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Estero has come a long way in realizing its vision… 

Realizing Estero’s full potential 

Presenter
Presentation Notes
Estero has seen remarkable growth over the past decade.  In anticipating and planning for renewed development activity, post-downturn, we initiated a planning study last year to assess Estero’s long-term strategic market potential , based on a number of factors, with the intention of helping Estero continue to prosper consistent with the community’s expressed vision.



Planning and Zoning Achievements By:  
• Estero Community Planning Panel   
• Estero Design Review Committee  

• No “bubble zoning” 
• Heavy emphasis on prohibited uses 
• Specific signage restrictions 
• Upscale landscaping requirements 
• Pedestrian/traffic networks  
• Architectural standards 
• Overlay districts  
• Big-box & convenience store standards 

Presenter
Presentation Notes
 No Bubble Zoning – Before Estero’s Plan, any and all possible usages (about 100) were available for developers.  Prohibited Uses: Freestanding bars, tattoo parlors, etc. or outdoor displays in excess of one acre (car lots, primarily) The last three will be discussed on the following slides…



Estero has come a long way in realizing its vision… 
 

• The community faces many new 
challenges in today’s dynamic marketplace 

Realizing Estero’s full potential 



Regional-scale retail market is already well  
served.  Need to balance any new retail 
supply with new consumer demand 

Demographic trends are  showing an 
unprecedented  convergence in  demand 
for walkable, mixed-use development 

Presenter
Presentation Notes
Bottom:   There is a historic convergence of aging boomers and household-formation aged Millennials (gen Ys), representing more the 50% of the population, almost all looking for the same thing (or, almost the same thing…)  smaller lot, low maintenance homes, located in walkable, amenity-rich areas, ideally served by transit.



 Opportunity/need for rental & workforce housing 
 (housing types to attract/retain desired workforce) 
 

 Need for senior housing/continuing care 
 (by 2017: 14% will be over 75; 46% will be over 65) 

 
 Opportunity for critical care medical services 

 (large population influx needs medical services) 

Unmet Needs Shown 
By Local Market Research: 
 

Presenter
Presentation Notes
Since we completed our market study, several new development proposals have begun to acknowledge these needs:There are three rental housing proposal now under consideration – one at the NW corner of Estero Parkway and Three Oaks; one adjacent to I-75 on the north side of Corkscrew Road; and a third on the west side of Via Coconut Point, just south of Corkscrew Road.There is now one proposed senior housing project in works, just south of the Lee Memorial Site, which we’ll touch on later…



Estero has come a long way in realizing its vision… 
 

• What do we need to do during this coming  
decade to keep Estero moving forward? 

Realizing Estero’s full potential 



Tonight: 

• PART 1:   Introduction & Background 

• PART 2:   Place-Making Principles 

• PART 3:   What’s Missing From Estero? 

Realizing Estero’s full potential 

Presenter
Presentation Notes
Estero has seen remarkable growth over the past decade.  In anticipating and planning for renewed development activity, post-downturn, we initiated a planning study last year to assess Estero’s long-term strategic market potential , based on a number of factors, with the intention of helping Estero continue to prosper consistent with the community’s expressed vision.

























How is What’s Left Different? 
 

• Much smaller development tracts 
 

Presenter
Presentation Notes
Top:  Smaller parcels are going to have to be more intensively developed to meet long-term needs



Residential 
Communities 

    Size     Vacant 
Tracts 

Brooks:  Shadow Wood 1750 acres   
Bella Terra 1000 acres   
Stoneybrook 800 acres   
Wildcat Run 600 acres   
Grandezza 575 acres   
West Bay Club 565 acres 
Pelican Sound 560 acres   
Brooks:  Spring Run 315 acres   
Villages at Country Creek 290 acres   
Vines 280 acres   
Brooks:  Copperleaf 255 acres   
Bella Lago 245 acres   
Fountain lakes 235 acres   

Presenter
Presentation Notes
Commercial or mixed-use potential are small, relative to developed residential tracts



Residential 
Communities 

    Size     Vacant 
Tracts 

Brooks:  Shadow Wood 1750 acres   
Bella Terra 1000 acres   
Stoneybrook 800 acres   
Wildcat Run 600 acres   
Grandezza 575 acres   
West Bay Club 565 acres 
Pelican Sound 560 acres   
Brooks:  Spring Run 315 acres   
Villages at Country Creek 290 acres   
Vines 280 acres   
Brooks:  Copperleaf 255 acres   
Bella Lago 245 acres   
Fountain lakes 235 acres   
  230 acres Univ. Highlands 
  210 acres Town Center area 
Cascades 200 acres   

Presenter
Presentation Notes
Commercial or mixed-use potential are small, relative to developed residential tracts



How is What’s Left Different? 
 

 
• Adjacent to major thoroughfares 

& infrastructure 
 

Presenter
Presentation Notes
Though retail seems like the most appropriate use, given the exposure to match traffic conduits, currently 60% of Estero’s total retail sales comes from outside of the area, and this number is not likely to grow.  That means that other uses will have to be added to the mix, including uses that can help to support what nominal additional retail is included, in other words -- more housing and employment.  



Presenter
Presentation Notes
Again, here are the remaining undeveloped parcels, and…



Presenter
Presentation Notes
…here is a diagram showing the market arterial networks, and their relationship to those parcels…











How is What’s Left Different? 
 

 
• Fundamentally different market context  – 

what are the alternatives, and is there space? 

Presenter
Presentation Notes
Existing zoning entitlements (an additional 7 M f2 of commercial development) are not realistically achievable in the post-recession market, for the reasons previously mentioned.  Also, the market that went away is fundamentally different than the one that is coming back, based on changing demographics and consumer preferences (the leading edge of the Baby Boomers hit retirement age, and the Millenials (Gen Y) hit household formation age), both of which are seeking more walkable, mixed-use environments.



Baldwin Park 
Scale Comparison 

Presenter
Presentation Notes
To better understand the actual potential of the remaining parcels, it may be helpful to put them into a more relevant context:  In this case, we’ve superimposed an image of Baldwin Park, a new infill mixed-use neighborhood just outside of Orlando, at the same scale as the North Point parcel



Coral Gables 
Scale Comparison 

Presenter
Presentation Notes
And finally, we’ve superimposed an image of a luxury mixed-use neighborhood near downtown Coral Gables, and a top notch local-serving hospital in a very desirable residential neighborhood adjacent to the University of Miami, at the same scale, with the area currently identified as a potential new Health and Wellness, mixed-use neighborhood, just south of Coconut Point Mall.



- Questions - 

- Comments - 

- Discussion - 

Planning Estero’s 
Future Development 



PART 2: 

 Place-Making 
 Neighborhood Structure 

Planning Estero’s 
Future Development 



ESTERO:  pieces or places? 

Hertz HQ/ 
Community Park 

Koreshan Park 
River & RR 

FGCU 

Lee Memorial 
Site 

Coconut Point Mixed-Use 
District 

ESTERO CORE 



Components of vibrant places: 

Hertz HQ/ 
Community Park 

Koreshan Park 
River & RR 

FGCU 

Lee Memorial 
Site 

Coconut Point Mixed-Use 
District 

ESTERO CORE 



Possible Anchors 

Hertz HQ/ 
Community Park 

Koreshan Park 
River & RR 

FGCU 

Lee Memorial 
Site 

Coconut Point Mixed-Use 
District 

ESTERO CORE 

Presenter
Presentation Notes
Looking at these “nodes” in more detail, it is important to understand that they should not be developed uniformly, but as discrete communities, each with an interconnected internal network of local streets and places, of varying size, format and complexity.



Center 

General 

Edge 

5 min 

Presenter
Presentation Notes
One way to think of these nodes is as either individual neighborhoods, or collection of neighborhoods, each with a distinct form and character, based on the fundamental organizing principle of “center, general, and edge” conditions, each with its own set of development parameters, targeting specific end-users and market preferences.



Neighborhood 
Center 

Neighborhood 
General 

Neighborhood 
Edge 

Small: 

Medium: 

Large: 

(Town  
Center) 

(Health 
Village) 

(Coconut 
Point) 

Presenter
Presentation Notes
In addition to the distinctions within the different strata of each node, one can think of – as in this case – of each node being distinct from one another, while still sharing basic compositional elements and structure.  In this illustration, you can see how different scales, or intensities, might be represented in the built product.  This could also apply to differences in focus, or thematic intent, relating to each specific node.



Neighborhood-Scale Parks and Amenities: 

Presenter
Presentation Notes
Small-scale, local streets allow for neighborhood amenities within easy walking distance, including neighborhood parks and playgrounds, elementary schools, neighborhood pools, local coffee shops and gathering places, all accessible without crossing major roads or highways….



Variety of residential and lifestyle options… 

Presenter
Presentation Notes
This form of neighborhood structure can support a broad spectrum of housing types, price points, and lifestyle preferences, from large lot, single-family detached homes, to urban townhouses and apartments.  Work-housing can be accommodated in a number of ways, from small, detached cottages, to carriage houses (accessory dwelling units, which also enhance affordability for the property owner) -- both good options for working families -- to urban lofts and micro-units, very popular with young tech workers. 



Workplaces…  

“5 Places to live next: 
Where you’ll want to be 

in 2016….” 
 

Seattle Metropolitan 

Presenter
Presentation Notes
In addition to Hertz’s new headquarters, this type of smaller-scale infill development can support a range of architectural styles and mixed-use building types, and the compact walkable environment readily lends itself to the introduction of transit, including BRT, light-rail (as shown in the upper right), or simple rubber-tired circulators…



Complete Streets: 

• Streets are designed to match 
the surrounding character 

• Streets make up a diffuse 
network, with many choices 

• Streets serve motorists 
AND walkers,  bicyclists, 
and transit users 

Presenter
Presentation Notes
The key to complete streets is matching street types to walkable context, using a coordinated balance of land-uses and urban form



Power of Connected Streets 

Origin 

Destination 

Courtesy HPE 

(x!)(y!) 
 =  # of possible routes 

(x+y)! 
2 possible routes 
without doubling 
Back…. 

HOW DO WE  
GET THERE 
FROM HERE…? 

Presenter
Presentation Notes
To better understand how this works, I’m going to show you a series of simple diagrams which show the power and advantages of a fine grained street network.  This diagram shows a simple network, typical of many suburban arterial networks with limited internal connectivity, or connecting street networks, at the local level



Power of Connected Streets 

Origin 

Destination 

y= 4 

x= 3 

Enhancing the network: 4 x 3 grid yields 35 routes 

Courtesy HPE 

Presenter
Presentation Notes
Adding two streets in the NS alignment, and three in the east west, improves this number over 15 fold.  This is roughly equivalent to what is currently on the ground now at Coconut Point.



y= 4 

x= 5 

Continue enhancing the network: 5 x 4 grid yields 126 routes 

Power of Connected Streets Courtesy HPE 

Origin 

Destination 

Presenter
Presentation Notes
Adding only a single additional lane in both directions adds an additional 90 routes, or a 4 fold increase in possible routes.  This is easily achievable in any of the proposed nodes.



Power of Connected Streets 

Make towns, not pods   ---  8 x 8 grid yields 12,870 routes  

Courtesy HPE 

Origin 

Destination 

Presenter
Presentation Notes
And a relatively modest network comprised of an 8 X 8 grid, affords an astonishing number of routes.    Ironically, there is probably more pavement than this in many of Estero’s existing communities, but the lack of connectivity, both internally, and to the larger arterial network, negates most of the benefits this type of investment offers.



Why is this important? 

Small Network = Big Roads 

Big Network = Small Roads 

Mixed Network… 

= 

= 

= 

Presenter
Presentation Notes
A few big roads are great from traveling long distances, but not ideal for local trips.  A lot of small roads are great for capturing local trips, but problematic for regional traffic.  A combination of small roads, in the form of a neighborhood, keeps local trips off of the large arterial network, freeing up capacity for regional, and/or “journey to work” trips…  This also allows us to keep local roads to an perfect scale for walking and bicycling, and provides an ideal pedestrian shed for local amenities already mentioned, such as neighborhood schools and parks, as well as transit.



Coral Way (Miracle Mile),  
Downtown Coral Gables, Florida –  
37,000 ADT 

Corkscrew Road 

Presenter
Presentation Notes
By capturing the vast majority of local trips within the neighborhood structure (approx. 80% of household generated trips are local), it may even be possible to fully realize the long-term intentions of existing policies, implicit in many existing properties…



- Questions - 

- Comments - 

- Discussion - 

Planning Estero’s 
Future Development 



PART 3: 

 Creating the Missing Hub 
 Healthcare in a New Era 

Planning Estero’s 
Future Development 



Possible Anchors 

Hertz HQ/ 
Community Park 

Koreshan Park 

FGCU 

Lee Memorial 
Site 

Coconut Point Mixed-Use 
District 

ESTERO CORE 

Healthcare 
Village 

Town 
Center 



Healthcare Village ANCHOR: 
 Acute Medical Care  
 At-Home Services 

• Critical care 

• In-patient services 

• Out-patient services 

• Community-based / 
at-home care 

Presenter
Presentation Notes
All of these concepts and ideas relating to walkable mixed-use can also be applied to health care, by combining wellness, senior housing, and long-term care in a, pleasant walkable environment, close to services.  Though the Healthcare Village is intended to have a health-related focus, it can also support uses that will allow seniors to participate more fully in community life…  just as local shops and restaurants (Southside Village), and provide local jobs, and neighborhood amenities (Enloe).



• Compact 

• Walkable 

• Mixed-Use 

• Transit supportive 

Purpose-built, based on ‘NORC’ precedent 
(Naturally-Occurring Retirement Community) 

• Acute care and clinical services 
• Wellness & prevention 
• Senior & assisted living facilities 
• Retail, dining, and hospitality 
• Urban parks, gardens, bike paths 
• Civic & entertainment venues 

Presenter
Presentation Notes
All of these concepts and ideas relating to walkable mixed-use can also be applied to health care, by combining wellness, senior housing, and long-term care in a, pleasant walkable environment, close to services.  This diagram shows how the Healthcare village forms two complete neighborhoods (based on a five-minute walking radius, along with a third neighborhood – defined by Coconut point, and several potential TOD station areas.  A local circulator, combined with the potential TOD, provides access to all the daily needs, and health-care related services, without the need for a car.



Diversity of residential types, serving different 
housing and care needs… 
 

Continuing care 
retirement community 

 Independent Living 
 Assisted Living 
 Critical Care 

Aging at home 
 In-home care 
 Facilitated  care 

(in-home monitoring, etc.) 
 Easy , direct access to daily needs, 

recreational and cultural amenities 
 Home delivery – food/medication/etc. 
 Easy access to transit, or personalized 

transportation services at low cost 

Presenter
Presentation Notes
Here are two examples of higher density, multifamily housing product that can comfortably reside in the type of walkable mixed-use environment this presentation envisions, without any compromise in terms of quality, security or convenience.  These can be proximate to, but not directly part of, a more active mixed-use commercial area, providing convenience and mobility choice, and very high quality, shared amenities and outdoor communal space.



Diversity of residential types, serving different 
housing and care needs… 
 

From cottages 
& apartments, 
to courtyard 
and single-
family homes… 

Presenter
Presentation Notes
Another version of this same idea, elevator courtyard apartment buildings, offer parking directly below each unit, along with unique charm and a range of unit configurations and sizes, in low-maintenance convenient package, both part of, and distinct from, the neighborhood within which it resides.  Bungalow courts, mixed-use courtyards, and small-lot, single family attached, are all options in this kind of walkable, neighborhood context.



A full range of daily needs and activities 
• within easy walking distance 
• or a short shuttle ride or phone call away… 

 



With neighborhood-scale amenities for all ages 

Presenter
Presentation Notes
Small-scale, local streets allow for neighborhood amenities within easy walking distance, including neighborhood parks and playgrounds, elementary schools, neighborhood pools, local coffee shops and gathering places, all accessible without crossing major roads or highways….



Town Center ANCHORS: 
 Civic Center 
 Transportation Hub 
 Entertainment 
 
• New Main Entrance to 

Estero Community Park 

• Potential Site for Village Hall 

• Possible Commuter Rail 
or Bus Rapid Transit Station 

• Performing Arts Theater? 

Presenter
Presentation Notes
All of these concepts and ideas relating to walkable mixed-use can also be applied to health care, by combining wellness, senior housing, and long-term care in a, pleasant walkable environment, close to services.  Though the Healthcare Village is intended to have a health-related focus, it can also support uses that will allow seniors to participate more fully in community life…  just as local shops and restaurants (Southside Village), and provide local jobs, and neighborhood amenities (Enloe).



Carefully Planned Development 

• can be carried out in 
one or two phases; or 

• can be carried out in a more 
flexible & incremental manner 

Presenter
Presentation Notes
And added benefit of a finer-grained street network is that it provides an inherently flexible, incremental vehicle for staged implementation, without compromising the value of the end product, building consistently toward value, while managing debt and market saturation, and a much more manageable scale that many previous developments.  This will become increasingly important as land scarcity drives the need for more intensive development….



Renton Landing 
Scale Comparative 

Park 

Presenter
Presentation Notes
This is one example, overlaid on the Town Center area for demonstration purposes, to show how a more suburban development pattern, properly planned, can actually density and diversify, over time, by anticipating the location and size of future development sites, based on a street and block configuration.  The yellow circle shows a possible future “civic center,”  connecting residential and commercial uses to the amenity of a nearby existing regional park



Renton Landing 
Implementation Strategy 

(phased approach) 

Park 

Presenter
Presentation Notes
This is one example, overlaid on the Town Center area for demonstration purposes, to show how a more suburban development pattern, properly planned, can actually density and diversify, over time, by anticipating the location and size of future development sites, based on a street and block configuration.  The yellow circle shows a possible future “civic center,”  connecting residential and commercial uses to the amenity of a nearby existing regional park





Reston Town Center 
Scale Comparative 

Park 

Presenter
Presentation Notes
This diagram shows another approach, building incrementally across the site in increasing layers of intensity, as the market responds favorably to investment represented by each preceding phase, until the entire site realizes its full potential….  A final touch, having provided a substantial ridership population within the ½ mile pedestrian shed necessary to support transit, transit becomes a practical and viable economic possibility allowing each of the centers to connect with each other, and other regional centers.



Reston Town Center 
Implementation Strategy 

(for all phases) 

Park 

Presenter
Presentation Notes
This diagram shows another approach, building incrementally across the site in increasing layers of intensity, as the market responds favorably to investment represented by each preceding phase, until the entire site realizes its full potential….  A final touch, having provided a substantial ridership population within the ½ mile pedestrian shed necessary to support transit, transit becomes a practical and viable economic possibility allowing each of the centers to connect with each other, and other regional centers.





Fifth Ave, Naples, FL Park Ave, Winter Park, FL 

Baldwin Park, Orlando, FL City Place, West Palm Beach, FL 

Presenter
Presentation Notes
Just to show that there are plenty of existing examples of places which share these attributes that are much closer to you, we’ve overlaid a number of Florida places, to scale, across or hypothetical Town Center, to show the range of uses and relative densities that could easily be accommodated in this area, based on the attributes and considerations previously discussed.















ZONING: 
• by block, 
• not by pod 



Important steps to 
move Estero forward: 

•  Land-use changes to allow better growth 

•  A vital and growing local economy 

•  More housing & transportation choices 

•  Accessible & comprehensive health care 

•  A real “Town Center” for Estero 
 

Presenter
Presentation Notes
Align land-uses with market realities;  diversify economy, while pursuing jobs that will attract and retain skilled, younger workers; provide more housing and transportation choice, reflecting changing demographics; provide adequate healthcare for growing senior population, in the form of compact walkable communities; create a “real” center for Estero, that everyone can identify with….



- Questions - 

- Comments - 

- Discussion - 

Planning Estero’s 
Future Development 
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