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June 19, 2001
COMPREHENSIVE PLAN AMENDMENTS
Application 2001-3-TEXT & MAP (requested by Seafarer’s 2000,
Inc. & Seafarer’s 1997, Inc.): Consideration of amending
Comprehensive Plan Policy 4-C-2, 4-C-5, 4-C-6, and/or the Future Land
Use Map to increase the number of hotel rooms that can be built on the
second and third stories of the properties near Times Square known as
Seafarer’s Village and Helmerich Plaza.

This amendment was initiated by the owners/lessees of the subject property to enable
the redevelopment of both sites at a greater intensity than currently allowed. The
Local Planning Agency, at its public hearing on April 17, voted to recommend the
Town Council not adopt this amendment, with one member dissenting.

RECOMMENDATION: Deny the requested amendment. With the recent
addition of the adjoining McDonalds parcel to Seafarer’s Plaza, the applicant can
now obtain all but one of his proposed hotel rooms without this plan amendment.

DISCUSSION: The applicant requests approval for increasing the number of hotel
rooms that can be built over shopfronts as part of the combined redevelopment of
Seafarer’s Village and Helmerich Plaza. This request is related to the recent CPD
application known as Seafarer’s Plaza, which was first considered by the Town
Council on May 14 and is now being redesigned by the applicant.
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Unlike the town’s application 2001-2-TEXT for Old San Carlos, this request is not
needed to implement any part of the town’s comprehensive plan or the Old San
Carlos / Crescent Street Master Plan.
Planning for the redevelopment of Old San Carlos Boulevard began in the early 1990s
when the Estero Island CRA examined various concepts for rejuvenating Times Square
and the area around it. The 1995 overlay zoning master plan prepared the CRA’s
consultant proposed some affordable residential redevelopment along the east side of
Crescent Street, but redevelopment of Seafarer’s or Helmerich Plaza sites was not
contemplated.
The CRA’s affordable housing concept has been carried forward into the town’s
comprehensive plan. Also, the Community Design Element stated the following vision
for Crescent Street, derived from the CRA’s work:
Crescent Street, now linked to Old San Carlos by the pedestrian plaza, provides in-town
housing for persons who wish to live or work here. The redevelopment overlay zone has
been successful in encouraging compact development on Crescent Street. A sidewalk has
been added on the south side, with regularly spaced shade trees growing along the street.

The subject property was, however, included in the Old San Carlos / Crescent Street
Master Plan. At the design charrette for that plan, several concepts for redeveloping
the subject properties were examined. As summarized on Page 3 of the master plan:
The Helmerich Plaza site is underutilized and a blighting influence on Crescent. Three
redevelopment concepts were offered [at the charrette], each with two-story buildings
fronting directly on sidewalks:
a. Add an L-shaped mixed-use, urban building at Estero and Crescent, including the
area over the existing drive-through lane
b. Move all buildings to the perimeter of the block and add large awnings to protect
pedestrians
c. Convert the area north of the east-west driveway to a public use, with commercial
uses to the south reconfigured to face the exterior sidewalks
d. An interior parking lot or garage with landscaped courtyard

The consulting team preparing the Old San Carlos master plan later presented two
redevelopment concepts to the town for the properties along Old San Carlos, Crescent, and First/Second/Third/Fifth Streets. One concept showed moderate infill
development, at levels that could be supported with surface (ground-level) parking.
The other showed more intense infill development, which would require at least one
parking garage.
The “moderate infill” concept was described as potentially evolving into the “more
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intense infill” pattern over time, with the more intense plan depicting what could
happen if one or more of the large surface parking lots were redeveloped into parking
garages and more new buildings were added to take advantage of the increased
parking supply. The two plans were developed together so that this sequence could
occur over time; the large surface parking lots were sized and situated so that parking
garages could be built atop them in the future, if they are needed and financially
feasible.
The consensus of the town at that time was to proceed with greatest attention to the
moderate infill plan only, the plan with surface parking. That is the plan that is being
implemented through your new land development code.
As to the future of Crescent Street, the OSC/Crescent report contained the following
description:
Crescent Street now forms a second link between Bayfront Square and bustling Estero Boulevard.
Sidewalk improvements have made Crescent part of a popular walking path around and under
the bridge. While not as prominent as Times Square or Old San Carlos, Crescent has settled into
a very natural mix of uses, combining modest commercial enterprises, lodging, and in-town
residences. Several vacant or underutilized lots have been developed or redeveloped. Notably,
the former Helmerich Plaza strip shopping center has been reconfigured as a street-oriented,
charming part of the town core. The redevelopment features a mid-block parking lot with a
“liner” of normal mixed-use buildings around it, providing windows, doors, and balconies
overlooking the street. The parking lot is large enough to be converted to a parking garage that
would be screened from view on all sides by the “liner buildings.” An intimate park has been
created midway on Crescent Street, furnishing a unique neighborhood identity.

The “moderate infill” concept for this site was illustrated with the sketch on the next
page and described in the text as follows:
The Helmerich Plaza was developed under the auto-oriented, strip shopping center paradigm
that was dominant at the time it was conceived, and as a result it is spatially disconnected from
its surroundings. Today, the image of this bland center appears out of sync and out of scale with
its vibrant context. Not surprisingly, the center shows signs that it is underperforming businesswise, including vacancies and rapid tenant turnover — despite the fact that a few hundred feet
away, merchants and restaurateurs are thriving. (Note that the bustling Times Square scene is
said to be notoriously deficient in parking, while this parking-oriented strip center, with large
lots right in front of the buildings, appears less successful. Perhaps this gives credence to the
notion that towns can better withstand a shortage of parking than they can a shortchanged
sense of place.) The strip center as it stands today has such a weighty visual impact that it likely
has had a chilling effect on the redevelopment prospects of properties all around it.
This area presents a significant opportunity for redevelopment that improves the neighborhood
in several ways: First, the visual blight can be replaced with a positive, engaging, skyline — an
extension of the town’s eclectic architecture. Second, a pedestrian-hostile scene can be replaced
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with one that welcomes walking.
Third, an underperforming real estate
asset and part of the tax base can be
boosted to its real potential, improving
prospects for other surrounding properties as well. Last, its redevelopment
can lead to new efficiency in a managed
parking supply, which could help the
perceived parking shortage in the area,
provided the parking created here is
shared under some form of cost-sharing
and income-sharing arrangement with
neighbors and/or the town.
The key here is to adapt this important
commercial property to the present and
future realities of the core area: a
pedestrian-oriented, street-oriented
“park-once” district which places priority on the sense of place.
This means, among other things, that
when the property is redeveloped,
buildings should be aligned along the
block edge, facing outward, and that
parking (whether at-grade or in a garage) should be located in the center of
the block.

The amount of development that would be allowed if this comprehensive plan
amendment is approved would greatly exceed both the selected “moderate infill plan”
and the more intense infill plan.
At this time, the town is not obligated to limit development on the subject property to
two stories. It is within the town’s discretion to expand the redevelopment area, which
is now centered along Old San Carlos Boulevard, to a larger area, now or in the future.
However, there is a burden on the applicant to persuade the town that a previously
uncontemplated intensification of land uses is warranted at this site and at this time.
Two general justifications have been provided. One is described in detail in Exhibit
IV-E to the application (included as an attachment to this memorandum), basically
that the proposed change is needed for the applicant to comply with the town’s plan
to encourage three-story buildings on this property. However, the assertion that any
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plans of the town call for three stories on the subject property is simply incorrect.
Another justification has been presented as part of the pending CPD zoning case: the
economic value of the development as proposed would allow the applicant to construct a parking garage that would have some extra capacity available to the public.
However, as part of the rezoning request there had been no commitment to build the
parking garage, merely a request to be allowed to build a parking garage. Also, there
had been no correlation demonstrated between the amount of parking that would be
available to the public and the amount of extra development rights that the town
would essentially be trading for getting extra beach parking without having to spend
public funds.
The Town Council agreed on May 14 that if it were to enter into such a trade, the
trade would be memorialized in a formal development agreement that would spell out
when the parking garage would be built, how the town can be assured that surplus
parking will be available to the public, for how many years the developer is committed
to provide this parking to the public, and what development rights are being granted
in return. A development agreement with these concepts is now being drafted for
consideration by the Town Council this fall.
The latest site plan for Seafarer’s Plaza reduces the height of the portion of the hotel
building along Crescent Street to two stories, but still includes 66 hotel rooms. This is
accomplished by adding the McDonalds parcel to the site plan and placing some of
the hotel rooms in a second story over the restaurant.
The original site contained 3.26 acres; multiplied by 6 DU/acre and then applying the
maximum equivalency factor of 3 hotel rooms for each DU, the most hotel rooms that
could have been built was 58. However, by adding the 0.38-acre McDonalds site to
Seafarer’s Plaza, an additional 7 hotel rooms could be allowed, making the new cap 65
hotel rooms, only one short of the requested 66.
Building sizes on the subject property are currently limited by the space required for
parking and by the current building height limit in the overlay district of 40 feet
above flood elevation. In the new land development code, there will also be maximum
floor-area-ratios for new buildings, and the current draft includes a more restrictive
height limit that would allow (by right) only a second story above ground-level shops,
with a maximum height of 30 feet above flood elevation.
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If the town wishes to approve this plan amendment, it would need to decide which of
the several methods of amending the plan the applicant has suggested would be the
most suitable. The applicant has provided three different option, each of which is
detailed in Exhibit A of the application, a copy of which is attached.
The 3.26-acre site for which this proposal was originally made lies in the “Pedestrian
Commercial” land-use category in the triangle between Estero Boulevard, Crescent
Street, and Fifth Street, as shown on the map below.
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