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City of Bonita Springs 
Planning and Zoning Division 

STAFF REPORT FOR 
COMPREHENSIVE PLAN AMENDMENT 

EXPEDITED STATE REVIEW 

CPA18-54980-BOS and CPA18-54982-BOS 
X Text Amendment X Map Amendment 

This Document Contains the Following Reviews: 
X Staff Review 

Local Planning Agency (LPA) Review and Recommendation 
City Council Hearing for Transmittal 
City Council Hearing for Adoption 

STAFF REPORT PREPARATION DATE: July 10, 2020 

PART I- BACKGROUND AND STAFF RECOMMENDATION 

A. SUMMARY OF APPLICATION 
1. Applicant: LB Estero Bay Investments, LLC 

2. Request: To amend the Bonita Springs Comprehensive Plan as follows: 

a. Amend the text of the Coconut Village Future Land Use Category as 
follows: 

Include the following new uses: restaurant, Continuing Care Facilities 
(CCF) including ancillary medical, skilled nursing care facilities, 
personal service and similar uses, Independent Living Facility (ILF) 
units, Assisted Living Facility (ALF) units, and multi-family dwelling 
units; 

Limit non-residential uses to ancillary uses only if the development 
includes residential and/or CCF uses; 

Increase the density from six (6) dwelling units per acre to 11.4 
dwelling units per acre or, alternatively, 6.4 dwelling units per acre; 

Allow a maximum of 300 multi-family residential units or a CCF 
containing 300 ILF units and 75 ALF beds; 

A buffer shall not be required between the CPD/RPD areas; and 
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At a minimum, the development must provide the following waterfront 
public facilities: one (1) publicly accessible boat ramp, ten (10) boat 
slips for use by the public, one (1) boat slip dedicated to the Estero Fire 
District, one (1) boat slip dedicated to the Lee County Sheriff’s Office, 
and fifteen (15) boat trailer parking spaces. 

b. Amend the City’s Future Land Use Map for approximately 30.51+/- acres 
of land from City of Bonita Springs Resource Protection and Lee 
County Outlying Suburban and Wetlands to the City of Bonita Springs 
Coconut Village and Resource Protection Future Land Use Categories 
as depicted on the proposed Future Land Use Map. 

B. STAFF RECOMMENDATION AND FINDINGS OF FACT SUMMARY 
1. Recommendation: The City Council should exercise its legislative authority 

and determine whether to transmit the proposed Future Land Use Text 
Amendment and the proposed Map Amendment as identified in Exhibit A. 

The staff report includes an analysis indicating an inconsistency with policies 
of the Bonita Springs Comprehensive Plan based on City’s historical 
application of the land development code (LDC). The City Council may direct 
City Staff to interpret provisions in the comprehensive plan and LDC in a 
manner that insures that the legislative intent of the adopting City Council is 
understood and applied by subsequent City Councils, employees, private 
property owners and any other affected person. 

This application includes a comprehensive plan request that allows a structure 
to be built at a height greater than 75 feet.  In 2017, the City Council adopted 
the following LDC provision which requires an affirmative vote of five (5) or 
more council members to approve a structure greater than seventy-five (75) feet 
in height: 

LDC Sec. 4-53.-Functions and authority of city council. 

(5).  Voting.  Any decision by city council to amend its 
comprehensive plan, whether by a text or map amendment, which 
will allow a structure to be built at a height greater than 75 feet, will 
require the affirmative vote of five or more council members, 
provided that this requirement shall be subject to, and not 
contravene, the provisions of the City Charter, including, but not 
limited to Charter § 26 thereof. This enhanced voting requirement 
will not be applicable to the processing of any comprehensive plan 
amendment applications that were filed before December 1, 2016. 

The request maintains the same uses and general standards of the existing 
Coconut Village Future Land Use Category, which was previously determined 
consistent with the Annexation Agreement (Attachment A) for the property. 
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The Applicant’s requests modifies the intent, appropriate uses, and 
development standards of the Coconut Village Future Land Use Category by 
adding specific permissible uses and increasing residential densities that would 
allow the placement of vulnerable populations in the Coastal High Hazard Area 
and Coastal Management Areas.  These modifications coupled with the 
companion rezoning application appear inconsistent with the Annexation 
Agreement. As such, City Council should legislatively determine if these 
requested amendments are an appropriate use of the property. 

2. Proposed Future Land Use Map Amendment: Coconut Village (26.38 acres) 
and Resource Protection (4.13 acres). 

3. Basis and recommended findings of fact: 
• The proposed amendment encompasses fifty-four (54) separate parcels 

totaling 30.51+/- acres. 
• The lands comprising the project were annexed into the City in two (2) 

phases.  The first phase was annexed into the City in 2014.  Both phases are 
subject to an Annexation Agreement, BSC-03-46 (Attachment A). In 2014, 
the City approved a Future Land Use Map amendment to designate Phase 1 
of the property as Resource Protection and a new future land use category, 
Coconut Village. 

• The second phase was annexed into the City in 2015.  Per Section 
171.062(2), Florida Statutes, annexed property remains subject to the 
requirements of a county’s land use plan and a county’s zoning or 
subdivision regulations until the municipality adopts a comprehensive plan 
amendment that includes the annexed area.  To date, the City has not 
amended the City’s Future Land Use Map to designate the Phase 2 lands 
with a City future land use category. 

• The Coconut Village Future Land Use category was created and approved 
to accommodate the redevelopment of the property as contemplated in the 
Annexation Agreement. 

• The previous owners obtained a planned development zoning approval from 
the City for the lands within Phase 1, referred to as the Estero Bay Marina 
Commercial Planned Development (CPD) through Zoning Ordinance (ZO-
14-03).  The zoning approved the redevelopment and expansion of the 
marina from forty (40) to seventy-two (72) wet slips, 150 dry slip boat 
storage, and other retail uses (207,000 square feet) that were open to the 
general public and for limited private membership club uses. While the 
CPD did not specify the public use of the retail uses (like restaurants, 
accessory marine uses, associated parking, and open space), it did presume 
that these uses would be open and available to patrons, which include the 
general public.  Similar to community retail establishments, the general 
public may patronize at those establishments. 

• The previous owners obtained permits to improve portions of the existing 
seawall on the south side of the marina.  They also submitted a local 
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development order for the Phase 1 development but did not respond to the 
City’s Staff comments; therefore, the permits were vacated and withdrawn. 

• The previous owners stated that they had difficulty securing financing for 
the project and had several discussions with the City Staff and other 
interested parties regarding alternative uses for the site.  The City Staff has 
continuously expressed the history and intent of the Annexation Agreement 
and that any proposed change in uses should take into consideration public 
access to the Estero Bay. 

• The Applicant purchased the property in 2018.  The Applicant is 
considering two (2) residential development scenarios, both of which 
include a public access component to Estero Bay. The Applicant has 
provided a public amenities matrix that compares the proposed public 
amenity/public uses of their project to the Estero Bay Marina Commercial 
Planned Development CPD (only included Phase 1). 

• Therefore, the proposed text amendment to the Coconut Village future land 
use category modifies the text by: 1) allowing more stand-alone residential 
uses in multi-family buildings or 2) allowing senior living opportunities 
(Continuing Care Facility with Independent Living and Assisted Living, 
with associated facilities). The proposed amendment also increases the 
density from 6.0 dwelling units an acre (du/acre) to 11.4 du/acre under one 
scenario or to 6.4 du/acre under the second scenario. Finally, the 
amendment sets forth a minimum standard for providing waterfront public 
access through a boat ramp, wet slips, and boat trailer parking. 

• The Applicant has filed a companion rezoning request for the uses and 
intensity consistent with this amendment request for the stand-alone 
residential uses, the increase in density, the marina and marine support uses, 
and other public and private recreational uses. The Applicant has agreed to 
preserve the ability under the Development of Regional Impact (DRI) for 
the construction of the 150 dry boat storage use, subject to the Lee County 
Manatee Protection Plan, in the event there is a market to support the use in 
the future.   
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• The Applicant’s requests modify the intent, appropriate uses, and 
development standards of the Coconut Village Future Land Use Category. 
The table below provides a summary of the items as set forth in the 
Annexation Agreement, the current Coconut Village Future Land Use 
Category, and the proposed Coconut Village Future Land Use Category. 

Annexation 
Agreement 

(BSC-14-03-46) 

Coconut Village 
(Ordinance No. 14-
23) and Estero Bay 

Marina CPD 
(Zoning Ordinance 

No. 14-03) 

Coconut Village (Proposed 
Text) 

Comprehensive 
Plan Text 

Intent: To provide 
“property-designed 
destination resort 
facilities,” to 
enhance and 
diversify the 
recreational 
opportunities and 
economy of the City 
of Bonita Springs.  

Intent: Marine, retail, 
hotel, and office uses. 

Appropriate uses: 
Marina (not solely for 
private use) and 
marine accessory 
uses; Limited private 
club use as defined in 
planned development 
process may be 
allowed; 
Hotels/resorts and 
ancillary retail, 
cultural, and public 
and private 
recreational uses; 
Residential dwellings 
when incorporated 
into a resort complex 

Adds uses to intent: 
Restaurant, Continuing Care 
Facilities (CCF) including 
ancillary medical, skilled 
nursing care facilities, 
personal service and similar 
uses, Independent Living 
Facility (ILF) units, Assisted 
Living Facility (ALF) units, 
multi-family dwelling units. 

Modifies appropriate uses: 
Removes the requirement that 
residential dwellings are 
permitted when incorporated 
into a resort complex. 

Adds CCF, ILF, and ALF 

Land Uses Exhibit D:  11.3 
acres marina 
(marina, boat rental, 
boat storage, clubs, 
recreational 
facilities, 
restaurants) and 5.9 
acres of commercial 
(parking lots and 
parking garage, 
retail, recreational 
facilities, restaurants, 
etc.) 

Phase 1: 13.69 acres 
Coconut Village and 
3.65 Resource 
Protection 

Marine, office, retail, 
and hotel, designed to 
enhance and protect 
the public use of, and 
access to, the marina 
and waterfront areas 
of Estero Bay, 
Development of wet 
and dry slips 

Includes Phase 1 and Phase 2: 
26.38 acres Coconut Village 
and 4.13 acres Resource 
Protection 

Previous Coconut Village 
uses and a request to add 
continuing care retirement 
communities (including 
independent living units, 
assisted living units, skilled 
nursing, memory care 
facilities, ancillary medical 
personal service and similar 

July 10, 2020/JTG Page 6 of 23 
Bayview on Estero Bay Staff Report 



 
                 

 

  
 

 
 

  

 
 

 
 

 
 

  
  

 
 
 

 
 

 

 
 

  
 

 
 

  
 

 
  

  
 

 

  
  

   

 
  

  
 

 
 

 
 

    
 

 
 

   
 

 
  

uses), multi-family dwelling 
units. 

Request to delete “designed 
to enhance and protect the 
public use of, and access to, 
the marina and waterfront 
areas of Estero Bay.” 

Height One new building 
greater than 75’ 

Buildings over 75 
feet from the base 
flood elevation to the 
eaves shall be limited 
to a locations that do 
not negatively impact 
adjacent property 
view corridors or 
neighborhood 
compatibility. 

Compatibility with 
surrounding 
buildings 

No change to text other than 
to add Florida Building Code 
reference that requires one 
foot of free board above 
minimum flood elevation.  

The companion PD request 
includes two structures (A1 
and A2) on one pedestal over 
75’ in height. 

Density and 
Intensity 

10 du/acre 6 du/acre when 
incorporated into a 
resort complex 

11.4 du/acre (Multi-family) 
6.4 du/acre (CCF/ALF/IF) 

Traffic impacts N/A Phase 1 CPD for (72) 
wet slips, 150 dry slip 
boat storage, and 
other retail uses 
(207,000 square feet) 
that were open to the 
general public and for 
limited private 
membership club 
uses:  3,543 Daily 2-
way trips 

Multi-family and 72 wet 
slips: 1,783 Daily 2-way trips 

Coastal impacts N/A Chapter 163 Chapter 163; Coastal 
Management Area policies 
apply 

• The Applicant has engaged the public and multiple stakeholders to address 
a variety of concerns.  The Applicant has hosted two (2) Neighborhood 
Information Meetings, as required by the City’s LDC.  They have also 
worked with various community groups and adjacent property owners 
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[Pelican Landing Community Association (PLCA)] to balance waterfront 
public access to the Estero Bay, while protecting the environment cognizant 
of the Pelican Landing Community Association Marina plans.  

• The Applicant is in the process of obtaining modified permits from the 
Florida Department Environmental Protection (FDEP) and from the Army 
Corps of Engineers (ACOE) for the changes to the marina. 

4. The Applicant’s proposed Comprehensive Plan Text Amendment and 
proposed Future Land Use Map Amendment are included in Attachment A. 

C. SUMMARY/BACKGROUND DISCUSSION: 

1. EXISTING CONDITIONS 

Size of Property: 30.51+/- acres. 

Property Location:   The property is located at the northwest corner of Coconut 
Road and Coconut Point Resort Drive. 

Existing Use of Land: The property contains a closed marina waterfront and a few 
vacant residential structures. 

Current Zoning: The portion of the property that was annexed in Phase 1 was 
rezoned by the City to a Commercial Planned Development (ZO-14-03) in 2014. 
The remaining portion of the property that was annexed in Phase 2 is zoned Lee 
County Residential Planned Development (RPD), Mobile Home Planned 
Development (MHPD), and Agriculture AG-2. 

Current Future Land Use Category:   The subject property is designated as City of 
Bonita Springs Coconut Village (13.7 acres) and Resource Protection (3.7+/- acres) 
and Lee County Outlying Suburban (13.2+/- acres) and Wetlands (0.10+/- acres). 

2. COMPREHENSIVE PLAN BACKGROUND 

The previous owners’ redevelopment plans were unique and could not be 
accommodated under the City’s future land use classifications in early 2014. 
Consequently, the Coconut Village Future Land Use category was created and 
adopted for the redevelopment of the property based on a vision set forth in the 
Annexation Agreement.  The prior owners voluntarily annexed property into the 
City of Bonita Springs in two (2) phases.  The Phase 1 property was assigned the 
Coconut Village Future Land Use category classification in 2014. The second 
phase was annexed in 2015 but was never assigned a City future land use 
designation. Per Section 171.062(2), Florida Statutes, an area annexed is subject 
to a county’s land use plan and a county’s zoning or subdivision regulations at time 
of annexation until the municipality adopts a comprehensive plan amendment that 
includes the annexed area. 
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The request proposes to amend the property’s future land use map designation from 
City of Bonita Springs Resource Protection and Lee County Outlying Suburban and 
Wetlands to the City of Bonita Springs Coconut Village and Resource Protection 
Future Land Use Categories as depicted on the proposed Future Land Use Map 
(Exhibit A). This request also includes a comprehensive plan text amendment to 
modify the Coconut Village future land use category consistent with the 
Applicant’s two (2) development scenarios. 

The City of Bonita Springs Resource Protection category reads as follows: 

Policy 1.1.20: Resource Protection - Intended to recognize the environmental sensitivity 
of sizeable, privately owned, vacant lands located outside of developed areas or 
approved planned developments and identified as wetlands using the Lee County 
GIS files. 

a. Appropriate uses are limited to residential use at a density of not greater than 
one unit per 20 gross acres and recreational uses within the approximately 1,904 
acres of gross land area in the land use category that will not adversely affect 
the ecological or hydrologic functions of the wetlands. 

b. Specific locations of wetlands or rare and unique upland habitats not so 
designated on the Future Land Use Map may still be subject to development 
limitations associated with provisions contained in other Goals, Objectives and 
Policies contained in this Comprehensive Plan. 

The City of Bonita Springs Coconut Village category (as adopted) reads as follows: 

Policy 1.1.10.2: Coconut Village: Intended to accommodate marine, retail, hotel 
and office uses designed to enhance and protect the public use of, and access 
to, the marina and waterfront areas of Estero Bay. Development of wet and 
dry slips, boat ramps and other marine related uses will provide access for 
public and private club members. This future land use category is applicable 
to areas along Estero Bay, and shall not be located on any barrier island. 
Proposed development within this and future land use category shall adhere 
to innovative design and planning principles that incorporate the protection 
of the natural resources of Estero Bay while providing the recreational and 
boating opportunities to the City of Bonita Springs. 
a. All new development within the Coconut Village category shall be 

required to be zoned planned development. All density, intensity, height 
and types of uses will be established during the planned development 
rezoning process. 

b. Appropriate uses within the Coconut Village future land use category 
include the following: 
i.  Marina and marine accessory uses. Marina uses shall not be solely 
for private use. 
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ii. Limited private club use as defined in planned development process 
may be allowed. 
iii. Hotels/resorts and ancillary retail, cultural, and public and private 
recreational uses. 
iv. Residential dwellings when incorporated into a resort complex. 

c. Development Standards: 
i. Development shall be located to minimize loss of environmentally 
sensitive areas. 
ii. Nonresidential uses shall be limited to a maximum floor area ratio 

(FAR) of 1.2. 
iii. Residential uses with a resort character and lifestyle may be 
integrated into resort use and may share in resort amenities. 
iv. Residential density shall be limited to not more than 6 dwelling units 
per acre within the approximately 17 acres of gross land area in the land 
use category. 
v. Residential density calculations shall be considered for the gross 
project acreage regardless of other uses on the project. 

d. Height. 
i. Buildings over 75 feet from the base flood elevation to the eaves shall 
be limited to a location that do not negatively impact adjacent property 
view corridors or neighborhood compatibility. 
ii. Compatibility with surrounding buildings. 

e. Locations shall have access to a transportation network with adequate 
capacity and sufficient and navigable access to waters of Estero Bay. 

f. Coastal High Hazard. Impacts on sheltering and evacuation resulting 
from development/redevelopment activities within the CHHA shall be 
mitigated through cooperation and coordination with Lee County 
Emergency Management Operations at time of local development order. 
If the shelter and evacuation mitigation has been provided through the 
Development of Regional Impact process, then no further mitigation is 
required at the time of local development order. 

The Lee County Outlying Suburban category reads as follows:  

POLICY 1.1.6: The Outlying Suburban areas are characterized by their 
peripheral location in relation to established urban areas. In general, these 
areas are rural in nature or contain existing low-density development. 
Some, but not all, of the requisite infrastructure needed for higher density 
development is generally planned or in place. It is intended that these areas 
will develop at lower residential densities than other Future Urban Areas. 
As in the Suburban areas, higher densities, commercial development greater 
than neighborhood centers, and industrial land uses are not permitted. The 
standard density range is from one dwelling unit per acre (1 du/acre) to three 
dwelling units per acre (3 du/acre). Bonus densities are not allowed. 
(Amended by Ordinance 91-19, 03-20, 07-09) 
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The Lee County Wetlands category reads as follows: 

OBJECTIVE 1.5: WETLANDS. Designate on the Future Land Use Map 
those lands that are identified as Wetlands in accordance with F.S. 
373.019(17) through the use of the unified state delineation methodology 
described in FAC Chapter 17-340, as ratified and amended in F.S. 
373.4211. (Amended by Ordinance No. 94-30) 

POLICY 1.5.1: Permitted land uses in Wetlands consist of very low-
density residential uses and recreational uses that will not adversely affect 
the ecological functions of wetlands. All development in Wetlands must be 
consistent with Goal 114 of this plan. The maximum density is one 
dwelling unit per twenty acres (1 du/20 acre) except as otherwise provided 
in Table 1(a) and Chapter XIII of this plan. (Amended by Ordinance No. 
94-30) 

POLICY 1.5.2: When the exact location of Wetlands boundaries is in 
question, Chapter XIII of this plan provides an administrative process, 
including a field check, to precisely define the boundary. (Amended by 
Ordinance No. 94-30) 

POLICY 1.5.3: Wetlands that are conservation lands will be subject to the 
provisions of Policy 1.4.6 as well as the provisions of Objective 1.5. The 
most stringent provisions of either category will apply. Conservation 
wetlands will be identified on the FLUM to distinguish them from non-
conservation wetlands. (Added by Ordinance No. 98-09) 

3. SURROUNDING ZONING, LAND USES, AND FUTURE LAND USE 
DESIGNATIONS. 

The area is surrounded by conservation, hospitality, and recreational uses. Directly 
to the north are conservation and recreational uses within the Raptor Bay Golf Club 
and Hyatt Plantation resort and timeshare area. The mangroves and golf course are 
a part of the timeshare property, which is zoned Residential Planned Development 
(RPD).  Directly to the east is Coconut Resort Drive (50’ private driveway 
easement), and the entrance to the Raptor Bay Golf Club and Hyatt Plantation resort 
and timeshare area. Directly to the south is Coconut Road, a two-lane county 
collector roadway and a portion of the PLCA Marina parcel.  This portion of the 
Marina parcel that directly abuts the project is a roadway and mangrove area 
protected by a conservation easement.  South of Coconut Road is the Hyatt Regency 
at Coconut Point, a hotel and conference/event facility.  This northernmost section 
of the Hyatt’s facility encompasses an outdoor recreational area (swimming pool 
and lazy river), parking garage, loading/unloading area, waste management, and 
other service function areas.  Directly to the west is a portion of the PLCA Marina 
parcel and the Estero Bay.  This portion of the Marina parcel also directly abuts a 
mangrove area protected by a conservation easement.  The Applicant is in the 
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process of modifying existing permits with FDEP and ACOE and states that this 
project will improve the water quality in this area above current conditions. 

The surrounding properties have the following attributes: 

Existing Zoning & Land Use Future Land Use Map 

North: Kersey Smoot RPD and Pelican 
Landing RPD/CPD, Pelican Landing 
Golf Resort 

Lee County Wetlands and Lee 
County Outlying Suburban 

East:      Kersey Smoot RPD and Pelican 
Landing RPD/CPD, Pelican Landing 
Golf Resort 

Lee County Outlying Suburban 

South: Pelican Landing RPD/CPD, Pelican 
Landing Community Association 
Marina and the Hyatt Regency 
Coconut Point Resort and Spa 

Lee County Wetlands and Lee 
County Outlying Suburban 

West:     Estero Bay N/A 

PART II- STAFF ANALYSIS 

A. STAFF ANALYSIS 

TRANSPORTATION/TRAFFIC CIRCULATION IMPACTS 

The request has been reviewed by the City’s Community Development, Lee County 
Department of Transportation (LCDOT), and the Village of Estero.  The Village of Estero 
has received concerns regarding development along Coconut Road and has commissioned 
several traffic studies, the latest was a supplement to the 2016 Coconut Road Traffic Study. 
This supplement is a traffic technical memorandum, which analyzed capacity concerns and 
intersection operations along Coconut Road. 

The Applicant’s analysis indicates that Coconut Road will operate at a Level of Service 
“E” with this project. It is possible that this project may need to make site-related 
improvements; however, that analysis will be performed at time of local development 
order. The City Staff will continue to include the Village of Estero and LCDOT on all 
future application requests that have the potential to impact Coconut Road. 

ENVIRONMENTAL 

Wetlands and the Boat Basin 
The previously-issued DEP and ACOE permits focused on the number of boat slips, 
dredging depths, mangrove removal, turbidity control during construction, marina flushing 
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after the marina is built, and an Operation and Maintenance Plan. The Applicant is in the 
process of obtaining modifications to these permits to expand the basin and boat trailer 
parking area. The previously specified controls are still likely to be required by each permit 
as applicable. Fueling services are no longer being offered at the marina.  The Applicant 
is requesting to dredge the entire marina bottom to -4’ mean low water (MLW).  The 
previous permit specified depth to -3’ MLW for all but twenty-seven (27) slips that would 
have been  dredged to -4’ MLW to allow the boats to raise and lower from the lifts without 
causing turbidity in the water column.  

An additional area (0.09 acres) of the mangrove Conservation Easement will be removed 
and the Applicant has proposed to add 0.10 acres of mangrove swamp and wetlands along 
the northeastern border of the Conservation Easement. The removal and mitigation of 
these mangroves will be reviewed by DEP and ACOE.  The onsite mangroves extend and 
are connected to offsite mangroves to the north also under a Conservation Easement.  A 
0.62-acre freshwater wetland area is located in the northeastern portion of the project and 
will be preserved and restored. 

Listed Species 
Listed species that may occur in a marina basin include marine sea turtles, manatees, and 
small toothed sawfish. Policy 7.7.9 states: “The city shall utilize the Boat Facility Siting 
Plan for Lee County to review proposed marina and other boat facility permitting requests.” 
The Lee County Manatee Protection Plan was consulted, and previous approval was given 
by Lee County. 

As part of this plan, information signs about manatees will be posted at the marina for 
boaters to read. Marine sea turtles and small toothed sawfish are expected to avoid the boat 
basin due to the noise and vibrations from boating activity within the basin. 

Since the permits for the 150 dry slips have expired, a new Manatee Consistency Plan 
review is required for five (5) additional boat trailer parking spaces which count as dry 
slips. All other slips were accounted for in the agency permits for the marina. 

The mangrove preserve area on the north side of the project will have a preserve 
management plan to help protect the area from exotic plant invasions, garbage and trash, 
etc. Listed species such as bromeliads, orchids, and small toothed sawfish are expected to 
utilize this area.  No listed species likely to occur in the remaining upland and freshwater 
wetland portion of the site were found, presumably due to the disturbed nature of the site. 

Water Quality & Best Management Practices 
City of Bonita Springs Water Quality Objectives and Policies, 16.1 through 16.2.3 are 
geared towards surface water, storm water, groundwater, level of service, and 
infrastructure. These policies require that these items be regulated and infrastructure be in 
place as development occurs. Since our regulations are in place, this project will adhere to 
these policies as permits are obtained. 
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Best Management Practices, Objective 9.3 and Policies 9.3.1 through 9.3.3 address 
stormwater treatment. Per these policies, the facility will also have a traditional stormwater 
treatment system to capture runoff from the impervious areas, retain the water, treat it 
through the use of swales and wet and dry detention areas, and release it. Per Policy 9.3.3, 
water quality treatment will be 50% more due to the discharge into an aquatic preserve. 
The marina will have additional best management policies per their DEP and ACOE 
permits that include very specific turbidity controls during construction with sampling 
every four (4) hours for turbidity. 

The Applicant has addressed the common water quality problems that arise from marinas, 
boat basins, and dead-end canals due to lack of flushing.  To enhance and maintain flushing 
of the boat basin and to accommodate the upland development plans for the property, the 
applicant proposes to create a tidal connection between the basin and the conservation 
easement by expanding the basin to the north and eliminating a small tidal wetland and 
associated box culvert. To accomplish this connection the disturbed area within the 
conservation easement will be degraded to match existing elevation. 

By expanding the size of the basin and establishing a tidal connection through the 
mangroves, flushing of the basin can be improved over the previous permitted tidal 
wetland. To demonstrate the improved flushing, the applicant employed two methods to 
predict the rate of flushing, one for ebb tide release based on the measured ebb current 
velocities in the basin and bay and one for flood tide release based on salinity density 
currents. The calculated flushing rate for the ebb tide release was 14 hours and the flushing 
rate for flood tide release was 66 hours. State regulations require 96 hours or less. Live 
aboards are not permitted. All vessels that moor, dock, or use the marina shall be 
maintained in a fully operational condition. 

Minor in-water repairs and boat maintenance that will not cause water pollutants are 
allowed. Prohibitions include: marine sewage, hazardous materials, discharges of oils and 
greases associated with engine and hydraulic repairs and related metal-based bottom paints 
associated with hull scraping, cleaning, and painting. Other water quality measures, such 
as over water fish cleaning stations and in water hull maintenance are prohibited. 

Archeological 
The Applicant hired Archaeological and Historical Conservancy, Inc., to conduct a 
Cultural Resource Assessment Survey dated August 2017.  A previous report was done in 
2013. The 2013 analysis found that the site had an overall medium probability for 
archaeological sites.  However, the 2017 report found a low probability due to the site’s 
low elevation.  A site search with the Florida Division of Historic Resources determined 
that no previously recorded cultural resources occur in the project site. The pedestrian 
survey and shovel tests were all negative. Five (5) structures were documented on the 
parcel, three (3) structures remain on the site. In the opinion of the Applicant’s consultant, 
one (1) of the remaining structures is not eligible for listing in the National Register of 
Historic Places. There was insufficient information to determine the eligibility of the other 
structures.  Through the current FDEP permit modification review, the Florida Division of 
Historical Resources is recommending that the project area be subjected to supplemental 
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systematic subsurface testing and that the resultant survey report should conform to the 
provisions of Chapter 1A-46, Florida Administrative Code, and reviewed by their office, 
along with the original Phase I report and updated documentation for the five (5) historical 
structures initially recorded. 

ALTERNATIVE TRANSPORTATION 
LeeTran provides transit service within the City of Bonita Springs.  The closest LeeTran 
transit service route is Route 600, which includes three (3) stops near the Coconut Point 
Mall.  No extension of transit service is proposed at this time. 

EMERGENCY MEDICAL SERVICES (EMS) 
In a letter dated March 15, 2019, Lee County EMS states that one (1) primary ambulance 
can serve the development. The primary ambulance is Medic 29; one other location is 
within six (6) miles of the proposed development and both ambulances are projected to 
meet existing service standards. 

LAW ENFORCEMENT 
In a letter dated February 28, 2019, the Lee County Sheriff states that law enforcement 
services will be provided from the district office in Bonita Springs. It also stated that the 
proposed increase in density would not affect the ability of the Lee County Sheriff’s Office 
to provide core levels of service. The Applicant has proposed a dedicated wet slip for the 
Lee County Sheriff to assist in providing law enforcement service for the marina and the 
Estero Bay area. 

FIRE 
Estero Fire Rescue will serve the subject development. In a letter dated February 25, 2019, 
Estero Fire Rescue states that their department has sufficient facilities to serve the proposed 
development. The Applicant has proposed a dedicated wet slip for Estero Fire to assist in 
providing health and life safety service near the marina and the Estero Bay area. 

SCHOOL IMPACTS 
The proposed text amendment requests two (2) development scenarios.  Under the 
continuing care scenario, no impacts to schools are anticipated.  Under the multi-family 
scenario at 11.4 du/acre, it is anticipated the project may generate thirty-four (34) school-
aged children.  In a letter dated November 2, 2018, the Lee County School District Staff 
states that the level of service is adequate to accommodate this increase in residential 
development. 

SOLID WASTE 
Lee County Division of Solid Waste has sufficient capacity to service the project per a 
letter dated March 4, 2019. 

POTABLE WATER AND SANITARY SEWER 
The subject property will be served by Bonita Springs Utilities (BSU).  According to a 
letter dated February 22, 2019, BSU states that there is presently sufficient potable water 
and sanitary sewer capacity to serve the proposed development. 
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CONSISTENCY WITH THE BONITA PLAN 

The comprehensive plan text amendment request is to modify the Coconut Village Future 
Land Use category.  The existing language was adopted in 2014 based on the vision 
outlined in the Annexation Agreement to redevelop the property with a marina (wet and 
dry slips), retail (inclusive of restaurants), office, and a resort hotel with ancillary 
residential uses with the intent to enhance and protect the public use of, and access to, the 
marina and waterfront uses of Estero Bay.  The proposed text amendment maintains a 
majority of the uses, but allows for residential uses (multi-family, continuing care, 
independent living, and assisted living units) as primary uses at a higher density. 

Future Land Use Element 
Bonita Plan Goal 1 addresses land use patterns by providing a variety of land uses, 
encouraging a mixture of uses, and preserving the natural environment and economic 
vitality of the community with the availability of essential services. The proposed amended 
Coconut Village Future Land Use category will still encourage the redevelopment of an 
older marina into current compliance and will still provide public access to the Estero Bay 
waterfront.  The proposed map amendment will encourage redevelopment of the marina 
with public and private marine uses and non-residential uses, while still preserving 
environmentally sensitive areas in the Resource Protection category. 

Policy 1.1.3 recognizes that most individual land use categories include a maximum 
allowable height with the actual allowable height for any given property stated in the LDC 
or enacting planned development zoning ordinance based on consideration of compatibility 
with surrounding existing land uses and future land use patterns.  During the last Evaluation 
and Appraisal Review (EAR), the public reiterated the desire to limit the height of buildings 
to a maximum of seventy-five (75) feet from base flood elevation. 

In 2017, the City Council adopted LDC Sec. 4-53 which requires an affirmative vote of 
five (5) or more council members for any decision to amend its comprehensive plan, 
whether by a text or map amendment, which will allow a structure to be built at a height 
greater than seventy-five (75) feet.  The text amendment does not increase the maximum 
height standard; however, it does include the Florida Building Code’s requirement of one 
(1) foot of freeboard in addition to meeting the existing base flood elevation requirements. 
The map amendment request includes adding additional acreage into the Coconut Village 
category, which would allow for buildings greater than seventy-five (75) feet at time of 
rezoning.  The Applicant has filed a companion rezoning application, which includes a 
master concept plan, development standards, and proposed schedule of uses for buildings 
greater than seventy-five (75) feet. The rezoning petition includes Building A2 at 245 feet 
and Building A1 at 115 feet. 

The proposed text and map amendments are consistent with the level of services standards 
for transportation.  The request has been reviewed by the City’s Community Development, 

July 10, 2020/JTG Page 16 of 23 
Bayview on Estero Bay Staff Report 



 
                

 

 
 

 
 

   
  

   
 

     
 

    
 

     
   

 
 

    
 

  
 

    
   

    
      

   
  

    
  

 
   

  
 

   
 

 
    

 
 

  
      

    
     

 

Lee County Department of Transportation, and the Village of Estero.  The Village of Estero 
has concerns regarding development along Coconut Road and has commissioned a traffic 
technical memorandum regarding the capacity and intersection operation along Coconut 
Road.  

Coconut Road will have a Level of Service “E” with this project and will not require 
capacity improvements. It is possible that this project may need to pay a proportionate 
share of intersection improvements at time of local development order review. The City 
Staff will continue to include the Village of Estero and Lee County on these application 
requests. The request is consistent with Objective 1.11. 

The proposed text and map amendments are consistent with the level of service standards 
for potable water, sanitary sewer, solid waste, and stormwater sub-elements of the Bonita 
Plan.  The Applicant has obtained level of service letters from BSU and Lee County Solid 
Waste stating that service and capacity are available to serve the project and anticipated 
demand.  The Applicant will have to obtain the necessary federal and state 
permits/modifications from ACOE and DEP relative to water quality and stormwater 
management. The request is consistent with Policy 1.11.1. 

Conservation/Coastal Management Element 
Of note for the Conservation/Coastal Management Element consistency review are the 
Marina Siting Criteria, Objective 22.3 and Marina Design Criteria, Objective 22.4. Policy 
22.3.4b. “Marinas are encouraged in previously disturbed areas and in areas that have 
historically been used for marina-related activities.” The renovation of the Weeks Fish 
Camp Marina would be a renovation of an existing facility and is consistent with this 
Policy. Extensive research was done in 2014, which determined eighty-two (82) wet slips 
were located at the former Weeks Fish Camp. The new marina will have seventy-two (72) 
wet slips and fifteen (15) more dry slips in parking areas. For consistency with CCME 
Policies 7.7.9 and 22.3.5, a new Boat Facility Siting Plan review will be needed for the 
change from 10 to 15 boat trailer parking spaces. Staff suggests the following change to 
section “g.” of the new text: 

“…and fifteen (15) boat trailer parking spaces subject to Boat Facility Siting Plan of 
Lee County consistency review. 

Use of a renovated marina is consistent with Policy 22.3.4 of the Marina Design Criteria. 

The City of Bonita Springs is a coastal boating community and promotes the use of water-
dependent uses. Redevelopment of this former marina is consistent with Objective 22.1 
and Policy 22.1.1 of the Bonita Plan. 

While the 150 dry-slip storage is no longer proposed as encouraged by Policy 22.1.3, the 
proposed text amendment and map amendment do not preclude such use.  The marina will 
continue to allow for public use with one (1) boat ramp, ten (10) public boat slips, and 
fifteen (15) on-site and ten (10) off-site trailer spaces (4798 Coconut Road) as 
contemplated by Policy 22.2.2. 
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The mangroves along the bay side of the project will continue to remain with the Resource 
Protection category in consistency with Goal 4 and Objective 7.11 Marine Productivity. 
Protection of the mangroves is also consistent with Goal 9 Estuarine Water Quality, Goal 
14 Coastal Areas, Goal 15 Wetlands, and Goal 18 Fisheries. Work adjacent to the 
mangroves will be closely reviewed by the permitting agencies. 

Goal 5 of the CCME relates to the protection of life and property in the Coastal High 
Hazard Area (CHHA) and Coastal Management Area (CMA).  The objective and policies 
for the CHHA were amended in 2017 as a part of the Evaluation and Appraisal Review 
(EAR). It still requires the City to minimize flood risk that results from high-tide events, 
storm surge, flash floods, stormwater runoff, and the related impacts of sea-level rise by 
directing population concentrations away from the CHHA by limiting new development in 
that area. Policy 5.1.1 requires property within the CHHA to meet one (1) of the criteria 
in accordance with Section 163.3178(8)(a), Florida Statutes. The Applicant has provided 
an analysis for the project stating that they have met this requirement. 

The City’s Consultant, as a part of the City’s general comprehensive plan amendment 
process, has coordinated with representatives of the State Emergency Response Team 
(SERT), which is the agency responsible for shelter evacuation modeling for Florida.  
SERT is in the process of updating the model and states that the Applicant must 
demonstrate consistency with Section 163.3178(8)(a), Florida Statutes, at time of local 
development order. 

The City’s LDC also requires an emergency preparedness plan, approved by emergency 
management, at time of local development order. Additionally, the City’s LDC requires 
a hurricane shelter and evacuation analysis, which provides an option to provide mitigation 
to address those impacts, which is consistent with Policy 5.1.1. 

Policy 5.2 addresses lands in the CMA, which was adopted in December 2019 as part of 
the second phase of the State-mandated comprehensive plan amendments.  Recognizing 
that the State mandated a different standard for properties in the CHHA, the public wanted 
to maintain that same level of protection for properties in that area. Consequently, the City 
Council adopted the CMA, which includes this property and all annexed lands that had a 
CHHA designation under the Lee Plan. The policies contained in Policy 5.2 prohibit 
density increases on coastal or barrier islands, limits the type of shoreline protection in V-
Zones, encourages the reduction of density for undeveloped lands, limits infill based on 
surrounding density/intensity, encourages land acquisition for public access, requires 
compliance with the City’s Flood Ordinance, and prohibits new mobile home parks.  While 
the proposed development removes non-conforming single-family and mobile homes out 
of the CMA and replaces them with structures built to current FEMA and Florida Building 
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Code standards, it will place more people and a vulnerable population at risk in both 
redevelopment scenarios. 

The Applicant’s analysis relies on a “net density” approach versus “gross density” for the 
purposes of meeting this policy.  Policies relative to density are included in the Future Land 
Use Element and Definition section of the City’s Comprehensive Plan.  The City’s 
Comprehensive Plan recognizes that each future land use category includes a maximum 
allowable density for residential uses, but the actual allowable density for any given 
property will be stated in the City’s LDC or in the enacting planned development ordinance 
for planned developments based on factors such as compatibility with surrounding existing 
land uses and future land use patterns; vehicular access and existing and planned roadway 
patterns; the availability of public services and facilities; and environmental 
considerations.  The City’s Comprehensive Plan also recognizes that while the average 
density over an area or parcel remains constant, internal variations are allowed. 

Most of the Applicant’s comparisons use the high-rise buildings located within the Pelican 
Landing DRI and Pelican Landing RPD/CPD.  The original staff report for the 1994 Pelican 
Landing RPD/CPD approved the residential development 28% below its maximum density 
allotted under the Lee Plan, which was Urban Community [standard density range of one 
dwelling unit (1 du/acre) to six dwelling units per acre (6 du/acre)] and Outlying Suburban 
[standard density range of one dwelling unit (1 du/acre) to three dwelling units per acre (3 
du/acre)]. The net density of the adjacent high-rise development in the Applicant’s analysis 
is a variant of density within the Pelican Landing DRI and Pelican Landing RPD/CPD. 
The gross density for the Pelican Landing DRI and Pelican Landing RPD/CPD is less. 
Policy 5.2 is not meant to address compatibility, but rather to direct higher population 
concentrations in areas where the flood risk is less from high-tide events, storm surge, flash 
floods, stormwater runoff, and the related impacts of sea-level rise. Both Applicant’s 
scenarios of 6.4 du/acre and 11.4 du/acre exceed the surrounding areas density/intensity 
based on the gross residential density of the surrounding area, which is inconsistent with 
Policy 5.2. 

The public access portion of the project will provide access to the estuary without capital 
outlay from the City. The waterfront access will provide an opportunity to the citizens and 
visitors. The public access portion of the site is consistent with Policy 5. 

NOTICE OF PROPOSED ACTION: 
The LPA public hearing was noticed by posting the property and in a newspaper of general 
circulation.  The transmittal hearing is scheduled before the City Council for transmittal to 
the Florida Department of Economic Opportunity (FDEO) on August 5, 2020. 
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CONCLUSIONS: 
The subject properties were annexed into the City of Bonita Springs in two (2) phases. The 
previous owners could not secure funding for the redevelopment plan contemplated under 
the Annexation Agreement.  The proposed comprehensive plan text amendment includes 
revisions to the Coconut Village Future Land Use category to accommodate the 
Applicant’s two (2) development scenarios.  The proposed Future Land Use Map 
amendment delineates the Resource Protection areas based on wetland delineations and 
proposes to assign a City future land use map designation to the Phase 2 annexed properties. 

The Applicant has engaged the public and multiple stakeholders in an attempt to address a 
variety of concerns.  They have worked with the community and adjacent property owners 
(PLCA) to balance waterfront public access to the Estero Bay, while protecting the 
environment and public safety.  The Applicant has agreed to retain the entitlements for the 
150 dry boat storage in the event there is a market to support the use and consistent with 
the Lee County Manatee Protection Plan.   The Applicant is also in the process of 
modifying several state and federal permits to expand the existing marina.  A flushing 
system has been proposed through DEP to assist in increasing the water quality of the 
marina. This request will improve the marina, water quality, and provide public access to 
Estero Bay.  The Applicant has filed a companion rezoning application, which includes a 
master concept plan, development standards, and proposed schedule of uses. The 
Applicant has also obtained zoning approval for property in Lee County (4798 Coconut 
Road) for a commercial parking lot (95 parking spaces) that is accessory to this project. 
The site provides employee parking for uses that support the residential and assisted living 
uses at the Bayview on Estero Bay project.  The parking lot also includes overflow parking 
for the marina and ten (10) additional boat trailer spaces. 

SUBJECT PROPERTY 

STRAP: 074725B2000030060, 074725B200003011A, 074725B2000030350, 
074725B2000030000, 074725B2000030170, 074725B2000030190, 
074725B2000030320, 074725B2000030080, 074725B2000030120, 
074725B2000030150, 074725B2000050000, 074725B2000030310, 
074725B2000030340, 074725B2000030280, 074725B2000030030, 
074725B2000030100, 074725B2000030270, 074725B200003014B, 
074725B2000030010, 074725B200003003A, 074725B2000030110, 
074725B200006001A, 074725B2000030240, 074725B2000030230, 
074725B200003014C, 074725B2000030390, 074725B2000020000, 
074725B2000030050, 074725B2000030140, 074725B2000030200, 
074725B2000030160, 074725B2000030220, 074725B2000030260, 
074725B2000030130, 074725B2000030070, 074725B2000060010, 
074725B2000030090, 074725B2000060000, 074725B2000030250, 
074725B2000030380, 074725B200003014A, 074725B2000030360, 
074725B2000030330, 074725B2000030040, 074725B200006001C, 
074725B2000030210, 074725B2000030290, 074725B2000030400, 
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074725B2000030370, 074725B200003011B, 074725B2000030300, 
074725B2000030020, 074725B2000030410, and 074725B2000030180 

LEGAL DESCRIPTION: See EXHIBIT B 

EXHIBITS 
A. Proposed Future Land Use Map Text and Map 
B. Legal Description 

ATTACHMENTS: 
A. Annexation Agreement 
B. Applicant’s Application and Analysis 

• Cover Letter/Request Narrative 
• Comprehensive Plan Amendment Application 
• Exhibit IV.A.1-Proposed Text Changes 
• Exhibit IV.A.2- Existing Future Land Use Map 
• Exhibit IV.A.3-Propsoed Future Land Use Map 
• Exhibit IV.A.4- Surrounding Land Use Narrative 
• Exhibit IV.A.4, 5 &8- Existing Land Use, Zoning, and Aerial Map 
• Exhibit IV.4-Warranty Deed 
• Exhibit IV.A.6- Boundary Survey 
• Exhibit IV.B.1-Traffic Impact Statement 
• Exhibit IV.B.2-Public Facilities Impact Analysis 
• Exhibit IV.B.3-Agency Letters 
• Exhibit IV.C-Environmental Assessment Report and Supportive Maps, 

USFWS Correspondence, and Manatee Protection 
• Exhibit IV.D-Historic Resources Report 
• Exhibit IV.E- Comprehensive Plan Consistency Narrative and Hurricane 

Storm Surge/Tide Analysis, Surrounding Densities Exhibit, Public 
Amenities Comparison Matrix 

• Exhibit IV.G-Surrounding Land Use Narrative 
• Conceptual Plan and Visualization Exhibits 
• Neighborhood Meeting Information (October 18, 2018 and February 26, 

2020) PLCA Meeting Agenda (March 3, 2020), and ECCL letter dated 
March 4, 2020 

Submitted by: 

Jacqueline Genson, AICP 
Planning and Zoning Manager 

Date: July 10, 2020 
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PART III - LOCAL PLANNING AGENCY 
REVIEW AND RECOMMENDATION 

DATE OF PUBLIC HEARING: July 17, 2020 

A. LOCAL PLANNING AGENCY REVIEW 

B. LOCAL PLANNING AGENCY RECOMMENDATION AND FINDINGS OF 
FACT SUMMARY 

1. RECOMMENDATION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

C. VOTE: 

Chairman Jeff Maturo ________________________________ 

Don Colapietro ________________________________ 

Rex Sims _______________________________ 

Sam Vincent ________________________________ 

Linda Schwartz ________________________________ 

Robert Bornstein ________________________________ 

Anthony Rascio ________________________________ 
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PART IV – CITY COUNCIL 
HEARING FOR TRANSMITTAL OF PROPOSED AMENDMENT 

DATE OF PUBLIC HEARING: August 5, 2020 (TENTATIVE) 

A.  CITY COUNCIL REVIEW 

B.  CITY COUNCIL RECOMMENDATION AND FINDINGS OF 
FACT SUMMARY 

1. COUNCIL ACTION: 

2. BASIS AND RECOMMENDED FINDINGS OF FACT: 

C. VOTE: 

Mayor Peter Simmons _________________________ 

Amy Quaremba _________________________ 

Jesse Purdon __________________________ 

Laura Carr _________________________ 

Chris Corrie __________________________ 

Mike Gibson __________________________ 

Fred Forbes __________________________ 
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Exhibit A 

CPA18-54980-BOS & CPA18-54982-BOS 

Proposed Future Land Use Text Change and Future Land Use Map 

Policy 1.1.10.2: Coconut Village: Intended to accommodate marine, retail, restaurant, hotel, Continuing 
Care Facilities (CCF) including ancillary medical, skilled nursing care facilities, personal service and similar 
uses, Independent Living Facility (ILF) units, Assisted Living Facility (ALF) units, multi-family dwelling 
units, and office uses designed to enhance and protect the public use of, and access to, the marina and 
waterfront areas of Estero Bay. Development of wet and dry slips, boat ramps and other marine related 
uses will provide access for public and private club members. This future land use category is applicable 
to areas along Estero Bay, and shall not be located on any barrier island. Proposed development within 
this and future land use category shall adhere to innovative design and planning principles that 
incorporate the protection of the natural resources of Estero Bay while providing the recreational and 
boating opportunities to the City of Bonita Springs. 

a. All new development within the category shall be required to be zoned planned 
development. All density, intensity, height and types of uses will be established during the 
planned development rezoning process. 

b. Appropriate uses within the future land use category include the following: 
i. Marina and marine accessory uses. Marina uses shall not be solely for private use. 

ii. Limited private club use as defined in planned development process may be allowed. 
iii. Hotels/resorts and ancillary retail, cultural, and public and private recreational uses. 
iv. Residential dwellings when incorporated into a resort complex. 
v. CCF, ILF, and ALF units. 

c. Development Standards: 
i. Development shall be located to minimize loss of environmentally sensitive areas. 

ii. Nonresidential uses shall be limited to a maximum floor area ratio (FAR) of 1.2. If the 
development includes residential and/or CCF uses, non-residential uses shall be limited 
to ancillary uses only. 

iii. Residential uses with a resort character and lifestyle may be integrated into resort use 
and may share in resort amenities. 

iv. Residential density shall be limited to not more than 11.4 6 dwelling units per acre, not 
to exceed 300 multi-family residential units; or a  Continuing Care Facility (CCF) 
containing 300 Independent Living Facility (ILF) units and 75 Assisted Living Facility (ALF) 
beds, within the approximately 17 26.38 acres of gross land area in the this land use 
category. Where 300 ILF units and 75 ALF beds are developed within a CCF, the 
residential density shall not exceed 6.4 dwelling units per acre based upon the density 
equivalency factors in the Land Development Code of two ILF units equal to one 
residential dwelling unit. 

v. Residential density calculations shall be considered for the gross project acreage 
regardless of other non-residential uses on the project. 

vi. No buffer shall be required between the CPD/RPD areas. 
d. Height. 



    
   

 
  

     
   

   
 

  
   

     
   

 
     

      
      

   
 

  

i. Buildings over 75 feet from the base flood (FEMA + 1’) elevation to the eaves shall be 
limited to a locations that do not negatively impact adjacent property view corridors or 
neighborhood compatibility. 

ii. Compatibility with surrounding buildings. 
e. Locations shall have access to a transportation network with adequate capacity and 

sufficient and navigable access to waters of Estero Bay. 
f. Coastal High Hazard. Impacts on sheltering and evacuation resulting from 

development/redevelopment activities within the CHHA shall be mitigated through 
cooperation and coordination with Lee County Emergency Management Operations at time 
of local development order and shall be consistent with Chapter 163, Florida Statutes. If the 
shelter and evacuation mitigation has been provided through the Development of Regional 
Impact process then no further mitigation is required at the time of local development 
order. 

g. At minimum the development must provide the following waterfront public facilities: one 
(1) publicly accessible boat ramp; ten (10) boat slips for use by the public, one (1) boat slip 
dedicated to the Estero Fire District; one (1) boat slip dedicated to the Lee County Sheriff’s 
Office; and fifteen (15) boat trailer parking spaces subject to Boat Facility Siting Plan of Lee 
County consistency review. 
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Attachment A 
CPA18-54980-BOS & CPA18-54982-BOS 

ANNEXATION AGREEMENT 

Donavan LLC, Estero Bay Marine, LLC and Sugar Mountain 
Development, LLC 

THIS ANNEXATION AGREEMENT is between the City of Bonita Springs, a 
municipal corporation of the State of Florida, hereinafter referred to as the "City", whose 
address is 9101 Bonita Beach Road, Bonita Springs, Florida, 34135 and Donavan, LLC 
a Florida limited liability company with an office at 15 Public Square, Suite 210, Wilkes
Barre, Pennsylvania, 18701; Estero Bay Marine, LLC, a Florida limited liability company 
with an office at 2143 Monastery Circle, Orlando, Florida 32822 and Sugar Mountain 
Development, LLC a Florida limited liability company, with an office at 381 Bodle Road 
Wyoming, PA 18644, hereinafter collectively referred to as "Property Owners",. 

WITNESSETH: 

WHEREAS, the Property Owners are separately developing Lot 2, Section 7, 
Township 47 South, Range 25 consisting of Thirty and forty-eight hundredths of an acre more or 
less (30.51 +/- acres), the sketch and description of said property are attached hereto as Exhibit 
"A" and made a part hereof (hereinafter referred to as the PROPERTY); 

WHEREAS, Donavan, LLC is the owner of a parcel of land consisting of One and 
twelve one hundredths of an acre more or less (1.12+/- acres). Estero Bay Marine, LLC 
is the owner of Ten and Seventy-Four hundredths of an acre more or less (10.74 +/
acres). Sugar Mountain Development, LLC is the owner of parcels of land consisting of 
Five and Forty-Eight hundreths of an acre more or less (5.48 +/-). This property is a 
part of what was previously the Weeks Fish Camp, which is a portion of the the 
PROPERTY with portions of said property have been zoned previously by Lee County 
pursuant to Z-91-045, Z-94-006, Z-98-066, and Z-03-029, the sketch and description 
describing said property, which in total consists of Seventeen and Thirty-Four 
hundredths of an acre more or less (17.34 +/- acres), are attached hereto as Exhibit "B", 
and made a part hereof (hereinafter referred to as the MARINA AREA or Phase 1); 
Donavan, LLC,Estero Bay Marine, LLC and Sugar Mountain Development, LLC are 
hereby joining in this Agreement solely and exclusively for the purposes of Annexation 
and zoning and are hereinafter collectively referred to as the CO-DEVELOPERS; 

WHEREAS, Sugar Mountain Development, LLC is developing a portion of the 
PROPERTY previously part of the Weeks Fish Camp which have also been zoned 
previously by Lee County pursuant to Z-91-045, Z-94-006, Z-98-066, and Z-03-029, the 
sketch and description describing said property, which consists of Thirteen and 
seventeen hundredths of an acre more or less (13.17 +/- acres) are attached hereto as 
Exhibit "C", and made a part hereof (hereinafter referred to as the UPLANDS or Phase 
2). (The MARINA AREA and the UPLANDS are hereinafter individually referred to as 
the ANNEXA TJON AREA); 

WHEREAS, CO-DEVELOPERS have an ownership interest in the MARINA 
AREA and are petitioning the CITY to annex the MARINA AREA into the CITY on the 
terms and conditions stated herein; 
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WHEREAS, Sugar Mountain Development, LLC is the owner or has an equitable 
interest in a substantial portion of the UPLANDS and anticipates full equitable 
ownership in all of the UPLANDS and are petitioning the CITY to annex the MARINA 
AREA into the CITY on the terms and conditions stated herein; 

WHEREAS, this annexation agreement covers the voluntary annexation area, 
and other areas within what was part of the Weeks Fish Camp that may be annexed 
through voluntary or other statutory means, with the property currently being annexed 
being contiguous, compact, unincorporated territory adjacent to the City; and 

WHEREAS, the PARTIES agree to set forth the agreements and understandings 
reached between them as of the date hereof for their mutual protection and 
convenience, and to establish mechanisms for resolving any remaining detailed matters 
relating to the annexation and development of the PROPERTY. 

IN CONSIDERATION of the mutual benefits contained herewith, it is therefore 
agreed as follows: 

1. RECITALS AND FINDINGS OF FACT. 

1.1 CO-DEVELOPERS own the PROPERTY in Phase 1. Sugar Mountain 
Development, LLC owns or has a contractual interest in a majority of the 
UPLANDSof Phase 2, and anticipates full equitable ownership of the 
property in Phase 2. 

1.2 PROPERTY OWNERS represent that no obligation or undertaking under 
this agreement is barred or prohibited by contractual agreement with any 
other person or entity. 

1.3 PROPERTY OWNERS and the CITY recognize the benefits of the parties 
having reasonable certainty regarding the planning, existing entitlements, 
vested rights of development and zoning approvals on the property, the 
parameters of the PROPERTY and any and all property located that is in 
the CITY or annexed into the CITY on a voluntary or involuntary basis. 

1.4 PROPERTY OWNERS desire that the PROPERTY be annexed in 
accordance with the terms of this Annexation Agreement. 

1.5 PROPERTY OWNERS, their successors, heirs and assigns, have the 
right to build in accordance with the existing approvals by Lee County. 
However, the parties will use their best efforts to expeditiously process the 
comprehensive land use and zoning changes associated with the 
proposed marina and resort. 

1.6 The parties acknowledge that there are proposed plans that will require 
amendments to the comprehensive plan and zoning necessary for the 
developer to fully realize the development. As part of the annexation 
agreement that relates to the remainder of the parcels (Phase 2), the 
PROPERTY OWNERS will submit, and the City will process concurrently, 
the comprehensive plan and zoning for the remainder of the property as 
submitted by the PROPERTY OWNERS. 

DATE PREPARED: February 20, 2014 Page 2 of 17 

A2



1.7 The CITY will process the comprehensive plan amendment, and the land 
development regulations will be amended to permit development of the 
marina and adjacent development in accordance with Section 4 of this 
Agreement. When the CITY amends the comprehensive plan to bring the 
property into a CITY future land use category, the CITY will consider a 
Marina Resort District for lands on the eastern portion of Estero Bay (i.e., 
not to be used on the barrier islands of Little and Big Hickory, Black Island, 
Lover's Key). 

1.8 Subsequent to the annexation, but prior to obtaining the development 
approvals set forth in Section 4 hereof, all local government permits 
required for the development of the PROPERTY issued by the CITY shall 
conform to the applicable requirements of the existing county planned 
development zoning, final plan approval, and any local development 
orders which will be converted to CITY permits and CITY planned 
developments (PD) with substantially the same provisions as the County 
approvals. 

1.9 As both documents are intended to be amended, the development 
approved through the various zoning resolutions, final plan approval has 
been reviewed by the CITY and is hereby determined to be consistent with 
the CITY comprehensive plan and land development regulations. 

1.10 The PROPERTY is reasonably compact and contiguous to the boundary 
of the CITY along portions of properties lying north of Section 7, Township 
47, Range 25. 

1.11 No part of the PROPERTY is included within the boundary of any other 
incorporated municipality. 

1.12 Annexation of the PROPERTY meets the requirements of Section 
171.044, Florida Statutes, and will not result in the creation of an enclave. 

2. APPLICATION FOR ANNEXATION. 

2.1 PROPERTY OWNERS will file a Voluntary Annexation Petition for the 
PROPERTY. 

2.2 PROPERTY OWNERS and the CITY shall use their best efforts and 
pursue in good faith the successful completion of the annexation process 
in accordance with the terms of this agreement and the process outlined in 
the petition, as adopted by City of Bonita Springs Ordinance No. 02-08. 

2.3 PROPERTY OWNERS shall have the right to annex the additional 
properties as set forth in the Map in Exhibit B as Phase 2, as long as the 
properties are compact and contiguous. 

3. TIMETABLE FOR ANNEXATION. 

3.1 The Voluntary Annexation Agreement and the Petition for Annexation 
Area shall be filed by March 1, 2014 and shall be considered for approval 
by the CITY on or before June 1, 2014. The date may be extended by 
mutual agreement of the PARTIES. The petition will be approved for 
each phase, but the fee for the annexation need only to be paid once 
during the first petition hearing. 
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3.2 The City will annex by ordinance the property designated as Phase 1 
within six months from approval of the annexation agreement. 

3.3 The portion identified as Phase 2 will not be part of the first ordinance for 
voluntary annexation pursuant to this annexation agreement. The parties 
agree that annexation of the Property identified as Phase 2, in whole or in 
part, into the City will be accomplished by the City adopting an ordinance 
within six months after the applicant has acquired all property that can be 
obtained within the Phase 2 area. 

4. DEVELOPMENT APPROVALS. 

4.1 The CITY agrees that it is equitably estopped from requiring PROPERTY 
OWNERS' zoning be revised or amended from the Lee County zoning 
approval(s). If PROPERTY OWNERS seek to amend the zoning, only 
those items being amended will be reviewed in accordance with the CITY 
land development requirements, and the CITY will not use the amendment 
application as an opportunity to revise aspects of the zoning that are not at 
issue in the amendment application. 

4.2 The CITY and PROPERTY OWNERS acknowledge that: (i) pursuant to 
Section 171.062(2), Florida Statutes, the current Lee County 
Comprehensive Plan and zoning regulations shall remain in effect until the 
CITY adopts a Comprehensive Plan Amendment to include the annexed 
PROPERTY; and (ii) the CITY Comprehensive Land Use Plan will 
designate the land use of the PROPERTY to a Future Land Use Category 
that allows the proposed uses approved by the Lee County zoning, 
including any height and property development regulations. The 
amendment will include a text change that will allow for one new building 
greater than 75 feet. The amendment will show CITY jurisdiction over the 
annexed area and reclassify the PROPERTY to a Comprehensive Plan 
designation with the appropriate text change that is acceptable to 
PROPERTY OWNERS and the CITY. 

4.3 With exception to the property to be designated as Resource Protection, 
the CITY will legislatively amend its Comprehensive Land Use Plan to 
designate the PROPERTY (Exhibit "A") and the other properties under 
common ownership that are annexed into the CITY as a Marina Resort 
District (Exhibit "D") and a subsequent planned development application 
for the subject property located on the eastern portion of Estero Bay (i.e., 
not to be used on the barrier islands of Little and Big Hickory, Black Island, 
Lover's Key) that is intended to provide for property-designed destination 
resort facilities, to enhance and diversify the recreational opportunities and 
economy of the City of Bonita Springs. Amendments to the 
Comprehensive Plan may occur upon completion of the annexation 
ordinances as they may occur. The overlay will ensure the development 
will complement the physical attractiveness of an area without adverse 
effects on the significant natural features of Estero Bay which contribute to 
the setting or affect the compatibility of the other development within the 
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area. PROPERTY OWNERS shall cooperate with the CITY in obtaining 
such amendments. 

4.4 The CITY will initiate the comprehensive plan amendment(s), with the 
PROPERTY OWNERS reimbursing the CITY for costs of advertisements 
and payment of their consulting fees to provide necessary documentation 
to support the amendment(s). The CITY will legislatively amend its land 
development regulations to support the planned development for its 
marina overlay district, if necessary. The PROPERTY OWNERS will be 
responsible for preparing and submitting the application for rezoning, 
including all fees and supporting documentation. 

4.5 The CITY agrees that the fees and charges levied by the CITY during the 
term hereof for the annexation, comprehensive plan amendment, and 
rezoning shall be no greater than those in effect and charged generally by 
the CITY. 

4.6 The parties recognize that the development of the Marina Resort District 
contemplates a hotel / condominium with a pro forma that includes the 
80% reduction in road and other impact fees currently provided to 
development in unincorporated Lee County. Impact fees for Schools, Fire 
and EMS are collected on behalf of other governmental entities, and the 
City will allow the 80% reduction consistent with the reduction within the 
unincorporated area for fees collected for other agencies. This 80% 
reduction will terminate when the County reduction terminates. As an 
additional incentive, the parties agree that the hotel portion may be eligible 
for additional City economic development incentives and shall be eligible 
for a 100% reduction in road and parks impact fees (these impact fees are 
collected and used by the City of Bonita Springs) for a date of five years 
from the date of annexation, unless Lee County extends the impact fee 
reduction time period beyond that date, in which case, they will continue to 
be reduced. The remainder of the development (marina, restaurant, 
garage, retail area, other housing, etc.) will be eligible for an 85% 
reduction in road and park impact fees to run conterminously with the 
reduction provided for development in unincorporated Lee County. 

4.7 The parties recognize that the development approvals set forth in this 
agreement contemplate that the PROPERTY OWNERS will timely move 
forward with its comprehensive plan amendments and planned 
development rezoning. Should the PROPERTY OWNERS fail to submit a 
comprehensive plan amendment within one year after annexation and the 
planned development rezoning within two (2) years of the comprehensive 
plan amendment, the CITY may initiate any comprehensive plan 
amendment on the property that it legislatively determines is appropriate 
for the use of the property. 

5. GENERAL PROVISIONS 

5.1 Time is of the essence under this Agreement. 
5.2 This Agreement shall be construed and enforced in accordance with the 

laws of the State of Florida and shall be binding on and inure to the benefit 
of the PARTIES hereto and their successors and assigns. 
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BY: 
Samuel A. Falcone, Jr., 

Date: &I. - ........u.a.tva.ec.cc-->:1-• ~ .l::1~~., -· ~ r , -.,N 

Sugar M¢µntain D 

_!f .... °Jill_ , . . - - -

5.3 Any waiver by either party of any provision of this Agreement or any other 
instrument ancillary hereto or breach hereof or thereof must be in writing 
and shall not operate or be construed as a waiver of any other provision or 
subsequent breach thereof. 

5.4 Jurisdiction for any litigation arising under this Agreement shall lie within 
the appropriate court in Lee County, Florida. 

5.5 This Agreement and the Exhibits attached hereto constitute the sole and 
entire agreement between the PARTIES hereto and the Agreement shall 
be binding. No promise, representations, or inducements not included in 
this Agreement shall be binding upon any party hereto. This agreement 
may only be modified by a written Agreement executed by the PARTIES. 

5.6 This Agreement shall be effective when fully executed. 
5.7 The PARTIES warrant that the representatives signing this document 

have the authority to do so and are authorized to sign. 
5.8 Each party will be responsible for their own legal fees for any disputes 

involving this agreement, including appeals. 
5.9 All rights established herein run with the land and can be conveyed to all 

heirs, successors, subsidiaries and assigns. 
5.10 Should the CITY fail to perform in accordance with the terms and 

conditions set forth herein, PROPERTY OWNERS have the right to file for 
a contraction to remove the PROPERTY from the CITY and the CITY will 
approve any request for contraction based on the CITY's failure to 
perform. 

IN WITNESS WHEREOF the undersigned have executed this Annexation 
Agreement in the capacities and on the date indicated. 

Donavan, LLC 

BY: 
�:,c....,..c.........,,=.._,-,,'---�-

D ate: r:z., ... .21 - � � 

BY:�l'-"7�lL

t, LLC, 
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- C~ ttorney 

Date: .Z. · .,41 • I i
I 

Witness 1 Thomas Kretchik, Sole Member 

ATTEST: 

CITY OF BONITA SPRINGS CLERK 

APPROVED AS TO FORM: 

tV�
By: ----------
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EXHIBIT A 

SKETCH AND LEGAL DESCRIPTION 

Parcel in 
Government Lot 2 

Section 7, Township 47 South, Range 25 East, 
Lee County, Florida 

A tract or parcel of land lying in Government Lot 2, Section 7, Township 47 South, Range 25 
East, Lee County, Florida, said tract or parcel being more particularly described as follows: 

Beginning the Northeast Comer of said Government Lot 2 run So1°34'27"E 
along the East line of said Government Lot 2 for 860.19 feet to an intersection 
with the Northerly right of way line of Coconut Road, (width varies) as 
described in deed recorded in Official Record Book 3421 at Page 1095, Lee 
County Records; thence run the following three (3) courses along said 
Northerly right of way line: S89°06'16'W for 264.00 feet; S89°09'28'W for 
666.26 feet and S89°06'16"W for 247.50 feet to the Southwest Corner of lands 
described in deed recorded in Official Record Book 2750 at Page 3666, Lee 
County Records; thence run No9°16'44'W along the Westerly line of said 
lands for 199.50 feet to an intersection with the North line of the South Half 
(S 1/2) of said Government Lot 2; thence run S89°06'16'W along said North 
Line for 549 feet, more of less, to an intersection with the Westerly face of a 
Concrete Bulkhead; thence run Northeasterly along the face of said Bulkhead 
for 102 feet, more or less, to an intersection with the approximate Historic 
Mean High Water Line of Estero Bay; thence run Northeasterly along said 
approximate Historic Mean High Water Line for 114 feet, more or less, to an 
intersection with the Mean High Water Line of Estero Bay; thence run 
Northerly along said Mean High Water Line for 622 feet, more or less, to an 
intersection with the North line of said Government Lot 2; thence run 
N89°06'47"E along said North line for 1,665 feet, more or less, to the POINT 
OF BEGINNING. 

Containing 30.51 acres, more or less. 

Bearings hereinabove mentioned are State Plane for the Florida West Zone (1983/NSRS 
2007) and are based on the East line of Government Lot 2 of said Section 7 to bear 
So1 °34'27"E. 
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EXHIBITS 

SKETCH AND LEGAL DESCRIPTION 

Phase One 

Parcel in 
Government Lot 2 

Section 7, Township 47 South, Range 25 East, 
Lee County, Florida 

A tract or parcel of land lying in Government Lot 2, Section 7, Township 47 South, Range 25 
East, Lee County, Florida, said tract or parcel being more particularly described as follows: 
Commencing at the Northeast Corner of said Government Lot 2 run S89°06'47'W 
along the North line of said Government Lot 2 for 1,279.00 to the POINT OF 
BEGINNING; 

From said POINT OF BEGINNING run So1°34'27"E parallel with the East 
line of said Government Lot 2 for 142.00 feet; thence run N89°06'47"E 
parallel with said North line of Government Lot 2 for 173.50 feet; thence run 
So1°34'27"E parallel with said East line of Government Lot 2 for 149.87 feet 
to an intersection with the South line of Draine Street (50 feet wide right of 
way); N89°06'47" E along said South line, also being parallel with said North 
line of Government Lot 2 for 300.00 feet; thence run So1°34'27" E parallel 
with said East line of Government Lot 2 for 215.00 feet to an intersection with 
the North line of Mamie Street (so feet wide right of way); thence run 
N89°06'47" E along said North line of Mamie Street, also being parallel with 
said North line of Government Lot 2 for 177.23 feet; thence run S01°34'27"E 
parallel with said East line of Government Lot 2 for 50.00 feet to an 
intersection with the South line of said Mamie Street; thence run N89°06'47" 
E along said South line, also being parallel with said North line of 
Government Lot 2 for 422.77 feet; thence run So1°34'2711E parallel with said 
East line of Government Lot 2 for 105.35 feet an intersection with the North 
line of the South Half (S 1/2) of said Government Lot 2; thence run 
N89°06'16"E along said North line for 205.50 feet to the Northeast corner of 
the South Half (S 1/2) of said Government Lot 2; run So1°34'27"E along the 
East line of said Government Lot 2 for 198.00 feet to an intersection with the 
Northerly right of way line of Coconut Road, (width varies) as described in 
deed recorded in Official Record Book 3421 at Page 1095, Lee County 
Records; thence run the following three (3) courses along said Northerly right 
of way line: S89°06'1611W for 264.00 feet; S89°09'28"W for 666.26 feet and 
S89°06'16"W for 247.50 feet to the Southwest Corner of lands described in 
deed recorded in Official Record Book 2750 at Page 3666, Lee County 
Records; thence run No9°16'44"W along the Westerly line of said lands for 
199.50 feet to an intersection with the North line of the South Half (S 1/2) of 
said Government Lot 2; thence run S89°06'16"W along said North Line for 
549 feet, more of less, to an intersection with the Westerly face of a Concrete 
Bulkhead; thence run Northeasterly along the face of said Bulkhead for 102 
feet, more or less, to an intersection with the approximate Historic Mean 
High Water Line of Estero Bay; thence run Northeasterly along said 
approximate Historic Mean High Water Line for 114 feet, more or less, to an 
intersection with the Mean High Water Line of Estero Bay; thence run 
Northerly along said Mean High Water Line for 622 feet, more or less, to an 

DATE PREPARED: February 20, 2014 Page 10 of 17 
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intersection with the North line of said Government Lot 2; thence run 
N89°06'47"E along said North line for 386 feet, more or less, to the POINT 
OF BEGINNING. 

Containing 17.34 acres, more or less 

Bearings hereinabove mentioned are State Plane for the Florida West Zone (1983/NSRS 
2007) and are based on the East line of Government Lot 2 of said Section 7 to bear 
Soi0 34'27"E. 
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EXHIBIT C 

SKETCH AND LEGAL DESCRIPTION 

Phase Two 

Parcel in 
Government Lot 2 

Section 7, Township 47 South, Range 25 East, 
Lee County, Florida 

A tract or parcel of land lying in Government Lot 2, Section 7, Township 47 South, Range 25 
East, Lee County, Florida, said tract or parcel being more particularly described as follows: 

Beginning the Northeast Corner of said Government Lot 2 run So1°34'27"E 
along the East line of said Government Lot 2 for 662.19 feet to Northeast 
comer of the South Half (S 1/2) of said Government Lot 2; thence run 
S89°06'16'W along the North line of said South Half (S 1/2) of Government 
Lot 2 for 205.50 feet; thence run No1°34'27'W parallel with said East line of 
Government Lot 2 for 105.35 feet to an intersection with the South line of 
Mamie Street (50 feet wide right of way); thence run S89°06'47'W along said 
South line, also being parallel with said North line of Government Lot 2 for 
422.77 feet; thence run No1°34'27'W parallel with said East line of 
Government Lot 2 for 50.00 feet to an intersection with the North line of said 
Mamie Street; thence run S89°06'47"W along said North line of Mamie 
Street, also being parallel with said North line of Government Lot 2 for 177.23 
feet; thence run No1°34'27'W parallel with said East line of Government Lot 
2 for 215.00 feet to an intersection with the South line of Draine Street (50 
feet wide right of way); thence run S89°06'47"W along said South line, also 
being parallel with said North line of Government Lot 2 for 300.00 feet; 
thence run No1°34'27'W parallel with said East line of Government Lot 2 for 
149.87 feet; thence run S89°06'47"W parallel with said North line of 
Government Lot 2 for 173.50 feet; thence run No1°34'27'W parallel with said 
East line of Government Lot 2 for 142.00 feet to an intersection with said 
North line of Government Lot 2; thence run N89°06'47"E along said North 
line of Government Lot 2 for 1,279.00 feet to the POINT OF BEGINNING. 
Containing 13.17 acres, more or less. 

Bearings hereinabove mentioned are State Plane for the Florida West Zone (1983/NSRS 
2007) and are based on the East line of Government Lot 2 of said Section 7 to bear 

So1°34'27"E. 
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EXHIBITD 

SKETCH AND DESCRIPTION 

RESORT FACILITY 

II 

I I

II 

I --· 
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Estero Bay Marina and Resort 
Schedule of Uses 

Exhibit IV-G 

Parcel A 
Accessory uses and structures 
Administrative Offices 
Bank and financial establishments, Group I 
Boat Parts Store 
Boat Rental 
Boat Storage, dry 
Club, Commercial and Private 
Consumption on Premises 
Essential Services 
Excavation, Water retention 
Fences, walls 
Marina 
Parking Lot: Accessory 
Recreational Facilities, commercial Group III, Outdoor cultural, passive and active 
recreational and educational activities only 
Restaurant Groups I, II and III 
Signs in accordance with Chapter 6 
Transportation Services, Group I 

Parcel B 
Accessory uses and structures 
Administrative Offices 
Essential Services 
Excavation, Water retention 
Fences, walls 
Parking Lot: Accessory, Commercial, Garage (public parking), Temporary 
Signs in accordance with Chapter 6 

Parcel C 
Accessory uses and structures 
Administrative Offices 
Bank and financial establishments, Group I 
Business Services, Group I 
Clothing Stores, general 
Consumption on Premises 
Convenience food and beverage store 
Cultural Facilities 
Essential Services 
Excavation, Water retention 
Fences, walls 
Food Store, Group I except Supermarkets 

DATE PREPARED: February 20, 2014 Page 16 of 17 

A16



Hobby, toy and game shops 
Laundry or dry cleaning, Group I 
Package Store 
Parking Lot: Accessory 
Pharmacy 
Post Office 
Personal Services, Group I, Group II Beauty spa and Health Club only 
Real Estate Office 
Recreation Facilities, commercial Group I, Coin-operated amusement establishment only 
Recreational Facilities, commercial Group III, Outdoor cultural, passive and active 
recreational and educational activities only 
Rental or leasing establishments, Group I only 
Restaurant Groups I, II and III 
Signs in accordance with Chapter 6 
Specialty Retail, Groups I and II 
Transportation Services, Group I 
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BAYVIEW 
ON ESTERO BAY 

October 6, 2018 

John Dulmer, AICP, Department Director 

City of Bonita Springs Community Development 

9220 Bonita Beach Rd, Suite 111 

Bonita Springs, FL 34135 

RE: Bayview on Estero Bay (f/k/a Weeks Fish Camp) 

Dear Mr. Dulmer: 

We are pleased to enclose our Application for a Comprehensive Plan Amendment and 

corresponding Public Hearing Application for Planned Development for the Bayview on Estero 

Bay project. 

We have spent a tremendous amount of time over the past several months talking with 

various members of the community about our vision for this very special piece of property, and 

more importantly, listening to their questions and concerns. In all, we have had over 40 

meetings with various community members, and the two concerns that we have repeatedly 

heard are: (i) traffic on Coconut Road; and (ii) public access to Estero Bay. 

In an effort to address the traffic concerns and to understand the true impact of this 

project on Coconut Road, we hired TR Transportation Consultants to perform a peak season 

traffic analysis. A copy of the report is enclosed with our Applications. Our proposed uses will 

result in a reduction in traffic from the current approved zoning of more than 70% for a senior 

living community and more than 55% for a residential use. 

With regard to the public access component, we have carved out an approximate 3 acre 

parcel that will be dedicated to the City of Bonita Springs to allow public access to Estero Bay in 

perpetuity. The publicly accessible portion of the marina will include 12 boat slips (2 of which 

will be dedicated to the exclusive use of emergency services for the City of Bonita Springs), 10 

trailer parking spaces, a boat ramp, public restrooms, a kayak and canoe launch, and 15 car 

parking spaces. We understand that the public desire is to have more onsite trailer parking, 

however, we are trying to reconcile the public access component with the concerns voiced by 

the residents of Pelican Landing that the marina will bring additional traffic to Coconut Road 

and potentially block access to the Pelican Landing marina. We are still working with our 

consultants to refine the design of the marina and parking to create maximum efficiency, and 

we believe that the plan, when completed, will be an asset to the City of Bonita Springs that will 

be enjoyed by many future generations of residents. 

2210 Vanderbilt Beach Rd Suite 1300 Naples FL 34109 • (239)592-1400 • www.lbhbayview.com 
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John Dulmer, AICP, Department Director 

Page 2 of 2 

October 6, 2018 

We are very excited to start this process and look forward to working with staff, the 

Mayor and City Council, and the residents of Bonita Springs to bring Bayview on Estero Bay to 

fruition. Please don't hesitate to contact any of our team members with any questions, and I 

sincerely thank you for your time and consideration. 

Very truly yours, 

Mark D. Wilson, President and CEO 

LB Estero Bay Investments, LLC, 

a London Bay company 
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61� APPLICATION FOR A COMPREHENSIVE 

.n1ta PLAN AMENDMENT 

Sm.dlb""101.tfm 
ll>£l�igl•tU1Uw 

Community Developnent Deparbnent 19220 Bonita Beach Rd, Suite 1111 Bonita Springs, FL 341351 Phone: 239 444 6150 I Fax: 239 444 6140 

DATE RECEIVED: MAAch. 7. () , 7,()../$' 

APPLICATION FEE: � .fi lt. APPLICATION NO: or�g���1�PR!NG5lTY 
THE FOU.OWING VERIFIED: 

O C 1 l O 7.Q'9 
Zoning: CfO @-ft> 

1 

M;+t,O; /Ir"" -2... Council District: _I______, , . ITY DEVELOPMENT 
Designation on FLUM C«>c. V\l�J «.Pi L.C., W�J -r IJIJ11.y·� �TMENT 

(To be ccmpleted by Planning Staff) 

Plan Amendment Type: Map ✓ Text ./ 
/

Small-scale Development. ___ _ Expedited Review ___ _ 

State Coordinated Review ___ _ 

Case No: COJHt - 5"4�8"0- �� 

Cfffii- Th1fk &_,:a 
APPLICANT PLEASE NOTE: 

Answer all questions completely and accurately. Please print or type respon If additional space is needed, number and 
attach additional sheets. The total number of sheets in your application is: :!f-/o9 

Submit 6 hard copies and 1 PDF copy of the complete application and amendment support documentation, including maps, 
to the City of Bonita Springs Planning and Zoning Department. Additional copies may be required for Local P lanning 
Agency, City Council hearings and the Department of Community Affairs' packages. 

SmaD Scale Comprehensive Plan Map Amendments require additional public notification requirements pursuant to City
Administrative code No. 09-54. 

I, the undersigned owner or authorized representative, hereby submit this application and the attached amendment support 
documentation. The infonnation and documents provided are complete and accurate to the best of my knowledge. 

Sigfil.¾ofCJ�Authorized Representative Date 

Mark D. Wilson 

Printed Name of Owner or Authorized Representative 

Community Development Oept.I9220 Bonita Beach Road, Suite 1111 Bonita Springs, FL 341351 Phone: 239 444 6150 I Fax: 239 444 6140 
Comprehansive_Plan_Amendment 2015-02-23 12:28 PM Page 1 of 8 
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oli APPLICATION FOR A COMPREHENSIVE 

- Ita PLAN AMENDMENT 

= ,J}� 
Small lown Charm 
Bigllngtltfulln. 

Community Development Department 19220 Bonita Beach Rd, Suite 111 I Bonita Springs, FL 34135 I Phone: 239 444 6150 I Fax: 239 444 
6140 

I. APPLICANT/AGENT/OWNER INFORMATION 

LB ESTERO BAY INVESTMENTS LLC 
APPLICANT 

2210 Vanderbilt Beach Road, Suite 1300 
CITY OF 6 1 

ADDRESS 

Naples FL OC1 1 0 20\9 34109 

CITY STATE ZIP 
MUNITY DEVELOPMENT 

COM DEPARTMENT239-592-1400 N/A 

TELEPHONE NUMBER FAX NUMBER 

danvillel@londonbay.com 

E-MAIL 

Alexis V. Crespo, AICP, Waldrop Engineering, / Richard Yovanovich, Coleman, Yovanovich & Koester, P.A. 

AGENT* 

28100 Bonita Grande Dr. #305 

ADDRESS 

Bonita Springs / Naples Florida 34135 / 34103 

CITY STATE ZIP 
239-405-7777 ext. 2232 239-405-7899 

TELEPHONE NUMBER FAX NUMBER 

alexis.crespo@waldropengineering.com / ryovanovich@cyklawfirm.com 

E-MAIL 

LB ESTERO BAY INVESTMENTS LLC 

OWNER(s) OF RECORD 

2210 Vanderbilt Beach Road, Suite 1300 
ADDRESS 
Naples FL 34109 
CITY STATE ZIP 

239-592-1400 

TELEPHONE NUMBER FAX NUMBER 

danvillel@londonbay.com 

E-MAIL 

* This will be the person contacted for all business relative to the application. If multiple agents have been 
retained, please provide on a separate sheet a listing of the name, address and qualification of additional 
planners, architects, engineers, environmental consultants, and other professionals providing information 
contained in this application. 

Community Development Dept. 19220 Bonita Beach Road, Suite 111 I Bonita Springs, FL 341351 Phone: 239 444 6150 I Fax: 239 444 6140 

Comprehensive_Plan _ Amendment 2015-02-23 12:28 PM Page 2 of 8 
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PM 

' 

-------------------------

/-acres Total Wetlands: 4-13 +

Current Zoning: CPD MHPD & AG-2 RPD, , 

ac; 13.1 +/137+/ ac; 3.7+/ ac; 0.10+/- - ace* -- -Area of each Existing Future Land Use Category: 

"9!Et�u��ID) 
CITY Of BONITA SPfH GSe

II.e REQUESTED CHANGE (Please see Item 1 for Fee Schedule)e
OCT l O 1019 

A.e TYPE: (Check appropriate type)e
ENTeOMMUNITY DEVELO 

Text Amendment Future Land Use Map Series Am$dmentOEPARTME 
(Figures 1 thru 10) 

List Number(s) of Map(s) to be amended See CPA 18054982 BOS 

B.e SUMMARY OF REQUEST (Brief explanation):e

Amend Future Land Use Element Policy 1.1.10.2, Coconut Village toe

modify allowable uses, densities, and development standa rds. See also 

companion Comprehensive Plan Amendment - Map Amendment (CPA 18-54982-BOS) 

and Bayview on Estero Bay RPO/CPD rezoning application. 

Ill. PROPERTY SIZE AND LOCATION OF AFFECTED PROPERTY 
(for amendments affecting development potential of property) 

A.e Property Locatione
See Exhibit Ill-A1_ Site Address: 

2_ STRAP(s): See Exhibit Ill - Ae

B.e Property Informatione
0 1 /eacresTotal Acreage of Property: _3_ _.5_ +e_e _-_e_e _e _e _ _______________ _e

1 /-acresTotal Acreage included in Request: _3_0_.5_ +e_e _e _e _e _e _ ______________e
26.38/acres -Total Uplands: +e

unty
8vJ-e1��gsCurrent Future Land Use Designation: Coconut Village; Resource Protection; Outlying Suburban 

anExisting Land Use:_V_ac_e _e _et _ ______________________ 

*eCoconut Village -13.7+/-acres; Resource Protection 3.7+/-acres; Outlying Suburban 13.2+/
acres; Lee County Wetlands 0.1 O+/- acres. Approximate acreages based upon GIS data providede
by the City of Bonita Springs.e

Community Development Dept. Ie9220 Bonita Beach Road, Suite 111 IeBonita Springs, FL 341351 Phone: 239 444 6150 IeFax: 239 444 6140 

Comprehensive_Plan_Amendment (2015-02) Page 3 of 8 
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D. *Proposed change for the Subject Property: Revise Coconut Village FLU 

See Density Calcu ttached lation Residential Units/Density: A

C. State if the subject property is located in one of the following areas and if so how does the proposed change 
effect the area: 

N/ADensity Reduction Groundwater Recharge area: 
I A___Joint Planning Agreement Area (adjoining other jurisdictional lands): _N_ _ _ lR{fti�l�tlQ) _ ,... 

Old 41 Redevelopment Overlay Area: N/A CITY Of BONITA SPRiNG:, 

OCT 1 0 20,9 

COMMUNiTY DEVELOPMENT 

DEPARTMENT 
* If more than one district is proposed please provide the acreage amounts for each district. 

& Lee 
Coconut Village; Resource Protection, Outlying Suburban CountyE· Potential development of the subject property: ------------------- Wetlands 

1. Calculation of maximum allowable development under existing FLUM: 141 dwelling units (du) 
(3 du/acre X 13.2 (Outlying Sub.) = 39.6) + (6 du/acre X 17 (Coconut Village) = 102) = 141 du Residential Units/Density: 

Commercial intensity: _1_-_2_F_ A_R______________________ _ 

Industrial intensity: _N_I_A_________________________ _ 
Coconut Village & Resource Protection2. Calculation of maximum allowable development under proposed FLUM: 

Commercial intensity: _1_-_2_F_ A_R _______________________ 

Industrial intensity: _N_I_A_________________________ _ 

IV. AMENDMENT SUPPORT DOCUMENTATION 

At a minimum, the application shall include the following support data and analysis. These items are based on 
comprehensive plan amendment submittal requirements of the State of Florida, Department of Economic 
Opportunity, and policies contained in the City of Bonita Springs Comprehensive Plan. Support documentation 
provided by the applicant will be used by staff as a basis for evaluating this request. To assist in the preparation 
of amendment packets, the applicant is encouraged to provide all data and analysis electronically. (Please 
contact the Planning and Zoning Division for currently accepted formats) 

A. General Information and Maps 
NOTE: For each map submitted, the applicant will be required to provide a reduced map (8.5" x 11'1 for 
inclusion in public hearing packets. 

Community Development Dept. I 9220 Bonita Beach Road, Suite 111 I Bonita Springs, FL 34135 I Phone: 239 444 6150 I Fax: 239 444 6140 
Comprehensive_Plan_Amendment (2015-02} Page 4 of 8 
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[R{�(C�Il\¥�@ 
CITY OF BO ITA SPRINGS 

OCT 1 U tll19 

The following pertains to all proposed amendments that will affect the �ne,Japme)ft.JipGWMifi of 
properties (unless otherwise specified). DEPARTMENT 

1. Provide any proposed text changes. 

2. Provide a Future Land Use Map at an appropriate scale showing the boundaries of the subject property, 
surrounding street network, surrounding designated future land uses, and natural resources. 

3. Provide a proposed Future Land Use Map at an appropriate scale showing the boundaries of the 
subject property, surrounding street network, surrounding designated future land uses, and natural 
resources. 

4. Map and describe existing land uses (not designations) of the subject property and surrounding 
properties. Description should discuss consistency of current uses with the proposed changes. 

5. Map and describe existing zoning of the subject property and surrounding properties. 

6. The certified legal description(s) and certified sketch of the description for the property subject to the 
requested change. A metes and bounds legal description must be submitted specifically describing the 
entire perimeter boundary of the property with accurate bearings and distances for every line. The 
sketch must be tied to the state plane coordinate system for the Florida West Zone (North America 
Datum of 1983/1990 Adjustment) with two coordinates, one coordinate being the point of beginning 
and the other an opposing corner. If the subject property contains wetlands or the proposed 
amendment includes more than one land use category a metes and bounds legal description, as 
described above, must be submitted in addition to the perimeter boundary of the property for each 
wetland or future land use category. 

7. A copy of the deed(s) for the property subject to the requested change. 

8. An aerial map showing the subject property and surrounding properties. 

9. If applicant is not the owner, a notarized letter from the owner of the property authorizing the applicant 
to represent the owner. 

B. Public Facilities Impacts 
NOTE: The applicant must calculate public facilities impacts based on a maximum development scenario 
(see Part 1/.H.). 

1. Traffic Circulation Analysis 
The analysis is intended to determine the effect of the land use change on the Financially Feasible 
Transportation Plan/Map 3A (20-year horizon) and on the Capital Improvements Element (5-year 
horizon). Toward that end, an applicant must submit the following information: 

Long Range - 20-year Horizon: 
a. Working with Planning Division staff, identify the traffic analysis zone (T AZ) or zones that the 

subject property is in and the socio-economic data forecasts for that zone or zones; 
b. Determine whether the requested change requires a modification to the socio-economic data 

forecasts for the host zone or zones. The land uses for the proposed change should be expressed 
in the same format as the socio-economic forecasts (number of units by type/number of employees 
by type/etc.); 

c. If no modification of the forecasts is required, then no further analysis for the long range horizon is 
necessary. If modification is required, make the change and provide to Planning Division staff, for 
forwarding to Transportation staff. Transportation staff will rerun the FSUTMS model on the current 

Community Development Dept. 19220 Bonita Beach Road, Suite 111 I Bonita Springs, FL 341351 Phone: 239 444 6150 I Fax: 239 444 6140 
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CITY OF BONITA SPRINGS 

u c r 1 o lo·19 

Eadopted Financially Feasible Plan network and determine whether O cYt.-JITYf��t6h's i�e 
necessary, based on a review of projected roadway conditions within a 3-mile radius oft\{� site; 

d. If no modifications to the network are required, then no further analysis for the long range horizon 
is necessary. If modifications are necessary, Transportation staff will determine the scope and 
cost of those modifications and the effect on the financial feasibility of the plan; 

e. An inability to accommodate the necessary modifications within the financially feasible limits of the
plan will be a basis for denial of the requested land use change;

f. If the proposal is based on a specific development plan, then the site plan should indicate how
facilities from the current adopted Financially Feasible Plan and/or the Official Trafficways Map will 
be accommodated. 

Short Range - 5-year CIP horizon: 
a. Besides the 20-year analysis, for those plan amendment proposals that include a specific and 

immediated development plan, identify the existing roadways serving the site and within a 3-mile 
radius (indicate laneage, functional classification, current LOS, and LOS standard); 

b. Identify the major road improvements within the 3-mile study area funded through the construction
phase in adopted CIP's (County or Cities) and the State's adopted Five-Year Work Program; 

c. Projected LOS under proposed designation (calculate anticipated number of trips and distribution 
on roadway network, and identify resulting changes to the projected LOS); 

d. For the five-year horizon, identify the projected roadway conditions (volumes and levels of service) 
on the roads within the 3-mile study area with the programmed improvements in place, with and 
without the_proposed development project. A methodology meeting with Transportation staff prior 
to submittal is required to reach agreement on the projection methodology; 

e. Identify the additional improvements needed on the network beyond those programmed in the five
year horizon due to the development proposal. 

2. Provide an existing and future conditions analysis for: 
a. Sanitary Sewer 
b. Potable Water 
c. Surface Water/Drainage Basins 
d. Parks, Recreation, and Open Space 
e. Public Schools 

Analysis should include (but is not limited to) the following:
• Franchise Area, Basin, or District in which the property is located; 
• Current LOS, and LOS standard of facilities serving the site; 
• Projected LOS under existing designation; 
• Projected LOS under proposed designation; 
• Improvements/expansions currently programmed in 5 year CIP, 6-10 year CIP, and long range 

improvements; and 
• Anticipated revisions to the Community Facilities and Services Element and/or Capital

Improvements Element (state if these revisions are included in this amendment). 
• Provide a letter of service availability from the appropriate utility for sanitary sewer and potable 

water. 

3. Provide a letter from the appropriate agency determining the adequacy/provision of existing/proposed
support facilities, including: 
a. Fire protection with adequate response times; 
b. Emergency medical service (EMS) provisions; 
c. Law enforcement; 
C. Solid Waste; 
d. Mass Transit; and 
e. Schools. 

Community Development Dept. I 9220 Bonita Beach Road, Suite 111 I Bonita Springs, FL 34135 I Phone: 239 444 6150 I Fax: 239 444 6140 
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CITY OF BONITA SPRINGS 

OCT 1 0 1.U19 

OMMUNITY DEVELOPMENT 

DEPARTMENT 

In reference to above, the applicant should supply the responding agency with the information from Section's II and 
Ill for their evaluation. This application should include the applicant's correspondence to the responding agency. 

C. Environmental Impacts 
Provide an overall analysis of the character of the subject property and surrounding properties, and assess 
the site's suitability for the proposed use upon the following: 

1. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system 
(FLUCCS). 

2. A map and description of the soils found on the property (identify the source of the information). 

3. A topographic map with property boundaries and 100-year flood prone areas indicated (as identified by 
FEMA). 

4. A map delineating the property boundaries on the Flood Insurance Rate Map effective August 2008. 

5. A map delineating wetlands, aquifer recharge areas, and rare & unique uplands. 

6. A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed 
by federal, state or local agencies as endangered, threatened or species of special concern. The table 
must include the listed species by FLUCCS and the species status (same as FLUCCS map). 

D. Impacts on Historic Resources 
List all historic resources (including structure, districts, and/or archeologically sensitive areas) and provide 
an analysis of the proposed change's impact on these resources. The following should be included with 
the analysis: 

1. A map of any historic districts and/or sites, listed on the Florida Master Site File, which are located on 
the subject property or adjacent properties. 

2. A map showing the subject property location on the archeological sensitivity map for Lee County. 

E. Internal Consistency with the Bonita Plan 
1. Discuss how the proposal affects most recent population projections pursuant to the University of 

Florida's Bureau of Economic and Business Research, and the total population capacity of the City of 
Bonita Springs Future Land Use Map. 

2. List all goals and objectives of the City of Bonita Springs Comprehensive Plan that are affected by the 
proposed amendment. This analysis should include an evaluation of all relevant policies under each 
goal and objective. 

3. Describe how the proposal affects adjacent local governments and their comprehensive plans. 

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan 
amendment. 

F. Additional Requirements for Specific Future Land Use Amendments 

1. Requests moving lands without adequate infrastructure 
a. Demonstrate why the proposed change does not constitute Urban Sprawl. Indicators of sprawl may 
include, but are not limited to: low-intensity, low-density, or single-use development; 'leap-frog' type 
development; radial, strip, isolated or ribbon pattern type development; a failure to protect or conserve 
natural resources or agricultural land; limited accessibility; the loss of large amounts of functional open 

Community Development Dept. I 9220 Bonita Beach Road, Suite 111 I Bonita Springs, FL 341351 Phone: 239 444 6150 I Fax: 239 444 6140 
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lL 
Mark D. Wilson 

CITY OF BONITA SPRINGS 

OCT 1 0 2019 
COMMUNITY DEVELOPMENT 

Printed Name: 

f?J[E(C[E�\YJ[E[Q) 

DEPARTMENT 
space; and the installation of costly and duplicative infrastructure when opportunities for infill and 
redevelopment exist. 

2.e Requests moving lands from Density Reduction/Groundwater Resource must fully address Policy 1.1.7
and Policy 1.1.21 of the City of Bonita Springs Future Land Use Element. 

G.eJustify the proposed amendment based upon sound planning principles. Be sure to support all conclusionse
made in this justification with adequate data and analysis. 

APPLICANT'S SIGNATURE AND CERTIFICATION 

1eMark D · Wilson* , certify that I am the owner or owner's authorized representative of the property 
described herein. and that all answers to the questions in this appUcation and any sketches, data or other 
supplementary matter attached to and made a part of this application, are honest and true to the best of my 
knowledge and belief. I also authorize the staff of the City of Bonita Springs Community Development Department 
to enter upon the property during nonnal working hours for the purpose of investigating and evaluating the request 
made through this application. 

*as authorized representative of LB Estero Bay Investments, UC 

Signature: _.......... �-a..��;:::,.,_-------- Date: II I� I ,v 

STATE OF FLORIDA, COUNTY OF tee- ro \ \ : < r'_ (
-/ 

Sworn to (or affirmed) and subscribed before me this L day of nlo,J,_,b.,,c: , 20 J! , by 

(printed name of person making statement).eW}p,I l£. ]) . rJ ,• \ '>._ � 
Personally Known:� OR Produced Identification: DT--.......,Ln11uced: __ P--_______ 

.. •·�����'!if<.'•,, ANNA MURPHY 
t/rJA ·t\ MY COMMISSION# GG 015895 

\t�0�.: EXPIRES: July ZT, 2020 
·<r.k?, i.��f··· Bonded Thru Notary Public Underwrilal1e

(Notary Seal) or Stamped) 

Community Development Dept.19220 Bonta Beach Road, Sule 1111 Bania Springs, FL34135 I Phone: 239444 6150 I Fax: 239 444 6140 
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3. 

/Pd/g(G/g�W��CITY OF BONITA SPRINGS 

OCT 1 0 2019 
In reference to above, the applicant should supply the responding agency with th �ffi � Rection's II and 
Ill for their evaluation. This application should include the applicant's correspondence tQ�Jl.ff'r�.f(cflrtgf'agency. 

C. Environmental Impacts 
Provide an overall analysis of the character of the subject property and surrounding properties, and assess 
the site's suitability for the proposed use upon the following: 

1. A map of the Plant Communities as defined by the Florida Land Use Cover and Classification system 
(FLUCCS). 

2. A map and description of the soils found on the property (identify the source of the information). 

3. A topographic map with property boundaries and 100-year flood prone areas indicated (as identified by 
FEMA). 

4. A map delineating the property boundaries on the Flood Insurance Rate Map effective August 2008. 

5. A map delineating wetlands, aquifer recharge areas, and rare & unique uplands. 

6. A table of plant communities by FLUCCS with the potential to contain species (plant and animal) listed 
by federal, state or local agencies as endangered, threatened or species of special concern. The table 
must include the listed species by FLUCCS and the species status (same as FLUCCS map). 

D. Impacts on Historic Resources 
List all historic resources (including structure, districts, and/or archeologically sensitive areas) and provide 
an analysis of the proposed change's impact on these resources. The following should be included with 
the analysis: 

1. A map of any historic districts and/or sites, listed on the Florida Master Site File, which are located on 
the subject property or adjacent properties. 

2. A map showing the subject property location on the archeological sensitivity map for Lee County. 

E. Internal Consistency with the Bonita Plan 
1. Discuss how the proposal affects most recent population projections pursuant to the University of 

Florida's Bureau of Economic and Business Research, and the total population capacity of the City of 
Bonita Springs Future Land Use Map. 

2. List all goals and objectives of the City of Bonita Springs Comprehensive Plan that are affected by the 
proposed amendment. This analysis should include an evaluation of all relevant policies under each 
goal and objective. 

Describe how the proposal affects adjacent local governments and their comprehensive plans. 

4. List State Policy Plan and Regional Policy Plan goals and policies which are relevant to this plan 
amendment. 

F. Additional Requirements for Specific Future Land Use Amendments 

1. Requests moving lands without adequate infrastructure 
a. Demonstrate why the proposed change does not constitute Urban Sprawl. Indicators of sprawl may 
include, but are not limited to: low-intensity, low-density, or single-use development; 'leap-frog' type 
development; radial, strip, isolated or ribbon pattern type development; a failure to protect or conserve 
natural resources or agricultural land; limited accessibility; the loss of large amounts of functional open 

Community Development Dept.I9220 Bonita Beach Road, Suite 1111 Bonita Springs, FL 341351 Phone: 239 444 6150 I Fax: 239 444 6140 
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p V Waldrop Eni:iineerina, P.A. 

Jeremy Arnold, P.E. 

City, State, Zip: p g 

( ) I Email: I ieremv.amold®waldrooenaineerina 

BONITA SPRINGS Tampa Ortando SarasotaWALDROP ! 
"ENGINEERING 28100 Bonila Grande Dr., 54m 305, Bonillo Springs, Fl 34135 
PLANNl�G I CIVIL ENGINEERING I LANDSCAPE ARCHITECTURE p. (239) 405-7777 f. (239) 405-7899 

BAYVIEW ON ESTERO BAY 

ADDITIONAL AGENTS 

Company Name: 

Contact Person: 

Address: 

City, State, Zip: 

Phone Number: 

Com an Name: 

Contact Person: 

Address: 

Phone Number: 

LB Estero Bay Investments, LLC 

Danville Leadbetter; Lisa Van Dien; Mark Wilson 

2210 Vanderbilt Beach Road, Suite 1300 

Naples, FL 34109 

(239) 592-1400 I Email: I danvillel(@londonbav.com 

28100 Bonita Grande Drive, Suite 305' 

Bonita S rin s 

239 405-7777 .com 

Company Name: TR Transportation Consultants, Inc. 

Contact Person: Ted Treesh 

Address: 2726 Oak Ridge Courte, Suite 5503 

City, State, Zip: Fort Myers, FL, 33901 

Phone Number: (239) 278-3090 I E-mail: I tbtta>trtrans.net 

Company Name: Bear Paws Environmental Consulting 

Contact Person: Barrett Stejskal, Inc. 

Address: 1599 Covington Circle East 

Citv, State, Zip: Fort Myers, FL, 33919 

Phone Number: (239) 340-0678 Email: BearPaws.Env.Consultina(@GMail.comI I 

Company Name: 

Contact Person: 

Address: 

Citv, State, Zip: 

Phone Number: Email:I I 

B14
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Bayview on Estero Bay 

Exhibit Ill.A - Property Location 

STRAP STREET# STREET NAME OWNER NAME 

07472582000030060 5220 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

0747258200003011A 5204 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030350 5195 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030000 23149/165 WEEKS FISH CAMP RD LB ESTERO BAY INVESTMENTS LLC 

07472582000030170 5219/5225 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030190 5215 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030320 5202 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030080 5228 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030120 5216 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030150 5228 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000050000 23170 WEEKS FISH CAMP RD LB ESTERO BAY INVESTMENTS LLC 

07472582000030310 5198 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030340 5199 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030280 5191 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030030 5232 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030100 5220 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030270 5195 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030148 5196 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030010 23148 WEEKS FISH CAMP RD LB ESTERO BAY INVESTMENTS LLC 

0747258200003003A 5234 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030110 5212 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B200006001A 5050 COCONUT RD LB ESTERO BAY INVESTMENTS LLC 

07472582000030240 5206 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030230 5203 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B200003014C 5200 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030390 RIGHT OF WAY LB ESTERO BAY INVESTMENTS LLC 

074725B2000020000 5242 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030050 5227 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030140 5190 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

07472582000030200 5210 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

September 27, 2018 

Exh II/A STRAP No and Address.docx 
■GradyMinor Pagel o/2 

CMI 1-:itglncers • I.and Survc)'Ors • Planners • I ,andsrapc Al'fhllccts 

Q. Grady Minor & Assoclares. P.A. 

3800 Via Del Rey, Bonita Springs, FL 34134 • 239-947-1144 • englneerlng@gradymlnor.com • www.gradymlnor.com 
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Bayview on Estero Bay 

Exhibit Ill.A - Property Location 

074725B2000030160 5231 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030220 5207 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030260 5199 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030130 5219 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030070 5230 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000060010 ACCESS UNDETERMINED LB ESTERO BAY INVESTMENTS LLC 

074725B2000030090 5230 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000060000 5000 COCONUT RD LB ESTERO BAY INVESTMENTS LLC 

074725B2000030250 5207 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030380 RIGHT OF WAY LB ESTERO BAY INVESTMENTS LLC 

074725B200003014A 5194 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030360 5191 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030330 5203 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030040 5233 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B200006001C ACCESS UNDETERMINED LB ESTERO BAY INVESTMENTS LLC 

074725B2000030210 5211 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030290 5190 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030400 RIGHT OF WAY LB ESTERO BAY INVESTMENTS LLC 

074725B2000030370 ACCESS UNDETERMINED LB ESTERO BAY INVESTMENTS LLC 

074725B200003011B 5210 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030300 5194 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030020 5236 MAMIE ST LB ESTERO BAY INVESTMENTS LLC 

074725B2000030410 RIGHT OF WAY LB ESTERO BAY INVESTMENTS LLC 

074725B2000030180 5213 DRAINE ST LB ESTERO BAY INVESTMENTS LLC 

September 27, 2018 Poge2o/2■GradyMinor
Exh II/A STRAP No and Address.docx 

CMI 1-:ng1ncers • I.and Survc)'Ors • Planners • l.and!Jrapc Architects 

Q. Grady Minor & Associates, P.A. 
3800 Via Del Rey, Bonita Springs, FL 34134 • 239-947-1144 • englneerlng@gradymlnor.com • www.gradymlnor.com 
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6 HHR HRCP LLC 07-47-25-B3-00010.0000 PARL LOC IN GOVT LOTS 2 
HOST HOTELS & RESORTS INC 5001 COCONUT RD +3 AS DESC IN OR 3052 PG 

1859 

RAPTOR BAY AT PELICAN 7 
LANDING GOLF COURSE 
LESS 1 FT STRIP DESC IN 
INST# 2013000240450 + 
LESS 07-47-25-B2-

00000.0010 ANNEXATION 

PARL IN E 1/2 OF N W 1/4 8 
AS DESC OR 2543 PG 3898 
AKAPARCEL A 

PARL IN E 1/2 OF NWt/4 9 
DESC OR 2543 PG 3904 AKA 
PARCEL B+C 

EL DORADO ACRES 10 
UNREC 

BLK 7 DB 310 PG 183 
LOT 1 

EL DORADO ACRES 11 
UNREC 
BLK 7 DB 310 PG 183 
LOT 2 +W 1/2 OF LOT 3 

EL DORADO ACRES 12 
UNREC 
BLK 7 DB 310 PB 183 
LOT 4 + E 1/2 OF LOT 3 

EL DORADO ACRES 13 

UNREC 
BLK 7 DB 310 PG 183 
LOTS 

EL DORADO ACRES 14 
UNREC 
BLK 7 DB 310 PG 183 

W 1/2 LOT 12 + LOT 13 

EL DORADO ACRES 15 
UNREC 
BLK 7 DB 310 PG 183 
LOT14 

EL DORADO ACRES 16 
UNREC 
BLK 7 DB 310 PG 183 
LOT15 

EL DORADO ACRES 17 
UNREC 

6903 ROCKLEDGE DR STE 1500 
BETHESDA MD 20817 

PELICAN LANDING GOLF 
RESORT 

24301 WALDEN CENTER DR 
BONITA SPRINGS FL 34134 

BAYSIDE IMPROVEMENT COD 
WRATHELL HUNT & 
ASSOCIATES LLC 

2300 GLADES RD STE 410W 
BOCA RATON FL 33431 

PELICAN LANDING 

COMMUNIT Y ASSN 
MARIE MARTEL 

24501 WALDEN CENTER DR 
BONITA SPRINGS FL 34134 

GUMBO LIMBO LLC 
4392 CORPORATE SQ 
NAPLES FL 34104 

POSTUDENSEK JOEL P + 
ANGELAJ 

4657 SAN ANTONIO LN 
BONITA SPRINGS FL 34134 

POSTUDENSEK GERALD & 
1196 PARTRIDGE AVE 
THE VILLAGES FL 32163 

FISHKIN GILBERT L + 
PATRICIA R 

4633 SAN ANTONIO LN 
BONITA SPRINGS FL 34134 

ROSKUSKI JOSEPH R TR 
27020 PINETRAIL CT 
BONITA SPRINGS FL 34135 

CRAWFORD IVIN E + PATRICIA 08-47-25-01-00007.0140 

BONITA SPRINGS FL 34134 

08-47-25-00-00001.0030 
23001 COCONUT POINT 
RESORT DR 
BONITA SPRINGS FL 34134 

08-47-25-00-00003.0000 
4650 COCONUT RD 
BONITA SPRINGS FL 34134 

08-47-25-00-00003.03CE 
4700 COCONUT RD 
BONITA SPRINGS FL 34134 

08-47-25-01-00007.0010 
4665 SAN ANTONIO LN 
BONITA SPRINGS FL 34134 

08-47-25-01-00007.0020 

4657 SAN ANTONIO LN 
BONITA SPRINGS FL 34134 

08-47-25-01-00007 .0040 
4641 SAN ANTONIO LN 
BONITA SPRINGS FL 34134 

08-47-25-01-00007.0050 
4633 SAN ANTONIO LN 
BONITA SPRINGS FL 34134 

08-47-25-01-00007 .0120 
4618 VILLA CAPRI LN 
BONITA SPRINGS FL 34134 

D 
4634 VILLA CAPRI LN 
BONITA SPRINGS FL 34134 

SLOSSER KRIS A+ DENISE M 
4642 VILLA CAPRI LN 
BONITA SPRINGS FL 34134 

POTTER LINDA M 
4650 VILLA CAPRI LN 
BONITA SPRINGS FL 34134 

4634 VILLA CAPRI LN 
BONITA SPRINGS FL 34134 

08-47-25-01-00007.0150 
4642 VILLA CAPRI LN 
BONITA SPRINGS FL 34134 

08-47-25-01-00007.0160 
4650 VILLA CAPRI LN 
BONITA SPRINGS FL 34134 
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BLK 7 DB 310 PG 183 
LOT16 

GUMBO LIMBO LLC 08-47-25-01-00007.0180 EL DORADO ACRES 18 
4392 CORPORATE SQ BLVD 4666 VILLA CAPRI LN UNREC 

NAPLES FL 34104 BONITA SPRINGS FL 34134 BLK 7 DB 310 PG 183 
LOT18 

ARTHUR+ JOANNE 08-47-25-01-00013.0010 EL DORADO ACRES 19 

MACDONALD 23384 W EL DORADO AVE UNREC. 

635WEDGE DR BONITA SPRINGS FL 34134 BLK.13 DB 310 PG 183 

NAPLES FL 34103 LOT 1 

ARTHUR+ JOANNE 08-47-25-01-00013.0020 EL DORADO ACRES 20 

MACDONALD 23368 W EL DORADO AVE UNREC. 

635WEDGE DR BONITA SPRINGS FL 34134 BLK.13 DB 310 PG 183 

NAPLES FL 34103 LOT2 

HEELAN DOUGLAS E + 08-47-25-01-00013.0030 EL DORADO ACRES 21 

462 BB SAMS DR 23352 W EL DORADO AVE UNREC. 

SAINT HELENA ISLAND SC BONITA SPRINGS FL 34134 BLK.13 DB 310 PG 183 

29920 LOT3 

23336 W EL DORADO LLC 08-47-25-01-00013.0040 EL DORADO ACRES 22 

23336 W EL DORADO AVE 23336 W EL DORADO AVE UNREC. 

BONITA SPRINGS FL 34134 BONITA SPRINGS FL 34134 BLK.13 DB 310 PG 183 
LOT4 

COSTELLO MARK 08-47-25-02-00000.0140 ELDORADO ACRES BLK 17 23 

PO BOX 366086 4617 VILLA CAPRI LN UNREC OR291 PG 890 

BONITA SPRINGS FL 34136 BONITA SPRINGS FL 34134 LOT14 

WILLIAMS ARCH C + SARA K 08-47-25-02-00000.0150 ELDORADO ACRES BLK.17 24 

TR 4651 VILLA CAPRI LN UNRC 

409 KEENEWAY DR BONITA SPRINGS FL 34134 OR 291 PG 890 LOT 15 + W 

NICHOLASVILLE KY 40356 100 FT OF E 200 FT LOT 20 

ELFERDINK STEVEN REED JR+ 08-47-25-02-00000.0160 ELDORADO ACRES BLK.17 25 

325 COCOHATCHEE DR 4661 VILLA CAPRI LN UNRC 

NAPLES FL 34110 BONITA SPRINGS FL 34134 OR291 PG 898 
LOTS16 

FROMM ERIC + TIFFANY 08-47-25-02-00000.0l 70 ELDORADO ACRES BLK 17 26 

104 GOLD LEAF CT 4667 VILLA CAPRI LN UNRC 

CANTON GA30114 BONITA SPRINGS FL 34134 OR291 PG 898 
LOT17 

VAN BLARICOM RACHEL M 08-47-25-02-00000.0180 ELDORADO ACRES BLK 17 27 

4671 VILLA CAPRI LN 4671 VILLA CAPRI LN UNREC 
BONITA SPRINGS FL 34134 BONITA SPRINGS FL 34134 OR291 PG 898 

LOT18 

SUNKEL MARK+ JUDITH E 08-47-25-02-00000.0190 ELDORADO ACRES BLK.17 28 

4679 VILLA CAPRI LN 4679 VILLA CAPRI LN UNRC 
BONITA SPRINGS FL 34134 BONITA SPRINGS FL 34134 OR 291 PG 898 

LOT 19 LESS E 20 FT 

CROTTEAU BENJAMIN 08-47-25-02-00000.0200 ELDORANDO ACRES 29 

18530 TULIP RD 23436 COCONUT RUM CT BLK.17UNR 

FORT MYERS FL 33967 BONITA SPRINGS FL 34134 OR 291 PG 898 PT LOT 20 
E 100 FT 

SUNKEL SCOTT C & UTE 08-47-25-02-00000.020A ELDORANDO ACRES 

B20

30 



33 

34 

37 

4675 VILLA CA PRI LN 4675 VILLA CA PRI LN BLK 17 UNR OR 291 PG 898 
BONITA SPRINGS FL 34134 BONITA SPRINGS FL 34134 PT  LT 20 W 485 FT + E 20 FT 

OF LT 19 

WCI COMMUNITIES LLC 08-4 7-25-B4-00004.0010 PT OF COLONY AT 31 
24301 WALDEN CENTER DR 4861 COCONUT RD PELICAN LANDING GOLF 
BONITA SPRINGS FL 34134 BONITA SPRINGS FL 34134 COURSE ALONG W LINE 

OF BONITA ANNEX IN S 1/2 
OF SEC 8 LESS 
4447/1384 + 4763/0516 
+INST#2006-189682+ 2006-
421581+2013-44684+2014-
67115+ 2016-17457+2017-
29804 

COLONY AT PELICAN 08-47-25-B4-00004.0030 PT OF COLONY AT 32 
LANDING FOUN ACCESS UNDETERMINED PELICAN LANDING GOLF 
CASTLE MANAGEMENT BONITA SPRINGS FL 34134 COURSE LYING ALONG W 
12270 SW 3RD ST #200 LINE OF BONITA ANNEX 
PLANTATION FL 33325 SECTS IN S 1/2 OF SECT 8 

PT DESC IN INST #2017-
29804 

COLONY AT PELICAN 08-47-25-E4-00001.04CE PARL LOC IN SW 1/4 OF 
LANDING RIGHT OF WAY SECT DESC IN OR 4408/470 
24501 WALDEN CENTER DR ESTERO FL 
BONITA SPRINGS FL 34134 

COLONY AT PELICAN 08-47-25-E4-00001.05CE PAR IN SW 1/4 ALONG THE 
LANDING COLONY @ PELICAN NORTH LINE AS DESC IN 
CASTLE MANAGEMENT LANDINGC/E INST# 2012000271325 
PO BOX 559009 ESTERO FL 
FORT LAUDERDALE FL 33355 

MERANO AT THE COLONY 08-47-25-E4-31000.00CE MERANO AT THE COLONY 35 
CONDO 23830 MERANO C T  DESC IN OR3386/3649 
11784 WEST SAM PLE RD # 103 ESTERO FL 34134 +OR3663/1140 
POMPANO BEACH FL 33065 +oR3804/3543+OR3807 /277+ 

OR3888/2079+2993+ 
OR4094/259 + 4499/253 + 
4 795/3098+4055 
COMMON ELEMENTS 

NAVONA AT THE COLONY 08-47-25-E4-38000.00CE NAVONA AT THE COLONY 36 
23540 VIA VENETO BLVD 23542 VIA VENETO DESC#2006-189682 
BONITA SPRINGS FL 34134 ESTERO FL 34134 COMMON ELEMENTS 

BAYSIDE IMPRO VEMENT CDD 08-47-25-E4-Ul 701.1975 PARL IN SW 1/4 
WRATHELL HUNT & PELICAN LANDING C/E AS DESC IN INST#2007-
ASSOCIATES LLC ESTERO FL 213558 
2300 GLADES RD STE 410 W 
BOCA RATON FL 33431 

BAYSIDE IMPROVEMENT CDD 08-47-25-E4-Ul 725.1985 PARL LOC IN THE S 1/2 OF 38 

WRATHELL HUNT & SUBMERGED SEC T  AS DESC IN OR 3220 
ASSOCIATES LLC ESTERO FL 34134 PG 106 LESS CONDO AKA 
2300 GLADES RD STE 410 W LAKE PARCEL 
BOCA RATON FL 33431 

COLONY GOLF + COUNTRY 17-47-25-EJ-Ul 738.1926 COLONY AT PELICAN 39 
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CLUB INC 

4101 PELICAN COLONY BLVD 

BONITA SPRINGS FL 34134 

KORUDA DENNIS M + JACLYN 

M 

4701 VIA DEL CORSO LN #101 

BONITA SPRINGS FL 34134 

4101 PELICAN COLONY 

BLVD 

ESTERO FL 34135 

08-47-25-B4-04009.0101 

4701 VIA DEL CORSO LN 

#101 

BONITA SPRINGS FL 34134 

NICHOLSON JAMES F + JANE T 08-47-25-B4-04009.0102 

4701 VIA DEL CORSO LN #102 

BONITA SPRINGS FL 34134 

GELFOND PETER A + ENY E 

4701 VIA DEL CORSO LN #201 

BONITA SPRINGS FL 34134 

COLIS JOHN N + CARRIE P 

2228 LAKRDALE DR 

GLENVIEW IL 60025 

LARGE JAMES H + NANCY F 

2250 OOLTEWAH RINGGOLD 

RD 

OOLTEWAH TN 37363 

SPERO ELAINE H TR 

4701 VIA DEL CORSO LN #302 

BONITA SPRINGS FL 34134 

SHAPIRO JEFFREY+ SUSAN 

4701 VIA DEL CORSO LN #401 

BONITA SPRINGS FL 34134 

SOLUM RICHARD B + NANCY 

R 

4701 VIA DEL CORSO LN #402 

BONITA SPRINGS FL 34134 

GIBBONS GREGORY D & 

1058 CHERRYFIELD AVE 

COLUMBUS OH 43235 

PARRELLA BARNEY C + 

4701 VIA DEL CORSO LN 

#102 

BONITA SPRINGS FL 34134 

08-47-25-B4-04009.0201 
4701 VIA DEL CORSO LN 

#201 

BONITA SPRINGS FL 34134 

08-47-25-B4-04009.0202 
4701 VIA DEL CORSO LN 

#202 

BONITA SPRINGS FL 34134 

08-47-25-B4-04009.0301 
4701 VIA DEL CORSO LN 

#301 

BONITA SPRINGS FL 34134 

08-47-25-B4-04009.0302 

4701 VIA DEL CORSO LN 

#302 

BONITA SPRINGS FL 34134 

08-47-25-B4-04009.0401 
4701 VIA DEL CORSO LN 

#401 

BONITA SPRINGS FL 34134 

08-47-25-B4-04009.0402 
4701 VIA DEL CORSO LN 

#402 

BONITA SPRINGS FL 34134 

08-47-25-E4-31013.0101 
23690 MERANO CT #101 

ESTERO FL 34134 

08-47-25-E4-31013.0102 

LANDING 

GOLF COURSE AS DESC IN 

INST#2009000192836 

LESS INST#2010000184331 + 

2013000044685 

CIELO AT THE COLONY 

AS DESC IN INST# 

2014000067115 + 

2015000080324 

PH I BLDG 9 UNIT 101 

40 

CIELO AT THE COLONY 

AS DESC IN INST# 

2014000067115 + 

2015000080324 

PH I BLDG 9 UNIT 102 

40 

CIELO AT THE COLONY 

AS DESC IN INST# 

2014000067115 + 

2015000080324 

PH I BLDG 9 UNIT 201 

40 

CIELO AT THE COLONY 

AS DESC IN INST# 

2014000067115 + 

2015000080324 

PH I BLDG 9 UNIT 202 

40 

CIELO AT THE COLONY 

AS DESC IN INST# 

2014000067115 + 

2015000080324 

PH I BLDG 9 UNIT 301 

40 

CIELO AT THE COLONY 

AS DESC IN INST# 

2014000067115 + 

2015000080324 

PH I BLDG 9 UNIT 302 

40 

CIELO AT THE COLONY 

AS DESC IN INST# 

2014000067115 + 

2015000080324 

PH I BLDG 9 UNIT 401 

40 

CIELO AT THE COLONY 

AS DESC IN INST# 

2014000067115 + 

2015000080324 

PH I BLDG 9 UNIT 402 

40 

MERANO AT THE COLONY 

CONDO 

DESC IN OR BK 3386 PG 

3649 

PH 13 UT 13 - 101 

41 

MERANO AT THE COLONY 41 
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CHERYL E 

23690 MERANO CT #102 

BONITA SPRINGS FL 34134 

DORAN PETER T R+ 

23690 MERANO CT #201 

BONITA SPRINGS FL 34134 

H L M P  L LC 

1111 23RD NW 

WA SHINGTON DC 20037 
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BONITA SPRINGS Tampa Orlando SarasotaWALDROP -,:,-
l�IENGINEERING 281008onitaGrondo Dr. Sui� 305. 8onllD Sp,lllgt, Fll-4135 
PI.ANNlkG I CIVIL ENGINEERING f LANtlSCAPf AROIITECTURE p, (239) -405-1777 •. f2391 405-7899 

BAYVIEW ON ESTERO BAY 

DENSITY CALCULATIONS 

REVISED DECEMBER 2019 

Option 1 : Continuing Care Facilities (CCF) Per LDC Section 4-1183 

1. Coconut Village FLU Standard Density (Uplands) = 6.42 du/acre 
(26.38 ac X 6.42 du/acre = 169) 

2. Resource Protection FLU Standard Density (Wetlands) = 1 du/20 acres 
(4.13 ac X 1/20 du/ac = 0.20 - not available for transfer to uplands) 

3. Maximum Permitted Units = 169 du 
4. ALF/ILF Conversion = 300 ILF/CCF units (2 unit:1 du) = 150 units 

75 ALF Units (4 beds:1 du)= 19 units 

Option 2: Multi-Family 

1. Coconut Village FLU Standard Density (Uplands)= 11.4 du/acre 
(26.38 ac X 11.4 du/ac = 300) 

2. Resource Protection FLU Standard Density (Wetlands) = 1 du/20 acres 
(4.13 ac X 1 /20 du/ac = 0.20 - not available for transfer to uplands) 

3. Maximum Permitted Density = 300 du 

1 of 1 
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BONITA SPRINGS Tampa Orfando SarasotaWALDROP ·'.� 
28100 Bonita Grande Dr., Suillt 305, Bonita Springs, Fl 3'135 

PLANNING CIVIL ENGINEERING I LANDSCAPE ARCHITECTURE p. (23 405-7777 f. (239) 40.5-7899 
"ENGINEERING 

lfy. otlf)--
~ or: e-· it1;uw�r-:i

BAYVIEW ON ESTERO BAY DN17·,4 f 
EXHIBIT IV.A.1 - PROPOSED TEXT CHANGES Pf?IlVGs 

<COMM 
JUN 2 3 2020REVISED OCTOBER 2019 UNJ"1-1,

D •r D-
£pA.R :t:-1/f"Lo 

Policy 1.1.10.2: Coconut Village: Intended to accommodate marine, retail, restaU'�r �ofet;_ 
Continuing Care Facilities {CCF) including ancillary medical, skilled nursing care facilities, personal 
service and similar uses, Independent Living Facility {ILF) units. Assisted Living Facility {ALF) units, 
multi-family dwelling units, and office uses designed to enhance and protect the public use of, and 
access to, the marina and waterfront areas of Estero Bay. Development of wet and dry slips, boat 
ramps and other marine related uses will provide access for public and private club members. This 
future land use category is applicable to areas along Estero Bay, and shall not be located on any 
barrier island. Proposed development within this and future land use category shall adhere to 
innovative design and planning principles that incorporate the protection of the natural resources of 
Estero Bay while providing � recreational and boating opportunities to the City of Bonita Springs. 

a. All new development within the category shall be required to be zoned planned development. 
All density, intensity, height and types of uses will be established during the planned 
development rezoning process. 

b. Appropriate uses within the future land use category include the following: 

i. Marina and marine accessory uses. Marina uses shall not be solely for private use. 
ii. Limited private club use as defined in planned development process may be allowed. 
iii. Hotels/resorts and ancillary retail, cultural, and public and private recreational uses. 
iv. Residential dwellings wt-:leA iA68FJ:»0Fated inte a resert 60R.:tf:»lex. 
v. CCF, ILF, and ALF units. 

c. Development Standards: 
i. Development shall be located to minimize loss of environmentally sensitive areas. 
ii. Nonresidential uses shall be limited to a maximum floor area ratio (FAR) of 1.2. If the 

development includes residential and/or CCF uses, non-residential uses shall be limited 
to ancillary uses only. 

iii. Residential uses with a resort character and lifestyle may be integrated into resort use 
and may share in resort amenities. 

iv. Residential density shall be limited to not more than 11.49 dwelling units per acre, not 
to exceed 300 multi-family residential units: or a Continuing Care Facility {CCF) 
containing 300 Independent Living Facility {ILF) units and 75 Assisted Living Facility 
{ALF) beds, within the approximately 47-26.38 acres of gross land area in� this land 
use category. Where 300 ILF units and 75 ALF beds are developed within a CCF, the 
residential density shall not exceed 6.4 dwelling units per acre based upon the density 
eguivalency factors in the Land Development Code of two ILF units equal to one 
residential dwelling unit. 

v. Residential density calculations shall be considered for the gross project acreage 
regardless of other non-residential uses on the project. 

vi. No buffer shall be required between the CPD/RPD areas. 

Page 1 of 2 
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d. Height. 

i. Buildings over 75 feet from the base flood {FEMA + 1 ') elevation to the eaves shall be 
limited to a locations that do not negatively impact adjacent property view corridors or 
neighborhood compatibility. 

ii. Compatibility with surrounding buildings. 

e. Locations shall have access to a transportation network with adequate capacity and sufficient 
and navigable access to waters of Estero Bay. 

f. Coastal High Hazard. Impacts on sheltering and evacuation resulting from 
development/redevelopment activities within the CHHA shall be mitigated through 
cooperation and coordination with Lee County Emergency Management Operations at time 
of local development order and shall be consistent with Chapter 163, Florida Statutes. U-the 
shelter ana evaeuatien mitigatien has eeen previaea threugh the Develepment ef Regienal 
lmpaGt prosess then ne further mitigatien is reqt:tirea at the time ef leeal aevelepment emer. 

At minimum the development must provide the following waterfront public facilities: one {1)g. 
publicly accessible boat ramp: ten {10) boat slips for use by the public, one {1) boat slip 
dedicated to the Estero Fire District: one (1) boat slip dedicated to the Lee County Sheriffs 
Office: and fifteen (15) boat trailer parking spaces. 

Page 2 of 2 
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BONITA SPRINGS Tampa Orlando SarasotaWALDROP -� 
l�ENGINEERING 28100 Bonila Grande Dr., Suite 305, Bonito Springs, FL 3" 135 
PLANNING I CML ENGINEERING I LANDSCAPE ARCHITECTURE p. (239) 405-7777 f. (239) 405-7899 

Iry OF���IEDY[E© BAYVIEW ON ESTERO BAY 
lTA SPRINGS 

EXHIBIT IV.A.4-SURROUNDING LAND USES NARRATIVE JUN 2 b 20fg_ 
OMM 

Approval of this Comprehensive Plan Amendment and companion RPO/CPD rezoning wi fiat1e�!W�
redevelopment of this impacted, infill site is both complimentary to, and compatible with the si.i tiandingENr 

development pattern based upon site-specific performance standards. 

The proposed amendment will allow for the development of up to 300 multi-family or Independent Living 
Facility (ILF) units and 75 skilled nursing beds, in addition to public and private amenities, open space, 
preserve, and site infrastructure. The proposed density is approximately 10 du/acre as set forth in the 
proposed text amendment. 

In general, the Coconut Road corridor is dynamic and urbanized area developed with a mix of medium
and high-density residential land uses, as well as tourist-oriented non-residential development. These 
non-residential uses include a major resort hotel, timeshares, several golf courses, and a marina. 

From a density standpoint, the surrounding densities in Pelican Landing high- and mid-rise buildings are 
higher than the proposed density within the Bayview on Estero Bay project. This information is readily 
available as each tower within the ORI was subject to Final Plan Approval (FPA), and therefore defines 
the density for the building and supportive amenty areas. Densities for these existing towers range from 
a high of 43 du/acre in the 79-unit Treviso tower site to approximately 9.3 du/acre for the mid-rise towers 
with the ORI. The newest building, Altaira, contains 122 units on a 4.82 acre site- resulting in a density 
of 25 du/acre. Please refer to the Surrounding Density Analysis for a complete listing of surrounding 
densities. 

It is noted that the gross density of the Pelican Landing ORI is approximately 2 du/acre due to the 
substantial land area within the overall project boundary, much of which is dedicated to golf course, open 
space, and preserve areas. The Applicant respectfully submits that the analysis of net densities on the 
nearby tower sites internal to the ORI is appropriate to demonstrate neighborhood context and the built 
form in the immediate area. 

In terms of building heights, the majority of surrounding lands are developed with mid- and high-rise 
development including the adjacent Hyatt Coconut Point Resort (213'/18 stories), Navona at The Colony 
Golf & Bay Club (maximum of 254'/20 stories over parking), and Altaira at the Colony Golf & Bay Club 
(maximum of 249', 20 stories over parking). 

As shown on Views 4-7 within the attached Conceptual Plan & Visualization Presentation prepared by 
EDSA, views of the proposed community are comparable to those already established by the nearby 
Hyatt Coconut Point Resort and Colony high-rise condominiums. The varying building heights proposed 
in the Bayview on Estero Bay FLU category are compatible with the heights and intensities of surrounding 
development and do not introduce building heights that are out of scale with the neighborhoods. 

The most proximate single-family residential development is El Dorado Acres, approximately 300 feet 
east of the subject property, and separated by golf course holes and golf-related maintenance facilities. 
The tallest building proposed within the Bayview on Estero Bay FLU category is located along the Estero 
Bay waterfront, and as far west into the site as possible. As shown in view 7 specifically, this sensitive 
site design provides substantial physical and visual separation between proposed structures to the El 
Dorado Acres community. 
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B31



'------------------------------------------------------------------

Viewsheds from surrounding properties will be further improved via external perimeter buffers,setbacks 
from PD boundaries, building perimeter plantings, and a high level of architectural design and articulation 
on the buildings. 

The amendment will provide for highly demanded public access to Estero Bay, including public boat 
ramp, public parking, and public park area. The amendment carefully limits the size and scope of these 
public facilities to protect the surrounding neighborhoods along Coconut Road from external impacts. 

From an environmental standpoint, the proposed development program will be compatible with the 
environmentally sensitive Estero Bay via continued preservation of 3.6+/-acres in the northern portion of 
the site. The companion PD will include a comprehensive water management plan to address water 
quality, attenuation, and low impact development standards. 

The request directly supports the City's desire to direct new growth in existing urbanized areas, as 
evidenced by the significant efforts to encourage infill and direct development away from the DR/GR 
lands in th� eastern portions of the municipal limits. 

The amendment will ensure the appropriate utilization of the public investment in infrastructure and 
services in this area, as evidenced by the enclosed letters of availability. 

For these reasons, the Applicant respectfully submits the proposed CPA is compatible with and 
complimentary to the surrounding land use pattern. 

Page 2 of 2 
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INSTR# 2018000095424, Doc Type D, Pages 4, Recorded 04/23/2018 at 09:10 AM,
Linda Doggett, Lee County Clerk of Circuit Court, Rec. Fee $35.50 Deputy
Clerk LESPOSITO 

This Instrument WtU prepared by: 
Gregg S. 7naton. Esquire 
Bolaiios Tnaton, P.A. 
I 2800 University Drive. Suite 350 
Fort� Florida 33907 ��t�i�!�?RlNGS 

c1.T'l Or BONl1,

j\J� '2 � ?_0\9,

\ltLOPt.J\ENi 
___________ __..Spaceabowthis lineforrecontingo.11_____ """"(.,.;:;.0_�-;.:=.i.::...:,__ 

QUIT-CLAIM DEED 

This Quit-Claim Deed, made this 18th day of April, 2018, by Sugar Mountain Development, LLC, a 
Florida limited liability company, Donavan, LLC, a Florida limited liability company, and Estero Bay Marine, 
LLC, a Florida limited liability company, collectively as the party of the first part, in favor of LB Estero Bay 
Investments, LLC, a Florida limited liability company, party of the second part, whose address is 2210 
Vanderbilt Beach Road, Suite 1300, Naples, Florida 34109. 

WITNESSETB, That the said party of the first part, for and in consideration of the sum of Ten Dollars 
and other valuable considerations, to it in hand paid, by said party of the second part, the receipt whereof is hereby 
acknowledged, does hereby remise, release and quit-claim unto the said second party forever, any interest the first 
party may have in and to the following descnoed land: 

See Emlblt "A" attached to this Quit-Glaim Deed. 

To Have and to Hold the same together with all and singular the appurtenances thereunto belonging or 
in anywise appertaining, and all the estate, right, title, intaat, lien, equity and claim whatsoever the said first 
party, either in law or equity, to the only proper use, benefit and behoof of the said second party forever. 

IN WITNESS WHEREOF, the said first party has signed and sealed these presents the day and year 
first above written. 

Signed, sealed and delivered in our presence: Sugar Mountain Development, LLC, 
a Florida, Jiability compan 

PrintNamed.�� 
By:-r� 

Thomas Kretchik, as Mm:�s.,jn1 

?e:>2..-, 
Print Name: sr-;,w/ ��e,,v 

State of Florida 
County of Collier 

The foregoing ins1roment - admowtedged belim, me 11us I /- clay of,
April, 2018, by Thomas Kretcbik, as Manager and Sole Member of �ugar Mountain Development, 11.C, a Florida 
limited liability company, who ( ) is personally known to me or (') bas produced PA Q.L . as 
identification. 

.....ii2�i:::;;.....------------
My Commission Expires: Notaty Public, State of Florida at Large 

Print Notary Name: 
LIMVANDIEN 

MY�• FFB874 
EXPIRES: .My 31.3>19 

BondldTinNDlalrNka.-..... 
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E)(PIRES: .i.,y 31, 2019 
9ondld1lWNalllfPulll: ....... 

�� 

INSTR# 2018000095424 Page Number: 2 of 4 

State of Florida 
County of Collier 

The foregoing instrument was acknowleclged before me this � day of
April, 2018, by Thomas Kretchik, as Manager andfale Memba- of Donavan, U.C, a Florida limited liability 

'.()L .oompany, who ( ) is personally known t.o me or ( ybas as idmtification. 

My Commission Expues: Notary lie, State of Florida at Large 
PrintNotary 
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t@Jlic, 
MY C(INSS.'Of t FF 238874 

9alldldt11111NalalYPulllcUldlldl'I 

INSTR# 2018000095424 Page Number: 3 of 4 

Estero Bay Marine, LLC, 
a Florida limited liability company 

-e:: ==--,c::__<,
PrintName� '9t/c� 

State of Florida 
County of Collier 

The furegoing inslrumeot was acknowledged before me 1bis day of± 
April, 2018, by Thomas Kretchik, as Manager and Sole Member )>f F.stero Bay Marine, LLC, a Florida limited 
liability company, who ( ) is personally known to me or ( ✓) bas produced 'PA O,L , as 
identification. 

My Commission Expires: Slate of Florida at I.mg,, 
Print Notary 

USAVMIDIEN 

EXPIRES: Jutf31,2019 
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INSTR I 2018000095424 Page Number: 4 of 4 

Exhibit "A" 

WEEKS FISH CAMP 
(17-115-LS) 

A P  ARCEL OF LAND LYING WITHIN GOVERNMENT LOT 2, SECTION 7, TOWNSHIP 47 
SOUTH, RANGE 25 EAST, LEE COUNTY FLORIDA, BEING MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 

BEGIN AT THE NORTHEAST CORNER OF GOVERNMENT WT 2, SECTION 7, 
TOWNSHIP 47 SOUTH, RANGE 25 EAST, LEE COUNTY FLORIDA; THENCE RUN 
ALONG THE EAST LINE OF SAID LOT 2, SOUTH 01°34'27" EAST, A DISTANCE OF 
860.19 FEET TO A POINT ON THE NORTH BOUNDARY OF THE LANDS DESCRIBED IN 
OFFICIAL RECORDS BOOK 3421, PAGE 1095, PUBLIC RECORDS OF LEE COUNTY, 
FLORIDA; THENCE RUN ALONG SAID LANDS FOR THE FOLWWING THREE (3) 
COURSES AND DISTANCES, 1) SOUTH 89°06'16" WEST, A DISTANCE OF 264.00 FEET; 
2) THENCE SOUTH 89°09'28" WEST, A DISTANCE OF 666.22 FEET; 3) THENCE sourn 
89°06'16" WEST, A DISTANCE OF 247.50 FEET TO THE SOUTHWEST CORNER OF THE 
LANDS DESCRIBED IN INSTRUMENT NUMBER 2013000046383, PUBLIC RECORDS OF 
LEE COUNTY, FLORIDA; THENCE RUN ALONG THE WESTERLY BOUNDARY OF 
SAID LANDS, NORTH 09°16'44" WEST, A DISTANCE OF 199.50 FEET TO A POINT ON 
THE SOUTH LINE OF THE NORTH HALF OF THE AFOREMENTIONED GOVERNMENT 
LOT 2; THENCE RUN AWNG SAID SOUTH LINE, SOUfH 89°06'16" WEST, A 
DISTANCE OF 549 FEET MORE OR LESS TO A POINT ON THE MEAN HIGH WATER 
LINE OF ESTERO BAY, A PORTION OF WHICH IS DEPICTED ON THE MEAN HIGH 
WATER LINE SURVEY PUBLISHED ON LABINS.ORG WITH A FILE NUMBER OF 3955; 
THENCE RUN ALONG SAID MEAN HIGH WATER LINE, NORTHERLY A DISTANCE OF 
841 FEET MORE OR LESS TO A POINT ON THE NORTH LINE OF SAID GOVERNMENT 
WT 2; THENCE RUN AWNO SAID NORTH LINE, NORTH 89°06'47" EAST, A 
DISTANCE OF 1,665 FEET MORE OR LESS TO THE POINT OF BEGINNING. 

CONTAINING 30.51 ACRES, MORE OR LESS 
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2726 OAK RIDGE COURT, SUITE 503 
FORT MYERS, FL 33901-9356 

OFFICE 239.278.3090� TR TRANSPORTATION 
FAX 239.278.1906

� CONSULTANTS, INC 
TRAFFIC ENGINEERING 

TRANSPORTATION PLANNING 
SIGNAL SYSTEMS/DESIGN 

December 23, 2019 

Ms. Alexis Crespo, AICP 
Waldrop Engineering, P.A. 
28100 Bonita Grande Drive, Suite #305 
Bonita Springs, FL 34135 

RE: Bayview on Estero Bay 
CPA18-54980-BOS 
CPA18-54982-BOS 
PD18-55071-BOS 

Dear Ms. Crespo: 

TR Transportation Consultants, Inc. has reviewed the Traffic Impact Statement (TIS) 
comments issued by the City of Bonita Springs Department of Community Development 
regarding the proposed comprehensive plan and text amendment as well as rezoning 
applications for the above project. The comments and TR Transportation's response to 
those comments are listed below for reference. 

CPAJB-54980-BOS & CPAJB-54982-BOS Comments: 

1) The reviewer agrees that the proposed change will not increase the traffic 
impact compared to the approved uses. However, the Applicant is 
encouraged to demonstrate the total traffic volumes anticipated along 
Coconut Road with the full build-out consistent with the traffic volumes 
provided in the Pelican Landing traffic study. 

The Pelican Landing traffic study has already demonstrated the total traffic volumes 
anticipated along Coconut Road and included trips from the project parcels referred to as 
Weeks Fish Camp. These traffic volumes were shown in the traffic assignment figures as 
part of the Pelican Landing traffic study. Those figures were attached to the Appendix of 
the revised TIS report for reference. 

The base peak hour peak season peak direction traffic volumes in Table 2A of the 
previously submitted TIS report did utilize the volumes from Coconut Road traffic study 
prepared for the Village of Estero. The Coconut Road traffic study also demonstrated the 
future 2026 traffic volumes along Coconut Road, which included traffic volumes not only 
from the existing more intense zoning on-site but also from other surrounding approved 
zonings in the area as well potential future construction projects. The 2026 LOS analysis 
results from the Coconut Road traffic study are attached to the Appendix of the revised 
TIS report for reference. 

It is important to note that the Comprehensive Plan Amendment analysis has been revised 
to include potential 5,000 square foot public restaurant. This restaurant space was not 
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included in the rezoning analysis. The applicant acknowledges that if a public restaurant 
is sought for in the future, a subsequent rezoning application would have to be filed as 
well as the amendment to the Master Concept Plan (MCP). At this time the public 
restaurant use is only included as part of the Comprehensive Plan Amendment. 

PDJ 8-55071-BOS Comments: 

1) It is understood that the proposed action constitutes an overall reduction 
of traffic impact from what has been approved for this site. However, the 
approved background traffic from the Pelican Landing DRI and the 
background traffic from other nearby proposed developments needs to be 
provided for consistency. This is an important element in understanding 
the cumulative impact of the proposed action. Please provide a traffic 
diagram along Coconut Road up to US 41 showing all approved and 
proposed project trips, including trips associated with the off-site parking 
area, for both the AM and PM peak hours. 

The Coconut Road traffic study has already included background traffic from other 
nearby proposed developments as well as the Pelican Landing DRI. The Coconut Road 
traffic study also included a more intense use from this property than what is currently 
being proposed with the rezoning application. Therefore, the requested analysis has been 
previously demonstrated in the Coconut Road traffic study. The cumulative impact of the 
proposed rezone action is illustrated in Table 7 of the TIS report. 

A traffic diagram was created to illustrate the proposed project trips traveling to/from the 
site as well as the off-site parking area. See Figure 2 of the revised TIS report. A traffic 
diagram showing all approved project trips in the area has been previously provided in 
the traffic assignment figures contained within the Pelican Landing traffic study. Those 
figures were attached to the Appendix of the revised TIS report for reference. 

2) Retail and public restaurants are still included in the Schedule of Uses. 
Please remove or include in the TIS. If included in the TIS, the number 
should be consistent. 

The schedule of uses in the rezoning application does not permit a public restaurant use. 
It is only permitted as an accessory use to the private club. The applicant acknowledges 
that if a public restaurant is sought for in the future, a subsequent rezoning application 
would have to be filed as well as the amendment to the Master Concept Plan (MCP). At 
this time the public restaurant use is only included as part of the Comprehensive Plan 
Amendment. 
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3) Request for Dry boat slips has been removed from the TIS. The TIS does 
not include a boat ramp. However, the Schedule of Uses still includes 
"Marina" and "Multi-slip docking facility" with no restrictions. The TIS 
needs to reflect the full development potential of the site based on the 
language in the proposed Zoning Ordinance. The proposed Zoning 
Ordinance was not included in the submittal. Please provide a revised TIS 
and the proposed Zoning Ordinance. 

The proposed boat ramp is an ancillary use to the proposed marina. The TIS accounts for 
most intense development scenario which includes 72 wet slips and 25 dry slips ( dry slips 
constitute the 15 on-site and 10 off-site vehicle/trailer parking spaces being provided). 
The proposed Zoning Ordinance will be provided with this resubmittal. 

4) The Schedule of Uses includes: ALF, limited to 75 beds; CCF, limited to 
300 units; and ILF, limited to 300 units. This is not consistent with the 
TIS. The TIS needs to reflect the full development potential of the site 
based on the language in the proposed Zoning Ordinance. Please provide 
a revised TIS report. 

The previous submitted TIS for zoning was completed based on the worst case scenario 
in terms of trip generation. The proposed 300 CCF units and 75 ALF are equivalent to 
approximately 169 multi-family residential units per City's residential unit conversion (2 
ILF/CCF per 1 MF DU & 4 ALF Beds per 1 MF DU). The TIS was completed based on 
300 multi-family residential units. 

The Schedule of Uses identifies which residential housing types are 
permitted under Option 1 and Option 2. However, it does not specify that 
Option 1 and Option 2 are mutually exclusive. Please specify in the 
Schedule of Uses and in the proposed Zoning Ordinance that Option 1 and 
Option 2 are mutually exclusive. 

Acknowledged. Option 1 and Option 2 are mutually exclusive. 

6) The Schedule of Uses refers to ALF as Adult Living Facility. It is assumed 
this is intended to mean Assisted Living Facility. Please confirm. If so, 
please revise the language to avoid confusion. 

Acknowledged. Language has been revised to avoid confusion. 

7) Please provide detailed trip generation calculations for all scenarios for 
verification. 

The TIS has been completed based on the worst case scenario in terms of trip generation. 
As mentioned in the response to Comment No. 4 above, the proposed 300 CCF units and 
75 ALF are equivalent to approximately 169 multi-family residential units per City's 
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residential unit conversion (2 ILF/CCF per 1 MF DU & 4 ALF Beds per 1 MF DU). The 
TIS was completed based on 300 multi-family residential units. See also trip generation 
comparison at the end of the TIS report. 

8) Please provide a fall accounting of all trips associated with the off-site 
parking area that was approved by Lee County. Include a traffic diagram 
showing all trip origins, destinations, and turning movements at each 
intersection (including driveways). 

Acknowledged. See Figure 2 of the TIS report. 

If you have any additional questions, please do not hesitate to contact us. 

Sincerely, 

Ted B. Treesh, PTP 
President 

Yury Bykau, E.I. 
Transportation Consultant 

Attachments 

K:12018110 October\03 Bayview Bonita Springs\Sufliciency\Dec 2019\12-23-2019 Sufficiency.doc 
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I. INTRODUCTION 

TR Transportation Consultants, Inc. has conducted a traffic impact statement to fulfill 

requirements set forth by the City of Bonita Springs for projects seeking Comprehensive 

Land Use Plan amendment and re-zoning approval. The site is located at the western 

terminus of Coconut Road and is immediately to the north of the Coconut Hyatt Regency 

Resort within the Pelican Landing DRI. Figure 1 illustrates the approximate location of 

the subject site. 

A portion of the parcel is currently zoned CPD under City Ordinance 14-03. This 

Ordinance covers approximately 17.34 acres of the parcel. The Future Land Use on this 

parcel is Coconut Village and the CPD zoning permits for the development of 

commercial and resort hotel uses and associated amenities as well as a Marina with both 

wet slips and dry boat storage slips. This parcel is commonly referred to as Weeks Fish 

Camp - Phase I. The remainder of the parcel, referred to as Weeks Fish Camp - Phase II, 

is currently in the City of Bonita but has retained the Lee County Future Land Use 

ategory of Outlying Suburban. This approximately 13.17 acres is currently zoned AG-2. 

The proposed application will reclassify the Future Land Use Category on the entire 

30.51 acres as Bayview on Estero Bay in order to permit the future rezoning and 

development of residential uses on the subject parcel. 

The proposed Comprehensive Plan Amendment will allow the subject site to be 

developed with up to 300 multi-family residential units OR 300 Independent Living 

Facility (ILF) units and 75 Assisted Living Facility (ALF) units within a Continuing Care 

Facility (CCF). Each option will also include the Marina land use with 72 wet slips, 25 

dry slips ( dry slips constitute the 15 on-site and 10 off-site vehicle/trailer parking spaces 

being provided) and associated uses as well as the public boat ramp, all of which are 

currently permitted in the existing zoning. A public restaurant use is also being proposed 

as part of the Comprehensive Plan Amendment only. 
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The proposed rezone will allow the subject site to be developed with up to 300 multi

family residential units OR 300 Independent Living Facility (ILF) units and 75 Assisted 

Living Facility (ALF) units within a Continuing Care Facility (CCF). Each option will 

also include the Marina land use with 72 wet slips, 25 dry slips ( dry slips constitute the 

15 on-site and 10 off-site vehicle/trailer parking spaces being provided) and associated 

uses as well as the public boat ramp, all of which are currently permitted in the existing 

zoning. Uses that will be eliminated from the site during the zoning process that are 

currently permitted under Ordinance 14-03 include the retail and public restaurant uses 

that are not ancillary to the Marina or the assisted living/independent living facility use. 

The remaining permitted 125 dry boat slips ( dry boat storage use) will be eliminated as 

well. The applicant acknowledges that if a public restaurant is sought for in the future, a 

rezoning application would have to be filed as well as the amendment to the Master 

Concept Plan (MCP). At this time the public restaurant use is only included as part of the 

Comprehensive Plan Amendment. The proposed schedule of uses for the rezone does not 

permit a public restaurant use. It is only permitted as an accessory use to the private club. 

The transportation related impacts of the proposed Comprehensive Plan Amendment will 

be assessed based on evaluation of the Traffic Analysis Zone (TAZ) 3188 and the short 

range impact (5-year horizon) the proposed amendment would have on the existing and 

future roadway infrastructure. The transportation related impacts of the proposed 

rezoning will be evaluated based on the estimated build-out year of the project and the 

impacts the proposed rezoning will have on the surrounding roadway infrastructure. 

Methodology meeting notes were exchanged with the City of Bonita Springs Staff as part 

of the proposed Comprehensive Plan Amendment and rezoning traffic study. The latest 

methodology notes are attached to the Appendix of this report for reference. This report 

examines the impact of the development on the surrounding roadways. Trip generation 

and assignments to the various roadways within the study area will be completed and 

analysis conducted to determine the impacts of the development on the surrounding 

roadways. 
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II. EXISTING CONDITIONS 

The subject site is mostly vacant apart from several abandoned buildings on site. The site 

is bordered by Coconut Road to the south, Pelican Landing Development of Regional 

Impact (DRI) borders the site to the east, Wetlands and Raptor Bay Golf Course border 

the site to the north, and Estero Bay borders the site the west. 

Coconut Road is a two lane undivided local roadway that borders the subject site to the 

south. Coconut Road is classified as a major collector roadway between the Coconut 

Hyatt Regency Resort entrance and US 41. Coconut Road has a posted speed limit of 40 

mph and is under the jurisdiction of the Lee County Department of Transportation to the 

west of Via Veneto Boulevard and under the jurisdiction of the Village of Estero to the 

east of Via Veneto Boulevard. 

III. COMPREHENSIVE PLAN AMENDMENT 

The existing Future Land Use Category on the approximately 17.34 acre portion of the 

subject site is Coconut Village which is governed by City of Bonita Springs Ordinance 

14-23. This Future Land Use Category permits land uses such as marinas, retail, hotels 

and office uses. Residential uses are only permitted when they are incorporated into a 

resort hotel complex. Non-residential uses are limited to a maximum Floor Area Ratio 

(FAR) of 1.2 (See Exhibit A from Ordinance 14-23). The remainder of the subject site 

has a Lee County Future Land Use Category of Outlying Suburban. The Outlying 

Suburban Land Use Category on approximately 13.17 acre portion of the site permits the 

development of residential dwelling units up to 6 units per acre. The application will 

reclassify the Future Land Use Category on the entire 30.51 acres as Coconut Village in 

order to permit the future rezoning and development of residential uses on the subject 

parcel. 

The proposed Land Use Category of Coconut Village will not permit any more intense 

uses than what is currently permitted under the existing Future Land Use Category on the 
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subject site. The additional uses permitted on the site with the new Land Use Category 

include a continuing care facility (CCF), including independent living/assisted living 

units, skilled nursing and memory care facilities as well as traditional multi-family 

residential dwelling units. The density will be capped to permit the development of up to 

300 multi-family residential units OR 300 Independent Living Facility (ILF) units and 75 

Assisted Living Facility (ALF) units within a Continuing Care Facility (CCF). All of the 

other uses that are currently permitted in the existing land use category will be carried 

over to the new land use designation. 

IV. TRIP GENERATION - COMPREHENSIVE PLAN AMENDMENT 

The proposed Comprehensive Plan Amendment request will allow the subject site to be 

developed with up to 300 multi-family residential units OR 300 Independent Living 

Facility (ILF) units and 75 Assisted Living Facility (ALF) units within a Continuing Care 

Facility (CCF). Each option will also include the Marina land use with 72 wet slips, 25 

dry slips ( dry slips constitute the 15 on-site and 10 off-site vehicle/trailer parking spaces 

being provided) and associated uses as well as the public boat ramp, all of which are 

currently permitted in the existing zoning. A public restaurant use of approximately 5,000 

square feet is also being proposed as part of the Comprehensive Plan Amendment only. 

As previously mentioned, the companion rezoning and its Schedule of Uses will not 

permit a development of a public restaurant use. Table 1 summarizes the land uses that 

were utilized to complete the trip generation for the proposed Comprehensive Plan 

Amendment application. 

Table 1 
Land Uses 

Bayview on Ets ero Bay 

Land Use 

Multi-Family Residential 
Or 

Continuing Care Facility (CCF) 

Size 

300 MF Units 
Or 

300 ILF + 75 ALF Units 

Marina 
97 Slips 

(72 Wet Slips & 25 Dry Slips*) 
Restaurant 5,000 Sq. Ft. 

*On-site and off-site truck/trailer parking spaces 
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The trip generation for the proposed development was determined by referencing the 

Institute of Transportation Engineer's (ITE) report, titled Trip Generation Manual, l0th 

Edition. As previously indicated, the subject site could be developed with either 300 

multi-family residential units OR 300 Independent Living Facility (ILF) units and 75 

Assisted Living Facility (ALF) units within a Continuing Care Facility (CCF). Therefore, 

in order to analyze the worst case scenario in terms of trip generation, a trip generation 

comparison was conducted between the two residential options. Each option will also 

include the Marina land use with 97 slips (72 Wet Slips & 25 Dry Slips) and associated 

uses as well as a 5,000 square foot restaurant. The trip generation for the residential 

multi-family uses will be based on LUC 221 and LUC 222 since the residential multi

family units will be in buildings between 3 and 10 floors as well as buildings over 10 

floors. The trip generation for the independent living units within the CCF will be based 

on LUC 252 (Senior Adult Housing - Attached). The trip generation for the assisted 

living units within the CCF will be based on LUC 254 (Assisted Living). The trip 

generation for the Marina use will be based on Land Use Code 420 (Marina). For the 

public restaurant use, Land Use Code 932 (High-Turnover Sit-Down Restaurant) will be 

used. The equations for these land uses are included in the Appendix of this report for 

reference. The trip generation comparison is also shown in the Appendix for reference. 

Based upon the results of the trip generation comparison between the two proposed 

residential options, developing the site with the multi-family residential units to estimate 

the trip generation potential of the subject site yields the most conservative results. Table 

2 outlines the anticipated weekday A.M. and P.M. peak hour and daily trip generation as 

currently proposed. 
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Table 2 
Trip Generation 

Bayview on Estero Bay 
. 

Weekdav A.M. Peak Hour Weekday P.M. Peak Hour Daily
Land Use 

In Out Total In Out Total (2-way) 

(144 Units LUC 221) 

Multi-Family 

Multi-Family 
3613 38 25 63 783 

(156 Units LUC 222) 

Marina 

14 43 57 38 24 62 826 

(97 Slips) 

High-Turnover 

2 5 7 12 208 

Sit-Down Restaurant 28 22 50 30 19 49 
(5,000 Sq. Ft.) 

Total 57 106 I 163 118 76 194 2,404 

V. COMPREHENSIVE PLAN AMENDMENT ANALYSIS 

As mentioned previously, the Comprehensive Plan Amendment would reclassify the 

Future Land Use Category on the entire 30.51 acres as Coconut Village in order to permit 

a development of residential uses and a restaurant on the subject parcel. The density will 

be capped to permit the development of up to 300 multi-family residential units OR 300 

Independent Living Facility (ILF) units and 75 Assisted Living Facility (ALF) units 

within a Continuing Care Facility (CCF). Note, all of the other uses that are currently 

permitted in the existing land use category will be carried over to the new land use 

designation. The transportation related impacts of the proposed Comprehensive Plan 

Amendment will be assessed based on evaluation of the Traffic Analysis Zone (T AZ) 

3188 in the Long Range Transportation Plan and the short range impact (5-year horizon) 

the proposed amendment would have on the existing and future roadway infrastructure. 

Long Range Impacts (20-year horizon) 

The Lee County Metropolitan Planning Organization's (MPO) 2040 Long Range 

Transportation Plan was reviewed to determine if any future roadway improvements were 

planned in the vicinity of the subject site. Based on the review, the only roadway 

improvement shown on the 2040 Financially Feasible Plan is the construction of a new 
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two-lane roadway, referred to as the Sandy Lane extension, from Strike Lane to Pelican 

Colony Boulevard. There are no other programmed improvements within the vicinity of 

the subject site. The 2040 Lee County MPO Highway Cost Feasible Plan is attached the 

Appendix of this report for reference. 

The subject site falls within Traffic Analysis Zone (TAZ) 3188 in the adopted FDOT 

District One Travel Model (FSUTMS). TAZ 3188 currently has both productions and 

attractions in the existing model. Table 3 identifies the Productions (residential and hotel 

units) as well as Attractions (Industrial, Commercial and Service Employment) uses as 

well as the corresponding floor areas associated with the employment projections based 

on ITE data. 

Table 3 

TAZ3188 

FDOT District One Travel Model 

Land Use 

Single Family Dwelling Units 
Multi-Family Dwelling Units 

Hotel Units 

Units/Employees Approx. Floor Area 

180 Units 
55 Units 

150 Rooms 
Industrial Employment 2 3,780 sq. ft. 

Commercial Employment 5 16,950 sq. ft. 
Service Employment 84 210,000 sq. ft. 

The majority of TAZ 3188 is occupied by the Raptor Bay Golf Course, the Coconut 

Hyatt Residences as part of the Pelican Landing DRI as well as El Dorado Acres 

residential development. Adding the multi-family use or the continuing care facility 

(CCF) use as well as a restaurant will not cause the TAZ to exceed the development 

parameters that were considered in the overall 2040 Long Term Transportation analysis. 

The Service Employment is typically retail type of uses, which again are permitted in the 

existing land use category but will not be constructed if the site is developed as a multi

family residential project or a CCF. The accompanying zoning request will make 

abundantly clear that this is the intention for this project. 
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Therefore, the existing 2040 Long Range Transportation Plan as adopted by the Lee 

County Metropolitan Planning Organization, will not be impacted as a result of the 

requested change in Land Use to add the multi-family, CCF and restaurant uses to the 

approved uses permitted in this land use category. Hence, no changes to the adopted long 

range transportation plan are required as result of the proposed land use change. 

Short Range Impacts (5-year horizon) 

The 2018 -2022 City of Bonita Springs and Lee County Five Year Capital Improvement 

Programs (CIP) as well as the Florida Department of Transportation Adopted Work 

Programs were reviewed to determine the short term impacts the proposed land use 

change would have on the surrounding roadways. Based on the review, there are no 

programmed improvements to the roadway network identified in the aforementioned 

work programs. 

Table lA and Table 2A attached to this report indicate the projected 5-year planning 

Level of Service on the area roadways based on the proposed land use change. The 

methodology used to conduct the Level of Service is shown on Table 2A. From Table 

2A, all roadways except for US 41 north of Corkscrew Road, are anticipated to operate 

within their recommended minimum Level of Service standards as a result of the 

proposed Comprehensive Plan Amendment. US 41 north of Corkscrew, is shown to 

operate at a Level of Service "F" both with and without the addition of the project traffic 

in the year 2023. Therefore, this segment of US 41 is considered as a future 

transportation deficiency that this project would not be responsible for mitigation. All 

other roadways analyzed, including Coconut Road, are shown to operate at an acceptable 

Level of Service both with and without the addition of project traffic in the year 2023. 

Therefore, based on the analysis no modifications are necessary to the 5-year adopted 

work programs of the Florida Department of Transportation, the City of Bonita Springs 

or Lee County. 

It is important to note the base peak hour peak season peak direction volumes shown in 

Table 2A for Coconut Road were consistent with the base volumes from the 2016 
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Coconut Road Traffic Study prepared for the Village of Estero. Attached to the 

Appendix of this report for reference are figures and tables obtained from the Pelican 

Landing CPDIRPD Amendment Traffic Impact Statement and 2016 Coconut Road 

Traffic Study. These tables and figures demonstrate the total traffic volumes anticipated 

along Coconut Road in 2024 and 2026, respectively. Both studies incorporated traffic 

from Pelican Landing DRI as well as other approved zonings (including this site) and 

approved developments in the area. The traffic impacts of the proposed Comprehensive 

Plan Amendment and rezoning applications are less than those analyzed in the two 

aforementioned traffic studies. 

VI. ZONING ANALYSIS 

The existing zoning on the approximately 17.34 acre portion of the subject site is CPD 

which is governed by City of Bonita Springs Ordinance 14-03. This zoning permits the 

development of commercial and resort hotel uses and associated amenities as well as a 

Marina with both wet slips and dry boat storage slips. The remainder approximately 

13.17 acre portion of the subject site is zoned AG-2. The proposed rezoning on entire 

30.51 acre parcel will permit the development of a residential community that will 

include up to 300 multi-family residential units OR 300 Independent Living Facility 

(ILF) units and 75 Assisted Living Facility (ALF) units within a Continuing Care Facility 

(CCF). Each option will also include the Marina land use with 72 wet slips, 25 dry slips 

and associated uses as well as the public boat ramp, all of which are currently permitted 

in the existing zoning. Uses that will be eliminated from the site during the zoning 

process that are currently permitted under Ordinance 14-03 include the retail and public 

restaurant uses that are not ancillary to the Marina or the assisted living/independent 

living facility use. The remaining permitted 125 dry boat slips ( dry boat storage use) will 

be eliminated as well. 

The applicant acknowledges that if a public restaurant is sought for in the future, a 

subsequent rezoning application would have to be filed as well as the amendment to the 

Master Concept Plan (MCP). At this time the public restaurant use is only included as 
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part of the Comprehensive Plan Amendment. The proposed schedule of uses for the 

rezone does not permit a public restaurant use. It is only permitted as an accessory use to 

the private club. Table 4 summarizes the land uses that were utilized to complete the trip 

generation for the proposed rezone application. 

Table 4 
Land Uses - Rezoning Application 

Bayv1ew on Ets ero Bay 

Land Use Size 

Multi-Family Residential 300 MF Units 
Or Or 

Continuing Care Facility (CCF) 300 ILF + 75 ALF Units 

97 Slips 
Marina 

(72 Wet Slips & 25 Dry Slips*) 
*On-site and off-site truck/trailer parking spaces 

Trip Generation 

The trip generation for the proposed rezoning application was determined by referencing 

the Institute of Transportation Engineer's (ITE) report, titled Trip Generation Manual, 

10th Edition. As previously indicated, the subject site could be developed with either 300 

multi-family residential units OR 300 Independent Living Facility (ILF) units and 75 

Assisted Living Facility (ALF) units within a Continuing Care Facility (CCF). Therefore, 

in order to analyze the worst case scenario in terms of trip generation, a trip generation 

comparison was conducted between the two residential options. Each option will also 

include the Marina land use with 97 slips (72 Wet Slips & 25 Dry Slips) and associated 

uses. The trip generation for the residential multi-family uses will be based on LUC 221 

and LUC 222 since the residential multi-family units will be in buildings between 3 and 

10 floors as well as buildings over 10 floors. The trip generation for the independent 

living units within the CCF will be based on LUC 252 (Senior Adult Housing -

Attached). The trip generation for the assisted living units within the CCF will be based 

on LUC 254 (Assisted Living). The trip generation for the Marina use will be based on 

Land Use Code 420 (Marina). The equations for these land uses are included in the 

Appendix of this report for reference. The trip generation comparison is also shown in the 

Appendix for reference. 
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Based upon the results of the trip generation comparison between the two proposed 

residential options, developing the site with the multi-family residential units to estimate 

the trip generation potential of the subject site yields the most conservative results. Table 

5 outlines the anticipated weekday A.M. and P .M. peak hour and daily trip generation as 

currently proposed for the rezoning application. 

Table 5 
Trip Generation - Rezoning Application 

.
Bayv1ew on Ets ero Bay 

Weekday A.M. Peak Hour Weekdav P.M. Peak Hour Daily
Land Use 

In Out Total In Out Total (2-way) 

Multi-Family 
(144 Units LUC 221) 

13 36 49 38 25 63 783 

Multi-Family 
(156 Units LUC 222) 

14 43 57 38 24 62 826 

Marina 
2 5 7 12 8 20 234

(97 Slips) 

Total 29 84 113 88 57 145 1,843 

The proposed rezoning request will also be a "down zoning" from what is currently 

permitted. Ordinance 14-03 details the uses permitted on the 17.34 acre parcel that is part 

of this zoning request. Table 6 illustrates the trip generation as approved under the 

existing zoning based on the TIS prepared for the rezoning application, dated June of 

2014. This TIS is attached as part of the Methodology Meeting Notes in the Appendix of 

this report for reference. The trip generation for the existing approved uses has been 

updated based on latest Institute of Transportation Engineer's (ITE) report, titled Trip 

Generation Manual, l 0th Edition. Land Use Code 820 (Shopping Center) was utilized 

for the trip generation purposes of the retail uses, Land Use Code 420 (Marina) was 

utilized for the trip generation purposes of the marina uses and Land Use Code 932 

(High-Turnover Sit-Down Restaurant) was utilized for the trip generation purposes of the 

restaurant uses based on the number of seats. 
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Table 6 
Trip Generation - Existing Zoning 

Estero Bay Marina Resort 

Land Use 
In Out Total 

Retail 
100 62 162

(20,000 sq. ft.) 
Restaurant 

57 52 109
(228 Seats) 

Marina 
115 16

(222 Slips) 

Total 162 125 287 

Weekday A.M. Peak Hour Weekdav P.M. Peak Hour Daily 
(2-way)Out Total 

86 165 2,012 

41 96 996 

19 47 535 

In 

79 

55 

28 

162 146 308 3,543 

Table 7 illustrates the trip reduction when comparing the approved uses to the most 

intense trip generation of the proposed uses (multi-family option-Table 5). 

Table 7 
Trip Generation Comparison- Existing Zoning vs. Requested Zoning 

Ets ero Bay Marma. Resort&B . 0n Et Bayayv1ew s ero 

Weekda J A.M. Peak Hour Weekdav P.M. Peak Hour Daily
Land Use 

In Out Total In Out Total (2-way) 

Proposed Zoning 29 84 113 88 145 1,843 
Approved Zoning -162 -125 -287 -162 -146 -308 -3,543 

Trip Reduction -133 -41 -174 -89 -163 -1,700 

As can be seen from Table 7, the requested zoning will REDUCEthe traffic impacts of 

the development by approximately 61 % in the AM peak hour, 53% in the PM peak hour 

and approximately 48% over the entire weekday from what is currently approved. 

The trips shown in Table 5 were then assigned to the surrounding roadway system based 

on the anticipated routes the drivers will utilize to approach the site. Based on current and 

projected population in the area and other existing or planned competing/complementary 

uses in the area, a distribution of the site traffic was formulated. The anticipated trip 

distribution of the development traffic is shown in Table 3A and Figure 2. Also shown 

on Figure 2 is the site traffic assignment to the proposed site access drives and off-site 

parking area. The off-site parking area will provide parking for employees and overflow 

parking for the marina component. The off-site parking lot is within the walking distance 
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of the project. The applicant also intends to provide a shuttle service that will transport 

visitors from the off-site parking lot to the site. Internal trips associated with the shuttle 

service as well as the project traffic traveling to/from the off-site parking area and the site 

is also shown on Figure 2. These internal trips were not included in the link Level of 

Service Analysis due to the minimal amount of trips added to the short segment of 

roadway between Weeks Street and the off-site parking lot. 

Attached to the Appendix of this report are also traffic assignment figures obtained from 

the Pelican Landing CPDIRPD Amendment Traffic Impact Statement. These figures 

demonstrate the total traffic volumes anticipated along Coconut Road in 2024. The 

aforementioned study incorporated traffic from Pelican Landing DRI as well as other 

approved zonings (including this site) and approved developments in the area. The traffic 

impacts related to the proposed rezoning application are less than those analyzed in the 

aforementioned traffic study. 

In order to determine which roadway segments surrounding the site may be significantly 

impacted as outlined by the City of Bonita Springs Traffic Impact Statement Guidelines, 

Table 3A, in the Appendix of this report, was created. This table indicates which roadway 

links will exceed 2% or 3% of the directional peak hour capacity of the Level of Service 

Standard. The Level of Service Thresholds were obtained from the Lee County Link

Specific Service Volume tables, dated June, 2016. Based on Table 3A, Coconut Road 

west of US 41 is projected to be significantly impacted as a result of the proposed 

development. 

Level of Service Analysis 

The future Level of Service analysis was based on the build-out year of 2026 which is 

consistent with other application documents. Based on this horizon year analysis, the 

surrounding roadway network was analyzed for the existing conditions, year 2026 

without the development and year 2026 with the development. Table 4A in the Appendix 

of the report indicates the methodology utilized to obtain the year 2026 build-out traffic 

volumes as well as the growth rate utilized for each roadway segment analyzed. The 
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existing 2016 peak hour peak season peak direction volumes for Coconut Road were 

obtained from Table 6 of the Coconut Road Traffic Study prepared for the Village of 

Estero in 2016. The existing 2017 peak hour peak season peak direction volumes for US 

41 were calculated by adjusting the 2017 AADT by the appropriate MOCF, K and D 

factors as obtained from the 2016 Florida Traffic Information Online webpage and 

growing the resultant volumes by the appropriate growth rates for each roadway segment 

as indicated within Table 2A. The data for US 41 was obtained from FOOT due to lack of 

traffic data on US 41 near the projects location in the 2018 City of Bonita Springs 

Traffic Count Report. The Coconut Road Traffic Study and the traffic data obtained 

from the Florida Traffic Online webpage are attached to the Appendix for reference. 

It is important to note the base peak hour peak season peak direction volumes shown in 

Table 4A for Coconut Road were consistent with the base volumes from the 2016 

Coconut Road Traffic Study prepared for the Village of Estero. Attached to the 

Appendix of this report for reference are figures and tables obtained from the Pelican 

Landing CPDIRPD Amendment Traffic Impact Statement and 2016 Coconut Road 

Traffic Study. These tables and figures demonstrate the total traffic volumes anticipated 

along Coconut Road in 2024 and 2026, respectively. Both studies incorporated traffic 

from Pelican Landing DRI as well as other approved zonings (including this site) and 

approved developments in the area. The traffic impacts related to the proposed rezoning 

application are less than those analyzed in the two aforementioned traffic studies. 

Figure 3 indicates the year 2026 peak hour - peak direction traffic volumes and Level of 

Service for the various roadway links within the study area. Noted on Figure 3 is the peak 

hour - peak direction volume and Level of Service of each link should no development 

occur on the subject site and the peak hour - peak direction volume and Level of Service 

for the weekday A.M and P .M. peak hours with the development traffic added to the 

roadways. Figure 3 was derived from Table 4A contained in the Appendix. 
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As can be seen from Figure 3, the roadway links analyzed as part of this report will not 

be adversely impacted as a result of the proposed residential development. All roadway 

links analyzed will continue to operate at an acceptable Level of Service in 2026 both 

with and without the proposed development. Therefore, no roadway capacity 

improvements to the roadways within the study area will be warranted as a result of the 

additional traffic to be generated by the proposed development. The proposed 

development does not cause any degradation in Level of Service on the surrounding 

roadways. Therefore, the only responsibility of this project is the payment of the road 

impact fees, which are utilized to mitigate off-site impacts. 

It is important to note that Table 14 from the attached Coconut Road Traffic Study 

prepared for the Village of Estero, indicates Coconut Road west of US 41 to operate at a 

Level of Service "F" in the 2026 peak hour conditions. The Coconut Road Traffic Study 

incorporated traffic from Pelican Landing DRI as well as other approved zonings 

(including this site) and approved developments in the area. The traffic impacts related to 

the site subject to this rezoning application are less than those analyzed in the 

aforementioned traffic study. 

VII. CONCLUSION 

The proposed BayView on Estero Bay is located at the western terminus of Coconut 

Road and is immediately to the north of the Coconut Hyatt Regency Resort. Based upon 

the roadway link Level of Service analysis conducted as a part of this report for both a 

Comprehensive Plan amendment and rezoning request, the development of the subject 

site meets the requirements set forth by the City of Bonita Springs Comprehensive Plan 

and Land Development Code in that there is sufficient capacity available to accommodate 

the new trips that will be generated by the proposed development. 

The 2040 Financially Feasible Roadway network and the short term 5-year Capital 

Improvement Program currently in place will not require modification in order to 

accommodate the proposed Land Use Change. The rezoning analysis also indicates that 
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the subject site will not have an adverse impact on the surrounding roadway network. 

Therefore, no roadway capacity improvements to the roadways within the study area are 

necessary to accommodate the proposed development. The proposed development does 

not cause any degradation in Level of Service on the surrounding roadways. Therefore, 

the only responsibility of this project is the payment of the road impact fees, which are 

utilized to mitigate off-site impacts. 

Additionally, one segment of US 41 was shown to operate below the minimum 

acceptable Level of Service in the short range transportation analysis conducted as part of 

this report. However, this roadway segment was shown to operate at a failing Level of 

Service prior to the addition of the project traffic to the surrounding roadway network. 

Therefore, this roadway segment is considered as a future transportation deficiency that 

this project would not be responsible for mitigating. 

K:\20181 IO October\03 Bayview Bonita SpringslSufficiencylDec 2019112-23-2019 Report.doc 
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2726 OAK RIDGE COURT, SUITE 503 
FORT MYERS, FL 33901-9356 

OFFICE 239.278.3090� TR TRANSPORTATION FAX 239.278.1906

JI CONSULTANTS, INC 
TRAFFIC ENGINEERING 

TRANSPORTATION PLANNING 
SIGNAL SYSTEMS/DESIGN 

MEMORANDUM 

TO: Mr. Tom Ross, P .E. 
Jacobs 

FROM: Ted B. Treesh 
President 

DATE: October 10, 2018 

RE: Bayview on Estero Bay RPD 
Future Land Use Amendment & Rezoning 
Traffic Impact Statement Methodology 
Coconut Road - City of Bonita Springs, FL 

This memorandum summarizes the methodology that will be utilized for the traffic 
impact analysis to be prepared by TR Transportation Consultants, Inc. for the 
Comprehensive Plan Amendment application as well as the rezoning application for the 
Bayview on Estero Bay parcel. The application will include approximately 31 acres and 
includes and is contiguous to the Weeks Fish Camp. The site is located at the western 
terminus of Coconut Road and is immediately to the north of the Coconut Hyatt Regency 
Resort. 

A portion of the parcel is currently zoned CPD under City Ordinance 14-03. This 
Ordinance coves approximately 1 7 .3 acres of the parcel. The Future Land Use on this 
parcel is Coconut Village and the CPD zoning permits the development of commercial 
and resort hotel uses and associated amenities as well as a Marina with both wet slips and 
dry boat storage slips. This parcel is commonly referred to as Weeks Fish Camp - Phase 
I. The remainder of the parcel, referred to as Weeks Fish Camp - Phase II, is currently in 
the City of Bonita but has retained the Lee County Future Land Use Category of Outlying 
Suburban. This approximately 13 acres is currently zoned AG-2. The application will 
reclassify the Future Land Use Category on the entire 31 acres as Bayview on Estero Bay 
in order to permit the future rezoning and development of residential dwelling units on 
the subject parcel. 

The existing Future Land Use Category of Coconut Village is governed by City of Bonita 
Springs Ordinance 14-23. This Future Land Use Category permits land uses such as 
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marinas, retail, hotels and office uses. Residential uses are only permitted when they are 
incorporated into a resort hotel complex. Non-residential uses are limited to a maximum 
Floor Area Ratio (FAR) of 1.2 (See Exhibit A from Ordinance 14-23). The Outlying 
Suburban Land Use Category on approximately 13 acres of the site permits the 
development of residential dwelling units up to 6 units per acre. 

The Comprehensive Plan Amendment request will be followed by a subsequent rezoning 
request for the entire 31 acre parcel to permit the development of a residential community 
that will include up to 300 multi-family residential units OR 375 Continuing Care 
Retirement Community (CCRC) units. A CCRC is an all-inclusive community that 
contains Independent Living Units, Assisted Living Units and Skilled Nursing Care units 
and is commonly referred to as an age-in-place community. Each zoning option will also 
include the Marina land use with 75 wet slips and associated uses as well as the public 
boat ramp, both of which are currently permitted in the existing zoning. Uses that will be 
eliminated from the site during the zoning process that are currently permitted under 
Ordinance 14-03 include the retail and public restaurant uses that are not ancillary to the 
Marina or the CCRC use. The 150 dry boat slips ( dry boat storage use) will be eliminated 
as well. 

Comprehensive Plan Amendment Analysis 

The proposed Land Use Category of Bayview on Estero Bay will not permit any more 
intense uses than what is currently permitted under the existing Future Land Use 
Category on the subject site. The additions to the site with the new Land Use Category 
include continuing care retirement communities, including independent living, skilled 
nursing and memory care facilities as well as traditional multi-family residential dwelling 
units. The density will be capped to permit the development of up to 300 traditional 
multi-family dwelling units or up to 375 Continuing Care Retirement Community units. 
All of the other uses that are currently permitted in the existing land use category will be 
carried over to the new land use designation. 

The subject site falls within Traffic Analysis Zone (TAZ) 3188 in the adopted FDOT 
District One Travel Model (FSUTMS). TAZ 3188 currently has both productions and 
attractions in the existing model. Table 1 identifies the Productions (residential and hotel 
units) as well as Attractions (Industrial, Commercial and Service Employment) uses as 
well as the corresponding floor areas associated with the employment projections based 
on ITE data. 
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Table 1 
TAZ3188 

FOOT District One Travel Model 

Land Use Units/Employees Approx. Floor Area 

Single Family Dwelling Units 180 Units 
Multi-Family Dwelling Units 55 Units 

Hotel Units 150 Rooms 
Industrial Employment 2 3,780 sq, ft, 

Commercial Employment 5 16,950 sq. ft. 
Service Employment 84 210,000 sq. ft. 

The majority of TAZ 3188 is occupied by the Raptor Bay Golf Couse and the Coconut 
Hyatt Residences as part of the Pelican Landing DRI as well as El Dorado Acres. Adding 
the multi-family use or the CCRC use will not cause the TAZ to exceed the development 
parameters that were considered in the overall 2040 Long Term Transportation analysis. 
The Service Employment is typically retail type uses, which again are permitted in the 
existing land use category, but will not be constructed if the site is developed as a multi
family residential project or a CCRC use, which the accompanying zoning request will 
make abundantly clear, that is the intention for this this project. 

Therefore, it is our conclusion that the existing 2040 Long Range Transportation Plan, as 
adopted by the Lee County Metropolitan Planning Organization will not be impacted as a 
result of the requested change in Land Use to add the multi-family and CCRC uses to the 
approved uses permitted in this land use category. 

Zoning Traffic Analysis 

The rezoning traffic study will be completed consistent with the requirements outlined in 
Resolution 17-76. Traffic data for Coconut Road will be taken from the Coconut Road 
Traffic Study has prepared by Trebilcock Consulting Solutions for the Village of Estero. 

The rezoning request will also be a "down zoning" from what is currently permitted. 
Ordinance 14-03 details the uses permitted on the 17 acre parcel that is part of this zoning 
request. Table 2 identifies the weekday peak hour and daily trip generation based on the 
traffic study prepared for the rezoning application as well as the trip generation for the 
multi-family residential, CCRC and Marina uses proposed as part of this rezoning 
application. 

The trip generation was completed utilizing the Institute of Transportation Engineer's 
(ITE) report, Trip Generation, 10th Edition. The trip generation for the residential multi
family uses are based on LUC 221 and LUC 222 since the residential multi-family units 
will be in buildings between 3 and 10 floors as well as buildings over 10 floors. The 
CCRC trip generation will be based on Land Use Code 255 (Continuing Care Retirement 
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Community). For the Marina use, Land Use Code 420 (Marina) will be used. Table 2 
summarizes the proposed uses on the subject site. 

Table 2 
Land Uses 

Bayv1ew on Ets ero Bay Rezorung 

Land Use Size 

Multi-Family Residential 300 Units 
Or Or 

CCRC 375 Units 
Marina 75 Wet Slips 

Table 3 reflects the total weekday AM and PM peak hour trip generation of proposed 
rezoning based on the traditional multi-family development option. Table 4 reflects the 
trip generation based on the CCRC development option and Table 5 illustrates the trip 
generation as approved under the existing zoning based on the TIS prepared for the 
rezoning application. 

Table 3 
Trip Generation - Multi-Family Option 

Bayv1ew. on Estero Bay Rezorung. 

Weekda J A.M. Peak Hour Weekday P.M. Peak Hour Daily
Land Use 

TotalIn Out Total In Out 

Multi-Family 
13 36 38 6325 783

(144 Units LUC 221) 
Multi-Family 

14 57 38 24 62 826
(156 Units LUC 222) 

Marina 
2 5 10 6 16 1813

(75 Slips) 

111 8629 82 141 1,790Total 55 

Table 4 
Trip Generation - CCRC Option 

ayview on sEtero RezonmgB Bay . 

Weekda r A.M. Peak Hour Weekday P.M. Peak Hour Daily
Land Use 

Out Total In Out Total , (2-way)In 

CCRC 
(375 Units) 

Marina 

38 68 29 73 1,469 

5 102 6 16 1813
(75 Slips) 

73 3932 50 89 1,650Total 41 
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Table 5 
Trip Generation - Existing Zoning 

Ets ero B anna ResortM .  

Weekdav A.M. Peak Hour Weekday P .M. Peak Hour Daily
Land Use 

Total (2-way)Total In OutIn Out 

287 167 141 308165 122 3,543Total 

Table 6 illustrates the trip reduction when comparing the approved uses to the most 
intense trip generation of the proposed uses (traditional multi-family option). 

anna esor . n Et 

Weekdav A.M. Peak Hour Weekday P.M. Peak Hour Daily 

Table 6 
Trip Generation Comparison- Existing Zoning vs. Requested Zoning 

Estero Bay M . R t&Bayv1ew 0 s ero 

Land Use 
In Out Total In Out Total (2-way) 

Reail 
162100 62 86 165 2,012

(20,000 sq. ft.) 
Restaurant 

60 49 109 60 96 996
(228 Seats) 

Marina 
5 11 16 28 19

(222 Slips) 

Proposed Zoning 
Approved Zoning 

Trip Reduction 

29 
-165 
-136 

82 
-122 
-40 

111 
-287 
-176 

86 
-167 
-81 

55 
-141 
-86 

141 
-308 
-167 

1,790 
-3,543 
-1,753 

As can be seen from Table 6, the requested zoning will REDUCEthe traffic impacts of 
the development by approximately 61 % in the AM peak hour, 61 % in the PM peak hour 
and approximately 49% over the entire weekday from what is currently approved. 

Since the rezoning request will be LESS intense in terms of peak hour and daily trip 
generation from what is currently approved, the traffic study will only analyze the 
roadway links that are identified in the Study Area as defined below. No intersection 
analysis will be completed since this is a REDUCTION in intensity from what was 
originally approved. Intersection and turn lane analysis may be completed at the time of 
Local Development Order depending on the intensity of the actual use proposed and the 
traffic study guidelines that are applicable at that time. 
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TRIP DISTRIBUTION 

The trip distribution for the project trips will be manually estimated and will extend to the 
roadway links where the project trips do not consume more than 2% or 3% of the 
directional peak hour adopted Level of Service Volumes as determined by the Lee 
County Link Specific Service Volume Tables. If the Link Specific Service Volume 
Tables produced by Lee County are not available for a roadway link, the Lee County 
Generalized Level of Service Volume Tables will be used. 

STUDY AREA 

The study area will consist of arterial and collector roads where the project related trips 
equals or exceeds 2% or 3% of the directional peak hour capacity of the level of service 
standard for each roadway segment. 

EXISTING/FUTURE TRAFFIC 

Existing roadway link traffic conditions will be based on the Daily Hourly Volume 
(DHV) as reported in the 2018 City of Bonita Springs Traffic County Reports as prepared 
by FTE as well as from traffic data from the Village of Estero, including the Coconut 
Road Traffic Study as prepared by Trebilcock Consulting Solutions, dated June 8, 2016. 

Analysis scenarios will be as follows: 

o Existing traffic within the study area 
o Existing traffic increased by a growth factor to the year 2023 (Future 

Background Traffic Conditions) 
o Existing traffic increased by a growth factor to the year 2023 (Future 

Background Traffic Conditions) and PM peak hour project trips added to 
the links. 

If you have any additional questions regarding this matter, please do not hesitate to 
contact us. 

Attachments 

K:12018\IO Octobcr'.03 Bayview Bonita Springs\TIS Methdologogy\10-10-2018 TIS Methdology,doc 
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CITY OF BONITA SPRINGS 
ZONING ORDINANCE NO. 14-03 

A ZONING ORDINANCE OF THE CITY OF BONITA SPRINGS, 
FLORIDA; CONSIDERING A REQUEST BY ESTERO BAY MARINE, 
LLC; DONAVAN, LLC; AND SUGAR MOUNTAIN DEVELOPMENT, LLC 
TO REZONE FROM LEE COUNTY RESIDENTIAL PLANNED 
DEVELOPMENT (RPO), MOBILE HOME PLANNED DEVELOPMENT 
(MHPD), COMMERCIAL PLANNED DEVELOPMENT (CPD), 
RESIDENTIAL R-3, AND AGRICULTURE AG-2 TO COMMERICAL 
PLANNED DEVELOPMENT (CPD) TO ALLOW FOR 72 WET SLIPS, 
150 DRY SLIPS, AND OTHER RETAIL USES TOTALING 207,000 
SQUARE FEET WITH A MAXIMUM HEIGHT NOT TO EXCEED 75 
FEET ON LAND LOCATED AT 5000, 5040, 5050, AND 5060 
COCONUT ROAD; 23149, 23148, AND 23170 WEEKS FISH CAMP 
ROAD; 5227, 5233, AND 5234 DRAINE STREET; AND 5119, 5203, 
5207, 5211, 5219/5225, 5220, 5228, 5230, 5231, AND 5236 MAMIE 
STREET, BONITA SPRINGS, FLORIDA, ON 17.34 +/- ACRES; 
PROVIDING FOR AN EFFECTIVE DATE. 

WHEREAS, Estero Bay Marine, LLC; Donavan, LLC; and Sugar Mountain 
Development, LLC has filed an application to rezone 17 .34± acres of land from 
Lee County Residential Planned Development (RPO), Mobile Home Planned 
Development (MHPD), Commercial Planned Development (CPD), Residential R-
3, and Agricultur o for 72 wet slips, 150 dry slips, and other 
retail· uses totali g 207,000 square feet w h a maximum height not to exceed 75 
feet which requir�·------

WHEREAS, the subject property is located Access Undetermined; 5000, 
5040, 5050, and 5060 Coconut Road; 23149, 23148, and 23170 Weeks Fish 
Camp Road; 5227, 5233, and 5234 Draine Street; and 5119, 5203, 5207, 5211, 
5219/5225, 5220, 5228, 5230, 5231, and 5236 Mamie Street, Bonita Springs, 
Florida, and is described more particularly as: 

"See Exhibits" 

WHEREAS, a Public Hearing was advertised and heard on July 22, 2014 
by the City of Bonita Springs Board for Land Use Hearings and Adjustments and 
Zoning Board of Appeals ("Zoning Board") on Case PD14-13798-B0S who gave 
full consideration to the evidence available and recommended approval (3-1 ); 
and gave full and complete consideration of the record, consisting of the Staff 
Recommendation, the documents on file with the City and the testimony of all 
interested parties. The July 15, 2014 Staff Report prepared by Community 
Development and evidence submitted at the Zoning Board hearing is on file with 
the City Clerk. 

Page 1 of 15 
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NOW, THEREFORE, BE IT ORDAINED by the City Council of the City of 
Bonita Springs, Lee County, Florida: 

SECTION ONE: APPROVAL OF REQUEST 

City Council of Bonita Springs hereby approves the rezoning 17.34 +/- acres 
of land from Lee County Residential Planned Development (RPD), Mobile Home 
Planned Development (MHPD), Commercial Planned Development (CPD), 
Residential R-3, and Agriculture AG-2 to CPD to allow for 72 wet slips, 150 dry 
slips, and other retail uses totaling 207,000 square feet with a maximum height 
not to exceed 75 feet with the following conditions: 

A. CONDITIONS 

1. The development of this project must be consistent with the 1-page 
Master Concept Plan (MCP) entitled "Estero Bay Marina Resort," prepared 
by lnkwerks stamped received July 15, 2014 (Attachment A), except as 
modified by the conditions below. 

The development is limited to 72 wet slips, 150 dry slips, and other retail 
uses totaling 207,000 square feet. 

This development must comply with all requirements of the City of Bonita 
Springs Land Development Code (LDC) at time of local development order 
approval. If changes to the MCP are subsequently pursued, appropriate 
approvals will be necessary in accordance with LDC 4-380. 

2. The following limits apply to the project and uses: 

a. Schedule of Uses 

Paree/A 

Accessory uses and structures 
Administrative Offices 
Bank and financial establishments, Group I 
Boat Parts Store 
Boat Rental 
Boat Storage, dry 
Club, Commercial and Private 
Consumption on Premises 
Excavation, Water retention 
Emergency medical service (ambulance station) 
Fences, walls 
Marina 
Parking lot, accessory 
Police or sheriffs station 

Page 2 of 15 
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Recreational Facilities, Commercial Group Ill, Outdoor cultural, 
passive and active recreational and educational activities only 
Restaurant Groups I, II, and Ill 
Signs in accordance with Chapter 6 
Transportation Services, Group I 

Parcel B 

Accessory uses and structures 
Administrative Offices 
Essential Services 
Excavation, Water retention 
Fences, walls 
Parking Lot: Accessory, Commercial, Garage (public parking), 

Temporary 
Signs in accordance with Chapter 6 

Parcel C 

Accessory uses and structures 
Administrative Offices 
Bank and financial establishments, Group I 
Business services, Group I 
Clothing stores, general 
Consumption on Premises 
Convenience food and beverage store 
Cultural facilities 
Essential services 
Excavation, water retention 
Excavation, Water retention 
Fences, walls 
Food store, Group I except supermarkets 
Hobby, toy and games shops 
Laundry or dry cleaning, Group I 
Package Stores 
Parking lot, accessory 
Pharmacy 
Post Office 
Personal Services, Group I, Group II Beauty and Health Club only 
Real Estate Office 
Recreational Facilities, Commercial Group I, Coin-operated 

amusement only 
Recreational Facilities, Commercial Group 111, Outdoor cultural, 

passive and active recreational and educational activities only 
Rental or leasing establishments, Group I only 
Restaurant Groups I, II, and Ill 
Signs in accordance with Chapter 6 
Specialty Retail, Groups I and II 
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Transportation Services, Group I 

b. Site Development Regulations 

-

- -. Parcel 
Minimum Lot Size (SF) 

A 
20,000 

B 

20,000 

II C 

20,000 

Lot Width (FT) 100 100 100 

Lot Depth (FT) 100 100 100 

Front ROW Setback (FT) *25 25 25 

Front Accessway (FT) 0 0 0 

Side Setback-External (FT) 15 15 15 

Side Setback-Internal (FT) 0 0 0 

Rear Setback-External (FT) 20 20 20 

Waterbody, Setback-SSL (FT) 15 NIA N/A 

Waterbody, Setback- Other 
(FT) 

0 0 0 

Max Lot Coverage (%) 35 34 50 

Minimum Open Space: 3.97 acres 
Minimum Indigenous Open Space: 3.97 acres 

*Dry storage front setback is 15' from ROW 

Height on Parcel A: 
Dry Boat Storage-75' 
Restaurant-55' 
Harbormaster Building- 35' 
Outfitter Club- 35' 

Height on Parcel B: 
Parking Garage-3 levels not to exceed 50' 

Height on Parcel C: 
35' 

3. Transportation Conditions 

a. Site Related Improvements: Approval of this zoning request does 
not address mitigation of the project's vehicular or pedestrian 
traffic impacts. Additional conditions consistent with the City of 
Bonita Springs Land Development Code to address site related 
impacts may be required to obtain local development order 
approval. 
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5. 

b. At the time of local development order review, the applicant shall 
conduct a Traffic Impact Statement (TIS) in accordance with the 
City of Bonita Springs Land Development Code (LDC) and 
Administrative Code requirements for a development order TIS. 

4. Lee County Department of Transportation (LCDOT) 

a. A Lee County Type D Limited Review Development order for the 
access points to the site and any related road or pedestrian 
improvements on Coconut Road and a deviation from provisions 
of Lee County LDC Sec. 10-285 will be required for any driveway 
access west of the property boundary prior to issuance of a city 
local development order for the project. 

b. A Lee County Right-of-Way Permit and associated warranty bond 
will be required after approval of Type D Limitted Review 
Development order. 

Right of Way Easements. 

a. Weeks Fish Camp Road. Until such time an applicant can 
demonstrate there is not a 50' right of way existing by deed or 
prescription; the applicant prior to closing and/or removing 
access to Weeks Fish Camp Road will perform the following, 

1. Provide proof· of extinguishmen�. through an Opinion of 
Title Letter addressed to the city prepared by a Florida 
qualified attorney, clearing the property of the right of 
way/access encumbrances; or 

2. Applicant must obtain the vacation of the right of 
way/access encumbrances and relocate this access way 
to be approved by the Division of Development Services, 
generally consistent with the approved MCP. 

b. Draine Street. Prior to local development order approval, the 
applicant must obtain a vacation of the right of way/access 
encumbrances for the portion of Draine Street located within 
the project's boundary. 

c. The applicant shall coordinate with Lee County Community 
Development and Estero Fire Rescue to obtain the appropriate 
permits to improve Draine Street, Mamie Street, and Coconut 
Point Resort Drive to a limerock rock at 6" subgrade per the 
applicable Lee County Zoning Resolutions or as required by 
the Lee County LDC prior to closing and/or removing access to 
Weeks Fish Camp Road. The applicant shall coordinate with 
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i. 

the property owners of 5191 Mamie Street to improve their 
portion of Coconut Point Resort Drive. 

6. Environmental Conditions 

a. The applicant shall provide one hundred (100) percent native 
vegetation plantings within all required buffers, except that 
coconut palms may be used and counted as native palms. 

b. The applicant will implement the Best Management Practices 
for DEP's Clean Marina facilities. Within one year of the 
certificate of completion for the marina, the marina will submit 
for and pursue the DEP Clean Marina Program Designation. 

c. Prior to the first certificate of occupancy, the applicant will place 
signs visible to all users within marina portion of the project 
educating them of the following: 

i. The importance of sea grass beds, oyster bars, bird 
rookeries, listed species and clean water; and 

ii. Scaring of seagrass beds from vessels and the long 
term negative impacts; and 

iii. Statement that it is against the law to destroy sea grass 
beds, disturb bird rookeries, molest manatees, and that 
this preserve is patrolled by law enforcement; and 

iv. A full-sized map depicting how to exit the marina and 
pathway to the closest marked channel; and 

v. A second map showing the marked channels in Estero 
Bay. 

Staff may administratively approve the location of any signs, 
so as to allow them within setbacks if necessary to be most 
visible for the marina customers. 

d. Applicant will promote to its customers the Lee County Division 
of Natural Resource Management's Boaters Guide Mobile 
Phone Application. 

7. Buffers. All buffers must be consistent with the MCP and as 
conditioned below. 

a. Parcel A Buffers. 
A landscape buffer consistent with LDC 3-416(0)6 is 
required along the eastern boundary where it abuts 
residential uses under separate ownership. 

ii. In support of deviation 2, a 15' Type F buffer is required 
along the south side of Mamie Street in between the 
edge of pavement and the shell parking lot on Parcel A. 
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iii. In support of deviation 4, an alternative 15' Type D 
landscape buffer is required along the Dry Storage 
Building to reduce the scale and massing of the Building. 
Sabal palms or coconut palms shall be planted in groups 
of 3, with minimum heights of 8', 12', and 16' of grey 
wood for each cluster. Royal palms shall be singular and 
have a minimum of 20' of grey wood. Two palms clusters 
and two royal palms are required for each 100 feet. 

b. Parcel B Buffers. In support of deviation 2, a 15' Type F buffer 
is required. 

c. Parcel C Buffer. Landscape buffers consistent with LDC 3-
416(0) 6. 

8. Parking lot areas. The applicant will provide ten (10) ten boat trailer 
parking spaces for the boat ramps. In addition, in support of deviation 
3, a stormwater and parking area maintenance plan shall outline a 
maintenance schedule of the shelled parking lot areas to be approved 
by Community Development at time of local development order. 

9. Dry Boat Storage Building. In support of deviations 4 and 6, an 
Alternative Plan in accordance with LDC 3-602 may be submitted. 
The Alternative Plan must include design elements and treatments 
that re.duce the scale and massing of the structure on all four sides. 
The Alternative Plan shall be . designed to meet the intent of LDC 
Chapter 3-606 and shall be consistent with the Old Florida 
architectural theme of the project. If the applicant fails to consider the 
mass void relationship in their expression of the Old Florida 
architectural style, then the standards of LDC 3-606 shall be applied. 

10. Parking Structure. The parking structure shall be setback a minimum 
of 25' from Coconut Road. In addition to the commercial design 
standards found in the LDC Chapter 3 for parking structures, the 
three level parking structure must be designed with the standards for 
primary facades on all four elevations, consistent with the Old Florida 
character of the project. 

11. Public Access. The project shall make a minimum of 10% of the wet 
slips available for public use. The boat ramp shall also be available 
for public use. Public use does not require that the public must join a 
club or group prior to leasing, renting, or purchasing a dock space. 
The property owner or marina operator may charge a reasonable fee 
for such use of the wet slips or ramp. 
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12. The development must comply with the commercial lighting 
standards found in the LDC, Chapter 3. Street, parking lot, and 
building lighting must be shielded so that light is directed downward 
to reduce light spillage to off-site parcels. 

13. The development must comply with the City's Noise Control 
Ordinance, as amended. 

14. The developer will make every effort to incorporate principles for its 
buildings through the U.S. Green Building Council's Leadership in 
Energy and Environmental Design (LEED) and/or Florida Green 
Building Coalition program, a national standard for commercial 
building structures, in site design and construction, by emphasizing 
use of high energy efficiency designs and use of high energy 
efficiency fixtures and appliances where possible. Building materials, 
both internal and external, will be comprised of durable and recycled 
materials where possible. 

15. This development must comply with all of the requirements of the 
LDC at the time of the local development order approval, except as 
may be granted by deviation approved as part of this planned 
development. 

16. Approval of this rezoning does not guarantee local development 
order approval. Future development order approvals must satisfy the 
requirements of the City of Bonita Springs Comprehensive Plan 
provisions. 

B. DEVIATIONS 

1. Deviation one is approved, granting a deviation from LDC §3-321 (CJ 
which requires a minimum crown elevation of 5.5 feet above sea level 
(USC&GS) to allow an elevation of 3. 7 feet above sea level (NA VDBB) for 
parcels A and C. 

2. Deviation two is approved, subject to condition 7, granting a deviation from 
LDC 4-935(b)(4), which requires a landscape buffer per LDC §3-416(0)(6) 
for a solid wall or combination berm and solid wall not Jess than eight feet 
in height be constructed not less than 25 feet with a Type C landscape 
buffer plantings along the proposed development where it abuts an 
existing residential subdivision or residential lots to allow the landscape 
buffers to serve as the perimeter setback as depicted on the MCP. 

3. Deviation three is approved, subject to condition 8, granting a deviation 
from LDC§ 4-2017(a)(2) requiring high turnover parking lot surfaces have 
paved, dust free, all-weather surface which may include asphalt, concrete, 
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b. 

paving block and other similar types of treatment to allow for compacted 
crushed shell in the parking areas. 

4. Deviation four is approved, subject to conditions 7 & 9, granting a 
deviation from LDC §4-2192 requiring a local street setback of 25' to allow 
for a 15' street setback from Coconut Road for the dry storage boat barn. 

5. Deviation five is approved, granting a deviation from LDC §4-2194(b) 
requiring a 25' water body setback to allow a 15' water body setback for 
the west end of the restaurant building and O' setback for the south end of 
the restaurant building. 

6. Deviation six is approved, subject to conditions 1 & 6, granting a deviation 
from LDC §4-935(b).1.e which requires a perimeter setback of½ the 
building height and LDC §4-2174(b) which requires every required street, 
side, and rear setback be increased by one-half foot for every one foot by 
which the building or structure exceeds 35' to allow the perimeter setbacks 
proposed per the Master Concept Plan. 

C. FINDINGS AND CONCLUSIONS: 

Based upon an analysis of the application and the standards for approval 
of Planned Development rezonings, Bonita Springs City Council makes 
the following findings and conclusions: 

1. The applicant has proven entitlemt;!nt to the rezoning to Commercial 
Planned Development (CPD) by demonstrating compliance with the 
Bonita Springs Comprehensive Plan, the Land Development Code, 
and other applicable codes and regulations as conditioned. 

2. The requested CPD zoning as conditioned: 

a. meets or exceeds all performance and locational standards 
set forth for the potential uses allowed by the request; and 

is consistent with the densities, intensities and general uses 
set forth in the Bonita Springs Comprehensive Plan (pending 
Comprehensive Plan Amendments) and the Lee Plan; and 

c. is compatible with existing or planned uses in the 
surrounding area; and 

d. will not adversely affect environmentally critical areas or 
natural resources. 

3. Approval of the request will not place an undue burden upon existing 
transportation or planned infrastructure facilities, as conditioned. 
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4. Urban services, as defined in the Bonita Springs Comprehensive Plan 
and Lee Plan, are available and adequate to serve the proposed land 
use, as conditioned. 

5. The proposed uses are appropriate at the subject location, as 
conditioned. 

6. The recommended conditions to the master concept plan and other 
applicable regulations provide sufficient safeguards to the public 
interest. 

7. The recommended conditions are reasonably related to the impacts on 
the public's interest created by or expected from the proposed 
development, as conditioned. 

8. The deviations granted, as conditioned: 

a. enhance the objectives of the planned development: and 

b. preserve and promote the general intent of the LDC to 
protect the public health, safety and welfare. 

SECTION TWO: EFFECTIVE DATE 

This ordinance shall take effect thirty (30) days from .the date of adoption. 
Consistent with Florida Statutes §163.3184 (12). the Zoning changes that require 
a comprehensive plan change are contingent upon the City enacting the 
proposed plan amendment transmitted pursuant to Florida Statutes § 163.3184. 
Zoning changes approved by the local government are contingent upon the 
comprehensive plan or plan amendment transmitted becoming effective. Any 
changes to the zoning that is consistent with the existing Lee Plan may obtain 
development orders upon the thirty (30} day effective date of this ordinance. 
regardless of the effective date of the proposed plan amendment. 

DULY PASSED AND ENACTED by the Council of the City of Bonita 
Springs, Lee County, Florida, this 18th day of August, 2014. 
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Nelson Aye Simmons Aye
McIntosh Aye Gibson Aye
Martin Absent Lonkart Aye
Slachta Aye 

Date filed with City Clerk: ____..;8
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i___ 
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Exhibit A 

www.barraoo, net 
Ovil Engineers, L.1nd SUTVe)'Ors ""d Planner:; 

DESCRIPTION 

Parcel in 
Government Lot 2 

Section 7, Town.c;bip 47 South, Range 25 East, 
Leo Count}·, Florida 

A Lract or parcel of land lying in Gove?rnmect Lot 2, Se-ction 7, Towni.hip 47 South, Rtingc 25 
East, Lee County, Florida, said tract or parcel bei□g more particularly described as followi;: 

Commencing at the Northeast Corner of said Go,·!!rnment Lot 2 nm 
S89°06'47"W along the North line of srud G<ivernment Lot 2 for 1,:279.00 to the 
POINT 011' BE.GINNING; 
Prom said POINT OF BEGINNING run S01°34'27"E pm.cl.llel \�itb the East line of 
said Government l.ul 2 for 142.00 fot>l; thence run N89"06'47"E pamilel with 
said North line of Government Lot 2 for 173.50 feet; thence run So1''34'27"F. 
parallel \',ith said East line of G<i\"ernmt!lll Lot 2 for 149.87 feet to an intcr�ection 
,,�th the South line of Draine Street (50 feet wide right of way); 1\89°06'47" E 
along said South line, also being parallel ,�ith said North line of Govemment Lot 
2 for :;oo.oo feet; thence run S01•34'2.1' E parallel with said F...1st line or 
Covernmcnt Lot 2 for 21.5.00 foet to an intersection \\ith the North line of Mamie 
Street (50 feet ·wide tight of way); thence run N89°06'47" E along said North line 
ofMa:unic Street, nl:;o being parallel \\ith said North line of Government Lot 2 fo1· 

177.23 feet; thence run So1°34'27"E parallel ,-.;th said East line of Government 
Lot 2 for 50.00 feet to an intersection ,-,.;th the Suulh line of said Mamie Street; 
thence nm N89"06'47" E along said South line, also being parallel with .said 
North line of Government Lot 2 for 422.77 feet; thence run S01°34'27"E parallel 
,..,;th said Ea.st line of Government Lot 2 for 105.35 feet an intersection 'r\ith the 
North line of the South Half (S 1/2) of said Government Lot 2; thence run 
N89�06'16"E along said North line for 205.50 feet to the Northeast corner of the 
South Half(S 1/2.) of said Gm·emment Lot 2; run So1"34'2i'E along the F.ast line 
of said Go\'emment Lot 2 for 198.00 feet to an intersection V1ith the Northerly 
right of \\.":l}-' line- of Coconut Road, ( ,\idth varies) 11.H described in deed rccordedjn 
Official Record Book 3421 al Pnge 1095, Lee County Records;, thence· run the 
following three (3) courses along said Northerly l'lght of wnylioe: S89°06'16"W 
for 264.00 feet; S89"09'28''W for 666.26 (eetimd S8q�o6'16"'vlfoi· 247.50 feet to 
the Southwest Comer of lands describoo in deed recorded in Official Record Book 
2750 at Page 3666, Lee County Rt'!cottl!l; thence mn No9"16'44"W :ilong the 
w�terly line of said lands for 199.50 feet to an intersection with th� N9rth lini?'6f 
the South Half (S 1/2) of said Government Lot 2; them-e niu 689°061 .16"½' alq_ng 
s;,id N011h line for 549 feet, more of less, to an intersection \,ith th'e-Weste-rly
face of a Concrete Bulkhead; thence run Northeasterly along the face of said 
Bulkhead for lO2 feet, more or less, to an intersection with the approximate 
Historic Mean High Water Line of Estero Bay; then� run North�stei-ly along 
said approximate Historic Mean High \Vatcr 1.inc for 114 feet, mo1-e or less, to nn 
intersection with the Mean High Water Linc of F.stero Bay; 

Posl O(fke Or.i,-�r "230 • l'orl Myers, Fl. 3390:l 
Phone (�:49) 461-3170 • F.u (:!:}<)) ,161-3169 
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Ci,•il Er.i;i1lC(ll"�. l.:iluf S11rwy•ir• �rul rt,111111•>,< 

DF..SCRJPTION (Cont.) 

thence run Northerly along snid Mean High 'Water Line for 622 feet, more or less, 
to lln intersection with the North line of said Government Lot 2; thence run 
N8�)°06'47"E along said North line for 386 feet, more or less, to the POINT Of 
BEGINNING. 
Containing 17.34 acres, more or les.c; 

8onring.s hcrcinubo\"c mentioned are State Plane for the 1:toridn West Zone (1983/NSRS 2007) 
nnd are based on the Eust line of Go\'ernment Lot 2 of snid Section 7 to bear So ,an34'27"F'-

Jc� U(L?i.?)4 
Scott A. Wheeler (For The Firm) 
Professional Surveyor and �1app�r 
Florida Ccrtifiesttc No. 5949 
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CITY OF BONITA SPRINGS, FLORIDA 

ORDINANCE NO. 14 - 23 

AN ORDINANCE OF THE CITY OF BONITA SPRINGS, FLORIDA; AMENDING 
THE CITY OF BONITA SPRINGS COMPREHENSIVE PLAN, SO AS TO 
CREATE THE COCONUT VILLAGE FUTURE LAND USE CLASSIFICATION 
CATEGORY; FURTHER TO AMEND THE FUTURE LAND USE MAP FOR 
THAT EXPEDITED STATE REVIEW COMPREHENSIVE PLAN AMENDMENT 
KNOWN AS ESTERO BAY MARINA, WHICH IS LOCATED IN SECTION 7, 
TOWNSHIP 47 SOUTH, RANGE 25 EAST, TO REDESIGNATE 
APPROXIMATELY 17.34::t ACRES OF LAND FROM LEE COUNTY OUTLYING 
SUBURBAN (12.07 ACRES) AND WETLANDS (5.27 ACRES) TO COCONUT 
VILLAGE (13.69 ACRES) AND RESOURCE PROTECTION (3.65 ACRES), 
AND PROVIDING FOR AN EFFECTIVE DATE. 

WHEREAS, the City Council of the City of Bonita Springs, Florida recognizes the 

need to plan for orderly growth and development; and 

WHEREAS, Chapter 163, Florida Statutes, provides an amendment process for 

adopted Comprehensive Plans; and 

WHEREAS, the City of Bonita Springs Comprehensive Plan was adopted pursuant 

to Bonita Springs Ordinance No. 02-16 as amended in accordance with the Local 

Government Comprehensive Planning Act; and 

WHEREAS, the City has reviewed proposed amendments to the City's 

Comprehensive Plan and to the Map Series of the Future Land Use Element of the City's 

Comprehensive Plan, and said proposed amendments being reviewed by the City's Local 

Planning Agency at a duly advertised meeting on July 17, 2014, and submitted by staff 

reports, which determined such applications to be consistent with the Comprehensive Plan 

and appropriate to the future land uses within the City; and 

WHEREAS, the City Council has agreed with the recommendations of the Local 

Planning Agency that the proposed amendment complies with the requirements of Chapter 

163, Florida Statutes, Part II, and that the proposed amendment is consistent with the 

Comprehensive Plan and appropriate to the future land uses within the City; and 

WHEREAS, City Council held a public hearing for the transmittal of the proposed 

amendment on August 6, 2014; and 
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WHEREAS, the City has received and responded to the Objections, 

Recommendations, and Comments Report; and 

WHEREAS, a public hearing was held by the City Council for adoption of this 

Ordinance on October 15, 2014; and 

WHEREAS, the City Council of Bonita Springs adopted, pursuant to Chapter 163, 

Part II, Florida Statutes, after holding a statutorily prescribed public hearing for the adoption 

of the amendment being proposed on October 15, 2014 and at said hearing approved a 

motion to adopt said proposed amendment as more particularly set forth herein. 

THE CITY OF BONITA SPRINGS HEREBY ORDAINS 

SECTION ONE: COCONUT VILLAGE FUTURE LAND USE CLASSIFICATION 
CATEGORY 

The Bonita Springs Comprehensive Plan Future Land Use Element, as currently 

applicable in the City of Bonita Springs, is hereby amended by this ordinance by add the 

Coconut Village future land use classification category pursuant to the provisions of Florida 

Statutes §163.3187, as described in the application for the Comprehensive Plan 

Amendment to create the Coconut Village Future Land Use Classification Category 

(CPA 14-13761-BOS). The text for the Coconut Village is in Exhibit A to this Ordinance. 

In addition, the above-mentioned Application and Analysis, along with all 

attachments and the original Bonita Springs Comprehensive Plan Amendment Application 

for this amendment are hereby adopted as Support Documentation for the Comprehensive 

Plan, as currently applicable in the City of Bonita Springs. 

In addition, the above-mentioned Staff Report and Analysis, along with all 

attachments and the original Bonita Springs Plan Amendment Application for this 

amendment are hereby adopted as Support Documentation for the Bonita Springs 

Comprehensive Plan. 

SECTION TWO: FUTURE LAND USE MAP AMENDMENT 

The Bonita Springs Comprehensive Plan Future Land Use Map, as currently 

applicable in the City of Bonita Springs, is hereby amended by re-designating the subject 
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property from and amending the Future Land Use Map {CPA14-13761-BOS Estero Bay 

Marina) from Lee County Outlying Suburban {12.07 acres) and Wetlands (5.27 acres) to 

Coconut Village (13.69 acres) and Resource Protection (3.65 acres) for a parcel of land 

consisting of approximately 17 .34:1: acres, in Bonita Springs, Florida, being more 

particularly described as follows: 

Legal Description 
Parcel in 

Government Lot 2 
Section 7, Township 47 South, Range 25 East, 

Lee County, Florida 

A tract or parcel of land lying in Government Lot 2, Section 7, Township 47 South, Range 25 East, 
Lee County, Florida, said tract or parcel being more particularly described as follows: 

Commencing at the Northeast Comer of said Government Lot 2 run S89°06'47"W 
along the North line of said Government Lot 2 for 1,279.00 to the POINT OF 
BEGINNING; 
From said POINT OF BEGINNING run S01 °34'27"E parallel with the East line of said 
Government Lot 2 for 142.00 feet; thence run N89°06'47"E parallel with said North 
line of Government Lot 2 for 173.50 feet; thence run S01 °34'27"E parallel with said 
East line of Government Lot 2 for 149.87 feet to an intersection with the South line of 
Draine Street (50 feet wide right of way); N89°06'47" E along said South line, also 
being parallel with said North line of Government Lot 2 for 300.00 feet; thence run 
S01 °34'27• E parallel with said East line of Government Lot 2 for 215.00 feet to an 
intersection with the North line of Mamie Street (50 feet wide right of way); thence 
run N89°06'47• E along said North line of Mamie Street, also being parallel with said 
North line of Government Lot 2 for 1 n.23 feet; thence run S01°34•21•E parallel with 
said East line of Government Lot 2 for 50.00 feet to an intersection with the South 
line of said Mamie Street; thence run N89°06'47• E along said South line, also being 
parallel with said North line of Government Lot 2 for 422.77 feet; thence run 
S01°34'27"E parallel with said East line of Government Lot 2 for 105.35 feet an 
intersection with the North line of the South Half (S 1/2) of said Government Lot 2; 
thence run N89°06'16"E along said North line for 205.50 feet to the Northeast comer 
of the South Half (S 112) of said Government Lot 2; run S01 °34'27•E along the East 
line of said Government Lot 2 for 198.00 feet to an intersection with the Northerly 
right of way line of Coconut Road, (width varies) as described in deed recorded in 
Official Record Book 3421 at Page 1095, Lee County Records; thence run the 
following three (3) courses along said Northerly right of way line: S89°06'16"W for 
264.00 feet; S89°09'28"W for 666.26 feet and S89°06'16•w for 247.50 feet to the 
Southwest Comer of lands described in deed recorded in Official Record Book 2750 
at Page 3666, Lee County Records; thence run N09° 16'44•w along the Westerly 
line of said lands for 199.50 feet to an intersection with the North line of the South 
Half (S 1/2) of said Government Lot 2; thence run S89°06'16"W along said North 
Line for 549 feet, more or less, to an intersection with the Westerly face of a 
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Concrete Bulkhead; thence run Northeasterly along the face of said Bulkhead for 
102 feet, more or less, to an intersection with the approximate Historic Mean High 
Water Line of Estero Bay; thence run Northeasterly along said approximate Historic 
Mean High Water Line for 114 feet, more or less, to an intersection with the Mean 
High Water Line of Estero Bay; thence run Northerly along said Mean High Water 
Line for 622 feet, more or less, to an intersection with the North line of said 
Government Lot 2; thence run N89°06'47 ° E along said North line for 386 feet, more 
or less, to the POINT OF BEGINNING. 
Containing 17.34 acres, more or less 

Bearings hereinabove mentioned are State Plane for the Florida West Zone 
(1983/NSRS 2007) and are based on the East line of Government Lot 2 of said 
Section 7 to bear S01 °34'27"E. 

In addition, the above-mentioned Staff Report and Analysis, along with all 

attachments and the original Bonita Springs Plan Amendment Application for this 

amendment are hereby adopted as Support Documentation for the Bonita Springs 

Comprehensive Plan. 

SECTION THREE: EFFECTIVE DATE 

The effective date for the enactment of this Ordinance shall be the date a Final 

Order of Compliance is issued by the Department of Economic Opportunity finding this 

Amendment to be in compliance in accordance with Chapter 163.3184, Florida Statutes; or 

the date a Final Order is issued by the Administration Commission finding this Amendment 

to be in compliance in accordance with Chapter 163.3184, Florida Statutes, or thirty (30) 

days from its adoption date, which ever occurs later. No development orders, development 

permits, or land uses dependent on this Comprehensive Plan Amendment may be issued 

or commence before it has become effective. If the Administration Commission issues a 

Final Order of Noncompliance is issued by the Administration Commission, this 

Comprehensive Plan may nevertheless be made effective by adoption of a Resolution 

affirming its effective status, a copy of which Resolution shall be sent to the Florida 

Department of Economic Opportunity, Bureau of Local Planning, 2555 Shumard Oak 

Boulevard, Tallahassee, FL 32399-2100. 

DULY PASSED AND ENACTED by the City Council of the City of Bonita Springs, 
Lee County, Florida, this 15th day of October, 2014. 
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APPROVED AS TO FORM: 
~~fr~ 

City Attorney 

Vote: 
Nelson Aye Simmons Aye 
McIntosh Aye Gibson Aye 
Martin Aye Lonkart Aye 
Slachta Aye 

i 
Date filed with City Clerk ___/,_0_-_/_1..____l_, ___ 
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Exhibit A 
Coconut Village Future Land Use Classification 

CPA14-13759-BOS, Text Amendment 

Policy 1.1.11: Coconut Village. Intended to accommodate marine, retail, hotel and 
office uses designed to enhance and protect the public use of, and access to, the 
marina and waterfront areas of Estero Bay. Development of wet and dry slips, boat 
ramps and other marine related uses will provide access for public and private club 
members. This future land use category is applicable to areas along Estero Bay, and 
shall not be located on any barrier Island. Proposed development within this and future 
land use category shall adhere to innovative design and planning principles that 
incorporate the protection of the natural resources of Estero Bay while providing the 
recreational and boating opportunities to the City of Bonita Springs . 

.£L. All new development within the Coconut Village category shall be required to be 
zoned Planned Development. All density, intensity, height and types of uses will 
be established during the planned development rezoning process. 

b. Appropriate uses within the Coconut Village future land use category include the 
following: 

h Marina and marine accessory uses. Marina uses shall not be solely for 
private use. 

ii. Limited private club use as defined in planned development process 
may be allowed. 

iii. Hotels/resorts and ancillary retail, cultural, and public and private 
recreational uses. 

iv. Residential dwellings when incorporated into a resort complex. 

c. Development Standards: 

h Development shall be located to minimize loss of environmentally sensitive 
areas. 

ii. Nonresidential uses shall be limited to a maximum floor area ratio (FAR) of 
1.2. 

iii. Residential uses with a resort character and lifestyle may be integrated into 
resort use and may share in resort amenities. 

iv. Residential density shall be limited to not more than 6 dwelling units per 
acre. 

v. Residential density calculations shall be considered for the gross project 
acreage regardless of other uses on the project. 

d. Height 

h Buildings over 75' from the base flood elevation to the eaves shall be 
limited to a locations that do not negatively impact adjacent property view 
corridors or neighborhood compatibility. 
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ii. Compatibility with surrounding buildings. 

e. Locations shall have access to a transportation network with adequate 
capacity and sufficient and navigable access to waters of Estero Bay. 

f. Coastal High Hazard. Impacts on sheltering and evacuation resulting 
from development/redevelopment activities within the CHHA shall be mitigated 
through cooperation and coordjnation with Lee County Emergency Management 
Operations at time of local development order. If the shelter and evacuation 
mitigation has been provided through the Development of Regional Impact process 
then no further mitigation is required at the time of local development order. 
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TRAFFIC IMPACT STATEMENT 

FORA 

PROPOSED MIXED-USE DEVELOPMENf 

Estero Bay Marina Resort 

PREPARED FOR: 

Mr. James Ink, President 
Inkwerks Coastal Design & Development Consultants 

2055 West First Street 
Fort Myers, FL 33901 

PREPARED BY: 

43. Barkley Circle, Suite 200 
Fort Myers, FL 33907 
Phone 239-433-4231 Fax 239-433-9632 
www.tdmcivilengineering.com 

January 20i4 
Revised June 2014 
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1. PURPO.SE 

OBJECTIVE 

This report bas been prepared iii accordance with Lee Couttty Department of Community 

Development criteria as outlined iii the Lee County Traffic Impact Statement Guidelines and the 

Lee Co�ty Tum Lane Policy for projects seel<lng Zoning approvtll. This report analyzes the 

anticipated traffic con<litions ·of the proposed development in order to determine any .adverse 

roadway impacts associated with the addition of Estero Bay Marina Resort. 

the subject parcels per� Master Concept Plan prepared by Inkwerks total 17.34 acres. 

This Traffic Impiwt Statement is. based on the assumption that the proposed facility will be 

completed in 2016. 
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2. SITE DESCRIPTION 

SITE LOCATION 

Estero Bay Marina Resort is a 17 .34-acre project located on the north side of Coconut Road in 

Section 07, Township 47 South, Range 25 East, Lee County, Florida. The existing marina provides 

seventy-two (72) slips while the existing non-vacant residential parcels appear to contain three (3) 

multi-family dwelling units.and four (4) single-family dwelling units (per the Lee County Property 

Appraiser website) .. 

The applicant proposes to convert the existing marina and dwelling units to a larger marina (with 

two hw1dred twenty-two slips); 20,000 square feet of total retail space in multiple buildings; and a 

20,500 square foot water-front restaurant with two hundred twenty-eight (228) seats. 

Access to the proposed development will be provided by two (2) proposed private full-ac� 

connections with Coconut Road. 
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3. OBSERVATIONS 

3.1 TRIP GENERA T/ON CALCULATIONS 

Vehicular trips generated by the proposed development were calculated by using the 
equ�tions provided by the Institute of Transportation Engineers, 9th Edition of the Trip 
Generation Manual, Land Use Code 420 (Marina), Land Use Code 820 (Shopping 
Center), and Land Use Code 932 (High-Turnover Sit-Down Restaurant) using the 
average rates or the fitted curve equations shown in the tables. In addition, given the 
location of the proposed restaurant, it is assumed for this report that using number of 
seats as the independent variable instead of gross floor area will yield more accurate 
results in terms of trip generation. 

Table 1. Raw Trip Generation • Proposed Marina (LUC 420) 

222 Slips: 

A.e Daily Average Vehicle Trip Ends, Weekdaye
T = 2.96 (222) = 658 (329 entering, 329 exiting) 

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e
T = 0.08 (222) = 18 (6 entering, 12 exiting) 

C. P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e
T = 0.19 (222) = 42 (25 entering, 17 exiting) 

Source: TOM, 2014 

Table 2. Raw Trip Generation - Proposed Shopping Center (LUC 820) 

20,000 Square Feet Gross Leasable Area: 

A.e Daily A veragc Vehicle Trip Ends, Weekdaye
Ln (T) = 0.65 Ln (20.0) + 5.83 = 2,386 (1,193 entering; 1,193 exiting) 

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street) 
Ln (T} = 0.61 Ln (20.000) + 2.24 = 58 (36 entering, 22 exiting) 

C.e P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e
Ln (n = 0.67 Ln (20.000) + 3.31 = 204 (98 entering, 106 exiting) 

Source: TOM, 2014 
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Table 3. Raw Trip Generation - Proposed Restaurant (LUC 932) 

228 Seats: 

A.e Daily Average Vehicle Trip Ends, Weekdaye

T = 4.83 (228) = 1,102 (551 entering, 551 exiting)e

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e

T = 0.47 (228) = 107 (56 entering, 51 exiting)e

C.e P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e

T = 0.41 (228) = 93 (53 entering, 40 exiting) 

Source: TOM,2014 

Table 4. Raw Trip Generation -Total Proposed Project 

Table 1 + Table 2 + Table 3 

A. Daily Average Vehicle Trip Ends, Weekdaye

T = 658 + 2,386 + 1,102 = 4,146 (2,073 entering; 2,073 exiting) 

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street) 

T = 18 + 58 + 107 = 183 (98 entering, 85 exiting) 

C.e P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e

T = 42 + 204 + 93 = 339 (176 entering, 163 exiting) 

Source: TOM, 2014 

Vehicular trips generated by the existing development were calculated by using the 

equations provided by the Institute of Transportation Engineers, 9th Edition of the Trip 

Generation Manual, Land Use Code 420 (Marina) using the average rates or the fitted 

curve equations shown in the tables. It is assumed for this report that the existing 

residential dwelling units are utilized by employees of the marina and will not contribute 

to trip generation. 

Table 5. Raw Trip Generation � Existing Marina (LUC 420) 

72 Slips: 

A.e Daily Average Vehicle Trip Ends, Weekdaye

T = 2.96 (72) = 214 (107 entering, 107 exiting)e

B. A.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e

T "" 0.08 (72) == 6 (2 entering, 4 exiting)e

B105



C.e P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e

T = 0.19 (72) = 14 (8 entering, 6 exiting) 

Source: TDM, 2014 

Table 6. Raw Trip Generation -Total Proposed Project Less Existing Marina 

Table 4 Minus Table 5 

A.e Daily Average Vehicle Trip Ends, Weekdaye

T = 4,146 - 214 = 3,932 (1,966 entering; 1,966 exiting) 

B. AM. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e

T = 183 - 6 = 177 (96 entering, 81 exiting) 

C.e P.M. Peak Hour Average Vehicle Trip Ends (Adjacent Street)e

T = 339 - 14 :d 325 (168 entering, 157 exiting) 

Source: TOM, 2014 

Based on this, the development will be analyzed using the criteria established for 

developments generating more than one hundred (100) vehicle trips during the peak hour 

as outlined in the Lee County Traffic Impact Guidelines. 

3.2 TRIP DISTRIBUTION 

Traffic will enter and exit the proposed development at the two (2) proposed private full

access connections with Coconut Road. Coconut Road provides ac� to U.S. 41. 

3.3 EXISTING TRAFFIC CONDITIONS 

U.S. 41 is the nearest arterial road being accessed. Based on the 2012 Traffic Count 

Report prepared by the Lee County Department of Transportation, traffic on U.S. 41 near 

the proposed development heads south 72% of the time and north 28% of the time in the 

A.M. peak. In the P.M. peak, traffic near the proposed development heads north 56% ofe

thetime and south 44% of the time.e

U.S. 41 is classified by the Lee County Comprehensive Plan as a six-lane divided major 

arterial road. Per the 2012 Lee County Concurrency Report, it has an existing "C" Level 

of Service near the proposed development with an estimated 2012 peak direction of fl.ow 

volume of two thousand five hundred thirty-five (2,535) vehicles per hour, a Performance 

Standard "E" Level of Service, and a Performance Standard Capacity of three thousand 

one hundred forty (3,140) vehicles per hour. 
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The U.S. 41 intersection with Coconut Road is currently signalized and provides an 

exclusive north-bound left-tum lane (approximately 50' of taper and 425' of deceleration 

and stacking) and an exclusive south-bound right-tum lane (approximately 50' of taper 

and 225' of deceleration and stacking) on U.S. 41. In addition, said intersection provides 

exclusive dual east-bound left-tum lanes (approximately 50' of taper and 425' of 

deceleration and stacking) and an exclusive east-bound right-tum lane (approximately 50' 

of taper and 350' of deceleration and stacking) on Coconut Road. 

3.4 LEVEL OFSERVICE ANALYSIS (U.S. 41) 

The proposed development will not introduce a significant increase in traffic flows and 

will not degrade the Level of Service of U.S. 41 during the peak season following the 

build-out year below the Performance Standard Level of Service (see attached 100th 

Highest Hour Level of Service Calculation). 

3.5 AREA OF INFLUENCE CALCULATION (U.S. 41) 

The link-specific service volume for a "C" Level of Service (LOS) for this section of 

U.S. 41 is three thousand seventy (3,070) vehicles per hour (peak hour, peak direction). 

A3 stated previously herein. U.S. 41 has a forecasted "C" Level of Service near the 

proposed development with a 2012 estimated peak direction of flow volume of two 

thousand five hundred thirty-five (2,535) vehicles per hour. Per the·attached exhibit, the 

proposed development generates a maximum of ninety-four (94) peak hour, peak direction 

trips (or 3.1 % of LOS "C" volume). 
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100TH HIGHEST HOUR 
LEVEL OF SERVICE CALCULATION 

U.S. 41 

TOM Consulting, Inc. 
ENGINEER: Dean Martin, P.E. 

DATE: June 12, 2014 

PROJECT NAME: Estero Bay Marina Resort 

PROJECT LOCATION: Between Old US 41 and Corkscrew 

PER"'ANENT COUNTING STATION NUMBER: 25 

100TH HOUR V.P.H. 
(Year & Rate) = 2012 2,535 

YEAR FOLLOWING PROJECT CONSTRUCTION: 2017 

ADJUSTMENT FACTOR= 

Count & Yr min 45,300 2005 

Count & Y�" m!lx 42,000 2010 
°·20Adjustment Factor = ( 42000 / 45300 1.051) 5 

ADJUSTED 100TH HOUR V.P.H. = 2,535 X 1.051 2,664 

EXISTING LEVEL OF SERVICE = C 
168 (A.M. Entering) x 72% (South-

PROJECT V.P.H. = Bound) 121 

TOTALV.P.H. = 2,664 + 121 2,785 

LEVEL OF SERVICE = C 

COMMENTS: Use a minimum growth rate of 1 % from 2012 
to 2017. 
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TABLES lA & 2A 

5-YEAR CPA LOS ANALYSIS 
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53 

TABLE 1A 

SIGNIFICANT IMPACT CALCULATIONS 

BAYVIEW ON ESTERO BAY RPD 

TOTAL AM PEAK HOUR PROJECT TRAFFIC = 

TOTAL PM PEAK HOUR PROJEC T TRAFFIC= 

163 VPH 

194 VPH 

IN= 

IN= 

57 

118 

OUT= 

OUT= 

106 

76 

ROADWAY 

Coconut Rd 

SEGMENT 

W.ofUS 41 

E.ofUS 41 

E. of Via Coconut Point 

ROADWAY 

CLASS 

2LU 

4LD 

4LD 

LOS A 

VOLUME 

0 

0 

0 

LOS B 

VOLUME 

0 

0 

0 

LOS C 

VOLUME 

550 

1,310 

1,310 

LOS D 

VOLUME 

860 

1,790 

1,790 

LOS E 

VOLUME 

860 

1,790 

1,790 

PERCENT 

PROJECT 

TRAFFIC 

100% 

15% 

2% 

PROJECT 

TRAFFIC 

118 

18 

2 

2%/3% 

IMPACT 

13.7% 

1.0% 

0.1% 

U.S. 41 N. Corkscrew Rd. 

N. of Coconut Rd. 

6LD 

6LD 

0 

0 

2,580 

2,580 

3,040 

3,040 

3,040 

3,040 

3,040 

3,040 

20% 

40% 

24 

47 

0.8% 

1.6% 

S.of Coconut Rd. 6LD 0 2,580 3,040 3,040 3,040 45% 1.7% 

S. of Old 41 Rd. 6LD 0 2,580 3,040 3,040 3,040 40% 47 1.6% 

Old 41 Rd. E.ofUS 41 4LD 0 250 1,840 1,960 1,960 5% 6 0.3% 

Corkscrew Rd. E. of US 41 4LD 0 390 1,900 1,900 1,900 20% 24 1.2% 

* Level of Service Thresholds for Coconut Road, US 41 and Corkscrew Road were obtained from the Lee County Link-Specific Service Volumes tables, dated June, 2016. 

** Level of Service Thresholds for Old 41 Road were obtained from the Lee County Generalized Peak Hour Directional Service Volumes table, dated April, 2016. 
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57 

247 

773 785 495 

785 

873 

24 

47 

927 

24 

TABLE2A 

SHORT RANGE LOS ANALYSIS 

BAYVIEW ON ESTERO BAY RPO 

Station# 

120089 5 
K-factor 

0.100 

D-F■ctor 

Q_S10 

TOTAL PROJECT TRAFFIC AM= 163 VPH IN= OUT= 106 120065 0 100 0.510 

TOTAL PROJECT TRAFFIC PM= 194 VPH IN= 118 OUT= 76 0 090 0 560 

2023 20232016/2017 2023 

PKHR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

COUNT BASE CURRENT YRS OF ANNUAL 2017 PK SEASON PEAK DIRECTION PROJECT AM PROJ PM PROJ +AM PROJ +PM PROJ 

ROADWAY SEGMENT STA# AADT AADT GROWTH' RATE MOCF' PSWADT 3 PEAK DIR 4 VOLUME LOS TRAFFIC TRAFFIC TRAFFIC VOLUME LOS VOLUME LOS 

522 667 D 100% 106 118 DCoconut Rd W. of US 41 D8,342 9,600 4 3-57% 

768 C 15% 16 18 783 C C4 2.82% 632E. of US 41 490 12,797 14,300 

871 C 2% 2 2 C717 C 873E. of Via Coconut Point 490 12,797 14,300 4 2.82% 

3,113 F 20% 21 F3,134 FU.S.41 N, Corkscrew Rd. 120089 34,000 42,500 5 4.56% 0.91 46,703 2,382 3,137 

N. of Coconut Rd. 120065 47,000 43,000 5 2.00% 0.91 47,253 2,410 2,714 C 40% 42 47 2,756 C 2,761 C 

S. of Coconut Rd. 120065 47,000 43,000 5 2.00% 0.91 47,253 2,410 2,714 C 45% 48 53 2,762 C 2,767 C 

4 2 00% 2,326 2,619 C 40% 42 2,662 C 2,667 CS. of Old 41 Rd. 120065 47,000 43,000 

C 927 C4 2.00% 818 921 C 5% 5 612,100 11,800Old 41 Rd. E. of US 41 1216 

4 2.00% 0.91 17,033 858 967 C 20% 21 988 C 990 C14,937 15,500247Corkscrew Rd. E. of US 41 

1 Annual Growth Rales ror Coconut Road and Corkscrew Road were formulaled ut�iz.ing historical AADT data obtained from the Lue County Traffic Count Databne System (TCDS) 

• Annual Growth Rain ror US 41 segments were based on the historical lrefftc data obtained from Lhe FDOT's Florida Traffic Online webpege duo to lack of traffic data for this roadway in the 2018 City of Bonita Springs Traffic Count Report 

* Annual Growth Rele for Old 41 Road was based on the historical traffic data obtained rrom the 2018 City of Bonita Springs Traffic Count Report 
2 The Model Output Conversion Factor (MOCF) was obtained from FDOT'3 Florida Traffic Online webpage 
3 The 2017 Peak Season Weekdey Average Daily Traffic: (PSWADT) for US 41 segments between Estero Parkway and Old 41 Road es well as Corkscrew Road tsa:stof US 41 were obtained by adjusting the currenlAADT wlume by lhe MOCF 
4 The 2016 Peak Hour Peak Season Peak Direction Volumes for Coconut Road were obtailed from the 2016 Coconut Road Traff1e Study completed for the Village of Estero 

• The 2017 Peak Hour Peak Season Peak Diret:tion Volumes for US 41 segments between Estero Perl(wayand Old 41 Road es well es Corkscr8'N Road east of US 41 were celculaled by multiplying thD 2017 PSWADT by Kand D faclors, The Kand D factors were oblainttd from Lee CountyTCDS 

* The 2017 Peak Hour Peak Si,a50n Peak Direct.ion Volumes for US 41 south of Old 41 as well as Old 41 easl of US 41 were formulated by utilz.ing the traffic dala obtained from the 2018 Cttyof Bonita Springs Traffic Count Report 
5 

The Kand D factor for FDOT Count Slalion No. 120089 was based on the Kand D factors utilized for FOOT Count Slation No. 120065, The Kand D faclora utilized were obtained from Lee County Traffic Count Database System (TCDS) 
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TABLES 3A & 4A 

REZONING LOS ANALYSIS 
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57 

35 

40 

TABLE 3A 

SIGNIFICANT IMPACT CALCULATIONS 

BAYVIEW ON ESTERO BAY RPD 

TOTAL AM PEAK HOUR PROJECT TRAFFIC = 113 VPH IN= 29 OUT= 84 

TOTAL PM PEAK HOUR PROJECT TRAFFIC = 145 VPH IN= 88 OUT= 

PERCENT 

ROADWAY LOS A LOS B LOS C LOSO LOS E PROJECT PROJECT 2%/3% 

ROADWAY SEGMENT CLASS VOLUME VOLUME VOLUME VOLUME VOLUME TRAFFIC TRAFFIC IMPACT 

Coconut Rd W. of US 41 2LU 0 0 550 860 860 100% 88 10.2% 

E. of US 41 4LD 0 0 1,310 1,790 1,790 15% 13 0.7% 

U.S. 41 N. of Coconut Rd. 6LD 0 2,580 3,040 3,040 3,040 40% 1.2% 

S. of Coconut Rd. 6LD 0 2,580 3,040 3,040 3,040 45% 1.3% 

• Level of Service Thresholds for Coconut Road, US 41 and Corkscrew Road were obtained from the Lee County Link-Specific Service Volumes tables, dated June, 2016. 
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145 57 

495 

490 

TABLE4A 

2026 LOS ANALYSIS 

BAYVIEW ON ESTERO BAY RPD 

TOTAL PROJECT TRAFFIC AM= 113 VPH IN = 29 OUT= 84 Station# K-factor 0-Factor 

TOTAL PROJECT TRAFFIC PM= VPH IN= 88 OUT= 120065 0,100 0.510 

2016/2017 2026 2026 2026 

PKHR PK HR PK SEASON PERCENT BCKGRND BCKGRND 

PK SEASON COUNT BASE CURRENT YRS OF ANNUAL 2017 PEAK DIRECTION PROJECT AM PROJ PM PROJ +AM PROJ +PM PROJ 

ROADWAY SEGMENT STA# AADT AADT GROWTH' RATE MOCF ' PSWADT3 PEAK DIR4 VOLUME LOS TRAFFIC TRAFFIC TRAFFIC VOLUME LOS VOLUME LOS 

Coconut Rd W.ofUS41 8,342 9,600 4 3 _57% 522 742 D 100% 84 88 826 D 830 D 

E.of US 41 12,797 14,300 4 2.82% 632 834 C 15% 13 13 847 C 847 C 

U. S,41 N. of Coconut Rd. 

S. of Coconut Rd. 

120065 

120065 

47,000 

47,000 

43,000 

43,000 

5 

5 

2 .00% 

2 .00% 

0.91 

0.91 

47,253 

47,253 

2,410 

2,410 

2,880 

2,880 

C 

C 

40% 

45% 

34 

38 

35 

40 

2,914 

2,918 

C 

C 

2,915 

2,920 

C 

C 

1 Annual Growth Rates for Coconut Road was fonnulated utilizing historical MDT data obtained from the Lee County Traffic Count Dais base System (TCDS) 

• Annual Growth Rates for US 41 segments were baaed on the historical traffic data obtained from the FOOT's Florida Traffic Online webpege due to lack of traffic data forthi, roadway In the 2018 City of Bonita Springs Traffic Count Report 
2 Ttkt Mode Output Converaion Feet.or (MOCF) was obtained from FOOT's Florida Traffc Online webpege. 

J TM 2017 Peak Seuon WeekdayAwrage Daily Traffic (PSWAOT) for US 41 was obtained by adjusting the currentAADT wlume by the MOCF 
4 The 2018 Peak Hour Peak Saason Peak Direction Volumes for Coconut Road were obtained from the 2016 Coconut Road Traffic Study completed for lhe Village of Estero 

• The 2017 Peak Hour Paek Sasson Peak Direction Volumes for US 41 ware calculated by multiplying the 2017 PSWADT by Kand D facto�. The Kand D facto� were obtained from Lee CountyTCDS 
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JUNE 2016 LINK-SPECIFIC SERVICE VOLUMES ON ARTERIALS IN LEE COUNTY (2015 DATA) PAGE 2 

TRAFFIC LENGTH ROAD SERVICE VOLUMES /PEAK HOUR PEAK DIRECTION) SERVICE VOLUMES (PEAK HOUR--BOTH DIRECTIONS) 

ROAD SEGMENT FROM TO DISTRJC (MILE\ TYPE A B C D E A B C D E 
COLONIAL BL VD SIX MILE PKWY 1-75 I 0 5  6LD 0 2,630 3,100 3.100 3_100 0 4.390 5.180 5.180 5.180 

1-75 SR 82 I 2.4 6LD 0 ,,280 3,040 3,040 3,040 0 3._800 5.070 5,070 5,070 
.CORKSCREW RD US 41 -- S'AND.Y LN 4 0 _5 4LD 0 390 1.900 1.900 1.900 0 760 3.670 3.670 3,670 

SANDY LN THREE OAKS PK WY 4 0.7 4LD 0 390 1.900 1.900 1.900 0 760 3.670 3.670 3.670 
THREE OAKS PKWY 1-75 4 0.8 4LD 0 390 1.900 1.900 1,900 0 760 3.670 3.670 3.670 

1-75 BEN HILL GRIFFIN PKWY 3 0.5 4LD 0 390 1.900 1,900 1.900 0 760 3.670 3.670 3.670 

BEN HILL GRIFFIN PKW WILDCAT RUN DR 3 1.7 2LD 0 820 1.200 1.200 1.200 0 1.580 2.310 2.310 2.310 

WILDCAT RUN DR ALICO RD 3 2.6 2LN 90 310 570 790 1.140 180 600 uoo 1.520 2.200 
ALICO RD COUNTY LINE 3 10.4 2LN 90 310 570 790 1.140 180 600 1.100 1.520 2,?00 

CYPRESS LAKE DR McGREGOR BL VD SOUTH POINT BL VD 4 0.4 4LD 0 0 890 1.880 1,940 0 0 1.590 3.360 3.480 
SOUTH POINT BL VD WINKLER RD 4 0,6 4LD 0 0 890 1.880 1,940 0 0 ]590 3.360 3.480 
WINKLER RD SUMMERLIN RD 4 0.7 4LD 0 0 890 1,880 1,940 0 0 1,590 3,360 3.480 
SUMMERLIN RD US 41 4 0.9 6LD 0 0 1,360 2 890 2,940 () 0 2.430 5.170 5.240 

DANIELS PKWY us 41 BIG PINE WAY 4 0.5 6LD 0 0 590 2.480 2.680 0 0 1.100 4.600 4.980 
BIG PINE WAY METRO PKWY 4 0.6 6LD 0 0 590 2.480 2.680 0 0 1.100 4.600 4.980 
METRO PKWY SIX MILE PK WY 4 0.8 6LD 0 0 590 2.480 2.680 0 0 1.100 4.600 4.980 
SIX MILE PKWY PALOMINO DR 4 2.2 6LD 210 2.830 3.040 3.040 3.040 390 5.250 5.650 5.650 5,650 
PALOMINO DR 1-75 4 0,6 6LD 210 2.830 3.040 3,040 3,040 390 5,250 5,650 5.650 5.650 
1-75 TREELINE A VE 3 0,5 6LD 2.510 3.260 3.260 3.260 3.260 4.190 5.420 5.420 5.420 5.420 
TREELJNE A VE Cl:iAMBERLJN PKWY 3 0.8 6LD 2.510 3260 3260 3.260 3260 4.190 5.420 5.420 5.420 5.420 
CHAMBERLIN PKWY SR82 3 3.8 4LD 1.620 2.160 2.160 2.160 2.160 2.700 3.600 3.600 3.600 3.600 

DEL PRADO BL VD CAPE CORAL PKWY SE 46TH ST 5 0.3 6LD 0 0 1,660 2,660 2,660 0 0 3.140 5.000 5,000 
SE 46TH ST CORONADO PKWY 5 0.7 6LD 0 0 1.660 2.660 2.660 0 0 3.140 5.000 5.000 
CORONADO PKWY CORNWALLIS PKWY 5 1.3 6LD 0 0 1.660 2.660 2.660 0 0 3J40 5,000 5,000 
CORNWALLIS PKWY VETERANS PKWY 5 0,8 6LD 0 0 1.660 2,660 2,660 0 0 3,140 5,000 5,000 
VETERANS PKWY HANCOCK.B. PKWY 5 3.0 6LD 0 0 1.640 2.800 2.800 0 0 3.160 5.390 5.390 
HANCOCK B, PKWY NE 6TH ST 5 0,7 6LD 0 0 2,770 2,800 2.800 0 0 5.330 5.370 5.370 

NE 6TH ST SR 78 5 0.4 6LD 0 0 2.770 2.800 2.800 0 0 5.330 5,370 5.370 

ESTERO BLVD HICKORY BL VD A VENIDA PESCADORA 4 2.9 2LN 571 616 644 685 726 1.120 1,208 1.264 1.344 1.424 
A VEN IDA PESCADORA MID ISLAND DR 4 L2 2LN 571 616 644 685 726 1,120 1.208 1.264 1.344 1.424 
MID ISLAND DR SAN CARLOS BL VD 4 1.8 2LD 500 568 593 632 671 980 1.113 1.162 1.239 1.316 

ESTERO PKWY US 41 BEN HLLL GRIFFIN PKWY 4 2.6 4LD 0 2.000 2.000 2.000 2.000 0 3.850 3.850 3.850 3.850 
FOWLER ST us 41 N AIRPORT RD I LO 6LD 0 0 0 2.040 2.300 0 0 0 3,710 4,180 

N AIRPORTRD COLONIAL BL VD I 0.3 6LD 0 0 0 2.040 2.300 0 0 0 3,710 4.)80 

GLADIOLUS DR McGREGOR BL VD PINE RIDGE RD 4 0.5 4LD 0 190 1,840 1,840 1,840 0 360 3.430 3.430 3.430 
PT.NE RT.OGE RD BASS RD 4 L6 4LD () \90 1,840 1.840 1,840 0 360 3,430 3.430 3.430 
BASS RD WINKLER RD 4 0.8 6LD 0 290 2.780 2.780 '.!.780 0 540 5.160 5.160 5.160 
WINKLER RD SUMMERLIN RD 4 0.5 6LD 0 2.060 2,780 2.780 2.780 0 3.890 5.240 5.240 5.240 
SUMMERLIN RD US 41 4 1.5 6LD 0 2.060 2.780 2.780 2,780 0 3,890 5,240 5,240 5.240 
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JUNE 2016 LINK-SPECIFIC SERVICE VOLUMES ON ARTERIALS IN LEE COUNTY (2015 DATA) PAGE06 

TRAFFIC LENGTH ROAD SERVICE VOLUMES (PEAK HOUR PEAK DIRECTION! SERVICE VOLUMES (PEAK HOUR--BOTH DIRECTIONS) 

ROAD SEGMENT FROM TO DISTRIC (MILE) TYPE A B C D E A B C D E 
SUMMERLIN RD McGREGOR BL VD SAN CARLOS BL VD 4 2,2 4LD 1.620 1,980 1,980 1,980 2.850 3.490 3.490 3,490 3,490 

SAN CARLOS BL VD PINE RIDGE RD 4 
PINE RIDGE RD BASS RD 4 
BASS RD GLADIOLUS DR 4 
GLADIOLUS DR CYPRESS LAKE DR 4 
CYPRESS LAKE DR COLLEGE PKWY 4 
COLLEGE PKWY BOY0SCOUT 4 
BOY SCOUT COLONIAL BL VD I 

SUNSHINE BL VD SR 82 LEE BLVD 3 

LEE BLVD W 12TH ST 3 

THREE OAKS PKWY COCONUT RD CORKSCREW RD 4 

0 5  6LD 2,520 3,000 3.000 3.000 3,000 4,430 
1.7 6LD 2,520 3,000 3.000 3,000 3,000 4.430 
1.8 6LD 2.520 3.000 3,000 3.000 3,000 4.430 
L8 4LO 0 1.450 1.900 1.900 1,900 0 
0 7  6LD 0 ".250 2.880 2.880 ?,880 0 
1.9 6LD 0 2.250 2,880 2,880 2,880 0 
1.1 4LD 0 0 0 I 370 1.820 0 
3,6 2LN 150 310 500 700 1.010 250 
3.2 ?LN 150 310 500 700 I 0IO 250 
2 6  4LD 650 1,940 1,940 1,940 1,940 1,130 

5,"70 5,270 5,270 5,270 
5.270 5,270 5,270 5.270 
5,270 5,270 5_270 5.270 
2,590 3,400 3.400 3.400 
4.020 5.140 5,140 5.140 
4.020 5.140 5.140 5.140 

0 0 2.450 3.250 
500 810 l.[30 1,630 
500 810 1 130 1.630 

3,360 3,360 3,360 3.360 
CORKSCREW RD SAN CARLOS BL VD 4 4LD0 650 1.940 1.940 1.940 1,940 1,130 3.360 3,360 3,360 3,360 

I 7 4LD0 650 1.940 1,940 1,940 1,940 IJ30 3,360 3.360 3,360 3.360SAN CARLOS BL VD ALICO0RD 4 
DANIELS PKWY 3 3,8 4LD0 1,530 2,980 2,980 2,980 2.600 3,360 3.360 3.360 3.360TREELINE A VE ALICO0RD 

DANIELS PKWY 

us 41 COLLJER CO, LINE 
BONITA BEACH RD 
TERRY ST 
OLD4I 
CORKSCREW RD 
BROADWAY 
SANIBEL BL VD 
ALICO0RD 
ISLAND PARK RD 
JAMAICA BAY W. 

COLONIAL BL VD 3 

BONITA BEACH RD 8 

TERRY ST 8 

OLD041 8 

CORKSCREW RD 8 

BROADWAY 4 
SANIBEL BL VD 4 
ALICO0RD 4 
ISLAND PARK RD 4 
JAMAICA BAY W. 4 
SIX MILE PKWY 4 

4.5 4LD 1,530 2,980 2.980 2.980 2.980 2.600 
LO 6LD 0 2.400 2.740 2 740 2 740 0 
LI 6LD 0 2 580 3,040 3,040 3,040 0 
2.3 6LD 0 2.580 3,040 3,040 3,040 0 
35 6LD 0 2,580 '.l:040 �3.040 3.040 0 
0 7  6LD 480 2..940 2,940 2,940 2,940 860 
1-9 6LD 480 2.940 2.940 ?,940 2.940 860 

2.2 6LD 480 2,940 2,940 2,940 2,940 860 
1.0 6LD 480 2,940 2,940 2,940 2,940 860 
1.6 6LD 480 2.940 2,940 2,940 2,940 860 
0.5 6LD 480 2.940 2.940 2.940 2.940 860 

3.360 3.360 3.360 3.360 
4,220 4,830 4,830 4.830 
4.610 

4.610 
5 430 
5.430 

5.430 
5.430 

5.430 
5.430 

4.610 5.430 5.430 5.430 
5.260 5.260 5.260 5.260 
5,260 5,260 5,?60 5260 

5 260 5,260 5,260 5,260 
5.260 5.260 5.260 5.260 
5,260 5.260 5.260 5,260 
5.260 5,260 5,260 5,"60 

ANDREA0LN 4 0.5 6LD 0 0 2.130 2.880 2,880 0 0 5.710 5.710SIX MJLE PKWY 
ANDREA LN DANIELS PKWY 4 0,8 6LD 0 0 2.130 2.880 2.880 0 0 4,220 5.710 5.710 
DANIELS PKWY COLLEGE PKWY 4 0.7 6LD 0 0 "130 2,880 2..880 0 0 4.220 5.710 5.710 

04SOUTH RD 5,710 
6LD 0 0 2.130 2.880 2.880 0 0 4.220 5.710 

0 2,130 2.880 2.880 0 0 4.220COLLEGE PKWY 6LD 5.710 
5.7104SOUTH RD BOY SCOUT RD 

BOY SCOUT RD NORTH AIRPORT RD I 0.8 6LD 0 0 2,130 2.880 2,880 0 0 4,220 5.710 5.7IO 
NORTH AIRPORT RD COLONIAL BL VD I 0.2 6LD 0 0 2.130 2.880 2.880 0 0 4.220 5.710 5_710 
FORT MYERS CITY LlMJ' NORTH KEY DR I 4LD 0 1.790 2.160 2.160 2.160 0 2,890 3,500 3,500 3 500 
NORTH KEY DR HANCOCK BRIDGE0PKW't 2 0,7 4LD 0 1.790 2 160 2 160 2 160 0 2,890 3,500 3,500 3,500 
HANCOCK BRJDGE PKW PONDELLA0RD 2 4LD 0 1.790 2 160 2,160 2,160 0 2,890 3..500 3.500 3,500 
PONDELLA0RD SR 78 2 1,3 4LD 0 1.790 2,160 2,160 '.!,160 0 2,890 3.500 3,500 3,500 
SR 78 LITTLETON RD 2 1.0 4LD 900 2,000 2,000 2000 2000 1.460 3.240 3.'.!40 3.240 3.240 
LITTLETON RD BUS041 2 1.2 4LD 900 2.000 2,000 2.000 2.000 1.460 3.240 3.240 3.240 3.240 
BUS41 DEL PRADO BL VD 2 0.8 4LD 900 2..000 2,000 2,000 2.000 1.460 3.240 3.240 3,240 3,240 

DEL PRADO BL VD TRAIL0DAJRY 2 0 8  4LD 900 2,000 2.000 2,000 2.000 1.460 3,240 3.240 3.240 3240 

B119



I 

SERVICE VOLUMES ON COLLECTORS IN LEE COUNTY (2015 DATA) 
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4LB 5.720 6.680 

2.040 
2.530 0_4 

1.260 
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JUNE 2016 LINK-SPECIFIC SERVICE VOLUMES ON ARTERIALS IN LEE COUNTY (2015 DATA) PAGE 7 

TRAFFIC LENGTH ROAD SERVlCE VOLUMES (PEAK HOUR PEAK DIRECTION) SERVICE VOLUMES (PEAK HOUR--BOTH DIRECTIONS) 
ROAD SEGMENT FROM TO DISTRIC (MILE) TYPE A B C D E A B C D E 
VETERANS MEM. PKWY McGREGOR BL VD DEL PRADO BL VD 1&5 3 5 1.120 1.900 2.680 3.440 4.000 1,880 3,170 4.460 

DEL PRADO BL VD SANTA BARBARA BLVD 5 2.0 6LD 2.190 3.080 3,080 3,080 3,080 3,660 5,150 5,150 5,150 5.150 
SANTA BARBARA BL VD SKYLINE BLVD 5 1 0 6LD 2.190 3,080 3,080 3.080 3.080 3,660 5.150 5.150 5.150 5.150 

3 5 4LD 1.400 2_040 2.040SKYLINE BL VD SR 78 5 2.040 2.340 3.420 3.420 3.420 3.420 
'.!.530WlNKLER  RD SUMMERLIN RD GLADIOLUS DR 4 4LD 0 0 590 1.520 1.520 0 0 990 

GLADIOLUS DR BRANDYWlNE CIR 4 0.9 2LN 0 750 880 880 880 0 1.460 1.460 1.460 
0.9 2LN 0 750 880 880 880 0BRANDYWlNE CIR CYPRESS LAKE DR 4 1.460 1.460 1.460 
0.7 4LD 0 0 610 1.780 1.780 0 0 1.020 2.960 2.960CYPRESS LAKE DR COLLEGE PKWY 4 

0,5 2LN 0 770 800 800 800 0 1.290 1.330 U30 1,330COLLEGE PKWY SUNSET VISTA 4 
SUNSET VISTA McGREGOR BL VD 4 0.8 2LN 0 770 800 800 800 0 1.290 1.330 1,330 1.330 

ROAD SEGMENT 
COLLECT.DRS 

FROM TO 
TRAFFIC LENGTH ROAD SERVICE VOLUMES (PEAK HOUR PEAK DIRECTION) 
DISTRIC l(MILE) TYPE A B C D E 

2LU 0 0 550 860 860 

SERVICE VOLUMES (PEAK HOUR--BOTH DIRECTIONS) 
A B C D E 

0 0 990 I 530 1,530 

2LD 0 0 580 910 910 

4LU 0 0 1,240 1,700 1,700 
4LD 0 0 1,310 1,790 1,790 

0 0 1,040 1,610 1,610 

0 0 2,200 3,030 3,030 
0 0 2.340 3,190 3,190 
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HOUR DIRECTIONAL SERVICE 

VOLUMES TABLE 

B121



Lee County 

Generalized Peak Hour Directional Service Volumes 

Urbanized Areas 

Aprll 2016 c:\inputS 

Uninterrupted Flow Highway 

Level of Service 

Lane Divided A B C D E 

1 Undivided 130 420 850 1,210 1,640 
2 Divided 1,060 1,810 2,560 3,240 3,590 
3 Divided 1,600 2,720 3,840 4,860 5 _,380 

Arterials 

Class I (40 mph or higher posted speed limit) 

Level of Service 

Lane Divided A B C
* 

D E 

1 Undivided 140 800 860 860 
..2 Divided 250 1,840
* 

1,960 1,960 

3 Divided 400 2,840
* 

2,940 2,940 
4 Divided 540 3,830 3,940 3,940 

Class II (35 mph or slower posted speed limit) 

Level of Service 

Lane Divided A B C D E 
* * 1 Undivided 330 710 780 

2 Divided· 
. * * 710 1,590 1,660 

3 Divided * 

* 

.. 

* 
1,150 2,450 2,500 

4 Divided 1,580 3,310 3,340 

Controlled Access Facilities 

Level of Service 

Lane Divided A 
* 

B C D E 
1 Undivided 160 880 940 940 

* 2 Divided 270 1,970 2,100 2,100 
* 3 Divided 430 3,050 3,180 3,180 

Collectors 

Level of Service 

Lane Divided A B C D E 
1 Undivided * .. 310 660 740 

1 Divided .. 

* 

* 
* 

330 700 780 
2 Undivided 

* * 

730 1,440 1,520 
2 Divided 770 1,510 1,600 

Note: the service volumes for 1-75 (freeway), bicycle mode, pedestrian mode, 
and bus mode should be from FDOT's most current version of LOS Handbook. 
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33 

37 

44 

47 

49 

53 

2017 PEAK SEASON FACTOR CATEGORY REPORT - REPORT TYPE: ALL 
CATEGORY: 1200 LEE COUNTYWIDE 

MOCF: 0.9<l_ 
WEEK DATES SF PSCF 

1 01/01/2017 01/07/2017 1. 05 1.15 
-2 01/08/2017 01/14/2017 1.01 1.11 
-3 01/15/2017 01/21/2017 0.96 1.05 
-* 4 01/22/2017 01/28/2017 0.95 1.04 

* -5 01/29/2017 02/04/2017 0.93 1.02 
* -6 02/05/2017 02/11/2017 0.91 1.00 
* -7 02/12/2017 02/18/2017 0.90 0.99 
* -8 02/19/2017 02/25/2017 0.89 0.98 
* -9 02/26/2017 03/04/2017 0.89 0.98 

-*10 03/05/2017 03/11/2017 0.88 0.97 
*11 03/12/2017 - 03/18/2017 0.87 0.96 
*12 03/19/2017 - 03/25/2017 0.89 0.98 
*13 03/26/2017 - 04/01/2017 0.90 0.99 
*14 04/02/2017 - 04/08/2017 0.91 1.00 

-*15 04/09/2017 04/15/2017 0.93 1. 02 
*16 04/16/2017 - 04/22/2017 0.94 1. 03 

-17 04/23/2017 04/29/2017 0.96 1.05 
-18 04/30/2017 05/06/2017 0.97 1.07 
-19 05/07/2017 05/13/2017 0.99 1.09 
-20 05/14/2017 05/20/2017 1.00 1.10 
-21 05/21/2017 05/27/2017 1.02 1.12 
-22 05/28/2017 06/03/2017 1.04 1.14 
-23 06/04/2017 06/10/2017 1.07 1.18 

24 06/11/2017 - 06/17/2017 1. 09 1.20 
25 06/18/2017 - 06/24/2017 1.08 1.19 
26 06/25/2017 - 07/01/2017 1.08 1.19 
27 07/02/2017 - 07/08/2017 1.08 1.19 
28 07/09/2017 - 07/15/2017 1.08 1.19 
29 07/16/2017 - 07/22/2017 1.08 1.19 
30 07/23/2017 - 07/29/2017 1.08 1.19 
31 07/30/2017 - 08/05/2017 1.08 1.19 
32 08/06/2017 - 08/12/2017 1.08 1.19 

08/13/2017 - 08/19/2017 1.08 1.19 
34 08/20/2017 - 08/26/2017 1.13 1.24 
35 08/27/2017 - 09/02/2017 1.19 1. 31 

-36 09/03/2017 09/09/2017 1.24 1.36 
09/10/2017 1. 29 1.42-. 

-

09/16/2017
09/23/2017 1. 25 1.3738 09/17/2017 

- 1. 22 1.3439 09/24/2017 09/30/2017
10/01/2017 - 10/07/2017 1.18 1.3040 

41 - 1.15 1.2610/08/2017 10/14/2017
42 10/15/2017 - 10/21/2017 1.11 1.22 

-43 10/22/2017 10/28/2017 1.10 1.21 
- 1.09 1.2010/29/2017 11/04/2017

11/05/2017 - 11/11/2017 1.07 1.1845 
- 1.06 1.1646 11/12/2017 11/18/2017

11/19/2017 - 11/25/2017 1. 06 1.16 
11/26/2017 - 12/02/2017 1. 06 1.1648 

- 1.05 1.1512/03/2017 12/09/2017
12/10/2017 - 12/16/2017 1.05 1.1550 

- 1. 02 1.1251 12/17/2017 12/23/2017
52 12/24/2017 - 12/30/2017 0.99 1.09 

12/31/2017 12/31/2017- 0.96 1.05 

* PEAK SEASON 

02-MAR-2018 15:35:04 830UPD 1 1200 PKSEASON.TXT 
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---------- ------------ ------------ --------- -------- --------

FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2017 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 0065 - SR 45/US 41, NORTH OF COCONUT RD. LC436 

YEAR AADT DIRECTION 1 DIRECTION 2 *K FACTOR D FACTOR T FACTOR 

2017 43000 C N 22000 s 21000 9.00 53.20 4.20 
2016 48500 C N 25000 s 23500 9.00 56.20 4.00 
2015 49500 C N 25000 s 24500 9.00 54.50 3.00 
2014 48000 C N 23500 s 24500 9.00 54.60 3.10 
2013 47500 C N 24000 s 23500 9.00 59.70 3.60 
2012 = 47000 C N 23500 s 23500 9.00 54.30 3.20 
2011 52500 C N 27000 s 25500 9.00 55.00 3.10 
2010 51500 C N 26000 s 25500 10.32 57.60 3.20 
2009 48500 C N 25000 s 23500 10.24 54.47 3.40 
2008 51000 C N 26000 s 25000 10.37 58.94 3.40 
2007 60000 F N 30500 s 29500 10.16 54.76 4.80 
2006 56000 C N 28500 s 27500 10.23 54.38 4.80 
2005 48500 C N 24500 s 24000 10.30 54.10 8.40 
2004 51500 S N 26000 s 25500 9.90 54.30 6.30 
2003 48500 F N 24500 s 24000 9.80 55.60 6.30 
2002 45500 C N 23000 s 22500 10.20 57.20 6.30 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 
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FLORIDA DEPARTMENT OF TRANSPORTATION 
TRANSPORTATION STATISTICS OFFICE 

2017 HISTORICAL AADT REPORT 

COUNTY: 12 - LEE 

SITE: 0089 - SR 45/US 41/TAMIAMI TR, N OF ESTERO RV/S OF CNTY RD 

YEAR AADT
----------

DIRECTION 1
------------

DIRECTION 2 
------------

*K FACTOR
---------

D FACTOR 
--------

T FACTOR 
--------

2017 42500 C N 21500 s 21000 9.00 53.20 3.90 
2016 41500 C N 21500 s 20000 9.00 56.20 4.10 
2015 42000 C N 21000 s 21000 9.00 54.50 3.40 
2014 40500 C N 20000 s 20500 9.00 54.60 3.00 
2013 35000 C N 18000 s 17000 9.00 59.70 3.60 
2012 34000 C N 17000 s 17000 9.00 54.30 3.90 
2011 36500 F N 19000 s 17500 9.00 55.00 3.70 
2010 36500 C N 19000 s 17500 10.32 57.60 3.70 
2009 36500 C N 18500 s 18000 10.24 54.47 4.90 
2008 40500 C N 20500 s 20000 10.37 58.94 4.30 
2007 44500 C N 21500 s 23000 10.16 54.76 7.70 
2006 41500 C N 21000 s 20500 10.23 54.38 5.40 
2005 39000 C N 19500 s 19500 10.30 54.10 6.70 
2004 48500 C N 24500 s 24000 9.90 54.30 6.70 
2003 37500 C N 19000 s 18500 9.80 55.60 6.70 
2002 32500 C N 15000 s 17500 9.90 54.50 7.80 

AADT FLAGS: C = COMPUTED; E = MANUAL ESTIMATE; F = FIRST YEAR ESTIMATE 
S = SECOND YEAR ESTIMATE; T = THIRD YEAR ESTIMATE; R = FOURTH YEAR ESTIMATE 
V = FIFTH YEAR ESTIMATE; 6 = SIXTH YEAR ESTIMATE; X = UNKNOWN 

*K FACTOR: STARTING WITH YEAR 2011 IS STANDARDK, PRIOR YEARS ARE K30 VALUES 
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MS2 
Traffic Count Database System (TCDS)LEE C.OUNTY 

l.6t Vew Al DIRs 

Record ma 1 amof1 Goto Record --

Location ID ·495 MPOID 

SPOT HPMSIDType 

PR MP PT ... 

On NHS OnHPMS 
LRSID LRS Loe Pt. 

SF Group 6 ► Route Type 
AF Group Route 
GF Group Active Yes 

Class Dist Grp Category 
Seas Clss Grp 

WIM Group 
QC Group Default 

Fnct'I Class Milepost 
Located On Coconut Rd 

Loe On Alias 
WEST OF US-41 

-

More Detail ► 

STATION DATA 

Directions: ►J@S'i:--es IIB'B ) 

AADT� 
Year AADT DHV-30 K% D% PA BC Src 

2017 9,600 1,028 11 63 

2015 8,600 1,208 14 57 

2013 8,342 

2011 7,300 

2006 7,100

� � -2...J 22.U 1-5 of8 

VOLUME TREND� 
Date 

... Thu 3/9/2017 
... Wed 3/8/2017 
... Tue 3/7/2017 
... Thu 2/26/2015 
... Wed 2/25/2015 
... Tue 2/24/2015 

Int 

15 
15 
15 
15 
15 
15 

Total 

12,237 
12,430 
12,371 
12,809 
11,604 
10,108 

Year Annual Growth 

2017 6% 

2015 2% 

2013 7% 

2011 -10% 

2007 57% 
.................. ......,.. ... , 
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1-------1--- - • -------------------------

Year AADT DHV-30 Ko/o D% PA BC Src 
2017 14,300 1,578 11 52 
2015 11,400 1,340 12 56 
2013 12,797 
2011 9,300 
2006 1 8,000 

� � -2:.J 22.1..l 1-5 of 7 

VOLUME TREND<,) 

MS2 
Traffic Count Database System (TCDS) � I LEE COUNTY 

L5t Vew Al DIRs 

Record mm 1 aaof1 Goto Record --

Location ID 490 MPOID 
SPOT HPMSIDType 

On NHS On HPMS 
LRSID LRS Loe Pt. 

SF Group 6 ► Route Type 
AF Group Route 

GF Group Active Yes 

Class Dist Grp Category 
Seas Clss Grp 

WIMGroup 
QC Group Default 

Fnct1 Class Milepost 
Located On to.,;\. "L lA" L\ \ 

Loe On Alias 
AT 

P MP 
- R 

PT 

I I 
1• I

I 
More Detail ► 

STATION DATA 

Directions: ►Vk51f]sl!WB74.> 

AADT� 

• 

Date 
Thu 3/9/2017 

..... Wed 3/8/2017

• Tue 3/7/2017

• Thu 2/26/2015 

• Wed 2/25/2015 

..... Tue 2/24/2015 

Int Total Year Annual Growth 
15 18,584 2017 12% 
15 18,380 2015 -6%
15 18,023 

15 15,421 

15 15,070 
2006 

15 15,396 
..... ,., ........ 

2013 17% 
2011 -12% 

17%
�·· 
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MS2 
Traffic Count Database System (TCDS) � I LEE COUNTY 

List V"oew Al DIRs 

Record ma 1 amof1 Goto Record --

MP PPR T1•1I I 

Location ID 93 MPOID. 

Type SPOT 

On NHS No 

HPMSID 

LRSID 

SF Group 

AF Group 

GF Group 

Route 

Class Dist Grp 

Seas Clss Grp 

WIM Group 

QC Group Default 

Fnct'I Class 

Located On us 41 

Loe On Alias 

SOUTH OF Coconut Rd 

I, 

On HPMS. No 

LRS Loe Pt. 

► Route Type 

Active Yes 

Category 

Milepost 

More Detail► 

STATION DATA 

Directions: ►1'♦'4SW � [SB]

JJmm :=-nwIJ 

AADT� 
Year AADT DHV-30 Ko/o Do/o PA BC Src 

2017 50,900 

2016 45,000 4,486 10 51 0 (0%) 
45,000 
(100%) 

VOLUME TREND� 
Date 

� Sun 9/30/2018 

� Sat 9/29/2018 

� Fri 9/28/2018 

� Thu 9/27/2018 

� Wed 9/26/2018 

� Tue 9/25/2018 

� Mon 9/24/2018 

� Sun 9/23/2018 

� Sat 9/22/2018 

Int 

15 

15 

15 

15 

15 

15 

15 

15 

15 

Total 

29,536 

38,903 

49,343 

51,220 

51,602 

50,912 

48,856 

28,779 

35.988 

Year Annual Growth 

2017 13% 

2016 11% 
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e:-vice 
. . . 

.I I · - (LOS) I. 1r . ' : L

44 

44 

63 

55% 

63 

92 

I 494 5359 

63 

' . •' . • ••I[ 11r I• • • 
r· D Factor 

I . - ' I Ii'I -;- l'' 
-•. IrI' -• ' .I h • -. Refereuc e . I FOOT ,r AADT ,' K !<'actor 

j •. . . , J ... ': ' 

ADT ·lI " 
eak Hou1 wo-w11.•y 11 
_ r,'FTE 1 '

'
i 3 Day· . I· 3 Day . - Level Of 'i·! Lr: r, - " ce .... oun 1·1rec iou - · .Service' -. · · . ·. , . ..Lee County D.Location Start Date •Station 1 easonal':.D•rection lr.fromLee ,, from Lee 

and 2�·-'tt•;County _Ii rcs·ty 
•:_..; · 

112 I, Average·!1Avcrage•,.D1rect10111_1.an Direction t/ Direclion 2!\, and 2 .·:.sFactor 
lI S..-1-· -ll' .'.·. 

Station Count)' ( _,-,:_:__�_JVs!.-�-m�-Number · · Number . · 
- .:.. -!I• · - · ; '.•,• -:·-·j ·. - ..· _:..::l� _..._ 'l_,:_.:J!,·. · ·· · :_ 1 

I Estero Blvd N. of Lovers Key State Park 20-Mar-18 NIS 5379 5712 900011091 0.81 9% 52% I 8100015° I D II NIA 

0014 ... I NIA Estero Blvd S. of Lovers Key State Park 20-Mar-18 NIS 5472 5778 11250 0.81 9100 9% 52% 819 D I 
Imperial Pkwy Between Bonita Beach Rd 

28811 0.81 23300 14% 55% 3262 C1206 I NIA I 20-Mar-18 NIS 14462 14349 63and E Terry St 
1226 I 492 I Imperial Pkwy N/O Shangri-LA 20-Mar-18 NIS 9622 9732 19354 0.81 15700 14% 55% 2198 C 63 
0004 I NIA I Imperial Pkwy S. of Tropic Dr 20-Mar-18 NIS 12779 12531 25310 0.81 20500 14% 55% 2870 C 

1227 I NIA I Imperial Pkwy S/O Shangri-LA 

1209 NIA Matheson Ave N of Dean St I I 
1204 I NIA I Morton Ave N of East Terry St 

Old 41 Rd Between Collier County Line to 1223 I NIA I Bonita Beach Rd 
1222 I 
1220 I 
1216 I 
1228 I 

NIA 

NIA 

NIA 

NIA 

I Old 41 Rd N of Bonita Beach Rd 

I Old41 RdN ofE/WTeny St 

I Old 41 Rd S ofUS 41 

I Old 41 S/O Bemwood Pkwy 

20-Mar-18 NIS 11269 10975 22244 0.81 18000 14% 

20-Mar-18 

20-Mar-18 

20-Mar-18 

20-Mar-18 

20-Mar-18 

20-Mar-18 

20-Mar-18 

NIS 

NIS 

NIS 

NIS 

NIS 

NIS 

NIS 

982 
3443 

9850 

6137 

11257 

8287 

8518 

1014 

3415 

8948 

6884 

12160 

6322 

8391 

1996 

6858 

18798 

13021 

23417 

14609 

16909 

0.81 

0.81 

0.81 

0.81 

0.81 

0.81 

0.81 

1600 

5600 

15200 

10500 

19000 

'11800 

13700 

15% 

15% 

11% 

11% 

11% 

11% 

9% 

57% 

57% 

63% 

63% 

63% 

63% 

63% 

2520 I 
240 I 
840 I 
1672 I 
1155 I 
2090 

1298 

1233 

C 

C 

D 

F 

C 

C 

C 

C 

63 

I
I 

42 

I 42 

I 16 

I 16 
16 

16 

16 

20-Mar-180002 I NIA I Paradise Rd N. of Shangri-La 14% 59% 406 C1851 1740 3591 0.81 2900NIS 

20-Mar-18 35000001 I NIA I Pennsylvania Ave E. of Los Amigos Lane 2236 4343 0.81 9% 51% 315 C2107E/W 

1221 I Pennsylvania Ave W of Old 41 Rd 20-Mar-18 E/W 2987 2372 0.81 4300 9% 57% 387 C 42 

20-Mar-180003 I NIA I Shangri-La E. Tropic Acres Dr 6278 0.81 5100 14% 59% 714 D INIS 2934 3344 I 
20-Mar-18 7834 0.81 6300 11% 63% 693 I D I 161212 I NIA I Shangri-La Rd E of Old US 41 E/W 4130 3704 
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I I I 
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I I 

I I I r I 

I ' - I I 
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'� 

_ _
I PCS \' Service · · 

51% 

I 
sonita Beach Rd �i;i;� Imperial Parkway I 20-Mar S I l-1I 

, 

-1 
• • ,.: II,, . ·11·'. : I' - ·, 

!l
I 

' l PeakI lfour:1/:Le;eI
.I -

'Rererence ·,!·, • • ADT j�:
D1rechon l,1 Seasonal 

FTE ·:i' 3 Day J Day� !I.· • · · • : FOOT •1·· AADT.1 • • •Lee County 1• , • · Directmn ·J · 
_ 

•
i1:' Two-way �i: Servic

l:O
e
f iLee County

I. 
• q . - 'I Volum�� ·'i. 

LocationStation Directmn l 1Start Date-: .d 2Station \an 1 

Number 
Average ·:j,: Average ; 

.I
j DirecHm11I D�r�c�on �:�.

i�=1� 
:I

_ ,._ ,ij._,' 
_ 

and 2 '.IIi. Facto� · i and 2 I.· INumber : . (LOS)
:_.. ;[__-.. .

1 .  � � .._. __ ,lit·· al -.u 

0010 NIA US-41, N. of Shopping Center Entrance 20-Mar-18 NIS 29016 27268 56284 0.81 45600 10%I I I I I I I I 4560 C 93I II I 

0009 NIA US-41, S. of Beaumont Rd 20-Mar-18 NIS 22675 21194 43869 0.81 35500 10% 57% 3550 C 92I I I I I I I I I II 
0008 NIA I Vanderbilt Dr N. of Woods Edge Pkwy 20-Mar-18 NIS 5178 5163 10341 0.81 8400 12% 55% 1008 D 7I I I I I I I I 

1219 NIA W Tell)' St E of US 41 20-Mar-18 EIW 6786 7604 14390 0.81 11700 15% 57% I 1755 I D I 42I I I I I I
I I I I I INIA Woods Edge Pkwy W of US 41 20-Mar-18 EIW 2673 2407 5080 0.81 4100 11% 57% 4511225 CI 

E/W I 23267 22426 45693 0.81 37000 15% 57% 5550 F 42I I I I I I INIA0017 

Bonita Beach Rd bctwcco Hunters Ridge 
0018 NIA 20-Mar-18 E/W 11309I I Blvd and Bonita Grande Dr 

0019 NIA Bonita Beach Rd E. of Bonita Grande DrI 20-Mar-l8I E/W 7959I 
0020 NIA Luke St Btn Kens Way & Bonita Beach Rd 20-Mar-18 NIS 11257I I 
0021 NIA Quails Walk E O Luke St 20-Mar-18 E/W 309I I 

•• Collcclcd 

weekend counts 

also 

11230 22539 0.81 

4052 12011 0.81 

12160 23417 0.81 

296 605 0.81 

18300 15% I 57% I 2745 C I 42 

9700 

19000 

15% 

12% 

57% 

55% 

I
I 

1455 

2280 I 

C 

C 

I 

I 

42 

7 

500 12% 55% I 60 I C 7 
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FTE Reference 
' Obtained from the L: c~~D~ Tram: ~~:~.~~p·o;; 2016 _- -.·· ~; - ' . . : ·,: :. C~uois ~-!~for~ed by FTE_or obia0i~ r~o~_Lee Co~~t ~~-~--t-~i-'.-~~-} >= 

Station 
Lee County Location 

Station --- .. - - -- - - . ------ -- -~Ir.. -- ----~ .,_ --- -·---- -- - - -- ~~ ~-- - -~=~ 
Number Number 2003 " 2004 - 1\. - 20~ - !, - 2006 __ ·~t.· 2~ ~· 1i 1:} 008 _Jl' D~ .J!~ J)e~:1_o.:'.t ;;b-ii =iJ;n-14 J.~Fei;ii .11(( ~ ~b-16' i~_M~:;.;_ri:.)lfi~ih-!!( 

' ' 

I .I I I 

' ' ' ' ~ I I I I 

' I I I 
I I 

I I I I 

l I 

' 
I I 

' ' .I I 

' I I 

I I 

I I 

I r 

' ' -
' ' ' 

' 

' ,.-

I I 

Old 41 Rd Between Collier County Line to 
1223 NIAI I Bonita Beach Rd 

1222 

1220 

I
I 

NIA 

NIA 

I
I 

Old 41 Rd N orBonita Beach Rd 

Old 41 Rd N of E/W Terry St 

1216 

1228 

I
I 

NIA 

NIA 

I
I 

Old41 Rd S ofUS41 

Old 41 S/O Bemwood Pkwy 

0002 I NIA I Paradise Rd N of Shangri-La 

0001 I NIA I Pennsylvania Ave E of Los Amigos Lane 

1221 I 0494 I PennsylvaniaAveW ofOld41 Rd 

0003 I NIA I Shangri-La E Tropic Acre, Dr 

1212 I NIA I Shangri-La Rd E of Old US 41 

0010 NIA US-41, N. of Shopping Center En1rance I I 

0009 NIA US-41. S of Beaumont Rd I I 
0008 NIA Vanderbilt DrN, of Woods Edge Pkwy I I 
1219 NIA W Terry St E of US 41 I I 

1225 NIA Woods Edge Pkwy W of US 41 I I 

0017 I NIA luomta Beach Rd between lmpenal Parkway 
andl-7S I 

0018 

0019 

0020 

I 

I
I 

NIA 

NIA 

NIA 

Bonita Beach Rd betweeo Hunters Ridge 
I Blvd and Bonita Grande Dr 

I Bonila Beach Rd E of Bonita Grande Dr 

I Luke St Btn Kens Way & Bonita Beach Rd 

0021 I NIA I Quails Walk E O Luke St 

'"' Collcc1cd ,1 eek end cou111s also 

12600 

16500 

22000 

13000 

NIA 

NIA 

NIA 

4100 

NIA 

NIA 

NIA 

NIA 

NIA 

13300 

NIA 

NIA 

NIA 

NIA 

NIA 

NIA 

13700 

18500 

24600 

14200 

NIA 

NIA 

NIA 

4000 

NIA 

NIA 

NIA 

NIA 

NIA 

12000 

NIA 

NIA 

NIA 

NIA 

NIA 

NIA 

14000 

17600 

26300 

15000 

NIA 

NIA 

NIA 

4900 

NIA 

NIA 

NIA 

NIA 

NIA 

11400 

NIA 

I NIA 

NIA 

NIA 

NIA 

NIA 

14000 

17400 

26700 

16000 

NIA 

NIA 

NIA 

4500 

NIA 

NIA 

NIA 

NIA 

NIA 

12200 

NIA 

I NIA 

NIA 

NIA 

NIA 

NIA 

13000 

18300 

23500 

13200 

NIA 

NIA 

NIA 

4300 

NIA 

NIA 

NIA 

NIA 

NIA 

12200 

NIA 

I NIA 

NIA 

NIA 

NIA 

NIA 

11600 

13200 

19900 

NIA 

NIA 

NIA 

NIA 

3000 

NIA 

NIA 

NIA 

NIA 

NIA 

11600 

NIA 

I NIA 

NIA 

NIA 

NIA 

NIA 

NIA 

15400 

23800 

12000 

NIA 

NIA 

NIA 

6300 

NIA 

5000 

NIA 

NIA 

NIA 

12700 

4500 

NIA 

NIA 

I 

NIA 

NIA 

NIA 

15200 

15000 

23700 

12500 

NIA 

NIA 

NIA 

6400 

NIA 

5100 

NIA 

NIA 

NIA 

12800 

5000 

NIA 

NIA 

NIA 

NIA 

NIA 

14600 I 
14700 I 
28300 I 

12200 I 

NIA I 
NIA I 
NIA 

6000 

NIA 

5100 

NIA 

NIA 

NIA 

13900 

3900 

NIA I 

NIA 

NIA 

NIA 

NIA 

14100 I 
13500 I 
25200 I 

12100 I 

NIA I 
NIA I 
NIA 

5600 

NIA 

4900 

NIA 

NIA 

NIA 

11000 

5300 

NIA I 

NIA 

NIA 

NIA 

NIA 

14900 

13100 

20700 

12000 

13600 

NIA 

NIA 

4400 

NIA 

4600 

NIA 

NIA 

NIA 

12400 

4200 

NIA 

NIA 

NIA 

NIA 

NIA 

14700 14200 15200I I I 
9000 8700 10500I I I 
18400 17700 19000I I I 

11900 11500 11800I I I 

I 13900 13300 13700I I 

I NIA I 2500 I 2900 

NIA 3100 3500 

3400 3300 4300 

NIA 4700 5100 

5800 5600 6300 

NIA 49200 45600 

NIA 35600 35500 

NIA 6900 8400 

13300 12800 11700 

4500 4400 4100 

NIA NIA 37000 

NIA NIA 18300 

I 

II I 
NIA NIA I 9700I I 
NIA NIA 19000I I I 
NIA NIA 500I I I 

B134
9 



LEE COUNTY MPO 2040 COST 

FEASIBLE IDGHWAY PLAN 

B135



- 2~1v 

- 4Linea 

- &lanes p 

� _}"' , 

� 

LEE COUNTY 2040 HIGHWAY COST FEASIBLE PLAN 

L.egend 

l11j�ri/111!�.rctffirJile 

P.atffal F4ridtllll.lntersedk!Mmetcha,ige

LEE COUNTY 

�Jk._
�T'•t, I 

-��n.� MllV.01'0Uli,l•I 1'�1,11,11r;r:; ORGI\NILJ\1101'1 
5

■ ·�dQ_II Relil��s """:::::::--:::=::� Miles 

-- Ma)or Roads ...
.. 

B136



,. 

C
O

C
O

N
U

T
 R

O
A

D
 T

RA
F

F
I
C

 S
T

U
D

Y
 

V
I
L

L
A

G
E

 O
F

 E
S

T
E

R
O

 

B137



TrebilCOCII 
p1anninu•en ineerinu 
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Coconut Road Traffic Study -June 2016 

recommended Lee County PCS 15 "D" factor. A comparison analysis between site-specific 

"D" factor and the Lee County Traffic Count PSC 15 "D" factor is illustrated in Table 5. 

Table 5 

Coconut Road - Estimated D-100 Factor 

COCONUT ROAD LINK VOLUMES • 2016 D.fACTOR SITE SPECIFIC 

TCS LEEOCOUN"TY 

COUNTER UNKID TIME STTE �CIFIC 0-FACTOR 'Lil COUNTY D-FACTOR !'.STIMATED D•FACTOR 

LOCATION ROADWAY SEGMENT NUMBER PERIOD Vi\LUE DIRECTION VALUE DIRECTION VAWE DIRECTION 

1 FROM SPRING CREEK RO TO US 41 05000 AM 0.52 EB 0.53 we O.S3 EB 

PM 0.56 EB 0.52 EB O.S4 EB 

2 FROM SPRING C:REEK RD TO US 41 05000 AM 0.53 EB 0.53 we 0.53 EB 

PM 0.62 EB 0,52 EB 0.57 EB 

3 FROM US 41 TO VIA COCONUT POINT 05030 AM 0.69 we 0.53 we 0.61 we 

PM 0.52 EB 0.52 EB 0.52 EB 

4 FROM VIA COCONOT POINTl"OTHREE OAKS PARKWAY 05030 AM 0.61 we 0.53 we 0.57 WB 

PM 0.56 EB 0.52 EB 0.54 EB 

NOTES: '2015 UE COUNTV TRAFFIC COUNT REPORT· PCS 15 

Existing 2016 operating conditions were determined for roadway segments along Coconut 

Road as follows: from Spring Creek Road to US 41; from US 41 to Via Coconut Point; and 

from Via Coconut Point to Three Oaks Parkway. Based on our field observations and a 

review of the Lee County Traffic Count Report data associated with Coconut Road, it is our 

recommendation to use TCS_ counter location #2 (west of US 41) to represent data 

corresponding to Coconut Road segment from Spring Creek to US 41. 

In agreement with the Lee DOT level of service calculations, daily volumes are converted to 

peak hour, peak season, peak directional volumes by applying K-100 factor, the estimated 

D-100 factor and Lee County PCS 15 day of the week fraction. The estimated Directional 
Design Hour Volume (DDHV) is illustrated In Table 6. 

Table 6 

Coconut Road- Estimated Directional Design Hour Volume 

COCONUT ROAD LINK VOLUMES· 201G PEA� HOUR PEAK DIRfCTION PEA� SEASON 

2016 PEAK 

f-lOUR PEAKI 

res LEE COUNTY • DAY OFO DIRECTION 

COUNTER UNK"IO 2016MDT ESTIMATED WEEK PEAK 

LOCATION ROADWAY SEGMENT NUMBER TWO-WAY •1(-100 D-100 FRACTION SEASON 

2 FROM SPRING CREEK RD TO US 41 05000 9,800 0.100 0,57 1.07 522 

3 FROM US 41 TO VIA COCONUT POINT 05030 13.000 0.100 0.52 1.07 632 

4 FROM VIA COCONUT POINTOTO THREE OAKS PARK"WAY 05030 14,200 0.100 0.54 1.07 

NOTES: • 2015 LEE COUNTY TRAFFIC COUNT REPORT• PCS 15 

I 
--

Trebilcock Consulting Solutions, PA Page 111 
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Coconut Road Traffic Study-June 2016 

potential. As such, no future growth is applied towards the background traffic for this 

roadway segment. 

The peak hour, peak season, peak direction 2016 100th Highest Hour traffic volume is used 

as determined in Table 6, Coconut Road - Estimated Directional Design Hour Volume of 

this report. Future 2021 and 2026 background traffic conditions are illustrated in Table 12. 

Table 12 

Coconut Road- Future Background Traffic 

Roadway 

Link 

Coconut 

Road 

Coconut 

Road 

Roadway Link 

Location 

From Spring Creek Rd to 

US41 

From US 41 to Via 

Coconut Point 

2016100th 

Highest Hour 

Volume* 

(trips/hr) 

522 

632 

Projected 

Traffic Annual 

Growth 

Rate** (%/yr) 

0.0% 

1.0% 

Growth 

Factor** 

1.000 

1.0510, 

1.1046 

Future 2021 

Background 

Pk Hr, Pk Dir 

Vol*-* 

(trips/hr) 

522 

664 

Future 2026 

Background 

Pk Hr, Pk Dir 

Vol**** 

(trips/hr) 

522 

698 

Coconut 

Road 

From Via Coconut Point 

to Three Oaks Parkway 
717 1.0% 

1.0510, 

1.1046 
754 792 

Note(s): *Refer to Table 6 of this report. 
**1% minimum or historical growth rate; Growth Factor= (l+Annual Growth Rate) "P, Pis the number of years from 2016 
for that period. 
•••2021 Projected Volume= 2014 100th Highest Hour Volume x Growth Factor with P = 5. 
****2026 Projected Volume= 2014 100th Highest Hour Volume x Growth Factor with P = 10. 

5. Coconut Road - Projected Future Level of Service 
Future 2021 and 2026 projected traffic capacity and level of service were analyzed for 

Coconut Road segments. Roadway improvements that are currently under construction or 

are scheduled to be constructed as depicted within Lee County Transportation 

Improvement Program, Fiscal Year 2015/2016 to Fiscal Year 2019/2020 (as adopted 

September 15, 2015), are considered to be committed improvements for the purpose of 

this study. As no such improvements were identified, the evaluated roadway segments are 

anticipated to remain as such thru project build out. 

The development potential with zoning approvals but not yet constructed is considered 

within the projected future 2021 traffic conditions. The overall future development 

potential (to include potential future construction permitting) is included in the future 2026 

traffic conditions analysis. 
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Coconut Road Traffic Study -June 2016 

The estimated future 2021 and 2026 peak season, peak hour, peak direction traffic volumes 

were compared to the to the Level of Service thresholds volumes obtained from 2015 Lee 

County Concurrency Report and the Lee County Generalized Peak-Hour Directional Service 

Values. The future projected LOS for Coconut Road segments are reflected in Table 13 and 

Table 14. 

Table 13 

Coconut Road- Estimated Future 2021 LOS 

COCONUT ROAD LINK 'i0LUMES • CAPACITY ANALV5� 

TCS LEE COUNTY 
COUNTER UNKID 
IDCATION ROADWAY SEGMENT NUMBER 

z FROM SPRING CREEK RD TO l/S 41 05000 

3 FROM US 41 TO VIA COCONUT POINT 05<BO
• FROM VIA COCONUT POINT TO TltREE OAJ<S PAAKWAY 05030 

NOTES: 111 SEE TABU 12 Of TltlS REPORT 
(2) SEE TABU 11 OF TltlS REPORT 
(3) 2015 LEE COUNTY CONCURENCV REPORT 
(4) REFER TO 2013 LEE COUNTY LINK SPECIFIC SERVICE VOLUMES 

2021 
BACKGROUND 

TRAFFIC Ill 
SZ2 

664 

754 

2021 
ESTIMATED 
DEVELOPED 
TRAFRC 12) 

625 

359 
290 

2021 TOTAL 
ESTIMATED 

TRAFRC 
1,147 
t,023 
1.()44 

PEIIFORM�NCE STANDAAD 
(!) 

LOS tAPACrti' 

[ 6EO 

E 1,790 
E 1,790 

2013 LINK SPECIFIC SERVICE 
VOLUMES, px HR, PK DIR LOS 14] 

C D E 
550 860 1561) 

1,310 1,790 1,790 
1.310 1.790 1,790 

PROJECTED 
2021 IOS 

F 
C 
C 

-

Table 14 

Coconut Road - Estimated Future 2026 LOS 

COCONUT ROAD LINK VOLUMES ·CAPACITY ANALYSIS 

2026 2013 LINK SPEClFIC SERVICE 
TCS LHCOUNTY 2026 ESTIMATED 2026TOTAL PERFORMANCE VOLUMES. PK HR, PK DIR 

COUNTER UNKID BACKGROUND DEVELOPED ESTIMATED ST AN DAAO Ill LOS{4) PROJECTED 
LOCATION ROADWAY SEGMENT NUMBER TRAFFIC Ill TRAfFIC (2) TIRAFFIC lOS CAPACITY C D E 2021 LOS 

2 FROM SPRING CREEK RD TO US 41 05000 522 n2 1,294 E 860 sso 860 860 f 
3 FROM US 41 TO VIA COCONUT POINT 05030 698 394 1,092 E 1,790 1,310 1,790 1,790 C 
4 FROM VIA =Nlll POINT TO THRff OMS PARKWAY oscuo 1.109 E 1.790 1.310 1,790 1,790 

NOTES: (1) SEE TABLE 12 OF THIS REPORT 
{2) SEE TABLE 11 OF THIS REPORT 
(3) 2015 LEE COUNTY CONCURENCY REPORT 
(4) REFER TO 2013 LEE COUNTY LINK SPEClAC SERVICE VOLUMES 

Based upon the results illustrated in the level of service analysis, the Coconut Road segment 

located west of US 41 is anticipated to be overcapacity in the year 2021 and 2026 future 

conditions. All other analyzed segments are projected to operate within the adopted level 

of service standard at future conditions. 
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Multifamily Housing (Mid-Rise) 
(221) 

Vehicle Trip Ends vs: Dwelling Units 

On a: VYeekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 27 
Avg. Num. of Dwelling Units: 205 

Directional Distribution: 50% �tering, 50% exi!!_ng 

Vehicle Trip Generation per Dwelling Unit 

Average Rate Range of Rates Standard Deviation 

5.44 1.27 - 12.50 2.03 

Data Plot and Equation 

3,000 

X 
X 

2,500 

X 
X 

2,000 

X 
XX X

II 
1,500

I- X 
X 

X 

1,000 X X X 
X 

500 

X 
� XX 

100 200 300 400 500 

X= Number of Dwelling Units 

X StudySite Rtted Curve Average Rate 

Fitted Curve Equation: T:: SAS(X) - 1.75 R"= 0.77 
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Multifamily Housing (Mid-Rise) 
(221) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 53 
Avg. Num. of Dwelling Units: 207 

Directional Distribution: 26% entering, 74% exiting 

Average Rate Range of Rates Standard Deviation 

0.36 0.06 - 1.61 0.19 

Data Plot and Equation 

300 

X 

"' 

"C X 

o. 200 

JI X X 
I- X 

X 

X 

X 

400 600 800 

X= Number of Dwelling Units 

X StudySite Fitted Curve Average Rate 

Fitted Curve Equation: Ln(T) = 0.98 Ln(X) - 0.98 R'= 0.67 
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Multifamily Housing (Mid-Rise) 
(221) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m 

Setting/Location: General Urban/Suburban 

Number of Studies: 60 
Avg. Num. of Dwelling Units: 208 

Directional Distribution: 61% entering, 39% exiling 

Vehicle Trip Generation per Dwelling Unit 

Average Rate Range of Rates Standard Deviation 

0.44 0.15 -1.11 0.19 

Data Plot and Equation 

400 

X 

300 

X 

X
X 

200 

X 

X
X 

xx

x� 

X 

X 
100 X * X 

X 

X 

200 400 600 800 

X= Number of Dwelling Units 

X StudySite Fitted Curve Average Rate 

Fitted Curve Equation: Ln(T) = 0.96 Ln(X) - 0.63 R"= 0.72 

x x  
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Multifamily Housing (High-Rise) 
(222) 

Vehicle Trip Ends vs: Dwelling Units 

On a: \Neekday , 

Setting/Location: General Urban/Suburban 

NumberofStudies: 11 
Avg. Num. of Dwelling Units: 414 

Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per Dwelling Unit 

Average Rate Range of Rates Standard Deviation 

2.77 - 6.45 0.83 

Data Plot and Equation 

6,000 

5,000 

II 

f-

4,000 

3,000 

,,, 

2,000 

1,000 

0 '----- - - - -----c-so"C"Co,--- -- - - - - ---, . .,..,000,.,.------
0 

X= Number of Dwelling Units 

X StudySite Fitted Curve 

Fitted Curve Equation: T = 3.94(X) + 211.81 

-- - ---...,.,.-so-□-__, 

Average Rate 

R'= 0.96 
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Multifamily Housing {High-Rise) 
(222) 

Vehicle Trip Ends vs: Dwelling Units 

On a: \/Yeekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 25 
Avg. Num. of Dwelling Units: 372 

Directional Distribution: 24% entering, 76% exiting 

Vehicle Trip Generation per Dwelling Unit 

Average Rate Range of Rates Standard Deviation 

0.31 0.18-0.48 0.08 

Data Plot and Equation 

500 

rn 

II 

400 

300 

200 
X ,.

,.

-

.,xx 

,.,. 

X 

, 

,. -x 

X 

500 1,000 

X = Number of Dwelling Units 

X StudySite Fitted Curve 

Fitted Curve Equation: T = 0.28(X) + 12.86 

1,500 

Average Rate 

R'= 0.90 
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Multifamily Housing (High-Rise) 
(222) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m 

Setting/Location: General Urban/Suburban 

Number of Studies: 25 
Avg. Num. of Dwelling Units: 372 

Directional Distribution: 61% entering, 39� exiting 

Vehicle Trip Generation per Dwelling Unit 

Average Rate Range of Rates Standard Deviation 

0.36 0.23 - 0.53 0.06 

Data Plot and Equation 

600 

,.-5.<500 

400 ,. 

,
, 

II 

300 , 
, 

;, 

X 

200 

X X 

100 

500 1,000 1,500 

X = Number of Dwelling Units 

X StudySite Fitted Curve Average Rate 

Fitted Curve Equation: T = 0.34(X) + 8.56 R'= 0.96 
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Marina 

(420) 

Vehicle Trip Ends vs: 

On a: 

Setting/Location: 

Number of Studies: 
Avg. Num.ofBerths: 

Directional Distribution: 

Vehicle Trip Generation per �erth_ 

Berths 

Weekday 

General Urban/Suburban 

2 
939 
50% entering, 50% exi'ting 

Average Rate Range of Rates Standard Deviation 

2.41 2.14 - 6.21 

Data Plot and Equation Caution - Small Sample Size 

4,000 ,. ,, 

3,000 

II 

I- 2,000 

1,000 

X 

,,, 

,,,. 

,,, 

0 �-----------c-: 0::--:::o---------,-=.0-:-00,--- - - -----,-=,s--=-oo,-----�
10 5 1

X = Number of Berths 

X Study Site Average Rate 

Fitted Curve Equation: Not Given 
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Marina 

(420) 

Vehicle Trip Ends vs: Berths 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 1 
Avg. Num. of Berths: 300 

Directional Distribution: 33% entering, 67% exiting 

Vehicle Trip Generation per Berth 

Average Rate Range of Rates Standard Deviation 

0.07 0.07 - 0.07 

Data Plot and Equation Caution - Small Sample Size 

30 

25 

20 

II 

I- 15 

10 

5 

50 

X Study Site 

Fitted Curve Equation: Not Given 

100 150 

X = Number of Berths 

200 250 

Average Rate 

R•= -

300 
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Marina 

(420) 

Vehicle Trip Ends vs: Berths 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 1 
Avg. Num. of Berths: 300 

Directional Distribution: 60°/� entering, 40% exiting 

Vehicle Trip Generation per Berth 

Average Rate Range of Rates Standard Deviation 

0.21 0.21 - 0.21 

Data Plot and Equation Caution - Small Sample Size 

60 

X 

"' 
.:, 
C 

w 

o. 
·c

I-

ll 

I-

40 

20 

0□'--------5□-----,-□-□ -----15-□-----20_0 ___  

X = Number of Berths 

X Study Site 

Fitted Curve Equation: Not Given 

__ 2_5_0_ _ _ __ 3__,00 

Average Rate 
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Shopping Center 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 147 
1000 Sq. Ft. GLA: 453 

Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 

Average Rate Range of Rates Standard Deviation 

37.75 7.42 - 207.98 16.41 

Data Plot and Equation 

X 

60,000 

, X 

50,000 

X 

X X 

-g 40,000w 
X X 

XII X 
f-

30,000 

X 
X 

X 

20,000 
X 

10,000 

X 
X
X 

X 

500 1,000 1,500 
X = 1000 Sq. Ft. GLA 

X Study Site Fitted Curve Average Rate 

Fitted Curve Equation: Ln(T) = 0.68 Ln(X) + 5.57 R2= 0.76 
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Shopping Center 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 84 
1000 Sq. Ft. GLA: 351 

Directional Distribution: 62% e0�ering
1 
�8% exiting 

Vehicle !rip Generation per 10�0 Sq. Ft. GLA 

Average Rate Range of Rates Standard Deviation 

0.94 0.18 - 23.74 0.87 

Data Plot and Equation 

1,500 

X X 

-g 1,000 
UJ 

X 

II 

I- X 

X 

500 

X 
X X

X 

X 

X 

500 1,000 1,500 

X = 1000 Sq. Ft. GLA 

X Study Site Fitted Curve Average Rate 

Fitted Curve Equation: T = 0.50(X) + 151.78 R2= 0.50 
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Shopping Center 
(820) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GLA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 261 
1000 Sq. Ft. GLA: 327 

Directional Distribution: 48% entering, 52% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GLA 

Average Rate Range of Rates Standard Deviation 

3.81 0.74 - 18.69 2.04 

Data Plot and Equation 

8,000 

X 
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II 

I- 4,000 .,., 
XX ✓✓ X 

✓✓ 
✓

x. ✓ X 
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X X 

X = 1000 Sq. Ft. GLA 

X Study Site Fitted Curve 

Fitted Curve Equation: Ln(T) = 0.74 Ln(X) + 2.89 

·t.500 2,000 

Average Rate 

R'= 0.82 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 50 
1000 Sq. Ft. GFA: 5 

Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GFA 

Average Rate Range of Rates Standard Deviation 

112.18 13.04 - 742.41 72.51 

Data Plot and Equation 
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X 
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5 1510 

X = 1000 Sq. Ft. GFA 

X Study Site Average Rate 

Fitted Curve Equation: Not Given 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 39 
1000 Sq. Ft. GFA: 5 

Directional Distribution: 55% entering, 45% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GFA 

Average Rate Range of Rates Standard Deviation 

9.94 0.76 - 102.39 11.33 

Data Plot and Equation 
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Fitted Curve Equation: Not Given 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 107 

1000 Sq. Ft. GFA: 6 
Directional Distribution: 62% entering, 38% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GFA 

Average Rate Range of Rates Standard Deviation 

9.77 0.92 - 62.00 7.37 

Data Plot and Equation 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: Seats 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 1 
Avg. Num. of Seats: 148 

Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per Seat 

Average Rate Range of Rates Standard Deviation 

4.37 4.37 - 4.37 

Data Plot and Equation Caution - Small Sample Size 
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X 
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II 

I- 400 

200 

50 100 150 200 

X = Number of Seats 

X Study Site Average Rate 

Fitted Curve Equation: Not Given 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: Seats 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 9 
Avg. Num. of Seats: 155 

Directional Distribution: 52% entering, 48% exiting 

Vehicle Trip Generation per Seat 

Average Rate Range of Rates Standard Deviation 

0.48 0.30 - 0.76 0.15 

Data Plot and Equation 
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X= Number of Seats 

X StudySite Average Rate 

Fitted Curve Equation: Not Given 
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High-Turnover (Sit-Down) Restaurant 
(932) 

Vehicle Trip Ends vs: Seats 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m 

Setting/Location: General Urban/Suburban 

NumberofStudies: 16 
Avg. Num. of Seats: 142 

Directional Distribution: 57% entering, 43% exiting 

Vehicle Trip Generation per Seat 

Average Rate Range of Rates Standard Deviation 

0.42 0.16 - 1.73 0.37 

Data Plot and Equation 
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X
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X = Number of Seats 

X StudySite Average Rate 

Fitted Curve Equation: Not Given 
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Senior Adult Housing - Attached 
(252) 

Vehicle Trip Ends vs: Dwelling Units 

On a: Weekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 6 

Avg. Num. of Dwelling Units: 81 
Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per Dwelling Unit 

Average Rate Range of Rates Standard Deviation 

3.70 2.59 - 4.79 0.53 

Data Plot and Equation 
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X= Number of Dwelling Units 

X StudySite Fitted Curve Average Rate 

Fitted Curve Equation: T = 4.02(X) - 25.37 R'= 0.99 
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Senior Adult Housing - Attached 
(252) 

Vehicle Trip Ends vs: Dwelling Units 

On a: VVeekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 11 
Avg. Num. of Dwelling Units: 148 

Directional Distribution: 35% entering, 65% exiting 

Vehicle Trip Generation per Dwelling Unit 

Average Rate Range of Rates Standard Deviation 

0.20 0.06 - 0.27 0.05 

Data Plot and Equation 

200 

150 

II 

100 

X= Number of Dwelling Units 

Fitted Curve X StudySite Average Rate 

Fitted Curve Equation: T = 0.20(X) - 0.18 R'= 0.98 
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Senior Adult Housing - Attached 
(252) 

Vehicle Trip Ends vs: Dwelling Units 

On a: VYeekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m. 

Setting/Location: General Urban/Suburban 

Number of Studies: 11 
Avg. Num. of Dwelling Units: 148 

Directional Distribution: 55% entering, 45% exiting 

Vehicle Trip Generation per Dwelling Unit 

Average Rate Range of Rates Standard Deviation 

0.26 0.08 - 0.43 0.08 

Data Plot and Equation 

200 

150 

,, 

100 

50 

400 

X= Number of Dwelling Units 

X StudySite Fitted Curve Average Rate 

Rtted Curve Equation: T = 0.24(X) + 2.26 R'=0.96 
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Assisted Living 
(254) 

Vehicle Trip Ends vs: Beds 

On a: V'kekday 

Setting/Location: General Urban/Suburban 

Number of Studies: 2 
Avg. Num. ofBeds: 135 

Directional Distribution: 50% entering, 50% exiting 

Vehicle Trip Generation per Bed 

Average Rate Range of Rates Standard Deviation 

2.60 1.86 - 4.14 

Data Plot and Equation Caution - Small Sample Size 

400 

X 

, ,
II , 

200 

100 

'---------5 ___ _ _ _ _  ' - --------,-0o _ 1_5_0_______ _. 0o 2_ 
0 00 

X= Number of Beds 

X StudySite Average Rate 

Rtted Curve Equation: Not Given 

X 
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Assisted Living 
(254) 

Vehicle Trip Ends vs: Beds 

On a: Weekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 

Number ofStudies: 9 
Avg. Num. of Beds: 123 

Directional Distribution: 63% entering, 37% exiting 

Vehicle Trip Generation per Bed 

Average Rate Range of Rates Standard Deviation 

0.19 0.08 - 0.43 0.12 

Data Plot and Equation 

60 

50 

X 

40 

II 

t-
30 

20 

10 

X 

'x 
X 

,,"'J( 

X 
X 

X 

O '---------________1_00 -------- _____ _ __ 2__,o 5 0 , -50 00 

X= Number of Beds 

X StudySite Average Rate 

Fitted Curve Equation: Not Given RZ::**** 
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Assisted Living 
(254) 

Vehicle Trip Ends vs: 

On a: 

Setting/Location: 

Numberof Studies: 
Avg. Num. of Beds: 

Directional Distribution: 

Vehicle Trip Generation per Bed 

Beds 

\/Yeekday, 

Peak Hour of Adjacent Street Traffic, 

One Hour Between 4 and 6 p.m 

General Urban/Suburban 

9 
123 
38% entering, 62% exiting 

Average Rate Range of Rates Standard Deviation 

0.26 0.11-0.53 0.13 

Data Plot and Equation 

X 

60 

"' 

"Cl 

XUJ 

C. 40 
X 

II 
I-

X 

xx 

.)I..' 
20 X 

X 

'---------..,.. -------- = -- ---------, ,-,-,,00,------- - - - - -0 oo o0 so , , s 

X= Number of Beds 

X StudySite Average Rate 

Rtted Curve Equation: Not Given 
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TRIP GENERATION COMPARISON 

BAYVIEW ON ESTERO BAY 

ITE TRIP GENERATION REPORT, 10th EDITION 

Land Use 

Trip Generation - Multi-Family Option 
BayYieW on. s eroEt Bay Rezomng. 

Weekda,., A.M. Peak Hour Weekday P.M. Peak Hour 
In Out Total In Out Total 

Daily 
(2-way) 

Multi-Family 
13 36 38 25 63 783

(144 Units LUC 221) 

Multi-Family 
14 43 38 24 62 826

(156 Units LUC 222) 

Marina 
7 122 5 8 20 234

(97 Slips) 

Total 29 84 113 88 57 145 1,843 

Trip Generation - Continuing Care Facility Option 

Land Use 

Bayv.ew on ' sEtero B Rezonmg. 

Weekda, A.M. Peak Hour Weekday P.M. Peak Hour Daily 

Senior Adult 
Housing - Attached 

(300 Units) 

In 

21 

Out 

39 

Total 

60 

In 

41 

Out 

33 

Total 

74 

(2-way) 

1,181 

Marina 
(97 Slips) 

2 5 7 12 8 

12 

53 

20 

20 

114 

234 

195 

1,610 

Assisted Living 
(75 beds/units) 

Total 

9 

32 

5 

49 

14 

81 

8 

61 
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The proposed com
prehensive plan am

endm
ent results in an increased sanitary sewer

dem
and of 66,135 G

PD
. The Property is located in the Bonita Springs U

tilities Serv
ice Area 

for potable water. Please refer to the enclosed availability letter from
 BSU

 confirm
ing

availability and capacity. 

Ill. 
R

O
A

D
S

There will be m
ultiple points of ingress/egress to the subject property from

 C
oconut R

oad. 
The requisite turn lanes and associated site-related im

provem
ents will be constructed within 

the adjacent rights-of-ways, as necessary
, consistent with C

ity of Bonita Springs Land 
D

evelopm
ent Code. All site-related im

provem
ents, off-site im

provem
ents generated by the 

project will be determ
ined at the tim

e of construction plan perm
itting. 

Please refer to the enclosed Traffic Study by TR
 Transportation for full �

ij �
 is of the 

project on the 5-year and 20-year horizons. 
����1i

A
 sPRlNG 5 

C
IT'<

 O
f B

 

IV
. D

R
A

IN
A

G
E

 
OC1 10

20\9 
=

 
t� w 

R
oads and Parking Lot m

inim
um

 elevation 
5 year, 1 hour duration 

,uNIT'<
 oEv

E� �
p

M
E

N
T

 

=
 

W
ater Q

uality 
2.5" * im

perv
ious area + 50%

 fo
r O

utstanding Florida OO
ate11

s?AR 1
M£ 

=
 

W
ater Q

uantity 
25 year -

3-day duration 
=

 
D

ischarge R
ate 

unlim
ited due to tidal receiving body 

The Applicant will obtain an Environm
ental R

esource Perm
it (ER

P) from
 the South Florida 

W
ater M

anagem
ent D

istrict (SFW
M

D
) prior to D

evelopm
ent O

rder approval to be deem
ed 

concurrent. 

V
. 

P
A

R
K

S
, R

E
C

R
E

A
T

IO
N

 &
 O

P
E

N
 S

P
A

C
E

C
urrent R

egional Parks LO
S Standard =

 6 A
C

 of R
egional Parks/1,000 seasonal residents

C
urrent C

om
m

unity Parks LO
S Standard 

=
 1 A

C
/1,000 perm

anent residents 

Existing Future Land U
se-

C
oconut Village/O

utlying Suburban/R
esource Protection

 
=

 
207,000 sq. ft. com

m
ercial @

 0.01 G
PD

/1 sq. ft. 
2,070 G

PD
 

227 wet boat slips @
 4 G

PD
 per slip 

=
 908 G

PD
 

T
O
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 A

C
R

E
S

 R
E

Q
U

IR
E

D
: 0 

Proposed Future Land U
se -

C
oconut Village

300 m
ulti-fam

ily dwelling units @
 2.0 persons/household =

 600 People
 

R
egional Parks @

 6 acres/1,000 
=

 3.6 acres required 
=

 
C

om
m

unity Parks @
 1 acre/1,000 

0.6 acres required 

T
O

T
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L
 A

C
R

E
S

 R
E

Q
U

IR
E

D
: 4

.2
 a

c
re

s 

The A
pplicant is providing on-site park space and is also well-serv

ed by Lee C
ounty and

 
C

ity of Bonita Springs parks facilities in the vicinity of the project. Nearby parks facilities 
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CITY OF BONITA SPRINGS 

COMMUNITY DEVELOPMENT 

include Estero Community Park, Koreshan State Park, Ester Bay Preserve State Park, and 
Riverwalk Park. 

VI. SCHOOLS 

Existing Future Land Use - Coconut Village/Outlying Suburban/Resource Protection 
207,000 sq. ft. commercial 
227 wet boat slips 

TOTAL EXISTING DEMAND: 0 students 

OCT I O 2019 
Proposed Future Land Use - Coconut Village 
300 dwelling units @ 0.115 students per household = 34 

DEPARTMENT 

Elementary Schools 
300 dwelling units@ 0.058 elementary students per household= 17 
Projected 2018-2019 Permanent FISH Capacity= 1,298 
Available Capacity= 1,281 

Middle Schools 
300 dwelling units@ 0.028 middle students per household= 8 
Projected 2018-2019 Permanent FISH Capacity = 1,343 
Available Capacity = 1,335 

High Schools 
300 dwelling units@ 0.030 high students per household= 9 
Projected 2018-2019 Permanent FISH Capacity = 356 
Available Capacity= 347 

TOTAL PROPOSED DEMAND: 34 students 

The amendment results in the addition of 34 students. There is sufficient capacity in the 
South Choice Zone, Sub Zone S-3. Pursuant to the availability letter received by the Lee 
County School District, permanent capacity as defined in the lnterlocal Agreement is 
available subject to adjacency criteria. 

VII. FIRE PROTECTION/LAW ENFORCEMENT/EMS 

Emergency Fire Service to the site will be provided by Estero Fire and Rescue, and Law 
enforcement is provided by the Lee County Sheriff's Office. See attached availability letters. 
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CI;y ~f©tUf/!igio) 
OF BONITA, SPRINGS 

JUN 2 Ii 20/g 

COMMuNrry DEVELopMENr 
DEp4RTMENr 

Bomta Springs 
Utilities, Inc: 

February 22, 2019 

James Ink, P.E. 
Waldrop Engineering 
28100 Bonita Grande Dr.# 205 
Bonita Springs, FL 34135 

Sent via e-mail: james.ink@waldropenqineerinq.com 

Re: Bayview on Estero Bay 

Dear Mr. Ink, 

You have requested potable water, sewer and irrigation service for the project referenced above. 
Plant capacities are adequate; however, the Developer is required to install all off-site and on-site 
utility line extensions necessary to provide service to the project in accordance with Bonita Springs 
Utilities, Inc. specifications. No construction submittals have been received, reviewed or approved 
as of this date. This letter expires in one year. 

You have estimated the usage to be 68,888 gallons per day. Bonita Springs Utilities, Inc. has the 
capacity to provide the above estimated gallonage from its 17.56 million gallon per day Water 
Treatment Plant. The Water Reclamation Facilities have the capacity to treat the above estimated 
gallonage from the plants currently rated at 11.0 million gallon per day. 

Potable water is available for irrigation use as no reuse water is available in proximity to the 
subject property at this time .. 

This letter should not be construed as a commitment or guarantee to serve nor as approval for 
construction, but only as to the availability of potable water, sewer and reuse at this time. Bonita 
Springs Utilities, Inc. may commit to reserve plant capacity if available, at such time that ANC 
(Aid-to-New Construction) fees are paid for each unit of required capacity. 

If there are any proposed utility infrastructure installations, then the appropriate meetings and 
submittals per the Bonita Springs Utilities specifications shall be required. 

Respectfully, 
Bonita Sprin s Utilities, Inc. 

Kim Hos ms, P.E. 
Director of Engineering 

11900 East Terry Street• Bonita Springs, Florida 34135 • (239) 992-0711 • (800) 583-1496 • www.bsu.us 
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LEE COUNTY 
SOUTHWEST FLORIDA 

BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District One 

Cecil L Pendergrass 
District Two 

Larry Kiker 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Richard Wm. Wesch 
County Attorney 

Donna Marie Collins 
Hearing Examiner 

CITY OF��N�llTW!f{Q)
A SPRINGS 

JUN 2 1; 2019 

March 15, 2019 COMM��;;;R���t;?P ENT
M

Alexis Crespo 
Waldrop Engineering 
28100 Bonita Grande Dr. 
Bonita Springs, FL 34135 

Re: Letter of Service Availability - Bayview on Estero Bay 

Ms. Crespo, 

I am in receipt of your letter requesting a Letter of Service Availability for the 
development of a parcel being pursued in CPA18-54980-BOS and CPA18-54982. 

Lee County Emergency Medical Services is the primary EMS transport agency 
responsible for coverage at the address you have provided. Because we currently 
serve this area and have a sufficient response data sample, we evaluated response 
times in this vicinity to simulate the anticipated demand and response. 

The primary ambulance for this location is Medic 29, located 2.7 miles east; there 
is a second EMS station within six miles of the proposed location. These locations 
are projected to be able to meet existing service standards, as required in County 
Ordinance 08-16, and no additional impacts are anticipated at this time. 

It is our opinion that the service availability for the proposed development of this 
property is adequate at this time. Should the plans change, especially the density, 
a new analysis of this impact would be required. 

Division of Emergency Medical Services 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
Internet address http://www.lee-county.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 
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Carmine 9ft.arceno State of Florida 

County of Lee Sheriff 

"Proud to Se,·ve" 

February 28, 2019 

Alexis V. Crespo 
Waldrop Engineering 
28100 Bonita Grande Dr., Suite 305 
Bonita Springs, Florida 34135 

Ms. Crespo, 

A proposed Comprehensive Plan Amendment for Bayview on Estero Bay, 
consisting of 30.5 +/- acres and located at 5000 Coconut Road in Bonita 
Springs, does not affect the ability of the Lee County Sheriff's Office to 
provide core services at this time. 

As such, this agency does not object to a Comprehensive Plan Amendment 
request to allow for the development of up to 300 multi-family dwellings or 
300 continuing care retirement community units; 75 assisted living/skilled 
nursing/ memory care units; and 72 wet boat slips. 

We will provide law enforcement services primarily from our South District 
office in Bonita Springs. At the time of application for new development orders 
or building permits, the applicant shall provide a Crime Prevention Through 
Environmental Design (CPTED) report to the Lee County Sheriff's Office for 
review and comments. Please contact Community Relations Supervisor Beth 
Schell at 258-3287 with any questions regarding the CPTED study. 

Respectfully, 

Richard yder, 
Major, Patrol Bureau 

"The Lee County Sheriff's Office is an Equal Opportunity Employer" 
14750 Six Mile Cypress Parkway • Fort Myers, Florida 33912-4406 • (239) 477-1000 
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Estero Fire Rescue 
21500 Three Oaks Parkway 

Estero, Florida 33928 
(239) 390.8000 

(239) 390.8020 (Fax) 
www .esterofire.org 

February 25, 2019 

Alexis V. Crespo 
28100 Bonita Grande Drive, Suite 305 
Bonita Springs, Florida 34135 

RE: 5000 Coconut Road 

Ms. Crespo, 

Please accept this Letter of Service Availability for the above listed parcel. Estero Fire Rescue 
serves the property form Fire Station 44 located at 8005 Sweetwater Ranch Blvd. EFR provides 
ALS non-transport emergency medical services and fire suppression from this station to the 
referenced property. 

If you have, any additional issues please feel free to contact me at 239-390-8000. 

Phillip Green 
Fire Marshal 

"DEDICATED AND DRIVEN FOR THOSE WE SERVE" 
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3401 Metro Parkway 
Fort Myers, FL 33901 �eeCounty Phone: (239) 533-0393 

� .Southwest �fo,.;rfa 
February 26, 2019 

BOARD OF COUNTY COMMISSIONERS 

John Manning 
District One 

Alexis V. Crespo, AICP, LEED AP C17yCecil L 
Pendergrass Senior Vice President - Planning 

0 IR}�� 8 ©t/!�o/1:: 
District Two orvrr,,q!!;;IOJ 

28100 Bonita Grande Dr., Suite 305 Spl?Jtv
Larry Kiker JU111

Bonita Springs, FL 34135 'V 2 8 Gs 
District Three 2019t:o"1Nurv 
Brian Hamman 'fty D 
District Four Dfp flif1_

RE: Bayview on Estero Bay ,t:iR,l'1£rv,°Pf'1f!V;-
Frank Mann 
District Five Proposed City of Bonita Springs Comprehensive Plan Amendments

Letter of Adequacy/Provision of Existing/Proposed Facilities 
Roger Desjarlais 
County Manager 

Dear Ms. Crespo, Richard Wm. 
Wesch 
County Attorney 

LeeTran has reviewed your request for service availability regarding the subject property at 
Donna Marie 5000 Coconut Road in Section 7, Township 47 S, Range 25 E. After reviewing the site and 
Collins 
Hearing Examiner comparing the location with our existing and planned route locations according to the 2016 

Transit Development Plan (TOP), the following is determined: 

• Currently, the closest geographic route to the site is Route 600; the nearest stop is 1.6 
linear miles away or approximately 1.8 miles away using the road network. 

• The site does not lie within the ¼-mile fixed-route corridor or the ¾-mile ADA corridor. 
• The 2016 TOP does not have any routes or service extension planned near the site. The 

plan does recognize the City of Bonita Spring's policy to work with LeeTran in 
ensuring adequate transit capacity according to future demand (p. 112) 

I am attaching a map of our route services in relation to the site. If you have any questions or 
require further information, please do not hesitate to contact me at (239) 533-0233 or 
dhuff3@leegov.com. 

Sincerely, 

'l)(U{JH �""" 
Dawn Huff 
Senior Planner 
Lee County Transit 

CC: File 
Levi McCollum, Principal Planner 
Arnold Valdez, Transit Planner 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
Internet address http://www.leegov.com 

AN EQUAL OPPORTUNITY EMPLOYER 

B185

http://www.leegov.com
mailto:dhuff3@leegov.com


�� 
�� � � � 

Service Availability 

Bayview on Estero Bay 
Development Site 

Bus Stops 

-Bus Route 

..... 
.. Subject Property
.... 

¼ Mile Service Area--.. 

¾ Mile ADA Corridor 

n� N 

·.'7'"1" � � ff. 

0.4
JMiles 

,el&-
,, � c-� ..-��� -...-� i.,.n�... �A -- 3- , . ., ,.. , w tt'�''"' .1 Prepared by LeeTran Planning Department 

B186

� v-:� �E
0� 

�� 
y'�a. 

-0

� 
01"\ 

\J' 

�
::,.\ 



CITY OF BONITA SPRINGS 

COMMUNITY DEVELOPMENT 

THE SCHOOL DISTRICT OF LEE COUNTY 
2855 COLONIAL BLVD. ♦ FORT MYERS, FLORIDA 33966 ♦ WWW.LEESCHOOLS.NET 

CATHLEEN O'DANIEL MORGAN 
DAWN HUFF 

CHAIRMAN, DISTRICT 7 LONG RANGE PLANNER 
239-337-6142 PAMELA H. LARIVIERE 
DAWNMHU@LEESCHOOLS.NET VICE CHAIRMAN, DISTRICT 5 

MARY FISCHER 
DISTRICT 1 

MELISA W. GIOVANNELLI 
DISTRICT2 

CHRIS N. PATRICCA 

�[E(C[E�xJ\E\Q) DISTRICT3 

STEVEN K. TEUBER 
DISTRICT4 

November 2, 2018 JANE E. KUCKEL, PHO JUN 2 8 2019 
DISTRICT6 

Michael J. Delates, P.E. GREGORY K. ADKINS, ED. D. 
SUPERINTENDENT 

Q. Grady Minor & Associates, P.A. DEPARTMENT 
ROBERT DODIG, ESQ. 

3800 Via Del Rey BOARD ATTORNEY 

Bonita Springs, FL 34134 

RE: Comprehensive Plan Amendment 
Bayview at Estero Bay 

Dear Mr. Delates: 

This letter is in response to the submittal for the Bayview at Estero Bay in reference to 
educational impact. This proposed development is located in the South Choice Zone, Sub Zone 
S-3. 

The Developers request is for 300 multi-family dwellings. With regard to the inter-local 
agreement for school concurrency the generation rates are created from the type of dwelling 
unit and further broken down by grade level and an updated calculation is provided. 

For multi-family, the generation rate is .115 and further broken down into the following, .058 for 
elementary, .028 for middle and .030 for high. A total of 34 school-aged children would be 
generated and utilized for the purpose of determining sufficient capacity to serve the 
development. 

The Concurrency Analysis attached, displays the impact of this development and there are 
sufficient seats available to serve the need within the Concurrency Service Area (CSA). 

If I may be of further assistance, please call me at (239) 337-8142. 

Sincerely, 

!Daum !Jfu/1, 

Dawn Huff, Long Range Planner 
Planning Department 

VISION: TO BE A WORLD-CLASS SCHOOL SYSTEM 
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LEE COUNTY SCHOOL DISTRICT'S SCHOOL CONCURRENCY ANALYSIS 

REVIEWING AUTHORITY 

NAME/CASE NUMBER 

OWNER/ AGENT 

ITEM DESCRIPTION 

Lee County School District 

CPA/Bayview at Estero Bay 

LB Estero Bay Investments LLC 

various amendments; all impacts in South CSA, sub area S3 

LOCATION 

ACRES 

CURRENT FLU 

CURRENT ZONING 

On west side of Coconut Rd, west of S Tamiami Tri. 

30.00 

Outliying Suburban & Wetlands 

AG-2, RPO, MHPD, RS-3, CPD 

PROPOSED DWELLING UNITS BY 

TYPE Single Family Multi Family Mobile Home 

0 300 0 

STUDENT GENERATION 

Elementary School 

Middle School 

High School 

SF 

0.148 

0.071 

0.077 

Student Generation Rates 

MF MH 

0.058 
-

0.028 

0.03 

Projected 

Students 

17.40 

8.40 

9.00 

Source: Lee County School District, November 2, 2018 letter 

CSA SCHOOL NAM E 2022/23 

South CSA, Elemen tary 

South CSA, Middle 

South CSA, High 

Projected Available 

CSA Projected CSA Available Impact of Capacity 

CSA Capacity (1) Enrollment (2) Capacity Project W/lmpact 

13,291 11,993 1,298 17 1281 

6,904 5,561 1,343 8 1335 

8,703 8,347 356 9 347 

Adjacent CSA 

LOS is 100% Available 

Perm FISH Capacity 

Capacity w/lmpact 

90% 

81% 

96% 

(1) Permanent Capacity as defined in the lnterlocal Agreement and adopted in the five (5) years of the School District's Five Vear Plan 

(2) Projected Enrollment per the five (5) years of the School District's Five Vear Plan plus any reserved capacity (development has a valid 

finding of capacity ) 

(3) Available Adjacent CSA capacity is subject to adjacency criteria as outlined in the lnterlocal Agreement and the School District's 

School Concurrency Manual 

Prepared by: Dawn Huff, Long Range Planner 

B188



f?d/E{CfEOW[E~ March 4, 2019 CITY OF BONITA SPRINGS 

JUN 2 H 2019 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

LEE COUNTY 
SOUTHWEST FLORIDA 

BOARD OF COUNTY COMMISSIONERS 

John E. Manning 
District One 

Cecil L Pendergrass 
District Two 

Larry Kiker 
District Three 

Brian Hamman 
District Four 

Frank Mann 
District Five 

Roger Desjarlais 
County Manager 

Richard Wm. Wesch 
County Attorney 

Donna Marie Collins 
Hearing Examiner 

Waldrop Engineering 
Ms. Alexis V. Crespo, AICP, LEED AP 
28100 Bonita Grande Dr. 
Suite 305 
Bonita Springs, FL 34135 

SUBJECT: Availability Letter - Bayview on Estero Bay 

Dear Ms. Crespo: 

The Lee County Solid Waste Division is capable of providing solid waste collection 

service for the referenced planned development. Disposal of future solid waste 

and recyclable waste generated from the property located at 5000 Coconut Road, 

in Section 7, Township 47 South, Range 25 East, City of Bonita Springs will be 

performed at the Lee County Resource Recovery Facility and the Lee-Hendry 

Regional Landfill. Plans have been made, allowing for growth, to maintain long

term disposal capacity at these facilities. 

Please ensure compliance with Solid Waste Ordinance No. 11-27 and LCLDC 10-

261 for space requirements of garbage and recycling containers and accessibility 

of the collection vehicles. While there is no requirement in Ordinance No. 11-27 

for bulk waste storage, please consider some additional space for the storage of 

bulk waste items that may not fit into a dumpster (mattress, appliance, furniture 

disposal etc.) should plans include construction of multi-family dwellings. 

Solid Waste Ordinance (11-27) establishes that the Property Owner(s) will be 

responsible for all future applicable solid waste assessments and fees. 

If you have any questions, please call me at (239) 533-8000. 

Sincerely, 

Brigitte Kantor 

Public Utilities Manager 

Solid Waste Division 

P.O. Box 398, Fort Myers, Florida 33902-0398 (239) 533-2111 
Internet address http://www.lee-county.com 

AN EQUAL OPPORTUNITY AFFIRMATIVE ACTION EMPLOYER 
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BAYVIEW ON ESTERO BAY 

ENVIRONMENTAL ASSESSMENT AND 

PROTECTED SPECIES SURVEY REPORT 

September 2017 
Updated October 2018 

Updated July 2019 CITY OF BON Tp, SPRINGS 

OCT 1 0 t.L19 

COMMUNITY DEVELOPMENT 

DEPARTMENT 

Prepared For: 

LB Estero Bay Investments, LLC. 
Attn: Danville R. Leadbetter 

2210 Vanderbilt Beach Road. Suite 1300 
Naples, FL 34109 

Phone:(239)462-2395 
Email: danvillel@londonbay.com 

Prepared By: 

1599 Covington Circle East Fort Myers FL 33919 
Phone: (239) 340-0678 

Email: BearPaws.Env.Consulting@GMail.com 
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CITY OF BONITA SPRINGS 

OCT I O 2019 
Introduction 

COMMUNITY DEVELOPMENT 

An updated environmental assessment and protected species survey was conductecbent1.th<MDayview on 

Estero Bay property on September 13, 2017. The 30.51± acre site is located in Sections 7, Township 47S, 

and Range 25E, in Lee County, Florida. More specifically; the site is located north of Coconut Road and 

west of Weeks Street in Bonita Springs, Florida. Please see the attached Project Location Map (Exhibit A). 

The purpose of this survey was to inspect the property for potential listed species that could inhabit the site. 

These listed (endangered, threatened, etc.) species are regulated by the US Fish & Wildlife Service (FWS) 

and/or the Florida Fish & Wildlife Conservation Commission (FWC). Specific attention was paid toward 

that of locating any gopher tortoise (Gopherus polyphemus) and/or burrowing owl burrows (Athene 

cuniculariajloridana), as well as locating any potential fox squirrel (Sciurus niger) nests, Florida bonneted 

bat (Eumops jloridanus) cavity trees, and any bald eagle (Haliaeetus leucocephalus), or red-shouldered 

hawk (Buteo lineatus) nests. 

The project's surrounding land uses are a mixture of commercial, recreational facilities, single-family 

residential homes, multi-family residential, forested land, and vacant land. The survey was conducted in 

the mid-morning to early afternoon; the temperatures were in the mid-upper 80's; there was a light breeze; 

and partly cloudy skies. 

Methodology 

The protected species survey methodology consisted of overlapping parallel transects performed for all 

FLUCFCS communities on-site, in compliance with the Comprehensive Plan Requirements for the City of 

Bonita Springs, Policy 4. l .3(b) 1 ( c ). The frequency of transects performed in these habitats, unless 

otherwise discussed, were designed to meet the minimum coverage requirements. 

This method is comprised of a several step process; the vegetation communities or land-uses on the study 

area are delineated on an aerial photograph using the Florida Land Use, Cover and Forms Classification 

System (FLUCFCS). Next, these FLUCFCS codes are cross-referenced with the Lee County Protected 

Species List. With a list of the potential listed plants and animals, each FLUCFCS community is searched 

in the field for these species. An intensive pedestrian survey is conducted using parallel belt transects as a 

means of searching for protected plants and animals. Signs or sightings of these species are then recorded. 

Existing Site Conditions 

Boundary - The boundary survey was based upon a previous survey and is assumed to be approximately 

30.51± acres. 

Soils - The soils on the property have been mapped by the National Resource Conservation Service (NRCS, 

formerly the Soil Conservation Service). These mappings are general in nature, but can provide a certain 

level of information about the site as to the possible extent of wetland area. The agencies commonly use 

these mappings as justification for certain wetland/upland determinations. According to these mappings, 

the parcel is underlain by Pompano fine sand (NRCS #10; hydric), Wulfert muck (NRCS #23; hydric), 

Immokalee sand (NRCS #28; non-hydric), and Copeland sandy loam, depressional (NRCS #45; hydric). 

Pompano fine sand, Wulfert muck, and Copeland sandy loam, Depressional are all considered hydric on 

both the local and national levels. Please see the attached NRCS Soils Map (Exhibit D). 
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OCT O LU19
Vegetation Descriptions - Vegetation is one parameter used in determining the presence of uplands or 

Nwetlands; these community mappings will generally reflect what a specific area oouffl"IM tonsideteC!Dby, h� 
regulatory agencies. We identified approximately 4.13± acres of wetlands and 0.32± acr gt 't, ifJtl urface 
water" communities on-site during the site assessment. 

While on-site, generalized community delineations are hand-drawn on an aerial defining the different 
vegetation associations on-site. These general delineations were based on the nomenclature of the Florida 
Land Use, Cover and Forms Classification System (FLUCFCS), Level III and IV (FOOT 1999). Please 
see the attached FLUCFCS Map with Aerial (Exhibit B) and FLUCFCS Map without Aerial (Exhibit C). 
Listed below are the vegetation communities and land-uses identified on the site. 

FLUCFCS Codes & Community Descriptions 

Uplands 
The following community areas have been designated as upland habitats. Uplands are any area 

that does not qualify as a wetland because the associated hydrologic regime is not sufficiently wet 

enough to elicit development of vegetation, soils, and/or hydrologic characteristics associated with 

wetlands. 

FLUCFCS 1139 Abandoned Mixed Residential (Residential Homes & Mobile Homes - 4.49± Ac. 
This upland habitat type occupies a majority of the site and occupies approximately 4.49± acres. Part of this area 
is being utilized as fill and/or excavation stockpiling for the adjacent marina dredging and construction. It is 
comprised of abandoned residential home and mobile homes. The canopy is mostly open with scattered live oak 
(Quercus virginiana), slash pine (Pinus el/iotti), Cuban laurel (Ficus microcarpa), black olive (Bucida buceras), 
and Norfolk pine (Araucaria heterophylla). The sub-canopy contains Brazilian pepper (Schinus terebinthifolius), 
cabbage palm (Sabal palmetto), date palm (Phoenix canariensis), wax myrtle (Myrica cerifera), and banana 
trees (Musa acuminata). The groundcover is dominated by bahia grass (Paspalum notatum) and St. Augustine 
grass (Stenotaphrum secundatum), with creeping ox-eye (Wede/ia chinensis), mother-in-laws tongue 
(Sansevieria trifasciata), dog fennel (Eupatorium capi//ifolium), ragweed (Ambrosia trifida), caesar weed 
(Urena lobata), hairy beggar-ticks (Bidens alba), flattop goldenrod (Euthamia caroliniana), and other various 
opportunistic weedy species. Commonly observed vines include greenbriar (Smilax sp.), grapevine (Vitis 
rotundifo/ia), peppervine (Ampelopsis arborea), and poison ivy (Toxicodendron radicans). This community 
should be considered uplands by regulatory agencies. 

FLUCFCS 184 Marinas & Fish Camps - 2.48± Ac. 
This community is comprised of the marina and old Weeks Fish Camp site; it also includes car and trailer 
parking, as well. The canopy and sub-canopy is mostly open. The groundcover is dominated by bahia grass 
(Paspalum notatum). This community should be considered uplands by regulatory agencies. 

FLUCFCS 4239 Oak, Pine, Cabbage Palm <Disturbed} - 7.93± Ac. 
This upland community type occupies approximately 7.93± acres of the property. The canopy consists of live 
oak (Quercus virginiana), slash pine (Pinus e//iottii), and cabbage palm (Sabal palmetto). The sub-canopy is 
dominated by cabbage palm (Sabal palmetto), with scattered Brazilian pepper (Schinus terebinthifolius), ear
leafacacia (Acacia auriculiformis), cabbage palm (Sabal palmetto), buttonwood (Conocarpus erectus), mimosa 
(Mimosa sp.), carrotwood (Cupaniopsis anacardioides), wax myrtle (Myrica cerifera), myrsine (Rapanea 
guinensis), climbing cassia (Senna pendula), and beauty-berry (Ca//icarpa americana). The ground cover 
includes widely scattered saw palmetto (Serenoa repens) with common reed (Phragmites austra/is), cesar weed 
(Urena lobata), swamp fem (Blechnum serrulatum), ragweed (Ambrosia trifida), caesar weed (Urena lobata), 
Boston fem (Nephrolepis exaltata), creeping ox-eye (Wedelia chinensis), hairy beggar-ticks (Bidens alba), 
broomsedge (Andropogon virginicus), mother in law's tongue (Sansevieria trifasciata), and other various 
opportunistic weedy species. Commonly observed vines include air potato (Dioscorea bulbifera), greenbriar 
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(Smilax sp.), grapevine (Vitis rotundifo/ia), Virginia creeper (Partheno. ·�1'1hlf,lfl� �f-gervine 
(Ampelopsis arborea), and poison ivy (Toxicodendron radicans). This comm 1ify\Vou a'�e tortsiirer c't'uplands
by the regulatory agencies. 

OCT 1 0 2019 

FLUCFCS 740 Disturbed Lands - 8.32::1: Ac. TYThis upland area occupies approximately 8.32± acres of the property. Part ordrl ��- tWcleared-
and a portion of this area is being used for over-flow parking for the adjacent hote -propeity. The canopy is 
mostly open with scattered live oak (Quercus virginiana) and slash pine (Pinus elliotti). The sub-canopy contains 
Brazilian pepper (Schinus terebinthifolius), melaleuca (Melaleuca quinquenervia),java plum (Syzygium cumini), 
and cabbage palm (Sabal palmetto, with scattered wax myrtle (Myrica cerifera), buttonwood (Conocarpus 
erectus), and mimosa (Mimosa sp.). The ground cover includes broomsedge (Andropogon virginicus), Spanish
needle (Bidens pilosa), dog fennel (Eupatorium capil/ifolium), ragweed (Ambrosia trifida), Boston fem 
(Nephrolepis exaltata), caesar weed (Urena lobata), hairy beggar-ticks (Bidens alba), creeping ox-eye (Wedelia 
chinensis), sandspur (Cenchrus echinatus), bahia grass (Paspalum notatum), St. Augustine grass (Stenotaphrum 
secundatum), and other various opportunistic weedy species. Commonly observed vines include Climbing 
hempvine (Mikania scandens), air potato (Dioscorea bulbifera), greenbriar (Smilax sp.), grapevine (Vitis 
rotundifolia), Virginia creeper (Parthenocissus quinquefolia), peppervine (Ampelopsis arborea), and poison ivy 
(Toxicodendron radicans). This community would be considered uplands by the regulatory agencies. 

FLUCFCS 743 Spoil Areas -1.61::1:: Ac. 
This upland area occupies approximately 1.61± acres of the property. These spoil areas are from the recent 
improvements to the marina. The canopy and sub-canopy is open. The ground cover includes broomsedge 
(Andropogon virginicus), Spanish needle (Bidens pilosa), dog fennel (Eupatorium capillifolium), ragweed 
(Ambrosia trifida), caesar weed (Urena lobata), hairy beggar-ticks (Bidens alba), bahia grass (Paspalum 
notatum), St. Augustine grass (Stenotaphrum secundatum), and other various opportunistic weedy species. 
Commonly observed vines include grapevine (Vitis rotundifolia), Virginia creeper (Parthenocissus 
quinquefolia), and poison ivy (Toxicodendron radicans). This community would be considered uplands by the 
regulatory agencies. 

FLUCFCS 8146 Unpaved Roads -1.23::1:: Ac. 
This upland area contains unpaved roads that lead throughout the site and occupies approximately 1.23± acres 
of the property. The canopy and sub-canopy is mostly open. The ground cover is mostly open with includes dog 
fennel (Eupatorium capil/ifo/ium), sandspur (Cenchrus echinatus), creeping ox-eye (Wedelia chinensis), caesar 
weed (Urena lobata), hairy beggar-ticks (Bidens alba), ragweed (Ambrosia trifida), bahia grass (Paspalum 
notatum), and other various opportunistic weedy species. This community should be considered uplands by the 
regulatory agencies. 

Wetlands 
The following community areas have been designated as wetland habitats. Wetlands are any areas that 
under normal circumstances have hydrophytic vegetation, hydric soils, and wetland hydrology. 

FLUCFCS 612 Mangrove Wetlands - 3.51::1:: Ac. 
This wetland community type occupies approximately 3.51± acres of the property. The canopy contains red 
mangrove (Rhizophora mangle), black mangrove (Avicennia germinans), white mangrove (Laguncularia 
racemosa), and buttonwood (Conocarpus erectus). The sub-canopy contains Brazilian pepper (Schinus 
terebinthifo/ius). The ground cover includes widely scattered giant leather fem (Acrostichum daneifolium), and 
swamp fem (Blechnum serrulatum ). This community does contain wetland vegetation, advantageous rooting, 
water line staining, and algal matting, as well as other signs in this community that would be classified as 
wetlands. This community would be considered wetlands by the regulatory agencies. 
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FLUCFCS619 Exotic Wetland Hardwoods - 0.62± Ac. 
This disturbed wetland habitat type occupies approximately 0.62± acres of the property; it is in very poor 
quality and dominated by exotics. The canopy contains melaleuca (Melaleuca quinquenervia). The sub
canopy is dominated by Brazilian pepper (Schinus terebinthifolius), with scattered cabbage palm (Sabal 
palmetto). The ground cover is mostly open with scattered wetland grasses and sedges. Thi,�q�J}l�ty 
does contain some water line staining, and algal matting, as well as other signs in this ffi�iioc#}���qINGS 
be classified as wetlands. This community would likely be considered "wetlands", albeit disturbed and poor 
quality, by the regulatory agencies. 0 C T 1 0 2019 

Other Surface Waters (OSW) COMMUNITY DEVELOPMENT 

The following community area has been designated as other surface waters. Surffice'.twatt!r- are 
waters on the surface of the earth, contained in bounds created naturally or artificially. 

FLUCFCS 742 Borrow Area (Cat-Tail}-0.32± ac. 
This "other surface water" (OSW) habitat occupies approximately 0.32± acres of the property. The canopy 
and sub-canopy is open. The ground cover is dominated by cat-tail (Typha latifolia). This community does 
contain wetland vegetation, advantageous rooting, water line staining, and algal matting, as well as other 
signs in this community that would be classified as wetlands. This community would be considered 
wetlands by the regulatory agencies. 

Table 1. FLUCFCS Community Table 

FfflJCFCS 
eommunity Description Classification Acres

Code 
1139 

184 

4239 

612 

619 

740 

742 

i, ., 

Abandoned Mixed Residential <Residential Homes & Mobile Homes) 

Marinas & Fish Camps 

Oak, Pine, Cabbage Palm (Disturbed) 

Mangrove Wetlands 

Exotic Wetland Hardwoods 

Disturbed Lands 

Borrow Area (Cat-Tail) 

Upland 

Upland 

Upland 

Wetland 

Wetland 

Upland 

osw 

4.49± Ac. 

2.48± Ac. 

7.93± Ac. 

3.51± Ac. 

0.62± Ac. 

8.32± Ac. 

0.32± Ac. 

743 Spoil Areas Upland 1.61 ± Ac. 

8146 Unpaved Roads 
- ' 

., " .".'"' 'ltJ.Jtal Site Aereaae "'· 

Upland 

" 

1.23± Ac. 

30.Sl±Ac. 

Results & Discussion 

During our field survey for protected species on the property, we did not observe any protected species or 
signs thereof. There were no gopher tortoise ( Gopherus polyphemus) or burrowing owl (Athene cunicularia 
floridana).burrows identified on-site. There were several burrows, believed to belong to that of the eastern 
nine-banded armadillo (Dasypus novemcinctus), that were identified, but not flagged in the field; there was 
no evidence indicating that gopher tortoise would be utilizing these burrows. There were no nest-like 
structures or tree cavities noted while conducting the protected species survey on-site. 

There were several non-listed species identified while conducting the protected species survey, among those 
were several doves (Zenaida macroura), a red-shouldered hawk (Buteo lineatus), and eastern grey squirrels 
(Sciurus carolinensis). The various listed species that may occur in the FLUCFCS communities on-site 
have been tabulated on the attached table. Please see the attached Protected Species Map (Exhibit E). 
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Due to the historical land use, disturbed nature of the site, and the surrounding land uses, it is unlikely that 
this site supports or would provide habitat for protected species. Generalized community locations were 
estimated and hand-drawn on a non-rectified aerial with approximate habitat boundaries, hence their 
location and aerial extent is approximate. 
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DEPARTMENT 
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Table 2: Listed Species by Habitat with Current Status 

•. ., ·., 

"I �
' ;rt,UCFCS PercentFL1iJCICS Description 6ommonName Scieatiftc Name �md USi.>A; � :11).¥(:S nvs· ,:���-"Code CoYerBe:, 

Abandoned Mixed Residential 
1139 Burrowing owl Athene cunicularia floridana 90 NIA - - SSC

(Residential Homes & Mobile Homes) 
90 NIA - -- -Marinas & Fish Camos Burrowing owl Athene cunicularia floridana SSC 
90 NIA - -Eastern indigo snake Drymarchon corais couperi T T 
90 NIA - C - -Florida coontie Zamia floridana 

-Gooherfrog Rana areolata 90 NIA SSC 
90 NIA - -Goober tortoise T TGooherus oolvohemus 

Joewood Jacauina kevensis 90 NIA - T - -

4239 Oak, Pine, Cabbage Palm (Disturbed) 
fauana hackberrv Ce/tis ivuanaea 90 NIA - E - --

Pricklv aoole Cereus uacillis aka Harrisia uacillis 90 NIA - E - -
Satinleaf Chrvsoohvllum olivaeforme 90 NIA - T - -

Soinv hackberrv Ce/tis oallida 90 NIA - E - -
Twisted air olant Tillandsia Jlexuosa 90 NIA - T - -
Brown oelican Pelecanus occidentalis 90 NIA - -- - SSC 

Little blue heron Euetta caerulea 90 NIA - -- - SSC 
Pricklv aoole Cereus gracillis aka Harrisia gracillis 90 NIA - E - --

612 Mangrove Swamps 
Roseate sooonbill Aiaia aiaia 90 NIA - -- - SSC 

Snowy eJ?;ret Euetta thula 90 NIA - -- - SSC 
Tricolored heron Euetta tricolor 90 NIA - -- - SSC 

619 Exotic Wetland Hardwoods NIA -- 90 NIA -- - - --
740 Disturbed Lands Gopher tortoise Gooherus oolvohemus 90 NIA - - T T 

American alligator AlliKator mississipiensis 90 NIA -- -- SAT SSC 
Everglades mink Mustela vison everf!ladensis 90 NIA - - - T 

Florida sandhill crane Grus canadensis oratensis 90 NIA - - -- T 
Limokin Aramus vuarauna 90 NIA - -- - SSC

742 Borrow Area (Cat-Tail) 
Little blue heron Egretta caerulea 90 NIA - -- - SSC 

Snail kite Rostrhamus sociabilis 90 NIA - - E E 

Snowy eJ?;ret Euetta thula 90 NIA - -- - SSC 
Tricolored heron Euetta tricolor 90 NIA -- -- - SSC 

8146 

Sooil Areas Goober tortoise Gooherus po/yphemus 90 NIA - -- T T 
Unpaved Roads NIA -- 90 NIA - -- - -

C= Commercially Exploited, SAT= Similarity of Appearance Threatened, SSC = Species of Special Concern, T = Threatened, E = Endangered 

Table designates listed species with potential to occur in each FLUCFCS community. 
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United States Department of the Interior 

FISH AND WILDLIFE SERVICE 

South Florida Ecological Services Office 
1339 20111 Street 

Vero Beach, Florida 32960 

August 7, 2013 
[g{� , ��\'§[E[Q) 

CITY OF BONITA SPRINGS 
Donnie Kinard 
U.S. Army Corps of Engineers OCT 1 0 1019 
Fort Myers Regulatory Office 

COMMUNITY DEVtLOPMENT 1520 Royal Palm Square Boulevard, Suite 310 
DEPAPTMFNT 

Fort Myers, Florida 33919 

Service CPA Code: 2013-CPA-0144 
Service Consultation Code: 2013-1-0227 

Corps Application No.: SAJ-2012-00750 (SP-KOS) 
Date Received: March 18, 2013 

Applicant: Sugar Mountain 
Development, LLC 

County: Lee 

Dear Mr. Kinard: 

The U.S. Fish and Wildlife Service (Service) has reviewed the maps, plans, and other information 
submitted by the U.S. Army Corps of Engineers (Corps) for the permit application listed above, 
including the conservation measures proposed to reduce adverse effects to the federally endangered 
West Indian manatee (manatee; Trichechus manatus). This letter is submitted in accordance with 
section 7 of the Endangered Species Act of 1973, as amended (Act) (87 Stat. 884; 16 U.S.C. 
1531 et seq.), the Marine Mammal Protection Act of 1972, as amended (MMPA) (16 U.S.C. 
1361 et seq.), and the provisions of the Fish and Wildlife Coordination Act of 1958, as amended 
(48 Stat. 401; 16 U.S.C. 661 et seq.). No other listed species will be affected by the proposed action. 

PROJECT DESCRIPTION 

The applicant proposes to renovate and expand the existing Estero Bay Marina (formally known as 
Weeks Fish Camp}, as described below. The renovated marina will provide the same services as 
were historically provided, including: wet slips, a boat launching ramp, portable sewage pump out 
unit, and fuel sales. No fish cleaning stations are proposed. 

Docks - The applicant proposes to remove the existing 1,898-square foot dock structure and install 
10,496 square feet of new docks to provide 72 wet slips. Twenty-seven of the wet slips will have 
boat lifts and will be covered by a fixed roof structure. 

Dredging - Approximately 0.57 acre of uplands will be excavated to enlarge the existing basin from 
0.70 acre to 1.39 acres. Roughly 19,100 square feet of tidal wetlands will be created. Of these 
created wetlands, approximately 15,330 square feet will be located to the east of the existing northern 
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Since the 2007 review, the applicant has acquired additional prapenti�Jat\lja�il'tct�Texisting 
facility that historically stored boats on trailers; it is likely these boati>o8cisefrt'ally used the 
existing boat ramp. The Service, FWC, and Lee County have reviewed historical aerial 
photographs of this adjacent facility and have concluded that approximately 10 slips could be 
counted as historically "existing" at this facility. With the 72 slips counted previously from 
Weeks Fish Camp and the 10 slips cotmted from this acquired adjacent property, the number of 
existing slips at this now-combined location can be considered to be 82. The Service, FWC, and 
Lee County believe this is the maximum number of slips that are considered existing at this 
location. Because the proposal is not requesting more slips than previously existed at this 
location, this proposal appears to be consistent with the Lee County MPP. 

To further minimize the possibility of adversely impacting the manatee, the applicant has agreed to 
inclusion of the following conditions in the Corps' pennit for the project, if issued: 

1.o The total number of boats associated with this project, inclusive of all mooring, uplando
storage, and boat trailer parking, shall be limited to 82. No additional docks shall beo
authorized at this location.o

2.o Prior to beginning construction, the applicant shall provide to the Corps and the Serviceo
written confirmation from Lee County that all required fees have been paid into the Leeo
County Manatee Protection Fund, and that the project is in full compliance with the Leeo
CountyMPP.o

3.o The Standard Manatee Construction Conditions for In-water Work (FWC 201 I) musto
be followed for all in-water activity.o

4.o To reduce the risk of entrapment and drowning of manatees, grating shall be installedo
and maintained over any existing or proposed pipes or culverts greater than 8 inches, buto
smaller than 8 feet in diameter that are submerged or partially submerged and accessibleo
to manatees. Bars or grates no more than 8 inches apart shall be placed on theo
accessible end(s) during all phases of the construction process and as a final designo
element to restrict manatee access.o

5. For all dredging activities, at least one person shall be designated as a manatee observero
when in-water work is being performed. That person shall have experience in manateeo
observation and be equipped with polarized sunglasses to aid in observation. Theo
manatee observer must be on site during all in-water construction activities and willo
advise personnel to cease operation upon sighting a manatee within 50 feet of any in
water construction activity. Movement of a work barge, other associated vessels, or anyo
in-water work shall not be performed after sunset, when the possibility of spottingo
manatees is negligible.o

6.o No later than 30 days after permit issuance, the permittee shall develop and implement ao
manatee educational program which includes permanent installation of manateeo
awareness signs. The permittee agrees to make all educational materials available too
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Donnie Kinard Page4
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patrons at all times, maintain all signs and educational �Im�� e facilitye
and replace all signs and educational materials in the event they-Jbeemne. agJd or 
outdated. The on .. site location and types of educational materials used must be 
acceptable to the FWC, which can be contacted at lmperiledSpecies@myfwc.com. The 
permittee shall provide documentation of the FWC approval of the educational plan to 
the Corps prior to its implementation and prior to slip occupancy. 

Based on the infonnation above, the Service concurs with the Co.rps' determination that the 
proposed project "may affect, but is not likely to adversely affect" the manatee. 

This letter fulfills the requirements of section 7 of the Act and no finther action is required. If 
modifications are made to the project, if additional information involving potential effects to listed 
species becomes available, or if a new species is listed, reinitiation of consultation may be necessary. 

FISH AND WILDLIFE RESOURCES 

The project has been designed in a manner to avoid and minimize impacts to the submerged aquatic 
resources and wetlands to the maximwn extent practicable. Mangrove removal will be mitigated by 
the purchase of herbaceous wetland credits from the Little Pine Island Mitigation Banlc. The Service 
supports the applicant's proposed use of turbidity curtains during construction and requests they be 
incorporated into any Federal permit issued by the Coips. Therefore, the Service believes the 
proposed activity will not significantly impact other fish and wildlife resources, beyond those species 
impacts described above. 

Thank you for your cooperation in the effort to conserve fish and wildlife resources. If you have 
any questions regarding this letter, please contact Shawn Christopherson at 772-469--4336. 

Sincerely yours, 

/4�
Field su!n.am:/ 
South Florida Ecological Services Office 

cc: electronic only 
Corps, Fort Myers, Florida (Krista D. Sabin) 
DEP, Fort Myers, Florida (Arielle Poulos) 
FWC, Tallahassee, Florida (FWC .. CPS) 
Lee County, Fort Myers, Florida (Justin McBride) 
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STANDARD MANATEE CONDITIONS FOR IN-WATER WORK 

BAYVIEW ON ESTER BAY 

The development will comply with the following conditions intended to protect manatees from direct 
project effects: 

a. All personnel associated with the project shall be instructed about the presence of manatees and 
manatee speed zones, and the need to avoid collisions with and injury to manatees. The 
permittee shall advise all construction personnel that there are civil and criminal penalties for 
harming, harassing, or killing manatees which are protected under the Marine Mammal Protection 
Act, the Endangered Species Act, and the Florida Manatee Sanctuary Act. 

b. All vessels associated with the construction project shall operate at "Idle Speed/No Wake" at all 
times while in the immediate area and while in water where the draft of the vessel provides less 
than a four-foot clearance from the bottom. All vessels will follow routes of deep water whenever 
possible. 

c. Siltation or turbidity barriers shall be made of material in which manatees cannot become 
entangled, shall be properly secured, and shall be regularly monitored to avoid manatee 
entanglement or entrapment. Barriers must not impede manatee movement. 

d. All on-site project personnel are responsible for observing water-related activities for the presence 
of manatee(s). All in-water operations, including vessels, must be shutdown if a manatee(s) 
comes within 50 feet of the operation. Activities will not resume until the manatee(s) has moved 
beyond the 50-foot radius of the project operation, or until 30 minutes elapses if the manatee(s) 
has not reappeared within 50 feet of the operation. Animals must not be herded away or harassed 
into leaving. 

e. Any collision with or injury to a manatee shall be reported immediately to the Florida Fish and 
Wildlife Conservation Commission (FWC) Hotline at 1-888-404-3922. Collision and/or injury 
should also be reported to the U.S. Fish and Wildlife Service in Jacksonville (1-904-731-3336) for 
north Florida or Vero Beach (1-772-562-3909) for south Florida, and to FWC at 
lmperiledSpecies@myFWC.com 

f. Temporary signs concerning manatees shall be posted prior to and during all in-water project 
activities. All signs are to be removed by the permittee upon completion of the project. Temporary 
signs that have already been approved for this use by the FWC must be used. One sign which 
reads Caution: Boaters must be posted. A second sign measuring at least 8 ½" by 11" explaining 
the requirements for "Idle Speed/No Wake" and the shut down of in-water operations must be 
posted in a location prominently visible to all personnel engaged in water-related activities. These 
signs can be viewed at MyFWC.com/manatee. Questions concerning these signs can be sent to 
the email address listed above. 
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CAUTION: MANATEE HABITAT 

All project vessels 

IDLE SPEED/ NO WAKE 

When a manatee is within 50 feet of work 
a II in-water activities must 

SHUT DOWN 

Report any collision with or injury to a manatee: 

Wildlife Alert: 

1-888-404-FWCC(3922) 
cell * FWC or #FWC 
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A DUE DILIGENCE ARCHAEOLOGICAL 

AND HISTORICAL ASSESSMENT OF 

THE ESTERO MARINA PARCEL 

LEE COUNTY, FLORIDA 

ARCHAEOLOGICAL AND HISTORICAL CONSERVANCY, INC. 

AHC TECHNICAL REPORT NO. 1167 

SEPTEMBER 2017 
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CONSUL TANT SUMMARY 

In August, 2017, the Archaeological and Historical Conservancy, Inc. (AHC) conducted 
a due diligence archaeological and historical assessment of the Weeks Fish Camp parcel 
located in Lee County for LB Estero Bay Investments, LLC. The parcel is located in 
Township 4 7S, Range 25E, Section 7 (Figure 1 ). The parcel was surveyed to locate and 
assess any sites of archaeological and/or historical significance. 

This assessment was conducted to consider potential historic resource requirements in 
response to State of Florida and Lee County historic preservation requirements. On 
1/11/13 the Florida Division of Historical Resources requested a reconnaissance survey 
of the parcel (DHR No. 2013-00024). That work and report were completed by AHC in 
2013 (Carr et al. 2013), however, the parcel since that assessment has been enlarged with 
the addition of other lots. In early 2017 additional shovel tests were excavated on the 
parcel (Carr et al. 2017). 

The parcel encompasses ± 31 acres. Historically, the parcel was characterized as 
pinewoods. It had been hypothesized during the 2013 study that the parcel had an overall 
medium probability for archaeological sites based on its proximity to Estero Bay and to a 
previously recorded archaeological site within one-half mile of the project parcel. 
However, ground-trothing revealed that the study parcel has only a low probability for 
archaeological sites because of its low elevation. 

Prior archaeological and historical assessments included a pedestrian survey, shovel 
testing, archival research and informant interviews which indicate that the parcel was 
within the historic settlement of Coconut, a fishing community associated with the Weeks 
family. The earliest structures within the parcel date to the mid-1940s and were part of 
the Weeks Fish Camp. The Lee County property appraiser's web site includes three of 
the structures that are dated as being on the tax rolls since 1946 to 1960. Five structures 
were documented on the parcel in 2013; however, at least three have since been 
demolished. 

It is the consultant's opinion that of the remaining three structures one, 8LL2630, is not 
eligible for listing in the National Register of Historic Places. There is insufficient 
information to determine the eligibility of the other two structures. 

The County and/or the State may require a phase I assessment for the newly added lots, 
and documentation of the structures prior to their demolition. It is the consultant's opinion 
that agency cultural resource requirements will not adversely affect the development of 
the project parcel, however, anticipate that there may be a request for additional 
documentation. 
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Figure 1. USGS Map of the Weeks Fish Camp parcel. 

TOWNSHIP 47S, RANGE 25E, SECTION 7 
0 1/8 1/4 1/2 Mile approx. 

USGS Map: ESTERO, REV. 1991 0 .2 .4 .8 Km. approx. 
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PROJECT SETTING 

The ± 31 acre project parcel is located in Section 7 in Township 4 7S, Range 25E, about 
five miles northwest of Bonita Springs in southwestern Lee County. The parcel lies north 
of the western terminus of Coconut Road at the eastern shore of Estero Bay. The relevant 
USGS map is Estero (Figure 1 ). 

The north-south entry road from Coconut Road is Weeks Fish Camp Road. It subdivides 
into two east-west streets, Draine Street and Mamie Street. The parcel contained the 
Weeks Fish Camp and much of the settlement of Coconut. The project parcel is fringed 
by mangrove swamp on its western shore abutting Estero Bay. 

The project parcel has been extensively altered, encompassing cleared and filled land. An 
east-west canal had been dredged to the shore creating fill for the Weeks Fish Camp. The 
vegetative communities that characterize the project parcel are mangrove swamp, a 
narrow marginal saltern, and a black rush marsh grading eastward to low-lying slash pine 
flatwoods. Located about one mile east of the project parcel are two parallel swale-like 
drainage features containing freshwater marshes and marginal cypress strands, the more 
prominent of which is the drainage trough for Halfway Creek, a tributary creek flowing 
north toward the Estero River. The 1943 Copeland map depicts the eastern part of the 
parcel traversing an area of "palms". 

Vintage color and black and white aerial photographs of the project parcel depict clearing 
and filling of the western shore and the dredging of an entry channel from Estero Bay, 
creating fill for the Weeks Fish Camp, circa 1944. The 1944 aerial photograph depicts 
two structures, including the Mamie Weeks house and the marina building, and indicates 
that the parcel had been cleared of most native vegetation. The 1953 aerial photo depicts 
three structures, including the Mamie Weeks house, the Weeks family "long house", and 
a fish house at the end of a dock. In the 1958 aerial, along with the three structures visible 
in 1953, a fourth structure appears north of the Mamie Weeks house. All of these 
structures are gone. 

The soil types found on the project parcel include: Wulfert muck, Immokalee sand and 
Copeland sandy loam (USDA web soil survey). 
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Figure 2. View north across the western portion of the parcel. 

Figure 3. View southeast at the Week' Maintenance Shed building, 8LL2630, a 
historic structure recorded in 2013. 
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Figure 4. View west of the recently enlarged harbor area. 

Figure 5. View east of deserted Mamie Street in southern portion of parcel. 
Note Week's Maintenance Shed, 8LL2630, in right background. 
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Figure 6. Older structure on the far N. W. comer of the parcel. The building is orientated 
roughly N-S, view looking S.W. 

Figure 7. Close-up of piling and cross beam 
under house. 
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Figure 8. View west of pole barn in northwest comer of parcel. 

Figure 9. Looking north at side of pole barn in northwest comer of parcel. 
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Figure 10. 2016 aerial photograph oftht.Weeks Fish Camp parcel depicting the location of the shovel tests excavated in February 2017. 

Q = NEGATIVE SHOVEL TESTS 
0 50 100 200 Meters 
0 184 328 656 Feet 
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Figure 11. 2017 color aerial orthophotograph of the Weeks Fish Camp parcel. 

0 100 200 400 Feet approx. 
0 30 60 120 Meters approx. 
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RESULTS AND RECOMMENDATIONS 

This due diligence archaeological and historical assessment of the Weeks Fish Camp 
parcel resulted in determining that three historic structures occur on the parcel. A total of 
23 judgmental shovel tests were dug across the parcel in February, 2017; all were 
negative for archaeological material. 

Five structures occurred on the parcel in 2013, three of which have since been 
demolished. Only three of the structures were recorded on the property appraiser's 
website; all dated from 1946 to 1960. A review of archival records and informant 
interviews indicate that the parcel was part of the historic settlement of Coconut dating to 
the mid-1940s. 

Historical refuse was collected from the surface of two of the lots where structures had 
been demolished. Cultural materials collected included mid-20th century lead net weights, 
oyster shell, ceramics, and glass. No prehistoric or significant historic artifacts were 
found. 

It is the consultant's opmton, based on available data, that no significant cultural 
resources occur on the parcel, and cultural resource requirements will not adversely affect 
the development of the project parcel, however, agency review may require additional 
testing on lots not tested in earlier surveys, and documentation of the structures on the 
parcel as part of an updated phase I assessment report. 

It is recommended that the historic Coconut village be interpreted with a historic marker. 
This site, like other historic fishing communities on the Florida Gulf coast, should have 
interpretive signage to tell the story of one of the last coastal fishing communities. 

In the event that significant cultural materials or features are encountered during 
development activities then the consultant archaeologist and the Florida Division of 
Historic Resources should be notified. If human remains are found, then the provisions of 
Florida Statute 872.05 will apply. 
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Tampo Orlando Sorosoto 

PLANNIN V� 
28100 Bonilo Grande Dr., Suite 305, Bonito Springs, Fl 34135 

p. (2391 405-7777 f. (239) 405-7899 

' � C, 
BAYVIEW ON ESTERO BAY 

���� �1J>"-<:::, �XHIBIT IV.E - BONITA PLAN INTERNAL CONSISTENCY NARRATIVE o'< �\,-0\. «; 
�'v �� � REVISED JULY 2020 � \) (\�«; 

��
\.

xJ�� 
�CJ h� following is an analysis of how the proposed Comprehensive Plan Amendment is consistent with 

the goals, objectives and policies (GOPs) of the City of Bonita Springs Comprehensive Plan (Bonita 
Plan). The adopted GOPs headings are listed in bold, and the Applicant's compliance analysis is 
shown in italics. 

(FUTURE LAND USE) Policy 1.1.2. - Density, Affordable Housing Density Bonus, and 
Wetlands Transfer of Density 

The proposed amendment modifies the existing Coconut Village Future Land Use (FLU) 
category, which is proposed for a maximum allowable density of 11.4 du/acre for on-site 
uplands for the multi-family residential Option 2, as required in Policy 1. 1. 2. Where CCF 
uses are developed in accordance with LDC Sec. 4-1183 under preferred Option 1, the 
proposed density drops to 6. 4 du/acre. This density is a slight increase to the currently 
approved density of 6 du/acre applicable to the category. 

A portion of the Coconut Village FLU category contains wetlands designated as Resource 
Protection on the proposed FLUM. The density for these lands has been calculated at 1 
du/20 acres in full compliance with the above policy. The amendment provides for 
protection of these wetland areas found on-site as shown on the MCP for the companion 
PD rezoning. Therefore, the proposed Coconut Village FLU category, as amended, is 
consistent with FLU Policy 1. 1. 2 relating to density, wetland transfer of density, and general 
environmental protection. 

(FUTURE LAND USE) Policy 1. 7.6. - The City shall protect its environmentally critical areas 
by requiring the use of Planned Development in locations exhibiting characteristics of 
environmentally critical areas including: (1) Areas designated as Resource Protection on 
the Future Land Use Map; (2) other wetlands identified on the map of Evaluated Wetlands 
in the Future Land Use Map Series, and; (3) rare and unique upland habitats, including 
sand scrub, coastal scrub and pine flatwoods identified on the Vegetation and Habitats 
Map contained in the Conservation/Coastal Management Element, where these habitats 
can be categorized as mature due to -the absence of severe impacts caused by logging, 
drainage and exotic infestation. Developments shall incorporate clustering or other 
innovative and appropriate development techniques to avoid clearing and other impacts 
associated with the development footprint by shifting infrastructure and other structures 
to appropriate non-sensitive locations. 

Most of the Bayview on Estero Bay property is located on what is known as the former 
Weeks Fish Camp Property, which has direct access to Estero Bay. This property contains 
wetlands, which are designated as Resource Protection on the companion Map 
Amendment. As indicated throughout the application, the Applicant proposes to retain and 
preserve all on-site wetlands in accordance with the Resource Protection FLU category, 
subject to final jurisdictional determination by the South Florida Water Management District 
(SFWMD). Densities are limited for compliance with the wetland transfer of density 
provisions in the Bonita Plan. 
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The companion PD rezoning similarly demonstrates that development has been placed 
outside the wetland area adjacent to Estero Bay and the development has been clustered 
on the previously disturbed and developed portions of the site consistent with FLU Policy 
1. 7.6. This proposed design fully complies with the intent of the Comprehensive Plan. 

(FUTURE LAND USE) Objective 1.8: Ensure that population densities in the Coastal High 
Hazard Area are not increased beyond that allowed prior to the adoption of this 
Comprehensive Plan. 

At the time the City of Bonita Springs Comprehensive Plan was adopted in 2006-2007, the 
subject property was not within the City, therefore this policy does not apply to development 
on this unique site that was annexed from Lee County following incorporation and 
Comprehensive Plan adoption. In fact, the property was not annexed into the City until 
much later in 2014. Thus any annexation of land in the CHHA since the City's incorporation 
and adoption of the Comprehensive Plan cannot be subject to the above policy from a 
practical standpoint. 

Staff has arrived at similar opinions for areas intended for redevelopment including the 
subject property and the Old US 41 Redevelopment area, or "Downtown Bonita Springs", 
where densities have clearly been modified and increased since the Comprehensive Plan 
was originally adopted. 

Policy 1. 8. 1 under this objective goes on to state ''This Comprehensive Plan has used, and 
all future City Evaluation and Appraisal Review (EAR) and updates shall use, the Southwest 
Florida Regional Planning Council's (SWFRPC) Statewide Regional Evacuation Study for 
the Southwest Florida Region for analysis purposes. " 

This supportive policy also indicates the objective is not a blanket statement that densities 
cannot be increased on any individual properties within the CHHA, but rather the City's 
overall population capacities should not be increased in the CHHA on a city-wide scale. The 
Applicant is unaware of any city-wide analysis that has been undertaken by Staff in this 
regard. 

The proposed density in the Bayview project is consistent with the Comprehensive Plan in 
that all impacts on sheltering and evacuation resulting from development/redevelopment 
activities within the CHHA are mitigated through cooperation and coordination with Lee 
County Emergency Management Operations at time of local development order, and 
through required mitigation codified in the LDC. 

While inapplicable, the proposed amendment is generally consistent with the intent of the 
above objective, as well as the implementing LDC regulations relating to development in the 
Coastal High Hazard Area (CHHA) and requisite hurricane preparedness/mitigation. The 
City's Comprehensive Plan does not expressly preclude development in the CHHA, as long 
there is consistency with,the Future Land Use Map, Goals, Objectives and Policies. 

The amendment is intended to redevelop this area of the City in accordance with market 
demand for both public waterfront amenities, marina uses, and residential land uses in the 
form of multi-family units or Continuing Care Facilities. This demand is evidenced by the 
build-out of residential and recreational uses along the bulk of the Coconut Road corridor 
and on surrounding lands. 
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The proposed density of either 6. 4 du/acre for CCF uses or 11. 4 du/acre for multi-family 
uses will be consistent with Comprehensive Plan's intent to protect vulnerable, flood prone 
via mitigation developed in cooperation and coordination with Lee County Emergency 
Management Operations at time of local development order. 

A/so,' the surrounding densities in the CHHA of the City are higher than the proposed 
development in the Bayview on Estero Bay project. While the densities presented in the 
Applicant's analysis are "net" densities for individual developments internal to Pelican 
Landing, as opposed to a gross density for the 2, 750+/-acre DR/, the analysis has merit for 
the purposes of presenting compatibility from a built form perspective (proposed high rise 
development proximate to similar high-rise development). Whereas, the gross density of the 
Pelican Landing DR/ does not accurately portray the immediate surrounding development 
pattern, which consists of future 22-story buildings in Raptor Bay to the north, and multiple 
high-rise towers existing to the south, including La Scala, Florencia, Trevoso, Sorrento, and 
Navona. 

Please a/so refer to the detailed Hurricane Evacuation Report submitted with this 
application that details the project's mitigation including: 

• The preservation of 3. 6+/-acres of the subject property's wetlands under a conservation 
Easement, which will protect the proposed project and the surrounding area existing 
development from the effects of velocity flood, wave action and erosion associated with 
storm events; 

• A De Minimis evacuation time increase where there is adequate evacuation road 
capacity in project area of the county to evacuate the storm surge area, LDC 2-
485( c)( 1 )b compliance with evacuation impact mitigation and payment of transportation 
impact fees; 

• A Comprehensive Emergency Management Plan (CEMP) will be completed for the 
safety and well-being of the residents, partners, visitors and contractors of Bayview on 
Estero Bay, in the event of an internal or external emergency, including for hurricanes to 
comply with all applicable regulations put forth by the Center for Medicare and Medicaid 
Services (CMS) and in the Florida Rule of Law, including but are not limited to the 
following: 58A-5 and 59A-4. 126 of the Florida Administrative Code; 400-23 (2) (g) and 
429-41 of the Florida Statutes; 

• Provisions of a 2,800 SF onsite hurricane shelter and compliance with LDC shelter 
mitigation payment as required to meet the adopted regulations; 

• Future residents will pay yearly Ad Valorem tax funding to Lee County's All Hazard 
MSTU fund provides extra mitigation for any additional demand on sheltering and 
evacuation in the county; 

• The Amendment is consistent with the applicable goals of the Hurricane Preparedness 
section of the Southwest Florida Strategic Regional Policy Plan; and 

• The Amendment is consistent with Florida Statutes Chapter 163.3178(8)(a)3, Coastal 
Management. 
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(FUTURE LAND USE) Policy 1.8.3: The City shall continue to meet or better the Region's 18-
hour, and Lee County's 24-hour, goals for evacuation time. 

The project will comply with policies in the Bonita Plan, including the above, relating to 
hurricane evacuation. Goal 5 of the Plan provides that proposed amendments in the CHHA 
must meet one of the following criteria in accordance with Florida Statutes, including: 16 
hour out-of-County evacuation for a Category 5 storm; 12 hour out-of-County evacuation for 
a Category 5 storm and adequate shelter space; or provide mitigation in the form of funds, 
contribution of land or construction of shelters to be addressed via a binding agreement. 

The Applicant will enter into a binding agreement at or before local development order 
approval demonstrating mitigation in full compliance with the Comprehensive Plan policies 
relating to development in the CHHA and corresponding evacuation times. 

(FUTURE LAND USE) Objective 1.11: Development orders and permits for new development 
or redevelopment shall be issued only if public facilities and services for potable water, 
sanitary sewer, solid waste, and stormwater management are necessary to meet the City's 
adopted Level of Service (LOS) standards are available concurrent with the impacts of the 
development. 

As evidenced in the letters of availability and supportive data and analysis, all required 
public facilities and services are available to serve development proposed by this 
amendment. 

The proposed CCF and residential uses will also reduce impacts on infrastructure such as 
roadways, when compared to the intensity possible under the current Coconut Village FLU 
policy. This amendment enhances future development's consistency with the above 
objective when compared to existing entitlements under the adopted Plan. 

(FUTURE LAND USE) Policy 1.11.1: Level of Service (LOS) Standards 

The proposed development permitted by the amendment has availability of water, sewer 
and solid waste (please see letters of availability from service providers). The site is within 
the BSU service area and there are no anticipated LOS issues in the near term or long-term 
planning vision. 

The resulting project will be required to obtain an environmental resource permit from the 
SFWMD, which evaluates stormwater management consistent with the criteria established 
in Policy 1.11.1. 

The application includes a Traffic Impact Analysis for the near and long-term time frames 
required. No level of service deficiencies for collector or arterial roadways. In fact, the study 
identifies a traffic reduction from the current approved zoning/FLU policy with the proposed 
CCF or residential development option. 

(TRANSPORTATION) Policy 1.1.3: The minimum acceptable peak hour/peak season/peak 
direction roadway levels of service shall be as follows: 

11.75
I 

D 

IFreeways (non-FIHS) D 

jArterials* E 
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Collectors* E 

Local roads D 

*Applies to both major and minor arterial/collector 

The application includes a Transportation Impact Statement (TIS) prepared by TR 
Transportation Consultants, Inc. in support of the proposed amendment. The TIS concludes 
that there are no level of service issues resulting from the proposed development program. 
The development of the subject site meets the requirements set forth by the City of Bonita 
Springs Comprehensive Plan and LDC in that there is sufficient capacity available to 
accommodate the new trips that will be generated by the proposed development. The 
developer will pay all required impact fees to support the project. 

(HOUSING) Goal 1: To provide affordable, safe and sanitary housing in a decent living 
environment to meet the diverse needs of the existing and projected population of Bonita 
Springs. 

(HOUSING) Objective 1.1: Housing Availability - Provide for an amount and distribution of 
residential land in the City adequate to allow for a variety of housing types, including 
mobile and manufactured homes, and sites for affordable workforce housing as defined in 
380.0651(3)(h), F.S. and very low, low and moderate income households, sufficient to meet 
the infrastructure and public facility needs of current and anticipated residents. 

(HOUSING) Policy 1.1.1: The Future Land Use Map shall designate lands for development at 
a range of residential densities suitable for single-family, multi-family, mobile and 
manufactured housing in residential, commercial and mixed-use categories sufficient to 
accommodate the existing population and anticipated growth over the planning period. 

(HOUSING) Policy 1.1.2: The City shall enforce provisions within the Future Land Use 
Element for mixed-use and planned developments to encourage a wide range and mix of 
housing types within the City. 

The proposed amendment is consistent with and compliments the City's goals, objectives 
and policies to provide for a variety of housing types at suitable densities to accommodate 
existing and future populations of the City. This project as proposed is supported by a 
market and economic analysis, which concludes that the proposed inclusion of the CCF or 
conventional multi-family uses will meet a current and growing demand for mid and high
rise lifestyle housing in the City of Bonita Springs, as well as housing for the aging. 

The subject property has direct access to Estero Bay and consistent with residential 
communities such as Bonita Bay and Pelican Landing, Bayview properties are highly sought 
out communities within the City. Providing for waterfront multi-family dwellings or the CCF 
units will continue to provide the City of Bonita with a desirable diversity of dwelling units, 
which will serve the anticipated aging population of the City. 

This proposal to address housing demand is carefully balanced with the enhancement of 
public access and meaningful commitments for infrastructure (including but not limited to: 
dedicated public boat slips, a boat ramp, kayak launch, park space, and boat trailer 
parking). 
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(INFRASTRUCTURE) Potable Water Sub-Element: Objective 1.2: To ensure an adequate 
supply of potable water, the City shall increase its role in influencing private utility 
providers about service alternatives, facility locations, and conservation of resources. 

Bonita Springs Utilities serves this project site with potable water mains that are available 
for connection. 

(INFRASTRUCTURE) Potable Water Sub-Element: Objective 2.1: To protect its potable water 
resources. 

The developer will utilize water conservation elements in the design of the project and has 
included conditions in the companion PD rezoning to bolster compliance with this objective. 
The project shall utilize xeriscape techniques to the maximum extent practical in 
accordance with the Bonita Springs Land Development Code requirements for landscaping. 

(INFRASTRUCTURE) Sanitary Sewer Sub-Element: Objective 1.1: The City shall continue to 
ensure the provision of acceptable levels of sanitary sewer service throughout the City, 
indirectly through franchised utility companies. 

Bonita Springs Utilities serves this amendment area with a sanitary sewer main that is 
available for connection at the project boundary. 

(INFRASTRUCTURE) Sanitary Sewer Sub-Element: Objective 1 �2: To maintain or enhance 
water quality within the City. 

The project will connect to BSU's central sewer system. 

(INFRASTRUCTURE) Solid Waste Sub-Element: Objective 1.1: Conserve the City's 
resources and minimize use of the County's landfill facilities. 

The project will provide recycling collection facilities for the various uses within the project. 

(INFRASTRUCTURE) Solid Waste Sub-Element: Policy 1.1.1: The City will continue its 
participation in Lee County's program of recycling, waste-to-energy facility and landfill 
disposal and meet with representatives of the County to ensure cooperation with the 
County in implementing its programs to decrease the volume of solid waste deposited in 
landfills. 

The proposed project will comply with the City's continued efforts to decrease the volume of 
solid waste deposited in landfills. 

(INFRASTRUCTURE) Solid Waste Sub-Element: Policy 1.1.2: The City will continue its 
programs to segregate recyclables, yard waste, hazardous wastes, and construction and 
demolition debris. 

The proposed project will participate in the City's programs to segregate recyclables, yard 
waste, hazardous wastes, and construction and demolition debris. 

(INFRASTRUCTURE) Solid Waste Sub-Element: Policy 1.1.3: The City will cooperate with 
Lee County in public education efforts through distribution of information to residents and 
businesses in the City concerning the proper management of hazardous wastes. 

The project is not located in a wellfield area. 

Page 6 of 15 

B238



{CONSERVATION/COASTAL MANAGEMENT) Goal 5: Protection of Life and Property in 
Coastal High Hazard Areas. To protect human life and developed property from natural 
disasters. 

The proposed project is consistent with this goal and LDC related to CHHAs and hurricane 
preparedness/mitigation. The City Plan does not preclude development in the CHHA as 
long there is consistency with the Future Land Use Map, Goals, Objectives and Policies. 
The enclosed Coastal High Hazard Area (CHHA) and Hurricane Preparedness/Mitigation 
Analysis sets forth the project's mitigation measures and consistency with the above goal 
and below policies. 

{CONSERVATION/COASTAL MANAGEMENT) Objective 5.1: Development in Coastal High 
Hazard Areas - The City shall minimize flood risk that results from high-tide events, storm 
surge, flash floods, stormwater runoff, and the related impacts of sea-level rise by directing 
population concentrations away from the City's coastal high hazard area by limiting new 
development within the CHHA Category 1 hurricane evacuation area as defined by the 
SWFRPC hurricane evacuation study and using its land acquisition program to purchase 
vacant properties for open space, preservation or recreation uses. 

The amendment is intended to redevelop this area of the City to current flood and building 
code standards to ensure safety of guests, patrons and residents of the development. The 
impacts on sheltering and evacuation resulting from development/redevelopment activities 
within the CHHA are mitigated through cooperation and coordination with Lee County 
Emergency Management Operations at time of local development order. The project will 
comply with all required mitigation for development in the CHHA as set forth in the LDC. 

{CONSERVATION/COASTAL MANAGEMENT) Policy 5.1.1: Rezoning to allow higher 
densities shall not be permitted on barrier and coastal islands. 

The project is not on a barrier island or coastal island. 

{CONSERVATION/COASTAL MANAGEMENT) Policy 5.1.2: Shoreline development in V 
Zones shall be protected from flood risk, coastal erosion, wave action, and storms by 
vegetation, setbacks, and/or beach renourishment, rather than by seawalls or other 
hardened structures that tend to hasten beach erosion. Repairs of lawfully constructed, 
functional, hardened structures as defined in F. S. Chapter 161 may be allowed subject to 
applicable state and local review and approval. 

A 3. 6± acre wetland conservation easement adjacent to the Estero Bay is proposed for 
perpetual conservation (and retention in the Resource Protection FLU). This native preserve 
area consisting of mangroves will protect the development from flood risk, coastal erosion 
and wave action generated from Estero Bay. 

{CONSERVATION/COASTAL MANAGEMENT) Policy 5.1.3{a): Through the City's 
Comprehensive Plan amendment process, land use designations of undeveloped areas 
within Coastal High Hazard Areas shall be considered for reduced density categories {or 
assignment of minimum allowable densities where density ranges are permitted) in order to 
limit the future population exposed to coastal flooding. 
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(CONSERVATION/COASTAL MANAGEMENT) Policy 5.1.3(b) Comprehensive plan 
amendments within the CHHA must meet one of the following criteria in accordance with 
state statutory requirements in Section 163.3178(8)(a), F.S. 

1. The proposed amendment shall demonstrate that a 16-hour out of county 
hurricane evacuation time for a category 5 storm event, as measured on the Saffir
Simpson scale, is maintained; or 

2. The proposed amendment shall demonstrate that a 12-hour evacuation time to 
shelter for a category 5 storm event is maintained, and ensure adequate shelter 
space is available to accommodate the additional residents of the development 
allowed by the proposed amendment; or 

3. The proposed amendment shall provide mitigation to satisfy the provisions of 
evacuation time and shelter space, which may include payment of money, 
contribution of land, and/or construction of hurricane shelters and/or transportation 
facilities. The required mitigation shall' be addressed in a binding agreement and 
shall not exceed the amount required to accommodate the impacts reasonably 
attributable to the development. 

The Applicant will enter into a binding agreement at or before local development order 
approval demonstrating mitigation in full compliance with criteria 3 above. 

(CONSERVATION/COASTAL MANAGEMENT) Policy 5.1.4 Development in the CHHA 
Category 1 hurricane evacuation area, except as otherwise restricted by Policy 5.1.1 and the 
City's redevelopment project on Old U. S. 41, shall be infill only and shall not exceed the 
surrounding properties' density/intensity except as allowed by existing zoning at the time of 
the adoption of this Comprehensive Plan. 

As noted above, at the time the Comprehensive Plan was adopted in 2006-2007 the subject 
property was not within the City. Therefore, this policy does not apply to development on 
this unique site that was annexed from Lee County following incorporation and 
Comprehensive Plan adoption. 

The amendment is consistent with the Comprehensive Plan GOP's and implementing LDC 
regulations relating to development in the Coastal High Hazard Area (CHHA) and requisite 
hurricane preparedness/mitigation. The City's Comprehensive Plan does not expressly 
preclude development in the CHHA, as long there is consistency with the Future Land Use 
Map, Goals, Objectives and Policies. 

The amendment is intended to redevelop this area of the City in accordance with market 
demand for both public waterfront amenities, marina uses, and residential land uses in the 
form of multi-family units or Continuing Care Facilities. This demand is evidenced by the 
build-out of residential and recreational uses along the bulk of the Coconut Road corridor 
and on surrounding lands. 

The proposed density of either 6.4 du/acre for CCF uses or 11. 4 du/acre for multi-family 
uses will be consistent with Comprehensive Plan's intent to protect vulnerable, flood prone 
via mitigation developed in cooperation and coordination with Lee County Emergency 
Management Operations at time of local development order. 
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Please also refer to the detailed Hurricane Evacuation Report submitted with this 
application that details the project's mitigation. 

(CONSERVATION/COASTAL MANAGEMENT) Policy 5.1.6: All development and major 
redevelopment in the CHHA shall conform to the City's Flood Damage Protection Ordinance 
and be consistent with the flood-resistant construction requirements in the Florida Building 
Code and applicable flood plan management regulations set forth in 44 C.F .R. part 60. 

The proposed development will comply with the City's Flood Damage Protection Ordinance 
and be consistent with the flood-resistant construction requirements in the Florida Building 
Code and applicable floodplain management regulations set forth in 44 C.F.R. part 60 as 
applicable. 

(CONSERVATION/COASTAL MANAGEMENT) Policy 5.1.10: Development in coastal areas 
shall consider site development techniques to reduce losses due to flooding and claims 
made under flood insurance policies issued in the state. These may include 
accommodation strategies, such as elevating structures, drainage improvements, or green 
infrastructure techniques that function to absorb or store water. 

The proposed developed portion of project site is located within the AE (Elevation 10) 100-
year floodplain as shown on the Federal Emergency Management Agency Flood Insurance 
Rate Map (FIRM Panel 589, Map #12071 C0589F). The City is now requiring an additional 
one foot above this level to reduce the vulnerability of future development in the A-Zone. A 
3.6± acre wetland conservation easement for preservation will protect the development from 
flood risk, coastal erosion and wave action generated from Estero Bay. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 7: Resource Protection. To manage the 
City's wetland and upland ecosystem so as to maintain and enhance native habitats, floral 
and faunal species diversity, water quality, and natural surface water characteristics. 

The proposed amendment will allow a mixed-use development to occur on upland areas 
which have been previously impacted by marina and residential development. The wetlands 
and indigenous upland areas identified on-site have been incorporated into the site plan as 
preserve and open space areas and are to be retained in the Resource Protection FLU. 
The preserve areas include 3. 6± acres of mangrove wetlands. The protection of this 
mangrove area will also provide for habitat for area fish and wildlife species. These areas 
will be incorporated into the indigenous management plan; through this management plan 
and maintained in accordance with state and federal permit requirements. A 12' buffer is 
provided adjacent to mangroves to further ensure their protection per this objective. 

(CONSERVATION/COASTAL MANAGEMENT) Objective 7.4: Endangered and Threatened 
Species in General - The City of Bonita Springs shall continue to protect habitats of 
endangered and threatened species and species of special concern in order to maintain or 
enhance existing population numbers and distributions of listed species. 

There have been numerous surveys for protected plant and wildlife species conducted on 
the Bayview on Estero Bay project site. There have not been any protected species 
identified on-site during any one of these surveys. The proposed development will occur on 
upland areas which have been previously impacted by marina and residential development. 
On-site preservation will include a 3. 6± acre mangrove wetland area, as well as a small 
wetland in the northeast corner of the site, and portions of indigenous uplands, which will 
serve as buffer areas for these on-site wetlands. Wetland areas are subject to a perpetual 
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conservation easement and incorporated into the management plan for the development. 
The protection of these wetland communities will provide for habitat for area fish and wildlife 
species. 

(CONSERVATION/COASTAL MANAGEMENT) Objective 7.5: Loggerhead Sea Turtles - The 
City shall protect sea turtle nesting habitat. 

There were no loggerhead turtles identified during any of the species surveys conducted 
on-site; however, the proposed Bayview on Estero Bay project will adhere to the policies set 
forth protecting loggerhead sea turtles. Development of the subject property will require the 
applicant to design plans and receive appropriate permits from Federal, State and local 
agencies that will insure that development protects marine fisheries habitat and our coastal 
resources. 

(CONSERVATION/COASTAL MANAGEMENT) Objective 7.6: Southern Bald Eagles -The City 
shall use its bald eagle habitat protection regulations to protect Southern bald eagle 
nesting sites and request the County to monitor Southern bald eagle nesting activity. 

There were numerous species surveys conducted on the Bayview on Estero Bay project 
site. There were no bald eagles identified during any of the species surveys conducted on 
the Bayview on Estero Bay project site. Development of the subject property will require the 
applicant to design plans and receive appropriate permits from Federal, State and local 
agencies that will insure that development protects any protected species and their 
resources. 

(CONSERVATION/COASTAL MANAGEMENT) Objective 7.7: West Indian Manatees. The City 
of Bonita Springs shall ensure the protection of the West Indian Manatee. 

There were numerous species surveys conducted on the Bayview on Estero Bay project 
site. There were no West Indian manatees identified during any of the species surveys 
conducted on-site; however, the proposed Bayview on Estero Bay project will adhere to the 
policies set forth protecting the West Indian manatees. The protection of the mangrove 
wetland communities will provide for habitat for area fish and wildlife species. Development 
of the subject property will require the applicant to design plans and receive appropriate 
permits from Federal, State and local agencies that will insure that development protects 
marine fisheries habitat and our coastal resources. 

(CONSERVATION/COASTAL MANAGEMENT) Objective 7.11: Marine Productivity - The City 
shall continue to support maintenance and improvement of marine fisheries productivity, 
and promote the conservation of fishery resources through the protection and restoration 
of finfish and shellfish habitat. 

The proposed Bayview on Estero Bay development will occur on upland areas which have 
been previously impacted by marina and mobile home development. Coastal resources on 
Estero Bay will be protected by the preservation of a 3. 6± acre mangrove wetland area, 
which is under a conservation easement. The protection of these wetland communities will 
provide for habitat for area fish and wildlife species. Development of the subject property 
will require the applicant to design plans and receive appropriate permits from Federal, 
State and local agencies that will insure that development protects marine fisheries habitat 
and our coastal resources. 
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(CONSERVATION/COASTAL MANAGEMENT) Goal 8: Historic Resources. Protect, provide 
access to and educate residents regarding the historic resources of the City of Bonita 
Springs. 

The Florida Master Site File was contacted regarding the Bayview on Estero Bay project 
site. According to their database, there are no archaeological sites, and five standing 
structures found historically within the section, township, and range of the project site. 
Currently, there are no historical structures that exist on-site; any historical buildings, which 
may have previously existed on-site, have been moved, relocated, or condemned, prior to 
the current site owner. 

The Applicant has provided a Historical Assessment and incorporated recommendations 
from that assessment into the companion PD conditions, such as signage relating to the 
Estero Bay and historical resources. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 10: Evacuation and Shelter. To provide 
evacuation and facilitate the development of shelter capabilities adequate to safeguard the 
public against the effects of hurricanes and tropical storms. 

The public shelter and evacuation impacts will be mitigated through compliance with the 
City and County LDC Hurricane Preparedness requirements to safeguard the public against 
the effects of hurricanes and tropical storms. The Applicant is also proposing a 2,800 SF 
on-site shelter for future residents, as part of the overall mitigation program for the site. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 11: Hazard Mitigation. To provide 
through City plans, programs, and regulations means to minimize future property losses 
from natural disasters such as flooding, tropical storms and hurricanes. 

(CONSERVATION/COASTAL MANAGEMENT) Objective 11.1: Development Regulations -
The City shall reduce the vulnerability of development in the A-Zone as defined by FEMA. 

(CONSERVATION/COASTAL MANAGEMENT) Policy 11.1.1: All development regulations 
shall be reviewed and revised to require that the vulnerability of future development in the 
A-Zone (as defined by the FEMA) be reduced. 

The proposed developed portion of project site is located within the AE (Elevation 10) 100-
year floodplain as shown on the Federal Emergency Management Agency Flood Insurance 
Rate Map (FIRM Panel 589, Map #12071C0589F). The City requires 100-year flood 
elevation for new development plus one foot for a total of 11 feet above mean sea level. 
This requirement essentially elevates the first floor at or above the CHHA worst case flood 
level of 11. 1 foot at mean tide reduce the vulnerability of future development in the A-Zone. 

(CONSERVATION/COASTAL MANAGEMENT) Policy 11.1.4: All new residential development 
of more than 50 units shall be required to provide continuing information to residents 
concerning hurricane evacuation and shelters, through the establishment of a homeowner's 
or residents' association. 

The applicant will commit to provide continuing information to residents concerning 
hurricane evacuation and shelters as part of the State law required Comprehensive 
Emergency Plan (CEMP), through the establishment of a homeowner's or residents' 
association, if developed as the multi-family residential option. If developed as a CCF, the 
operator will provide continuing information to residents and provide an evacuation plan. 
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(CONSERVATION/COASTAL MANAGEMENT) Policy 11.1.5: All new residential development 
of more than 100 units shall be required to formulate an emergency hurricane preparedness 
plan. This plan is subject to the approval of the City through the County's Division of 
Emergency Management. 

The applicant will commit to completing an emergency hurricane preparedness plan that is 
subject to the approval of the City through the County's Division of Emergency 
Management. Also, a (CEMP) will be completed for the safety and well-being of the 
residents, partners, visitors and contractors of Bayview on Estero Bay, in the event of an 
internal or external emergency, and to comply with all applicable regulations put forth by the 
Center for Medicare and Medicaid Services (CMS) and in the Florida Rule of Law, including 
but are not limited to the following: SBA-5 and 59A-4. 126 of the Florida Administrative Code; 
400-23 (2) (g) and 429-41 of the Florida Statutes. This plan must be updated, reviewed and 
approved yearly. According to the state statue, the CEMP "during its review, the local 
emergency management agency shall ensure that the following agencies, at a minimum, 
are given the opportunity to review the plan: The Department of Elderly Affairs, the 
Department of Health, the Agency for Health Care Administration, and the Division of 
Emergency Management." Based on other CEMPs reviewed and that will be developed for 
the project, residents will be evacuated on buses and agreements will be in place with other 
ALFs for off-site out of storm surge vulnerability area sheltering and care. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 14: Coastal Areas. The City shall 
conserve, maintain, and enhance the natural balance of ecological functions in the coastal 
planning area, with particular emphasis on the protection of beach and dune systems so as 
to retain their contribution to storm protection, natural resources, and economic 
development. 

(CONSERVATION/COASTAL MANAGEMENT) Objective 14.1: Coastal Area In General -The 
City of Bonita Springs shall continue to manage the coastal area to provide a balance 
among conservation of resources, public safety capabilities, and development. 

The proposed project is consistent with this goal, objective and LDC related to CHHAs and 
hurricane preparedness/mitigation. The City Plan does not preclude development in the 
CHHA as long there is consistency with the Future Land Use Map, Goals, Objectives and 
Policies. The combination of loss of life and property mitigation measures listed below will 
ensure the protection of the public health, safety and welfare and additional public 
expenditures within the CHHA will not occur. The project proposal is consistent with this 
primary objective for the "Coastal Planning Area in General" that directs "the City shall 
continue to manage the coastal planning area to provide a balance among conservation of 
resources, public safety capabilities, and development". 

(CONSERVATION/COASTAL MANAGEMENT) Goal 15: Wetlands. The City shall maintain 
and enforce a regulatory program for development in wetlands that is cost-effective, 
complements federal and state permitting processes, and protects the fragile ecological 
characteristics of wetland systems. 

(CONSERVATION/COASTAL MANAGEMENT) Policy 15.1.6: The natural functions of 
wetlands located in the City, as identified in the wetland inventory and evaluation contained 
in the Conservation/Coastal Management Element, shall be maintained and not degraded; 
and, degraded wetlands shall be restored whenever possible. 
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(CONSERVATION/COASTAL MANAGEMENT) Policy 15.1.7: All mangrove swamp wetlands 
(FLUCCS #612) and stream and lake swamp wetlands (FLUCCS #615) located in the City, as 
identified in the wetland inventory and evaluation contained in the Conservation/Coastal 
Management Element, shall be afforded the highest degree of protection. 

The proposed Bayview on Estero Bay development will occur on upland areas, which have 
been previously impacted by marina and residential development. Coastal resources on 
Estero Bay will be protected by the preservation of a 3. 6± acre mangrove wetland area, 
which is under a conservation easement and incorporated into the on-site management 
plan for the preservation and protection of wetland communities. 

In direct compliance with Policy 15. 1. 7, an upland buffer of 25 feet will be provided to 
protect the mangroves from impacts along the majority of the preserve frontage. The 
perimeter of the CE along the south and east boundaries is 800+/- feet. Vertical 
construction will encumber approximately 149 feet (18 percent) of the 25-foot buffer with a 
minimum width of 15 feet. 

The proposed elevated timber boardwalk providing access to the recreational area abuts 
the CE. The existing upland below the boardwalk shall be lowered to promote water flow 
between the boat basin and the mangrove wetland. The elevated boardwalk is proposed as 
an environmental enhancement in lieu of a paved walkway on grade.an upland buffer will be 
provided for to protect the mangrove wetlands areas described. 

The protection of these wetland communities will provide for habitat for area fish and wildlife 
species. Development of the subject property will require the applicant to design plans and 
receive appropriate permits from Federal, State and local agencies that will ensure that 
development protects marine fisheries habitat and our coastal resources. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 16: Water Quality. To ensure that water 
quality is maintained or improved for the protection of the environment and people of the 
City of Bonita Springs. 

The proposed amendments will comply with all state and federal regulations that relate to 
water quality. The companion PD will include a comprehensive water management plan to 
address water quality, attenuation, and low impact development standards. The text 
amendment includes more specific standards than exist in the Comprehensive Plan today to 
ensure on-site preserve and conservation of environmentally sensitive areas. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 18: Fisheries Management. The City will 
cooperate with Lee County to preserve the ecosystem that nourishes and shelters the 
commercial and sport fisheries in Lee County. 

The proposed amendments will assist in preserving the ecosystem that nourishes and 
shelters commercial and sport fisheries in Lee County. The proposed Bayview on Estero 
Bay development will occur on upland areas, which have been previously impacted by 
marina and residential development. Coastal resources on Estero Bay will be protected by 
the preservation of a 3. 6± acre mangrove wetland area, which is under a conservation 
easement and incorporated into the on-site management plan for the preservation and 
protection of wetland communities. The protection of these wetland communities will 
provide for habitat for area fish and wildlife species. Development of the subject property 
will require the applicant to design plans and receive appropriate permits from Federal, 
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State and local agencies that will insure that development protects marine fisheries habitat 
and our coastal resources. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 19: Marine and Navigation Management. 
The City will cooperate with Lee County to develop and implement a comprehensive marine 
resource management program. 

The proposed project is consistent with this goal related to developing and implementing a 
comprehensive marine resource management program. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 20: Water Access. Ensure public access 
to water. 

The proposed project is consistent with this goal related to water access and ensuring 
public access to water. The waterfront has always been privately-owned. Had the City 
intended for use of the property as a public facility, they could have purchased the property. 

The Applicant respectfully submits the development program proposed via the Text 
Amendment, Map Amendment, and PD rezone applications serve to enhance public access 
and amenities associated with this project through meaningful and enforceable zoning 
conditions. The Applicant has carefully evaluated the required public access under the 
current entitlements versus what is proposed in this Amendment and submits that this 
application will increase public access. 

(CONSERVATION/COASTAL MANAGEMENT) Goal 22: Shoreline Management. To 
encourage the maintenance and development of water-dependent shoreline uses and to 
avoid their displacement by non-water-dependent uses. 

Adjacent to Estero Bay the entire project shoreline north of the boat basin consists of 
mangroves. These mangroves are in a designated Conservation Easement. South of the 
boat basin entrance the shoreline is protected by a vertical concrete seawall. Within the 
basin the shoreline shall be vertical concrete seawall and vertical vinyl seawall. The top 
elevation of the vinyl seawall is below the mean low water elevation to allow tidal water to 
flow to and from the basin through the adjacent mangrove forests. These details will be 
incorporated into the companion PD conditions to ensure compliance with this objective. 

CONCLUSION 

Approval of this Comprehensive Plan Amendment will allow the Property to be developed as a unified 
development under the provisions of the Bonita Springs Comprehensive Plan, as opposed to the 
current fragmented future land use designations in both the City's Comprehensive Plan and Lee 
County's Lee Plan. 

The amendment will provide for highly demanded public access to Estero Bay, including public boat 
ramp, public parking, and public park area. The amendment carefully limits the size and scope of these 
public facilities to protect the surrounding neighborhoods along Coconut Road from external impacts. 

From an environmental standpoint, the proposed development program will be compatible with the 
environmentally sensitive Estero Bay via continued preservation of 3. 6+/-acres in the northern portion 
of the site. The companion PD will include a comprehensive water management plan to address water 
quality, attenuation, and low impact development standards. The text amendment includes more 
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specific standards than exist in the Comprehensive Plan today to ensure on-site preserve and 
conservation of environmentally sensitive areas. 

The request directly supports the City's desire to direct new growth in existing urbanized areas, as 
evidenced by the significant efforts to encourage infill and direct development away from the DR/GR 
lands in the eastern portions of the municipal limits, while mitigating impacts for development in the 
CHHA per the adopted LDC regulations. 

Similarly, the amendment will ensure the appropriate utilization of the public investment in infrastructure 
and services in this area, as evidenced by the enclosed letters of availability. Based upon the above 
analysis, the proposed amendment is consistent with the City of Bonita Springs Comprehensive Plan. 
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October 20, 2019 

This analysis is provided to assist in the completion of Bayview on Estero Bay
Comprehensive Plan Amendment and Commercial Planned Development/Residential 
Planned Development applications in the City of Bonita Springs relative to addressing
Coastal High Hazard Area (CHHA) and Hurricane Preparedness/Mitigation. The 
proposed project has two options. Option one is to construct a Continuing Care 
Retirement Community (CCRC) of 300 independent living multi-family units and 75 
Assisted Living/Memory Care/Skilled Nursing Adult Living Facility (ALF) or Option 2 
construction 300 multi-family units. The Bayview on Estero Bay (project site) contains 
approximately 30.5 acres and is located at the western terminus of Coconut Road, just 
north of the Hyatt Regency Coconut Point Resort, in the City of Bonita Springs, Section 
7, T47S, R25E in Lee County Florida. 

Hurricane Storm Surge/Tide Analysis 

The CHHA definition is found in Florida Statutes 163 .3178(2)(h) and is as follows. 

"Designation of coastal high-hazard areas and the criteria for mitigation for a 
comprehensive plan amendment in a coastal high-hazard area as defined in subsection 
(8). The coastal high-hazard area is the area below the elevation of the category 1 storm 
surge line as established by a Sea, Lake, and Overland Surges from Hurricanes (SLOSH) 
computerized storm surge model. Application of mitigation and the application of 
development and redevelopment policies, pursuant to s. 380.27(2), and any rules adopted 
thereunder, shall be at the discretion of local government." 

The project site is within the Hurricane Category I Storm Surge/Tide area (see
Attachment I based on most recent 2017 South Florida SLOSH Model). Attachment II 
shows a 2019 Map 5 CHHA within the Lee Plan that is not consistent with the 2017 
SLOSH Model but still includes the project site in the CHHA. Attachment III shows the 
project site within Lee County Evacuation Zone Level A. Attachment IV shows the City 
CHHA, which has been updated to be consistent with the 2017 SLOSH Model. The 
Category 1/Level A area defines the CHHA. Table I below shows the worst-case Storm 
Surge/Tide Heights for the project site. Attachment V shows the SLOSH Display Map for 
the Category 1 mean tide level. The proposed developed portion of project site is located 
within the AE (Elevation 10) 100-year floodplain as shown on the Federal Emergency 
Management Agency Flood Insurance Rate Map (FIRM Panel 589, Map 
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#12071C0589F). The City requires 100-year flood elevation for new development plus 
one foot for a total of 11 feet above mean sea level. This requirement essentially elevates 
the first floor at or above the CHHA worst case flood level of 11.1 foot at mean tide. 

TABLE 1 

Potential Storm Tide Heights* for Project Site 

(In feet above ground** and Sea Level*** 

In feet above NA VD88) 

Category 

Hurricane High Tide Mean Tide 

l** 7.1 - 8.0 6.2- 7.1 

2 11.4 - 12.3 10.7- 11.6 

3 15.6 - 16.5 14.9- 15.8 

4 21.5 - 22.4 20.9- 21.8 

5 25.8- 26.7 25.2- 26.1 

l*** 12.1 11.2 

2 16.4 15.7 

3 20.6 19.9 

4 26.5 25.9 

5 30.8 30.2 

*2017 South Florida (SLOSH) Model Display Program (1. 79) 
Category Hurricane Based on the Saffir-Simpson Hurricane Wind Scale 

Storm tide heights represents the maximum values from SLOSH 

MOMs (Max of the Max tide heights) 

According to the "National Hurricane Center Tropical Cyclone Report for Hurricane 
Irma" after landfall near Marco Island as a Category 3, Irma weakened quickly, due to 
the influences of land and strong wind shear. Highest wind speeds for the Bonita Springs 
area were sustained at 69 mph with gust up to 111 mph. A tide gauge on Spring Creek 
measure a storm tide of 4.3 feet above mean sea level and the Bonita Springs Utility 
measured 9.92 inches of rain. This rainfall combined with previous above normal wet 
season rainfall (17 inches in 3 days 2 weeks before Irma) create freshwater flooding in 
Bonita Springs primarily in the Imperial River Floodplain. In Bonita Springs mandatory 
evacuations were expanded beyond Evacuation Zone A for portions of the Imperial River 
basin between East Terry, Bonita Beach Road and Interstate 75. Evacuation orders and 
shelters opened two days before landfall giving people ample time to leave the City and 
fine shelter. No loss of life was reported due to Irma in Bonita Springs. 

2 
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Bonita Springs Comprehensive Plan 

A comprehensive plan amendment will be necessary for the project to be approved. The 
existing Coconut village land use category will be renamed the Bayview on Estero bay 
land use category and approximately 13 acres is being added to that land use category. 
The requested amendment is for a maximum of 11.4 du/acre for a multi-family residential 
program or 6.42 du/acre for the ALF program. In addition, the CCRC use is being added 
as an allowed use. It is my expert opinion, the project will be consistent with the 
Comprehensive Plan by addressing the Goals, Objectives and Policies listed below 
related to CHHA, hurricane preparedness and mitigation. 

Future Land Use Element Objectives and Policies 

Obiective 1.8: Ensure that population densities in the Coastal High Hazard Area are not 
increased beyond that allowed prior to the adoption of this Comprehensive Plan. 

At the time the Comprehensive Plan was adopted, the subject property was not within the 
City. The Bayview on Estero Bay Land Use Category is intended to redevelop this area 
of the city. The proposed density is consistent with the Comprehensive Plan provided that 
the impacts on sheltering and evacuation resulting from development/redevelopment 
activities within the CHHA are mitigated through cooperation and coordination with Lee 
County Emergency Management Operations at time of local development order. Also, 
the surrounding densities in the CHHA of the City are higher than the proposed 
development in the Coconut Village. 

Policy 1.8.3: The City shall continue to meet or better the Region's 18-hour, and Lee 
County's 24-hour, goals for evacuation time. 

This policy is out of date relative to an evacuation time standard for the Region and Lee 
County. Lee Plan Policy 105.1.2 which refers to 109.1.5 and are in accordance with 
Florida Statute Section 163 .3178(8)( a )(b) that requires Comprehensive Plan Amendments 
that increase the density in the CHHA to not cause an increase in the out of county 
hurricane evacuation time for a category 5 storm event to exceed 16 hours. This 
evacuation time standard is also consistent with Conservation/Coastal Management 
Element Policy 5.1.3{b} see discussion under this policy. Also see response to 
Conservation/Coastal Management Element Goal 10: Evacuation and Shelter, Objective 
10.1: Evacuation, Policy 10.1.1 for further discussion on assessing the impact of all new 
residential development upon the projected hurricane evacuation network and upon 
projected hurricane clearance times. 

Conservation/Coastal Management Element Objectives & Policies 

Goal 5: Protection of Life and Property in Coastal High Hazard Areas. To protect 
human life and developed property from natural disasters. 

The proposed project is consistent with this goal and LDC related to CHHAs and 
hurricane preparedness/mitigation. The City Plan does not preclude development in the 
CHHA as long there is consistency with the Future Land Use Map, Goals, Objectives and 
Policies. The combination of loss of life and property mitigation measures list below will 
ensure the protection of the public health, safety and welfare. 
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• FIRM elevation requirements (AE (Elevation 10 plus 1 foot) for new construction 
at the worst case CHHA mean tide SLOSH Model level of 11 feet, 

• preservation of 3.56 acres of the subject property wetlands under a conservation 
easement protect the proposed project, the surrounding area existing development 
from the effects of velocity flood, wave action and erosion associated with storm 
events, 

• almost Category 5 hurricane wind building code construction standards (150 mph 
for Category I Building), 

• de Minimis evacuation time increase where there is adequate evacuation road 
capacity in project area of the county to evacuate the storm surge area, LDC 2-
485( c )(1 )b compliance with evacuation impact mitigation and payment of 
transportation impact fees, 

• a Comprehensive Emergency Management Plan (CEMP) will be completed for 
the safety and well-being of the residents, partners, visitors and contractors of 
Bayview on Estero Bay, in the event of an internal or external emergency, 
including for hurricanes to comply with all applicable regulations put forth by the 
Center for Medicare and Medicaid Services (CMS) and in the Florida Rule of 
Law, including but are not limited to the following: 58A-5 and 59A-4.126 of the 
Florida Administrative Code; 400-23 (2) (g) and 429-41 of the Florida Statutes, 

• the above state law requires the county emergency management agency to 
approve the CEMP for Development Option one and if an onsite shelter is 
allowed or required by the Office of Insurance Regulation the applicant will 
comply with the County LDR for onsite shelter and will comply with LDC shelter 
mitigation payment requirement if Development Option Two is constructed, (see 
later discussion regarding development options) 

• if onsite shelter is not required or allowed by the State or County rules for 
Development Option One buses will be used to evacuate medically assisted 
residents to other facilities outside evacuation zones, 

• future residents paying yearly Ad Valorem tax funding to Lee County's All 
Hazard MSTU fund provides extra mitigation for any additional demand on 
sheltering and evacuation in the county, 

• consistent with the applicable goals of the Hurricane Preparedness section of the 
Southwest Florida Strategic Regional Policy Plan, and 

• consistent with Florida Statutes Chapter 163 .3178(8)( a )3, Coastal Management. 
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Obiective 5.1: Development in Coastal High Hazard Areas - The City shall minimize 
flood risk that results from high-tide events, storm surge, flash floods, stormwater runoff, 
and the related impacts of sea-level rise by directing population concentrations away 
from the City's coastal high hazard area by limiting new development within the CHHA 
Category 1 hurricane evacuation area as defined by the SWFRPC hurricane evacuation 
study and using its land acquisition program to purchase vacant properties for open 
space, preservation or recreation uses. 

The Bayview on Estero Bay Land Use Category is intended to redevelop this area of the 
city. The impacts on sheltering and evacuation resulting from 
development/redevelopment activities within the CHHA are mitigated through 
cooperation and coordination with Lee County Emergency Management Operations at 
time of local development order. 

Policy 5.1.1: Rezoning to allow higher densities shall not be permitted on barrier and 
coastal islands. 

The project is not on a barrier and coastal island. 

Policy 5.1.2: Shoreline development in V Zones shall be protected from flood risk, 
coastal erosion, wave action, and storms by vegetation, setbacks, and/or beach 
renourishment, rather than by seawalls or other hardened structures that tend to hasten 
beach erosion. Repairs of lawfully constructed, functional, hardened structures as 
defined in F. S. Chapter 161 may be allowed subject to applicable state and local review 
and approval. 

A 3.56 wetland conservation easement for preservation will protect the development from 
flood risk, coastal erosion and wave action generated from Estero Bay. 

Policy 5.1.3/b): Comprehensive plan amendments within the CHHA must meet one of the 
following criteria in accordance with state statutory requirements in Section 
163.3178(8)(a), F.S. 

1. The proposed amendment shall demonstrate that a 16-hour out of county hurricane 
evacuation time for a category 5 storm event, as measured on the Saffer-Simpson scale, is 
maintained; or 

2. The proposed amendment shall demonstrate that a 12-hour evacuation time to 
shelter for a category 5 storm event is maintained, and ensure adequate shelter space is 
available to accommodate the additional residents of the development allowed by the 
proposed amendment; or 

3. The proposed amendment shall provide mitigation to satisfy the provisions of 
evacuation time and shelter space, which may include payment of money, contribution of 
land, and/or construction of hurricane shelters and/or transportation facilities. The 
required mitigation shall be addressed in a binding agreement and shall not exceed the 
amount required to accommodate the impacts reasonably attributable to the 
development. 

Both the 16-hour out of county hurricane evacuation time and 12-hour evacuation time to 
shelter in Lee County have been exceeded according to the most recent Southwest 
Florida Regional Evacuation Study Transportation Section Update 2015 for a category 5. 
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Therefore, paragraph 3 above will be complied with by providing shelter impact 
mitigation through the construction of a 2,800 square foot on-site shelter at the Category 
5 elevation of 30.8 feet above NA VD88 if Development Option One is constructed and 
required by State Law in coordination with Lee County Emergency Management. If 
onsite shelter is not required or allowed by the State or County rules for Development 
Option One buses will be used to evacuate medically assisted residents to other facilities 
outside evacuation zones If Development Option Two is constructed a payment in lieu in 
the amount of $20,220 for shelter mitigation will be made to Lee County. To mitigate for 
evacuation impacts the applicant has committed to complying with Lee County LDC 
Section 2-485( c )(1 )b, which is consistent with the City LDC. 

Policy 5.1.4: Development in the CHHA Category 1 hurricane evacuation area, except as 
otherwise restricted by Policy 5.1.1 and the City's redevelopment project on Old U. S. 41, 
shall be infill only and shall not exceed the surrounding properties' density/ intensity 
except as allowed by existing zoning at the time of the adoption of this Comprehensive 
Plan. 

The project density is consistent with the density for the nearby condominium buildings. 
Please see the detailed analysis of the surrounding densities provided by Q. Grady Minor. 
Accordingly, the proposed density is consistent with this policy. 

Policy 5.1.5: The City shall continue to target its land acquisition program to provide 
public access to the estuary, open space, preservation and recreation, and shall consider 
vacant properties in the CHHA for pubic acquisition. 

This policy is not applicable. 

Policy 5.1.6: All development and major redevelopment in the CHHA shall conform to 
the City's Flood Damage Protection Ordinance and be consistent with the flood-resistant 
construction requirements in the Florida Building Code and applicable flood plan 
management regulations set forth in 44 C.F.R. part 60. 

The proposed development will comply with the City's Flood Damage Protection 
Ordinance and be consistent with the flood-resistant construction requirements in the 
Florida Building Code and applicable floodplain management regulations set forth in 44 
C.F.R. part 60 as applicable. 

Policy 5.1.10: Development in coastal areas shall consider site development techniques 
to reduce losses due to flooding and claims made under flood insurance policies issued in 
the state. These may include accommodation strategies, such as elevating structures, 
drainage improvements, or green infrastructure techniques that function to absorb or 
store water. 

The proposed developed portion of project site is located within the AE (Elevation 10) 
100-year floodplain as shown on the Federal Emergency Management Agency Flood 
Insurance Rate Map (FIRM Panel 589, Map #12071C0589F). The City is now requiring 
an additional one foot above this level to reduce the vulnerability of future development 
in the A-Zone. A 3.56 wetland conservation easement for preservation will protect the 
development from flood risk, coastal erosion and wave action generated from Estero Bay. 

Goal 6: Limitation of Public Expenditures in Coastal High Hazard Areas. To restrict 
public expenditures in the City's Coastal High Hazard Area except to maintain required 
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service levels, protect existing residents, provide for recreation/open space and 
preservation uses, and install enhanced water quality measures. 

Obiective 6.1: Coastal High Hazard Area Expenditures - The City shall limit public 
expenditures that subsidize development in the Coastal High Hazard Area. 

Policy 6.1.1: All further City public expenditures for new facilities within the Coastal 
High Hazard Area shall require a finding by the City Council that such expenditures are 
necessary to maintain required service levels, to protect existing residents, or to provide 
for recreation /open space and preservation needs or enhanced water quality measures. 

The proposed project will include a public boat ramp and parking. The public boat ramp 
and parking will be constructed by the applicant at the applicant's expense to provide for 
recreation/open space and a 3.56 wetland conservation easement for preservation to meet 
this policy. No public expenditures will occur to support the proposed project. The public 
shelter and evacuation impacts will be mitigated through compliance with the City and 
County LDC Hurricane Preparedness requirements and thus no public expenditure will 
be necessary to accommodate these impacts from the development. 

Goal 10: Evacuation and Shelter. To provide evacuation and facilitate the development 
of shelter capabilities adequate to safeguard the public against the effects of hurricanes 
and tropical storms. 

The public shelter and evacuation impacts will be mitigated through compliance with the 
City and County LDC Hurricane Preparedness requirements to safeguard the public 
against the effects of hurricanes and tropical storms. 

Obiective 10.1: Evacuation - The City shall maintain or improve evacuation clearance 
times from the 2001 levels using the 2001 Southwest Florida Regional Hurricane Plan 
Update as guidance. 

This objective is out of date and should reference the Southwest Regional Hurricane 
Evacuation Study Update 2015, which has been used for this project to measure the 
impact on evacuation clearance time. 

Policy 10.1.1: The City shall assess the impact of all new residential development upon 
the projected hurricane evacuation network and upon projected hurricane clearance 
times, and shall require mitigation either through structural (on-site, off-site shelter) 
provisions or through non-structural methods or techniques. 

Using the LDC to assess project impact on evacuation clearance time, the proposed 300 
multi-family units for Development Option Two would generate the most hurricane 
evacuation and shelter impact will increase the category 5 out-of-county evacuation 
clearance time by a de minimis amount of time of 3.6 minutes. This increase is not a 
measurable increase in the out of county hurricane evacuation time since it is measured 
and rounded to half hour increments. This county wide evacuation generates 367,873 
vehicles that need to evacuate the county. The proposed project using a 100% occupancy 
rate and a 1.1 vehicles/unit used during an evacuation generates 330 additional vehicles 
to evacuate thereby increases the time by 3 .6 minutes. This time is likely less since the 
occupancy rate in October is less than 100% for multi-family units. For the 2020 
projection this increase becomes even less with more county wide population growth in 
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the Category 5 storm surge area. Evacuation for the CCRC for Development Option One 
will occur with a bus or buses to have a negligible impact on evacuation trips. 

A subarea evacuation analysis was completed using the 2015 Regional Evacuation 
Transportation Supplemental Data Report to look at clearance times on Coconut Road 
necessary to address cumulative evacuation in the project area of the city/county. The 
Level of Service for critical evacuation routes used in the study is E (Peak Hour 
Directional). The units count is based on occupied units in the Regional Data Report. 
Table II includes 1/3 of the single and multi-family units, all mobile home/RVs and all 
hotel/motel units in Transportation Analysis Zones 1600 and 1601 including the 300 units 
from the proposed project that would use Coconut Road to US 41. It is assumed that the 
other 2/3 of single and multi-family units will use other roads to get to US 41. Once the 
evacuees reach US41 they will be on high ground within the Category 3 storm tide area, 
can go north or south depending on the storm tract and get to other evacuation routes to 
go east. These times for 2015 and 2020 are well within the acceptable 24 to 36 hours 
warning provided by the National Hurricane Center. 

TABLE 2 

Coconut Road Hurricane Evacuation Clearance Time Calculation Table 

2015 2020 2015 2020 2015 2020 

Unit Occupied Occupied Vehicle Total Total Road Clearance Clearance 

Type Units Units Use Rate Vehicles Vehicles Capacity Time/hrs. Time/hrs 

SF/MF 1,960 2,521 1.1 2,156 2,773 

MH/RV 290 328 1.1 319 361 

HIM 576 1,356 1 576 1,356 

TOTAL 2,826 3,905 3,051 4,490 864 3.5 5.2
-

Using the LDC to assess project impact on evacuation time to shelter, the 300 units will 
generate the need for 69 additional shelter spaces. The estimated clearance time to 
shelter would be one fifth the 3 .6 minutes for the out of county clearance time since only 
21 % of the project's residents might go to public shelter and thus even more de minimis. 
The management of the CCRC will use a bus or buses to relocate residents to another 
CCRC, thus reducing evacuation trips to shelter and having no impact on use of existing 
shelters. 

To meet this policy for shelter impact mitigation the project will comply with the LDC 
requirement by creating a 2,800 square foot on-site shelter at the Category 5 elevation of 
30.8 feet above NA VD88 if Development Option One is constructed and required by 
State Law in coordination with Lee County Emergency Management. If Development 
Option Two is constructed a payment in lieu of $20,220 for shelter mitigation (off-site) 
will be made to Lee County. To mitigate for evacuation impacts the applicant has 
committed to complying with Lee County LDC Section 2-485(c)(l)b, which is consistent 
with the City LDC. State law and city/county LDC requirements for evacuation and 
shelter mitigation meet the paragraph 3 of City Policy 5.1.3{b} for appropriate mitigation 
in accordance with state statutory requirements in Section 163.3178(8)(a), F .S. Also, 
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future residents paying yearly Ad Valorem tax funding to Lee County's All Hazard 
MSTU fund provides extra mitigation for any additional demand on sheltering and 
evacuation in the county. 

Goal 11: Hazard Mitigation. To provide through City plans, programs, and regulations 
means to minimize future property losses from natural disasters such as flooding, 
tropical storms and hurricanes. 
Obiective 11.1: Development Regulations - The City shall reduce the vulnerability of 
development in the A-Zone as defined by FEMA. 

Policy 11.1.1: All development regulations shall be reviewed and revised to require that 
the vulnerability of future development in the A-Zone (as defined by the FEMA) be 
reduced. 

The proposed developed portion of project site is located within the AE (Elevation 10) 
100-year floodplain as shown on the Federal Emergency Management Agency Flood 
Insurance Rate Map (FIRM Panel 589, Map #12071C0589F). The City requires 100-year 
flood elevation for new development plus one foot for a total of 11 feet above mean sea 
level. This requirement essentially elevates the first floor at or above the CHHA worst 
case flood level of 11.1 foot at mean tide reduce the vulnerability of future development 
in the A-Zone. 

Po/icy 11.1.4: All new residential development of more than 50 units shall be required to 
provide continuing information to residents concerning hurricane evacuation and 
shelters, through the establishment of a homeowner's or residents' association. 

The applicant will commit to provide continuing information to residents concerning 
hurricane evacuation and shelters as part of the State law required Comprehensive 
Emergency Plan (CEMP), through the establishment of a homeowner's or residents' 
association. 

Po/icy 11.1.5: All new residential development of more than 100 units shall be required 
to formulate an emergency hurricane preparedness plan. This plan is subject to the 
approval of the City through the County's Division of Emergency Management. 

The applicant will commit to completing an emergency hurricane preparedness plan that 
is subject to the approval of the City through the County's Division of Emergency 
Management. Also, a (CEMP) will be completed for the safety and well-being of the 
residents, partners, visitors and contractors of Bayview on Estero Bay, in the event of an 
internal or external emergency, and to comply with all applicable regulations put forth by 
the Center for Medicare and Medicaid Services (CMS) and in the Florida Rule of Law, 
including but are not limited to the following: 58A-5 and 59A-4.126 of the Florida 
Administrative Code; 400-23 (2) (g) and 429-41 of the Florida Statutes. This plan must 
be updated, reviewed and approved yearly. According to the state statue, the CEMP 
"during its review, the local emergency management agency shall ensure that the 
following agencies, at a minimum, are given the opportunity to review the plan: the 
Department of Elderly Affairs, the Department of Health, the Agency for Health Care 
Administration, and the Division of Emergency Management." Based on other CEMPs 
reviewed and that will be developed for the project, residents will be evacuated on buses 

9 

B256



and agreements will be in place with other ALFs for off-site out of storm surge 
vulnerability area sheltering and care. 

Goal 14: Coastal Areas. The City shall conserve, maintain, and enhance the natural 
balance of ecological functions in the coastal planning area, with particular emphasis on 
the protection of beach and dune systems so as to retain their contribution to storm 
protection, natural resources, and economic development. 
Obiective 14.1: Coastal Area In General - The City of Bonita Springs shall continue to 
manage the coastal area to provide a balance among conservation of resources, public 
safety capabilities, and development. 

The proposed project is consistent with this goal, objective and LDC related to CHHAs 
and hurricane preparedness/mitigation. The City Plan does not preclude development in 
the CHHA as long there is consistency with the Future Land Use Map, Goals, Objectives 
and Policies. The combination of loss of life and property mitigation measures listed 
below will ensure the protection of the public health, safety and welfare and additional 
public expenditures within the CHHA will not occur. The project proposal is consistent 
with this primary objective for the "Coastal Planning Area in General" that directs "the 
City shall continue to manage the coastal planning area to provide a balance among 
conservation of resources, public safety capabilities, and development". 

• FIRM elevation requirements (AE (Elevation 10 plus 1 foot) for new construction 
at the worst case CHHA mean tide SLOSH Model level of 11 feet, 

• preservation of 3 .56 acres of the subject property wetlands under a conservation 
easement protect the proposed project, the surrounding area existing development 
from the effects of velocity flood, wave action and erosion associated with storm 
events, 

• almost Category 5 hurricane wind building code construction standards (150 mph 
for Category I Building), 

• de Minimis evacuation time increase where there is adequate evacuation road 
capacity in project area of the county to evacuate the storm surge area, LDC 2-
485( c )(1 )b compliance with evacuation impact mitigation and payment of 
transportation impact fees, 

• a Comprehensive Emergency Management Plan (CEMP) will be completed for 
the safety and well-being of the residents, partners, visitors and contractors of 
Bayview on Estero Bay, in the event of an internal or external emergency, 
including for hurricanes to comply with all applicable regulations put forth by the 
Center for Medicare and Medicaid Services (CMS) and in the Florida Rule of 
Law, including but are not limited to the following: 58A-5 and 59A-4.126 of the 
Florida Administrative Code; 400-23 (2) (g) and 429-41 of the Florida Statutes, 

• the above state law requires the county emergency management agency to 
approve the CEMP for Development Option one and if an onsite shelter is 
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allowed or required by the Office of Insurance Regulation the applicant will 
comply with the County LDR for onsite shelter and will comply with LDC shelter 
mitigation payment requirement if Development Option Two is constructed, 

• if onsite shelter is not required or allowed by the State or County rules for 
Development Option One buses will be used to evacuate medically assisted 
residents to other facilities outside evacuation zones, 

• future residents paying yearly Ad Valorem tax funding to Lee County's All 
Hazard MSTU fund provides extra mitigation for any additional demand on 
sheltering and evacuation in the county, 

• consistent with the applicable goals of the Hurricane Preparedness section of the 
Southwest Florida Strategic Regional Policy Plan, and 

• consistent with Florida Statutes Chapter 163 .3178(8)( a )3, Coastal Management. 

Consistency with the Strategic Regional Policy Plan 

Goal 3: Safe evacuation or protection for the most threatened populations. 

The applicant has committed to a combination of loss of life and property mitigation 
measures listed below will ensure safe evacuation or protection for the most threatened 
populations. 

• FIRM elevation requirements (AE Elevation 10 plus 1 foot) for new construction 
at the worst case CHHA mean tide SLOSH Model level of 11 feet, 

• preservation of 3 .56 acres of the subject property wetlands under a conservation 
easement protect the proposed project, the surrounding area existing development 
from the effects of velocity flood, wave action and erosion associated with storm 
events, 

• almost Category 5 hurricane wind building code construction standards (150 mph 
for Category I Building), 

• de Minimis evacuation time increase where there is adequate evacuation road 
capacity in project area of the county to evacuate the storm surge area, LDC 2-
485( c )(1 )b compliance with evacuation impact mitigation and payment of 
transportation impact fees, 

• a Comprehensive Emergency Management Plan (CEMP) will be completed for 
the safety and well-being of the residents, partners, visitors and contractors of 
Bayview on Estero Bay, in the event of an internal or external emergency, 
including for hurricanes to comply with all applicable regulations put forth by the 
Center for Medicare and Medicaid Services (CMS) and in the Florida Rule of 
Law, including but are not limited to the following: 58A-5 and 59A-4.126 of the 
Florida Administrative Code; 400-23 (2) (g) and 429-41 of the Florida Statutes, 

11 

B258



• the above state law requires the county emergency management agency to 
approve the CEMP for Development Option one and if an onsite shelter is 
allowed or required by the Office of Insurance Regulation the applicant will 
comply with the County LDR for onsite shelter and will comply with LDC shelter 
mitigation payment requirement if Development Option Two is constructed, 

• if onsite shelter is not required or allowed by the State or County rules for 
Development Option One buses will be used to evacuate medically assisted 
residents to other facilities outside evacuation zones, 

• future residents paying yearly Ad Valorem tax funding to Lee County's All 
Hazard MSTU fund provides extra mitigation for any additional demand on 
sheltering and evacuation in the county, 

• consistent with Florida Statutes Chapter 163 .3178(8)( a )3, Coastal Management. 

Goal 4: Ensure that emergency management programs have the logistical support for 
successful evacuation. sheltering. and post storm relief and recovery. 
Logistical support will be provided by the development of a hurricane evacuation plan for 
the community residents and onsite shelter if required by State and County review of the 
CEMP if Development Option One is constructed and compliance with LDC shelter 
mitigation payment requirement if Development Option Two is constructed. Also, future 
residents paying yearly Ad Valorem tax funding to Lee County's All Hazard MSTU fund 
provides extra mitigation for any additional demand on sheltering, evacuation and post 
storm relief and recovery in the county and city. 

Goal 6: New private and public developments are built further from Oood prone areas 
than in the past and structures and roadways are protected from rain induced Oooding. 
Strategy: New developments and redevelopment of existing areas should provide for 
increased land elevations for public infrastructure and community infrastructure. 
including potential sheltering or refuge sites. 

Compliance with City and County LDC 2-485( c )( 1 )b. for construction of the main access 
or spine road in the development or subdivision to an elevation meeting the one in ten to 
the one in 25-year storm event meets this strategy by increasing the land elevation of this 
community infrastructure. This strategy also applies to a public boat ramp and parking, to 
be constructed at the applicant's expense, as part of the proposed project. 

To meet this strategy for shelter or refuges sites, shelter impact mitigation for the project 
if required by the State and County CEMP review will comply with the County LDC 
requirement by creating a 2,800 square foot on-site shelter at the Category 5 elevation of 
30.8 feet above NA VD88 if Development Option One is constructed. If onsite shelter is 
not required or allowed by the State or County rules for Development Option One buses 
will be used to evacuate medically assisted residents to other facilities outside evacuation 
zones. If Development Option Two is constructed a payment in lieu of $20,220 for 
shelter mitigation (off-site) will be made to Lee County. Futures residents paying yearly 
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Ad Valorem tax funding to Lee County's All Hazard MSTU fund provides extra shelter 
improvement funding in the county. 

Goal 7: Designated shelters safe from Hooding and containing enough capacity to meet 
existing estimates of need. 
Strategy: Increase shelter space at rates greater than population growth 

To meet this strategy for shelter or refuges sites, shelter impact mitigation for the project, 
if required by the State and County CEMP review, will comply with the County LDC 
requirement by creating a 2,800 square foot on-site shelter at the Category 5 elevation of 
30.8 feet above NA VD88 if Development Option One is constructed. If Development 
Option Two is constructed a payment in lieu of $20,220 for shelter mitigation (off-site) 
will be made to Lee County. 

The mitigation calculation for shelter assumes that 21 % of the project residents will need 
shelter. The 21 % is clearly over an average growth rate of 4%. No increase public shelter 
impact will occur because the management of the CCRC will use a bus or buses to 
relocate residents to another CCRC. Also, future residents paying yearly Ad Valorem tax 
funding to Lee County's All Hazard MSTU fund provides extra shelter improvement 
funding in the county. 

Goal 8: Plan for and accommodate the segments of the population with special 
evacuation needs. 
The applicant will commit to completing an emergency hurricane preparedness plan that 
is subject to the approval of the City through the County's Division of Emergency 
Management. Also, a (CEMP) will be completed for the safety and well-being of the 
residents, partners, visitors and contractors of Bayview on Estero Bay, in the event of an 
internal or external emergency, and to comply with all applicable regulations put forth by 
the Center for Medicare and Medicaid Services (CMS) and in the Florida Rule of Law, 
including but are not limited to the following: 58A-5 and 59A-4.126 of the Florida 
Administrative Code; 400-23 (2) (g) and 429-41 of the Florida Statutes. If required by the 
State and County CEMP review the project will comply with the County LDC 
requirement by creating a 2,800 square foot on-site shelter for 21 % of the residents at the 
Category 5 elevation of 30.8 feet above NAVD88 if Development Option One is 
constructed. The remaining residents will be relocated by the management of the CCRC 
to another CCRC regardless of the development option. 

State of Florida Law Local Comprehensive Plan Consistency relative to CHHA 

Florida Statutes 163.3178(8)(a) Coastal management states the following. 

"(8)( a) A proposed comprehensive plan amendment shall be found in compliance 
with state coastal high-hazard provisions if: 

1. The adopted level of service for out-of-county hurricane evacuation is maintained 
for a category 5 storm event as measured on the Saffer-Simpson scale; or 

2. A 12-hour evacuation time to shelter is maintained for a category 5 storm event 
as measured on the Saffer-Simpson scale and shelter space reasonably expected to 
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accommodate the residents of the development contemplated by a proposed 
comprehensive plan amendment is available; or 

3. Appropriate mitigation is provided that will satisfy subparagraph 1. or 
subparagraph 2. Appropriate mitigation shall include, without limitation, payment of 
money, contribution of land, and construction of hurricane shelters and 
transportation facilities. Required mitigation may not exceed the amount required for 
a developer to accommodate impacts reasonably attributable to development. A local 
government and a developer shall enter into a binding agreement to memorialize the 
mitigation plan. " 

See response to City Policy 5.l.3(b) which is consistent with this State Law. 

In conclusion, it my expert option the proposed project is consistent with City 
Comprehensive Plan goals, objectives, policies and LDC related to CHHAs and hurricane 
preparedness/mitigation. The City Plan does not preclude development in the CHHA as 
long there is consistency with the Future Land Use Map, Goals, Objectives and Policies. 
The Coconut Village Land Use Category is intended to redevelop this area of the city 
with higher density if impacts on sheltering and evacuation resulting from 
development/redevelopment activities within the CHHA are mitigated through 
cooperation and coordination with Lee County Emergency Management Operations at 
time of local development order. Also, the surrounding densities in the CHHA of the City 
are higher than the proposed development in the Coconut Village. 

The applicant has committed to combination of loss of life and property mitigation 
measures listed below will ensure the protection of the public health, safety and welfare 
and additional public expenditures within the CHHA will not occur. The project proposal 
is consistent with this primary objective for the "Coastal Planning Area in General" that 
directs "the City shall continue to manage the coastal planning area to provide a balance 
among conservation of resources, public safety capabilities, and development". 

• FIRM elevation requirements (AE (Elevation 10 plus 1 foot) for new construction 
at the worst case CHHA mean tide SLOSH Model level of 11 feet, 

• preservation of 3 .56 acres of the subject property wetlands under a conservation 
easement protect the proposed project, the surrounding area existing development 
from the effects of velocity flood, wave action and erosion associated with storm 
events, 

• almost Category 5 hurricane wind building code construction standards ( 150 mph 
for Category I Building), 

• de Minimis evacuation time increase where there is adequate evacuation road 
capacity in project area of the county to evacuate the storm surge area, LDC 2-
485( c )(1 )b compliance with evacuation impact mitigation and payment of 
transportation impact fees, 
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• a Comprehensive Emergency Management Plan (CEMP) will be completed for 
the safety and well-being of the residents, partners, visitors and contractors of 
Bayview on Estero Bay, in the event of an internal or external emergency, 
including for hurricanes to comply with all applicable regulations put forth by the 
Center for Medicare and Medicaid Services (CMS) and in the Florida Rule of 
Law, including but are not limited to the following: 58A-5 and 59A-4.126 of the 
Florida Administrative Code; 400-23 (2) (g) and 429-41 of the Florida Statutes, 

• the above state law requires the county emergency management agency to 
approve the CEMP for Development Option one and if an onsite shelter is 
allowed or required by the Office of Insurance Regulation the applicant will 
comply with the County LDR for onsite shelter and will comply with LDC shelter 
mitigation payment requirement if Development Option Two is constructed, 

• if onsite shelter is not required or allowed by the State or County rules for 
Development Option One buses will be used to evacuate medically assisted 
residents to other facilities outside evacuation zones, 

• future residents paying yearly Ad Valorem tax funding to Lee County's All 
Hazard MSTU fund provides extra mitigation for any additional demand on 
sheltering and evacuation in the county, 

• consistent with the applicable goals of the Hurricane Preparedness section of the 
Southwest Florida Strategic Regional Policy Plan, and 

• consistent with Florida Statutes Chapter 163.3178(8)(a)3, Coastal Management. 

Mitigation Options 

The project mitigation of Coastal High Hazard impact on sheltering and evacuation in the 
City of Bonita Springs is coordinated with Lee County Emergency Management at the 
time of local development order from the City. The City uses Article X (Hurricane 
Preparedness) of the Land Development Code which is intended to be consistent with 
Article XI (Hurricane Preparedness) of Lee County's Land Development Code. However, 
there is a discrepancy between the City and the County LDCs for Hurricane 
Preparedness. Discussions with Lee Mayfield, Planning Chief of Lee County Emergency 
Management, indicated that the City and County LDC for Hurricane Preparedness should 
be consistent. A phone call on February 23, 2017 with Jacqueline Genson, Planning & 
Zoning Manager for the City of Bonita Springs, indicated the City LDC for Hurricane 
Preparedness have not been updated to be consistent with the County Hurricane 
Preparedness LDC. A more recent call on December 19, 2019 with Ms. Genson indicated 
that the onsite shelter provision is not in the City LDC. 

Specifically, what is not in the City LDC but is in the County LDC relative to Hurricane 
Preparedness, is the following provision relative to Continuing Care Retirement 
Community (CCRC) and ALFs. 
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i. 

"Sec. 2-485. - Impact mitigation (b) Shelter impacts. One or a combination of the 
following options may be used to address the impacts on the hurricane shelter 
program precipitated by the proposed residential development except for those 
residential developments listed in section (5) below. The division will determine 
acceptability and appropriateness of the type of mitigation proposed." Paragraph 
(5) a. as stated below in Lee County LDC "Sec. 2-485. - Impact mitigation. 

(5) Health care facilities-Group I (nursing and personal care facilities), 
Group II ( skilled nursing care facilities and hospices, Group IV 
(hospitals), assisted living facilities, continuing care facilities, and Social 
Services Groups III and IV. 

a. The facility must be located outside the coastal high hazard 
area unless designed to address shelter and evacuation impacts 
on-site as follows. 

1. On-site shelters and all required equipment and supplies 
for these facilities must comply with the following 
standards: 

Elevation to the anticipated storm surge from a 
land falling Category 5 storm. 

ii. Construction to withstand winds of 200 mph in 
accordance with the Florida Building Code. 

iii. Construction with minimum exterior glass with all 
glazed openings provided with impact protection in 
accordance with the Florida Building Code. 

iv. Equipped with emergency power and potable water 
supplies to last up to five days. 

v. Protected with adequate ventilation, sanitary 
facilities, and first aid medical equipment. 

2. Developer/operator must conduct annual training of the on
site shelter managers. The training is to be conducted by 
the Red Cross and approved by Lee County Emergency 
Management. 

3. Developer/operator must submit a post storm recovery plan 
including post storm evacuation plan for review and 
approval by Lee County Emergency Management." 

Development Option One Shelter Impact Mitigation 

As indicated in ( 5) a. above an on-site shelter maybe required by the State and County 
review of the CEMP if the project uses Option One (Continuing Care Retirement 
Community (CCRC) of 300 independent living multi-family units and 75 Assisted 
Living/Memory Care/Skilled Nursing units for the development. The current City LDC 
Section 2-469/4 70 and County LDC Sec. 2-484/485 - Determining Impacts and Impact 
Mitigation provides the calculation for the on-site shelter square footage as follows. 
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75 ALF units I 4 to 1 conversion for ALF = 19 ALF units + 300 multi
family CCRC units = 319 units X 2.09 (persons per household) = 667 
people to evacuate X 21 % (people seeking shelter space) = 140 seeking 
shelter X 20 square feet per person = 2,800 square feet of shelter space 

The applicant will commit to a 2,800 square foot on-site shelter at the Category 5 
elevation of 30.8 feet above NA VD88 (see SLOSH table above) if necessary, to meet this 
LDC requirement. Also, to address the requirements for Sec. 2-485(5) a. 2. & 3. a 
(CEMP) will be completed and updated yearly for the safety and well-being of the 
residents, partners, visitors and contractors of Bayview on Estero Bay, in the event of an 
internal or external emergency, and to comply with all applicable regulations put forth by 
the Center for Medicare and Medicaid Services (CMS) and in the Florida Rule of Law, 
including but are not limited to the following: 58A-5 and 59A-4.126 of the Florida 
Administrative Code; 400-23 (2) (g) and 429-41 of the Florida Statutes. 

Development Option Two Shelter Impact Mitigation 

The current City LDC Section 2-469/4 70 and County LDC Sec. 2-484/485 - Determining 
Impacts and Impact Mitigation provides the calculation for the shelter square footage 
impact (including emergency power) as follows. 

300 units X 2.09 (persons per household) = 627 people to evacuate X 21 % 
(people seeking shelter space) = 132 people seeking shelter X 20 square 
feet per person = 2,640 square feet of shelter space 

To mitigate for this shelter impact, the applicant will commit to complying with Lee 
County LDC Section 2-485 (b )(3), which is consistent with the City LDC. This section 
allows for payment in lieu of donation of land or use of a private structure. The amount of 
a payment in lieu will be calculated using the following method or formula. 

2,640 square feet of shelter space X $6.66 = $17,582 (shelter mitigation payment) 
+ $2,640 (132 people seeking shelter X $20 (per person emergency power cost)= 
$20,220 total shelter mitigation payment 

Development Options One and Two Evacuation Impact Mitigation 
To mitigate evacuation impact for either development options, the must comply with Lee 
County LDC Section 2-485 ( c )(1 or 2), which is consistent with the City LDC. The 
applicant has committed to ( c )(1 )b. as shaded below and will pay transportation impact 
fee that will be used on hurricane evacuation routes in this area of the county. 

(c) Evacuation impacts. One or a combination of the following options may be used to 
address the impacts on hurricane evacuation routes with respect to evacuation timing 
and infrastructure precipitated by the proposed residential development. 
Acceptability and appropriateness of the type of mitigation proposed will be 
determined by the Division and the Lee County Department of Transportation 
(DOT). 

(1) Roadway elevation or improvements. Acceptability and appropriateness of this 
option will be determined by the DOT based upon the residential development 
vulnerability conditions. Mitigation under this option may include one or more 
of the following: 
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a. Construction of roads in the development or subdivision will be built to 
meet the same elevation of the nearest segment of a designated evacuation 
route. Determination as to the applicable route or segment will be made by 
the division in consultation with the Lee County DOT. 

b. Construction of the main access or spine road in the development or 
subdivision to an elevation meeting the one in ten to the one in 25-year 
storm event. The Lee County DOT will determine the applicable storm 
event standard. 

c. Improvement of an offsite road that will be used by the subdivision or 
development for evacuation purposes. The road segment and standard for 
the road improvement will be determined by the Lee County DOT. 

(2) Evacuation efficiency improvements. Provision of funds to improve the ability 
to provide information to evacuees during actual evacuation situations or to 
improve the existing warning and notification system. Funds provided under this 
option may be used for items such as: 

a. Communications equipment to convey real time conditions to the public on 
the roadways 

b. Information systems along major arterial evacuation routes to convey 
emergency information. 

Decisions with respect to the expenditure of funds provided under this option 
will be made by the division director. All equipment purchases must be based 
upon an identified need for the additional equipment and must serve to upgrade 
the existing warning and notification system. 

Another shelter and evacuation impact mitigation measure the development will 
participate in is Lee County's All Hazard MSTU. Because the City participates in Lee 
County's All Hazard MSTU, future residents will provide extra yearly Ad Valorem tax 
funding, typically used to improve hurricane shelter capacity in the county and city. 

If Development Option One is constructed the proposed project is the least objectionable 
residential type land use from a hurricane evacuation and public shelter prospective due 
to on-site sheltering or total evacuation of the residents confined to a few buses moving 
residents during an evacuation resulting a de minimis evacuation time impact. The same 
de minimis evacuation time impact is calculated for Development Option Two. If you 
have any questions or need additional information, please let me know. 

Sincerely, 

�kr-4 

Daniel L. Trescott, MSP 
President 
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Figure E-8 
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City sufficiency comments and applicant response. Co/vJ 

° 

7 20/ 9 

2. Policy 5.1.3. The 2015 analysis does not include data from Hurricanl���ltvr
resulted in significant concerns with evacuation and sheltering. Please explain ho/;, the 
applicant has accounted for this in their analysis. Please update the 2015 analysis with the data 
from Hurricane Irma regarding evacuation and sheltering. The City Staff disagrees with the 
Applicant's response regarding this issue, and, therefore, this issue will need to be addressed 
during the public hearings on the pending application for a Map Amendment. 

A state bill to fund updating all the Florida Regional Hurricane Evacuation Studies was vetoed last 
session. Therefore, data from Hurricane Irma could not be included. However other studies were 
researched to answer the City staff concerns. According to the "National Hurricane Center 
Tropical Cyclone Report for Hurricane Irma" after landfall near Marco Island as a Category 3, 
Irma weakened quickly, due to the influences of land and strong wind shear. Highest wind speeds 
for the Bonita Springs area were sustained at 69 mph with gust up to 111 mph. A tide gauge on 
Spring Creek measure a storm tide of 4.3 feet above mean sea level and the Bonita Springs Utility 
measured 9.92 inches of rain. This rainfall combined with previous above normal wet season 
rainfall (17 inches in 3 days 2 weeks before Irma) create freshwater flooding in Bonita Springs 
primarily in the Imperial River Floodplain. In Bonita Springs mandatory evacuations were 
expanded beyond Evacuation Zone A for portions of the Imperial River basin between East Terry, 
Bonita Beach Road and Interstate 75. Evacuation orders and shelters opened two days before 
landfall giving people ample time to leave the City and fine shelter. No loss of life was reported 
due to Irma in Bonita Springs. 

A statewide survey of Hurricane Irma evacuees by the University of California Berkeley 
Transportation Sustainability Research Center summarized as follows. 

• Non-compliance rate of 31 %; 
• A shadow evacuation rate of 46%; 
• A within county evacuation rate of 17%; 
• An out of state (i.e., out of Florida) evacuation rate of 49%; 
• Relatively even spread of evacuation departure days with 42% leaving three days or more 

before the landfall of Irma; 
• Relatively even spread of evacuation departure times with 33% departing at night between 

6:00 p.m. and 5 :59 a.m.; 
• Preference to shelter with family or a friend (59%) and at a hotel or motel (27%); 
• Initial sheltering through a peer-to-peer service such as Airbnb ( 4 % ) and low use of shelters 

(4%); 
• Predominate use of one vehicle (66%) and two or more vehicles (24%) to evacuate; 
• Low use of transit to evacuate (less than 1 %); 
• Predominate use of highways (64%) as the primary road type of travel but also a high use 

of major roads (14%) as the primary road type for evacuation; 
• A GPS-navigation usage rate of 64% for routing; 
• A wide spread of reentry days (with a maximum of 22% returning two days after landfall) 

and only 21 % of respondents stating they returned due to an order from an official source 
or news source; 
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BONITA SPRINGS Tampa Orlando SarasotaWALDROP ! 

l�ENGINEERING 28100 Bonila Grande Dr., Suite 305, Bonila Springs, FL 3" 135 
PLANNING I CIVIL ENGINEERING I LANDSCAPE ARCHITECTURE p. (239) -405-7777 f. (239) -405-7899 

BAYVIEW ON ESTERO BAY 

EXHIBIT IV.G - SOUND PLANNING PRINCIPLES NARRATIVE 

Approval of this Comprehensive Plan Amendment will allow the Property to be developed as a unified 
development under the provisions othe Bonita Springs Comprehensive Plan, as opposed to the current 
fragmented future land use designations in both the City's Comprehensive Plan and Lee County's Lee 
Plan. Additionally, the proposed Amendment and companion RPO/CPD rezoning will ensure future 
redevelopment of this impacted, infill site is both complimentary to, and compatible with the surrounding 
development pattern based upon site-specific performance standards. The text amendment further 
supports public access and civic space along the Estero Bay; the integration of a residential component 
to meet the needs of projected population growth in an urbanized area; and preservation of 
environmentally-sensitive lands along the waterfront. 

In general, the Coconut Road corridor is dynamic and urbanized area developed with a mix of medium
and high-density residential land uses, as well as tourist-oriented non-residential development. These 
non-residential uses include a major resort hotel, timeshares, several golf courses, and a marina. 

From a density standpoint, the surrounding densities in Pelican Landing high- and mid-rise buildings are 
higher than the proposed density within the Bayview on Estero Bay project. This information is readily 
available as each tower within the ORI was subject to Final Plan Approval (FPA), and therefore defines 
the density for the building and supportive amenty areas. Densities for these existing towers range from 
a high of 43 du/acre in the 79-unit Treviso tower site to approximately 9.3 du/acre for the mid-rise towers 
with the ORI. The newest building, Altaira, contains 122 units on a 4.82 acre site - resulting in a density 
of 25 du/acre. Please refer to the Surrounding Density Analysis for a complete listing of surrounding 
densities. 

It is noted that the gross density of the Pelican Landing ORI is approximately 2 du/acre due to the 
substantial land area within the overall project boundary, much of which is dedicated to golf course, open 
space, and preserve areas. The Applicant respectfully submits that the analysis of net densities on the 
nearby tower sites internal to the ORI is appropriate to demonstrate neighborhood context and the built 
form in the immediate area. 

In terms of building heights, the majority of surrounding lands are developed with mid- and high-rise 
development including the adjacent Hyatt Coconut Point Resort (213'/18 stories), Navona at The Colony 
Golf & Bay Club (maximum of 254'/20 stories over parking), and Altaira at the Colony Golf & Bay Club 
(maximum of 249', 20 stories over parking). 

As shown on Views 4-7 within the attached Conceptual Plan & Visualization Presentation prepared by 
EDSA, views of the proposed community are comparable to those already established by the nearby 
Hyatt Coconut Point Resort and Colony high-rise condominiums. The varying building heights proposed 
in the Bayview on Estero Bay FLU category are compatible with the heights and intensities of surrounding 
development and do not introduce building heights that are out of scale with the neighborhoods. 

The most proximate single-family residential development is El Dorado Acres, approximately 300 feet 
east of the subject property, and separated by golf course holes and golf-related maintenance facilities. 
The tallest building proposed within the Bayview on Estero Bay FLU category is located along the Estero 
Bay waterfront, and as far west into the site as possible. As shown in view 7 specifically, this sensitive 
site design provides substantial physical and visual separation between proposed structures to the El 
Dorado Acres community. 
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Viewsheds from surrounding properties will be further improved via external perimeter buffers,setbacks 
from PD boundaries, building perimeter plantings, and a high level of architectural design and articulation 
on the buildings. 

The amendment will provide for highly demanded public access to Estero Bay, including public boat 
ramp, public parking, and public park area. The amendment carefully limits the size and scope of these 
public facilities to protect the surrounding neighborhoods along Coconut Road from external impacts. 

From an environmental standpoint, the proposed development program will be compatible with the 
environmentally sensitive Estero Bay via continued preservation of 3.6+/-acres in the northern portion of 
the site. The companion PD will include a comprehensive water management plan to address water 
quality, attenuation, and low impact development standards. The text amendment includes more specific 
standards than exist in the Comprehensive Plan today to ensure on-site preserve and conservation of 
environmentally sensitive areas. 

The request directly supports the City's desire to direct new growth in existing urbanized areas, as 
evidenced by the significant efforts to encourage infill and direct development away from the DR/GR 
lands in the eastern portions of the municipal limits. The text amendment speficially adds language to the 
Comprehensive Plan to ensure public access to the Estero Bay - a much needed civic amenity in this 
part of the City. 

The amendment will ensure the appropriate utilization of the public investment in infrastructure and 
services in this area, as evidenced by the enclosed letters of availability. 

The companion CPD/RPO rezoning will meet or exceed the standards set forth in the LDC for planned 
developments as well as the Comprehensive Plan policies approved and proposed for modification 
through this amendment. 

For these reasons, the Applicant respectfully submits the proposed CPA is based upon sound planning 
principles. 

Page 2 of 2 

B280



,-

WALDROP � BONITA SPRINGS Tampa Orlando Sarasota 

"ENGINEERING 28100 Bonila J�3-� Springs. R:U135 
PLANNING ( CML ENGINEERING j LANDSCAPE ARCHllECTURE r p. (��)405-7899

, 

0,11/J':�t@ 
ESTERO BAY MARINA CPD vs. BAYVIEW ON ESTERO BAY � ,cl�23 

4 
s.1,R1,1v. 

PUBLIC AMENITIES COMPARISON MATRIX 111r0- <o;o c: 
·�.b.. l:u:;1 

ESTEROBAY BAYVIEW ON ''-t??-4i'•<.;:( Op
REQUIRED o'tvr �9tvrMARINA RESOR T ESTEROBAY

PUBLIC AMENITY/ 
PUBLIC U SE 

Single Boat Ramp 

CPD 
(Z-14-03) 

✓ 

RPD/CPD 
(PD18-55071-BOS) 

✓ 

NOTES 
i 

Both projects are required to 
provide one (1) public boat 
ramp 

On-Site Boat Trailer Parking 
(Dry Slips) 

Wet Boat Slips 

✓ 
(10) 

✓ 
(7) 

X 

X 
(0) 

X 

X 

X 

X 

✓ 
(15) 

✓ 
(2) 

✓ 

✓ 
(8) 

✓ 

✓ 

✓ 

✓ 

10 trailer parking spaces 
required for Estero Bay 
Marina vs. 15 trailer parking 
spaces proposed at Bayview 

7 public wet slips required at 
Estero Bay Marina, 2 public 
wet slips provided at 
Bayview (for police and fire) 

1 kayak launch proposed at 
Bayview 

8 standard vehicle parking 
spaces proposed at Bayview 

Park space proposed along 
waterfront at Bayview 

Public restrooms proposed 
adjacent to ship store at 
Bayview 
Coconut Road sidewalk not 
required for Estero Bay 
Marina 
Ship store proposed at 
Bayview 

Kayak Launch 

On-Site Standard Vehicle 
Parking Spaces 

Passive Park 

Public Restroom Facilities 

On-site and Off-site Pedestrian 
Infrastructure 

Ship Store 

Additional Off-Site Boat Trailer 
Parking 

Additional Off-Site Vehicle 
Parking 

Shuttle Service to Off-Site 
Additional Parking 

X 

X 

X 

✓ 

✓ 

✓ 

10 boat trailer parking 
spaces proposed at off-site 
location under common 
ownership 
14 standard vehicle parking 
spaces proposed at off-site 
location under common 
ownership 
Shuttle service proposed 

(1) "Required" refers to amenities and improvements required by the zoning resolution for Estero Bay Marina (Z-
14-03), and not those amenities that are permitted but not required. 
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BONITA SPRINGS, FL 
CONCEPTUAL MASTER PLAN 
OCTOBER I 8, 20 18 
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BONITA SPRINGS, FL 
CONCEPTUAL MASTER PLAN LEGEND 
OCTOBER 18, 2018 

01 Public Parking (10Truck/Trailers, 15 Cars) 08 Public Park 15 Amenity Deck A I 6 Stories of Residential Over 2 Amenity Floors Over 2 Floors of Parking ( I 15' to Roof) 
A2 20 Stories of Residential Over 2 Stories of Parking (245' to Roof)02 Public Restrooms and Possible Shipstore 09 Private Dining for the Community 16 Sport Courts 
B,D,E,F 6 Stories Over Parking (75' to Roof)

03 Public Boat Ramp 1 0 Bocce Courts 17 Clubhouse Arrival Plaza AL/MC 4 Stories Over Parking(+/. 55' to Roof)
04 Public Boat Slip (10 Slips) 11 Boardwalk Promenade 18 Main Gatehouse 
05 Kayak and Paddle Board Launch 12 Pavillion 19 Second Gatehouse Entry 
06 Fire and Police Boat Slips (2 Slips) 13 Community Boat Dock 20 Third Gatehouse Entry 
07 Possible High End Boat Club & Private Slips 14 Main Pool 21 Mangrove Preserve 

B285
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BONITA SPRINGS, FL 
CONCEPTUAL MASTER PLAN LEGEND 
OCTOBER 18, 2018 

Public Parking (10 Truck/Trailers, 15 Cars) Public Park Amenity Deck A I 6 Stories of Residential Over 2 Amenity Floors Over 2 Floors of Parking ( I I 5' to Roof) 
A2 20 Stories of Residential Over 2 Stories of Parking (245' to Roof)Public Restrooms and Possible Shipstore Private Dining for the Community Sport Courts B,D,E,F 6 Stories Over Parking(75' to Roof)

Public Boat Ramp Bocce Courts Clubhouse Arrival Plaza AUMC 4 Stories Over Parking(+/. 55' to Roof)
Public Boat Slip (10 Slips) Boardwalk Promenade Main Gatehouse 
Kayak and Paddle Board Launch Pavillion Second Gatehouse Entry 
Fire and Police Boat Slips (2 Slips) Community Boat Dock Third Gatehouse Entry 
Possible High End Boat Club & Private Slips Main Pool Mangrove Preserve 
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BONITA SPRINGS, FL 
PERSPECTIVE 
OCTOBER 18, 2018 
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HYATT BAYVIEW 

COLONY 
BAY 

COCONUT SITE 

GATE POINT 

COCONUT 

ROAD 

BONITA SPRINGS. FL 

VIEW I: PERSPECTIVE VIEWS 
OCTOBER 18. 20 18 
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NAVONA TREVOSO CASTELLA 

BONITA SPRINGS, FL 
VIEW 6: PERSPECTIVE VIEWS 
OCTOBER 18, 20 18 
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BONITA SPRINGS, FL 
VIEW 7: PERSPECTIVE VIEWS 
OCTOBER 18, 2018 
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Bayview on Estero Bay 
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SUMMARY 
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BAYVIEW 
ON ESTERO BAY 

September 20, 2018 

RE: Bayview on Estero Bay 
4 798 Coconut Road and property formerly known as Weeks Fish Camp 

Dear Property Owner: 

In compliance with the Bonita Springs Land Development Code requirements relating to Ordinance No. 

18-15, LB Estero Bay Investments, LLC, the owner of the above referenced properties, is holding a 
Neighborhood Meeting in advance of filing its applications with the City of Bonita Springs seeking 
approval for a future land use map amendment, comprehensive plan text amendment, and to rezone the 
properties to Planned Development, to allow for a 300 unit continuing care retirement community, with 
assisted living and memory care, and related amenities, and an alternative use for 300 residential units and 
related amenities with no CCRC. The owner will also file an application to annex 4 798 Coconut Road into 
the City of Bonita Springs. 

The purpose of the meeting is to educate community members and nearby land owners about the proposed 

"Bayview on Estero Bay" development and application, and to address any questions. 

The Neighborhood Meeting will be held, October 18, 2018 at 6:00 p.m. at Estero High School, 21900 

River Ranch Rd, Estero, FL 33928. 

For questions, please contact Tina Matte at 239-275-5758 or Tina@gsma.pro. 

LB ESTERO BAY INVESTMENTS, LLC 
2210 Vanderbilt Beach Rd, Suite 1300 I Naples, FL 34109 
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OWNERSHIP REPORT 9/20/2018 

Subject Parcels: 358 

1, 8801 ,410 940 470 0 1, 880 Feet 
wAE 07-47-25-00-00001.3BCE et al. 

THE INFORMATION CONTAINED IN THIS REPORT IS GOVERNED BY FLORIDA STATUTE 119.071 T 
(GENERAL EXEMPTIONS FROM INSPECTION OR COPYING OF PUBLIC RECORDS). 
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0003166979 / FNP-439500 

The News-Press 

media group 
news-press.mm A GANNETT COMPANY 

Attn: 

GRAVINA SMITH MATTE & ARNOLD 

12474 BRANTLEY CT 

FORT MYE� FL 33907 

STATE OF FLORIDA COUNTY OF LEE: 

Before the undersigned authority personally appeared Milagros 
A Isberto, who on oath says that he or she is a Legal Assistant 

of the News-Press, a daily newspaper published at Fort Myers 

in Lee County, Florida; that the attached copy of advertisement, 

being a Legal Ad in the matter of 

Notice of Meetings 

In the Twentieth Judicial Circuit Court was published in said 
newspaper in the issues of: 

09/21/18 

Affiant further says that the said News-Press is a paper of 

general circulation daily in Lee, Charlotte, Collier, Glades and 

Hendry Counties and published at Fort Myers, in said Lee 

County, Florida, and that the said newspaper has heretofore 

been continuously published in said Lee County, Florida each 

day and has been entered as periodicals matter at the post office 

in Fort Myers, in said Lee County, Florida, for a period of one 

year next preceding the first publication of the attached copy of 

advertisement; and affiant further says that he or she has never 
paid nor promised any person, firm or corporation any discount, 
rebate, commission or refund for the purpose of securing this 

advertisement for publication in the said newspaper. 

Sworn to_ and Subscribed before me this 21st of September 2018, 

by Milagros A lsberto who is personally known to me. 

tary Public for the State of Florida 

My Commission expires February 13, 2021 

II .-·•�i�� JANET E. COBB 
llt&i··\ MYCOMMISSKlN#GG 072456 ..•• :*!; \� "!fl EXPIRES: f'ebNaly 13, 2021 
Iii "•,1",,••·· o.'1- Bonded111n1....,_Nllclntelwlln"&,f!r.r:.:,• ..,..w 
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RE: Bayview on Estero Bay 

BAYVIEW 
ON ESTERO BAY 

4798 Coconut Road and property formerly known as Weeks Fish Camp 

Memo: Summary for Neighborhood Information Meeting held October 18, 2018 

Overview of Meeting Details: 

In compliance with the Bonita Springs Land Development Code requirements relating to Ordinance No. 
18-15, LB Estero Bay Investments, LLC, the owner of 4798 Coconut Road and property formerly known
as Weeks Fish Camp, held a Neighborhood Information Meeting in advance of filing its applications with
the City of Bonita Springs on October 18, 2018 at 6:00 p.m. at Estero High School, 21900 River Ranch Rd,
Estero, FL 33928. Also, in compliance with the ordinance, a letter of notification of the meeting was mailed
21 days in advance of the meeting to all property owners located within 1,000 feet of the affected properties.
The mailing list was secured through the Lee County Property Appraiser's office. Additionally, a legal
public notice was printed in The News-Press on Friday, September 21, 2018.

The purpose of the Neighborhood Information Meeting was to educate community members and nearby 
land owners about the proposed "Bayview on Estero Bay" development and application, and to address any 
questions or concerns. 

LB Estero Bay Investments, LLC outlined its plan at the meeting to seek approval for a future land use map 
amendment, comprehensive plan text amendment, and to rezone the properties to Planned Development, to 
allow for a 300 unit continuing care retirement community, with assisted living and memory care, and 
related amenities, and an alternative use for 300 residential units and related amenities with no CCRC. The 
owner also explained its intent to file an application to annex 4 798 Coconut Road into the City of Bonita 
Springs. 

Approximately 175 people were in attendance at the meeting. 

All guests were requested to sign in upon arrival. LB Estero Bay Investments, LLC captured names, email 
addresses and physical addresses of individuals in attendance and has supplied copies of the sign-in sheets 
in the enclosed materials. A copy of the audio file from the meeting is also enclosed. 

The meeting was approximately one hour and 20 minutes. 

Overview of Presentation: 

Tina Matte with Gravina, Smith, Matte & Arnold Marketing and Public Relations opened the meeting 

with initial remarks informing the audience about the intent of the meeting and confirming the developer 

had previously participated in nearly 40 meetings and focus groups involving hundreds of residents about 

this project. The meetings date back to August of 2017 - nearly a year before the ordinance required it, 

and eight months before the company officially closed on the property in April of this year. 
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Following, Mark Wilson, the President and CEO of London Bay Homes and Danville Leadbetter, the 

company's Vice President of Land Development and Acquisitions continued with the presentation. 

The presentation included an overview of the following topics: 

History of London Bay Homes, it's mission and values 

Summary of Proposed Project: 

o 300 independent living ( or 300 residential) units

o 75-bed AL/MC/skilled nursing

o 1 building, 20 stories of residential over 2 stories of parking (245' to roof) connected by a

shared podium to 1 building consisting of 6 stories of residential over 2 amenity floors

over 2 floors of parking (115' to roof)

o 4 buildings, 6 stories over parking (75' to roof)

o 1 building, 4 stories over parking(+/- 55' to roof)

o 72 boat slips in the marina

Overview of developer commitments related to the project: 

o Not use Pelican Landing beach amenities

o Provide public access (in perpetuity)

o Provide 10 boat slips for the public

o Provide 2 spaces for emergency services (fire and police)

o Provide 10 boat trailer parking stalls onsite

o Provide 15 car parking spaces onsite

o Provide a small public park

o Provide bathrooms and considering a small ships store

o Provide a kayak & paddleboard launch

o Provide overflow parking (boat trailer and cars) offsite

o Consider a high-end boat club to operate at the marina

o Moorings Park at Grande Lake - This is a similar project in which London Bay Homes

serves as developer. A 6-minute video of the project was shared during the presentation

to illustrate the potential for the proposed CRCC project at Bayview on Estero Bay. A

disclaimer was shared noting that currently there is no agreement with an operator for

Bayview on Estero Bay.

LB Estero Bay Investments also outlined a series of 16 statements regarding the project related to 

the following: 

o Jurisdiction

o Explanation of a CCRC

o Years for build out

o Job creation opportunities and economic impact

o Florida Green Building Coalition standards

o Public access and marina

o Traffic - LB Estero Bay Investments has secured an independent traffic consultant

o Right-of-Way permit will be requested

o Storm preparedness

o Water quality and drainage
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Following the presentation, the public was invited to ask questions and address any concerns. Mark 

Wilson and Danville Leadbetter addressed each question. A summary of the questions, comments and 

developer responses are provided below. 

Summary of Questions, Comments and Developer's Answers 

Q. Will the project impact Pelican Landing?
A. Meetings and conversations have already been underway with the association. There will be no

impacts to the current Pelican Landing amenities.

Q. Where do Impact fees go?
A. City of Bonita Springs

Q. Why isn't Estero receiving impact fees since Coconut Road is impacted?
A. Project is in the jurisdiction of City of Bonita Springs; therefore, impact fees will be provided

there.

Comment: 
Audience member applauded proposed amenities, quality of project and potential to serve as a "good" tax 
base. Concern was addressed about limited parking spots and use of shuttle for offsite parking. 
Suggestion was then made for additional onsite parking for trailers. 

Comment/Question: 
Concern was addressed over impact to Coconut Road because of CCRC. Question was then proposed 
about widening Coconut Road and/or adding stop lights. 

A. The developer noted that under the current zoning, the peak car impact would be vastly larger
than that of the proposed CCRC project. Under CCRC, there is a dramatic reduction in peak
hours - up 70% reduction of impacts to Coconut Road. Developer suggested that the government
entities of Village of Estero, Bonita Springs and Lee County come together to address the
potential for traffic lights. Developer also noted uncertainty about road begin widened; access to
US 41 would need to be addressed by Lee County, Estero and Bonita Springs jurisdictions. Also
noted that the proposed project would utilize shuttles and limousines for transportation. Seniors
will not be driving as often individually; Bayview will work to coordinate group transportation
for seniors. Encouraged audience to talk to the three jurisdictions regarding Coconut Road.

Q. Several questions were asked about use of offsite property at 4 798 Coconut Road.
A. Developer reiterated that the property would be used for offsite parking for the boat ramp as well

parking spots for boat trailers. Developer will make sure it's visually appealing from Coconut
Road with landscaping on the outer site.

Comment: 
Recommendation for additional parking spaces at 4798 Coconut Road 

Q. Are there restrictions to public usage of ramp during daytime hours? Can boats be launched in the
middle of the night?

A. Yes, the ramp will most likely be restricted for use in the middle of the night.

Q. Is there a boat draft limit for boats that launch from the property's onsite marina?
A. Yes. There is a three-foot boat draft limit per the current zoning.
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Q. Is the developer requesting permitting for dredging?
A. Yes. There is currently a dredging permit attached to the current zoning but will be modified

under the new application. There will still be a three-foot boat draft under the new permit request.

Q. What is the impact from emergency vehicles to Bayview?
A. There is a separate entrance for emergency vehicles. Developer is already reviewing traffic

patterns in the CCRC model. The model also takes into account employee traffic. Employees,
staff and residents will mostly all be parking onsite. So, less impacts to traffic. Peak traffic
periods will be related to staff turnover, which are regularly schedule.

Comment regarding concern over additional traffic to Coconut Road related to five to seven years of 
construction traffic. 

Q. Will the project accommodate charter businesses who use the site for motorboat and kayak charters?
A. There is offsite parking to create the ability to park vehicles for businesses that use the property

for charters. There is limited parking at the boat ramp, so a shuttle service will also be made
available for guests to use for back and forth from the boat ramp to offsite parking.

General comments/statements from individual about the following: 
More public access 
Disappoint about name-wants acknowledgement of Week Family in name 
Concern over kayak launch location because of mangroves 
More public parking 
More space for double launching 
Disagreement that the marina is feasible 
No Rezoning Comment -support zoning in place 

Comment: 

Concern over water runoff from concrete and construction. 
A. Addressed that there is a plan in place to store, retain and clean water before discharge. The

mangroves also function as an additional cleaning process.

Q. If parking lot is full and traffic is waiting to drop off boats, where do they wait -would they wait on
Coconut Road?

A. Developer will try to avoid long lines with offsite parking. Lines for waiting for boat launch are
still to be determined. A walking path may be added near the boat ram to avoid vehicles
extending and parking along Coconut Road.

Q. How big is the park?
A. It's designed to be an intimate park to allow for a small group of people to use as a passive park.

Q. How much of the 30 acres is public?
A. The marina and parking will use about three acres -10 percent of property.

Comment: 

General design for boat ramp and parking is impractical for a trailer that is 20 to 25-feet. If other boats are 
coming out and backing up, you have to back up 70 to 100 feet - would be too difficult. Suggested 
moving everything to the right, shorten lake and come in from east about 20 to 25 feet. Also suggested 
entrance from the North side to make it quicker to come in. A single-lane is not feasible. Two is preferred. 

A. Developer clarified that there is already only one way in and an additional exit on the outer
direction.
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About London Bay 

• Started in 1990
• Local Company, Local Management & Local Ownership

• Excellent Team of 100 Professionals
• Reputation for: Integrity, Customer Service, Design,

Professionalism, & Financial Strength
• "Blue Zone" Designated Company

1111311 LONOONBAYHOMES
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About London Bay 

• Deep Expertise in the Following Areas:
• Homebuilding & Design

• Community Development
• Strong Development Team
• Remodeling (LBH Renovation & Design)
• Romanza Interior Design
• Acquatico Pools & Outdoor Living

1111311 LONDONBAYHOMES
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London Bay's Core Values 

Teamwork: 

Each of us is a critical member of the team, 

celebrating our every success and tackling every 

obstacle together. 

1111�11 LONDONBAYHOMES
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London Bay's Core Values 

Respect: 

Each team member, client, vendor/trade partner 

is held in the highest regard. 

1111311 LONOONBAYHOMES
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London Bay's Core Values 

Integrity: 
We conduct ourselves professionally with each other, 

with our clients, and with our trade partners -

never becoming complacent in our success 

or our efforts to improve. 

1111311 LONOONBAYHOMES
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London Bay's Core Values 

Commitment: 

We honor our commitments to each other, 

our clients, our business partners, and our 

community, so that every commitment is honored 

to the best of our ability. 

1111311 LONOONBAYHOMES
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London Bay's Core Values 

Quality: 

Through our decades-long commitment to quality 
team members, quality work and quality materials, 

we achieve excellence by "sweating the small stuff." 

1111111 LONDONBAYHOMES
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BONITA SPRINGS. fl 
CONCEPTUAL MASTER PLAN 
OCTOBER 18 20 18 

LEGEND 

o I Public Parking ( 1 O Truck/Trailers, 15 Cars) 
02 Public Restrooms and Possible Shlpstore 
03 Public Boat Ramp 
04 Public Boat Slip (10 Slips) 

05 Kayak and Paddle Board Launch 
06 Fire and Police Boat Slips (2 Slips) 
07 Possible High End Boat Club & Private Slips 

08 Public Park 

09 Private Dining for the Community 
IO Bocce Courts 

11 Boardwalk Promenade 
12 Pavillion 
13 Community Boat Dock 
14 MalnPool 

I S Amenity Deck 
16 Sport Courts 

17 ClubhouseArrival Plaza 
18 Main Gatehouse 
19 Second Gatehouse Entry 
20 Third Gatehouse Entry 

21 Mangroye Preserve 

Al 6 Stories of Residential Over 2 Amenity Floors Over 2 Floors of Parking ( 115' to Roof) 
A2 20 Stories of Residential <>,er 2 Stories of Parklllll (245' to Roof) 
B.D,E.F 6 Stories Over Parldllll (75' to Roof) 
Al/MC 4 Stories Over Parkillll (+/. 55' to Roof) 
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BAYVIEW 
ON ESTERO BAY 

Project Overview 

• 300 independent living (or 300 residential) units
• 75-bed AL/MC/skilled nursing
• 1 building, 20 stories of residential over 2 stories of parking (245' to roof)

connected by a shared podium to 1 building consisting of 6 stories of
residential over 2 amenity floors over 2 floors of parking (115' to roof)

• 4 buildings, 6 stories over parking (75' to roof)
• 1 building, 4 stories over parking(+/- 55' to roof)
• 72 boat slips in the marina
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BAYVIEW 
ON ESTERO BAY 

Our Commitments 

• Not use Pelican Landing beach amenities
• Provide public access (in perpetuity)

• Provide 10 boat slips for the public
• Provide 2 spaces for emergency services (fire and police)

• Provide 10 boat trailer parking stalls onsite
• Provide15 car parking spaces onsite
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BAVVI EW 
ON ESTERO BAY 

Our Commitments 

• Provide a small public park
• Provide bathrooms and considering a small ships store
• Provide a kayak & paddleboard launch
• Provide overflow parking (boat trailer and cars) offsite
• Consider a high-end boat club to operate at the marina
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BAYVIEW 
ON ESTERO BAY 

Moorings Park Disclaimer 

• While Moorings Park is our operating partner for Moorings Park
Grande Lake, we do not have an agreement with an operator for

this project. The following six-minute video is for illustration
purposes of our current CCRC project, only.
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BONITA SPRINGS, FL 
CONCEPTUAL MASTER PLAN 
OCTOBER 18, 2018 

LEGEND 

01 Public Parking (lOTruck/Trallers, 15 Cars) 
02 Public Restrooms and Possible Shlpstore 
03 Public Boat Ramp 
04 Public Boat Slip (10 Slips) 
OS Kayak and Paddle Board Launch 
06 Fire and Police Boat Slips (2 Slips) 
07 Possible High End Boat Club & Private Slips 

08 Public Park 
09 Private Dining for the Community 
1 O Bocce Courts 
11 Boardwalk Promenade 
12 Pavillion 
13 Community Boat Dock 
14 Main Pool 

I S Amenity Deck 
16 Sport Courts 
17 ClubhouseArrival Plaza 
18 Main Gatehouse 
19 Second Gatehouse Entry 
20 Third Gatehouse Entry 
21 Mangrove Preserve 

Al 6 Stories of Residential Over 2 Amenity Floors Over 2 Floors of Parking ( 115' to Roof) 
Al 20 Stories of Residential Over 2 Stories of Parking (245' to Roof) 
B.D,E.F 6 Stories Over Parking (75' to Roof) 
Al/MC 4 Stories Over Parking(+/. 55' to Roof) 
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BONITA SPRINGS, FL 
CONCEPTUAL MASTER PLAN 
OCTOBER I 8. 2018 

LEGEND 

01 Publfc Parking ( 10 Truck/Trailers, 1 S Cars) 
02 Public Restrooms and Possible Shlpstore 
03 Public Boat Ramp 
04 Public Boat Slip ( 10 Slips) 
OS Kayak and Paddle Board Launch 
06 Fire and Police Boat Slips (2 Slips) 
07 Possible High End Boat Club & Private Slips 

08 Public Park 

09 Private Dining for the Community 
1 O Bocce Courts 
11 Boardwalk Promenade 
12 Pavillion 
13 Community Boat Dock 
14 Main Pool 

I S Amenity Deck 
16 Sport Courts 
17 Clubhouse Arrival Plaza 
18 Main Gatehouse 
19 Second Gatehouse Entry 
20 Third Gatehouse Entry 
21 Mangrove Preserve 

Al 6 Stories of Residential Over 2 Amenity Floors Over 2 Floors of Parking ( 11 s· to Roof) 
Al 20 Stories of Reiidentlal Over 2 Stories of Parking (245' to Roof) 
8,0.E,F 6 Stories Over Parking (75" to Roof) 
AIJMC 4 Stories 0Yer Parklng (+/. SS' to Roof) 
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BONITA SPRINGS. Fl 
CONCEPTUAL MASTER PLAN 
OCTOBER 18, 2018 

LEGEND 

o 1 Public Parking ( 1 o Truck/Trailers, 1 S Cars) 
02 Public Restrooms and Possible Shipstore 
03 Public Boat Ramp 
04 Public Boat Slip (10 Slips) 
OS Kayak and Paddle Board Launch 
06 Fire and Police Boat Slips (2 Slips) 
07 Possible High End Boal Club & Private Slips 

08 Public Park 
09 Private Dining for the Community 
1 O Bocce Courts 
11 Boardwalk Promenade 
12 Pavillion 
13 Community Boat Dock 
14 MalnPool 

I S Amenity Deck 
16 Sport Courts 
17 ClubhouseArrival Plaza 
18 Main Gatehouse 
19 Second Gatehouse Entry 
20 Third Gatehouse Entry 
21 Mangr0'1e Preserve 

Al 6 Stories of Residential Over 2 Amenity Floors Over 2 Floors of Parking ( 115' to Roof) 
A2 20 Stories of Residential Over 2 Stories of Parking (2◄5' to Roof) 
B.O.E,F 6 Stories Over Parking (75' to Roof) 
Al/MC ◄ Stories Over Parking(+/. 55' to Roof) 
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BAVVI EW 
ON ESTERO BAY 

FAQ #1 (Project Specifics) 

Q: Who has jurisdiction over the zoning for this 

project? 

A: The City of Bonita Springs 

B353



BAYVIEW 
ON ESTERO BAY 

FAQ #2 (Project Specifics) 

Q: What is a CCRC? 
A: A continuing care retirement community. 

Q: Does a CCRC pay ad valorem taxes? 
A: Yes. 

It is anticipated that 300 units under both the CCRC and 

residential uses will pay ad valorem taxes. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #3 (Project Specifics) 

Q: How many years will it take to build out the 
project? 

A: Construction is anticipated to start in 2021 
(assuming approvals are received within 12-to-18 
months). We estimate a 5-to-7 year build out. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #4 (Project Specifics) Cont'd 

Under both the residential and CCRC plans, there will be an 
additional 1,900 construction jobs created and an additional 1,500 
indirect jobs over the 5-to-7 year duration of the project. 

The positive impact on the economy for construction will be more 
than $500M and the impact for operation will be more than $17M, 
annually. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #5 (Project Specifics) 

Q: Will the project be "green"? 

A: Yes, the project will be certified under the 
standards set by the Florida Green Building 

Coalition. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #7 (Public Access & Marina) 

Q: When will you reopen the marina? 

A: We will be submitting our application to the City of Bonita 
Springs within the next 30 days. We anticipate the approval 

process will take 12-to-18 months, and we intend to start 
construction approximately 12 months after approvals. The marina 
will reopen prior to the first residents taking occupancy - in 

approximately four years. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #8 (Public Access & Marina) 

Q: How can we be sure that the public access will not 

be taken away at a later time? 

A: We will provide an easement to the City of Bonita 
Springs for use of the designated land in 11er11etuity. 

B361



BAYVIEW 
ON ESTERO BAY 

FAQ #9 (Public Access & Marina) 

Q: Will there be a charge to use the boat ramp? 

A: Yes. We anticipate that there will be a fee to use 

the ramp and the prices will be commensurate with 

other similar facilities in the area. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #11 (Public Access & Marina) 

Q: Will the marina sell fuel or have any other amenities? 

A: The marina will not sell fuel. There will be restrooms for 
use of the public at the marina site. We are evaluating the 

possibility of a small ships store to sell ice, bait, and 

various sundries, but there are no definitive plans or 
agreements in place at this time. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #12 (Coconut Road) 

Q: How are you dealing with traffic concerns along Coconut Road? 

A: We have hired an independent traffic consultant to provide a peak
season analysis. 

Our intended uses will result in a reduction in traffic from the current 
approved uses of more than 70°/o for CCRC (55°/o for residential) during 
peak hours. 

We will be paying approximately $2M in transportation impact fees. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #13 (Coconut Road) 

Q: What is the plan for development along Coconut Road 

adjacent to the project? 

A: We will apply for a Right-of-Way Permit requesting 
permission to place landscaping and a sidewalk adjacent 
to the property along the marina to prevent parking in the 

right-of-way. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #14 (Storm Preparedness) 

Q: What are the considerations for a major storm event? 

A: All living areas of the buildings will be constructed above the FEMA flood 
elevation level and will be able to withstand winds of approx. 160 mph. 

If the project is developed as a CCRC, the operator will be required to have 
an evacuation plan, and will likely evacuate the residents well in advance of 
a storm event. 

Under both plans (residential and CCRC), there will be a "hardened" area 
within the buildings to allow residents to shelter in place. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #15 (Water Quality & Drainage) 

Q: What are you doing about water quality? 

A: We will have a comprehensive water management plan for treatment of 

water before it is released into Estero Bay. 

Approximately 3.5 acres of wetlands on the west end of the property, 

adjacent to Estero Bay, are currently subject to a conservation easement, 

which will remain in perpetuity. 

These wetlands will be undisturbed and assist in maintaining the health and 

vitality of the estuaries and bay. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #16 (Water Quality & Drainage) 

Q: Where will your property drain? 

A: The site will be designed to retain and treat any water collected 

from the site prior to being discharged into Estero Bay. 

The water will be discharged at the rate and at the location 

approved by the governing body. 
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BAYVIEW 
ON ESTERO BAY 

Visit Our Website 

@ 
www.LBHBayview.com 

IIIUII LONDONBAYHOMES
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BAYVIEW 
ON ESTERO BAY 

Questions & Answers 
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WALDROP ENGINEERING 
CML EN61NEERIN6 & lAND DEWEI.OPIIENT CONSllLTANIS 

Letter of Transmittal 

181NalNTA81MNDE-•IIII 
BINl'A ..... R. 14115 

P:mtlli-nn 
F1mt•n111 

To: ATTENTION: BONl�A SPRINGS COMMUNfil'l{ DEVELOPMENT DEJ>T. 

JACQIDELINF! GENSON 

922'0 Bonita Beach Road SE 

Bonita Springs, FL 34135 

From: Alexis Crespo 

CC: Lindsay Robin 

Date: March 6, 2020 

Subjec : Bayview on Estero Bay PD/CP - Neighborhood Workshop Summa� 

The following items are transmitted as listed below: 

Quantity Description 

1 Complete Neighborhood Workshop Summary 

I USB containing audio file of Neighborhood Workshop 

REMARKS: Please see attached. Thanks! 

SIGNE 

r,r"'l""l""T\ICn 
II,._.___.,..,. --

CITY OF BONITA SPRINGS

MAR 6 2020 

COMMUNITY DEVELOPMENT

DEPARTMENT 
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WALDROP -�:�I� ENGINEERING 
PIHINING CIVIL ENGINEERING LANDSCAPE ARCHITECTURE 

SPRINGS Fort Myers Tampa Orlando Sarasota 

28100 Bonita Grande Dr., Suite 305, Bonita Springs, FL 34135 
p. (239) 405-7777 I. (239) 405-7899 

Bayview on Estero Bay Neighborhood Meeting 
Estero High School, 21900 River Ranch Rd, Estero, FL 33928 

Wednesday, February 26, 2020, 5:30 p.m. 

LB Estero Bay Investments, LLC (Applicant) and their consultant team hosted a second 
Neighborhood Meeting at the Estero High School, located on 21900 River Ranch Road, 
Estero, FL 33928 at 5:30 p.m., on Wednesday, February 26, 2020. The meeting was held for 
the Comprehensive Plan Amendments (CPA 18-54980 & CPA 18-54982) and Planned 
Development Rezone (PD18-55071) applications. The meeting was noticed to property owners 
listed on Exhibit "A" attached, and the meeting notice was published in the News-Press on 
February 4, 2020. The Affidavit of Publication is attached as Exhibit "B". 

The sign-in sheet is attached as Exhibit "C" and demonstrates approximately 195 attendees 
were present at the meeting. Exhibits presented at the meeting are attached as Exhibit "D" 
and include renderings of the project. Danville Leadbetter and Mark Wilson from London Bay 
Development Group (Applicants) welcomed attendees, introduced the project, and presented 
a PowerPoint presentation attached as Exhibit "E". After the presentation the Applicant 
opened the floor for attendees to ask questions and make comments. A copy of the audio file 
providing a verbatim record of the presentation and public comment is enclosed. 

The attendees expressed both concern and support for the proposed project. The following 
is a summary of the concerns that were raised: impact of construction activity on surrounding 
development, traffic on Coconut Road, environmental impacts from development and 
potential fueling uses, the proposed boat ramp, water quality and stormwater treatment, and 
parking. There was also discussion about Florida-friendly landscaping, fertilizing, ADA design 
and the cost of the public facilities proposed including boat trailer parking. 

Attendees also expressed support for the project, complimenting the Applicant on utilizing 
best management practices for environmental and water quality impacts and for the ongoing 
community engagement throughout the process. 

The main comment repeated by several attendees related to the Pelican Landing parcel 
immediately west of the proposed marina area, and the developer's plans to mitigate impact 
to Pelican Landing's future amenities on that site. Mr. Wilson indicated he would meet with 
representatives from Pelican Landing to discuss this item in detail. Another key comment 
related to the protection of water quality in the Estero Bay and environmental impacts of the 
project. Mr. Wilson and Leadbetter indicated they will incorporate protections into the zoning 
conditions relating to water quality, stormwater management and environmental protection, 
and London Bay is in total agreement regarding the importance of protecting Estero Bay. 

There was discussion on the public hearing schedule, and it was noted that public hearings 
had not been scheduled by the City but are anticipated to begin in April 2020. 

Following the discussion and public comment, the Applicant thanked the attendees and 
provided contact information. The meeting was concluded at approximately 7:30 p.m. 

Page 1 of 1 
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!EXHIBIT A I
FOLIO STRAP STREET NU STREET NA SITE UNIT SITE CITY SITE ZIP OWNER Nt CARE OF ADDRESS1 ADDRESS2 CITY STATE 

10277530 074725B2C 5242 DRAINE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

10277531 074725B2C 23149/165 WEEKS FISH CAMP RD BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

10277532 074725B2C 23148 WEEKS FISH CAMP RD BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

10277533 074725B2( 5236 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl 780 NW 42ND AVE STI MIAMI FL 

10277534 074725B2C 

10277535 074725B2( 

10277536 074725B2C 

10277537 074725B2C 

10277538 074725B2C 

10277539 074725B2( 

10277540 074725B2( 

10277541 074725B2C 

10277542 074725B2C 

10277543 074725B2( 

10277544 074725B2C 

10277545 074725B2C 

10277546 074725B2C 

10277547 074725B2C 

10277548 074725B2C 

10277549 074725B2( 

5232 DRAINE ST 

5234 DRAINE ST 

5233 DRAINE ST 

5227 DRAINE ST 

5220 MAMIE ST 

5230 DRAINE ST 

5228 DRAINE ST 

5230 MAMIE ST 

5220 DRAINE ST 

5212 DRAINE ST 

5204 DRAINE ST 

5210 DRAINE ST 

5216 DRAINE ST 

5219 DRAINE ST 

5190 DRAINE ST 

5228 MAMIE ST 

10277550 074725B2C 5231 MAMIE ST 

10277551 074725B2C 5219/5225 MAMIE ST 

10277552 074725B2C 

10277553 074725B2C 

10277554 074725B2C 

10277555 074725B2C 

10277556 074725B2( 

5213 DRAINE ST 

5215 DRAINE ST 

5210 MAMIE ST 

5211 MAMIE ST 

5450 COCONUT RD 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

BONITA SP 

10277557 074725B2C 23170 WEEKS FISH CAMP RD BONITA SP 

10277558 074725B2C 5000 COCONUT RD BONITA SP 

10277559 074725B2000060010 ACCESS UNDETERMINI BONITA SP 

10277560 074725B2C 5050 COCONUT RD BONITA SP 

10277561 074725B200006001C ACCESS UNDETERMINI BONITA SP 

10277565 074725B3C 

10277569 8.47E+15 

10438179 074725B2C 

10438180 074725B2C 

10438181 074725B2C 

5001 COCONUT RD BONITA SP 

23001 COCONUT POINT RESC BONITA SP 

5207 DRAINE ST 

5203 DRAINE ST 

5206 MAMIE ST 

BONITA SP 

BONITA SP 

BONITA SP 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 PELICAN LANDING COi 24501 WALDEN CENTE BONITA SP FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 HHR HRCP RYAN LLC PO BOX 4900 SCOTTS DAI AZ 

34134 PELICAN LANDING GO 24301 WALDEN CENTE BONITA SP FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 

COUNTRY ZIP 

34109 

34109 

34109 

33126 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34109 

34134 

34109 

34109 

34109 

34109 

34109 

85261 

34134 

34109 

34109 

34109 
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10438193 074725B2C 5207 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN [ NAPLES FL 34109 

10439083 074725B2C 5199 DRAINE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN [ NAPLES FL 34109 

10439084 074725B2C 5195 DRAINE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439085 074725B2C 5191 DRAINE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN [ NAPLES FL 34109 

10439086 074725B2C 5190 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439087 074725B2C 5194 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439088 074725B2C 5198 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439089 074725B2C 5202 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439090 074725B2C 5203 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439091 074725B2C 5199 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439092 074725B2C 5195 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439093 074725B2C 5191 MAMIE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10439305 7.47E+l5 ISLAND BONITA SP 34134 TIITF STATE DEPT OF Er 3900 COMMONWEALlTALLAHAS� FL 32399 

10457908 074725B2000030370 ACCESS UNDETERMINI BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10460486 074725B2C 5196 DRAINE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN [ NAPLES FL 34109 

10460487 074725B2C 5200 DRAINE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN [ NAPLES FL 34109 

10460488 074725B2C 5194 DRAINE ST BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10557007 7.47E+l5 ISLAND BONITA SP TIITF STATE DEPT OF Er 3900 COMMONWEALlTALLAHAS� FL 32399 

10560595 074725B3000040010 ACCESS UNDETERMINI BONITA SP COLONY AT PELICAN L. 5200 PELICAN COLON, BONITA SP FL 34134 

10562967 074725B2000030380 RIGHT OF WAY ESTERO LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10562968 074725B2000030390 RIGHT OF WAY BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10562969 074725B2000030400 RIGHT OF WAY BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10562970 074725B2000030410 RIGHT OF WAY BONITA SP 34134 LB ESTERO BAY INVESl STE 1300 2210 VAN[ NAPLES FL 34109 

10564097 07472500000013BCE ACCESS UNDETERMINI BONITA SP 34134 PELICAN LANDING COi 24501 WALDEN CENTE BONITA SP FL 34134 

10564688 074725B3000041BCE ACCESS UNDETERMINI BONITA SP PELICAN LANDING COi 24501 WALDEN CENTE BONITA SP FL 34134 

10566375 074725B2000000010 GOLF COURSE BONITA SP PELICAN LANDING GO 24301 WALDEN CENTE BONITA SP FL 34134 

10571232 084725B4C 4761 VIA DEL CC 101 BONITA SP 34134 GALI ETTA GERALD E & 4761 VIA DEL CORSO L BONITA SP FL 34134 

10571233 084725B4C 4761 VIA DEL CC 102 BONITA SP 34134 PEDERSEN JAN ERIK+. 1454 GARDEN RD WESTON FL 33326 

10571234 084725B4C 4761 VIA DEL CC 201 BONITA SP 34134 GUY P CAPUTO TRUST 4761 VIA DEL CORSO L BONITA SP FL 34134 

10571235 084725B4C 4761 VIA DEL CC 202 BONITA SP 34134 HALL KEVIN M & MAR' 4761 VIA DEL CORSO L BONITA SP FL 34134 

10571236 084725B4C 4761 VIA DEL CC 301 BONITA SP 34134 RINK TIMOTHY L + GA,4761 VIA DEL CORSO L BONITA SP FL 34134 

10571237 084725B4C 4761 VIA DEL CC 302 BONITA SP 34134 OSTRANDER ROBERT J 769 LAKE AVE GREENWIC CT 6830 

10571238 084725B4C 4761 VIA DEL CC 401 BONITA SP 34134 STEPHEN LACHLAN MJ4761 VIA DEL CORSO LBONITA SP FL 34134 

10571239 084725B4C 4761 VIA DEL CC 402 BONITA SP 34134 BALY DOMINIQUE + 5)4761 VIA 0#402 BONITA SP FL 34134 

10571885 084725B4C 4750 VIA DEL CC 101 BONITA SP 34134 WEKSELBLATT JOSEPH 4750 VIA DEL CORSO L BONITA SP FL 34134 

10571886 084725B4C 4750 VIA DEL CC 102 BONITA SP 34134 LOEBER MICHAEL C + 4750 VIA DEL CORSO L BONITA SP FL 34134 

10571887 084725B4C 4750 VIA DEL CC 201 BONITA SP 34134 POLUDNIAK S LEE & 0 4853 NOBLES POND D CANTON OH 44718 

10571888 084725B4C 4750 VIA DEL CC 202 BONITA SP 34134 WEAD FREDERICK K + 14750 VIA DEL CORSO L BONITA SP FL 34134 
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10571889 084725B4C 

10571890 084725B4C 

10571891 084725B4C 

10571892 084725B4C 

10571893 084725B4C 

10571894 084725B4C 

10571895 084725B4C 

10571896 084725B4C 

10571897 084725B4C 

10571898 084725B4C 

10571899 084725B4C 

10571900 084725B4C 

10571901 084725B4C 

10571902 084725B4C 

10571903 084725B4C 

10571904 084725B4C 

10571905 084725B4C 

10571906 084725B4C 

10571907 084725B4C 

10571908 084725B4C 

10572824 084725B4C 

10572825 084725B4C 

10572826 084725B4C 

10572827 084725B4C 

10572828 084725B4C 

10572829 084725B4C 

10572830 084725B4C 

10572831 084725B4C 

4750 VIA DEL CC 

4750 VIA DEL CC 

4750 VIA DEL CC 

4750 VIA DEL CC 

4770 VIA DEL CC 

4770 VIA DEL CC 

4770 VIA DEL CC 

4770 VIA DEL CC 

4770 VIA DEL CC 

4770 VIA DEL CC 

4770 VIA DEL CC 

4770 VIA DEL CC 

4780 VIA DEL CC 

4780 VIA DEL CC 

4780 VIA DEL CC 

4780 VIA DEL CC 

4780 VIA DEL CC 

4780 VIA DEL CC 

4780 VIA DEL CC 

4780 VIA DEL CC 

4771 VIA DEL CC 

4771 VIA DEL CC 

4771 VIA DEL CC 

4771 VIA DEL CC 

4771 VIA DEL CC 

4771 VIA DEL CC 

4771 VIA DEL CC 

4771 VIA DEL CC 

301 BONITA SP 

302 BONITA SP 

401 BONITA SP 

402 BONITA SP 

101 BONITA SP 

102 BONITA SP 

201 BONITA SP 

202 BONITA SP 

301 BONITA SP 

302 BONITA SP 

401 BONITA SP 

402 BONITA SP 

101 BONITA SP 

102 BONITA SP 

201 BONITA SP 

202 BONITA SP 

301 BONITA SP 

302 BONITA SP 

401 BONITA SP 

402 BONITA SP 

101 BONITA SP 

102 BONITA SP 

201 BONITA SP 

202 BONITA SP 

301 BONITA SP 

302 BONITA SP 

401 BONITA SP 

402 BONITA SP 

10574508 08472584( 4701-4787 VIA DEL CORSO LN BONITA SP 

10574509 08472584( 4781 VIA DEL CC 101 BONITA SP 

10574510 084725B4C 

10574511 084725B4C 

10574512 08472584( 

10574513 084725B4C 

10574514 084725B4C 

4781 VIA DEL CC 

4781 VIA DEL CC 

4781 VIA DEL CC 

4781 VIA DEL CC 

4781 VIA DEL CC 

10574515 084725B4C 4781 VIA DEL CC 

10574516 08472584( 4781 VIA DEL CC 

10576801 08472584000040020 SUBMERGED 

102 BONITA SP 

201 BONITA SP 

202 BONITA SP 

301 BONITA SP 

302 BONITA SP 

401 BONITA SP 

402 BONITA SP 

BONITA SP 

34134 TARTABINI JOSEPH SR 470-12 DEER PATH AURORA OH 

34134 DIEDERICH CATHERINE 4750 VIA DEL CORSO L BONITA SP FL 

34134 LYONS EDWIN L & MA 4750 VIA DEL CORSO L BONITA SP FL 

34134 RICHARD JAMES FETTE 4750 VIAD #402 BONITA SP FL 

34134 ROSS CHARLES E TR 42772 CARDINAL WAY NOVI Ml 

34134 TIGNANELLI JAMES & 14770 VIA DEL CORSO L BONITA SP FL 

34134 GETTENBERG GARY TR 4770 VIA DEL CORSO L BONITA SP FL 

34134 LENTZ DON & PATRICl,4770 VIA DEL CORSO L BONITA SP FL 

34134 LISY ROBERT J 4770 VIA DEL CORSO L BONITA SP FL 

34134 KNAEBEL MICHAEL L + 4770 VIA DEL CORSO L BONITA SP FL 

34134 ARMSTRONG ALBERT 14770 VIA DEL CORSO L BONITA SP FL 

34134 TURLEY STEPHEN C & 4770 VIA DEL CORSO L BONITA SP FL 

34134 BRDA BRUCE W & KAR 4780 VIA DEL CORSO L BONITA SP FL 

34134 MENNEL DAVID R TR 15379 WHISTLING LN CARMEL IN 

34134 FILBIN KENNETH J & SJ 4780 VIA DEL CORSO L BONITA SP FL 

34134 WADDELL ROBERT S & 4780 VIA DEL CORSO L BONITA SP FL 

34134 SANTORO RICHARD G 4780 VIAD #301 BONITA SP FL 

34134 HANCY DENNIS W & JC 4780 VIA DEL CORSO L BONITA SP FL 

34134 STARUCK JAMES E & C 4780 VIAD #401 BONITA SP FL 

34134 SCHLOSS STUART & NJ4780 VIA DEL CORSO L BONITA SP FL 

34134 BAKER DAVID HARRIS 4771 VIA DEL CORSO L BONITA SP FL 

34134 COTTER WILLIAM J TR 4771 VIA DEL CORSO L BONITA SP FL 

34134 GARREN TIMOTHY J & 214 WICKER DR DEER PARI< IL 

34134 PAULL MARGARET CAI 100 HIGHLAND AVE WELLSBUR WV 

34134 KADLIC JOHN P & MAF 4771 VIA DEL CORSO L BONITA SP FL 

34134 UDICIOUS DENISE C & 4771 VIAD #302 BONITA SP FL 

34134 REICHLE RICHARD G JF 4771 VIA DEL CORSO L BONITA SP FL 

34134 BAKER DONALD D + Ar 12252 MONTCALM ST CARMEL IN 

CIELO AT THE COLONY 

34134 NIEDZWICKI JOHN S & 4781 VIAD #101 BONITA SP FL 

34134 SCAFIDI MICHAEL A & 606 TREVINO DR LAKE GENE WI 

34134 RANSOM RICHARD RB 4781 VIA DEL CORSO L BONITA SP FL 

34134 JOHNSON JEROME L Tl 4781 VIA DEL CORSO L BONITA SP FL 

34134 SHAFFER JANICE R TR 561 S 10TH ST #4212 MINNEAPC MN 

34134 GREENWALD RONALD 4781 VIA 0#302 BONITA SP FL 

34134 JOSEPH WAYNE+ BREI 1601 BLACKBERRY CIR SARTELL MN 

34134 STROEHMANN DAVID 4781 VIA DEL CORSO L BONITA SP FL 

34134 BAYSIDE II\ WRATH ELL 6131 LYON RD STE 10( COCONUT FL 

44202 

34134 

34134 

34134 

48375 

34134 

34134 

34134 

34134 

34134 

34134 

34134 

34134 

46033 

34134 

34134 

34134 

34134 

34134 

34134 

34134 

34134 

60010 

26070 

34134 

34134 

34134 

46032 

34134 

53147 

34134 

34134 

55403 

34134 

56377 

34134 

33073 
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10580013 084725B4( 4861 COCONUT RD BONITA SP 

10580014 084725B4000040030 ACCESS UNDETERMINI BONITA SP 

34134 WCI COMI\ LENNAR HC 10481 6 MILE CYPRES� FORT MYEI FL 

34134 COLONY Al CASTLE Mt 12270 SW 3RD ST #201 PLANTATIC FL 

33966 

33325 

B378



!EXHIBIT BI

Waldrop Engineering 
28100 Bonita Grande Dr #305 
Bonita Springs, FL 34135 

STATE OF WISCONSIN COUNTY OF BROWN: 

The News-Press 

media group 
news-press.com A. GANNETT COMPANY 

Before the undersigned authority personally appeared said legal 
clerk, who on oath says that he or she is a Legal Assistant of 
the News-Press. a daily newspaper published at Fort Myers in 
Lee County. Florida; that the attached copy of advertisement, 
being a Legal Ad in the matter of 

NOTICE OF PUBLIC NEIGHBORHOOD MEETING FOR 
BAYVIEW ON ESTERO BAY, FORMERLY WEEKS FISH CAMP 

In the Twentieth Judicial Circuit Court was published in said 
newspaper in the issues of: 

02/04/2020 

Affiant further says that the said News-Press is a paper of 
general circulation daily in Lee. Charlotte, Collier, Glades and 
Hendry Counties and published at Fort Myers, in said Lee 
County. Florida. and that the said newspaper has heretofore 
been continuously published in said Lee County, Florida each 
day and has been entered as periodicals matter at the post office 
in Fort Myers. in said Lee County. Florida, for a period of one 
year next preceding the first publication of the attached copy of 
advertisement: and aniant further says thal he or she has never 
paid nor promised any person. !inn or corporation any discount, 
rebate. commission or refund for the purpose of securing this 
advertisement lex puhlication in the said newspaper. 

Sworn to and Subscribed before me this 4th of February 2020. 

My commission ..:'\pin:s 

NANCY-H E.Y.R MAN_,_� .. �-\ 
Notary Public 

State of Wisconsin 

0000976029/0000002582 
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NOTICE OF PUBLIC NEIGHBORHOOD MEETING FOR 
BAYVIEW ON ESTERO BAY, FORMERLY WEEKS FISH CAMP 
In compliance with the Bonita Springs Land Development Code requirements relating to Section 4-28, LB Estero Bay Investments, 

LLC, the owner of the above referenced properties, is holding its second Neighborhood Meeting in advance of public hearings 

for a future land use map amendment, 

comprehensive plan text amendment, 

and to rezone the properties to Planned 

Development. 

These applications propose a 300-unit 

continuing care facility (CCF), with 75 

assisted living and memory care beds, 

and related amenities including a public 

boat ramp, 72 wet boat slips and 25 dry 

boat slips/boat trailer parking spaces. The 

applicant is seeking approval to allow for 

300 multi-family residential units and 

related amenities with no CCF as an 

alternative (and NOT in addition to the 

CCF option). 

The purpose of the meeting is to 

educate community members and 

nearby landowners about the proposed 

"Bayview on Estero Bay" development 

and applications, and to address any 

questions. 

The Neighborhood Meeting will be held 

on Wednesday, February 26, 2020 at 

5:30 p.m. at Estero High School, 21900 

River Ranch Rd, Estero, FL 33928. 

For questions, please contact Tina Matte 

at 239-275-5758 or Tina@gsma.pro. 

N P-0000976029 
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CLASSIFIED 

the job network 
JOIS.NEWS·PIESS.COM 

Your Source 

• 114-bitl 
for the latesL 

� Bid, .ind Propos.-ils 
RFQ No: (Qt&-o009TA - MMM High 
S<hool(EastZone)lnvltationto Bkf. 
Suffolk Construction will re«ive sured 

f:.ft'!To�. E!:tt!�33��!
t
to'1:0 

p.m. on Tue-sdAy, Fe bruary 11th. 2020 
from companies wrshi� to p,ovide 

�:��:,�
s

•u= J��
M

= 
LN CtHJnty. SoUdi.tion do<u'!Wf'IU 
and instructions wiU � mech avfn\.abk 
ert�,�nu:2;, 2:�Jozion:� 

through anHMil"-«IUl'Slto Danie!le 
Hartnuin at dhalrtmanesutfolk.com or 

�1�
1
�

SuffolkConstruction at(231) 

A.dt402S7'6 Jan28-Feb112020 

F1ct1t1ous Bus111ess 
NOTICE UHOER FICTITIOUS NAME LAW 
PURSUANT TO SECTtON 165.09 
fLOfUDASTATUT£S 

Notice i1 ht-r� given tMt the undff-

��:'· 1e'�dfti�
0

us•': i:1�.=! 

r::�j;:;���� Jf�::J. 
;!!

i
t�

ns
in°\�h!!:e� Ffd!fc1:�!f 

C.rt<Klravo. 
ADl-40360132/412020 

' Leg;il Notices 
B200119DWJ 

MattachaFhhln:9PierRepleument 
lnYitltion toBid 

LttCounty Procurement Management 
wiU re<eiYesealed propo5,1h 1n theOf
fic•ofthe Procurement Ma�m•nt 
Dirt <tor, 2115 Second StrH11rt Floor, 
fort My.n, fl 33901 prior to 2 :30 pm 
onlhursday,Marchl2,2020 from 
companie-s wishing to provide thKe 

!:74��;:
u

�
th�

t•
= 

2/lOl2�0 tD:OOAM at MatJachli Cor,,
munltyPark 
4577 Pin, tsland Road, Matlk'ha, fl 

33993 SoUcitltlon documents and I� 
=�:� rn.ay be sec:urd from the 

�T����
ADM02493t fflltu,f,Y 4, l020 

STATEOFMKHIGAN 
JUDICJAI..OISTRICT 

32 ndJUDIOALORCVJT 
COUNTY ,ttOBATt 

CASE NO. 1�2 13-0 
OROERFORSEIIVICE BY 

PUBUCATIONIPOS'TtNG ANO NOTICE 
OFA(n0N 

Court addrfts: 200 N. Moo,e Street. 
Beuemer,Ml4'911 
J>t.intiff: 
OTYOF8£S5EMH 
41\SouthSD9hleSt 
aessemer, Mf4'911 
906.663.4311 

:':=��1°�A (Pl752n 
MICHAEL S. BURI NK (P70S 17) 
O'DH, Nordeen. Burlnk. •nd Pickens. 

P.C .. 2 25 East Aurora St Ironwood. Ml 

:
9 938,906.932.1221 

Oefenct.nt: EMllUO MAMVYAC 

[i�i�l'� 
rTISORD£J1£0: 

*ti��:� �;�;E':�
file �, aMWer or take other action 
permrtttd bya.win thiscourtat the 
court •ddrns •bowt on or before OJ.. 

26-2020. tf you fail to do so, 1 def•ult 

i��t':�,i:'I d���� i�
g

;':'cfi: 

ral":�;:!tJu�
s
o�'! shall be pubUsh-

ed once each WMlc In Ft. Myers News 
PHH for thrft Comfcudw Wffb. •nd 
p,oafof public.a1ion wtlbefiledin 
this court. 

��'T,
b
�i���:,; �= ��� 

�14;J1f>O E. Selllr StrHt, BeuerMr, 

4.A copy of thisorderihanbe sent to 
Emilho Mamuya< at th• lut1:.nown ad-

$::�:F��:: :::t��:!:��� 
stialbe fitedwiththis<ourt. 

:1�a!!:J
u

:�:�35 
Judge 
AdM0361S9 Fe b4,l1,18,2O20 

IB@#'iiiii111111i 
• Notice of S.>le� 

SELL IT 

BUYIT 

FIND IT 

LOVEIT 

cars 

garage sales 

tickets 

jobs 

antiques 

motorcycles 

computers 

boats 

sports equipment 

pets 

�� =::tut �,�
0
b,'!r:-�.:�:=:r.,,he

a
fm�·m.�

r<
� 

� 
to canmlatlon Wt the ewnt of settlement betwffn c,woner and o bli�ted 8UCtiOnS 

Oatedth1s 18thdayofJanua,y2020 
AD401l748Jan28,Fi!b4, 2020 yard sales 
t--2MiM·iiEiM 
NOTICE IS HEREBY GMN that the

N
���Sl���encb to MU thf S)ef)OMI proper- collectibles 

�;:;: :::ri.,1:cte�::;:.:�f�3�:,,':W!'1Jndt�!'l!ir� 

��lFim�!�l!�� �:;!.��
E

iT��:�o:: appliances 
Namit: 
KytePrnc:ottlanz 

Contents: 
Trailer.ATV,Whttl b&rrel, Patio 
chalr,Utility dolly,Toycar. 
Bkyde 

Vacuum.Toteslbox.s,dothes, 

cameras 

:i-i!i.h�m� 
Chain, Sof•. coins 

Pictures. Boati. Attlfici,il ,C,.,,tJ. 

�=-���,n�
•

Pl
. 

Nit,011:C�itn 

:,:, sJuTi��P',Sh�t9e:
ri. 

{�/:� 
Oothes.Cha1t1,fistungrods 

ft':��� :i:r.sb� �!°rs.'!r!ct
he

m�:'b:',rm=�t�he�:')\he�af:.'�:: 
iubject to anc:ellation in the event of .ettlement blttwttn owner and obligated 
party. 

Dated thk 21th day of JM"l!ry lOlO and 4th day of f•uaryl020, 
ADt4000131 

M legal Notices � Legal Notices 

Place your 

classified 

ad today. 

a leg<>I Notices 

NOTICE OF PUBLIC NEIGHBORHOOD MEETING FOR 
BAYVIEW ON ESTERO BAY, FORMERLY WEEKS FISH CAMP 

I> oompiance w�h tho Bonila Springs Land Development Code requuanenb relating ID Sedion 4-28, LB E,te,., Bay -.n1s, 
U.C. tho owner or the.- rmrenced .,._iiet. b holding a aecond Neighl>orllood Meeting in advance ol public heanngs 
r.. • future land use map amondmet1. ,---------,----------, 
Q)fflPfOhensive planted amendment, �:o: the properUes to Planned ·-

;�, ,--

n-applicationsproposea:300-un� 
contin uingcaref1Ciliy(CCfl.with 75 
,....ted iv,ng and memory cue bods. 
anclrelatedameniiesinculingapublic 
boatramp,nwotboelsipoand25 dry 
boatsips/bolttruerpamn;-.The 
app1cantb,..kingapi,n,nJtoall>wf01 
300 multi-f1mt,, residential units and 
related amenities with no CCF as an 
abmative(andllf/I.inaddiionlDthe 
CCFoplron). 

The purpose ol the meeting is ID 
educate a:>mmunity members and 
nwbylandownenobouttheproposod 
·BayviewonEsteroBay .. dovdopment 

and1ppiclmns,andto1ddress1ny 

question<. 

Thi llllghbomood Maoting w1II be held 
on Wedneaday, Febniary 26. 2020 at / 
6:30p.m.ot&!lroHilfhSchool,21900 
Rillr Ranch Rd, &toro, Fl 33928. 

Forquestions,ploasecontactTinaMlth, 
al�275-5758orliM0gsrn,.pro. 

_j 
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•' ) 

� -•; 
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.\ 

NEWS-PRESS.COM I TUESDAY, FEBRUARY 4, 2020 I 7B 

Place an ad onllne 24/7 at 
CLASSIFIED.NEWS-PRESS.COM 

Employment 

'9' 

Findhe]p 
here 

Fill the job here and meet and greet your 

next employee. Reach the local job seeker. Easy 

scanning to find your listing fast.er. Better pricing. 

Find them for less! 
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NAME 

!EXHIBIT CI
London Bay Homes - Bayview Presentation 

February 26, 2020 - Estero High School 

ATTENDEES 

ADDRESS, ZIP CODE EMAIL PHONE 
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London Bay Homes - Bayview Presentation 

February 26, 2020 - Estero High School 

ATTENDEES 
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London Bay Homes -- Bayview Presentation 
February 26, 2020 - Estero High School 

ATTENDEES 

ADDRESS, ZIP CODE EMAIL 
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NAME 

London Bay Homes - Bayview Presentation 

February 26, 2020 - Estero High School 

ATTENDEES 

ADDRESS, ZIP CODE 
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London Bay Homes - Bayview Presentation 

February 26, 2020 - Estero High School 

ATTENDEES 
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London Bay Homes - Bayview Presentation 

February 26, 2020-- Estero High School 

ATTENDEES 

ADDRESS, ZIP CODE 
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London Bay Homes - Bayview Presentation 

February 26, 2020 - Estero High School 
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London Bay Homes - Bayview Presentation 

February 26, 2020- Estero High School 
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February 26, 2020 - Estero High School 
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BONITA SPRINGS, Fl 
CONCEPTUAL MASTER PLAN 
SEPTEMBER 18, 2019 

LEGEND 

01 Public Parking (15 Truck/Trailers, 8 Cars) 
02 Public Restrooms and Possible Shipstore 
03 Public Boat Ramp 
04 Public Boat Slip (10 Slips) 
05 Kayak and Paddle Board Launch 
06 Fire and Police Boat Slips (2 Slips) 
07 Posslble High End Boat aub & Private Slips 

08 Public Park 
09 Private Dining for the Community 
1 O Bocce Courts 
11 Boardwalk Promenade 
12 Pavillion 
13 Community Boat Dock 
14 Main Pool 

I 5 Amenity Deck 
16 Sport Courts 
17 Clubhouse Arrival Plaza 
18 Main Gatehouse 
19 Second Gatehouse Entry 
20 Third Gatehouse Entry 
21 Mangrove Preserve 

Al 6 Stories of P.esidential Over 2Amenity Floon Over 2 Roors of Parking (115' to P.oof) 
A2 20 Stories of Residential 0Yer 2 Stories of Parking (245' to Roof) 
B,C,D,E 6 Stories Over Parking (75' to Roof) 
AUMC Up to 6 Stories Over Parking (7S' to Roof) 
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· About London Bay

• Started in 1990

• Local Company, Local Management & Local Ownership

• Excellent Team of 100 Professionals

• Reputation for: Integrity, Customer Service, Design,
Professionalism & Financial Strength

• "Blue Zone" Designated Company

LONDON BAY 
DEVELOPMENT GROUP 
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About London Bay 

Deep expertise in the following areas: 

• Homebuilding & Design

• Community Development

• Experienced Development Team

• Remodeling (LBH Renovation & Design)

• Romanza Interior Design

LONDON BAY 
DEVELOPMENT GROUP 
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London Bay's Core Values 

• Teamwork

• Respect

• Integrity

• Commitment

• Quality

LONDON BAY 
DEVELOPMENT GROUP 
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MARINA- CURRENT STATUS 

• Dormant and defunct since 2014

• Closed to the public

• Current zoning requires only:
■ 8 public boat slips

■ 10 boat trailer parking spaces

■ One single ramp

■ Does not provide perpetual access
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Historical View of the Marina Property 
Week's Fish Camp 2014 u��� 
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Current View of the Marina Property 
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Marina Property (Past and Proposed) 

Week's Fish Ca111> 2014 
��c�'.�-.��
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Proposed Marina 

• Access to the marina and Estero Bay dedicated to the

public forever

• Boat ramp

• 10 transient boat slips dedicated to public use

• 2 slips dedicated to Emergency Services (fire and police)

• 15 onsite boat trailer spaces with an additional 10 spaces

less than a half-mile away

• 34 car parking spaces (includes parallel spaces)

LONDON BAY 
DEVELOPMENT GROUP 
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Proposed Marina 

• Ship store selling bait, ice, drinks, and snacks

• Public restrooms

• ADA-accessible kayak and paddleboard launch

• Sunset Point, a public park at the western tip of the property

• High-end boat club

• Possible wet slip lease opportunities

LONDON BAY 
DEVELOPMENT GROUP 

B416



Proposed Marina 

�--

·-· BAYVIEW
ON Lc..TERO 8/\Y 
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LONDON BAY 
DEVELOPMENT GROUP 
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Proposed Marina 

-�--� BAY V I E W
O�� [STE RO BAY 

LONDON BAY 
DEVELOPMENT GROUP 
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Proposed Marina 

rr._JD BA YV I E w 

-LONDON BAY 
DEVELOPMENT GROUP 
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Proposed Marina 

BAYVIEW 
ON ESTFRO BAY 

LONDON BAY 
DEVELOPMENT GROUP 

B421



�,-" �;:-\--,-·,,:· � � 1-\� 
.... , • .,,. 

..l'.t\ ( ,, " ..,,Q 

Proposed Marina 

BAYVIEW 

Parallel Parking 

LONDON BAY 
DEVELOPMENT GROUP 
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I 

2011 

Public access is eliminated and 
marina is closed (May 1, 2014) 

I I 

2012 2013 2014 2015 

Sugar Mountain purchases the 
property from the Weeks family 
and others for more than $12M 

Project Timeline 

London Bay purchases the 
property from Sugar Mountain 
(April 18, 2018) 

Marina reopens to the public (2023/2024). 

First residents move in. 

NO PUBLIC ACCESS TO THE SITE AND MARINA 

I 

2016 2017 2018 

Applications submitted to City 
of Bonita Springs (Oct 2018) 

019 2020 

First City Council hearing 
(April-May 2020) 

2021 2022 2023 

Anticipated City Council approval 
(July 2020) 

2025 
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BAYVIEW 
ON ESTERO BAY 

Design & Overview 

LONDON BAY 
DEVELOPMENT GROUP 
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BAYVIEW 
ON ESTERO BAY 

Project Overview 

• 300 independent living (or 300 residential) units
• 75-bed AL/MC/skilled nursing
• 1 building, 20 stories of residential over 2 stories of

parking (245' to roof) connected by a shared podium to
1 building consisting of 6 stories of residential over 2

amenity floors over 2 floors of parking (115' to roof)

LONDON BAY 
DEVELOPMENT GROUP 
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BAVVI EW 
ON ESTERO BAY 

Project Overview 

• 4 buildings, 6 stories over parking (75' to roof)
• 1 building, up to 6 stories over parking (+/- 75' to

roof) for AL/MC/SNF
• 72 boat slips in the marina
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BAYVIEW 
ON ESTERO BAY 

Our Commitments 

• Will not use Pelican Landing beach amenities for this

project

• Provide a first-class neighborhood marina with public

access at our sole cost and expense - no funding
from the community or City

• Opportunity to open marina with first phase of

development (2023/2024)
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BAYVIEW 
ON ESTERO BAY 

Moorings Park Disclaimer 

While Moorings Park is our operating partner for 
Moorings Park Grande Lake, we do not have an 
agreement with an operator for this project. The 

following video is for illustration purposes of our current 
project, only. 
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BONITA SPRINGS, FL 
CONCEPTUAL MASTER PLAN 
SEPTEMBER IB, 2019 
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BONITA SPRINGS, FL 
CONCEPTUAL MASTER PLAN 
SEPTEMBER 18, 2019 

LEGEND 

01 Public Parking (15 Truck/Trailers, 8 Cars) 
02 Publk Restrooms and Possible Shipstore 
03 Publk Boat Ramp 
04 Publk Boat Slip (10 Slips) 
05 Kayak and Paddle Board Launch 
06 Fire and Police Boat Slips (2 Slips) 
07 Possible High End Boat Club & Private Slips 

08 Public Park 
09 Prlwte Dining for the Community 
10 Bocce Courts 
11 Boardwalk Promenade 
12 Pavtlllon 
13 Community Boat Cock 
14 Main Pool 

15 Amenity Deck 
16 Sport Courts 
17 Clubhouse Arrtval Plaza 
18 Main Gatehouse 
19 Second Gatehouse Entry 
20 Third Gatehouse Entry 
21 Mangr-c,w Pr-nerve 

A I 6 Stories of Residential Over 2 Amenity Floon Over 2 Roon of P.ar� ( 115' to Roof) 
A2 20 Storia of ftesklendll 0- 2 Stories of Parkq (245' to l\oof) 

!t�l t�s�,��: � Roof) 
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BAVVI EW 
ON ESTERO BAY 

Environmental Improvements 

• Clean water is a critical component of the plan
• We will meet or exceed all local, state and federal

storm water requirements
• The site will be designed to retain and treat water

before it leaves the site
• Removal of existing well and septic systems
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BAVVI EW 
ON ESTERO BAY 

Environmental Improvements 

• Removal of old, dilapidated structures built within the

mangrove preserve and restore these areas to natural
state

• More than 3.6 acres of wetlands and mangrove
preserve will be conserved forever

• We are working toward qualifying the marina under

FDEP's Clean Marina Program
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BAVVI EW 
ON ESTERO BAY 

Economic Highlights 

• The project has been endorsed by the South Lee EDC
• London Bay will pay for all public accessible facilities,

the boat ramp, and parking area
• Total estimated financial impacts of more than $550M

during construction
• Estimated to add approximately 4,800 jobs during

construction
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BAYVIEW 
ON ESTERO BAY 

Economic Highlights 

• Continued ongoing operations of the Life Plan
Community are estimated at $28M per year by 2028

• Continued ongoing full-time employment of a Life Plan
Community will offer 139 new jobs

• Over $3M in potential annual tax revenue
• Approximately $4.SM in impact and permit fees
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BAYV EW 
ON ESTERO BAY 

FAQ #1 (Project Specifics) 

Q: Who has jurisdiction over the zoning for this 

project? 

A: City of Bonita Springs 
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BAYVIEW 
ON ESTERO BAY 

FAQ #2 (Project Specifics) 

Q: What is the status of your current applications? 

A: The applications for both a Comprehensive Plan Amendment and Planned 

Development rezone were filed with the City in October 2018. 

Following more than a year of detailed review by City staff, as well as Village of 

Estero staff and Lee County, the applications are through the staff completeness 
review process. 

We anticipate starting the public hearing process in April with final approvals 
possible in June/July of this year. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #3 (Project Specifics) 

Q: What is a Life Plan Community? 

A: A senior living community consisting of multiple levels 
of care. 

Q: Does a Life Plan Community pay ad valorem taxes? 

A: Yes, approximate annual tax revenue at build-out will 
be more than $3M. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #4 (Project Specifics) 

Q: How many years will it take to build out the project? 

A: Construction is anticipated to start in 2022. We 

estimate a 5- to 10-year build out. 
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BAYV EW 
ON ESTERO BAY 

FAQ #5 {Project Specifics) 

Q: If the project is a Life Plan Community, how many 
jobs will be created in the City of Bonita Springs? 

A: An estimated 139 direct, full-time jobs with an 
average salary of $40K to $45K per year will be created. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #6 (Project Specifics) 

There will be an additional 3,000 construction jobs 
created and an additional 1,800 indirect jobs over the 
5- to 10-year duration of the project.

The positive impact on the economy for construction 
will be more than $550M, and the impact for 
operation will be more than $28M annually. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #7 (Project Specifics) 

Q: Will the project be "green"? 

A: Yes, the project will be certified under the standards 
set by the Florida Green Building Coalition. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #8 {Public Access & Marina) 

Q: How many slips and parking spaces are you providing 
for public use? 

A: 10 publicly dedicated boat slips, plus 2 additional slips 
dedicated to fire and police, together with 15 boat trailer 
spaces onsite, 34 car spaces, plus 10 additional boat 
trailer spaces at our offsite location less than a half-mile 
away. Wet slips may be offered for lease or purchase. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #9 (Public Access & Marina) 

Q: When will you reopen the marina? 

A: It is estimated the marina will reopen in 2023 / 2024. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #10 (Public Access & Marina) 

Q: How can we be sure that the public access will not be 
taken away at a later time? 

A: The public access that we are providing is an express 
condition of our zoning application and will be legally 
dedicated to the public forever. 
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BAYV EW 
ON ESTERO BAY 

FAQ #11 (Public Access & Marina) 

Q: Will there be a charge to use the boat ramp? 

A: Yes. There will be a fee to use the ramp, and the prices 

will be commensurate with other similar facilities in the 
area. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #12 {Public Access & Marina) 

Q: Will there be slips for rent to the public? 

A: The publicly dedicated slips will not be available for rent, 
and overnight use will be prohibited. 

We are evaluating the possibility of using additional slips 
(separate from the slips dedicated to the public) for a small, 
high-end boat club, as well as possibly offering slips to the 

public for rent or purchase. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #13 (Public Access & Marina) 

Q: Will the marina sell fuel or have any other amenities? 

A: The marina will not sell fuel. There will be public 

restrooms at the marina, as well as a small ship store to 

sell ice, bait, and various sundries. 
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BAVV EW 
ON ESTERO BAY 

FAQ #14 (Coconut Road) 

Q: Who owns Coconut Road? 

A: The Village of Estero & Lee County 
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FAQ #14 Continued (Coconut Road) 
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BAVVI EW 
ON ESTERO BAY 

FAQ #15 (Coconut Road) 

Q: How are you dealing with traffic concerns along Coconut Road? 

A: We will pay transportation impact fees to the City of Bonita 

Springs as an offset for impacts caused by our development. 

Based on the peak-season analysis of an independent traffic 
consultant, our intended uses will result in a reduction in traffic from 

the current approved uses of more than 70°/o for a Life Plan 
Community (55% for residential) during peak hours. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #16 {Storm Preparedness) 

Q: What are the cons_iderations for a major storm event? 

A: All living areas of the buildings will be constructed above the FEMA 
flood elevation level and be able to withstand winds of approx. 160 mph. 

If the project is developed as a Life Plan Community, the operator will be 
required to have an evacuation plan, and will likely evacuate the 

residents well in advance of a storm event. 

Under both plans, there will be a "hardened" area within the buildings to 
allow residents to shelter in place. 
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BAVVI EW 
ON ESTERO BAY 

FAQ #17 (Water Quality & Drainage) 

Q: What are you doing about water quality? 

A: We will have a comprehensive water management plan for 

treatment of water before it is released into Estero Bay. 

Approximately 3.6 acres of wetlands are currently subject to a 
conservation easement. These preserve areas are vital to 

maintaining the health and vitality of the estuaries and the bay. 
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BAYVIEW 
ON ESTERO BAY 

FAQ #18 (Water Quality & Drainage) 

Q: Where will your property drain? 

A: The site will be designed to retain and treat water 

before it leaves the site. The water will discharge at a 
location approved by the appropriate governing bodies. 
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BAVVI EW 
ON ESTERO BAY 

Visit Our Website 

@ 
www.LBHBayview.com 

IH-11 LONOONBAYHOMES
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BAYVIEW 
ON ESTERO BAY 

Questions & Answers 
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LONDON BAY 
DtVFlOPMFNT GROUP 

Bayview on Estero Bay 

Meeting with the PLCA 

March 3, 2020 

Attendees: 

London Bay Development Group (LBDG): Mark Wilson & Danville Leadbetter 

Pelican Landing Community Association (PLCA): June Rick's (President of the PLCA); James 

Oberle (Treasurer and Chair of Strategic Planning), John Crew (member of the Strategic 

Planning Task Force); Stephen Beckman (PLCA General Manager) 

Agenda: 

I. PLCA to provide the LBDG with a background on their plans for various Amenity

improvements currently being proposed to their membership.

II. PLCA to provide a PPT that is currently being shared with their membership which

demonstrates the various proposals.

Ill. Discussion and Q & A 
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Dear Jacqueline Genson, 

L. 

20301 Grand Oaks Shoppes, #21, Ste. 118 

Estero 1 Fl. 33928-7698 

www.EsteroToday.com 

info@esterotoday.com 

March 4, 2020 

On behalf of the Estero Council of Community Leaders, we respectfully request your attention to an 

issue of substantial importance. This relates to the proposed restricted access to Estero Bay for your 

respective residents, which would result from the adoption of the proposed development by London 

Bay Homes on the site of the former Weeks Fishing Camp as outlined in the "Open Meeting" at Estero 

High School on Feb 26th. 

Background 

At the time of the announcement of London Bay's development plans in early 2019, ECCL saw this 

proposal as both a potential positive and a negative to the residents in the greater Bonita Springs/ 

Estero area. 

To provide an objective basis for analyzing plans for and recommending amendments to the London 

Bay proposed development, ECCL funded and managed a comprehensive online research study of 

some 4000 residents and two focus groups. comprised of 21 local boaters. 

The following summarizes the results of the ECCL research study: 

• While research industry standards would suggest an anticipated response rate of+/- 15%, the

actual response to the survey was significant@ 51% indicating a broad and genuine public level

of interest and concern in this matter

• 97% consider it at least very important (79% extremely important) that the public should have

access to Estero Bay

• While 73% were pleased that London Bay Homes was considering allowing access to Estero Bay,

the three-acre site had many issues associated with its layout

• 83% objected to a single boat ramp

• 92% found ten (10) trailer & fifteen (15) auto parking spaces unacceptable
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• 79% cited off-site overflow parking as inadequate

• There was a high level of expressed concern about the impact of continued development on the

environment and specifically on Estero Bay and the likely impact from increased traffic density.

• A key concern expressed (without prompting} was the fact that boaters would be severely

impacted by the restricted single boat ramp for Bay access.

• A two-ramp provision was seen as an absolute necessity and a minimal requirement by all

boaters, which would be unlikely to result in any appreciable increase in traffic to this facility

due to the limited parking facilities.

Further to the issue of restricted access to Estero Bay, in an article published in the Naples Daily News 

(Patrick Riley, 04/28/16), the then mayor, Ben Nelson talking about this issue stated, /// feel certain that 

, .. , �. ! • , , l / wlil not be interested in allowing a change in the historic use of the water 

(H ,t ,·, ,,, , , ,, "J ,,., U< c ·'> uj trif' rot nt>r Weeks Fish Cotnp), it is too important to citizens from San 

, 
1 P,.., , ,. 1- ·,te, l , 1 P· nito 'In the same article, John Dulmer, Director of Bonita Springs Planning 

Office also expressed concern about the need to ensure suitable access to Estero Bay. He also 

expressed this same view to several ECCL representatives during a face to face meeting in February 

2019 when the ECCL survey results were discussed. 

Given this background, it was extremely upsetting to note a recent public statement made by London 

Bay President, Mark Wilson, (N BC-2 News 5-30pm Feb 28th} that 'The development { at the West end of 

nr dnut Ht ;oc1) t'> pnvatt> property and ( resident) access to Estero bay is a privilege and not a right" 

The ECCL has shared the full results of our investigations with London Bay as well as the Bonita Springs 

Planning & Zoning Department. 

ECCL Current Position 

The ECCL analysis of the survey results indicates in addition to the restricted access for boaters, 

concerns regarding the potentially damaging impact from the overall proposed development, including 

but not limited to a} increased traffic density on Coconut Road, b} environmental impact on water 

quality ln Estero B2y for resident:: in the greJter Bonita Springs/ Estero community. 

ECCL's position regarding items (a} and (b} is that these issues are within the purview of the City of 

Bonita Springs, and will be taken into account in the review of the City Planning and Zoning 

Department. 

ECCL Proposed Course of Action 

London Bay has expressed a clear intention (NBC2 interview} that current plans for this development 

will include a single boat ramp only and plans for auto parking, and the boat launch staging area will 

not be modified. 

The result of this position will deny suitable and convenient access by residents of the greater Bonita 

Springs/Estero to Estero Bay, which is unacceptable. 
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