Yeah we can move forward but what 

we move forward to and who are we leaving behind again. So at some point in time we're grateful for 

where we're at I said this is the best time to be alive in America but we've got to be inclusive of people 

and leave nobody behind. And I know it's a lot of hard work. I know you can't please everybody but at 

least have folk thinking that something is going to happen. I know all those communities I grew up in 

those communities and it's unfortunate that it was allowed and I say it like I mean it it was allowed for 

downtown Dunbar to be destroyed. That's what happened. We didn't need that large four lane MLK 

highway because the plan was and it worked. When you do that you will get rid of all of what we used 

call downtown Dunbar and you changed the plan that if businesses want to come back. Councilman said 

you've got to have Park you've got to have this. So you know I want to support it and I will I think I'm 

moving toward it. But after hearing all this tonight and looking at where we are going where we're 

coming from and talking about this about that but why couldn't all of this be inclusive at one time so we 

don't have to send this back to Tallahassee again the MLK corridor the Boulevard corridor. Those plans 

were on the stove many, many years ago and nothing's happened. So what I feel like they said well we 

cooking with gas well when it got to us that cut the gas off. I have to say it like that that's how I feel 
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about it. So we'll see how the votes go. But I'm just sick and tired of being sick and tired. And if we're not 

going to be inclusive of everything and everybody well, then I have to agree with some of the people 

said, what's the rush. Let's get it right. That's my comment.  

4:13:19:>>RANDALL P. HENDERSON, JR.: I'm going to do my best. I asked people to be brief I'm going to 

try to be brief myself. But Steve, I just want to understand this. I support the motion. I support it. I 

support the staff recommendation. And I want to be sure that the council and citizens are going to have 

time to weigh in as the process continues to unfold on the question of density and that we're not fixing 

it tonight when we transmit this up because I know I'm going to ask us to nudge that density forward I'm 

going to ask us to nudge height forward. I'm going to what I've heard is that property owners and 

citizens alike are interested in making sure that we set the course for creativity. We try to not put some 

everybody in a box and say you can just go do this. So if you can give me some assurances that we're 

going to have the opportunity to weigh in and have some flexibility in that I'm going to feel real good 

about sending this forward.  

4:14:20:>>UNIDENTIFIED MAN: Yes sir and then my presentation I indicated we would continuing with 

the advisory committee and additional meetings and public meetings. And one thing to keep in mind is, 

you know, we mentioned we have that 180 day timeframe to adopt. We can request an extension of 

that timeframe if need be  

4:14:37:>>RANDALL P. HENDERSON, JR.: Point taken.  

4:14:38:>>UNIDENTIFIED MAN: So I would hope we can get this accomplished within that timeframe. 

But it looks like we're kind of getting close to it. We want more time. We can't ask for another 180 days 

from this day and they will grant it. So it doesn't mean when we get to the end of that deadline that's it. 

And we still want some more time. We can have it.  

4:14:56:>>UNIDENTIFIED MAN: I don't support runaway density don't support runaway height but I 

want to make sure that we give our our policy the best opportunity for the creativity to come forward 

for us to meet the demands that are going to be out there. And like what Mr. Fred Burson said let's let 

the market be able to speak to this and not restrict the market. Let it be open. Fred you had one more 

point you wanted to make before...  

4:15:18:>>FRED BURSON: I don't really want to point out. But what I want to do is I asked Kim to make 

copies of the notes that I made. And I'm going to give one copy to the clerk's office and I thought I'd give 

you a copy just in case you forgot.  

4:15:30:>>UNIDENTIFIED MAN: Right - I would never forget  

4:15:32:>>RANDALL P. HENDERSON, JR.: Now he's getting back now.  

4:15:35:>>FRED BURSON: Now, I'm feeling sure it will show up  

4:15:38:>>UNIDENTIFIED MAN: Expect What you expect.  
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4:15:40:>>FRED BURSON: Right. thank you  

4:15:41:>>UNIDENTIFIED MAN: yes, sir.  

4:15:42:>>RANDALL P. HENDERSON, JR.: I think We're ready for a vote on this. Thank you Gaile. Thank 

you Mike.  

4:15:47:>>UNIDENTIFIED MAN: But for the record just perfect the motion does the motion include 

changes with Council person Burson's and Couuncil person Flander's changes and does the second 

include that?  

4:15:58:>>GAILE H. ANTHONY: I agree  

4:16:00:>>MICHAEL FLANDERS: I was the second and I agree to that.  

4:16:02:>>RANDALL P. HENDERSON, JR.: You had some final remarks.  

4:16:03:>>MICHAEL FLANDERS: That was it.  

4:16:04:>>MICHAEL FLANDERS: I know we were tagging on.  

4:16:10:>>RANDALL P. HENDERSON, JR.: Councilman Flanders then I'll come back.  

4:16:14:>>MICHAEL FLANDERS: I know we were tagging on with Councilmen Burson's additional note. I 

just make sure my comments about the small parcel no parking on site is incorporated into his research. 

Mr. Beldon what's going on. Look at that and make sure that that's in there. So  

4:16:35:>>RANDALL P. HENDERSON, JR.: appreciate that clarification. To Terolyn and then to Johnny  

4:16:40:>>TEROLYN P. WATSON: the amenities  

4:16:42:>>RANDALL P. HENDERSON, JR.: amenities. And Mr. Streets.  

4:16:45:>>JOHNNY W. STREETS, JR: I just want to know could we get honorable mention in the East Fort 

Myers corridor.  

4:16:54:>>UNIDENTIFIED MAN: you know I've been working on this since I've been here.  

4:16:56:>>JOHNNY W. STREETS, JR: And even accept if you can't do it right now. But that's going to be 

again, turn the gas back on.  

4:17:04:>>UNIDENTIFIED MAN: I'm certainly looking forward to focusing on another part of the city sir.  

4:17:08:>>SAEED KAZEMI: Let me chime in here, Mayor, if I could.  

4:17:11:>>RANDALL P. HENDERSON, JR.: Yeah  
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4:17:11:>>UNIDENTIFIED MAN: yeah.  

4:17:12:>>SAEED KAZEMI: We are determined to look at the MLK And Palm Beach and make sure that 

plans up and running again. We talk - I've been talking to CRA. We need to look at those plans and 

update it. As Councilwoman Brown says we have the plans but it needs to be updated. And that long 

since that we need to do  

4:17:38:>>TERESA WATKINS BROWN: (Unintelligible)  

4:17:39:>>SAEED KAZEMI: Yes we will look at it right after this one. I'm going to direct step to start 

looking at it with injunctions CRA And you have options to do it CRA and the city.  

4:17:53:>>JOHNNY W. STREETS, JR: One of these days when you've got time Mr. Manager and attorney 

and I will tell you why we can't wait any longer.  

4:18:00:>>SAEED KAZEMI: Yes I understand  

4:18:02:>>JOHNNY W. STREETS, JR: Those young people there are shaking their heads saying that's right.  

4:18:04:>>RANDALL P. HENDERSON, JR.: Mrs. City attorney I think I still need to close the public hearing 

before we take the vote. Right. So thank you Mr. Belton.  

4:18:19:>>UNIDENTIFIED MAN: Yes sir.  

4:18:20:>>RANDALL P. HENDERSON, JR.: I think we've heard all the public. Let me just I'm going to close 

the public hearing and thank everyone for participating tonight. Thank you for being here. It's been a 

long night. We still got a long way to go yet but thank you very much. I'm going to call the question 

council all in favor say aye.  

4:18:37:>>COUNCIL MEMEBERS: Aye  

4:18:37:>>RANDALL P. HENDERSON, JR.: All opposed? Unanimous vote. thank you all for your patience.  
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For full agenda Packet Click Here. Larger files may take longer to download. 

 

Please complete a “Request to Speak” form if you plan to address the Planning Board 
and submit to the recording secretary prior to the start of the meeting. 

 
CALL TO ORDER  

Roll Call  

PUBLIC INPUT – NON-PUBLIC HEARING 
AGENDA ITEMS:  (Four (4) minute time limit 
per speaker) 

 

1. CONTINUED PUBLIC HEARING: Consider 

text amendments to the Future Land Use 

Element, Transportation Element, and 
Concurrency Management Element of the 

Comprehensive Plan 

 

2. CONTINUED PUBLIC HEARING:  Consider an 

amendment to the Future Land Use Map 

adding the Midtown South Future Land Use 

Category. 
 

 

3. CONTINUED PUBLIC HEARING:  Consider an 

amendment to the Downtown Plan to 

incorporate the Gardner’s Park Vision Plan. 
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4. CONTINUED PUBLIC HEARING:  Consider an 

amendment to the Central Community 
Redevelopment Area Plan to incorporate the 

Midtown South planning effort. 

 

 

5. Discussion Item: Consider an amendment to 

Land Development Code Chapter 118, 

Article 8 Downtown Smart Code 

 

6. Discussion Item: Consider an amendment to 

Land Development Code Chapter 134 revising 

requirements for traffic impact studies. 

 

7. CONTINUED PUBLIC HEARING:  Consider a 

Planned Unit Development for 3120 and 3131 

East Riverside Drive to allow the continuation 
of industrial uses on the site. 

 

Motion: Continue item to the Planning 

Board meeting to be held on April 8, 

2017 at 1:00 p.m. in City Council 
Chambers at applicant’s request. 

Other Business: 

Monthly report from James Ink, liaison to the County 

LPA. 

 

  

Adjourn 
 
If a person decides to appeal any decision made by Planning Board 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. 

 

Special Requirements: If you require special aid or services as addressed in the Americans with 

Disabilities Act, please contact the City Clerk’s Office at (239) 321-7035 or for the hearing 
impaired, TDD telephone number (239) 332-2541. 



CITY OF FORT MYERS 
PLANNING BOARD 

(LOCAL PLANNING AGENCY) 
 

MINUTES OF THE MARCH 1, 2017 MEETING 
 

On March 2, 2017, at 1:00 p.m., the City of Fort Myers Planning Board met in the City 
Council Chambers, Oscar M. Corbin, Jr., City Hall, 2200 Second Street in the City of 
Fort Myers, Florida 
 
Chair, Tim Keene, called the meeting to order at 1:04 p.m.  Recording Secretary Judy 
Barnes called the roll. 
 
ROLL CALL 
 

Members Present     Members Absent 
Nathan F. Shaw     Anne M. Dalton 
Gregg A. Fous     Charles Timmons 
Lee Ford       
Stephanie Keyes 
Derrick Isaac 
William “Tim” Keene 
James Michael Ink 
Laura Brady Herrero 
 
Planning Staff Present 
Nicole DeVaughn, Planning Manager, Community Development Department 
 
 
 
 
 
Other Staff Present 
Terry Cramer, Assistant City Attorney 
Lee Scrabis, Executive Director, Community Redevelopment Agency 
William Porter, Engineering 
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Marie Adams, MMC, City Clerk, administered the Oath of Office to Derrick Isaac. 
  
AGENDA ITEM NO. 7:  CONTINUED PUBLIC HEARING:  CONSIDER A PLANNED 
UNIT DEVELOPMENT FOR 3120 AND 3131 EAST RIVERSIDE DRIVE TO ALLOW 
THE CONTINUATION OF INDUSTRIAL USES ON THE SITE. 
 
Mr. Keene stated that the Applicant requested to have the item continued to the April 8, 
2017, 1:00 p.m. Planning Board meeting in City Council Chambers. 
 

Jenna Persons, Esq., Strayhorn & Persons, stated that the Applicant was requesting a 
continuance to April 8, 2017.  Ms. Persons stated that Strayhorn and Persons 
represented the contract purchaser who pulled out of this property and she would like 
to check with the property owner before doing anything further.   
 
PUBLIC INPUT:  None. 
 
MOTION:  It was moved by Mr. Ink, seconded by Mr. Isaac and approved unanimously, 
8-0, to move the matter to April 8, 2017, at 1:00 p.m.   
 
Mr. Keene stated that there had been a request to move Agenda Item No. 1 behind Items 
2, 3 and 4.   
 
AGENDA ITEM NO. 1:  CONTINUED PUBLIC HEARING:  CONSIDER TEXT 

AMENDMENTS TO THE FUTURE LAND USE ELEMENT, TRANSPORTATION 
ELEMENT, AND CONCURRENCY MANAGEMENT ELEMENT OF THE 
COMPREHENSIVE PLAN. 
 
Ex Parte Communication:  Ms. Keyes stated that as Laura DeJohn and she both worked 
for the same firm, she would not be voting on the matter.   
 
Laura DeJohn, AICP, Principle Planner with Johnson Engineering, representing the City 
of Fort Myers for Agenda Item No. 1, stated that what the Planning Board was being 
asked to consider is within your purview as a recommending body to the City Council 
in considering amendments to the Comprehensive Plan.  Ms. DeJohn stated that as 
summarized in your staff summary what we would like to achieve is a motion by the 
Planning Board recommending to the City Council to transmit the Comprehensive Plan 
text amendments for Item No. 1.  Ms. DeJohn stated that there is also a second item 
that is the map amendment, Item 2 on the Agenda, and we will be seeking a motion by 
the Planning Board to recommend to City Council to transmit the Future Land Use Map 
amendment.   
 
Mr. Keene stated that there are many different packages in what was given to the 
Planning Board.  Mr. Keene asked if Ms. DeJohn could outline which of the packages 
we will be referencing.  Ms. DeJohn stated that there is a package on the front cover 
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labeled Comprehensive Plan Future Land Use Element Text Amendment and to clarify 
within that package is the text amendments in strike-through underline format.  
Ms. DeJohn stated that there is also a supporting set of data analysis including the 
Downtown and Midtown Fort Myers Utility Capacity Analysis and a summary by LaRue 
Planning of the future land use element changes.  Mr. Keene inquired if this agenda 
item was more than that.  Ms. DeJohn stated that was correct.  Ms. DeJohn stated that 
secondly there is a packet labeled Comprehensive Plan Transportation Element Text 
Amendments that is the transportation element in strike-through underline format and 
a supporting data analysis package which is a memorandum on Johnson Engineering 
letterhead about the Downtown and Midtown surplus density program from a 
transportation perspective.  Ms. DeJohn stated that is the transportation packet.  
Ms. DeJohn stated that the third text amendment being considered is the change to the 

concurrency management system element which has that labeled on the cover 
(inaudible) Concurrency Management System Element Text Amendment in strike-
through underline format.  Mr. Keene asked if the Planning Board was doing all three 
chapters at the same time.  Ms. DeJohn stated that, yes, the Planning Board was 
considering all of these related changes, the changes to the Comprehensive Plan in one 
package text amendment.  Ms. DeJohn stated that since the package that the Planning 
Board received for February 1, 2017, there have been supplemental revisions that have 
been made and tried to distribute through the staff of the Planning Department.  
Ms. DeJohn stated that there has been a revision to the Future Land Use Element Text 
itself.  Ms. DeJohn stated that the Planning Board should have received this before, 
Pages 1.7, 1.8, 1.9 and 1.10 of the Future Land Use Element and the refinements made 
by Johnson Engineering based on the input we have heard are in yellow highlights.  
Ms. DeJohn stated that there are instances of yellow highlight on Page 1.7, 1.9 and 1.10 
that had been circulated prior to this meeting.  Ms. DeJohn stated that Map F of the 
Future Land Use Element is also revised because of the concerns we heard from the 
Dean Park neighborhood wanting to be sure that the Dean Park single family zone 
properties are not subject to the surplus program so we updated Map F which is being 
handed out to the Planning Board now with an update to reference that Dean Park RS-
7 properties are not subject to surplus.  Ms. DeJohn stated that the only other revision 
is to the transportation element which is a single page where some language was refined 
in yellow highlight that resolves the central redevelopment plan referenced where 
formerly just the Downtown Plan was referenced in language that had to do with some 
parking policy.  
  
Ms. DeJohn stated that the Planning Board now had its original packet, supplement to 
the Future Land Use Element, in yellow highlight where we have done some revisions, 
a supplement which is Map F has been updated as described in the Future Land Use 
Element and a supplement with minor revisions to the transportation element which 
the Planning Board had received before.   
 
Ms. DeJohn stated that Mr. Keene mentioned a memo that did come out within the last 
week titled a memo on Johnson letterhead to Nicole DeVaughn from Laura DeJohn and 
it is a Midtown and Downtown density study public comment summary.  Ms. DeJohn 
stated that we are trying to cover the base of putting on record and putting in front of 
the Planning Board some responses that were issued to the group called Calusa 
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Waterkeeper.  Ms. DeJohn stated that was during the February 1, 2017, meeting the 
Calusa Waterkeeper group had questions and we did formal responses to them in this 
packet.  Ms. DeJohn stated that sign-in sheets from those January 2017 public 
meetings are here.  Ms. DeJohn stated that a summary of the comments received at 
those January 2017 meetings is here and an attempt to start being responsive to those 
public comments is our question issue summary of options spread sheet where we have 
highlighted key issues we have heard from public comment and tried to break down 
discussion points for resolving some of those issues.  Ms. DeJohn stated that again 
there is reference in those documents as public hearing summary documents where the 
Smart Code is really the avenue for addressing a lot of the things that have been raised 
as questions on height and density and compatibility with historic districts and things 
of that nature.  Ms. DeJohn stated that all of that material forms the package that the 

Planning Board should have and she was going to start by walking through summarizing 
what was being proposed to change in the Comprehensive Plan and it will be at the 
discretion of the Planning Board.  Ms. DeJohn stated that if you want to, go on the 
overhead using line-by-line discussion of the changes or if the summary is satisfactory 
then we can go forward with the discussion of the Planning Board.  Mr. Ink stated that 
perhaps the Planning Board could do a summary of what was being done and then we 
can talk about the details.  Mr. Keene stated that the Planning Board would start with 
the future land use element text amendment package, the summary. 
 
Ms. DeJohn stated that in order to orient the Planning Board as to the land areas that 
relate to these proposed Comprehensive Plan amendments it is the Downtown Future 
Land Use Category which corresponds to the Downtown redevelopment area boundary 
in blue and the Midtown planning area which corresponds with the green shaded area.  
Ms. DeJohn stated that those areas are the areas being discussed today as the 
Comprehensive Plan amendments are being discussed.  Ms. DeJohn stated that to be 
clear the Downtown Future Land Use Category boundaries are not being changed.  
Ms. DeJohn stated that nothing is being changed with regard to the historic districts or 
historic structures or the process by which projects are reviewed in the historic districts. 
Ms. DeJohn stated that nothing was being changed related to the Dean Park residential 
zoning as it exists today, which is a RS-7 zoning category in the single family area of 
Dean Park.  Ms. DeJohn stated that no changes are proposed to that area.  Ms. DeJohn 
stated that what was being done was following the direction received from the 
Community Redevelopment Agency back on September 28, 2016.  Ms. DeJohn stated 
that direction was to do several things including adjust the way percentage 
requirements are in the Comprehensive Plan today on how non-residential occupancies 
must be in relation to residential occupancies in downtown.  Ms. DeJohn stated that 
there is a percentage range of non-residential to residential occupancies expected in 
each Urban Center, Urban General and Urban Core area and it has been requested to 
adjust that.  Ms. DeJohn stated that it has been requested to fix the floor area ratio 
language that is in the Comprehensive Plan today because it is a little nebulous.  
Ms. DeJohn stated that floor area ratio typically applies to non-residential intensity and 
it needs to be clarified in the Comprehensive Plan.  Ms. DeJohn stated that changing 
the current bonus level densities to be by right with requirements at that time where 
the requirements were to address hurricane evacuation, trolley and transit 
contributions, pedestrian connections and high architectural quality.  Ms. DeJohn 
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stated that we have been asked to finalize the utility analysis that has been done to 
support the findings that generate what that Surplus Capacity Program is.  Ms. DeJohn 
stated that the Surplus Capacity Program was aimed towards facilitating a streamlined 
process for City Council approval of surplus allocations, that there would be a resolution 
by City Council to establish a fund whereby payments could be collected for community 
benefit.  Ms. DeJohn stated that we were asked to have equivalent dwelling units be the 
measure and able to be converted from single family, multi-family and other uses and 
establish some flexibility in the density, height and FARs based on the surplus capacity 
pool and finally to up-zone the Midtown area to make that area allow higher densities 
and intensities.  Ms. DeJohn stated that this was the direction in September 2016.  
Ms. DeJohn stated that we have been refining as we go through the hearing process and 
receive the public input regarding this direction.  Ms. DeJohn stated that the 

amendments just discussed affect the future land use element, transportation element, 
the concurrency management system element and the future land use map.   
 
Ms. DeJohn stated that she would start singularly talking about future land use element 
specifically.  Ms. DeJohn stated that the summary of what has changed in the Future 
Land Use Element Policies 1.7 through 1.7.2.3 had specific mixed use ratios built into 
those standards.  Ms. DeJohn stated that the Comprehensive Plan is a bit peculiar in 
the sense that it is asserting basically zoning provisions in the Comprehensive Plan.  
Ms. DeJohn stated that is not usually common practice in Comprehensive Plans but the 
Fort Myers Comprehensive Plan has spelled out Urban Core standards, Urban Center 
standards and Urban General standards.  Ms. DeJohn stated that in the Comprehensive 
Plan there were references to higher residential ratios in the Urban Core, higher office 
and commercial ratios in the Urban Center and higher residential ratios in the Urban 
General.  Ms. DeJohn stated that those ratios have been taken out because they have 
not been effectively applied or implemented.  Ms. DeJohn stated that we have referred 
to instead that the Land Development Code shall have a mix of use demand based 
formula that applies to all development instead of some broad brush ratios that have 
not been applied effectively.  Ms. DeJohn stated that Policy 1.8 has been added to 
establish that Midtown South Future Land Use Category and the Midtown South Future 
Land Use Category is basically a description that corresponds to the way the Downtown 
Future Land Use Category is structured.  Ms. DeJohn stated that it allows for the 
maximum density of 70 dwelling units per acre consistent with the Downtown District.   
 
Mr. Keene stated that before going on to Midtown South, let’s go back to 1.7.7 in order 
to go over the criteria that was added back in.  Mr. Keene asked if that could be outlined 
because he wanted to bring the attention of the Planning Board to the area with the 
blue writing.  Ms. DeJohn stated that on Page 1.9 at the bottom the latest version of 
Future Land Use Action 1.7.7, this formerly was an outline of what bonus density 
requirements would be.  Ms. DeJohn stated that what has been done is by removing the 
bonus density program, we have declared that all new development shall provide certain 
amenities.  Ms. DeJohn stated that list was retooled.  Ms. DeJohn stated that for all new 
development the list includes hurricane evacuation, multi-modal transportation 
strategies including paratransit provision.  Ms. DeJohn stated that paratransit 
provision is in the Smart Code and it relates to trolley service downtown and the funding 
of trolley service.  Ms. DeJohn stated that would apply to all new development.  
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Ms. DeJohn stated that the mixed use residential commercial retail requirement on that 
demand based formula would be required of all new development.  Ms. DeJohn stated 
that exceptional architectural design, pedestrian friendly connections between public 
and private property and the riverwalk easement are the items listed and proposed to 
be required of all new development.  Ms. DeJohn stated that the items that have been 
stricken are formerly bonus provisions that we are proposing to shift over into the 
surplus allocation program.  Ms. DeJohn stated that affordable housing was a bonus 
provision that was proposed to be shifted over to the surplus allocation program.  
Ms. DeJohn stated that public open space was a bonus provision that was proposed to 
be shifted over to the surplus capacity allocation program.  Ms. DeJohn stated that the 
provision of public parking is what was proposed to be shifted over to the surplus 
allocation program.  Ms. DeJohn stated that water enhanced and water-dependent uses 

are also embodied in what would be part of the surplus allocation program considering 
outdoor spaces, open spaces and spaces along the river.  Ms. DeJohn stated that water 
enhanced spaces would be addressed as surplus through surplus projects.  Mr. Ink 
inquired whether the ones that they have to do were going to be further refined and 
defined in the Land Development Code.  Ms. DeJohn responded that, yes, they were.  
Mr. Ford inquired as to which ones.  Ms. DeJohn stated that the bullet points were listed 
under 1.7.7.  Mr. Ink stated that was the hurricane evacuation.  Mr. Ford stated that it 
was a two part question and Ms. DeJohn responded, yes.  Mr. Ford stated that he 
wanted to know which one of the parts she answered yes to.  Mr. Ink stated that he just 
wanted to make sure that we are going to get what does hurricane evacuation mean and 
that is going to be in the implementing Land Development Code.  Ms. DeJohn stated 
that was already the case.  Ms. DeJohn stated that some of these are holdovers or 
carryovers to what is in the Comprehensive Plan today.  Ms. DeJohn stated that the 
Smart Code today already has a formula and addresses how hurricane evacuation is 
addressed.  Ms. DeJohn stated that the Smart Code today has these and we will 
continue the refinement of those as we go through this process.  Mr. Keene stated that 
since the Planning Board had struggled with this since it was a mode density summons 
he would like to fix it.  Ms. DeJohn stated that could be part of the outcome of what we 
do.  Mr. Isaac asked if the same was true for the surplus capacity items.  Ms. DeJohn 
stated that was correct.  Mr. Isaac asked if it was listed in the Land Development Code.  
Mr. Keen stated that there was a whole new section.  Mr. Isaac stated that he knew 
there was a new section but he was talking about the definitions of what affordable 
housing is.  Ms. DeJohn stated that the implementing standards for anything in the 
Comprehensive Plan and especially, particularly what we are proposing, all the 
implementing standards will be in the Land Development Code.  Ms. DeJohn stated that 
the benefit of that is that the Land Development Code language can be a little more 
flexibly kept up to date and adjusted, if needed.  Ms. DeJohn stated that if you put word 
for word, nailed down dollar amounts and commitments and things in the 
Comprehensive Plan, anytime a change is proposed or a problem is found or an 
unintended consequence is uncovered based on Comprehensive Plan language a change 
to that language must go through the long process of review all the way to Tallahassee 
for Department of Economic Opportunity review.  Ms. DeJohn stated that the goal is to 
outline parameters in the Comprehensive Plan that lay the groundwork for expected 
density levels, intensity levels, expected broad form of development that is anticipated 
for a certain area or for a future land use designation and then get into the details and 
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the development standards and the definitions and the formulas in the Land 
Development Code.  Ms. DeJohn stated that it is more local control over what is being 
applied and implemented.  Mr. Isaac asked when we will get to the details.  Ms. DeJohn 
responded that would be at the next meeting of the Planning Board.  Ms. DeJohn stated 
that the draft Smart Code has been distributed since the February 1, 2017 meeting of 
the Planning Board.  Ms. DeJohn stated that it is available to the Planning Board to 
start evaluating but we are not asking the Planning Board to vote on that today.   
 
Mr. Ford asked regarding the affordable housing component in all of the other cities 
Ms. DeJohn had done, did the developers only include that also in additional density 
requests.  Mr. Ford asked did any of the developers have that as one of their main 
standards.  Mr. Ink stated that one of the changes that was added to Policy 1.9 is some 

of the language addresses affordable housing in the surplus capacity process.  
Ms. DeJohn stated that she did not have a specific, clear way to tell you what community 
had what.  Mr. Ford asked whether any of them have the affordable housing issue as 
part of their basic, base plan.  Ms. DeJohn stated that she was not able to answer that 
question with confidence.  Ms. DeJohn stated that it is often a bonus provision.   
 
Mr. Keene asked whether the Urban Core, Urban Center and Urban General zoning 
categories are going to be available in Midtown South.  Ms. DeJohn stated that was 
correct.  Mr. Keene asked whether Ms. DeJohn needed the language added in the 
sections above because Action 1.7.2 talks about there are the categories we are using 
in Downtown -- just the way -- Ms. DeJohn stated that it was more tailored to Downtown 
and we need to expand.  Mr. Keene stated that Ms. DeJohn might need to reach back 
in order to add some language under the Midtown South that those zoning categories 
are available in the Midtown South Comprehensive Plan district.  Ms. DeJohn stated 
that we could just cross reference those standards.  Mr. Keene stated that it was more 
of a technical issue and not a policy issue.  Ms. DeJohn stated that she understood 
what Mr. Keene was saying and the intent all along was to blend the Midtown South as 
able to have those urban categories within Midtown South so we need to make sure it 
is spelled out correctly.  Mr. Keene stated that was understood but he was looking at it 
and thought there was a little glitch.   
 
Ms. DeJohn stated that Policy 1.8 is creating that Midtown South category and as was 
described, mirroring or mimicking the way it is structured for Downtown to have a 
maximum density level of 70 units per acre ranging from 12 to 70 because that ties 
back to the Urban General level of 12 up to the maximum Urban Core level of 70.  
Ms. DeJohn stated that the FAR is the same as Downtown and then the provision for 
additional density or intensity including height through the Surplus Capacity Program 
is referenced to allow Midtown South to avail itself of that Surplus Capacity Program.  
Ms. DeJohn stated that it is a straight forward explanation on how Midtown South is 
proposed and the corresponding map amendment which is a separate item for the 
Planning Board to vote on is representative of the land area we propose for Midtown 
South.   
 
Ms. DeJohn stated that moving on to Policy 1.9 this is the explanation of the Surplus 
Capacity Program introducing it as something for new development or redevelopment in 
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Downtown in the Midtown South district.  Ms. DeJohn stated that the goal is, because 
it is the Comprehensive Plan, to be general in nature in describing this and referencing 
that the procedure for the Surplus Capacity Program allocations will be in the Land 
Development Code and that there shall be development standards established in the 
Land Development Code.  Ms. DeJohn stated that we cleaned up the fact that we had 
reference to FAA heights as a cap for heights.  Ms. DeJohn stated that we cleaned that 
up because that had caused some concerns and therefore it will be established in the 
Land Development Code what the heights will be.  Ms. DeJohn stated that instead of 
referencing this community fund based on the input we have gotten from the office of 
the City Attorney, we are referencing the fact that any surplus density or intensity would 
be subject to community benefit requirements and the standards would be set out in 
the Land Development Code and the types of public purposes to be addressed would be 

including but not limited to affordable workforce housing, public open space, public 
parking or water-enhanced or water-dependent uses.  Ms. DeJohn stated that was just 
to make whole what that list of bonus provisions was and what those carryovers were 
from the bonus program into the Surplus Capacity Program by reference.  Ms. DeJohn 
stated that we know that there are other public purposes that the City Council may be 
looking to as well and that is why we said including these but not limited to these public 
purposes.   
 
Mr. Ink asked regarding this concept question, we have these finite number of 
(inaudible) in a unit; can that change.  Mr. Ink inquired if they redevelop a section of 
town and increase water-sewer capacity does that create a difference in the equivalent 
density or when they are used up.  Mr. Keene asked when they are used up then what 
happens.  Ms. DeJohn stated that the analysis was based on some established utility 
improvement plans that have been part of the City of Fort Myers planning efforts for a 
while.  Ms. DeJohn stated that upgrades and some new utility improvements that the 
City of Fort Myers has planned were the basis for assessing what those surplus units 
are.  Ms. DeJohn stated that we are confident that at this point in time and for the 
foreseeable future we know what that calculation is.  Ms. DeJohn stated that what the 
Planning Board was suggesting or anticipating is that changes, and she agreed that 
there would be a re-evaluation of the change.  Mr. Keene stated that specifically what 
he was doing was in Midtown South they are talking about redoing the roads and 
redoing the infrastructure.  Mr. Keene asked if that was anticipated in it now.  
Ms. DeJohn stated that she was going to ask Pat Day to come up just because he did 
all of that work so he might be able to give the Planning Board comfort as to what the 
basis was for that utility analysis.  
 
Patrick J. Day, P.E., DRMP, stated that a plan has been set up and as part of this effort 
we did a concept plan for what would be anticipated for the water and sewer at a 
baseline.  Mr. Day stated that at this baseline it was being proposed and by nature when 
you do that there is always going to be some surplus because you cannot size it so 
specifically that it can be limited to an exact number.  Mr. Day stated that when we did 
that there were some surplus utility Equivalent Dwelling Unit in the system naturally 
out of that.  Mr. Day stated that was basically what the surplus is.  Mr. Day stated that 
we have designed and proposed to the City of Fort Myers, and the City of Fort Myers is 
already starting this, to construct that utility system to meet the baseline for what we 
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are proposing.  Mr. Day stated that we will also then handle that surplus equivalent 
dwelling unit so that when they want to ask for it, they can have it.  Mr. Day stated that 
if they want to go above that, they have to pay for it.  Mr. Day stated that once those 
Equivalent Dwelling Unit are gone the system will not be able to handle it and then the 
developer will have to take care of any utility upgrades at that point.  Mr. Ink stated that 
makes sense but it creates a second question.  Mr. Ink stated that if the developer shows 
up in Midtown and says I want the 326 surplus units when this all gets implemented 
but the City of Fort Myers has run out of money and has not done the construction, do 
we have a provision in here to protect the City of Fort Myers.  Mr. Day stated that he did 
not know.  Ms. DeJohn stated that this is a planning exercise so you have to take into 
account those 326 Equivalent Dwelling Unit are calculated based on an assumption 
that every single other property owner has built to the maximum potential development 

which we calculated at 70 units per acre.  Mr. Ink stated that he was looking at the 
worst case scenario.  Mr. Keene stated if this developer were the last one in and 
everybody else had built to the maximum your scenario might be valid if the lines had 
not been upgraded.  Mr. Ink stated that what was talked about in the Planning Board 
workshop was what if somebody comes back later, wants to develop underneath a base 
unit and the capacity is not there.  Mr. Day stated that should not happen because what 
we have basically done is design the system complete for the baseline.  Mr. Day stated 
that there is some surplus in that.  Mr. Day stated that would not happen once the 
utility system is upgraded.  Mr. Keene stated beyond water and sewer what other 
elements of infrastructure did Mr. Day look at.  Mr. Day stated that he was the utility 
guy and he looked at water and sewer.   
 
Ms. DeJohn stated that transportation was the other big item that was addressed.  
Ms. DeJohn stated that the mobility plan that was done in 2013 answers all of these 
questions about how to handle development.  Mr. Ink stated that to prepare transit we 
are going to handle concurrency issues and level of service issues.   
 
Ms. DeJohn stated that moving on past Policy 1.9 which addresses the Surplus Capacity 
Program is Policy 1.10 which is the reference to creating a policy that the City of Fort 
Myers should evaluate establishing a transfer development rights program, whether it 
is a good idea or not a good idea, that they should evaluate it because it is another one 
of those tools that we saw working in other communities.  Ms. DeJohn stated that there 
would be a lot to still be worked out on that but this policy plants the seed that it is an 
idea to be considered.  Mr. Keene stated that it should not be limited to water and sewer, 
the Policy 10 seems that the Transfer of Development Rights would be based on water 
and sewer capacity.  Mr. Keene stated that they need to look at more than just water 
and sewer capacities.  Mr. Keene stated that there may be road issues that – maybe 
change the wording to “infrastructure capacity analysis” instead of “utilities”.   
 
Ms. DeJohn stated that the only other item to mention in the Future Land Use Element 
is the reference Map F, the policy language regarding the surplus capacity system has 
been tied to the map that illustrates how many surplus Equivalent dwelling units are 
available by utility system phase.  Mr. Ink stated that all of the surplus density units 
have to stay in each of these phases.  Ms. DeJohn stated that is correct.  Ms. DeJohn 
stated that it is all derived from infrastructure.  Mr. Ink stated that the pipes were only 
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so large.  Mr. Keene stated that this black and white map replaces the colored map in 
the original package.  Ms. DeJohn stated that is correct.  Ms. DeJohn stated that it is 
more refined and references that Dean Park RS-7 zoned properties are not part of the 
surplus program.  Mr. Keene asked if that is all of the changes on the future land use 
section.  Ms. DeJohn stated that is correct.   
 
Ms. DeJohn stated that if the Planning Board wants to continue with text amendments 
she can move on to the transportation element.  Mr. Keene stated that he wanted to 
point out one thing for the rest of the Planning Board.  Mr. Keene stated that in the back 
of the package that says the Future Land Use Text Element Amendment, in the back of 
that package is the utility capacity analysis document.   
 

Ms. DeJohn stated that transportation and concurrency management system elements 
are very similar and they relate both to the transportation related policies and the 
introduction of the Downtown Fort Myers Mobility Plan recommendations into the 
Comprehensive Plan.  Ms. DeJohn stated that hopefully the Planning Board has seen 
the 2013 Downtown Mobility Plan at some point because it was a pretty thorough job 
by David Plummer and Associates who were looking at how to address alternatives to 
traditional concurrency in the Downtown area.  Ms. DeJohn stated that they looked at 
the area which encompasses both Downtown and Midtown when they did that in 2013.  
Ms. DeJohn stated that basically throughout the transportation element we have 
incorporated the recommended changes that relate to accommodating multiple modes 
of transportation in Downtown.  Ms. DeJohn stated that adding those references 
starting on Page 1 under Policy 1.2, Action 1.2.3 we reference that trolleys are addressed 
specifically in Objective 11 where most of the proposed changes rest.  Ms. DeJohn stated 
that Action 1.3.5 talks about bicycle facilities being addressed in Objective 11.  
Ms. DeJohn stated that Action 1.4.7 states the pedestrian facilities are addressed under 
Objective 11.  Ms. DeJohn stated that Action 1.6.2 addresses how waterways are 
addressed under Objective 11 and some recommendations of the mobility plan that were 
not necessarily part of our body of work but seemed appropriate given the fact that 
David Plummer and Associates had recommended them to be in the Comprehensive 
Plan.  Ms. DeJohn stated that as an example Action 1.7.3 supporting the Lee County 
NPO in analyzing feasibility of multi-modal transportation options and possibly 
expanded freight service within the Seminole Gulf Railroad corridor.  Ms. DeJohn stated 
that on Page 2.5 we mention the mobility enhancements as referenced in the Downtown 
Fort Myers Mobility Plan, and redevelopment plans should be considered as the City of 
Fort Myers ranks its projects for inclusion in the capital improvements program.  
Ms. DeJohn stated that a lot of this is just making sure the document is consistent 
throughout.  Ms. DeJohn stated that under Action 2.6.3 on Page 2-6 is where the 
Downtown Mobility Area or Map H is introduced.  Ms. DeJohn stated that it is called 
the Downtown Mobility Area but it does encompass all the way down to Edison Avenue 
which includes the central redevelopment area or Midtown.   Ms. DeJohn stated that 
this map is now being introduced.  Mr. Keene stated that so this map was not in there, 
we are adding the map into the documents.  Ms. DeJohn stated that is correct.  Mr. Ink 
stated that we are dropping the area down to Edison Avenue.  Ms. DeJohn stated that 
it goes to Edison Avenue in the David Plummer and Associates 2013 mobility plan.  
Ms. Keyes asked whether the term concurrency was still being used, was it a viable term 
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as for local governments stopping their own.  Ms. DeJohn stated that is correct.  
Ms. DeJohn stated that this is the first step and a good step in the effort of the City of 
Fort Myers to have an alternative to traditional concurrency in Downtown and Midtown.  
Ms. DeJohn stated that unless the City of Fort Myers chooses to do away with 
concurrency it is the only way to have a measure of how new development is going to 
impact the road infrastructure.  Ms. DeJohn stated that on Page 2-9 we reference 
working with Lee County to expand the road impact fee program to broaden the ability 
to spend road impact fees on alternative modes which is a goal for the City of Fort Myers.  
Mr. Ink asked if the newly constrained road should be added into Page 2-8.  Ms. DeJohn 
stated that was a clarification that Second Street and this segment of 
Dr. Martin Luther King, Jr. Blvd. is constrained; that is acknowledging that there is a 
limit to what can be done to expand those roadways.  Ms. DeJohn stated that in 

separation standards on Page 2-10 there is a statement to exempt or relieve properties 
in the mobility area from those strict separation standards that are usually more of a 
suburban standard.  Ms. DeJohn stated that on-street parking limitations are also 
exempted from the mobility area because on-street parking is one of the most valuable 
urban corridor attributes to have in the Downtown area.  Ms. DeJohn stated that 
starting at the bottom of Page 2-11 is where we start referencing how there can be 
exception to the typical concurrency requirements allowing for mobility measures that 
are different than normal widening of roads.  Ms. DeJohn stated that Policy 2.12 on the 
top of Page 2-12 states that development or redevelopment in the mobility area is exempt 
from concurrency requirements that would otherwise prohibit or restrict the 
development so that mobility options can be pursued rather than widening of roads.  
Mr. Keene stated that regarding minimum parking requirements there used to be an 
exemption in the Downtown District that you were not subject to minimum parking.  
Mr. Keene asked if that was in the Comprehensive Plan or the Land Development Code.  
Ms. DeJohn responded that was in the Land Development Code and that is the tie in to 
those pedestrian sheds that are applicable Downtown.  Mr. Keene stated that when we 
get there are we going to talk about extending that down to Edison Avenue as well.  
Ms. DeJohn stated that and creating a pedestrian shed, yes, that would be a Land 
Development Code item.  Ms. DeJohn stated that there was reference to parking under 
Objective 4 and that is where we just clarified that the City of Fort Myers does need to 
maintain its study and determination of parking needs and how to best provide public 
parking in Downtown.  Ms. DeJohn stated that we added reference to also in the central 
redevelopment area to broaden that to include Midtown.  Mr. Isaac asked if there was 
any reason for getting rid of pedestrian space on that Objective form.  Ms. DeJohn stated 
that the reason is that they lumped pedestrian related policies back in Objective 11 and 
it is more of a document construction choice to take out references from sections so that 
they could concentrate references to pedestrians in Objective 11.  Ms. DeJohn stated 
that similarly with the references to streetscaping they were struck from this section 
but are referenced over in Objective 11.  Ms. DeJohn stated that it is good to jump to 
Objective 10 and Objective 11 on Page 2-19 because the first under Objective 10 is 
where there is reference to something the City of Fort Myers has talked about a lot which 
is attempting to restore two way travel on First Street and Second Street and restore two 
way travel on north-south corridors of Fowler Street and Evans, Park Avenues.  
Ms. DeJohn stated that it is something the City of Fort Myers has been talking about 
but we put it in the Comprehensive Plan to make it an agenda item for discussion with 
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the NPO in working out the restoration of the two way travel.  Ms. DeJohn stated that 
is also reiterated in the redevelopment plan amendments that are being proposed.  
Mr. Keene stated we should talk about that for a second.  Mr. Keene stated that the City 
of Fort Myers just had a big Florida Department of Transportation project where Metro 
Parkway was connected to Evans Avenue and it runs three lanes northbound and then 
there is a bridge dedicated to northbound traffic and another bridge dedicated to 
southbound traffic.  Mr. Keene stated that Fowler Street is one way down to 
Martin Luther King, Jr. Blvd. but Section B seems to want to undo that.  Ms. DeJohn 
stated that restoring two way travel on those corridors is what the idea is.  Mr. Ink asked 
how that would be done.  Ms. DeJohn stated that it could be pursued to have – Mr. Ink 
asked if the bridge would be turned into two way.  Ms. DeJohn stated that was correct.  
Ms. Keyes stated that it works so fantastically and she loves it and that was a project 

Mike Rip worked on for about 20 years to get it to do it all.  Ms. Keyes stated that she 
agreed with the two way traffic in the Downtown Core because that is good for retail.  
Ms. DeJohn stated that the Comprehensive Plan was not declaring this as a solution.  
Mr. Ink stated that he did not have a problem with it being here because the answer 
may be that it does not make any sense.  Ms. DeJohn stated that is correct.  Mr. Keene 
stated that he did have a problem with it being in there.   Mr. Ford stated that he did 
not have a problem with the southbound bridge and the northbound bridge but if you 
have a business on Evans Avenue or Fowler Street you can almost just shut the doors.  
Mr. Ford stated that many retailers had gone out of business because of the one way 
streets on Fowler Street and Evans Avenue.  Mr. Ford stated that if it was desired to 
change the streets to two way streets it was because it was better for business.  Mr. Ford 
stated that if it was desired to improve economic conditions on Fowler Street it was 
necessary to make it a two way street and lower the speed limit.  Ms. DeJohn stated 
that from a Downtown redevelopment perspective which is where we are coming from, 
restoring circulation patterns that allow movement and do not create those barriers that 
the one way streets create is where the idea is coming from.  Mr. Keene stated that you 
cannot have this clause in the Comprehensive Plan and also have a separate project out 
there to do traffic calming on U.S. 41.  Mr. Keene stated that was a whole separate effort 
that is being done by the redevelopment agency. Mr. Keene stated that also Gardner’s 
Park had traffic calming on Fowler Street.  Mr. Keene stated that the cars have to go 
somewhere; we have to get traffic through Fort Myers.  Mr. Keene stated that the City of 
Fort Myers cannot have all of these individual traffic calming projects or we are going to 
create a roadblock in the middle of Fort Myers.  Mr. Keene stated that he objected to the 
clause and the change.  Ms. Keyes stated that it seems as though the right hand does 
not know what the left hand is doing.  Mr. Ink stated that he did not disagree but did 
not know the right answer out of all three of those because Mr. Ford is absolutely right; 
one way streets kill City of Fort Myers businesses.  Mr. Keene stated that the way Fowler 
Street is right now is fine, one way down to Dr. Martin Luther King, Jr. Blvd., and then 
it picks up.   Mr. Ink stated that was not where the Department of Transportation was 
going.  Mr. Ink stated that if they get a little bit more money it is going one way to 
Hanson Street.  Mr. Ink stated that was a three lane road sitting there (inaudible) around 
the corner.  Ms. Keyes asked if that was part of the concept of why some of those 
businesses were out there, because that was the industrial area a long time ago and 
there is also a lot of residential on Evans Avenue.  Ms. Keyes stated that those 
businesses can relocate into the core where it is more pedestrian friendly so maybe there 
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is that option.  Mr. Ink stated that if he were voting he would keep it one way.  Ms. Keyes 
stated that they just spent millions and relocated Lee Tran.  Ms. Keyes stated that if the 
City of Fort Myers wanted input that should have happened ten years go.  Mr. Ford 
stated that it really happened longer ago than that because he was on the CAC and we 
objected to it then.  Mr. Keene stated let’s move on with the rest of the presentation and 
we can come back to that item.  Mr. Ford stated that it all depended on what your, as 
an individual, needs are.  Ms. DeVaughn asked if it would make more sense for Policy 
10.1B to clarify that it is only north of Dr. Martin Luther King, Jr. Blvd.  Ms. DeVaughn 
stated that opposing the one way pair of Evans/Fowler south of 
Dr. Martin Luther King, Jr. Blvd. but this is only that one way section that is currently 
existing is what this is referencing.  Mr. Ink stated that then you are going to kill the 
traffic capacity on the bridges because when you hit Palm Beach Blvd., you have only 

got 200 feet and then you are on the bridge so effectively you are talking north side of 
the river to Dr. Martin Luther King, Jr. Blvd.  Ms. DeJohn stated that you are going to 
be hearing through the Gardner’s Park Neighborhood Plan that their planning effort 
resulted in the wish to see Fowler Street transition to a type A street per the Duany Plan 
with it being more pedestrian friendly.  Ms. DeJohn stated that there is more than right 
hand and left hand here; there is middle hand, back hand and everything else.  
Ms. DeJohn stated that Objective 11 is really where all of the mobility related  
policies reside in talking about trolley service being implemented in the mobility area, 
creating the idea of bike sharing programs, connectivity to destinations in and around 
Downtown, having references to how streetscaping is going to contribute to mobility, 
infrastructure, pedestrian infrastructure, having a riverwalk that allows for alternative 
access to the river and opportunities are discussed for water transportation.  
Ms. DeJohn stated that all of those alternatives to traditional concurrency ideas and 
mobility options are referenced under Objective 11.  Ms. DeJohn stated that those 
changes were already on the shelf as part of the David Plummer and Associates mobility 
study and we have considered this the right time to weave in those mobility related 
changes as we are talking about how to see revitalization and redevelopment Downtown.   
 
Ms. DeJohn stated that jumping to the last series of text amendments it is the 
concurrency management system element and this going to be brief because it was just 
to be consistent with those transportation related policies within the concurrency 
management system element.  Ms. DeJohn stated that on Page 12-9 there is a correction 
of references to how the transportation element policies are referenced in the 
concurrency management system element and we identified that there are exceptions 
for the mobility area from the typical traditional concurrency level of service standards.  
Ms. DeJohn stated that on Page 12-11, Standard 2.2.8.7 is a restatement, explanation, 
on having development or redevelopment in the mobility area be exempt from 
concurrency requirements that would otherwise prohibit or restrict development based 
on roadway level of service.  Ms. DeJohn stated that the constrained road listing is also 
updated consistent with the constrained roads we just discussed in the transportation 
element.  Ms. DeJohn stated that concurrency management system element updates 
are for consistency.  Ms. DeJohn stated that concludes the thorough explanation of 
what has been proposed to be changed in the text amendments.   
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Mr. Keene asked if the Planning Board had any other questions of Ms. DeJohn before 
we open up public comment.   
 
PUBLIC INPUT:  Ann Martindale, 2740 Providence Street, Dean Park, commented on 
the Comprehensive Plan as it affects Dean Park and as it affects the entire town.  
Ms. Martindale stated that regarding Dean Park we learned at the Historic Preservation 
Commission meeting last week that Dean Park really has two zones.  Ms. Martindale 
stated that the RS-7 zone is not affected as the additional possible height of five stories 
will not affect the RS-7 zoned portion of Dean Park.  Ms. Martindale stated that all of 
the land along the south side of First Street which does include some residential homes 
is zoned Urban General and it would be affected by the Comprehensive Plan and by 
regulations that are being enacted.  Ms. Martindale stated that under the current 

regulations you could only have a three story building there but now, under the surplus 
program, you could have five stories built.  Ms. Martindale stated that all along the 
southerly side of First Street, the rear setbacks there are ten feet so you could have a 
new five story building that began ten feet from your property.  Ms. Martindale stated 
that there are some transitional elements built into the Smart Code but those are 
inadequate to adjust from a modest one or two story bungalow to a big five story 
building.  Ms. Martindale stated that Dean Park was also impacted because the Ben 
Mar Condominiums are Urban General and are within the Historic District.  
Ms. Martindale stated that the Dean Park Historic District should be completely 
excluded from any of the surplus program.  Ms. Martindale stated that there should not 
be five story buildings in a single family residential district.  Ms. Martindale stated that 
the other area that has a huge impact on Dean Park is the warehouse property that is 
right along Billy’s Creek.  Ms. Martindale stated that is a Planned Unit Development 
now but it is also zoned Urban General and could also be a five story residential or any 
other kind of building.  Ms. Martindale stated that for that reason she encouraged the 
Historic Preservation Commission to consider a 300 foot buffer zone around the Dean 
Park Historic District to provide for a more reasonable transition from one story 
bungalows to the five story buildings that are potentially possible under the new 
Comprehensive Plan.  Ms. Martindale stated that was a good idea for the Downtown 
area also.  Ms. Martindale stated that in the part of the plan that includes discussing 
the importance of historic preservation, she would urge the Planning Board to 
contemplate inserting some buffer zone language so that the transition from the 
Downtown area and Dean Park, both of which are in this Downtown development area, 
would be much more gradual so as not to go from a little one story house to a five story 
building within the distance that a ball could be thrown.   
 
Ms. Martindale stated that she also had some major concerns about the overall plan 
and how it affects the character of the town.  Ms. Martindale stated that as mentioned 
at the Historic Preservation Commission meeting there is no need for Fort Myers to be 
the highest and tallest and for us to max out our surplus utility capacity.  
Ms. Martindale stated that the City of Fort Myers had a different character than parts 
of Miami Beach and St. Petersburg.  Ms. Martindale stated that the character of our 
town should be compatible with the Downtown Historic District and that higher is not 
necessarily better.  Ms. Martindale stated that she had mentioned at the Historic 
Preservation Commission meeting that in Paris you cannot build something taller than 
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the Eiffel Tower.  Ms. Martindale stated that you can have a great city without having 
the tallest possible buildings.  Ms. Martindale stated that regarding the Plan language 
itself the affordable housing issue is concerning.  Ms. Martindale stated that affordable 
housing is not adequately addressed.  Ms. Martindale stated that affordable housing 
and open space should be put right back in as factors to consider in any sort of bonus 
program.  Ms. Martindale stated that she had a draft of the Smart Code and did not see 
affordable housing mentioned as a factor in the Smart Code and that is worth revisiting.  
Ms. Martindale stated that affordable housing is an important issue for working people 
in Fort Myers.  Ms. Martindale stated that she was alarmed by the fact that there is no 
public hearing process.  Ms. Martindale stated that the Planned Unit Development 
process is being phased out.  Ms. Martindale stated that the Director of Community 
Development has the authority to grant these surplus units for heights and density 

without a hearing.  Ms. Martindale stated that the Director of Community Development 
can just approve requests for increased height and density.  Ms. Martindale stated that 
the Director of Community Development can also approve warrants or variances.  
Ms. Martindale stated that is a huge amount of power over the developments that will 
control the character of the town without public input.  Ms. Martindale stated that there 
should absolutely be fixed height limits in Fort Myers.  Ms. Martindale stated that the 
way it is drafted now there is no limit on density and no limit on height in the Urban 
Core and Urban Center zones which is amazing.  Ms. Martindale stated that at the last 
meeting it was stated that no one would really build that high; they may not this year 
or next or in the next ten years but some day they will and they could build a 50 story 
building.  Ms. Martindale stated that she would like to see fixed heights and fixed 
densities and we should consider how they would fit in with the character of the rest of 
our historic Downtown.   
 
Donna Elswick, Resident, Dean Park, stated that Ms. Martindale highlighted some of 
the concerns of the residents of Dean Park.  Ms. Elswick stated that one additional point 
she wished to bring up was that because Dean Park is low lying in terms of the rest of 
the City of Fort Myers that not only would they be able to build a five story building but 
with fill to bring it up to current FEMA codes.  Ms. Elswick stated that we could be 
looking at basically a seven story building.  Ms. Elswick stated that it is five stories but 
with fill it could reach seven stories.  Ms. Elswick stated that if you look at the map it is 
clear that these buildings are within the Historic District and yet they would be quite 
high.  Ms. Elswick stated that those are vacant lots and also a couple that are probably 
ripe for redevelopment like the Ben Mar condominiums.  Ms. Elswick stated that the 
residents of Dean Park are very concerned about that.   
 
Ms. Elswick stated that getting back to the Plan, this is a sweeping change which has 
not been given very much time.  Ms. Elswick stated that there are a lot of questions both 
on the part of the public and the various boards that we have attended.  Ms. Elswick 
stated that it is going to take more time to answer those questions rather than pass it 
and find out the answers later.  Ms. Elswick stated that the Plan seems to create a 
demand that does not exist.  Ms. Elswick stated that by giving the developers rights 
does not create suddenly a demand for these projects.  Ms. Elswick stated that she lived 
right behind quite a few of those high-rises.  Ms. Elswick stated that over the holidays 
there were three lights in a 22 story building.  Ms. Elswick stated that they are not 
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occupied; basically, they are a failure.  Ms. Elswick stated that they are not bringing 
what we hoped for the Downtown.  Ms. Elswick stated that this Plan is going in the same 
exact direction.  Ms. Elswick stated that instead of learning from what we were talking 
about and as Mr. Ford brought up we bend over backwards to give these rights, and the 
City of Fort Myers is not getting anything back.  Ms. Elswick stated that we are not 
getting additional police protection, fire protection and it is all coming out of the 
taxpayers’ pockets.  Ms. Elswick stated that she was very concerned and there was no 
demand for this kind of density at this point and to change these regulations has not 
been demonstrated.  Ms. Elswick stated that any developer understands the process, 
what they have to do, and the process is not broken as has been indicated.   
 
Ms. Elswick stated that regarding green space, if you look at the map there is one tiny 

bit of green space in Downtown Fort Myers, Centennial Park, which is not the most 
desirable place.  Ms. Elswick stated that going forward all of the major areas such as 
New York City have a major gathering space, a green space that becomes a focal point, 
somewhere nearby where workers in the city can go out, have lunch, people can meet 
friends without a commercial component.  Ms. Elswick stated that there has to be a 
public meeting place and that is something that should be included in the plans.   
 
Ms. Elswick asked what the upside of this is.  Ms. Elswick stated that it is being made 
easier for developers.  Ms. Elswick stated that Ms. DeJohn stated that the reason was 
that the process is not predictable.  Ms. Elswick stated that the process is predictable if 
you propose to build something within your current allowed zoning.  Ms. Elswick stated 
that where it becomes unpredictable is the bonus which is something being requested 
from the City of Fort Myers.  Ms. Elswick stated that in any place where she has lived, 
and she has lived in some areas that have very limited development that has created 
value, their attitude is that if you are asking us for something, you give something back.  
Ms. Elswick stated that here the City of Fort Myers is giving away the development rights 
and the City of Fort Myers is not clear as to what we are getting back.  Ms. Elswick 
stated that the future of the City of Fort Myers is really being put in jeopardy by this 
sweeping change without very, very clearly delineated benefits for the public. 
 
Sheila Pastore, Resident, 2632 Providence Street, Dean Park, stated that she agreed 
with everything that has been said so far.  Ms. Pastore stated that Ms. Martindale and 
Ms. Elswick made very good points on all levels.  Ms. Pastore stated that the Pastores 
had looked far and wide for a retirement home, all over the State of Florida.  Ms. Pastore 
stated that we were intrigued by the uniqueness and by the historic character of Fort 
Myers.  Ms. Pastore stated that we looked all around the City of Fort Myers and found 
Dean Park to be ideal.  Ms. Pastore stated that we have lived in Dean Park for three 
years.  Ms. Pastore stated that retirees were not looking for high-rise buildings, golf 
communities and this community both Downtown and the Dean Park area were just a 
wonderful find for us.  Ms. Pastore stated that as residents of Dean Park we have a 
responsibility for the stewardship of this unique area to keep it as it is for other people 
in future generations.  Ms. Pastore stated that she is afraid, although the Pastores, as 
homeowners in the area, are always vigilant about complying with Historic Preservation 
Commission guidelines in their own home, it is the responsibility of the City of Fort 
Myers to look at stewardship in the same way and continue to provide this kind of 
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unique area for all kinds of residents.  Ms. Pastore stated that high-rise buildings in 
this area would of course completely change the area.  Ms. Pastore stated that if we do 
not exclude the Dean Park area at this point it is going to gain momentum and we will 
be ten years into her retirement looking at high rises all around us.   
 
Gene Gibson, Vice-President, Calusa Waterkeeper, stated that the Planning Board had 
in its packet the comments he had submitted.  Mr. Gibson stated that this is a major 
and radical change that is being proposed.   Mr. Gibson stated that he had spent about 
half of his professional career working for the federal government and the other half as 
an attorney in private practice, practicing administrative law, land use and 
environmental at the local, county and state level.  Mr. Gibson stated that what he has 
noticed about government is the pendulum always seems to swing too far one way or 

the other.  Mr. Gibson stated that he sees that is relevant here because of a couple of 
things that have been proposed, in particular, the density by right.  Mr. Gibson stated 
that back in the early 2000s in Fort Myers it was 50 units per acre.  Mr. Gibson stated 
that it then changed to 35 units per acre which was maybe too low.  Mr. Gibson stated 
that now it was about to swing to 70 units per acre by right.  Mr. Gibson stated that 
these radical pendulum swings really are not good in the long run.  Mr. Gibson stated 
that maybe the City of Fort Myers got it right at 50 units per acre.  Mr. Gibson stated 
that most of the Planned Unit Developments and development agreements that were 
signed were for 50 units per acre and with the bonus density it always ended up being 
more.  Mr. Gibson stated that these Planned Unit Developments and development 
agreements all along the waterfront even though the buildings have not been built yet, 
that is what is called for, 50 units per acre.  Mr. Gibson stated that if you go away from 
that to 70 units per acre what is going to happen to all of the Planned Unit Developments 
and development agreements that have already been signed up and were very time 
consuming.  Mr. Gibson stated that several people in the press report that you want to 
encourage more millennials to move Downtown, that issue has been addressed by 
counting a unit of 750 square feet or less as a half unit.  Mr. Gibson stated that you can 
already get double density here.  Mr. Gibson stated that three stories, seven stories and 
18 stories for the various areas is right.  Mr. Gibson stated that in speaking with staff 
and developers they say that this process is too complex and they cite the example of 
The Place on First, the building of David Fry.  Mr. Gibson stated that The Place on First 
is a ten story building which is more than seven stories but it is a great building.  
Mr. Gibson stated that he had no problems with The Place on First and does not know 
of anyone who has problems with it.  Mr. Gibson stated that The Place on First had to 
go through the Planned Unit Development process.  Mr. Gibson stated that was a lot of 
work for David Fry but then you look at the great building that resulted.  Mr. Gibson 
stated that it was still good that it went through the Planned Unit Development process 
because if somebody was allowed to build by right a taller, denser building maybe they 
would not have the sensitivity of that developer.  Mr. Gibson stated that you could get 
a very tall, very ugly building Downtown that would skew the whole character of 
Downtown.  Mr. Gibson stated that these height limits were about right.   
 
Mr. Gibson stated that there were lots of issues with the community fund but it looks 
like that may be going away so he would not dwell on that.  Mr. Gibson stated that if it 
does reappear in some form and it is 70 units by right before you have to apply density 
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criteria, there is not going to be any money in that fund then because the average density 
of the high rises along the riverfront is going to be about 70 units.  
 
 Mr. Gibson stated that another concern was why they say the money would have been 
dedicated to this community fund and not to general revenue.  Mr. Gibson stated that 
with some of that money going into a fund type entity would it end up funding items 
that would otherwise be paid for by general revenue, would staff salary of somebody who 
works on workforce housing end up being covered.  Mr. Gibson stated that is a whole 
Pandora’s Box.   
 
Mr. Gibson stated that they say that the current formula is too complex and arbitrary.  
Mr. Gibson stated that the formula works for coming up with what sort of contribution 

there needs to be for amenities.  Mr. Gibson stated that it is just that the attorneys and 
consultants that are hired know that they can come in and negotiate it down.  
Mr. Gibson stated that you could set it at 70 units by right but people are going to come 
in and want to negotiate it still as to how much they have to put up.  Mr. Gibson stated 
that it is not the formula that is particularly bad.   
 
Mr. Gibson stated that granted the Duany Plan has changed and the City of Fort Myers 
has moved away from that to a degree but what Duany originally said about the City of 
Fort Myers holds true today and that is that the City of Fort Myers is selling itself too 
cheaply.  Mr. Gibson stated that this is a big step down that road of selling the City of 
Fort Myers too cheaply.   
 
Jerry Miller, President, Gardner’s Park Neighborhood Association, stated that the 
Gardner’s Park Neighborhood Association appreciated that Johnson Engineering, the 
consultant, adding for the new base, adding back a lot of the things that otherwise would 
only be done through the Planned Unit Development, even paratransit.  Mr. Miller stated 
that regarding the riverwalk, Midtown and Garner’s Park has no river so maybe there 
could be some language that something equivalent to a Riverwalk or some type of green 
space could be added.  Mr. Miller stated that was a reasonable request. Mr. Miller stated 
that Gardner’s Park had been approved and was tied into the plan and has 
overwhelming agreed with the 12 units bump up from six units base density and three 
stories and up to five.  Mr. Miller stated that one request was through some kind of 
public input.  Mr. Miller stated that he was not opposed to keeping the Planning Board 
involved because the Planning Board does a great job.  Mr. Miller stated that having the 
Planning Board is a positive for these projects.  Mr. Miller stated that at worst it would 
go to City Council where there is public comment so there would still be public comment 
involved with the process.   
 
Mr. Miller stated that currently in Urban General, talking about setbacks, you could do 
a mixed-use project right now by right with a zero foot setback.  Mr. Miller stated that 
currently it was pretty intense when you talked about setbacks for Urban General if it 
is a mixed-use project.  Mr. Miller stated that regarding Midtown parks are very 
important and parks do catalyze economic growth for a lot of reasons.  Mr. Miller stated 
that although there is some vacant land to be used for parking lots and affordable 
housing, we really need to consider that the City of Fort Myers needs some sports fields, 
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et cetera.  Mr. Miller stated that as a point of reference, because possible touch-ups to 
the Comprehensive Plan were mentioned, looking at the Community Redevelopment 
Agency right now, and Midtown does go down to Willard Street and basically – is that 
on the screen, just to show you.  Mr. Miller stated that maybe there could be some 
language in the Comprehensive Plan saying that area that is left out south of that 
(inaudible)  that is in the Midtown plan be addressed as a transitional area.  Mr. Miller 
stated that area is not appropriate for what is being proposed in this plan.  Mr. Miller 
stated that it is a plan so why not look at that other area which is north of the 
stabilization area but still has some nice areas.  Mr. Miller stated that there is a possible 
park, some vacant land that should be looked at.  Mr. Miller stated that he did not know 
what the Planning Board thought regarding whether that should be included in some 
kind of language that at some point we look at that kind of no-man’s land area.  

Mr. Miller stated that other than that there is a demand.  Mr. Miller stated that when 
he looks at these towers they are filled with lights and their occupancy right now is very 
low, one percent, two percent.  Mr. Miller stated that there is a big demand right now 
for millennial housing, downsized housing, which Gardner’s Park is addressing and we 
have seen a lot of action there.  Mr. Miller stated that we want this to go forward and 
not be held up.  Mr. Miller stated that it was hoped that we could come to some kind of 
meeting of the minds.  Mr. Miller stated that he did agree with Ann Pierce and the 
Butlers on some of the issues.  Mr. Miller stated that in the Rosemary District in 
Sarasota they put in that in five years we will look at this and see how we are doing.  
Mr. Miller stated that the City of Fort Myers looks at its Comprehensive Plan every seven 
years.  Mr. Miller stated that adds an urgency for developers to say, oh, maybe those 
units are going away, maybe that is a good thing and not a negative.   
 
Cindy Butler, Resident, Fort Myers, asked does the City of Fort Myers want to grow to 
look like Miami or like Naples because the plan allows lots of density and very tall 
buildings.  Ms. Butler stated that the City of Fort Myers will end up looking more like 
Naples than Miami.  Ms. Butler stated that because the Plan allows lots of density and 
very tall buildings the City of Fort Myers will end up looking more like Naples than 
Miami.  Ms. Butler stated that the real question has to do with if the public is really 
onboard with the way this Plan would take us to higher and bigger buildings.  Ms. Butler 
stated that except for Gardner’s Park where they had neighborhood meetings and the 
policies recommended reflect what the citizens’ want.  Ms. Butler stated that for the rest 
of the Plan at the only two public workshop meetings the Plan was discussed and 
proposed and the citizens had a little form to fill out and we could ask questions.  
Ms. Butler stated that those questions were answered and there was never any 
discussion; that was it.  Ms. Butler stated that there needs to be more.  Ms. Butler stated 
that the community was not really onboard with this.  Ms. Butler stated that there needs 
to be more evening visioning sessions before this goes forward so I hope the Planning 
Board will consider that.  
 
Ms. Butler stated that one of the goals of the Plan is to simplify the process and this 
was being done by eliminating the required Planned Unit Development process.  
Ms. Butler stated that the thought of a proposed 400 or 500 foot high building, 
particularly along the river without any public notification or public hearing process, 
results in keeping the public in the dark about development and stifles citizen input.  
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Ms. Butler stated that if you live in a single family home or two family home in Midtown 
or nearby, would you want a 300 foot building next to you or steps, either being 
residential or commercial, without any public notification or two public hearings to voice 
your concerns.  Ms. Butler stated that she hoped the Planning Board would put itself in 
somebody else’s shoes.  Ms. Butler stated that the Plan also eliminates the expertise of 
the Planning Board.  Ms. Butler stated that she sat on the Planning Board when many 
of the high-rise cases came through and the Planning Board was a part of that.  
Ms. Butler stated that the value of people like Bill Spikowski, urban planner, Bill 
Mudgett, architect, Mark Gillis, transportation planner and their views and opinions are 
critical just like the opinions of the Planning Board are in looking at these projects and 
making sure they are better just as citizens look at them.  Ms. Butler stated that when 
The View Planned Unit Development came through it was the citizens who brought to 

the attention of the Planning Board that there were private easements in Centennial 
Park.  Ms. Butler stated that it was citizens who spoke to the developer’s applicant and 
talked about the building so that the City of Fort Myers ended up with a better looking 
building.  Ms. Butler stated that what is being asked is to eliminate citizens in one public 
hearing as well as the Planning Board.  Ms. Butler stated that it is critical that we keep 
the projects in the public eye and keep government in check; it is so important.  
Ms. Butler stated that if the Planning Board moves forward with this plan as proposed 
please consider keeping the Planned Unit Development process for the area along the 
river because this is the identity of the City of Fort Myers and it needs to have the utmost 
protection.  Ms. Butler stated that we have that through the Planned Unit Development 
process and the conditions and that is really important.  Ms. Butler stated that as the 
current regulations state you get up to 35 units per acre by right.  Ms. Butler stated 
that above that up to 70 units, you have to comply with bonus density.  Ms. Butler 
stated that is how our approved Planned Unit Developments stand.  Ms. Butler stated 
that the proposal is that you get up to 70 units per acre and you do not have to provide 
any of those good things like affordable housing and police cruisers and parking.  
Ms. Butler stated that now we are giving those units away.  Ms. Butler stated that she 
was concerned that too much was being given away and that the citizens were not 
getting back enough.  Ms. Butler stated that she was concerned about sky-high 
buildings that stick out like a sore thumb, public benefits to help pay for parks, police 
cruisers and parking and basing density and height of buildings solely on utilities does 
not seem like a recipe for smart or appealing growth in our community.  Ms. Butler 
stated that many of you represent the development community and this plan is great 
for developers because it simplifies the process by requiring fewer public amenities and 
reduces public input.  Ms. Butler stated that it was her hope that the Planning Board 
will put its citizen’s hat on and it will see this plan from the role of the citizen.  Ms. Butler 
requested that the Planning Board please consider sending this back into the 
community for more public input so that there is more of a balance between the wishes 
of the development community and the citizens of Fort Myers.   
 
Caitlin Eck, Resident, Dean Park, stated that she would echo what her neighbors from 
Dean Park said.  Ms. Eck stated that she had heard a lot of talk about millennials, 
housing and what they are looking for.  Ms. Eck stated that she might be the only 
millennial present.  Ms. Eck stated that Mr. and Mrs. Eck chose Dean Park as their 
forever home and not as a retirement home that they were building in Dean Park right 
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now.  Ms. Eck stated that when she heard about some of what this plan eliminates, 
some of the protections for the Historic District, what it takes away, it made her step 
back and think what are we going to do, we chose to live here and specifically chose to 
live in Dean Park because of the character of the neighborhood.  Ms. Eck stated that 
she had some real concerns about the prospect of a five to seven story building in her 
backyard.  Ms. Eck stated that her neighbor Donna Elswick mentioned that Dean Park 
is a very low lying neighborhood.  Ms. Eck stated that they were rebuilding a home that 
had been lost to flooding.  Ms. Eck stated that if the Planning Board would like to get a 
glimpse into what Ms. Eck was talking about, about what a seven story building would 
look like in that neighborhood, she encouraged the Planning Board to go to 1585 
Cranford Avenue where we are building a two story house.  Ms. Eck stated that when 
the Planning Board sees the amount of fill that had to be brought in to bring it up to 

FEMA standard it is a difference to the neighborhood.  Ms. Eck stated that she can only 
imagine what a more substantial higher building would look like.  Ms. Eck stated that 
she absolutely agreed with what the Chair brought up when he said water and sewer is 
not it for the infrastructure, what about the roads, what about the schools, where are 
all of these people going to be educated.  Ms. Eck stated that a lot of the increases do 
benefit the developer.  Ms. Eck stated that she did not know that it was a benefit to the 
City of Fort Myers.  Ms. Eck stated that she loved what the gentleman from Calusa 
Waterkeeper said, that we sell ourselves too cheaply.  Ms. Eck stated that she would not 
be so bold as to compare ourselves to Paris or to New York but certainly we can look to 
some of the great southern cities like Savannah or Charleston where they do have these 
types of restrictions on building that are considerably more stringent than what this 
plan proposes.   
 
Ann Pierce, Citizen, City of Fort Myers, stated that she wanted higher density, higher 
density is really good and up to a point mixed use is really good.  Ms. Pierce stated that 
we want and need a diversity of housing types, sizes, prices and more diversity of 
business in order to have a resilient economy.  Ms. Pierce stated that she agreed with 
every single aspirational goal that the consultant has stated and she applauds this 
process as the beginning of a process.  Ms. Pierce stated that we are rushing too fast to 
an end point.  Ms. Pierce stated that the Planning Board would ill serve the citizens of 
this community to vote on any Comprehensive Plan amendments today.  Ms. Pierce 
stated that as Ms. DeJohn has stated many times the City of Fort Myers is committed 
to a smart growth format.  Ms. Pierce stated that means a form-based type code as 
opposed to other systems of development in other cities.  Ms. Pierce stated that best 
practices and a form-based code system because the code determines the form, the 
presence of the buildings, the interaction with the human realm, with the pedestrian 
realm, with the streets and with businesses it is all detailed in the details of the form-
based code itself.  Ms. Pierce stated that must come together in a unified package with 
the Comprehensive Plan.  Ms. Pierce stated that you do not do it piecemeal in that type 
of a system.  Ms. Pierce stated that we bought into that type of a system, we claim, we 
want the glory of that kind of a system; well, then adhere to the responsibilities of it.  
Ms. Pierce stated that citizens of Fort Myers deserve best practices and nothing less.   
 
Ms. Pierce stated that Ms. DeJohn had stated that the very first tenant of smart growth 
is to know the community.  Ms. Pierce stated that she would ask each member of the 
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Planning Board if they can tell us today what the community vision is for Downtown 
Fort Myers, for the larger area extended to Fort Myers.  Ms. Pierce stated that perhaps 
the Planning Board could but maybe not because we have not had any of those visioning 
workshops.  Ms. Pierce stated that a good process of knowing your community and 
especially in a Smart Code situation is you start with at least one interactive workshop 
of visioning process.  Ms. Pierce stated that in this case it might be a re-visioning or a 
clarification of a 15 year old vision.  Ms. Pierce stated that none of this has happened in 
this process and process matters a lot.  Ms. Pierce stated that the Gardner’s Park 
process was a really good model.  Ms. Pierce stated that Gardner’s Park started with an 
interactive citizens workshop and from that they developed their neighborhood or 
community vision.  Ms. Pierce stated that they then went on to have dozens of give-and-
take discussion based meetings with representatives of the neighborhood.  Ms. Pierce 

stated that they had numerous iterations and these were then presented in the public 
workshops.  Ms. Pierce stated that we circumvented all of that and went right to two 
public workshops that were very formatted, fairly constrained, no discussion based and 
certainly skipped the whole, entire visioning and interactive workshop part.   
 
Ms. Pierce stated that she was going to talk about a couple of models because 
Ms. DeJohn has mentioned these cities.  Ms. Pierce stated that Sarasota was in the 
process of winding up this very same process where they are going through and 
rewriting, updating their form-based codes that are about as old as ours.  Ms. Pierce 
stated that then they are writing and updating the relevant Comprehensive Plan 
elements.  Ms. Pierce stated that they have had numerous interactive workshops.  
Ms. Pierce stated that she had asked the head of the project how many were there.  
Ms. Pierce stated that the response was more than half a dozen.  Ms. Pierce stated that 
those are the interactive workshops to create the community vision.  Ms. Pierce stated 
that then they have conducted about a dozen walking audits through each of the 
affected neighborhoods where the consultant, the staff members and citizens did these 
walking audits and talked about exactly what was being proposed.  Ms. Pierce stated 
that they have had dozens of public presentations and generated ten thousand public 
comments.  Ms. Pierce stated that they are getting ready very shortly, in the next couple 
of months, to present their entire Land Development Regulations, Smart Code update 
with all of the relevant Comprehensive Plan elements.  Ms. Pierce stated that they are 
coming as one unified comprehensive package so the boards, the council and the 
citizens all know what they are buying.  Ms. Pierce stated that the process of the City of 
Fort Myers generated 29 public comments as opposed to ten thousand in Sarasota.  
Ms. Pierce stated that Sarasota was a smaller city than the City of Fort Myers.  
Ms. Pierce stated that the process of the City of Fort Myers had two public presentations 
with approximately 100 people total attending.  Ms. Pierce stated that she had asked 
dozens of people what they thought about the new zoning plan and no one she has 
spoken to knew anything about it.  Ms. Pierce stated that St. Petersburg is a city that 
lifted almost wholesale what is being presented to you.  Ms. Pierce stated that the 
St. Petersburg process was several years long with vast public engagement and multiple 
interactive workshops creating a collective vision.  Ms. Pierce stated that a unified code 
and comprehensive plan package was presented.  Ms. Pierce stated that from a planning 
perspective density as a variable to be used alone is a really poor parameter to guide 
any type or quality of growth.  Ms. Pierce stated that without mitigating variables the 
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only thing that you guarantee by increasing density is that land prices will jump and 
when land prices jump, as they already have just by this process being initiated, you 
price out of the market your small to mid-sized developers.  Ms. Pierce stated that these 
are the people who will deliver the missing middle, the whole variety of homes that you 
need to attract and sustain a stable and a permanent group of residents into Downtown.  
Ms. Pierce stated that you can do much to incentivize that type of builder because for 
every big condo builder, for every big building builder, we need ten to 20 of these good 
qualified mid-sized builders.  Ms. Pierce stated that you could spend a little more time 
on this process and put in the things that are known to incentivize these builders like 
addressing parking, really addressing it, not just punting it over into the one percent 
fee to be taken care of.  Ms. Pierce stated that you could have the City of Fort Myers 
handle all of the stormwater management, develop a very well defined accessory dwelling 

unit code and refine a shorter, cheaper more predictable Planned Unit Development 
process.  Ms. Pierce stated that this entire thing in terms of public benefit other than 
the benefit of just more density is being sold on the premise of that one percent fee 
paying for a whole host of very high priced community items.  Ms. Pierce stated that 
they are all items that are necessary for a high quality of life for the kind of community 
that we want to create to incentivize people to live here.  Ms. Pierce stated that workforce 
housing, open space, recreational space, cultural facilities, streetscaping and enhanced 
transit, those are all really expensive things to do and to do well.  Ms. Pierce stated that 
the one percent fee is woefully inadequate.  Ms. Pierce stated that she appreciated what 
Attorney Alley had to say about trying to get it exactly right, exactly legal and very 
transparent.  Ms. Pierce stated that she had asked Ms. DeJohn how we knew that one 
percent was going to be equal to what has historically been or could be negotiated as 
public amenities through the Planned Unit Process.  Ms. Pierce stated that the response 
of Ms. DeJohn was they have calculated it.  Ms. Pierce stated that she wanted to see 
those calculations.  Ms. Pierce stated that she wanted everyone to see the calculations 
that one percent really does equal the public amenities that would come through a 
hearing like this.  Ms. Pierce stated that there would be very little demand for that one 
percent.  Ms. Pierce stated that those one percent Equivalent dwelling units would have 
very little demand.  Ms. Pierce stated that because of giving the 70 dwelling unit per 
acre there is not going to be much incentive to do that.  Ms. Pierce stated that then the 
unknown role because it is just put in there as a big placeholder right now, in the 
Comprehensive Plan of Transfer of Development Rights.  Ms. Pierce stated that a 
Transfer of Development Rights Program is really important when you try to redevelop 
a downtown.  Ms. Pierce stated that you want to have a Transfer of Development Rights 
Program to protect the existing stock of buildings that you have that may not be 
designated as historic but are still very functional and very useful to the City of Fort 
Myers and impart a sense of character unique to the City of Fort Myers.  Ms. Pierce 
stated that you need that protection; on the other hand, once you put in a Transfer of 
Development Rights Program you open up a private market where developers can buy 
these rights on the private market, they never have to buy the Equivalent dwelling units 
and never have to pay the one percent fee.  Ms. Pierce stated that this is exactly what 
happened in St. Petersburg.  Ms. Pierce stated that St. Petersburg has had on their 
books for many years, it is essentially one percent but they break it down into .25 
percent, .25 percent and .5 percent going to workforce housing, transit, streetscaping 
and green space.  Ms. Pierce stated that now St. Petersburg has a 410 foot, 42 story 
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tower that is going up and it did not have one single public hearing, not a single public 
review, not a penny is going into any of the community funds for workforce housing, for 
transit, for public space, for recreational facilities, for public art, for cultural facilities, 
nothing and not one single negotiated public amenity through a Planned Unit 
Development process.  Ms. Pierce stated that is exactly what can happen here with what 
is written.   
 
Ms. Pierce stated that Jerry Miller alluded to the Rosemary District in Sarasota.  
Ms. Pierce stated that the Rosemary District did a temporary overlay because there was 
a lot of developer push like there is right now, they want to build smaller, cheaper units 
and they need to get in there and build some apartment buildings so they did a five year 
temporary overlay with an 85 percent buildout trigger.  Ms. Pierce stated that at 85 

percent they would take it to the city council to see what they wanted to do.  Ms. Pierce 
stated that they are less than three years into this and they have already got 1,200 
residential units.  Ms. Pierce stated that they started in the neighborhood with about 
500.  Ms. Pierce stated that they have got 1,200 residential units in the pipeline, much 
smaller units than what had been built before.  Ms. Pierce stated that what they found 
is it did not in any way meet their workforce housing goals.  Ms. Pierce stated that the 
units are just as expensive; they are just smaller.  Ms. Pierce stated that it did not 
generate any green space or open space whatsoever.  Ms. Pierce stated that the district 
is overrun with traffic.  Ms. Pierce stated that the citizens are really upset.  Ms. Pierce 
stated that the opinion is, it has not been voted on, that the council will stop it at the 
85 percent.  Ms. Pierce stated that if the Planning Board passes this it has to be done 
exactly right.  Ms. Pierce stated that it has to be done thoughtfully and if it is not right 
we can never pull this back because of the Bert J. Harris, Jr., Private Property Rights 
Protection Act.  Ms. Pierce stated that the code and the amendments need to compliment 
and support each other and come as a whole comprehensive package.   
 
David Fry, Owner and Developer, The Place on First, stated that he had met the Planning 
Board a few months ago and they had approved his project.  Mr. Fry stated that he had 
gone through the Planned Unit Development process.  Mr. Fry stated that if the Planning 
Board did not recall, it was located at First Street and Jackson Street.  Mr. Fry stated 
that there were 16 residential units in the building, nine stories.  Mr. Fry stated that it 
was a Planned Unit Development.  Mr. Fry stated that he started the process in June 
and it finally got approved in January.  Mr. Fry stated that he was present today because 
from the perspective of a developer he was supporting increased density.  Mr. Fry stated 
that he was supporting anything that could be done to simplify the process because it 
is a very arduous process.  Mr. Fry stated that maybe some people like it that way but 
the cost, the time and the investment that had to be made to go through the process 
was very significant.  Mr. Fry stated that when he had his first meeting with staff on his 
project he had done a market research and had decided that what really needed to be 
in his building was 1400 square foot units or something in that neighborhood.  Mr. Fry 
stated that once he met with staff and realized what he was up against with the 
Comprehensive Plan maximum he could not do that.  Mr. Fry stated that he basically 
had to increase the size of the units because he was only allowed to have 19 units.  
Mr. Fry stated that in order to have enough sellable square footage for the project to 
make sense he had to do what he was planning to do.  Mr. Fry stated that had he had 
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the opportunity to have more density in the building he would have built units that were 
more geared towards market demand.  Mr. Fry stated that what he ended up with was 
an average sales price of $700,000 where he was attempting to target an average sales 
price of $500,000.  Mr. Fry stated that he was not trying to tell the Planning Board that 
it was not going to work but it is going to be a tougher road to hoe, selling $700,000 
units in Downtown Fort Myers versus selling $500,000 units.  Mr. Fry stated that he  
would have much rather had more quantity.  Mr. Keene inquired if that was in the 
Historic District.  Mr. Fry stated that he was in the Historic District.  Mr. Fry stated that 
he and his partner had two projects in O’Fallon, Missouri that went through the Planned 
Unit Development process, which is different in O’Fallon, in order to change zoning.  
Mr. Fry stated that it took approximately six to eight weeks to get the entire process 
done and it cost less than $15,000.  Mr. Fry stated that he wished there was something 

that could be done to move the process along in Fort Myers, FL.  Mr. Fry stated that 
being a resident of the City of Fort Myers the only way for Downtown to be healthy and 
stable in the long term is to get more residential people living in the core of Downtown 
because until that is done there will not be stable retail, stable restaurants and people 
will be coming and going as the economy ebbs and flows.  Mr. Fry stated that the only 
way to get people to live in the core is to get the density increase approved unless there 
is some way to control land prices which there is not.  Mr. Fry stated that one of the 
projects he was thinking about doing next is an apartment project.  Mr. Fry stated that 
there is no way it is going to work unless there is an opportunity for increased density 
in the Downtown because now you are talking about much smaller units.  Mr. Fry stated 
that as far as the exaction process, the thing we were just talking about on how you 
negotiate for parking and police cruisers, he had gone through that process and did 
agree that if there was a way,  simplify that process.  Mr. Fry stated that he was not 
against paying for asking for more but instead of negotiating five or six different things 
if there is a way, to come up with a formula, he was onboard with the one percent 
concept.  Mr. Fry stated that he thought the one percent concept made sense whether 
it is one percent or two percent, but having something like that, and then allow the City 
Council or the Planning Board or whoever to decide where that money gets spent.  
Mr. Fry stated that instead of us negotiating each of these items he would much rather 
see it simplified for the developer.  Mr. Fry stated that you could pencil in the percentage 
in the pro forma and know that was what was going to be paid and be done with it.  
Mr. Fry stated that he was for increased density and a simplified process.   
 
Leigh Scrabis, Executive Director, Community Redevelopment Agency, stated that she 
took over the Community Redevelopment Agency in October 2016.  Ms. Scrabis stated 
that one of the things that Don Paight, the former Executive Director, did really well was 
he helped take the Downtown to where it currently is along with the Community 
Redevelopment Agency Board.  Ms. Scrabis stated that economic development and 
creating a charming historic Downtown including the streetscape, the basin and the 
Duany Plan has always been a priority for the Community Redevelopment Agency.  
Ms. Scrabis stated that one of the things that we are starting to take more of a focus on 
now is economic development and how we can help the City of Fort Myers, the different 
corridors leading into Downtown.  Ms. Scrabis stated that the Community 
Redevelopment Agency is also focused on how we can help the Downtown because back 
in September 2016 Bob MacFarlane and Bruce Strayhorn came before the Community 
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redevelopment Agency Board to talk about the impediments to doing business 
Downtown.  Ms. Scrabis stated that one big impediment, as Mr. Fry mentioned, was 
going through the permitting process.  Ms. Scrabis stated that we have been looking at 
different economic development tools that we can use to help development.  Ms. Scrabis 
stated that the Community Redevelopment Agency was created to eliminate slum and 
blight or reduce it, improve property values and the quality of living.  Ms. Scrabis stated 
that rebates are one of the things the Community Redevelopment Agency uses and 
another tool is zoning so these proposed density changes and the zoning changes are 
tools that encourage redevelopment.  Ms. Scrabis stated that the Community 
Redevelopment Agency is definitely for some type of density increase.  Ms. Scrabis stated 
that one of the things that was pointed out was that by increasing the number of units 
it allows the developer to bring the cost down which makes it more affordable for people 

to live Downtown.  Ms. Scrabis stated that Mr. Fry made a really good point that he was 
trying to make the units more affordable to people in order to open up the opportunity 
to live Downtown.  Ms. Scrabis stated that she hears the same thing from developers 
who come into the offices of the Community Redevelopment Agency, that they want to 
lower the cost.  Ms. Scrabis stated that looking at Allure, they want to lower the cost so 
that more people can have the river experience or the urban lifestyle experience.  
Ms. Scrabis stated that there are a lot of good ideas that are coming before the Planning 
Board.   
 
Ms. Scrabis stated that one other thing she wanted to correct was that Ms. Butler said 
that there were only two public meetings.  Ms. Scrabis stated that there were two public 
meetings where we had sent out postcards and advertised it in the newspaper.  
Ms. Scrabis stated that there have been a whole host of public meetings.  Ms. Scrabis 
stated that the matter has gone before the Community Redevelopment Agency Advisory 
Board twice, it has gone to the Community Redevelopment Agency Board twice, it has 
gone to Planning Board and the Historic Preservation Commission.  Ms. Scrabis stated 
that there has been a whole host of meetings where the public has had the opportunity 
to hear about what is going on and to provide input.  Ms. Scrabis stated that maybe 
some people have not heard it but the Community Redevelopment Agency and the City 
of Fort Myers have definitely been putting the word out.  Ms. Scrabis stated that some 
of the public meetings are during the day which can be hard for people.  Ms. Scrabis 
stated that the Community Redevelopment Agency Advisory Board is held at five o’clock 
at night so there are certainly some evening opportunities.  Ms. Scrabis stated that we 
have definitely tried to provide ample time for people to come and provide input.   
 
DISCUSSION:  Mr. Ink stated that he had a question for City Attorney Grant Alley.  
Mr. Ink stated that regarding Policy 1.7 it says the maximum density allowed by right 
within the Downtown District is 70 units per acre is what is proposed.  Mr. Ink asked if 
that could be restricted in the Land Development Code but somewhere it has to be 70 
units per acre.  Attorney Cramer responded that he would have to research the issue.  
Mr. Ink stated that he had never seen a Comprehensive Plan that says “by right”.  
Mr. Ink stated that there have been densities, density ranges, but he has never seen the 
words “by right” used and that concerned him.  Ms. DeJohn stated that the phraseology 
“by right” was not intended as legal phraseology.  Ms. DeJohn stated that the intention 
was to make more clear that there is a base density level, standard density level and a 
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surplus because now we are creating this scenario of a standard and of a surplus.  
Mr. Ink asked whether there was any reason why it could not say the maximum density 
allowed within the Downtown developments, 70 units per acre.  Ms. DeJohn stated that 
what we were trying to avoid was – what we would need to do is say subject to – Mr. Ink 
asked are you trying to avoid the surplus capacity if you wanted to go to 100.  
Ms. DeJohn stated that you could say subject to the allowances of Policy 1.9.  Mr. Keene 
stated that we could use the word base instead of by right.  Ms. DeJohn stated that is 
right or take out the added two words and just put the clause at the end, subject to the 
provisions of Policy 1.9. Attorney Cramer stated that (inaudible).  Mr. Keene stated that 
Policy 1.9 talks about the surplus capacity where you could go beyond that.  
Attorney Cramer (inaudible).  Ms. DeVaughn stated that is what the maximum is today 
and the point of this exercise is to remove that maximum.  Ms. DeVaughn stated that 

when you change that language what it is going to say is you are allowed a maximum 
of 70 units an acre in the Downtown.  Mr. Keene stated that we are going to put subject 
to Policy 1.9 to give you an (inaudible) to go higher.  Ms. DeVaughn stated that was only 
the surplus so you will have a maximum.  Ms. DeVaughn stated that based on that 
surplus it would still equate to 70 units per acre I believe is what you are saying.  
Mr. Keene stated that, no, that is not what he was saying.  Mr. Keene stated that what 
he was saying is that the surplus capacity if that program goes through and whatever 
that means the process you could have whatever density you could justify.  Ms. DeJohn 
stated that (inaudible).  Mr. Keene stated yes.  Mr. Keene asked if all of the Urban Core 
districts were allowable up to 70 units an acre.  Mr. Ink stated, no, and his whole point 
is we are talking about some of the Urban General being substantially less than that 
and that is what his conflict is, we took out all of the language where they defined Urban 
Center, Urban General and we put it in the Land Development Code.  Ms. DeJohn stated 
that is where zoning belongs.  Mr. Ink stated that he did not disagree, that was where it 
belongs.  Mr. Ink stated that he did not want to get stuck with somebody saying they 
can build in Urban General and legally the Planning Board has to give them 70 units 
per acre.  Ms. DeJohn stated that in the next sentence was the attempt to address that 
because then it says for zoning districts within the Downtown District the allowable 
density --  Mr. Ink stated that the “by right” was throwing it.  Mr. Keene stated that if 
you want that to apply to the Midtown South you need to put that language in there 
somewhere.  Ms. DeJohn stated that we were talking about that, to cross reference that.  
Mr. Keene stated that there is a back and forth and it needs to be figured out.  
 
Mr. Ink stated that he was not onboard yet with the Land Development Code part of 
where we talk about what density is, what height is, what is allowable, what are the 
provisions, what has to be done to get what you want.   
 
Ms. DeJohn stated that she wanted to respond to the comments regarding failure to 
bring this as a package because we did bring this as a package.  Ms. DeJohn stated that 
the Planning Board does have the explanations for proposed changes to the Land 
Development Code.  Ms. DeJohn stated that what happened, through the public input 
and public involvement process, was that we heard a lot of concerns about the proposed 
Land Development Code as a part of this package.  Ms. DeJohn stated that what is 
happening, ironically for those who are concerned that this is not being done in a proper 
fashion, is that we are slowing down on the Land Development Code language to address 
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those comments.  Mr. Ink stated that most of the public comments today were Land 
Development Code comments and not Comprehensive Plan comments.  Ms. DeJohn 
stated that it is not a deliberate separation of the package; it was a package that got 
separated because we were being cognizant of those concerns about the implementation 
and standards in the Land Development Code.   
 
Mr. Ink stated that he would like to ask a Land Development Code question.  Mr. Ink 
stated that in the presentation by Ms. DeJohn she stated that they talked about to go 
into the Surplus Capacity Program, council approval; what does that mean.  Ms. DeJohn 
stated that the draft we prepared has the surplus capacity allocation program set up so 
that an applicant who seeks surplus capacity allocation submits the site plan to staff 
for staff review.  Ms. DeJohn stated that upon review by staff and the satisfaction of 

staff the surplus allocation request would go to City Council after staff review.  
Ms. DeJohn stated that the City Council would have a resolution acting on the surplus 
allocation request and the acceptance of what was proposed as a contribution or public 
benefit.  Mr. Ink stated that from the perspective of the public they still have the 
opportunity to go to City Council and voice their concern on agreement with that 
process.  Ms. DeJohn stated that this process would allow for the public to speak at a 
City Council meeting on a surplus allocation request.  Mr. Isaac stated that concerned 
him.  Mr. Isaac stated that it is one opportunity -- Mr. Ink stated that St. Petersburg 
has a multiple step, here is your by right, you don’t have to do anything but staff, here 
you can do some things and get a little bit extra but then when you want to really get 
out there you have to go through the planning board and through city council.  
Ms. DeJohn stated that we gave several various options on that spread sheet that came 
in your public involvement package.  Ms. DeJohn stated that we have heard the concern 
that the one stop at City Council is not palatable to the general public so we have put 
forth a variety of options and it could be a tiered system, it could be different boards 
involved.  Mr. Ink stated that if they make us review final plats we should have to review 
this.  Mr. Fous asked whether the Dean Park area was Urban General.  Ms. DeJohn 
stated no.  Ms. DeJohn stated that we have a zoning map.  Mr. Fous stated that they 
were worried about the height restrictions but are there still setback requirements.  
Ms. DeJohn stated that was correct.  Mr. Keene stated that the whole argument from 
Dean Park has a lot of validity and that is a Land Development Code argument.  
Mr. Fous stated that he wanted to let them know that there is still an issue that they 
can only go so high with so much setback.  Ms. DeJohn stated that was correct but 
more importantly the Historic Preservation Commission sees every development 
proposal, building plan proposal in Dean Park regardless of where in Dean Park.  
Ms. DeJohn stated that the purview of the Historic Preservation Commission has not 
changed.  Ms. DeJohn stated that one of the comments was that we are stripping the 
protections for Dean Park.  Ms. DeJohn stated that she wanted to clarify that the 
Historic Preservation Commission reviews every project that goes on in Dean Park.  
Ms. DeJohn stated that this was presented at the Historic Preservation Commission 
meeting last week and it shows the boundary of Dean Park in the brown line.  
Ms. DeJohn stated that the gold color is the RS-7 zoning designation and it is a single 
family zoning district that is not engaged in this surplus program.  Ms. DeJohn stated 
that what the residents of Dean Park have been concerned about is the part of Dean 
Park that is zoned Urban General which has that proposed standard of 12 units per 
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acre and proposed ability to go up to five stories if they ask for surplus.  Mr. Fous asked 
whether the developer had to increase the setback if the building rose higher.  
Ms. DeJohn stated that the rear setback was ten, there is an infill standard and a 
residential transition standards we proposed which is already in the code as an infill 
standard.  Ms. DeJohn stated that if you are developing next door to something of lower 
zoning level then you must match the standards of that zoning level.  Ms. DeJohn stated 
that ten feet is the rear setback.  Mr. Ink stated that was in the coming attractions, too.  
Mr. Ink stated that Ms. DeJohn has done a stair-step and a setback to prevent a seven 
story building next to a two story building.  Ms. DeJohn stated that seven stories is not 
in play, it is five stories.   
 
Ms. Keyes stated that over and over for years in certain areas of Lee County and the City 

of Fort Myers where you have the boundary creep.  Ms. Keyes stated that the 300 foot 
setback becomes a 500 foot setback, became a 1,000, became a complete inverse 
condemnation.  Ms. Keyes stated that the taxpayers have paid multi-millions of dollars 
in some of these cases because someone proposed something and it was not in the 
specific district and it was not even next to the specific district but it was several miles 
away from the district and it was still an issue.  Ms. Keyes stated that we have got to 
bite the bullet at some point.  Ms. Keyes stated that Ms. DeJohn has done a magnificent 
job in doing all of this research.  Ms. Keyes stated that she liked what Ann Pierce had 
said about Sarasota and she had a public meeting about Sarasota.  Ms. Keyes stated 
that hundreds of people attended.  Ms. Keyes stated that it was not even a government 
meeting, it was a wonderful meeting.  Ms. Keyes stated that she wanted to know where 
the buffer for Dean Park ended.  Ms. Keyes asked where does the buffer for all of this 
end.  Ms. Keyes stated that the Historic District and the other entities still have the final 
say.  Ms. Keyes stated that a lot of these details are development order details.  
Ms. Keyes stated that we have been trying to work on this Downtown and Midtown Fort 
Myers plan for over 30 years.  Ms. Keyes stated that it is sad to see that there are people 
listed in some of these documents that are no longer with us.  Ms. Keyes stated that it 
seems that the time is now.  Ms. Keyes stated that City Council is ready and also our 
planning and zoning staff has been hampered by basically having no staff and that has 
been very difficult too.  Ms. Keyes stated that our consultants have done a wonderful 
job and there has got to be infill, especially in the City of Fort Myers.  Ms. Keyes stated 
that is the only way things are going to get developed.   
 
Mr. Keene stated that the Gardner’s Park area is between Dean Park and most of the 
rest of this area we are talking about today.  Mr. Keene stated that Gardner’s Park has 
a visioning plan that limits some of its density, height and so forth, 12 units per acre 
and heights.  Ms. DeJohn stated that was correct.   Ms. DeJohn stated that Urban 
General covers Gardner’s Park.  Ms. DeJohn stated that it is proposed that they would 
be allowed 12 units per acre and a maximum of three stories unless they ask for surplus 
and then the maximum would be five.  Mr. Keene asked where the Gardner’s Park 
limitations were located in the code.  Mr. Keene stated that Urban General in here still 
has 70 -- Ms. DeJohn stated that is in the Land Development Code.  Mr. Keene stated 
that we are really only talking about that little strip between Gardner’s Park and Dean 
Park and then a portion of Dean Park up to Palm Beach Blvd. is the only concern as far 
as a buffer area or what might come next to Dean Park.  Ms. DeJohn stated that at the 
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Historic Preservation Commission last week, they are in the same boat as the Planning 
Board.  Ms. DeJohn stated that the Historic Preservation Commission heard the 
Comprehensive Plan changes and voted on those last week.  Ms. DeJohn stated that the 
Historic Preservation Commission knows about the Smart Code changes but are 
deferring and are going to dig into the Smart Code changes at their next meeting.  
Ms. DeJohn stated that we were asked to come back to the Historic Preservation 
Commission next month with beefed up transition standards.  Ms. DeJohn stated that 
we have done our basic idea of how to interface with single family residential throughout 
the Downtown District and have some building setbacks as transition standards in the 
code.  Ms. DeJohn stated that the Historic Preservation Commission said to look more 
closely at transition and maybe beefed up transition that could control compatibility 
issues next to historic districts.  Ms. DeJohn stated that the Planning Board would have 

the benefit of the recommendation by the Historic Preservation Commission.  Ms. Keyes 
stated that there was a need for that and that is why they are called transition.  Ms. Keys 
stated that once those rules and regulations are vetted and thought through then again 
the City of Fort Myers has spent hundreds of millions but for the last ten years this has 
all been the underpinnings of what we are seeing now.  Ms. Keyes stated that over the 
last ten years there have been multiple opportunities to say why are you doing this.  
Ms. Keyes stated that it has been as transparent as it can be.  Ms. Keyes stated that 
she did not see how anyone could claim not to know about it if they have been living in 
Fort Myers these many years or even for the last two or three.   
 
Mr. Fous stated that Ms. DeJohn has done a wonderful job and he liked the plan.  
Mr. Fous stated that “by right” means a lot to a developer or to a land owner.  Mr. Fous 
stated that if you need to purchase a property or make a contract on a property in the 
hopes that maybe you can get something the process is not only time consuming but 
very expensive.  Mr. Fous stated that there was a comment made about the one percent.  
Mr. Fous stated that the one percent is not why we are doing this.  Mr. Fous stated that 
we are doing this to improve the City of Fort Myers and to get tax dollars, to get more 
people and vibrancy into the City of Fort Myers.  Mr. Fous stated that he had read the 
email from Michael Roeder and the trend in housing is smaller.  Mr. Fous stated that 
he favored anything that we can do to give more density to smaller units.   
 
Mr. Isaac stated that he was generally in favor of more density.  Mr. Isaac stated that it 
seemed in all the other zones of Urban Core, Urban Center, et cetera, that we are going 
to address density at the Land Development Code level.  Mr. Isaac stated that so why 
are we addressing the Downtown District as a whole with a maximum in the 
Comprehensive Plan.  Mr. Ink stated that the land use category is Downtown District.  
Mr. Ink stated that the discussion of Urban Core, Urban Center belongs in the 
Comprehensive Plan as those are zoning districts.  Mr. Isaac stated that he did not 
disagree.  Mr. Isaac stated that he did not see why the Planning Board was addressing 
a maximum just for Downtown in the Comprehensive Plan as opposed to addressing 
those numbers.  Mr. Ink stated that in the Comprehensive Plan you have to have a 
density range; otherwise, the State of Florida will kick it out.  Mr. Ink stated that was 
why it was not addressed in the zoning district, that’s why they took it out.  Mr. Ink 
stated that it’s just in the Downtown District it says in this district you can get the 70 
units.  It doesn’t say where or how but you can get there.  Mr. Isaac stated that he 
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completely agreed with Mr. Ink with regards to “by right”.  Mr. Isaac stated that if we 
leave that in there we are going to have a lot of familiar faces coming in here and saying 
the Planning Board owes us this and he did not necessarily think that was the way the 
Planning Board wanted to go.  
 
Ms. Keyes stated that if the process is simplified then it addresses quite a few of the 
comments of Mr. Fous and Mr. Fry.  Ms. Keyes stated Mr. Fous was a tremendous 
pioneer.  Ms. Keyes stated that the process has to be simplified.  Ms. Keyes stated that 
you cannot get lending at this point.  Ms. Keyes stated that was a big part of it too.  
Mr. Fous stated that there was an affordability issue, just not workforce.  Mr. Fous 
stated that the real estate market was slow.  Mr. Fous stated that the City of Fort Myers 
needs to lower the prices.  Mr. Fous stated that one way to do that was to put more 

units in the same amount of space.   
 
Mr. Ford stated that it appears we all agree on density and it is something we can all 
support.  Mr. Ford stated that he still had a problem with the one percent.  Mr. Ink 
stated that the Planning Board did not have to decide that today.  Mr. Ink stated that 
he agreed, one percent was too low.  Mr. Ford stated that he was concerned about 
possibly eliminating the Planning Board in the process.  Mr. Ink stated that he did not 
like that idea.  Mr. Ford stated that he needed some clarification before he could vote 
because he was confused.  Mr. Ford asked to have it broken down specifically exactly 
what each issue was that the Planning Board was being asked to vote on today.  
Ms. DeJohn stated that the Comprehensive Plan is the designation of the future land 
use categories and what you can do from a density standpoint and intensity standpoint 
which is floor area ratio.  Ms. DeJohn stated that what the Planning Board would be 
voting on was the Downtown category having the density changes we have talked about 
and the surplus that we have talked about and the Midtown South category being 
created and allowing those higher densities and surplus in Midtown South.  Ms. DeJohn 
stated that we will be back to have the Planning Board vote  and make a decision on the 
Land Development Code and that will contain what the developer has to do to go through 
the process of the surplus, what the process is and what boards are or are not visited.  
Ms. DeJohn stated that the Planning Board will be able to recommend to us all those 
details on the developers’ requirements, the transition standards, how buildings get 
built and what process will be followed.  Ms. DeJohn stated that those will be Land 
Development Code decisions at the next meeting of the Planning Board.  Ms. Herrera 
asked if the Planning Board thought that workforce housing should be included in the 
development as part of the requirement that would be included at that time, it would 
not require a change in the Comprehensive Plan language.  Ms. DeJohn stated that the 
Comprehensive Plan right now just references items to be done and it says including 
but not limited to these items.  Ms. DeJohn stated that right now any development 
throughout Downtown, any development at all, has certain requirements including but 
not limited to hurricane evacuation, multi-modal transportation including trolley, mixed 
use, exceptional architecture, pedestrian friendly connections and riverwalk easement.  
Mr. Ink asked if those were additions to what the Land Development Code is today.  
Ms. DeJohn responded yes.  Mr. Ink stated that is the bonus density that the Planning 
Board would be mandating that everybody has to do.  Mr. Keene stated that would be 
at 35 units or less it is in addition.  Mr. Ink stated that if a developer wanted bonus 
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density you would have to address those issues.  Ms. DeJohn stated that today if the 
developer wanted bonus density the developer would have to address these items and 
affordable housing, public open space, public parking and water enhanced water 
dependent uses.  Ms. DeJohn stated that we have identified those items.  Ms. DeJohn 
stated that is including those items but not limited to those items.  Ms. DeJohn stated 
that those items should be addressed as part of the surplus.  Mr. Ink stated that if you 
want to do surplus you have to address affordable housing.  Mr. Keene stated that would 
be in the Land Development Code and not in the Comprehensive Plan.  Ms. DeJohn 
stated that the standards will be in the Land Development Code.  Ms. DeJohn stated 
that how much, where it is located will all be in the code.  Ms. Herrera stated that if for 
example the Planning Board wanted to have the workforce housing not be related to the 
surplus but related to every project then that would be a change to what we have here; 

is that correct.  Ms. DeJohn stated that it would still be able to be part of every project 
because we said including but not limited to these things.  Ms. DeJohn stated that if 
the City of Fort Myers decides they want public art and the City of Fort Myers decides 
they want police cruisers and other things -- Ms. Herrera stated that would be outlined 
in the Land Development Code.  Ms. DeJohn stated, yes, because this says including 
but not limited to these things.  Mr. Isaac stated that they would only be addressed in 
a surplus situation.  Mr. Ink stated that, no, you could add it in the Land Development 
Code.  Mr. Ink stated that you could say every development over $5,000,000 must buy 
a police cruiser and put it in the Land Development Code.  Mr. Isaac stated that he 
agreed with the comment of Mr. Miller with regard to green space in the Midtown 
District.  Mr. Isaac stated that there is obviously no riverfront in Midtown.  Mr. Isaac 
stated that whatever can be done to enhance green space is important.   
 
MOTION:  It was moved by Mr. Ink, seconded by Ms. Keyes and approved 6-4 with 
Ms. Keyes abstaining and Mr. Ford dissenting, that the Comprehensive Plan 
amendments be adopted; the Future Land Use Element Text Amendment with the three 
page changes that came with it today dated February 14, 2017; the Transportation 
Element Text Amendment with the one page change that came with it; the Concurrency 
Management System Element Text Amendment with no changes; and in Policy 1.10 
change the word “utility” to “infrastructure” and then adopt the revised Map F from 
February 14, 2017, that replaces the one that was in the original packet and then 
remove Policy 10.1.B talking about the two way pairs on Fowler Street and Evans 
Avenue.   
 
DISCUSSION:  Mr. Ink stated that the City of Fort Myers has to have a corridor through 
the city somewhere.  Mr. Ink stated that what we are trying to do on Cleveland Avenue 
for the City of Fort Myers is more important than that section there.  Mr. Ink stated that 
he felt bad for the people because he knows what one way traffic does to communities.  
Mr. Ink stated that it was from the river to Hanson Street and if it was turned two way 
you would suddenly have tremendous traffic problems.  Mr. Ink stated that he could see 
coming across the bridge and it’s like going to Times Square on Fort Myers Beach.   
 
AGENDA ITEM NO. 2:  CONTINUED PUBLIC HEARING:  CONSIDER AN AMENDMENT 
TO THE FUTURE LAND USE MAP ADDING THE MIDTOWN SOUTH FUTURE LAND 
USE CATEGORY.   
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Ms. DeJohn stated that the item before the Planning Board is a future land use map 
amendment.  Ms. DeJohn stated that what we are requesting is to re-designate the area 
that is known as Midtown South between Victoria Avenue and Edison Avenue running 
from Cleveland Avenue to Fowler Street; re-designate from commercial corridor and 
traditional community designations to the new Midtown South category that you 
considered as part of the Future Land Use Text Amendments.  Ms. DeJohn stated that 
staff summary gives an overview of what the existing conditions are as far as the current 
land use categories today and what the proposed change accomplishes.  Ms. DeJohn 
stated that it allows for the increases in allowable intensities and densities that could 
ultimately be achieved through the next step which would be rezoning that area.  
Ms. DeJohn stated that right now the zoning would not change as a result of this future 

land use change.  Ms. DeJohn stated that it would ultimately be rezoned to the urban 
categories as we discussed to bring Midtown South into more of a downtown 
development.   
 
Mr. Keene stated that in the Comprehensive Plan it has a line in the portion we just 
passed that says single family residential zonings will remain that way.  Mr. Keene 
stated that it does not give a chance to change it.  Ms. DeJohn stated that there are no 
single family residential zonings in this area.  Mr. Ink stated that so then Midtown South 
is only that half of Midtown.  Mr. Keene stated that the north half of Midtown is in the 
Downtown District.  Mr. Ink stated that so this becomes Midtown South which is 12 to 
70 in the Comprehensive Plan.  Mr. Ink stated that Midtown South density range is 12 
to 70.  Ms. DeJohn stated that is correct.  Mr. Keene stated, no, what he is talking is 
the standard 1.8.2.6 that talks about downtown redevelopment.  Ms. DeJohn stated 
that Policy 1.8 is the text that describes -- Mr. Keene stated that he was speaking about 
a line that applied to the Downtown District; it talks about residential zonings.  Mr. Ink 
stated that the only question that has been raised on this is why is south of Edison 
Avenue to Willard Street not included.  Ms. DeJohn stated that south of Edison to 
Willard Street was not in much of the Midtown planning work that has been done in 
2015 and 2016.  Ms. DeJohn stated that the land use category which is south of Edison 
Avenue changes from a traditional community north of Edison Avenue to a residential 
future land use --  Mr. Ink stated residential medium density; it is almost transitional.  
Ms. DeJohn stated that is correct.  Ms. DeJohn stated that it is already differently 
characterized on the future land use map.  Ms. DeJohn stated that Edison Avenue was 
used the general boundary. 
 
PUBLIC INPUT:  Jerry Miller stated that he agreed that it is a different area between 
Willard Street and Edison Avenue.  Jerry Miller asked if we could put in some language 
that this will be looked into at a future time, some general language, as a transitional 
area because if you are having a 15 story building you do not want to go down to zero; 
you want to have some traditional.  Jerry Miller stated that the flume right now calls for 
this area to go to possible 20 units an acre where as currently it is either a duplex or 
RM-16 made up to three or four stories.  Jerry Miller stated that he and some of the 
other neighbors in the area think that there should be a little bit of consideration, a little 
bit more height and density, to show a better transition.  Jerry Miller stated that he 
would like to see some language there unless it was inappropriate at this point.  Mr. Ink 
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stated that would take change in the residential medium density which we cannot do 
here.  Mr. Ink stated that would be outside of the advertisement for what the Planning 
Board was going to do.  Mr. Miller stated that he would withdraw and we will look at 
this at a later time.   
 
Mr. Ink stated he had a question for the City Attorney.  Mr. Ink asked Attorney Cramer 
regarding the area that is residential medium density and would that fit within the 
purview of the Planning Board of making a change in there since we have not proposed 
any changes, we have not advertised any changes in that land use category.  
Attorney Cramer asked whether the City of Fort Myers advertised the boundary.  Mr. Ink 
responded that it was not the boundary of what was advertised either.  Attorney Cramer 
asked if it was outside.  Mr. Ink responded that it was outside the boundary of the map 

change.    

 
Mr. Ink stated that this area was going to have a lot of green space because the City of 
Fort Myers owns a big piece of it.  Attorney Cramer stated that if it was outside, he would 
not recommend it.   
 
 
DISCUSSION:   Mr. Keene stated that if there was concern about public spaces the 
stadium was always going to be there and there would always be open parking around 
the stadium.  Mr. Ink stated that there was a lot of City of Fort Myers property there.  
 
 
MOTION:  It was moved by Mr. Isaac, seconded by Mr. Fous and approved 
unanimously, 7-0, with Ms. Keyes abstaining, to approve the recommended action on 
Agenda Item No. 2.   
 
DISCUSSION:  Mr. Fous asked is “by right” was going to be left in.  Mr. Ink stated that 
this was a map change.  Mr. Ink stated that “by right” was in the Midtown South.  
Mr. Keene stated that the Planning Board was voting on this map right here.   
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1.0 Introduction 
The City of Fort Myers (City) seeks to re-evaluate the allowable density in the Downtown 
Redevelopment District and the area known as Midtown, which is located between Martin Luther 
King, Jr. Boulevard on the north and Edison Avenue on the south. Midtown lies within two 
Community Redevelopment Areas: Downtown and Central.  For this analysis, the portion of 
Midtown from Martin Luther King Jr. Boulevard on the north to Victoria Avenue on the south is 
considered part of the Downtown Redevelopment District.  The portion of Midtown from Victoria 
Avenue on the north and Edison Avenue on the south (lying within the Central Redevelopment 
Area) is called “Midtown South.”  
 
Density parameters were originally set for the Downtown Redevelopment District (DRD) by the 
adoption of the 2003 Downtown Fort Myers Plan (known as the “Duany Plan”). Three major land 
use categories of Urban Core, Urban Central, and Urban General were designated in the Duany 
Plan, referenced in the Comprehensive Plan, and implemented by the City’s Land Development 
Code (LDC) as zoning categories. The City’s current LDC establishes maximum allowable density 
for these categories through a set of bonus density provisions as follows: 
 

Downtown 
Zoning Category Bonus Density allowed by LDC 
Urban Core 70 Dwelling Units per Acre 
Urban Central 40 Dwelling Units per Acre 
Urban General 12 Dwelling Units per Acre 

 
Per the City’s Comprehensive Plan, Midtown South is currently designated as a Transitional 
Community and Commercial Corridor, with the corresponding conventional zoning categories of 
Commercial General and Commercial Intensive. The City’s current LDC establishes maximum 
allowable density for these categories through a set of bonus density provisions as follows: 
 

Midtown South 
Zoning Category Bonus Density allowed by LDC 
Commercial Intensive 60 Dwelling Units per Acre 
Commercial General 35 Dwelling Units per Acre 

 
To reduce regulatory barriers and add flexibility for development in the DRD, the City seeks to 
identify the opportunity for development exceeding these parameters based on optimizing the 
capacity of existing or proposed utility infrastructure.  
 
During the development of the Duany Plan, the City contracted with TKW Consulting Engineers, 
Inc. (TKW) to prepare a capacity analysis of the utilities in the DRD. This analysis was used to 
size the water and sewer utilities for the build-out densities prescribed by the Duany Plan for the 
entire DRD area. This analysis was completed in 2003, and an overall master plan for sewer and 
water was created for the DRD. Since then, utilities for Phase 1 of the master plan, or the 
Downtown Area, have been constructed. This is the heart of Downtown, and is bordered by the 
river, Fowler Street, Dr. Martin Luther King, Jr. Boulevard (MLK) and Heitman Street. Utilities 
along a portion of Jackson Street, between MLK and Union Street, have also been constructed.  
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Similarly, the City had Johnson Engineering, Inc. (JEI) perform a water main and gravity sewer 
sizing study for Midtown South (also known as “Area-8”) in 2015 to plan for utility replacements 
that will support the City’s anticipated growth and redevelopment in this area.  
 
The City desires to establish the currently effective bonus density parameters referenced above as 
base densities allowed by right, considering that the systems would be already designed and 
subsequently built to handle the bonus levels. The City seeks to identify and quantify excess 
capacity intrinsic to the utility systems, either existing or proposed, that can support development 
at higher densities or intensities. Development potential at higher density or intensity levels based 
on the excess capacity in the proposed water and sewer systems is considered to be “surplus” 
development.  
 
The purpose of this updated capacity analysis is to develop an overall master plan for the water 
and sewer systems in the DRD and Midtown South, including identification of surplus capacities 
available within the sewer and water system as originally proposed per the 2003 master plan. A 
primary objective is to identify the surplus capacity as a function of Equivalent Dwelling Units 
(EDUs) to quantify the extent to which current density could be increased. Because the utility plans 
are phased by geographic areas, surplus capacities are quantified by geographic area. Due to the 
circumstances of certain blocks and the cumulative nature of flow within the sewer system 
network, some blocks have greater capacities available than others. Should any new infrastructure 
improvements be necessary to support the construction of any development in a given location, 
such improvements will be the responsibility of the developer.  
 
While there many considerations for development density and intensity, such as roads and parking, 
the City considers utilities (particularly wastewater) as a key metric for determining service 
constraints and appropriate development potential. A single sewer service to a single-family home 
is defined as an Equivalent Dwelling Unit (EDU). The City of Fort Myers Comprehensive Plan1 
establishes a flow rate of 75 GPD per person and states that the average persons per household is 
2.5. Therefore, the capacity required for a typical residence in Fort Myers is 187.5 gallons per day 
(GPD), which is equivalent to one EDU of capacity. This is the established flow rate per unit used 
in the preparation of the updated master plan.  
 
  
  

                                                 
1  City of Fort Myers Comprehensive Plan. Policy 1.5, Table 3. 2010. 
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2.0 Sewer 
2.1 Sewer Model Assumptions 
For the purposes of this analysis, TKW has reviewed the City’s existing sewer system in the DRD 
and Midtown South. Most of the sewer system in these areas is old. However, the sewer system in 
the Phase 1 area was recently constructed as part of the Downtown Streetscape Project. Since these 
utilities are new, and reconstruction of these utilities would damage the streetscape, utilities in the 
Phase 1 area are not considered for upsizing. The capacity of this portion of the sewer system was 
designed using the densities of the Duany Plan and these densities will remain the same. However, 
there is some excess capacity in this Phase 1 part of the system. 
 
The assumptions used to create the model for the sewer system include the following: 

 An EDU is assumed to be 187.5 GPD. As stated earlier, this is based on the City’s 
Comprehensive Plan, which establishes a residential level of service rate of 75 gallons per 
day per capita, and assumes 2.5 persons per dwelling. 

 Peak flow is determined using a peak factor that is based on cumulative population. The 
peak factor is determined using the cumulative population from the upstream end of the 
collection to a particular downstream point. 

 The gravity sewer is assumed to flow at a depth of 75% of diameter at peak flow. Maximum 
flow through a gravity main occurs at a flow depth of approximately 94% of the diameter. 
Calculations show that there is 15% more flow in a pipe that is flowing at a depth of 94% 
than 75%. The 15% extra capacity (between 75% and 94% full) is reserved for inflow and 
infiltration. 

 The capacities of the gravity mains are determined using Manning’s formula. Pipe slopes 
assumed for this model are the typical slopes recommended in the City of Fort Myers 
Design Standards and the City’s Comprehensive Plan. These are the same slopes that are 
found in the Florida Department of Environmental Protection approved reference manual 
Ten States Standards. The Manning roughness factor in the capacity calculations is set to 
0.013 which is also as recommended in Ten States Standards. 

 The master plan for the upsized gravity system is created without consideration for the 
existing system, except in the Downtown Phase 1 area where no gravity main changes are 
adopted. The existing flow routing is generally maintained, except in areas where diverting 
the existing route of the flow is necessary to increase density. Redirection of sewer flow is 
assumed for the Phase 3 and Midtown areas. 

 New pump stations were created as necessary.  
 Density assumptions are as depicted in Exhibit 1.  
 A significant change from the Duany Plan is assuming the Urban Core density level of 70 

dwelling units per acre for all areas that were not Civic/Recreation or government-owned 
or Industrial in the Phase 3/Midtown Area and in Midtown South.  

 Density for parcels in the Phase 4 Area is assumed at 40 units per acre, except for the Urban 
Core portion. Some of these areas are currently Urban General.  

 Industrial areas and Civic and Civic/Recreation areas outside of Downtown Phase 1 are 
calculated at 15 dwelling units per acre. 

 The entire Downtown Phase 1 Area is modeled at 40 dwelling units per acre, which is 
consistent with Urban Center zoning. Approximately 22.6 acres in the Downtown Phase 1 
Area are currently zoned Civic. If these Civic zoned areas are not converted to Urban 
Center, an additional 563 EDUs could be available. Among other options, the City could 
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establish a Transfer of Development Rights program to use these extra EDUs as incentives 
to develop. 
 

2.2 Results of Sewer Model 
Exhibits 3 through 6 provide the layout of the upsized sewer system based on the assumed 
densities. Each block is examined individually. The area surrounding each block is determined and 
the flow generated in that area is apportioned to the gravity mains adjacent to the block.  
 
The anticipated flow is determined in the following manner. First, the area around the block being 
examined is multiplied by the density assigned to the block (right-of-way is not included in this 
area) to determine the number of EDUs in the block. The number of EDUs is multiplied by 2.5 
persons per EDU to determine population of the block. The population for the block is added to 
the cumulative upstream population and multiplied by the flow rate of 75 GPD per person to 
determine the average daily flow (ADF) through the block. A peak factor is calculated for each 
block using the Ten States Standards formula and cumulative population (the block itself plus 
population from all upstream blocks). The average daily flow is multiplied by the peak factor to 
calculate peak flow (converted to gallons per minute, or GPM). Below is a formula expression of 
how this is done: 

 Determine EDUs: Area in acres attributed to the block x units allowed per acre by zoning 
= EDUs 

 Determine Population: EDUs x 2.5 people per unit = population  
 Determine Peak Factor: The population upstream of this block is added to this and the Peak 

Factor is determined from the accumulated population. 
 Determine ADF: Accumulated population x 75 GPD/person = ADF through that block 
 Determine peak flow through each block: Peak Factor x ADF ÷ 1440 minutes/day = gallons 

per minute for that block. 
 
The excess capacities, like the population, are cumulative along a gravity sewer run. For example, 
if a development uses 100 surplus EDUs at the far end of a gravity line, 100 EDUs must be 
deducted from each block along the gravity main route back to the pump station. The blocks 
surrounding these gravity runs are referred to as sewersheds. The surplus EDUs are depicted in 
Exhibit 2 by sewershed. Multiple iterations of the model were evaluated using various gravity pipe 
sizing to provide excess capacity above the requirements of the base densities along each gravity 
sewer run. The intent of this effort is to provide higher excess capacities near pump stations and 
to lower excess capacities at the end of each gravity sewer main run.  
 
The project area does not include all upstream areas that contribute flows to the gravity system in 
the DRD and Midtown South area. As part of the modeling effort, these flows are accounted for 
in the same method as described above. The current zoning of these areas is used to determine the 
number of EDUs, but surplus EDUs outside of the project area are assumed to be unavailable. 
Most of these areas are zoned residential and a density of 12 units per acre is assumed. Each area 
with gravity systems flowing through the project area is accounted for in this manner.  
 
The sewer system in the Phase 1 Area was recently constructed, and the size of these gravity mains 
is not altered. Wastewater originating from the Phase 3 area south of MLK flows through Phase 1 
via gravity. To increase the excess capacities in the Phase 1 area, this flow from Phase 3 is diverted 
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out of the Phase 1 area via a proposed pump station in the Phase 3 area. The flow from this pump 
station is redirected from Pump Station 3, which is located on Lee Street north of Bay, to the Palm 
Avenue gravity trunk main which is currently under design to be upsized. This pump station will 
be located at the northwest corner of Victoria and Jackson. A second new pump station is also 
proposed for the Phase 3 Midtown, south of Victoria Avenue. The flow from this pump station is 
also redirected to the Palm Avenue Trunk Main. To convey the additional flow, the trunk main 
was upsized from 36 inches to 48 inches from Michigan Avenue to Market Street where the two 
new pump stations will connect to the trunk main.  
 
There is only one region in the DRD where a limit to the surplus EDUs is noted. In the Downtown 
Phase 1 area around Lee Street and Royal Palm, there is sufficient capacity for the development at 
Urban Center density with an estimated 94 surplus EDUs. Pipe sizing for this area was originally 
based on the Duany Plan, which was not concerned with excess capacities, and the system was 
designed to meet the flows created by the densities of the Duany Plan. Flow was diverted out of 
this system to create the surplus EDUs. 
 
Utilizing additional capacity in the gravity sewer system affects the existing master pump stations 
in the area. Pump Station 3 serves most of the DRD, and has been recently upgraded as part of the 
Downtown Streetscape Project. Pump Station 3 has four wet wells, with three currently in use. By 
upsizing the existing pumps and installing a fourth pump in the extra wet well, additional flow due 
to increased densities can be handled. Lift Station 3 currently pumps into the gravity main on First 
Street, which flows east towards Pump Station 4 which is on Cranford and First Street. To 
minimize the size of the gravity collection system along First Street, Pump Station 3 should be 
directly connected to Pump Station 4 by a 20-inch force main. This will allow for a much smaller 
gravity system along First Street. The gravity main on First Street is much deeper than a force 
main would need to be, and keeping the gravity main small helps reduce the construction cost. 
Exhibits 3 and 4 depict this force main. 
 
Pump Station 4 repumps all flow from its service area and the Pump Station 3 service area to the 
City’s Central Advanced Wastewater Treatment Plant (AWWTP). Most flow to Pump Station 4 
originates from the Pump Station 3 service area. Pump Station 4 also has four wet wells and all 
four pumps have been installed. The pumps at Pump Station 4 will need to be upsized in the future 
to accommodate the flow that could result from buildout at the proposed densities and proposed 
surplus EDUs. To avoid upsizing pumps at Pump Station 4, the force main from Pump Station 3 
could be extended to the Central AWWTP. The length of the force main from Pump Station 3 to 
Pump Station 4 is 0.85 miles. Extending this force main to the Central AWWTP would require an 
additional 0.9 miles of force main to be constructed.  
 
In the Phase 3 Area (Exhibit 5), a portion of the new gravity main constructed on Jackson from 
MLK to Union would need to be redesigned to flow east along Peck Street to Central Avenue and 
then to the Phase 1 system on Lee Street. Two new pump stations would need to be constructed in 
the Phase 3 and Midtown areas. The first would divert flow from the Phase 3 area to the Palm 
Avenue Trunk Main. In the master plan, this pump station was located at the northeast corner of 
Victoria and Jackson Streets. All flow in the Phase 3 area would flow by gravity to this pump 
station. To connect this new pump station to the existing collection system, a new force main 
would need to be constructed on Victoria Avenue, heading east to Central Avenue, south along 
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Central to Market Street, and then east on Market to the connection with the trunk main on Palm 
Avenue. The force main will need to be 14-inches in diameter upstream from Market Street. 
Downstream from Market Street, it will need to be 20-inches to accommodate additional flow 
picked up from a new pump station in Midtown.  
 
In the Midtown South area, a second new pump station would be constructed to receive a portion 
of the flow from the Midtown area that the existing pump station does not receive. For this analysis, 
the new pump station is assumed to be located on the northwest corner of Edison Avenue / Central 
Avenue intersection. The flow from the existing pump station on the corner of Edison and Grand 
would be pumped to this pump station. The flow from the new pump station would then be pumped 
through a 14-inch force main along Central Avenue to Market Street, where it would be combined 
with the flow from the Phase 3 pump station and delivered to the Palm Avenue gravity trunk main. 
Exhibit 5 depicts these proposed pump stations and force mains. 
 
The Palm Avenue gravity trunk main is currently under design to be upsized. Currently it is a 36-
inch main with a 24-inch liner in it. The original plan was to remove the existing 24-inch lined 
sewer main and replace it with a new 36-inch main. To accommodate buildout of the proposed 
densities and a much larger projected flow being transmitted from the Phase 3 and Midtown areas, 
this gravity main should be upsized to a 48-inch main. The 48-inch gravity main would be 
constructed from where the new force main would connect at Market Street and Palm Avenue 
north to the Central AWWTP. Upstream from this location, the gravity trunk main could remain 
36 inches.  
 
All wastewater flow from the DRD is ultimately conveyed to the Central AWWTP. The Central 
AWWTP has a permitted capacity of 11 million gallons per day (MGD). The flow to the facility 
during the peak occupancy months of November through March is typically between 5 and 6 
MGD. The highest average daily flow in the past three years was 7.6 MGD in February of 2016. 
During the rainy season, flows typically increase due to the inflow and infiltration. Installing a 
new gravity system could eliminate much of the inflow and infiltration from the project area.  
 
Increased density in the DRD and Midtown areas will increase flow to the Central AWWTP. To 
estimate this increase in flow, the existing flow from the DRD is estimated by examining the flow 
from the Pump Stations 3 and 4 to determine the maximum-month daily flow transmitted from 
these facilities to the Central AWWTP. Pump Stations 3 and 4 serve most of the DRD area, except 
the Midtown area. There are some areas outside the DRD that are also served by these two pump 
stations. These areas are nearly equivalent in acreage as the Midtown area and are similarly 
developed (residential). Based on these considerations, it is assumed that flow from Pump Stations 
3 and 4 provides for a reasonable estimate of the current flow from the DRD. Because Pump 
Station 3 delivers flow to Pump Station 4 where it is repumped, flow from Pump Station 4 is 
assumed to provide a reasonable estimate of the ADF from the DRD. 
 
In March of 2011 Johnson Engineering, Inc. (JEI) completed a redesign of Pump Station 4. As 
part of that project, JEI completed a preliminary design report that included establishing the ADF 
from Pump Station 4. In that report, the ADF from Pump Station 4 is estimated to be approximately 
1.1 MGD.  
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Based on existing / assumed densities, the total number of EDUs at buildout for the DRD and 
Midtown South is 20,027. The total future projected ADF at buildout from the DRD is calculated 
to be approximately 3.8 MGD. After subtracting out the estimated current flow of 1.1 MGD, flow 
to the Central AWWTP from the DRD and Midtown South is estimated to increase by 2.7 MGD. 
Adding this flow to the existing maximum-month ADF results in a projected total ADF to the 
Central AWWTP of 10.3 MGD, which is roughly 0.7 MGD less than the current permitted capacity 
of 11 MGD. There appears to be capacity at the Central AWWTP to support increased density 
within the DRD and Midtown South, but this analysis does not consider population growth outside 
of these areas. Most of this growth is on the east side of Fort Myers, and as flows to the Central 
AWWTP approach the permitted capacity, the City has plans to construct the East Fort Myers 
Water Reclamation Facility to relieve the Central AWWTP of excess flows. 
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3.0 Water 
Johnson Engineering, as a sub-consultant to TKW, has evaluated the DRD and Midtown South in 
the context of the potable water distribution system (water system). The purpose of this evaluation 
is to determine whether improvements to the water system will be required to support increased 
EDUs in the DRD. This evaluation utilizes the assumed densities and projected surplus EDUs 
determined by TKW. 
 
The DRD is fed by 12-inch and 16-inch water mains along State Road 82 and a 12-inch water main 
along Edison Avenue. A 16-inch water main along Fowler Avenue / Park Avenue conveys water 
from State Road 82 to the north side of the DRD. In addition, a 12-inch water main extends along 
the north boundary of the DRD between Park Avenue and US-41. Throughout the DRD, 6-inch to 
12-inch mains along various streets provide individual service to users. In general, the potable 
water system is extensively interconnected (looped). 
 
3.1 Potable Water Distribution System Model 
A hydraulic model of the City’s water system is used to evaluate whether improvements will be 
necessary to support increased density in the DRD. The hydraulic model used for this evaluation 
(updated model) is based on an updated version of a portion of the City’s existing potable water 
model (original model). 
  
As shown in Figure 1, the updated model includes the area north of Colonial Boulevard and west 
of Evans Avenue (model area). In addition, the model area includes the water mains that bound 
the Dean Park area, which is located north of Michigan Avenue, between Park Avenue and Palm 
Avenue. Outside of the model area, the updated model is skeletonized – between the City’s water 
treatment plant (WTP) and Evans Avenue, only transmission mains larger than 10-inches are 
included. In addition: 

 Infrastructure and water demands from areas south of Colonial Boulevard and / or east of 
the WTP are not considered. 

 City-provided GIS data from 2014 is used to generate the pipe network. Recent 
improvements to the water main along Evans Avenue are also included. 

 Dead-end mains, or looped mains located on the boundary of the model, are not included. 
However, demands for areas served by such mains are included. 
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Figure 1: Overview of Hydraulic Model 
 
3.2 Modeling Assumptions and Parameters 
Modeling assumptions for the updated model generally follow those of the 2005 master plan and 
the original model. System controls (e.g. tank fill / discharge levels, distribution system pressures 
at the WTP, etc.) are taken from the original model. Assumptions include the following: 

 Pressure delivered by the WTP is 62 PSI during the day and decreases to 57 PSI between 
8:00 PM and 5:00 AM. 

 The Winkler booster pump station operates when nearby system pressure is below 55 PSI 
and shuts off when nearby system pressure is above 61 PSI. 

 The City’s wellfield and treatment facilities have sufficient capacity for future / build-out 
potable water demands.  

 Per the 2005 master plan, interconnections between the City’s and Lee County’s potable 
water systems are assumed to be rarely used and are not included in the updated model.  

 System control valves, aside from those required to model the WTP and Winkler booster 
pump station, are not considered. 

 Minor loss coefficients have not been included in the model.  
 Pipe roughness coefficients (C-factors) are based on GIS-indicated pipe materials per the 

schedule used by the original model (see Table 1). Pipe age, which would tend to increase 
C-factors for new pipes and decrease C-factors for older pipes, is not considered. 
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Table 1: Pipe Properties Used for Modeling 

Material Pipe Roughness Coefficient (C-Factor) 
Cast Iron 80 

Ductile Iron 110 
Asbestos Cement 120 

PVC 120 
 
3.3 Potable Water Demands 
Potable water demands are projected for the model area at build-out. Demands are projected on an 
“average-day” basis. Hourly multipliers (discussed in the next section) are applied to project peak-
day and peak-hour demands. Demands are projected on a “per-parcel” and “per-user” basis, where 
“user” refers to residential or commercial usage. Demands are projected separately for residential 
and commercial users to account for difference between daily demand patterns. In general:  

 Outside of the DRD and Midtown South, potable water demands are projected for two 
categories consisting of residential or commercial users. User categories are determined by 
evaluating existing land use for developed parcels or zoning for undeveloped parcels as 
reported by Lee County’s property appraiser GIS data. The following values are used to 
determine per-user demands: 

o 187.5 GPD per single-family residence / EDU. 
o 94 GPD per multi-family residence / institutional facility room (i.e. 0.5 EDU). 
o 0.15 GPD per square foot of building area for unspecified commercial usage. 
o 40 GPD per seat at 15 square feet of building area per seat for restaurants. 
o 100 GPD per hotel room. 

 Potable water demands within the DRD and Midtown South are evaluated as EDUs at 
187.5 GPD per EDU. 

 Irrigation demands are assumed to be unimportant for this evaluation and are not 
considered. This assumes that irrigation demands are highest during the night, when other 
demands are low. 

 
As shown in Table 2, two potable water demand scenarios are evaluated: 

 “Base” demands, which consist of projected future demands for the model area, without 
consideration for surplus EDUs within the DRD and Midtown South. 

 “Surplus” demands, which consist of base demands plus additional demands from surplus 
EDUs within the DRD. 

 Potable water demands are assigned to nodes based on proximity.  
 
Table 2: Potable Water Average-Daily Demand Scenarios 

User / Area 

Average Daily  
Base Demand 

(MGD) 

Average Daily  
Surplus Demand 

(MGD) 
Residential / Outside DRD & Midtown South 1.4 1.4 
Residential / Within DRD & Midtown South 3.7 4.5 

Commercial 2.2 2.2 
TOTAL 7.4 8.2 
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3.4 Daily Demand Patterns 
Average- and peak-day demand patterns for residential and commercial users are adapted from the 
City’s 2005 water master plan2 (2005 master plan). User-specific hourly demand multipliers are 
reproduced from data3 provided in the 2005 master plan and scaled to produce a user-specific 
average hourly multiplier of 1.0, which provides the average-day demand pattern. The average-
day demand pattern is scaled using the approach described by the 2005 master plan to develop 
peak-day demand patterns with an average hourly multiplier of 1.5 and a peak-hour multiplier of 
2.0. User specific average-day and peak-day hourly demand multipliers are presented in Figure 2. 
 
For this evaluation, only the peak-day demand patterns are utilized because the overall objective 
is to determine whether upgrades are necessary. The demand patterns are assigned to each node in 
the model for residential and commercial demands, respectively. Peak-day combined hourly 
demands (residential plus commercial) for the base- and surplus-demand scenarios are presented 
in Figure 3. It is noted that the peak-day maximum hourly demand occurs at Hour 20 (8:00 PM). 
 

 
Figure 2: Hourly Demand Multipliers 
 

                                                 
2  City of Fort Myers, Florida. Water Master Plan. Malcolm Pirnie. October 2005. 
3  City of Fort Myers, Florida. Water Master Plan. Section 5.5.1. Malcolm Pirnie. October 2005. 
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Figure 3: Peak-Day Hourly Demands 
 
3.5 Fire Flow Demand 
Available fire flow (AFF), or the available flow delivered by the distribution system to a fire 
hydrant, is generally the controlling factor for water main sizing. Required AFF for a structure 
depends on the type of construction, proximity to other structures, in-building fire suppression 
equipment (e.g. sprinklers), and other factors as specified by Annex H of the National Fire 
Protection Association codes & standards. 
 
Per the NFPA, one- and two-family dwellings under 3,600 square feet require a minimum AFF of 
1,000 GPM at 20 PSI residual pressure (i.e. the pressure near the discharging hydrant must remain 
above 20 PSI). Required AFF for other buildings depends on building area and construction type, 
and ranges between 1,500 GPM and 8,000 GPM, with a 75% reduction allowed if an automatic 
sprinkler system is present. 
 
For this evaluation, it is assumed that all large buildings incorporate automatic sprinkler systems 
and are subject to the 75% allowable reduction in required AFF. As the maximum required AFF 
per NFPA equals 8,000 GPM, a 75% reduction results in a required AFF of 2,000 GPM, which is 
also 100% greater than the required AFF for basic residential areas. Based on this assumption, 
required AFF is set to 2,000 GPM at 20 PSI residual pressure for this evaluation. 
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3.6 City of Fort Myers Design Standard 
The City’s design criteria for potable water systems4 requires water mains (excluding services) to 
be a minimum of 6 inches in diameter. The design criteria also state that designs shall assume a 
minimum operating pressure of 50 PSI for peak-hour demands and 40 PSI under peak-day 
demands as delivered by the nearest City-owned potable water transmission main. Johnson 
Engineering assumes that the scope of this standard is limited to small-scale designs (e.g. service 
feeds to buildings or developments). Given the large-scale nature of this evaluation, it is assumed 
that the City maintains the existing level of service (in terms of flow and pressure delivered by the 
WTP to the distribution system). This evaluation does not manipulate the pressure delivered by 
transmission mains beyond model-predicted performance under a given demand scenario. This 
evaluation considers fire flows under a peak-day / peak-hour scenario – in other words, the hour 
with the highest composite demand for the peak-day (Hour 20, or 8:00 PM) is the basis of 
evaluating AFF. 
 
3.7 Model Scenarios and Basis of Recommendations 
Modeled scenarios are used to evaluate AFF for the peak-day / peak-hour demands. Two scenarios 
are modeled based on the demand scenarios presented in Table 2. Recommendations for upgrades 
are made when model results predict AFF of less than 2,000 GPM at the nodes included in the 
model. Note that the model is unlikely to include all fire hydrants or other fire protection facilities. 
It is incumbent upon the City and / or future developers to ensure that required AFF is provided 
for site- and project-specific conditions. 
 
3.8 Results of Water Model 
Modeling indicates that improvements to the potable water system will be required for the base-
demand and surplus-demand scenarios to ensure 2,000 GPM of AFF can be provided to the nodes 
that are evaluated. As shown in Figure 4, the existing system is unable to provide AFF of 2,000 
GPM in certain locations. Improvements identified by modeling are presented in Table 3 and 
Exhibits 7 and 8. It is noted that significantly more improvements may be required for the surplus-
demand scenario. In general, the identified improvements may be necessary if the DRD and 
Midtown South are developed to maximum potential densities. 
 
Improvements in the Phase 1 area (Downtown) include: 

 Upsizing the water main along Hendry Street, between 2nd Street and MLK, to 8 inches for 
the base-demand scenario and 12 inches for the surplus-demand scenario.  

 Connecting the Jackson Street water main to the MLK water main.  
 For the surplus-demand scenario, an 8-inch water main should be constructed to extend the 

Monroe Street water main from 1st Street to Bay Street. 
 
Improvements in the Phase 2 area include: 

 Upsizing the water main along Thompson Street, between Hough Street and Evans 
Avenue, to 8 inches for both scenarios. 

 Upsizing the water main along Hough Street, between Thompson Street and 4th Street, to 
8 inches for both scenarios. 

                                                 
4  DESIGN CRITERIA FOR PUBLIC WORKS IMPROVEMENTS PROJECTS, PART 1 POTABLE WATER AND RECLAIMED 

WATER SYSTEMS, Section 1.2. Accessed December 2016. http://www.cityftmyers.com/documentcenter/view/710 
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 Upsizing the water main along 3rd Street, between Hough Street and Evans Avenue, to 8 
inches for the surplus-demand scenario. 

 Overall, improvements in the Phase 2 area should include upsizing all 6-inch water mains 
to a minimum of 8 inches. 

 
Improvements in the Phase 3 area are extensive for both scenarios, particularly the surplus-demand 
scenario. These improvements include: 

 Upsizing the water main along Edison Avenue, between Central Avenue and Evans 
Avenue, to 12 inches for both scenarios. 

 Extending / upsizing the water main along Jackson Avenue, between Edison Avenue and 
MLK, to 12 inches for the surplus-demand scenario. 

 Upsizing all 6-inch water mains to a minimum of 8 inches for the surplus-demand scenario. 
 In general, it is recommended to upsize all 6-inch mains to a minimum of 8 inches for both 

scenarios. 
 
Improvements in the Phase 4 area include:  

 Upsizing the West 1st Street water main to 8 inches for the surplus-demand scenario. 
 Connecting dead-end mains along Bayside Parkway and Henley Place to the West 1st Street 

water main for both scenarios. 
 In general, it is recommended to upsize the water main along West 1st Street to 8 inches to 

improve hydraulics within the Phase 4 area. 
 
Table 3: Water Main Improvements for Base- and Surplus-Demand Scenarios 

Linear Feet of Water Main Improvements for 
Indicated Size, Phase, and Demand Scenario 

Base Demand Scenario 

Pipe Size Phase 1 Phase 2 Phase 3 Phase 4 Total 
6-inch 0 0 0 100 100 
8-inch 800 1,100 3,800 100 5,800 
12-inch 0 0 1,200 0 1,200 

Surplus Demand Scenario 
Pipe Size Phase 1 Phase 2 Phase 3 Phase 4 Total 

6-inch 0 0 0 0 0 
8-inch 400 2,100 12,800 4,000 19,300 
12-inch 800 0 2,600 0 3,400 
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Figure 4: Existing System Fire Flow Performance for Base- and Surplus-Demand Scenarios 
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Legend
Phases

PHASE 1
PHASE 2
PHASE 3
PHASE 4

Phase 1: 827 Surplus EDUs

Phase 4: 802 Surplus EDUs

Phase 2: 1,500 Surplus EDUs

Phase 3A (north of Victoria Ave.): 400 Surplus EDUs

Phase 3B (south of Victoria Ave.): 326 Surplus EDUs
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Use Element 
and Future 
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Concept
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Analysis
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Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Why We Are Here:

• Continuation of the Public Hearing from August 7, 2017, to 
consider the proposed amendments to the Future Land Use 
Element and Future Land Use Map of the City of Fort Myers 
Comprehensive Plan.

• Requested Action:

• Approve the transmittal of the proposed Text Amendment and 
Map Amendment to the Future Land Use Element and Future 
Land Use Map to the Florida Department of Economic 
Opportunity (DEO) for review.

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Why The Amendments Are Proposed:

• Increase density to incentivize:

• Expanded housing options (i.e., mixed income and mixed housing types)

• More commercial development opportunities

• Smart Development

• Responsible growth

• Neighborhood protection

• Preservation of the community’s character 

• Respect for the area’s history

• Redevelop/Revitalize Midtown area

• Balance currently inadequate utilities with future growth

• Expand Downtown to create a new hub of mixed-use activity

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Project Area:

• Downtown Historic District

• Gardner’s Park Neighborhood Planning Area

• Midtown Neighborhood Planning Area

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Public Meetings:

• 2015- Public meetings held by Ensite

• January 2017- Public and one-on-one meetings by Johnson  

Engineering

• Community Redevelopment Agency meetings

• September 28, 2016 – Presented concept of increasing density in Downtown 
and Midtown 

• January 25, 2017 – Considered updates to Downtown and Central Fort Myers 
redevelopment plans

• CRA Advisory Board meetings

• January 10, 2017 - Presented proposed Comp Plan amendments 

• Recommended allowing increases in density and height based on planned 
utility infrastructure in Downtown and Midtown

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Public Meetings, continued:

• Historic Preservation Commission meetings

• January 26, 2017 – Discussed proposed Comp Plan amendments

• February 23, 2017 - Recommended approval of proposed amendments

• Planning Board meetings

• February 1, 2017 - Discussed proposed changes & voted to continue the 
public hearing to March 2017

• March 1, 2017-Recommended approval of proposed amendments at 
hearing

• City Council Meetings

• April 17, 2017 – Voted to continue the transmittal public hearing to August 7, 
2017

• August 7, 2017- Voted to continue the transmittal public hearing to February 
5, 2018

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Public Meetings, continued:

• City of Fort Myers and the Community Redevelopment Agency jointly 
retained the University of South Florida School of Architecture and 
Community Design to analyze the downtown/midtown/Gardner’s 
Park density issue and develop a vision plan for Midtown.

• Advisory Committee established consisting of approximately 62 
individuals representing a cross-section of the community.  
Additionally, several members of the public attended the meetings 
and provided input.

• Advisory Committee Meetings-

• August 23, 2017

• One-on-one meetings held with key stakeholders and Advisory Committee 
members

• November 1, 2017

• January 11, 2018

• Public Meeting at the Sydney & Bern Davis Art Center – January 18, 2018

• All told there have been more than a dozen meetings where the 
public was given an opportunity to provide input!

City Council Transmittal 

Hearing : February 5, 2018
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Advisory Committee Meeting #1



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment
City Council Transmittal 

Hearing : February 5, 2018

Advisory Committee Meeting #2



Future Land 
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and Future 
Land Use Map 
Amendment
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Hearing : February 5, 2018
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Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Public Meeting – January 18, 2018; over 100 people attended

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Public Meeting – January 18, 2018

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Proposed Amendments to Future Land Use Element:

• Current Policy 1.7 allows a maximum density (including bonus) of 70 

dwelling units/acre and a maximum combined (residential and non-

residential) floor area ratio (FAR) of 18 in the Downtown Future Land 

Use category.

• Proposed Policy 1.7 would allow a base density maximum of 70 

dwelling units/acre and a base FAR maximum for non-residential only 

of 8. Additional bonus density and intensity (FAR) are provided for in 

new Policy 1.9.

• Standards for the Urban Core, Urban Center, and Urban General 

zoning districts specified under Policy 1.7 pertaining to allowable 

density ranges and maximum FAR have been removed and are 

addressed in the land development regulations.

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Proposed Amendments to Future Land Use Element:

• Current Action 1.7.7 (new 1.7.5) references requirements to receive 

bonus density and FAR.

• Proposed Action 1.7.5 requires certain amenities be provided for all 

new development.  Bonus requirements are provided in Policy 1.9.

• Hurricane Evacuation Plan

• Mixed-use residential/commercial/retail

• Exceptional architectural design

• Pedestrian-friendly connections

• Multi modal transportation strategies including para-transit provision and 
rivewalk easement

• New Policy 1.8  establishes the Midtown (M/T) Future Land Use 

category.

City Council Transmittal 

Hearing : February 5, 2018
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Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Proposed Amendments to Future Land Use Element:

• Policy 1.8 provides a maximum base density of 70 dwelling units/acre 

and a maximum base FAR of 8. Additional bonus density and intensity 

(FAR) are provided for in new Policy 1.9.

• Action 1.8.1 establishes the allowable zoning categories in the Midtown 
Future Land Use. 

• Midtown Core 

• Urban Center

• Urban General

• Intensive Commercial

• Industrial Light

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Proposed Amendments to Future Land Use Element:

• New Policy 1.9 establishes a bonus incentive program for additional 
density, intensity and height.

• Action 1.9.1) provides an additional 30% bonus on parcels greater than one-
half acre; 

• Action 1.9.2) provides an additional 40% bonus on parcels less than one-half 
acre;

• Action 1.9.3) provides for additional bonus to be approved through 
standards and procedures outlined in the land development regulations.

• Bonus shall be approved through PUD process.

• New Policy 1.10 establishes a neighborhood protection. Residential 
neighborhoods shall have protection from development and 
redevelopment which is not in harmony or compatible with the 
character of the existing community.

• Action 1.10.1) Building heights shall be limited for new development or 
redevelopment adjacent to property zoned Urban General.

• Standard 1.10.1.1) Properties adjacent to the Urban General zoning 
designation shall be limited to a maximum height of six (6) stories. Bonus 
height shall not be approved in violation of this Policy.

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Previous amendments to the Transportation and 

Concurrency Elements are not included in this amendment 

package. They are being addressed separately and are 

currently being drafted by the consultant with staff input.

City Council Transmittal 

Hearing : February 5, 2018



Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Summary:

• Proposed amendments call for maximum base density in 

downtown and midtown of 70 du/ac and maximum non-

residential FAR of 8. 

• New Policy 1.8 establishes the new Midtown (M/T) Future 

Land Use category to be applied in midtown area.

• New Policy 1.9 creating a bonus incentive plan allows 30% 

bonus for density, FAR and height on parcels greater than 

one-half acre. Parcels less than one-half acre may receive 

up to 40% bonus. The previous amendment proposal 

provided no maximum bonus that could be received.

• New Policy 1.10 provides for neighborhood protection by 

limiting the height of structures to six stories adjacent to Urban 

General zoning.

City Council Transmittal 
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Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Next Steps:

• If Council approves transmittal of Comprehensive Plan amendments-

• In accordance with Sec. 163.3184, F.S., the local government shall transmit 

within 10 working days the amendment or amendments and appropriate 
supporting data and analyses to the reviewing agencies. 

• The reviewing agencies may provide comments regarding the amendment 
to the local government. State agencies shall only comment on important 
state resources and facilities that will be adversely impacted by the 
amendment if adopted. Agencies and local governments must transmit their 
comments to the affected local government such that they are received by 
the local government not later than 30 days after the date on which the 
agency or government received the amendment or amendments. 
Reviewing agencies shall also send a copy of their comments to the state 
land planning agency.

• The local government shall hold its second public hearing, which shall be a 
hearing on whether to adopt one or more comprehensive plan amendments 

within 180 days after receipt of agency comments 

City Council Transmittal 
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Future Land 
Use Element 
and Future 
Land Use Map 
Amendment

• Next Steps, continued:

• Land Development Regulations

• 163.3202 Land development regulations.—

• (1) Within 1 year after submission of its comprehensive plan or revised 
comprehensive plan for review pursuant to s. 163.3191, each county and 
each municipality shall adopt or amend and enforce land development 
regulations that are consistent with and implement their adopted 
comprehensive plan.

• Work on drafting revisions to zoning regulations

• Midtown vision plan-

• Continue to work on Midtown vision plan with USF and Advisory Committee

• Continue to receive input on the Comprehensive Plan amendments

City Council Transmittal 

Hearing : February 5, 2018
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