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. Report regarding Council’s position on Town Center District Re-
development Principle and Policy Report



City of Sanibel

Planning Department

DATE:  April 29, 2008

TO: Judie Zimomra, City Manager
FROM: Robe@ffv, AICP, Planning Director
RE: Revised Town Center Focus Area

- Redevelopment Principle and Polices Report

Enclosed is the revised Town Center Focus Area Redevelopment Principle and Policies Report for
consideration by City Council on May 6, 2008.

The report has been revised to reflect the comments received from members of City Council since the
submission of the draft report on April 15, 2008.

The key revisions to the report are as follows:

1. Clarify the report’'s purpose and organization.

2. Summarize the relationship of the report to the City's commercial redevelopment efforts to date and
the Periwinkle Way West Commercial District planning work program.

3. Define the term Town Center.

4. Incorporate background and technical information related to the Sanibel Plan, existing conditions
and current Land Development Code regulations as part of the report's accompanying attachments.

5. Revise and clarify proposed policies pertaining to: 1. Environmentally Sensitive Land; 3. Enhance
Pedestrian and Bicycle Accessibility; 7. Retain and Support Island Serving Businesses; and 10.
Below Market Rate Housing.

The Town Center report is part of a final interrelated set of four reports that will be completed by the
Planning Department to conclude the Periwinkle Way West Commercial District Planning work program
by September 30, 2008.

The remaining reports will focus on the Palm Ridge and Tarpon Bay focus areas and the important
district wide system of open spaces, shared use paths, off-street parking and roadways.

Please contact me if there are any questions regarding the revised report prior to City Council’s May 6
meeting.
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Periwinkie Way West Commercial District Plan

Part I: Town Center Focus Area
Redevelopment Principle and Policles

Introduction

The City of Sanibel has been proactively implementing a three part redevelopment
planning program that is focused on the island’s commercial, resort and residential land
uses. Following the adoption of the landmark Build Back regulations that revised and
clarified when and how nonconforming structures and uses can be redeveloped when
substantially damaged as a result of a natural disaster, the City proceeded with
commercial redevelopment planning and supporting Land Development Code
amendments.

Commercial redevelopment planning efforts to date have included the following: surveys
of businesses and residents regarding Sanibel’s economic and market conditions, issues
and opportunities; local business roundtables to define initiatives to retain and support
island serving businesses; adoption of revisions to the Land Development Code’s
commercial district regulations, including new regulations addressing formula retail uses,
maximum commercial building size and outdoor dining; adoption of architectural and site
planning design standards; preparation of a supporting set of illustrated architectural and
site planning guidelines; and, consistent with the Sanibel Plan, the completion of a
specific plan for the Periwinkle Way West Commercial District.

The following report is the first in a series of four reports that together define specific
principles, policies and concepts that will guide future private commercial and related
redevelopment efforts within the Periwinkle Way West Commercial District.

Periwinkle Way West Commercial District Planning Area and Process

On September 18, 2007 City Council adopted Evaluation and Appraisal Report (EAR)
based amendments to the Sanibel Plan (See Attachment 1) which include the following
recommendation as part of Section 3.6.2. Future Land Use Element for Commercial
Development (Page 193).

“the City’s Redevelopment Planning Work Program will include the preparation of
specific district plans for Periwinkle Way, including the Town Center and Palm Ridge
Road area.”



Consistent with the adopted Sanibel Plan, the Periwinkle Way West Commercial District
planning effort was initiated in July 2007 to define existing conditions, issues,
opportunities and preliminary redevelopment planning visions, principles, polices and
concepts. Figure 1 defines the Periwinkle Way West Commercial District Planning Area
which focuses on the western portion of Periwinkle Way, Palm Ridge Road, Tarpon Bay
Road and Dunlop Road.
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The first two phases of the planning process were facilitated by the firm of Wallace
Roberts & Todd, LLC. The initial reports completed as part of these supporting
redevelopment planning phases are as follows.

Phase I: Existing Conditions, Opportunities and Constraints
Phase II: Toward a Vision for the Periwinkle Way West Commercial District

During the above phases of work, a series of public open houses, workshops, meetings
and surveys were conducted to gather information and ideas from the community.
Several visioning workshops were also held to define an initial range of redevelopment
planning concepts. Work sessions with the Planning Commission and joint meetings
with City Council and the Planning Commission were also conducted.



The final Phase III of the Periwinkle Way West Commercial District planning process
consists of the following three parts that define the redevelopment planning principles,
policies and concepts for the priority focus areas defined by both the Sanibel Plan and the
previously completed supporting redevelopment planning phases.

Part One: Town Center
Part Two: Palm Ridge Road
Part Three: Tarpon Bay Road

In addition to the above reports, a Part Four report also defines planning principles,
polices and concepts for the all important and interrelated open spaces, pedestrian and
shared use paths, parking facilities and vehicular circulation system that together form the
“public realm” that visually and physically defines and connects the three planning focus
areas situated within the Periwinkle Way West Commercial District. The maintenance,
design, improvement and management of these integrated public and private systems,
spaces and facilities will be a high priority for the redevelopment prineiples, policies and
concepts defined for the Periwinkle Way West Commercial District.

The following Part One: Town Center focus area report includes the following three
sections.

1. Definition of the Town Center focus area.

2. Brief profile of the Town Center focus area.

3. Town Center redevelopment planning principle (Approved by City Council on
February 15, 2008) and supporting policies based on the Sanibel Plan, Land
Development Code and the Periwinkle Way West District planning work

program.
Town Center Defined

To date, the term Town Center has been utilized for different purposes and applications
by the Sanibel Plan, Park and Recreation System Master Plan, Land Development Code
and recent private marketing and redevelopment concepts for the Nave property.

The Sanibel Plan’s (See Attachment 1) Recreation and Open Space element previously
referred to a “Town Center/Town Square” and, pursuant to the adopted EAR based
amendments, recommends that the City “Consider development of an area to serve as a
focal point for community activity, special events and informal assembly.” As noted
above, the Sanibel Plan’s Commercial Development element also refers to the
preparation of plans for “commercially zoned areas along Periwinkle Way” including the
“Town Center” which refers, in part, to the commercially zoned portion of the Nave

property.



The adopted City of Sanibel Parks and Recreation System Master Plan includes
recommendations for a “Town Green Special Events Area” that would “dedicate open
space between/in front of City Hall and Library as the Sanibel Town Green” (See
Attachment 2).

The City of Sanibel’s Land Development Code (LDC) also utilizes the term Town Center
to define the Town Center General (TCG) and Town Center Limited (TCL) commercial
zoning districts (See Figure 6 included as part of Attachment 4) which include properties
along Periwinkle Way, west of Dunlop Road, and Palm Ridge and Tarpon Bay Roads.

Finally, the term Town Center has also been applied to the Nave property by a recent real
estate marketing campaign and a preliminary mixed residential, commercial and retail
redevelopment concept plan prepared by Town Center of Tomorrow, Inc.

For the purposes of this report, the term Town Center is ufilized to describe the
redevelopment planning focus area which includes the following properties and land
uses: Historical Museum and Village; Big Arts; City Hall; Sanibel Library; Schoolhouse
Theater; Sanibel Community Association (SCA); recently completed Community Park;
St. Michael’s Church; and the Nave property. The enclosed Figure 2 defines the locatlon
of the Town Center redevelopment planning focus area.

Profile of the Town Center Focus Area

The Town Center redevelopment planning focus area is centered around the apprommate
9.7" acre Nave property which is currently developed with approximately 16,891sq. ft." of
commercial (retail, restaurant, office and service uses) floor area and three single family
residential units. Only 5.4" acres of the Nave property fronting on Periwinkle Way are
zoned for Town Center General (TCG) commercial development.

The Nave property is surrounded by Sanibel’s centrally located civic, cultural, historic,
recreational and governmental facilities which together comprise approximately 45 acres.
The proximity and concentration of these existing uses and facilities, as defined by the
accompanying aerial photograph (See Figure 3), is unique to Sanibel and, together with
the Nave property, present a unique opportunity for coordinated short and long term
redevelopment planning,

Please consult the Phase I: Existing Conditions, Opportunities and Constraints report
prepared by Wallace Roberts & Todd, LLC for additional information regarding the
Town Center focus area.

ITotal acreage and leasable square feet defined by Appraisal Report prepared by Carlson Norris and
Associates, Inc., April 14, 2006.
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4.1

4.2

5.1

6.1

focus on: internal connections that link properties, land uses and facilities; and
along the Dunlop Road and Periwinkle Way right-of-ways consistent with the
updated Shared Use Path Master Plan.

Maintain, improve and expand pedestrian and bicycle connections between the
Town Center (See Figure 2), Palm Ridge and Tarpon Bay focus areas as well as
with other commercial districts and properties in order to achieve the goals, polices
and recommendations of the Sanibel Plan and the Shared Use Path Master Plan to
insure Sanibel “will be a walkable and bikeable cormomunity.”

Provide Opportunities for Shared Parking

Future redevelopment plans within the Town Center (See Figure 2) focus area
should introduce opportunities to: minimize lot area coverage dedicated to off-
street parking; provide for reduced impermeable surfaces; eliminate multiple
vehicular trips that contribute to congestion; encourage pedestrian and bicycle
activity and connectivity; and enable cross access and parking agreements, where
appropriate, that will enable the shared use of the 460 existing parking spaces
located today within the focus area.

Shared parking plans that recognize varying parking demands associated with
existing and future permitted land uses should be developed for consideration by
the Planning Commission pursuant to Land Development Code, Chapter 126.
Article XVI. Off-Street Parking and Loading.

Continue to Introduce Parking Management Strategies

The City of Sanibel, property owners and facility managers of both existing and
future private, public, civic, cultural, recreation and historic properties within the
Town Center (See Figure 2) focus area should continue to work in partnership to
implement joint parking management strategies that maximize utilization of the
daytime, evening, seasonal and off-seasonal parking supply.

Support Seasonal Special Events and Provide Safe and Efficient Pedestrian
and Vehicular Access and Off-Street Parking

The Town Center (See Figure 2) focus area will continue to be Sanibel’s primary
location for staging special events that are enjoyed by Island residents and visitors.
Efforts to develop and manage special event parking will continue to be a high
priority to insure pedestrian accessibility and safety and to minimize traffic
congestion and unnecessary vehicular circulation.
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Retain and Support Island Serving Commercial Uses

The City is committed to the retention, start-up and successful operation of
independent and island serving businesses and entrepreneurs that are essential to the
character and quality of life on Sanibel.

The Town Center {See Figure 2) focus area and surrounding Town Center General
(TCG) and Town Center Limited (TCL) commercial zoning districts (See
Attachment 4) will continue to be, as recommended by the Sanibel Plan, the
primary location for retaining and supporting Island serving commercial uses.

Future Island serving commercial redevelopment within the Town Center (See
Figure 2) focus area shall be consistent with: Section 3.6.2. Future Land Use
Element of the Sanibel Plan; Land Development Code Chapter 126, Zoning, Article
VIHI. Commercial Districts, Division 3. TCG Town Center General Commercial
District (See Attachment 4).

In order to maintain Sanibel’s environmentally based economy, community
character and unique composition of Island serving commercial land uses, the
introduction of new formula retail uses shall not be permitted unless conditional use
approval is granted by City Council pursuant to Land Development Code, Sec. 126-
102. Formula Retail Stores.

As defined by the Sanibel Plan and Land Development Code, Chapter 126. Zoning,
Article XIV. Supplementary District Regulations, Division 5. Commercial Uses
Generally (See Attachment 4), future commercial redevelopment shall be designed
to insure compatibility with standards that address: commercial unit size; maximum
building size; economic and traffic impacts; maximum street frontage; architectural
character and site planning standards and guidelines; and compatibility with
wildlife habitat, conservation areas and residential land uses.

The total permitted commercial floor area (Floor Area Ratio (FAR)) within the
Town Center General (TCG) commercially zoned portion of the

Nave property shall not exceed 12% as defined by Land Development

Code, Chapter 126. Zoning. Article VIII. Commercial Districts, Division. TCG
Town Center General Commercial District (See Attachments 3 and 4).

Suppert Mixed Use Site Plans and Structures Consistent with the Sanibel Plan
and Land Development Code

Mixed use structures consisting of commercial space, market rate and/or below
market rate housing shall be consistent with Land Development Code, Chapter 126,



