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BONITA SPRINGS, FLORIDA 

COMMUNITY DEVELOPMENT DEPARTMENT 

ZONING DIVISION 

STAFF REPORT 

TYPE OF CASE: REZONE – COMMERCIAL PLANNED DEVELOPMENT 
AMENDMENT 

CASE NUMBER:  PD18-54088-BOS

 HEARING DATE: October 20, 2020 

Continued from June 16, 2020 and March 17, 2020 

PLANNERS: Jacqueline Genson, AICP 

APPLICATION SUMMARY: 

A. Applicant: SUPER TOWERS, INC. 

B. Agent: Maser Consulting, P.A. 

C. Request: A request to amend City of Bonita Springs Zoning Ordinance No. 09-14 as 
subsequently amended in City of Bonita Administrative Amendments ADD13-05141-
BOS, ADD16-26594-BOS, and ADD18-53020-BOS to incorporate the following 
changes: 

1. Modify the height and number of stories of the two buildings from five 
stories/60 feet and three stories/40 feet to both be four story buildings 
with a maximum height of 50 feet; and 

2. Increase the square footage of the small modular communications 
buildings (MCBs) from the current 384 square feet remaining 
allocation to 1,384 square feet by eliminating the Caretaker’s quarters 
from the current development plan. 

D. Location: The subject property is located at 9930 Channel 30 Drive, Bonita Springs, 
FL 34135. 

E. Future Land Use Map Designation: Industrial 

F. Current Zoning: Commercial Planned Development (CPD) 

G. Current Land Use: Contractor and Builder Group I with ancillary outdoor storage (Kelly 
Roofing), existing broadcast and telecommunication facilities 
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By this reference, the Applicant’s application in its entirety and correspondence is made part of 
this record and is available at the City Clerk’s and Community Development’s Offices. 

BACKGROUND: 

History and Overview: 

The proposed development is located north of the Lee and Collier County line, east of Old 41 and 
the Seminole Gulf railroad tracks and west of the Mediterra golf course. The subject property has 
been used for communications facilities since the 1970’s, including a local Public Broadcasting 
System (PBS) station in the 1980’s.  The existing concrete and metal buildings on the site still 
contain communications and electrical equipment to serve the two tall communication towers. 
The 300-foot tower was added to the site in 1998 along with several small modular 
communications buildings (MCBs) to serve both towers.  The 700-foot tower was replaced in 
2016. A wholesale nursery had also operated at the site until 2006. 

In 2009 the site was rezoned to a CPD under ZO 09-14 with a variety of uses.  The approval 
allowed for the continuation of the wireless communication facilities and the broadcast tower.  The 
approval also included the construction of two buildings; building #1 as a five–story building with 
a maximum height of 60 feet and building #2 as a three-story building with a maximum height of 
40 feet. 

Over the past ten years, the property owner has obtained several limited review local development 
order permits to make improvements to serve the existing wireless communication facilities, 
replace the 700’ tower, further stabilize the site for permissible uses, install required landscape 
buffering, and maintain the preserve areas. The wireless communications facilities provide 
cellular service to wireless providers and also provides telecommunication services for Collier 
County. Kelly Roofing has been a tenant of the site since 2015.   

This CPD amendment request is to modify the number of stories for two new buildings and 
increase the square footage of the modular communications buildings for the existing wireless 
communication facilities.   The property owner held preapplication meetings with Staff in 2017 
and 2018 relative to this request. They had also coordinated with Mediterra relative to this request 
and line of site concerns.  They have also been actively working with the railroad and Bonita 
Springs Utilities to bring potable water to the site. 

Overall, the Applicant and Staff are in agreement with the application request.  Minor areas of 
disagreement pertain to the Schedule of Uses. These items are discussed further in the Staff 
Report. 

Uses: The property owner has requested some new uses as a part of this request. Staff has also 
re-evaluated the appropriateness of the Schedule of Uses approved in ZO-09-14 based on 
compatibility with the surrounding neighborhood and prior Council direction regarding specificity 
of planned development requests. Staff’s recommendations to existing conditions are depicted 
in strike-thru and underline format in Condition 3a.  Changes also reflect the changes in Use 
Activity Groups as last amended in 2017.  The Applicant’s requested uses are included in 
Attachment “B.” The Applicant has agreed to remove most uses as recommended by Staff. 
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However, there still are a few uses of concern such as the bus station/depot and Repair Shops 
Groups IV and V uses. 

The property owner engaged in neighborhood meetings with plans that did not illustrate a bus 
station/depot.  The property owner has not provided adequate information to evaluate the 
appropriateness of that use for this location.  This does not preclude the property owner from 
amending their planned development in the future should they decide to pursue this use. 

The property owner is also requesting the addition of Repair Shops Groups IV and V for the 
existing Kelly Roofing tenant.    

d. Group IV. Establishments primarily engaged in repairing gasoline-driven motorized 
equipment (not automotive) or which are engaged in welding, electric motor rewinding or 
other similar major repair work. 

e. Group V. Establishments primarily engaged in repair or services of large equipment 
and machinery not elsewhere classified. 

Kelly Roofing performs their own fleet repair in lieu of using an outside vendor.  These uses are 
for establishments primarily engaged in a repair business, not a tenant that performs their own 
repairs. The property owner is also requesting the ability to perform the repairs outside and not 
in an enclosed facility, as is required elsewhere for automotive repair and service establishments. 
Even if permitted as an ancillary use, site and environmental controls are necessary to ensure 
proper disposal and contaminant storage is provided in accordance with the appropriate 
regulating authority. 

Property Development Regulations:  Changes to the property development regulations include 
the reduction in height and number of stories for Building 1 (reduction of 10’ and one story) and 
the increase in height and number of stories for Building 2 (increase of 10’ and one story).  Other 
minor changes include a decrease in the rear setback and a height standard for the MCB 
equipment. These changes are enumerated in Condition 3b. 

Deviations: 
Deviations may be requested during the review process in accordance with LDC 4-326. The 
Zoning Board may recommend to approve, approve with modification or reject each requested 
deviation based upon a finding that each item: 

1. Enhances the achievement of the objectives of the planned development; and 
2. Preserves and promotes the general intent of this chapter to protect the public health, 

safety and welfare. 

The city manager or designee is also authorized to grant deviations from the technical standards 
for specific sections in LDC Chapter 3 based on review criteria established in LDC 3-81(b). In 
those instances, Staff has evaluated those deviations as a part of this review process and may 
approve, approve with conditions or reject the Applicants request. The Applicant must ensure that 
the following criteria have been met: 

1. The proposed alternative is based on sound engineering practices; and 
2. The proposed alternative is no less consistent with the health, safety and welfare of 

abutting landowners and the general public than the standard from which the deviation 
is being requested; and 
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3. For division 7 of article III of this chapter, Public Transit, the required facility would 
unnecessarily duplicate existing facilities; and 

4. The granting of the deviation is not inconsistent with any specific policy directive of the 
city council, any other ordinance, or any city comprehensive plan provision; and 

5. The granting of the deviation is not inconsistent with in the intent of the bicycle and 
pedestrian master plan, Bonita Beach Road Visioning Study, and the complete streets 
policy. 

The current planned development request includes eight (8) deviations.  Three of the eight 
deviations were previously approved in ZO-09-14.   Deviation 1 has been modified slightly with 
the elimination of the drain bed, while Deviations 2 and 3 remain the same with slight modification 
to accurately reflect the current LDC citation (i.e. Chapter 34 is now Chapter 4).  Four (4) new 
deviations have also been requested.  All four (4) deviations are included in the Applicant’s 
Analysis in Attachment “B”.  Staff’s recommendation on the deviation requests are included below. 

1. Deviation No. 1: A deviation from City of Bonita Springs LDC Section 3-418 (d)(3) and 
LDC 4-2074(a)(2)(a) requiring a type “E” buffer (25 ft. wide with a wall and 30 shrubs/100 
linear feet) or a type “F” buffer (25 ft. wide, no wall, double row staggered hedge) to permit 
a type “D” buffer, subject to the modular communication buildings locations. 

Justification:  This is an existing deviation from the original zoning approval. This 
deviation request is from the Landscape and Self-Storage standards of the Land 
Development Code. Staff has reviewed the Applicant’s request based on review criteria 
established in LDC Sec. 4-326 and supports the deviation as requested. 

2. Deviation No. 2: Deviation to City of Bonita Springs LDC Section 4-1732 requiring one 
(1) parking space per 1000 sf of floor area for Warehousing, Public or self-storage to 
provide for one (1) parking space per 3000 sf of floor area. 

Justification:  This is an existing deviation from the original zoning approval and was 
approved subject to Condition 21 of ZO-09-14. The applicability and justification is still 
appropriate based on the Applicant’s current request.  The LDC reference has also been 
updated to reflect the repeal of LDC Chapter 34 and adoption of LDC 4 (Zoning Chapter). 
Staff continues to support the deviation subject to Condition 21 of ZO-09-14 and 
Condition 12. 

3. Deviation No. 3: Is a carryover from the projects prior zoning approvals and is a deviation 
from City of Bonita Springs LDC Chapter 3-418(d)(3) requiring a Type “A” buffer along the 
South property line to provide a type “A” buffer (5 ft. wide) along the south to permit a type 
“A” buffer encroaching 2.5 ft along the north side of the existing FPL easement. 

Justification:  This is an existing deviation from the original zoning approval. This 
deviation request is from the Landscape standards of the Land Development Code. Staff 
has reviewed the Applicant’s request based on review criteria established in LDC Sec. 4-
326 and supports the deviation as requested. 

4. Deviation No. 4: Deviation to City of Bonita Springs LDC Chapter 3-353 requiring a 
connection to the sanitary sewer system when building size exceeds 30,000 sf or 
estimated wastewater flow exceeds 5,000 gallons per day (gpd). 
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Justification:  Condition 24 of ZO-09-14 approved the project’s the ability to utilize well 
and septic as set forth in that condition.  The property owner continues to coordinate with 
Bonita Springs Utilities (BSU) and adjacent property owners on the ability to connect to 
the central sewer system.  Correspondence between City Staff and BSU is included in 
Attachment A. There are several ways that the Applicant can connect to the central 
sewer system (i.e. force mains exist at the entrance of Old 41 and Mediterra and at 
Cordova). Staff acknowledges that the connection to central sewer requires a substantial 
investment and coordination with these various entities and in some instances, the 
railroad.  The 2019/20 City Council Strategic Priorities include Improving Storm Water 
Management and Environmental Protection.  The use of septic, when connection to 
central sewer is available, conflicts with the intent of those priorities as it pertains to water 
quality. The property owner has obtained proper agency permits from the Department of 
Health, which expands the septic capacity to accommodate Phase I, Building 2.  Staff is 
seeking City Council direction given the 2019/20 City Council Strategic Priorities relative 
to water quality.   Staff has prepared a revision to Condition 24 of ZO-09-14 should City 
Council wish to approve the deviation request. See Condition 4.   

5. Deviation No. 5: Deviation to City of Bonita Springs LDC Chapter 3-490(b), 3-2074(b), 
and Division 36 of LDC 4 requiring a 25 ft set-back and 8 ft high wall to buffer the overhead 
doors in building #1 and outdoor storage to be covered with a structure architecturally 
consistent with the principal structures, to allow for a 15 ft set-back with Type D buffer 
planting requirements and 8-ft high masonry wall for that section of the west property line 
residing between the north end of the lake and the south end of the indigenous preserve 
and to eliminate the covered storage requirement. 

Justification:  This deviation request applies to the perimeter of the project that abuts a 
130-foot-wide railroad right-of-way and private property.  The most northerly portion of the 
site is an indigenous preserve.  The project will still include a combination of the 8-foot-
high wall setback 15 feet from the property line with plantings as required by LDC Sec. 4-
2074(b) in areas not utilized as preserve or water management.  The property owner has 
provided illustrations that demonstrate the growth rate of this buffer to demonstrate its 
effect. The covered open storage requirement was approved by City Council in 2017, 
mainly to protect aesthetics of adjacent properties.  This is an infill site and is adjacent to 
a railroad right-of way, the Mediterra golf course, and similar storage uses to the south in 
Collie County. Based on the design of the master concept plan and proposed buffer plan, 
staff has no objection to the covered storage request. Conditions are recommended to 
ensure appropriate screening of overhead doors from the street or residential property. 
Staff supports the deviation subject to Condition 5. 

6. Deviation No. 6: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(6)(a), which 
requires habitable buildings to be set-back a minimum of 30-ft from “wildland” areas to 
reduce the set-back to 8 ft for Modular Communication Buildings (MCBs). 

Justification:  This deviation request is from the Open Space standards of the Land 
Development Code. Staff has reviewed the Applicant’s request based on review criteria 
established in LDC 3-81(b) and supports the deviation as requested. 

7. Deviation No. 7: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(1)(a) requiring 
a minimum of 30-ft setback from indigenous native vegetation to habitable structures to 
reduce the set-back to 8 ft for Modular Communication Buildings (MCBs). 
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Justification:  This deviation request is from the Open Space standards of the Land 
Development Code. Staff has reviewed the Applicant’s request based on review criteria 
established in LDC 3-81(b) and supports the deviation as requested.  

8. Deviation No. 8: Deviation to City of Bonita Springs LDC Chapter 3-331(d)(4) requiring a 
4:1 (H:V) maximum slope from the top of bank to a water depth of four feet below the dry 
season water table to allow for a steeper slope of 2:1 (H:V). This deviation request is from 
the technical standards for specific sections in LDC Chapter 3 and can be approved 
administratively. 

Justification:  This deviation request is for the existing stormwater pond, which has 
existing slopes that are steeper than the required 4:1 (H:V). Slopes that do not meet the 
LDC requirements will be stabilized with a geoweb system to provide for additional slope 
stabilization. Staff has reviewed the Applicant’s request based on review criteria 
established in LDC 3-81(b) and supports the deviation as requested. 

CONCLUSIONS: 

The following conclusions are based upon the Applicant’s Application being reviewed for 
compliance with the City’s Code of Ordinances and the application of sound planning, 
engineering, surveying, and environmental practices.  Attachment “A,” which is attached hereto 
and made a part hereof, demonstrates the type of analysis that was done. The Applicant’s 
application materials and exhibits are included in Attachment “B.” 

The Applicant held a post sufficiency neighborhood meeting as required by the City’s LDC.  The 
meeting was held at the St. Leo’s Catholic Church on December 4, 2019; several members of the 
public attended.  Neighborhood concerns revolved around traffic, signage, security, view 
corridors, lighting, and screening. Additional methods of public notice included mailed notices to 
properties within 375 feet of the property, and rezoning property posting sign at the entrance at 
Old 41. A legal ad for the Zoning Board public hearing was run in the newspaper.  

The proposed zoning amendment is to reduce the height of one of the buildings from five (5) 
stories to four (4) stories and increase the height of another from three (3) stories to four (4) 
stories. The overall development intensity is also proposed to be decreased from the currently 
approved 172,724 square feet to 169,584 square feet. The amount of permitted commercial uses 
will continue to be capped at 46,866 square feet with the remaining floor area to be utilized for a 
self-storage/mini-warehouse facility.  

The applicant will be required to comply with the Transportation Impact Statement LDC and 
Guidelines at time of local development order.   The request modifies building height and does 
not increase traffic intensity. Public Works and the Collier County Department of Transportation 
reviewed this request and conditions have been incorporated accordingly. 

RECOMMENDATION: 

Staff recommends APPROVAL of Petition PD18-54088-BOS Channel 30 CPD, which proposes 
to modify the height and number of stories of the two new buildings and increase the square 
footage of the small modular communications buildings (MCBs). This recommendation of 
APPROVAL is subject to the following conditions:  
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Conditions: 

1. All conditions of City of Bonita Springs Zoning Ordinance No. 09-14 and City of Bonita 
Administrative Amendments ADD13-05141-BOS, ADD16-26594-BOS, and ADD18-
53020-BOS ((Exhibit “C”) remain in full force and effect, unless specifically amended 
herein. 

2. Condition 1 of Zoning Ordinance (ZO) 09-14 is hereby amended for the development 
of this project. The development shall be generally consistent with the Master Concept 
Plan stamped received September 29, 2020, and titled “Super Towers, Inc.” prepared 
by Maser Consulting, P.A., and attached hereto (Exhibit “B”). 

The development is limited to the two existing communication towers, ancillary 
equipment and 1,834 square feet of modular communication buildings; 169,584 
square feet of building floor area, with the amount of commercial uses limited to 46,866 
square feet with the remaining floor area to be utilized for a self-storage/mini-
warehouse facility.  

3. Condition 2 of ZO-09-14 is hereby amended for the development of this project.  The 
limits apply to the project and uses: 

a. Schedule of Uses 
Animals:  

Clinic 
Kennel 
Control center (including Humane Society) 

Auto Parts Store 
Automotive Repair and Service (Group I & II) 
Boat storage, dry, not exceeding 18 feet above grade 
Boat storage, dry, exceeding 18 feet above grade (vertical stacking of 
boats is prohibited) 
Broadcast studio, commercial radio and television 
Building material sales 
Business Services (Group I & II)  
Bus station/depot 
Caretaker’s residence 
Caterers 
Cleaning and maintenance services 
Communication tower: 

100 feet or less in height 
Over 100 feet in height (existing only) 

Contractors and Builders Groups I, II, and III (subject to Condition 12) 
Entrance gates and gatehouse 
Essential Services facilities (Group I) 
Excavation, Water Retention 
Farm equipment, sales, storage, rental, service 
Feed or fertilizer, mixing and sales 
Freight and cargo handling establishments 
Laundry or Dry Cleaning (Group I & II) 
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Lawn and Garden Supply Store 
Manufacturing, repair or wholesale sales of: 

Apparel 
Electrical machinery and equipment 
Fabricated metal products (Group II) 
Food and Kindred products (Group III 
Leather products (Group II) 
Lumber and wood products (Groups II) 
Measuring, analyzing and controlling instruments 
Novelties, jewelry, toys and signs (Group II) 
Rubber and plastic products (Group II) 

Non-store retailers, (all Groups) 
Paint, glass and wallpaper 
Pet  services  
Pet shop 
Plant nursery 
Post Office 
Printing and publishing 
Processing and warehousing 
Rental or Leasing Establishments (Group I, II & III) 
Repair Shops (Group I, II & III) 
Research and development laboratories (Groups II and IV) 
Residential accessory uses 
Retail and wholesales, when clearly incidental and subordinate to a  
permitted use on the same premises 
Signs in accordance with Chapter 6 
Storage: 

Indoor 
Storage, open (limited to issuance of a building permit for Phase 2 
construction of Building #1) 

Studios 
Temporary uses 
Transportation services (Group II) 
Vehicle and equipment dealers (Group I & II) 
Warehouse: 

Mini-warehouse 
Private  
Public  

Wholesale establishment (Groups I & III) 

b. Site Development Regulations 

Minimum Area Dimension: 
Lot Area: 6.109 ± acres 
Lot Depth: As shown on MCP 
Lot Width: As shown on MCP 

Minimum Building Setbacks: 
Road / ROW: 20 FT 

Front: 25 FT 
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Side (East): BLDGS 1 & 2 -25 30 FT 
MCBs  =  8  FT  

Rear (South): 20 FT BLDG 2=25 FT 

Waterbody: 25 FT 
Preserve: 25 FT 
Minimum Building Separation: 25 FT 
Maximum Building Height: BLDG 1: 60 FT/5 50 FT/4 

stories 
BLDG 2: 40 FT/3 50 FT/ 
4 stories 
BLDG 3: 15 FT/1 story 

Maximum Lot Coverage: 
Minimum Open Space 

BLDG 4: 15 FT/1 story 
40% 
20% 

4. Potable water and Sanitary Sewer Systems. Condition 24 of ZO-09-14 is 
hereby amended for the development of this project. 

The property will be required to water and sewer hook-up prior to certificate of 
completion when the flow generated to the septic drain bed exceeds 3,200 
square feet capacity for the drain bed. 

At time of local development order approval for construction of Building #2 in 
Phase 1, the Developer shall obtain the necessary approvals for the ability to 
connect all new and existing buildings to the central water system. If Building 
#1 in Phase 2 is constructed, the wastewater flow from the entire project shall 
connect to the central sanitary sewer system. 

5. Architectural. 
a. Final architectural approval by the City Architect will be required prior 

to local development order approval. This review and approval shall be 
consistent Chapter 3 and 4 of the City of Bonita Springs Land 
Development Code; and 

b. At time of local development order, the architect of record should 
demonstrate that the upper portions of the primary facades delineate 
the surfaces with geometric patterns, vertical and/or horizontal, in the 
stucco finish.  Or, provide the upper façade with a change in material 
as well.  The architect may also add more horizontal glazing to reduce 
the visual impact of these buildings; and 

c. The architect should use vertical trellis for climbing landscape plant 
material to equal not more than 30% of the total area; and 

d. Deviation 5 is approved to allow the installation of a wall/berm 
combination, not less than eight feet in height, and located a minimum 
of 15 feet from the property line.  The exterior side of the wall must be 
planted with a double-staggered hedgerow no less than 48 inches at 
the time of planting and maintained at 60 inches within two years of 
planting, in addition to five trees per 100 linear feet; and 
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e. At time of local development order, the Applicant may utilize additional 
landscaping and/or screen walls to screen the overhead doors. 
Screening shall be a minimum height of 90 percent of the overhead 
door height, or a landscape buffer achieving 75 percent opacity within 
one year. The placement and length of these screening devices shall 
block the view of the overhead doors from the street or from any 
residentially used properties. 

6. Signage. Any building wall signage facing residually zoned property shall be 
non-Illuminated. 

7. Environmental 
a. Prior to local development order approval, a tree survey shall be 

required when appropriate, to determine if the site contains Heritage 
Trees. If the site contains Heritage Trees and the trees are proposed 
for removal, an appearance before the Tree Advisory Board prior to the 
issuance of a development order is required. 

b. All plants which are on the Florida Exotic Pest Plant Counsel's List of 
Category 1 Invasive Plant Species shall be removed from the project 
area, including conservation, open space and developed areas. The 
site shall be maintained free of plants on the latest Florida Exotic Pest 
Plant Counsel's List of Invasive Plant Species, Category 1 list in 
perpetuity. 

c. Prior to local development order approval, development order plans 
must depict the preserve area as "Gopher Tortoise Preserve", and any 
gopher tortoises found on site shall be placed into this preserve. If the 
amount of tortoises exceeds the FFWCC guidelines for the preserve 
area, the "extra" tortoises may be relocated offsite by obtaining a 
Florida Fish and Wildlife Conservation Commission (FFWCC) 
relocation permit. The applicant must first seek approval for 
preservation of gopher tortoises in place before pursuing off-site 
relocation options. Any gopher tortoises and commensal species found 
during burrow excavation must be moved to preserves containing 
suitable gopher tortoise habitat as approved by the Florida Fish and 
Wildlife Conservation (FFWCC). 

d. A conservation easement shall be placed on the 0.653± acre 
environmentally sensitive pine flatwood with xeric oak community to 
preserve it in perpetuity. The conservation easement shall be dedicated 
to the City of Bonita Springs with no responsibility for maintenance. 

e. A Twisted Air Plant, which is listed by the Florida Dept. of Agriculture 
as Threatened shall continue to be protected by preserving a 10' buffer 
around the staggerbush shrub which the plant is growing on. 

f. A listed species and preserve area management plan shall be 
submitted for review and approval with the next development order. 
The management plan shall address all requirements per LDC Sec. 3-
417(e) – Indigenous preserve management plan, including but not 
limited to the Twisted Air Plant, the gopher tortoises, signage, and 
exotic plant and animal species control in the preserve area. 
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g. The utility easement along the western side of the Gopher Tortoise 
preserve shall remain at the same grade as the preserve and consist 
of underground utilities. After completion of the underground utilities, 
this area shall be planted with gopher tortoise friendly xeric plants. A 
minimum of 6 different native plant species shall be used (three 
different shrubs and three different groundcovers). Shrubs shall be 
planted on 5' centers and groundcover massings shall be planted on l' 
centers. Appropriate plants shall consist of gopher apple, wiregrass, 
butterfly peas, gall berry, prickly pear cactus, and paw paw. A planting 
plan shall be submitted to the Community Development Department for 
review and approval. 

h. An eight (8) foot setback from the adjacent preserve/ wild land area 
shall be allowed for the Modular Communication Buildings (MCBs). 

8. Landscaping and Buffering 
a. Utilization of one hundred (100) percent native vegetation planting 

within all required landscaping, restoration, creation, and enhanced 
preservation areas. The applicant may install non-native plantings for 
accent above the required plantings in landscaped areas only; and 

b. All required landscaping for the Type "A'" buffer will be placed in the 
2.5-foot buffer on the northern side of the FP&L easement and will be 
maintained to prevent encroachment; and 

c. Buffers shall be provided as shown on the MCP and as described by 
deviations. 

9. Engineering. 
a. At time of local development order, the developer must obtain the 

necessary approvals from the railroad for the reconfiguration of the 
existing lake. Furthermore, the railroad will be required to be a co-
applicant on the SFWMD ERP application; and 

b. In support of Deviation 8, at time of local development order, the 
developer shall incorporate bank stabilization materials, such as 
geoweb or comparable materials, that will prevent erosion of the lake 
bank due to the increased slope; and 

c. At time of local development order, the developer shall submit a lake 
maintenance plan that defines appropriate and adequate maintenance 
areas. Said plan shall provide for perpetual maintenance in 
conformance with City standards; and 

d. At time of local development order, the use of gutters, downspouts and 
bubblers/yard drains may be required to properly channelize and direct 
runoff to a suitable outfall; and 

e. At time of local development order, the Applicant may be required to 
add some type of detectable material to the bottom portions of the guy 
wires to ensure pedestrian and drivers are aware of their locations. 
Furthermore, additional lighting may be required around these areas; 
and 

f. At time of local development order, the applicant shall be required to 
add a clearance bar of 16’ prior to entering the parking area associated 
to Building 1; and 
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g. The Applicant is on notice that at time of local development Order, the 
Fire Department may require 20’ width drive aisle around Building 1, 
meeting the currently adopted Florida Fire Prevention Code (FFPC) 
inclusive of the National Fire Protection Association (NFPA) for Fire 
Department access. 

10. Bicycle and Pedestrian 
a. All required bicycle, pedestrian and multimodal facilities must meet or 

exceed the specifications set forth in LDC 3-263, 3-302, 3-303 and 3-
491, as may be amended; as well as any applicable elements of the 
respective City of Bonita Springs Bicycle Pedestrian Master Plan 
[PATH] Bonita Beach Road Corridor Design Standards; and 

b. At time of local development order, the applicant shall provide a fee-in-
lieu payment for, or construct, the required offsite bicycle, pedestrian 
and complete streets facility improvements along/within the Channel 30 
Drive and Old US 41 as consistent with requirements of LDC 3-263, 3-
302, 3-303, 3-491, City of Bonita Springs Bicycle Pedestrian Master 
Plan [PATH], as applicable. 

11. Transportation Conditions 
a. 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 may 
be required to obtain local development order; and 

b. The Developer must comply with concurrency requirements (all 
conditions required by the Bonita Springs Comprehensive Plan and the 
Land Development Code) to obtain a local development order; and 

12. Contractor and Builder Group III 
a. This use is limited to the existing Kelly Roofing tenant. 
b. Fabrication work and the outdoor storage of earth moving equipment, 

cranes, concrete mixers, aerial lift equipment, and other similar heavy 
construction equipment are prohibited. 

c. Boom trucks shall be stored with arms in a downward position. 
d. The outdoor storage of equipment associated with this use shall cease 

prior to issuance of a building permit for Phase 2 construction of 
Building #1. 

e. At time of local development order, the property owner shall designate 
an appropriate impervious area for Kelly Roofing to conduct their 
ancillary fleet repair. Proper BMPs shall be provided to demonstrate 
the method(s) of use, storage, and disposal of any hazardous 
materials, in addition to equipment to avoid and minimize spills and 
discharges, in accordance with all applicable regulations. 

13. Parking. Any use that requires equipment and/or vehicle storage must 
demonstrate consistency with LDC Sec. 4-1732(3)c and cannot be parked in a 
required space. 

14. This development is subject to conditions set forth herein and the rules, 
regulations laws and codes in place at the time of Development Order and 
Constructions Plan approval.  Approval of this Planned Development is not a 
guarantee of future approvals. 
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Deviations: 

The revised Master Concept Plan and LDC changes necessitate the need to re-evaluate 
Deviations 1-3 as approved in ZO-09-14. This amendment request includes four new deviations 
(Deviations 4 thru 7).  

1. Deviation No. 1: Deviation to City of Bonita Springs LDC Chapter 3-418 (d)(3) and LDC4-
2074(a)(2)(a) requiring a type “E” buffer (25 ft. wide with a wall and 30 shrubs/100 liner 
feet) or a type “F” buffer (25 ft. wide, no wall, double row staggered hedge) to permit a 
type “D” buffer, subject to the modular communication buildings locations.  Deviation 1 is 
APPROVED subject to Condition 8. 

2. Deviation No. 2: Deviation to City of Bonita Springs LDC Chapter 4-1732 requiring one 
(1) parking space per 1000 sf of floor area for Warehousing, Public or self-storage to 
provide for one (1) parking space per 3000 sf of floor area. Deviation 2 is APPROVED 
subject to Condition 21 of ZO-09-14 and Condition 12. 

3. Deviation No. 3: Deviation to City of Bonita Springs LDC Chapter 3-416(D)(3) requiring 
a Type “A” buffer along the South property line to provide a type “A” buffer (5 ft. wide) 
along the south to permit a type “A” buffer encroaching 2.5 ft along the north side of the 
existing FPL easement. Deviation 3 is APPROVED subject to Condition 8. 

4. Deviation No. 4: Deviation to City of Bonita Springs LDC Chapter 3-353 requiring a 
connection to the sanitary sewer system when building size exceeds 30,000 sf or 
estimated wastewater flow exceeds 5000 gpd. Staff recommends a revision to Condition 
24 of ZO-09-14 should City Council wish to approve the deviation request. See Condition 
4. 

5. Deviation No. 5: Deviation to City of Bonita Springs LDC Chapter 3-490(b), 3-2074(b), 
and Division 36 of LDC 4 requiring a 25 ft set-back and 8 ft high wall to buffer the overhead 
doors in building #1 and outdoor storage to be covered with a structure architecturally 
consistent with the principal structures, to allow for a 15 ft set-back with Type D buffer 
planting requirements and 8-ft high masonry wall for that section of the west property line 
residing between the north end of the lake and the south end of the indigenous preserve 
and to eliminate the covered storage requirement.  Deviation 5 is APPROVED subject to 
Condition 5. 

6. Deviation No. 6: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(6)(a) requiring 
habitable buildings to be set-back a minimum of 30 ft from “wildland” areas to reduce the 
set-back to 8 ft for Modular Communication Buildings (MCBs).  Deviation 6 is APPROVED 
subject to Condition 8. 

7. Deviation No. 7: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(1)(a) requiring 
a minimum of 30-ft setback from indigenous native vegetation to habitable structures to 
reduce the set-back to 8 ft for Modular Communication Buildings (MCBs). Deviation 7 is 
APPROVED subject to Condition 8. 

8. Deviation No. 8: Deviation to City of Bonita Springs LDC Chapter 3-331(d)(4)  requiring 
a 4:1 (H:V) maximum slope from the top of bank to a water depth of four feet below the 
dry season water table to allow for a steeper slope of 2:1 (H:V). Deviation 8 is APPROVED 
subject to Condition 9. 
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SUBJECT PROPERTY: 

The Applicant indicates the STRAP number is:  03-48-25-B3-00001.0030 

EXHIBITS: 

A. Legal Description and Sketch of the Subject Property stamped received October 4, 2018 
B. Master Concept Plan stamped received February 24, 2020 
C. Zoning History: Zoning Ordinance No. 09-14 and City of Bonita Administrative Amendments ADD13-

05141-BOS, ADD16-26594-BOS, and ADD18-53020-BOS 

ATTACHMENTS: 

A. Staff Informational Analysis 
i. Background and Informational Analysis 

B. Applicant’s Informational Analysis 

i.  Application  
ii. Mailing Labels and Variance Report for Parcels within 375 feet 
iii. Project Location Map 
iv. Comprehensive Plan Consistency, LDC Consistency, and Design Standards and Design Decision 

Making Narrative and Addendum 
v. Environmental Assessment and Mapping 
vi. Traffic Impact Statement 
vii. Public Transit Map 
viii. Topographic Survey 
ix. Schedule of Uses 
x. Schedule of Deviations 
xi. Description of Proposed Development 
xii. Surface Water Management Plan and Cross-sections 
xiii. Program for Phased Development 
xiv.  Aerial  
xv. Mediterra Photo Exhibit 
xvi. Architectural Renderings 
xvii. December 4, 2019 Neighborhood Meeting Information 

xviii. Old 41 buffer exhibits (1-year, 5-year, and 10-year) 
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THAT PART OF SECTION 3, TOWNSHIP 48 SOUTH, RANGE 25 EAST, LEE COUNTY, FLORIDA, LYING 
EAST OF THE ACL RIGHT-OF-WAY (SEABOARD COASTLINE RAILROAD RIGHT-OF-WAY; SUBJECT TO 
EASEMENTS, COVENANTS AND RESTRICTIONS OF RECORD. 
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CITY OF BONITA SPRINGS 
ZONING ORDINANCE NO. 09-14 

A ZONING ORDINANCE OF THE CITY OF BONITA SPRINGS, FLORIDA; 
CONSIDERING A REQUEST BY CHANNEL 30 DRIVE COMMERCIAL CENTER TO 
REZONE FROM AGRICULTURAL (AG-2) TO COMMERCIAL PLANNED 
DEVELOPMENT (CPD); ON LAND LOCATED AT 9930 CHANNEL 30 DRIVE, BONITA 
SPRINGS, FLORIDA, ON 6.11+/-ACRES; PROVIDING FOR AN EFFECTIVE DATE. 

WHEREAS, Channel 30 Drive Commercial Center has filed an application for 
rezoning 6.11 ± acres from Agricultural (AG-2) with Special Exception for a nursery to 
Commercial Planned Development (CPD) to allow for the existing communication 
towers and equipment (including the existing 4,470 SF building) to remain, the addition 
of two new modular communication buildings, the construction of up to 172,724 SF of 
building floor area and a caretaker's quarters. The building floor area will be utilized 
for up to 46,866 SF of commercial uses with the remaining space for a self­
storage/mini-warehouse facility. Maximum building is five stories not to exceed 60 feet; 

WHEREAS, the subject property is located at 9930 Channel 30 Drive, Bonita 
Springs, Florida, and is described more particularly as: 

"See Exhibits" 

WHEREAS, a Public Hearing was advertised and heard on October 2, 2009 by 
the City of Bonita Springs Board for Land Use Hearings and Adjustments and Zoning 
Board of Appeals ("Zoning Board") on Case PD08-B0S00001 who gave full 
consideration to the evidence available and recommended approval (5-0, Healy & 
Brandeth absent); 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 September 11, 2009 Staff Report prepared by Community 
Development and evidence submitted at the Zoning Board hearing is on file with the 
City Clerk. 

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 with the following 
conditions and deviations: 

A. Conditions 

1. The development of this project must be consistent with the one page 
Master Concept Plan entitled "Channel 30 Drive Commercial Planned 
Development", prepared by ConsulT ech Development Services stamped 
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received June 4, 2009, except as modified by the conditions below. This
development must comply with all requirements of the City of Bonita
Springs Land Development Code (LDC) at the time of Development
Order Approval, except as granted by deviation as part of this planned
development. If changes to the Master Concept Plan are subsequently
pursued, appropriate approvals will be necessary. 

2. The following limits apply to the project and uses: 

a. Schedule of Uses 

Animals: 
Clinic
Kennel 
Control center (including Humane Society)

Auto Parts Store
Automotive Repair and Service (Group I & II)
Boat storage, dry, not exceeding 18 feet above grade
Boat storage, dry, exceeding 18 feet above grade
Broadcast studio, commercial radio and television
Building material sales
Business Services (Group I & II)
Bus station/depot 
Caretaker's residence
Caterers
Cleaning and maintenance services
Communication tower:

100 feet or less in height
Over 100 feet in height (existing only)

Contractors and Builders (Group I)
Entrance gates and gatehouse
Essential Services facilities (Group I)
Excavation, Water Retention
Farm equipment, sales, storage, rental, service
Feed or fertilizer, mixing and sales
Freight and cargo handling establishments
Laundry or Dry Cleaning (Group I & II)
Lawn and Garden Supply Store
Manufacturing, repair or wholesale sales of:

Apparel
Electrical machinery and equipment
Fabricated metal products (Group II)
Food and Kindred products (Group Ill)
Leather products (Group II)
Lumber and wood products (Groups II, )
Measuring, analyzing and controlling instruments 
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Novelties, jewelry, toys and signs (Group I, II & Ill)
Rubber and plastic products (Group II)

Non-store retailers, (all Groups)
Paint, glass and wallpaper
Pet services
Pet shop
Plant nursery
Post Office
Printing and publishing
Processing and warehousing
Rental or Leasing Establishments (Group I, II & Ill)
Repair Shops (Group I, II & Ill)
Research and development laboratories (Group II, IV)
Residential accessory uses
Retail and wholesales, when clearly incidental and
subordinate to a permitted use on the same premises
Signs in accordance with Chapter 6
Storage: 

Indoor
Storage, open

Studios
Temporary uses
Transportation services (Group II)
Vehicle and equipment dealers (Group I & II)
Warehouse:

Mini-warehouse 
Private
Public

Wholesale establishment (Groups I & Ill) 

b. Site Development Regulations 

Minimum Area Dimension:
Lot Area: 6.109 ± acres
Lot Depth: As shown on MCP
Lot Width: As shown on MCP 

Minimum Building Setbacks:
Road/ROW: 20 FT
Front: 25FT
Side (East): BLDGS 1 & 2 = 25 FT

3&4=8 FT
Rear (South): 20FT
Waterbody: 25FT
Preserve: 25FT
Minimum Building Separation: 25FT 
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Maximum Building Height: BLDG 1: 60 FT/5 stories 
BLDG 2: 40 FT/3 stories 
BLDG 3: 15 FT/1 story 
BLDG 4: 15 FT/1 story 

Maximum Lot Coverage: 40% 
Minimum Open Space 20% 

3. 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 LDC may be required to obtain 
local development order. 

4. 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. 

5. 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. 

6. Development must include sidewalks as a site related improvement. 
Such facilities must be included in local development orders as part of 
the project's infrastructure, and as part of any vertical development. 

7. 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 spillage to 
off-site parcels. 

8. Prior to local development order approval the developer must provide 
facilities in compliance with the Bonita Springs LDC for the 
pickup/disposal of solid waste and recyclables. The minimum area 
required for, and specific locations of, these facilities will be reviewed at 
the time of local development order application for vertical development. 

9. The developer will use best efforts to incorporate principles for its 
building through the Florida Green Building Coalition program, in site 
design and construction, by emphasizing use of high energy efficiency 
designs and use of high energy efficient fixtures and appliances where 
possible. Building materials, both internal and external, will be comprised 
of durable and recycled materials where possible. 

10. Utilization of one hundred (100) percent native vegetation planting within 
all required landscaping, restoration, creation, and enhanced 
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preservation areas. The applicant may install non-native plantings for
accent above the required plantings in landscaped areas only. 

11. Prior to local development order approval, a tree survey shall be
required when appropriate, to determine if the site contains Heritage
Trees. If the site contains Heritage Trees, an appearance before the
Tree Advisory Board prior to the issuance of a development order is
required. 

12. Development orders for this project shall be required to provide an
additional 50% retention/detention for water quality treatment systems,
Policy 9.3.3 Bonita Springs Comprehensive Plan, and shall use a
treatment train approach, incorporating Best Management Practices,
according to Policy 9.3.1 ., Bonita Springs Comprehensive Plan. 

13. All plants which are on the Florida Exotic Pest Plant Counsel's 2007 List
of Invasive Plant Species, Category 1 list, shall be removed from the
project area, including conservation, open space and developed areas.
The site shall be maintained free of plants on the Florida Exotic Pest
Plant Counsel's 2007 List of Invasive Plant Species, Category 1 list in
perpetuity. 

14. Prior to local development order approval, development order plans
must depict the xeric oak community within the preserve area as
"Gopher Tortoise Preserve", and any gopher tortoises found on site shall
be placed into this preserve. If the amount of tortoises exceeds the
FFWCC guidelines for the preserve area, the "extra" tortoises may be
relocated offsite by obtaining a Florida Fish and Wildlife Conservation
Commission (FFWCC) relocation pennit. The applicant must first seek
approval for preservation of gopher tortoises in place before pursuing
off-site relocation options. 

Any gopher tortoises and commensal species found during burrow
excavation must be moved to preserves containing suitable gopher
tortoise habitat as approved by the Florida Fish and Wildlife
Conservation (FFWCC) and City of Bonita Springs Environmental
Sciences staff. 

15. The 0.653± acre environmentally sensitive xeric oak community,
FLUCFCS Code 421, shall be preserved. A conservation easement shall
be placed on this area to preserve it in perpetuity. The conservation
easement shall be dedicated to the City of Bonita Springs with no
responsibility for maintenance. 

16. A Twisted Air Plant, which is listed by the Florida Dept of Agriculture as
Threatened, is located in the pine flatwoods adjacent to the xeric oak 
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\ 
community. This plant shall be protected by preserving a 10' buffer 
around the staggerbush shrub which the plant is growing on. 

17. A listed species management plan for the preserve area shall be 
required at the time of development order. The management plan shall 
address the Twisted Air Plant, the gopher tortoises, and exotic plant and 
animal species control in the preserve area. 

18. All required landscaping for the Type "A'" buffer will be placed in the 2.5 
foot buffer on the northern side of the FP&L easement and will be 
maintained to prevent encroachment. 

19. As part of the development order submittal an intersection analysis will 
be preformed for Channel 30 Drive and Old 41 road. This will be used to 
determine the length of turn lanes on Old 41 accessing the site. 

20. The applicant will enter into a developer's agreement · prior to 
development order approval to determine proportionate fair share of 
necessary off-site improvements to Old 41 and the Seminole Gulf 
Railroad / CSX railroad crossing. 

21. Parking for the Warehousing, public or self storage: 

a. The applicant must provide a minimum of one (1) parking space per 
3,000 square feet of gross floor area. Should City Council make a 
detemiination, at a meeting where the current Owner of record is 
given notice that this parking is not meeting the operational 
requirements, the Owner must provide additional parking consistent 
with the Land Development Code (LDC) for the use; and 

b. Parking spaces approved through this deviation are for the 
warehousing, public or self storage uses only; and 

c. No parking spaces or loading zones required for the warehousing, 
may be utilized for the Business Services Group I & II, 
communications buildings, caretaker's quarters; and 

d. Overnight parking of is not permitted within designated parking 
spaces. 

22. The proposed 20' utility easement line shown on the current MCP shall 
be approved in 2 phases so as to deal with the constrained physical site 
limitations in protecting the gopher tortoises and protecting the buffer. 
First phase will include the western most 10' for stormwater I utilities. 
Phase II shall include the additional 1O'. The approval of phase II shall 
be conditioned upon a new evaluation to determine the number and 
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health of gopher tortoises, and the quality of the xeric preserve. If the 
additional 10' is sought for Phase 11, this request can be made 
administratively. The utility easement along the western side of the 
Gopher Tortoise preserve shall remain at the same grade as the 
preserve and consist of under ground utilities. After completion of the 
underground utilities, this area shall be planted with gopher tortoise 
friendly xeric plants. A minimum of 6 different native plant species shall 
be used (three different shrubs and three different groundcovers). 
Shrubs shall be planted on 5' centers and groundcover massings shall 
be planted on 1' centers. Appropriate plants shall consist of gopher 
apple, wiregrass, butterfly peas, gall berry, prickly pear cactus, paw paw 
and palmettos. A planting plan shall be submitted to the Community 
Development Department for review and approval. 

23. The proposed pre-fabricated modular communications buildings 
identified as 3 & 4 on the Master Concept Plan may be modified to allow 
more than 2 buildings in this location, as long as the total square footage 
does not exceed 960 square feet nor can any of the buildings be greater 
than 12 feet wide. 

24. The property will be required to water and sewer hook-up prior to 
certificate of completion when the flow generated to the septic drain bed 
exceeds 3,200 square feet capacity for the drain bed. 

B. Deviations 

Deviation 1 is approved, granting relief from LDC §3-416(0)(3) which requires 
a type "E" buffer (25 ft. wide with a wall) or a type "F" buffer (30 ft wide with no 
wall) to permit a type "D" buffer (8 ft wide), subject to the proposed septic 
system and the modular communication building locations, as long as the 
required number of plantings for the type "D" buffer is placed within the 
proposed 8 FT. 

Deviation 2 is approved, granting relief from LDC §34-2020, parking 
requirements of one (1) parking space per 1000 SF of area for warehousing, 
public or self storage to have one {1) parking space per 3000 SF of area, 
subject to Condition 21. 

Deviation 3 is approved, granting relief from LDC §3-416(0){3) which requires 
a type "A" buffer (5 FT wide) along the south property line to provide a type 
"A" buffer encroaching 2.5 FT along the north side of the existing FP&L 
easement, subject to Condition 18. 

C. Findings and Conclusions: 
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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 entitlement to the rezoning of a Commercial 
Planned Development (CPD) by demonstrating compliance with the 
Bonita Springs Comprehensive Plan, the Land Development Code, and 
other applicable codes and regulations. 

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; 

b) is consistent with the densities, intensities and general uses set 
forth in the City of Bonita Springs Comprehensive Plan. 

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, as conditioned, will not place an undue burden 
upon existing transportation or planned infrastructure facilities and the site 
will be served by streets with the capacity to carry traffic generated by the 
development. 

4. Urban services, as defined in the Bonita Springs Comprehensive Plan, 
are, or will be, available and adequate to serve the proposed land use. 

5. As conditioned, the proposed uses are appropriate at the subject location. 

6. The recommended conditions to the 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. 

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. 
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SECTION TWO: EFFECTIVE DATE 

This ordinance shall take effect thirty (30) days from the date of adoption. 

~r.>5~D AND ENACTED by the Council of the City of Bonita Springs,
Lee Count , Florida, his 6th day of November, 2009. 

Mayor 

Vote: 
Ferreira Aye Nelson Aye
Lonkart Aye Simons Aye
McCourt Aye Spear Aye
Martin Aye 

Date filed with City Clerk: _ _ /2_1/_/t_~__O_·~9_ _ 
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LEGAL OESCRIPTION 

F"OR 

9930 CHANNEi.. 30 DRIVE., BONITA SPRINGS, FL 34135 
(STRAP NO. 03- 48-25-B3-00001.0030) 

THAT PART CG" SECllON 3. TOWNSHIP 48 SOIJTH, RANCE 25 E:AST. LEE COUNTY, 
F1.0R!OA, LYING EAST OF TI-iE: AO.. RIGl-tT-~-WAY {Sl::A130ARO COASnJNE RAILROAD 
RIGHT-OF-WAY); SUB.ECT TO EAS£MENTS. COVENANTS ANO RESTRICTIONS OF RECORO. 

SUBJECT TO THE FOU.O'MNG DESCRIBED Fl.ORIDA POWER ANO UGI-IT E"SEMENT, 
A 10 FEET WIOE FLORIDA POWER ANO LIGHT E-"ScMENT LYING WITI-ilN SECTION 3. 
TOWNSHIP ♦8 SOUTI-I. RANGE; 25 EAST. l.EE COUNlY. F\.ORIOA, BEl"'G MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 

COM1'1ENCING AT TI-iE SOUTI-IEAST CORNER OF SAID SECTION 3 ; THENCE NORnl 
89"22·2,~ WEST, ALONG THE soun-< UNE PF SAID SECTION 3. 228.87 FEET. TO 
THE POINT CG" BEGIN..ING OF I\ 10 FEET \NIOE POWERLINE EASEMENT. LYING 5 
FEET Ot-1 E-"CH SIDE OF THE FOLLOWING DESCRIBED CENTERLINE, 

1. THE:Nc:£ NOOTH 07"56"1l" EAST, 157.75 FEET: 
2. THENCE NORTH 29"4♦'30" EAST. 51.55 f'EET; 
3. THENCE NORTH ono'19• EAST, 177.01 FEET, TO THE ENO OF SAID CEt-lTERUNE . 

ANO SUBJECT TO TI-iE F\.ORIOA POWER & UC!-iT E"SEMENT AS DESCRIBED 
GRAPHICALLY IN OFFICIAL RECORDS BOOK 1408, PAGE"S 1010- 1011. OF THE 
PUBLIC RECOROS OF LEE COUNTY. FLORIDA, ANO DEPICTED HEREON. 

CONTAINING 8 ,109 ACRES. 

This is not o S1.11rvey _ __ __ •·---
-;;;.• 

S..olo.e H~c'4.0f'y Vcntul"o,. IncCHANNEL 30 DRIVE A Poree! of Lond in:OovCd £ . Mckee PE #38..J.47
CPO 22210 F'o1f'1'nont Court Sec 03, Twp 48S. Rge 2 5 E E'.••-o. no,eoo 33928 

Ptaor,41; (23 0) 808-40D8 
Lequi OeKl'fpHon email; Jakot,rctto')'Ol:4'"1COat.t'l•l COy ar &c,nlta Spdn9a 

l..ifi• eo...rit.r~ - - --..J 
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ADMINISTRATIVE AMENDMENT ADD13-05141-BOS
TO CHANNEL 30 DRIVE COMMERCIAL CENTER CPD 

ADMINISTRATIVE ACTION 
BONITA SPRINGS, FLORIDA 

WHEREAS, McKee Engineering Consultants, Inc filed an application for administrative
approval to replace the existing communication tower, make some minor changes in the modular
communication buildings and add another generator as depicted on the attached revised Master
Concept Plan (MCP) for the project known as Channel 30 Drive Commercial Center
Commercial Planned Development (CPD) for property located at 9930 Channel 30 Drive,
described more particularly as: 

LEGAL DESCRIPTION: Section 03, Township 48 South, Range 25 East, Bonita
Springs, Florida: 

See attached Exhibit A 

WHEREAS, Super Towers, Inc., the owner of the subject property, has authorized David
E. McKee, P.E. of McKee Engineering Consultants, Inc to act as the agent to pursue this
administrative action request; and 

WHEREAS, the property was originally rezoned in 2009, by the City of Bonita Springs
Zoning Ordinance No. 09-14; and 

WHEREAS, the subject property is located in the Industrial District future land use
category as designated by the Bonita Springs Comprehensive Plan; and 

WHEREAS, the City of Bonita Springs Land Development Code (LDC) provides for
certain administrative changes to planned development master concept plans; and 

WHEREAS, the applicant is requesting to replace the existing aging communication
tower, make some minor changes in the modular communication buildings and add one
additional generator; and 

WHEREAS, Zoning Ordinance No. 09-14 a1lows for communication towers over 100'
feet in height (existing only); and 

WHEREAS, Zoning Ordinance No. 09-14 lists no conditions relative to the maintenance
and or replacement of the existing communication tower; and 

WHEREAS, the applicant wishes to be replace the existing aging communication tower
with a new tower; and 
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WHEREAS, the existing tower will remain in service while the new tower is being built 
in order for the continued operation of the existing radio and cell phone antennas during 
construction ofthe new tower; and 

WHEREAS, the new tower will be constructed approximately 13 feet north of the 
existing tower; and 

WHEREAS, the height ofthe new tower will be the same as the existing tower; and 

WHEREAS, the existing tower will be demolished once the replacement tower is 
constructed and existing communication antennas are relocated; and 

WHEREAS, the applicant wishes to demolish and replace the existing modular 
communication buildings, which does not increase the total square footage permitted; and 

WHEREAS, the applicant wishes to add one additional generator to support the 
replacement communication tower; and 

WHEREAS, the subject application and plans have been reviewed by the City of Bonita 
Springs Community Development in accordance with applicable regulations for compliance with 
all tenns of the administrative approval procedures; and 

WHEREAS, it is found that the proposed amendment does not increase density or 
intensity within the development; does not decrease buffers or open space required by the LDC; 
does not underutilize public resources or infrastructure; does not reduce total open space, 
buffering, landscaping or preservation areas; and does not otherwise adversely impact on 
surrounding land uses; and 

NOW, THEREFORE, IT IS HEREBY DETERMINED that the appJication for 
administrative approval to replace the existing communication tower, make some minor changes 
in the modular communication buildings and add another generator as depicted on the attached 
revised Master Concept Plan for the project known as Channel 30 Drive Commercial Planned 
Development is APPROVED, subject to the following conditions: 

I. The administrative amendment is limited to the revisions as identified on the revised 
Master Concept Plan, stamped received on April 22, 2013 ("Attachment A"). 

2. The proposed setbacks for the replacement communication tower arc as follows: 
North property point/comer: from 853' to 840' 
East property line: Same 
South property line: 13' farther away 
West property line: from 300' to 296' 

3. No other changes have been authorized as part of this amendment and development must 
remain in compliance with Bonita Springs Zoning Ordinance No. 09-14 and Land 
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Development Code. The tenns and conditions of the original zoning ordinance remain in
full force and effect. 

4. The applicant must submit a Limited Development Order prior to construction reflecting
these modifications and a construction schedule for the replacement tower and demolition
of the existing tower. 

5. Forty-eight hours before commencing construction of the replacement communication
tower, and within 48 hours after the antenna-supporting structure reaches its maximum
height, the Lee Port Authority, Sheriffs Office, Emergency Medical Services, the local
fire district and the Lee County Mosquito Control District must be notified by the entity
constructing the antenna-supporting structure. 

6. The existing tower must be fully disassembled and removed within 90 days of the
completion of the new tower and transfer ofequipment. 

7. The relocation ofany future replacement tower facilities may be handled administratively
as long as the replacement tower is constructed for the same purpose as the existing
tower, does not require additional towers and is not greater in height. 

8. If high voltage is necessary for the operation of proposed wireless communication
facilities, High Voltage-Danger and No Trespass warning signs not greater than one (1)
square foot in area must be permanently attached to the fence or wall at intervals of not
less that forty ( 40) feet and upon the access gate, or as otherwise required by the FAA or
FCC. 

is __JJ_ day of_·3-?_____,_ ._1..._____, A.D., 2013 

Dulmer, AICP, Community Development Director 

Department of Community Development 
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LEGAL DESCRIPTION 

FOR 
9930 CHANNEL 30 DRIVE., BONITA SPRINGS, FL 34135

(STRAP NO. 03-48-25-83-00001.0030) 

THAT PART OF SECTION J , TOWNSHIP 48 SOUTH, RANGE 25 EAST, LEE COUNTY,
FLORIDA, LYING EAST OF THE ACL RIGHT-OF-WAY (SEABOARD COASTLINE RAILROAD
RIGHT-OF-WAY); SUBJECT TO EASEMENTS, COVENANTS AND RESTRICTIONS Of RECORD. 

SUBJECT TO THE FOLLOWING DESCRIBED FLORIDA POWER AND LIGHT EASEMENT:
A 10 FEET WIDE FLORIDA POWER ANO LIGHT EASEMENT LYING WITHIN SECTION 3,
TOWNSHIP 48 SOUTH, RANGE 25 EAST, LEE COUNTY, FLORIDA, BEING MORE
PARTICULARLY DESCRIBED AS FOLLOWS: 

COMMENCING AT THE SOUTHEAST CORNER OF SAID SECTION J; THENCE NORTH
89'22'21" WEST, ALONG THE SOUTH LINE OF SAID SECTION J, 228.87 FEET, TO
THE POINT OF BEGINNING OF A 10 FEET WIDE POWERUNE EASEMENT, LYING 5
FEET ON EACH SIDE OF THE FOLLOWING DESCRIBED CENTERLINE: 

1. THENCE NORTH 07'56'11 " EAST, 157.75 FEET;
2. THENCE NORTH 29'44'30" EAST, 51.55 FEET;
J . THENCE NORTH 01 '10'19" EAST, 177.01 FEET, TO THE END OF SAID CENTERLINE. 

ANO SUBJECT TO THE FLORIDA POWER & LIGHT EASEMENT AS DESCRIBED
GRAPHICALLY IN OFFICIAL RECORDS BOOK 1408, PAGES 1010-1011, OF THE
PUBLIC RECORDS OF LEE COUNTY, FLORIDA, AND DEPICTED HEREON. 

CONTAINING 6.109 ACRES. 

DAVID E. McKEE
PROFESSIONAL ENGINEER
FLORIDA REGISTRATION NO: PEJ8347 

This is not a Survey Poge 1 of 2 

CHANNEL 30 DRIVE Lake Hickory Ventures, Inc 
David E. McKee PE f38347 A Parcel of Land in: 

CPD 22210 Fairmont Court Sec 03, Twp 48S, Rge 25E
Estero, Florido 33928

Phone: (239) 898- 4008Legol Description email Page 34: lokehlckor)Ocomcosl net City of Bonito Springs
Lee County, Florido 
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NOTES REGARDING TOv.t:R REPLACEMENT; 

- EXISTING TOv.t:R WILL REMAIN IN PLACE UNTIL NEW TOv.t:R IS COMPLETIE ANO ALL 
ELECTIRICAL ANO COMMUNICATION CONNECTIONS ARE READY TO BE MADE. EXISTING 
RADIO STATIONS AND CELL PHONE SERVICE DISRUPTIONS MUST BE t.llNIMIZED. 
- NEW GUY WIRES 'MLL BE CONNECTIED TO NEW ANCHORS THAT 'MLL BE INSTALLED 
JUST IN FRONT OF THE EXISTING ANCHORS (BE Tv.t:EN THE TOv.t:R ANO EXISTING 
ANCHOR). EXISITNG ANCHORS 'MLL BE REMOVED TO JUST BELOW GRADE. 
- NEW TOWER HEIGHT SHALL SE THE SAME AS THE EXISTING TOWER; 681'-10" ABOVE 
GRADE WITH ,t.N AOOITIONAL 53°-10" ANTENN,t. ON TOP 'MTH LIGHTED BEACON. 
- AS SHOWN ON THE DRAWING, THE GUY WIRES WILL STILL BE WITHIN THE LEASED 
AREA ON THE PROPERTY TO THE EAST. 

REPLACEMENT TOv.t:R W /FENCING ( + /- 13.75 FT 
NORTH OF EXISTING TOWER - CENTER TO CENTER).. 
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ADMINISTRATIVE AMENDMENT ADDI6-26594-BOS
TO CHANNEL 30 DRIVE COMMERCIAL CENTER CPD 

ADMINISTRATIVE ACTION
BONITA SPRINGS, FLORJDA 

WHEREAS, McKee Engineering Consultants, Inc. filed an application for administrative
approval to replace the existing communication tower, make some minor changes in the modular
communication buildings and add generators as depicted on the attached revised Master Concept
Plan (MCP) for the project known as Channel 30 Drive Commercial Center Commercial Planned
Development (CPD) for property located at 9930 Channel 30 Drive, described more particularly
as: 

LEGAL DESCRIPTION: Section 03, Township 48 South, Range 25 East, Bonita
Springs, Florida: 

See attached Exhibit A 

WHEREAS, Super Towers, Inc., the owner of the subject property, has authorized David
E. McKee, P.E. of McKee Engineering Consultants, Inc to act as the agent to pursue this
administrative action request; and 

WHEREAS, the property was originally rezoned in 2009, by the City of Bonita Springs
Zoning Ordinance No. 09-14; and 

WHEREAS, the subject property is located in the Industrial District future land use
category as designated by the Bonita Springs Comprehensive Plan; and 

WHEREAS, the City of Bonita Springs Land Development Code (LDC) provides for
certain administrative changes to planned development master concept pJans; and 

WHEREAS. the applicant is requesting to. replace the existing aging communication
tower, make some minor changes in the modular communication buildings and add additional
generators; and 

WHEREAS, Zoning Ordinance No. 09-14 allows for communication towers over 100'
feet in height (existing only); and 

WHEREAS. Zoning Ordinance No. 09-14 lists no conditions relative to the maintenance
and or replacement ·ofthe existing communication tower; and 

WHEREAS, the applicant wishes to be replace the existing aging communication tower
with a new tower; and 
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WHEREAS, the existing tower will remain in service while the new tower is being built 
in order for the continued operation of the existing radio and cell phone antennas during 
construction ofthe new tower; and 

WHEREAS, the new tower will be constructed approximately 34.9 feet northwest of the 
existing tower; and 

WHEREAS, the height ofthe new tower will be the same as the existing tower; and 

WHEREAS, the existing tower will be demolished once the replacement tower is 
constructed and existing communication antennas are relocated; and 

WHEREAS, t1Je applicant wishes to demo]ish and replace the existing modular 
communication buildings, which does not increase the total square footage permitted; and 

WHEREAS, the applicant wishes to add one additional generator to support the 
rep]acement communication tower; and 

WHEREAS, the subject application and plans have been reviewed by the City of Bonita 
Springs Community Development in accordance with applicable regulations for compliance with 
all terms ofthe administrative approval procedures; and 

WHEREAS, it is found that the proposed amendment does not increase density or 
intensity within the development; does not decrease buffers or open space required by the LDC; 
does not underutilize public resources or infrastructure; does not reduce total open space, 
buffering, landscaping or preservation areas; and does not otherwise adversely impact on 
surrounding land uses; and 

NOW, THEREFORE, IT IS HEREBY DETERMINED that the application for 
administrative approval to replace the existing communication tower, make some minor changes 
in the modular communication buildings and add another generator as depicted on the attached 
revised Master Concept Plan for the project known as Channel 30 Drive Commercial Planned 
Development is APPROVED, subject to the following conditions: 

1. The administrative amendment is limited to the revisions as identified on the revised 
Master Concept Plan, stamped received on January 4, 2016 ("Attachment A"). 

2. The proposed setbacks for the replacement communication tower are as follows: 
North property point/comer: from 893.8' to 860.1' 
East property line: from 15.4' to 26.3' 
South property line: from 292.6' to 326.S' 
West property Jine: from 300.8' to 278.8' 

3. No other changes have been authorized as part of this amendment and development must 
remain in compliance with Bonita Springs Zoning Ordinance No. 09·14 and Land 
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Development Code. The tem1s and conditions of the original zoning ordinance remain in 
full force and effect. 

4. The applicant must submit a Limited Development Order prior to construction reflecting 
these modifications and a construction schedule for the replacement tower and demolition 
ofthe existing tower. 

5. Forty-eight hours before commencing construction of the replacement communication 
tower, and within 48 hours after the antenna-supporting structure reaches its maximwn 
height, the Lee Port Authority, Sherifrs Office, Emergency Medical Services, the local 
fire district and the Lee County Mosquito Control District must be notified by the entity 
constructing the antenna-supporting structure. 

6. The existing tower must be fully disassembled and removed within 90 days of the 
completion of the new tower and transfer of equipment. 

7. The relocation ofany future replacement tower facilities may be handled administratively 
as long as the replacement tower is constructed for the same purpose as the existing 
tower, does not require additional towers and is not greater in height. 

8. If high voltage is necessary for the operation of proposed wireless communication 
facilities, High Voltage-Danger and No Trespass warning signs not greater than one (1) 
square foot in area must be permanently attached to the fence or wall at intervals of not 
less that forty ( 4Q~ feet and upon the access gate, or as otherwise required by the FAA or 
FCC. . 

DULYsi s.1Lday of ~V4/? ,/ , A.D., 2016 

B 

John Dulmer, AICP, Community Development Director 

Department ofCommunity Development 
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NOTE: ALL OTHER CONDITIONS AND REQUIREMENTS CONTAINED IN
ADD13--05141-BOS REMAIN IN EFFECT. THIS ADMINISTRATIVE DEVIATION REQUEST
ADDRESSES ONLY THE RELOCATION OF THE TOWER AND THE THREE ANCHOR LOCATIONS. 
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ADMINISTRATIVE AMENDMENT ADDlS-53020-BOS (PD) 

ADMINISTRATIVE ACTION
BONITA SPRINGS, FLORIDA 

WHEREAS, McKee Engineering Consultants, Inc. filed an application for administrative
approval to amend the Master Concept Plan (MCP) in accordance with Condition 22 of Zoning
Ordinance No. 09-14 for a project known as Channel 30 Drive Commercial Center Commercial
Planned Development (CPD) for property located at 9930 Channel 30 Drive, described more
particularly as: 

LEGAL DESCRIPTION: Section 03, Township 48 South. Range 25 East, Bonita
Springs. Florida: 

Sec attached Exhibit A 

WHEREAS, Super Towers, Inc., the owner ofthe subject property, has authoriud David
E. McKee, P .E. of McKee Engineering Consultants, Inc. to act as the agent to pursue this
administrative action request; and 

WHEREAS, the property was originally rezoned in 2009, by the City of Bonita Springs
Zoning Ordinance No. 09-14 with subsequent amendments in ADD13-05141-BOS and ADD16-
26594-BOS; and 

WHEREAS, the subject property is located in the Industrial future land use category as
designated by the Bonita Springs Comprehensive Plan; and 

EREAS, the applicant is requesting to amend the Master Concept Plan in accordance
with Condition 22 ofZoning Ordinance No. 09 14; and 

WHEREAS, Condition 22 required a new evaluation to determine the number and health
of the site's gopher tortoises, and the quality of the site's xeric preserve, when Phase II of the
utility and drainage easement is utilized; and 

WHEREAS, the applicant is in the process of coordinating with Bonita Springs Utilities
(BSU) for the installation ofa water main to provide domestic and fire protection water services
utilities, as well as, piping infrastructure for a future wastewater force main for the project site
within the subject easement; and 

WHEREAS, the applicant has submitted a gopher tortoise and preserve area evaluation
that has been reviewed and accepted by Environmental Sciences; and 

WHEREAS, the City of Bonita Springs Land Development Code (LDC) provides for
certain administrative changes to planned development master concept plans; and 
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WHEREAS, the subject application and plans have been reviewed by the City ofBonita
• Springs Community Development in accordance with appJicable regulations for compliance with
all tenns ofthe administrative approval procedures; and 

WHEREAS, it is found that the proposed amendment does not increase density or
intensity within the development; does not decrease buffers or open space required by the LDC;
does not underutilize public resources or infrastructure; does not reduce total open space,
buffering, landscaping or preservation areas; and does not otherwise adversely impact on
surrounding land uses. 

NOW, THEREFORE. IT IS HEREBY DETERMINED that the application for
administrative approval to modify the existing drainage and utility easement as well as the
abutting preserve area as depicted on the attached revised Master Concept Plan for the project
known as Channel 30 Drive Commercial Planned Development is APPROVED, subject to the
following conditions: 

1. The administrative amendment is limited to the revisions as identified on the revised
Master Concept Plan, stamped received on May 03, 2019 ("Attachment A"). 

2. As a condition ofapproval for the requested site improvements, any excessive removal of
mature vegetation will require additional mitigation plantings (trees, shrubs and growid
covers) within the site's exiting preserve area, subject to review and approval by
Environmental Sciences. 

3. No other changes have been authorized as part ofthis amendment and development must
remain in compliance with Bonita Springs l.oning Ordinance No. 09-14 and Land
Development Code. The terms and conditions of the original zoning ordinance remain in
full force and effect. 

DULYsig day of A.O., 2019 

BY 

• ~--· _ -1mer, AICP, Community Development Director 

Department ofCommunity Development 
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ATTACHMENT “A” 

BACKGROUND AND INFORMATIONAL ANALYSIS 

Introduction/Synopsis 
The property was rezoned in 2009 from AG-2 with a Special Exception for a nursery to a 
Commercial Planned Development (CPD) in Zoning Ordinance (ZO) 09-14.  The CPD allowed for 
the existing communication towers and equipment to remain, the addition of two new modular 
communication buildings, the construction of up to 172,724 square feet (SF) of building floor 
area and a caretaker's quarters. The building floor area was to be utilized for up to 46,866 SF of 
commercial uses with the remaining space for a self-storage/mini-warehouse facility. The 
maximum building was approved at five stories not to exceed 60 feet in height.  

This CPD amendment request is to modify the number of stories for two new buildings and 
increase the square footage of the modular communications buildings for the existing wireless 
communication facilities.   The property owner held preapplication meetings with Staff in 2017 
and 2018 relative to this request. They had also coordinated with Mediterra relative to this request 
and line of site concerns.  They have also been actively working with the railroad and Bonita 
Springs Utilities to bring potable water to the site. 

Surrounding Land Use: 

Existing Zoning & Land Use Future Land Use Map 

Subject Parcel: Commercial Planned 
Development (CPD); Wireless 
communication facilities and Kelly Roofing. 

Industrial 

North: Mediterra Residential Planned 
Development (RPD); preserve and golf 
course 

Moderate Density Mixed Use / PUD 

East: Mediterra Residential Planned 
Development (RPD); preserve and golf 
course 

Moderate Density Mixed Use / PUD 

South: Ace Super Storage, Self-storage & 
Mini-warehouse / Collier County 

Collier County Light Industrial 

West: Seminole Gulf Railroad, AG-2 
Agriculture, then US-41 

Moderate Density Mixed Use / PUD 
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Master Concept Plan 

The request includes a one (1) page Master Concept Plan (Exhibit “B”) that depicts the Existing 
Conditions and proposed development request. The Master Concept Plan shows a detailed 
conceptual plan of existing buildings, the wireless communication towers, the proposed project 
description, the revised property development regulations (setback and height), deviations and 
other details. Development details include indigenous open space gopher tortoise habitat, existing 
and future septic, required parking and the building footprints for existing and future buildings. 
Access to the site will continue to be from Channel 30 Drive. The existing and proposed buffers 
are also shown.  The Applicant has also included exhibits demonstrating the buffering adjacent 
to the railroad at time of installation, five years, and then ten years. 

Please also see the Applicant’s Description of Proposed Development and Program for Phased 
Development in Attachment “B.”  

Environmental Considerations 

Habitat Assessments 
A Protected Species Survey and Indigenous Preserve Management Plan were 
produced in November of 2007 by Consultech Development Services Inc, An updated 
Protected Species Survey was conducted in March of 2019 by Boylan Environmental 
Consultants. The reports describe the land uses and classifications according to the 
DOT Florida Land Use Covers and Forms Classification System (FLUCFCS Code). 
The 6.10 acre site currently contains the following land uses. 

FLUCFCS Code 140 – Commercial and Services 4.57 ac. 
FLUCFCS Code 520 – Lake 0.68 ac. 
FLUCFCS Code 411 – Pine Flatwoods 0.653 ac. 
FLUCFCS Code 830 – Utility Lines 0.21 ac. 

Total: 6.11 ac. 

The Consultech report included an area of xeric oak within the preserve. Due to an 
increase in vegetative coverage this area is now more accurately described as a pine 
flatwoods community. The preserve area contains slash pines and palmettos as well 
as live oak, wax myrtle, and typical scrub groundcover such as common pawpaw, 
shiny blueberry, and rusty lyonia. At the time of initial rezoning, the site was invaded 
with melaleuca, Brazilian pepper and earleaf acacia. Invasive exotic treatment and 
removal is conducted annually as part of the Preserve Management Plan for the site.  

Staff has verified the FLUCFCS Codes and acreages for these land uses and had 
previously negotiated the preservation of the environmentally sensitive land. All 
clearing and development will occur outside of this area and on the disturbed and less 
environmentally sensitive lands.  
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Protected Species
Consultech’s Listed Species Survey performed in November of 2007 found one 
protected plant species, the Twisted Air Plant, which is listed by the Florida 
Department of Agriculture as Threatened, and evidence (gopher tortoise burrows) of 
another animal species, the gopher tortoise, which is listed as threatened by the 
Florida Fish & Wildlife Conservation Commission (FFWCC). The consultant 
recommended a buffer of 10’ be placed around the shrub which the plant is growing 
on, to protect it from construction. The plant is in the Pine Flatwoods preserve, and 
growing in a staggerbush. The most current survey done by Boylan Environmental 
found 3 potentially occupied gopher tortoise burrows. Gopher tortoises often dig more 
than one burrow such that there is not a one to one relationship between burrows and 
tortoises. The FFWCC has established a ratio between burrows and tortoises. For 
areas of pine flatwood the ratio is 0.50 tortoises for every potentially occupied burrow. 
This ratio results in an estimated two tortoises for the site (1.5 rounded to 2). The 
consultant recommended keeping the gopher tortoises on site and permanently 
preserving the xeric oak and pine flatwood community. The preserve was established 
with the initial rezoning and development which is consistent with our comprehensive 
plan and land development code. 

Tree Advisory Board
No heritage trees were found within the currently developed areas. A tree survey for 
heritage trees will be required for any development order where heritage trees are 
likely to be found. If heritage trees are present, the project will go before the Tree 
Advisory Board.  

Archeological Findings
This project is outside of any areas of archeological significance and contains no 
historic buildings. 

Traffic 
The City’s transportation analyst, Public Works, and the Collier County Department of 
Transportation reviewed this request.  The amendment request includes a small reduction in 
intensity. While this section of Old 41 fails in the peak hour, the trips associated with this request 
are anticipated to be low (20 trips per hour).  The Florida Department of Transportation (FDOT) 
is currently working on a Project Development and Environment (PD&E) study for improvements 
to Old 41, which includes two segments.  The first segment is in Collier County, from US 
41/Tamiami Trail to the Lee County Line. The second segment is in Lee County, from the Collier 
County Line to Bonita Beach Road. The City of Bonita Springs is looking at ways to expand the 
road network in the area and moving people through a variety of modalities instead of widening 
Old 41. This approach includes creating a network of streets within the Old 41 and Bonita Breach 
Road quadrant and the implementation of multi-use pathways.  City Staff does not anticipate that 
this project with create a substantial impact to the network.  
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The Collier County Development Review Division has requested continued coordination of this 
project with their jurisdiction.  The applicant will coordinate with Collier County as directed or 
required by City of Bonita Springs during the local development order review process.  The City 
of Bonita Springs and Collier County do not have a memorandum of understanding or an interlocal 
agreement that requires coordination of projects at time of local development order.  The 
Applicant acknowledges the proximity of the subject property to Collier County and possible need 
for additional coordination, but defers to the City of Bonita Springs on how to proceed. 

Stormwater/Drainage 
The property is located within an “X” Zone according to the FEMA Flood Insurance Rate Map. 
According to the Applicant the site will be developed into two phases. The first phase (Building 
#2) will utilize the existing on-site pond with runoff discharging to the north towards the Old 41 
Road roadside swale, which is the current receiving stream. On site drainage will be managed 
with a combination of applications, including sheet flow to a drainage network to the existing pond 
on site. Stormwater permitting will also be submitted to South Florida Water Management District 
(SFWMD) to receive an Environmental Resource Permit (ERP) for the property.  As for the second 
phase (Building #1), the Applicant will apply for a SFWMD minor modification for any 
improvements to the existing pond needed due to the additional discharge that will be generated 
from the new building. 

Comprehensive Plan Considerations 

The subject property is located in the Industrial land use category according to the Bonita Springs 
Comprehensive Plan. 

Future Land Use Element, Policy 1.1.16: Industrial - Intended to primarily accommodate 
light industrial, research, warehousing and office uses. 

a. Appropriate uses include heavy commercial, light industrial, warehousing, 
recreation, public and semi-public uses, and mixed-use planned development with 
residential density limited to 10 dwelling units per acre within the approximately 463 
acres of gross land area in the land use category. 
b. If affordable housing is provided, residential density may be increased by up to 
five additional dwelling units per acre. 
c. Accessory commercial uses serving employees within the complex may be 
allowed provided the commercial uses are integrated within the industrial complex and 
do not exceed 5% of the intensity of the entire project. 
d. Residential use shall be allowed only in mixed-use planned developments, and 
shall not exceed 20% of the intensity of the entire project 
e. Maximum allowable height of structures shall be 75 feet from the base flood 
elevation to the eaves. 
f. Nonresidential uses shall be limited to a maximum floor area ratio (FAR) of 1.2. 

The applicant is requesting limited commercial and light industrial uses which are 
appropriate within the Industrial land use designation.  The proposed infill development 
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project is largely commercial in nature and would not conflict with the Industrial future 
land use category.  

Floor Area Ratio (FAR) refers to the ratio of building (square footage) to the square 
footage of the overall property. It can be up to 1.2 FAR as noted in Policy 1.1.16 above. 
The maximum proposed height is 50 feet/4 stories, and the maximum floor area ratio 
(FAR) is below 1.2 (approximately .65). 

Policy 1.1.22 – In order to minimize incompatibility when commercial, industrial or 
more intensive land uses share a common boundary with residential land uses, lower 
intensity uses shall be located adjacent to residential uses and the LDC shall include 
provisions for buffering in the form of fences, walls, vegetation or spatial buffers to 
minimize the impacts upon residential use. 

The site has been designed to maximize infill and redevelopment while utilizing what 
currently exists on the site. The proposed use maintains the current lower intensity use 
of commercial and light industrial uses while also providing enhanced buffering and 
an indigenous open space gopher tortoise habitat.  

Policy 1.1.25(c) – Protect environmentally sensitive lands, including wetlands and 
rare and unique upland habitat by including provisions that limit the development 
footprint, requiring development only under the Planned Development provisions of 
the Land Development Code, and requiring use of clustering and other innovative and 
appropriate development techniques which shift structures and infrastructures to non-
sensitive areas. 

The master concept plan still utilizes the already impacted portion of the site. All 
buildings were situated along the southeastern portion of the site to avoid impacting 
the existing lake and to preserve the upland habitat in the northeast portion of the 
property. The gopher tortoises and twisted air plant in the xeric oak and pine flatwood 
communities will be preserved. 

Objective 1.14 (Future Land Use Element) states the City shall discourage the 
proliferation of urban sprawl by maintaining or increasing densities, consistent with 
flood hazard considerations, between Old U.S. 41 and I-75 to encourage in-fill and 
redevelopment. 

This site is located between U.S. 41 and I-75 and by the Applicant utilizing existing 
land with tall communication towers for additional commercial and industrial activities 
this proposed development meets this objective. 
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                              2019 Aerial of Surrounding Properties Source: Lee County GIS 

Neighborhood Compatibility 
To the north and east is the 
Mediterra Residential Planned 
Development (RPD). The 
subject property is separated 
from Mediterra by a fence, 
landscaped buffer and a 
vegetated area along the 
perimeter of the golf course. 
The combination of Mediterra’s 
landscaped berm and 
vegetation bordering the golf 
course provide both a visual 
buffer and sound barrier. 
Additionally, there is roughly 
700± feet between the property 
line and the closest Mediterra 
residential unit which creates 
more than adequate 

separation between the two uses.  The Applicant has tried to coordinate closely with Mediterra on 
this request and line of site exhibits were provided as part of their analysis.  The Applicant has 
also worked with the City Architect on the proposed building elevations for consistency with the 
LDC. Staff is also recommending a condition of approval relative to illuminated signage along the 
Mediterra and Cordova boundaries to mitigate potential light pollution from any building wall 
signage. 

To the south is the Collier County line. The parcel that sits immediate south of the County line is 
Ace Super Storage, also a self-storage and mini-warehouse facility. The Future Land Use of this 
parcel is Light Industrial according to the Collier County Growth Management Plan. 

To the west is the Seminole Gulf Railroad right-of-way and tracks, vacant property zoned AG-2 
and then Old 41 Road. To the west of Old 41 Road lies Cordova at Spanish Wells (single-family 
residential homes) and golf course. 

Overall, this general area has historically been characterized with light commercial and industrial 
uses and more recently with residential planned developments. The subject site contains the old 
Channel 30 TV station and two large communication towers. In 2007, the site was operating as 
Tropical Gardens nursery as approved by special exception case SEZ2000-00035.  

A Commercial Planned Development (CPD) is still an appropriate use of this Industrial property 
and is compatible with the surrounding land uses. This project is an in-fill project. The applicant 
has already obtained local site permits to preserve the indigenous open space (gopher tortoise 
preserve). This preserve not only protects habitat but also acts as a natural northern buffer to 
Mediterra. 
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There is already buffering in place on the eastern portion of the subject site. A fence currently sits 
on the east property line and a landscaped buffer exists on the Mediterra property between the 
subject site and the Mediterra golf course. Light commercial and industrial uses, including a self-
storage facility, on the subject site should have little to no effect on the bordering Mediterra 
community. 

Planned Development Analysis, Formal Findings LDC 4-131 and LDC 4-299 

Review criteria  Yes – Mostly - Partly - No 

Demonstrate compliance with the Bonita Plan, 
this Land Development Code, and any other 
applicable code or regulation; and 

Yes – The amendment is consistent with the 
maximum allowable height allowable within the 
Industrial Future Land Use Category and is 
below the maximum 1.2 FAR.  Buffering (spatial 
and landscaping) will be provided. 

The request meets or exceeds performance and Non-applicable.  This is a carry-over provision 
location standards set forth for the proposed from Lee County where performance and 
uses; and location standards are evaluated as a part of the 

Lee Plan. 

Including the use of TDR or affordable housing 
bonuses are the densities or intensities (general 
uses) consistent with the Comprehensive Plan; 
and 

Yes – The request reduces intensity and is still 
below the maximum 1.2 FAR. 

The request is compatible with existing or Yes – The reduction in height will provide greater 
planned uses in the surrounding area; and compatibility. The property is surrounded by 

other parcels, a railroad right-of-way, a golf 
course, and other similarly situated uses.    

Approval of the request will not place an undue 
burden upon existing transportation or planned 
infrastructure facilities and will be served by 
streets with the capacity to carry traffic 
generated by the development; and 

Yes – This segment of Old 41 is already failing 
without this project. The applicant will be 
required to pay for their impact as applicable by 
state law and the City of Bonita Springs 
regulations.  The City’s approach to 
transportation incudes a multi-modal approach 
and the creation of additional street network 
opportunities.  

Will the request adversely affect environmentally 
critical areas and natural resources; and 

No – The environmentally sensitive lands are 
included in the preserve. 

Public facilities are, or will be, available and 
adequate to serve the proposed land use; and 

Yes - Public facilities are available to the site. 
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The proposed use or mix of uses is appropriate 
at the subject location; and 

Yes – No additional uses are proposed. The 
Applicant has agreed to remove previously 
approved uses. 

The recommended conditions to the concept 
plan and other applicable regulations provide 
sufficient safeguards to the public interest; and 

Yes – Conditions relative to drainage, buffering, 
signage, and uses have been added. 

The recommended conditions are reasonably 
related to the impacts on the public's interest 
created by or expected from the proposed 
development; and 

Yes – Conditions relative to drainage, buffering, 
signage, and uses have been added. 

Deviations enhance the achievement of  the 
objectives of the planned development and 
preserves and promotes the general intent of 
this chapter to protect the public health, safety 
and welfare 

Mostly- Staff supports all deviations, with the 
exception of Deviation 4.  Deviations 1-3 and 5-
7 are requested based in the nature of the 
existing site and its continued infill development. 
Staff’s justifications for the recommendations 
are included in the Staff Report. 
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Jacqueline Genson 

From: Dominic Strollo <DStrollo@bsu.us> 
Sent: Friday, May 24, 2019 12:32 PM 
To: Jacqueline Genson 
Cc: Sarah Miller; trisha gaff 
Subject: RE: PD18-54088-BOS Super Towers Sufficiency #2 For Review 

No issues. When the connection to BSU is mandated, we will provide guidance to accomplish such. 

Thank you, 

Dominic M. Strollo II 
StaffEngineer 
(239) 390-4973 
dstrollo@bsu.us 

Bonita Springs Utilities, Inc. 
11900 E. Terry Street 
Bonita Springs, FL 34135 
(239) 992-0711 
www.bsu.us 

From: Jacqueline Genson <jgenson@cityofbonitaspringscd.org> 
Sent: Friday, May 24, 2019 11:06 AM 
To: Dominic Strollo <DStrollo@bsu.us> 

Cc: Sarah Milter <smiller@cityofbonitaspringscd.org>; trisha gaff <tgoff@cityofbonitaspringscd.org> 
Subject: RE: PD18-54088-BOS Super Towers Sufficiency #2 For Review 

Thanks, Dominic. Did you have a chance to review Deviation 4 and their response to my comment lb re septic and 
sanitary sewer connection? If so, is BSU amenable to their response with some buildings (existing building and new 
building 1) on septic and connection to sanitary sewer to new building 2. Thanks! 

From: Dominic Strollo [mailto:DStrollo@bsu.us1 
Sent: Wednesday, May 22, 2019 1:28 PM 
To: Jacqueline Genson <jgenson@cityofbonitaspringscd.org> 
Subject: RE: PD18-54088-BOS Super Towers Sufficiency #2 For Review 

BSU has no comments at this time. 

Thank you, 

Dominic M. Strollo II 
Staff Engineer 
(239) 390-4973 
dstrollo@bsu.us 

Bonita Springs Utilities, Inc. 
11900 E. Terry Street 
Bonita Springs, FL 34135 
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(239) 992-0711 
www.bsu.us 

From: Jacqueline Genson <jgenson@cityofbonitaspringscd.org> 
Sent: Wednesday, May 22, 2019 9:35 AM 
To: Sean Gibbons <SGibbons@cityofbonitaspringscd.org>; David Liccardi <david.liccardi@cityofbonitasprings.org>; 
Laura Gibson <LGibson@cityofbonitaspringscd.org>; trisha goff <tgoff@cityofbonitaspringscd.org>; Sam Vincent 
(Sam@VincentArchitects.com) <Sam@VincentArchitects.com> 
Cc: Fernandez Tim <timmyf@bonitafire.org>; Dominic Strollo <DStrollo@bsu.us>; Matt Feeney 
<matt.feeney@cityofbonitasprings.org>; Sarah Miller <smiller@cityofbonitaspringscd.org>; Connie DiBruno 
<connie.dibruno@cityofbonitasprings.org>; Sarah Miller <smiller@cityofbonitaspringscd.org> 
Subject: RE: PDlS-54088-BOS Super Towers Sufficiency #2 For Review 
Importance: High 

Good morning everyone, 

Comments were due last Friday. I need comments by close of business tomorrow in order to get the letter to the 
applicant in accordance with LDC Sec. 4-295(d). 
Please advise if you have any sufficiency comments. Thanks! 

LDC Sec. 4-295{d) 
All amended applications will be deemed sufficient unless a subsequent letter advising the applicant of any 
insufficiencies has been mailed within 45 working days of the resubmittaf. The contents of insufficiency letters will be 
limited to briefexplanations of the manner in which insufficient applications do not comply with the formal 
requirements in this section and any provisions within the land development code. 

From: Sarah Miller 
Sent: Monday, March 18, 2019 9:38 AM 
To: David A. Theriaque <dat@theriaquelaw.com>; McLean Matthew <Matthew.McLean@colliercountyfl.gov>; Sean 
Gibbons <SGibbons@cityofbonitaspringscd.org>; David Liccardi <david.liccardi@cityofbonitasprings.org>; Laura Gibson 
<LGibson@cityofbonitaspringscd.org>: trisha gaff <tgoff@cityofbonitaspringscd.org>; Sam Vincent 
(Sam@VincentArchitects.com) <Sam@VincentArchitects.com> 
Cc: Fernandez Tim <timmyf@bonitafire.org>; Dominic Strollo <DStrollo@bsu.us>; Matt Feeney 
<matt.feeney@cityofbonitasprings.org>; Jacqueline Genson <jgenson@cityofbonitaspringscd.org>; 
sbs@theriaquelaw.com 
Subject: PDlS-54088-BOS Super Towers Sufficiency #2 For Review 
Importance: High 

Good Morning: Please click on the link(s) provided below to receive distribution of the above-referenced application 
for review. Please note, the comments for this review are DUE: 5-17-2019. 

When accessing the files through the FTP link provided please select the files and choose download to avoid any 
interference from your browser. 

External Reviewers: http://www.mediafire.com/folder/b66wu7eh4j419/2019-03-14 SUFFICJENCY%232 RV2 

Internal Reviewers: X:\Projects\Planned Developments\PD18-54088-BOS Channel 30 Drive\SUFF#2 

If you have any difficulty accessing the files through the links provided please do not hesitate to contact me at my 
number below. 
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Jacqueline Genson 

From: RosenblumBrett <Brett.Rosenblum@colliercountyfl.gov> 
Sent: Thursday, May 16, 2019 2:50 PM 
To: Sarah Miller 
Cc: McleanMatthew; VargaCecilia 
Subject: RE: PDlS-54088-BOS Super Towers Sufficiency #2 For Review 

Ms. Miller: Please see our comment(s) below for this project: 

05/16/19 Comment: TIS - Please update TIS titled "Traffic Impact Statement for Channel 30 Drive Commercial Center 
City of Bonita", dated 09/28/18, to reflect the newly reduced SF and update the trip generation tables. 

Additionally, page 8, Section Vil, first paragraph, will have to be revised to remove the sentence stating that the project 
is not responsible for mitigation measures. 

Since Old US 41, link 62.0, is a County road and located within the Collier County NW TCMA area, please revise this 
paragraph to state that at the site permitting phase, the TIS will address the Transportation Concurrency Management 
Area (TCMA) requirements of the Land Development Code, Section 6.02.02. For more information please contact Cecilia 
Varga, 239.252.2613, Cecilia.Varga@colliercountyfl.gov. 

' Moreover, please note that Old US 41 (US 41 to Lee/Collier County Line) is scheduled to be widened from 2L to 4LD with 
sidewalks, bike lanes, and curb and gutter. The project is funded for year 2021-2025, PE/PD&E. (refer to table: 2040 Cost 
Feasible Plan - Summary of Funded Projects Grouped by Funding Source). Please note that proportionate share 
contribution for road capacity improvements on Old US 41 may be required. For more information on fair share 
contribution and possibly additional ROW dedication, please contact Mike Sawyer, Transportation Planning, 
239.252.2926, Michael.Sawyer@colliercountyfl.gov. 

Please note, at the time of site permit submittal, the TIS will be required to discuss trip banking and turn lane 
requirements. 

Respectfully, 

Brett Rosenblum, PE 
Principa l Project Manager 

Development Review Division 
Exceeding Expectations, Every Day! 

NOTE: Emal/ Address Has Changed 

2800 North Horseshoe Drive, Naples Florida 34104 
Phone: 239.252.2905 Fax: 239.252.3933 

How are we doing? Please CLICK HERE to f ill out a Customer Survey. 
We appreciate your Feedback! 

1 
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RECEIVED 
Cm'OF BONITA SPRINGS PUBLIC HEARING APPLICATION FOR 

PLANNED DEVELOPMENTFEB 2 4 2020 

COMMUNITY DEVELOPMENT 
Community Development Department I 9220l8~ffl1foad, Suite 111 ( Bonita Springs, FL 34135 ( Phone: (239) 444-6150 I Fax: (239) 444-6140 

Super Towers, lnc./Michael SawyerApplicant's Name: 

Channel 30 Drive Commercial Center (existing PD/ZO 09-14)Project Name: 

03-48-25-83-00001.0030STRAP Number(s): 

Application Form: _x___ Computer Generated*. ____ City Printed 

* By signing this application, the applicant affirms that the form has not been altered . 

.................................................................................................................................................. 
STAFF USE ONLY 

po, 5✓ s l/o<f& .... &sCase Number: Date of Application: / 0 / L.,J /IO 

Fee: s<I,(,. ~,f'S µev1s;J 3/14/1<,J a/3Jj 
a,/ 7 r Z'-1/&-o ~Q 

Current Zoning: CPD 
Land Use Classification(s): Comp. Plan Density: 

Date of Zoning _, D ate of City Council 
Public Hearing: ublic Hearing: 

Planner Assigned: 

staff Recommendation: -------------------------------­

TYPE OF APPLICATION 

X ___ ORI ___ PD - Existing Development ___ PD-Amendment 

___ Option1 ___Option2 

H ...........................................................frlnfr..lrH.......,....,......_..............................................,_............ 

Public_Hearing_PD_20160726.docx 7/26/2016 4:15 PM Page 1 of 20 

Page 58



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

----

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

PARTI 
APPLICANT\PROPERTY OWNERSHIP INFORMATION 

I. ( ) Super Towers, lnc./Michael SawyerA N ( ) f 
. ame s o app ,cants:--------------------------------

Mailing Address: Street: 470 Atlantic Ave. - 4th Floor 

City: Boston State: _M_A______ Zip: 02210 

Phone Number: Area Code: 508 Number: 317-1753 Ext: 

E-mail: _c_a_p_tM_ik_e_S_@_m_s_n_.c_o_m_______ 

B. Relationship of applicant to property: 

___ Owner ___ Trustee ___ Option holder ___ Lessee Contract Purchaser 

__x_ Other (indicate): _S_it_e_M_a_n_a_g_e_r______________________ 

If applicant is NOT the owner or the person authorized by the Covenant of Unified Control, submit a Notarized 
Authorization Form from the owner or his authorized representative. Label as Exhibit 1-B. 

* If the application is City-initiated, enter the date the action was initiated by the Council: _______ Attach a 
copy of the "green sheet" and a list of all property owners, and their mailing addresses, for all properties within the area 
described. Names and addresses must be those appearing on the latest tax rolls ofLee County. Label the "green sheet" 
as "Exhibit I-B-2" and the list as "Exhibit I-B-3". [Sec. 4-193} 

c. Name of owner(s) of property: Super Towers, lnc./Timothy G. Sheehan, President 

Mailing Address: Street: 470 Atlantic Ave - 4th Floor 

City: Boston State: MA Zip:_0_2_2_1o______ 
Phone Number: Area Code: 978 Number: 526-8306 or 7068 Ext: 

Fax Number: Area Code: ________ Number: __________ 

D. Date property was acquired by present owner(s): _1_9_9_4__________________ 

E. Is the property subject to a sales contract or sales option? __x__ NO ___ YES 

F. Is owner(s) or contract purchaser(s) required to file a disclosure form? ___NO X YES. If yes, please 
complete and submit Exhibit I-F (attached). 

G. Are there any existing deed restrictions or other covenants on this property which may affect this request? 

X NO ___ YES. If yes, submit a copy of the deed restrictions or other covenants and a statement 
explaining how the restrictions may affect the requested action. Label as "Exhibit I-G". 

H. Authorized Agent(s): List names of authorized agents (submit additional sheets if necessary). 

Name: Maser Consulting P.A. 

Address: 5471 West Waters Avenue, Suite 100, Tampa, FL 33634 

Contact Person: Stuart Rogers, PE 

Phone: 813-207-1061 E-mail: srogers@maserconsulting.com 

Community Development Department I 9220 Bonita Beach Road, Suite 111 IBonita Springs, FL 34135 IPhone: (239) 444-6150 I Fax: (2:39) 444-6140 
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X 

PART II 
GENERAL INFORMATION 

A. Request: 

1. Rezoning from ____ TO:(check all applicable) 

___ RPO - Residential ___ MPD - Mixed Use 
___ MHPD - Mobile Home ___ RVPD - Recreational Vehicle 
___ CPD - Commercial ___ CFPD - Community Facilities 
___ IPD - Industrial ___ AOPD -Airport Operations 

2. Option Chosen: ___ Option1 ___ Option2 

3. Other- Provide specific details. Amendment to current CPD (ZO 09-14) 

B. Legal Description and Boundary Sketch: Is property within a platted subdivision recorded in the official Plat Books of 
Lee County? 

NO. Attach a legible copy of the legal description (label it Exhibit 11-B-1.) and Certified sketch of description 
as set out in chapter SJ-17.053. (labeled Exhibit 11-B-2.). If the legal description is available on computer disc 
(Word or Word Perfect) please provide a copy at time of application. 

YES. Property is identified as: 

Subdivision Name: ____________________________ _ 

Plat Book: ____ Page: ____ Unit: ____ Block: ____ Lot: _____ 

Section: Township: _____ Range: _________ 

Attach a copy of the Plat Book page with subject property clearly marked. Label this Exhibit 11-B-3. 

c. Project Street Address: 9930 Channel 30 Drive, Bonita Springs, FL 34135 

D. General Location Of Property (referenced to major streets): South on Old 41 Road through Bonita 

Springs, past Dog Track and entry to Mediterra, over RR tracks and take left just before Collier County 

line 

E. City of Bonita Springs Plan Information 

1. City of Bonita Springs Land Use Classification: _L_ig_h_t_ln_d_u_stn_·_a_l________________ _ 

2. Are you proposing any City of Bonita Springs amendments which could affect the subject property? 

X NO ___ Y ES If yes, submit a copy of the proposed amendment (labeled as •Exhibit 11-E-I") along 
with a statement as to how the proposed amendment will affect your property (labeled as "Exhibit 11-E-2"). 

F. Drainage, Water Control and Other Environmental Issues 

1. Is the property within an Area of Special Flood Hazard as indicated in the Flood Insurance Rate Maps (FIRM)s? 

X NO ___ YES. If yes, specify the minimum elevation required for the first habitable floor). 
___ NGVD (MSL) 

Community Development Department I9220 Bonita Beach Road, Suite 111 IBonita Springs, FL 341351 Phone: (239) 444-6150 IFax: (239) 444-6140 
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____ _

_____ 

-----

2. Are there any environmentally sensitive lands such as. but not limited to: wetlands, mangrove forests, creek & river 
shorelines, sand dunes, xeric scrub, mature pine forests, or other unique land forms as defined in the Bonita Plan 
Goal 15 and it's Objectives and Policies, Objective4.1, Policies 7.1.1 d. 2, 7.2.3, Goal 14 and Policies 14.1.1 through 
14.3.5 and applicable sections of the Land Development Code (LDC). Are there any listed species occupied habitat 
as defined in the Bonita Plan or LDC on the subject property, Bonita Plan Policy 7.1 .1 d. 2, 7.4.1 through 7.10.3, 
Objective 7.12 and Policies 7. 12.1 through 7.12.3, and applicable sections of the LDC? 

___ NO X YES If yes, delineate these areas on a map or aerial photo and label it Exhibit 11-F-1. Also, 
complete Exhibit 11-F-2 attached hereto. 

XG. Present Use of Property: Is the property vacant? ___ NO ___ YES 

If the property is not vacant, the owner or applicant's signature on this application indicates that the Owner agrees to 
either remove all existing buildings and structures, OR that the proposed use of the building or structure(s)will be in 
compliance with all applicable requirements of the Land Development Regulations. [Sec. 4-194(b}(3)] 

B . fl d .b t f th rt Two communication towers, 300' and 700', and related equipmentne y escn e curren use o e prope y: -------------------. ______ _ _.-.. ___ 
and Kelly Roofing Company. There is an existing two story building and numerous smaller modular communication 

facilities. 

H. Property Dimensions 

_1_2_oo___1. Width (average if irregular parcel): 

511
2. Depth (average if irregular parcel): 

50
3. Frontage on road or street: 

6.114. Total land area: _____ 

I. Land Area Calculations 

1. Undevelopable Areas: 

a. Freshwater wetland areas 

b. Other wetland areas 

C. Submerged land subject to tidal influence: 

d. Total (a + b + c): 

2. Remaining developable land (H.4 less 1.1.d): 

Feet 

Feet 

Feet on 

Acres or 

0 

0 

0 

0 

6.11 

Old 41 Road (access easement) 

(Name of street) 

Square Feet 

Community Development Department 19220 Bonita Beach Road, Suite 111 IBonita Springs, FL 34135 I Phone: (239) 444-6150 I Fax: (239) 444-6140 
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PART Ill 
PROPOSED DEVELOPMENT 

A. Nature of Request 

1. Will the development contain living units? _x___NO ___YES. If the answer is yes, please indicate the total 
number of living units proposed, by type: 

___ Single Family ___ Mobile Homes ___ Recreational Vehicles 

___ Zero-Lot-Line ___ Duplex/Two Family ___Townhouses 

___ Multiple Family ___TOTALALLTYPES 

2. If the development will contain living units, please complete Exhibit 111-A-2 (attached) and enter the following 
infonnation: 

a. PERMITTED total units (from Exhibit 111-A-2): _____ 

b. PROPOSED total units (from A-1. above): 

c. PROPOSED density (from Exhibit 111-A-2): 

3. Will the development contain non-residential areas? __NO .:_YES. If the answer is yes, please indicate the 
size [gross square footage (gsf) unless indicated otherwise] of each general class of uses below: 

0
Retail: ____Total gsf 

Offices: 
8589 

Total gsf 

Medical: 
0 

gsf Non-medical: 
8589 ____gsf 

HoteVMotel: Total units 

Size of units: 0-425 sq. Ft. ___426-725 sq. Ft. ___ 726 or more sq. Ft. 

10,820
Industrial: Totalgsf 

10,820
Under roof: gsf Not under roof: ____ gsf 

Mines, Quarries, or General Excavation: Acres to be excavated: ____ 

Setf Storage space: 155,776 sf0 ther-specify: ___________________________ _ 

Number of Beds (if applicable): ______ OR: _____gsf 

4. Building Height 

~Maximum height of buildings (in feet above grade) 

4 
__Number of Habitable Floors 

5. Aviation Hazard: Do you propose any structures, lighting, or other features that might affect safe flight conditions? 

X 
___ NO ___ YES. If yes, please submit an explanation and label it Exhibit 111-A-5. 

Community Development Department 19220 Bonita Beach Road, Suite 111 IBonita Springs, FL 341351 Phone: (239) 444-6150 I Fax: (239) 444-6140 
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B. Facilities 

1. Fire District: Bonita Springs Fire & Rescue District 

2. Water Suppl)' 

a. Estimated daily consumption of potable water: 

1. Residential units: gpd 

2. Mobile Home units: gpd 

3. Rec. Vehicle units: gpd 

4. Commercial: 1000 gpd 

9205. Industrial: gpd 

b. Source of potable water: currently a well, changing to Bonita Springs Utilities 

c. Do you have a written agreement from the utility company to serve your project? 

X NO ___YES. If yes, please submit a copy of the agreement. 

d. Source of Non-potable water: existing well 

3. Sanitary Sewer Service 

a. Estimated daily production of wastewater: 

1. Residential units: gpd 

2. Mobile Home units: gpd 

3. Recreational Vehicles: gpd 

10004. Commercial: gpd 

9205. Industrial: gpd 

b. Is any special effluent anticipated? X NO ___ YES. If yes, please complete Exhibit 111-8-3 
(attached). 

c. Source of sanitary sewer service: Existing and expanded septic system (permit #36-SB-71631) 

d. Do you have a written agreement from the utility company to serve your project?

x• NO___ YES. If yes, please submit a copy of the agreement. 

e. Will a private on-site disposal facility be used? ___ NO X YES. If yes, please complete Exhibit 111-8-
3 (attached). 

f. Are individual sewage disposal systems proposed? ___ NO X YES. 

C. Transportation 

1. Has this project been exempted from filing a Traffic Impact statement? 

X NO ___ YES ___ NOT REQUIRED (Exist. development). If it has been exempted, attach a 
copy of the exemption and label it Exhibit 111-C. 

Community Development Department I9220 Bonita Beach Road, Suite 111 IBonita Springs, FL 34135 IPhone: (239) 444-6150 I Fax: (239) 444-6140 
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ALSO PROVIDED: PRELIMINARY ARCH. ELEVATIONS AND SITE PHOTOS/EXHIBITS (4 COPIES OF EACH) 

PART IV - SUBMITTAL REQUIREMENTS 

COPIES REQUIRED Exhibit# Item 

SUB ORI PD EXIST MINOR 
X 15 15 15 15 Completed application [4-193(b)] 
X 1 1 1 1 APPiication Fee [2-571] 

N/A 2 2 2 2 I-B-1 Notarized Authorization Form (if aoolicable) [4-194)) 
NIA 2 2 2 2 I-B-2 Green Sheet (If applicable) 
N/A 2 2 2 2 I-B-3 List of Property Owners (If applicable) [4-194(a)(5)] 

X 2 2 2 2 I-B-4 Notarized Covenant & doc. Of Unified Control [4-194(b)C1)(b)l 
X 1 1 1 1 I-B-5 Surrounding Property Owners List f4-194(a)(6)1 
X 2 2 2 2 I-B-6 Property Owners Map 4-194(a)(7)] 

X 2 2 2 2 I-B-7 Mailing Labels for Surrounding Property Owners 

X 2 2 2 2 I-F Notarized Disclosure Form (if aoolicable) [4-194(b)(1)] 

N/A 2 2 2 2 I-G Deed Restrictions & Narrative (if applicable) (4-194(b)(2)1 
X 15 15 15 15 11-B-1 Legal Description [4-196(1)) 
X 15 15 15 15 11-B-2 Certified sketch of description (if applicable) [4-196(1)] 
N/A 2 2 2 2 11-8-3 Plat Book Page (if aoolicable) [4-196(1)] 
X 15 15 15 15 11-D Area Location Map (4-194(a)(4)] 

N/A 15 15 15 15 11-E-1 Bonita Springs Plan Amendment (if aoolicable) [4-295(a)(5) & 4-3701 
WA\ 15 15 15 15 11-E-2 Narrative/how prop. complies with Bonita Comp Plan, etc. f4-295(a)(5)1 
WA\J 15 15 15 15 11-F-1 Environ. Sensitive Lands map (if app.) [4-325(c)] 
WAV 4 4 4 4 11-F-2 Environmental Assessment [4-1339) 

WA\ 15 15 4 4 11-F-3 Exist. zoning & current land use map/photo [4-295(a)(4)a] 
WAV 15 15 4 4 11-F-4 Soils, vegetation and ground cover maps [4-295(a)(4)c.J 
N/A 15 15 4 4 11-F-5 Topography map (if available) [4-295(a)(4)c.J 

N/A 15 15 - - 111-A-2 Density Cales (if aoolicable) [4-295(aJ(6)c.J 
N/A 15 15 - - 111-A-5 Aviation Hazard (if applicable) [4-987 et seq.] 
X 15 15 - - 111-B-3 Sanitary Sewer Facilities(if aoolicable) [3-353) (SEE PGS 18-19 OF APP. FORM} 

X 6 6 - 6 111-C Traffic Imp. Statement (if aoclicable) [4-295 (a)(7)] 
NIA 6 6 - 6 111-C TIS Exemption Form (if aoolicable) [4-295(a)(7)] 
X 15 15 6 6 IV-A Public transit routes map (if aoolicable) [4-295(a)(4)d.J 

X 15 15 6 6 IV-C Existing easements and r-o-w map. [4-295(a)(4)e.J (SEE SURVEY) 
X 15 15 15 15 IV-D Description of proposed development. [4-295(a)(6)] 
X 15 15 15 15 IV-E Master Concept Plan (Option 1) [4-295(a)(6)a] 
NIA 15 15 15 15 IV-F Master Concept Plan (Option 2) [4-295(a)(6)b] 

X 1 1 1 1 11 inch bv 17 inch copy of the Master Concept Plan 
WAV 15 15 15 15 IV-G Schedule of Uses [4-295(a)(8)] 
WAV 15 15 15 15 IV-H Schedule of Dev. & Justification [4-295(a)(9)] 

X 4 4 - - IV-I Surface Water Management Plan [4-295(b )(1 )] 
WA\J 4 4 - - IV-J Protected Species Management Plan (4-295(b)(2)] 
X 15 15 15 15 IV-K Program for phased development (if aoolicable) [4-295(b)(3)1 
N/A 15 15 15 15 IV-L Hazardous Material Emergency Plan 1if applicable) [4-194)) 
N/A - - 4 - IV-M Mobile Home Park Rezoning Information [4-195(d) et seq.] 
X 3 3 3 3 IV-N Aerial [4-295(a){4)(b)] 

N/A 3 3 3 3 IV-O Map of Historical & Archaeological Sites [4-295(a)(4)(f)J 
NIA 3 3 3 3 IV-P Possible Impacts on Historical & Archaeological Sites[4-295(a)(4)(f)1 
X 1 1 1 1 IV-Q Application and Exhibits on CD-ROM 

*At least one copy must be an original. 
WAV - WAIVER REQUEST (SEE ATTACHED FOR~) 

Community Development Department 19220 Bonita Beach Road, Suite 1111 Bonita Springs, FL 341351 Phone: (239) 444-6150 IFax: (239) 444-6140 
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PARTV 

AFFIDAVIT 

Michael Sawyer . . .I, _________________certify that I am the owner or authorized representative of the property 
described herein, and that all answers to the questions in this application and any sketches, data or other supplementary 
matter attached to and made a part of this apRI' ation, are honest and true to the best of my knowledge and belief. I also 
authorize the staff of the City of Bonita Sprin ommunity Development to enter upon the property during normal working 
hours for e purp~se of lnvesti; g and v uating the request made th~;· 

Signature of Owner or Ow er-authorized A ate 

Michael Sawyer, Super Towers Site Manager 

Typed or printed name and title 

STATE OF FLORIDA) 
COUNTY OF LEE) 

The foregoing instrument was certified and subscribed before me this 27 day of Se@.}--- 20l...t:_, by
fv". ,ct..c..t'( Sc,"" f .,., , who is personally known to me or who has produced 

fV) ..,c. z:, \)L. as identification 

(SEAL) JUSTIN R. RICCIO 
Notary Public, State of Florida 

Commission# GG 238905 rinted name of notary public
My comm. expires July 17, 2022 

Community Development Department 19220 Bonita Beach Road, Suite 111 I Bonita Springs, FL 341351 Phone: (239) 444-6150 I Fax: (239) 444-6140 
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---------
------------

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

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

--------

EXHIBIT 1-F 

DISCLOSURE OF INTEREST FORM FOR: 

____ 

CASE NO.___________-

STRAP NO. 03-48-25-B3-00001.003.0 
8 nancy, 

If the property is owned in fee simple by an INDIVIDUAL, tenancy by the entirety, tenancy in common, or jOif'\'I: 't 

list all parties with an ownership interest as well as the percentage of such interest. 

1. 
Percentage of Ownersf-l i J:> 

Name and Address 

Wned by 

If the property is owned by a CORPORATION, list the officers and stockholders and the percentage of stock ~ 

2. 
each. Percentage of Stock

,1ao77;, ..___
Name, Address, and Office 

Timothy G. Sheehan, President, Super Towers, Inc, 

470 Atlantic Ave. - 4th Floor, Boston, MA 02210 -------------

If the property is in the name of a TRUSTEE, list the beneficiaries of the trust with percentage of interest. 

3. Percentage of Interest 

Name and Address 

If the property is in the name of a GENERAL PARTNERSHIP OR LIMITED PARTNERSHIP, list the n~ni
es of the 

4. 
general and limited partners. 

Percentage of Owner-snip 

Name and Address 

· ~444-6140

age 13of20 

Community Development Department I 9220 Bonita Beach Road, Suite 111 I Bonita Springs, FL 34135 I Phone: (239) 444-6150 I Fax: (2l 

Public_Hearing_PO_20160726.docx 7/26/2016 4:15 PM 

Page 66



. _ _·

If there is a CONTRACT FOR PURCHASE, whether contingent on this application or not, and whether a Corporation,
5. 

Trustee, or Partnership, list the names of the contract purchasers below, including the officers, stockholders, 

beneficiaries, or partners. 

Percentage of Stock
Name, Address, & Office (if applicable) 

Date of Contract: ___________ 

If any contingency clause or contract terms involve additional parties, list all individuals or officers, if a corporation,
6. 

partnership, or trust. 

Name and Address 

For any changes of ownership or changes in contracts for purchase subsequent to the date of the application, but prior 

to the date of final public hearing, a supplemental disclosure of interest shall be filed. 

The above is a full disclosure of all parties of inte st this application, to the best of my knowledge and belief. 

Signature:------------------­
(Applicant) 

Timothy G. Sheehan 

(Printed or typed name of applicant) 

STATE OF FLORIDA 
COUNTY OF LEE 

20 ft, by
The foregoing instrument acknowledged before me this L I day of 

to:, or who has produced
l'i'tdih s'-',,""'- ' who is/personally known 

0 as identifi~ii. 

--:··· -_..-__ .-. -.O_A_N_iE_L_M_ _S_T_E_W_A--R-T_____LJ # ~ 
Sign~ryPublic 

(SE.Ai ; . . ~r.q.m_o,_~~ I)..I. _·. ;~91,ry _..Public _· 

. •.-,. ~.MY. ~~~l~oet ~!IP)•• l}A,1,i I S/.t,t,.J,-,. t
-· _;..) ,; < ·. . ., .. . .';:. . 

Printed Name of Notary Public
. .· ' 1_·· 

Community Develop~e~t D~partmii.-it I ~220 Bonita Beach Road, Suite 111 IBonita Springs, FL 341351 Phone: (239) 444-6150 I Fax: (239) 444-6140 
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EXHIBIT 111-8-3 
SANITARY SEWER FACILITIES 

A. Special Effluent: If special effluent is anticipated, please specify what it is and what strategies will be used to deal 

with its' special characteristics: 

None - all domestic wastewater 

Private On-site Facilities: If a private on-site wastewater treatment and disposal facility is proposed, please provideB. 
a detailed description of the system including: 

1. Method and degree of treatment: 

septic tanks and drain beds, permitted by Lee Co. Dept of Health (permit #36-SB-71631) 

2. Quality of the effluent: 
perks into the ground, no actual effluent 

3. Expected life of the facility: 

20 years 

4. Who will operate and maintain the internal collection and treatment facilities: 

Super Towers will pump out the septic tanks on a regular basis 

5. Receiving bodies or other means of effluent disposal: 

perks into the ground 

C. Spray Irrigation: If spray irrigation will be used, specify: 

1. The location and approximate area of the spray fields: 

N/A 

Community Development Department 19220 Bonita Beach Road, Suite 1111 Bonita Springs, FL 341351 Phone: (239) 444-6150 IFax: (239) 444-6140 
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EXHIBIT 1-B-4 
COVENANT OF UNIFIED CONTROL 

The undersigned do hereby swear or affirm that they are the fee simple title holders and owners of record of property 
commonly known as 9930 Channel 30 Drive, Bonita Springs, 34135 and legally described in exhibit A attached 
hereto. (street address) 

The property described herein is the subject of an application for planned development zoning. We hereby designate 
Michael Sawyer as the legal representative of the property and as such, this individual is authorized 
to legally bind all owners of the property in the course of seeking the necessary approvals to develop. This authority includes 
but is not limited to the hiring and authorization of agents to assist in the preparation of applications, plans, surveys, and 
studies necessary to obtain zoning and development approval on the site. This representative will remain the only entity to 
authorize development activity on the property until such time as a new or amended covenant of unified control is delivered 
to the City of Bonita Springs. 

The undersigned recognize the following and will be guided accordingly in the pursuit of development of the project: 

1. The property will be developed and used in conformity with the approved master concept plan including all 
conditions placed on the development and all commitments agreed to by the applicant in connection with the 
planned development rezoning. 

2. The legal representative identified herein is responsible for compliance with all terms, conditions, safeguards, and 
stipulations made at the time of approval of the master concept plan, even if the property is subsequently sold in 
whole or in part, unless and until a new or amended covenant of unified control is delivered to and recorded by the 
City of Bonita Springs. 

3. A departure from the provisions of the approved plans or a failure to comply with any requirements, conditions, or 
safeguards provided for in the planned development process will constitute a violation of the Land Development 
Code. 

4. All terms and conditions of the planned development approval will be incorporated into covenants and restrictions 
which run with the land so as to provide notice to subsequent owners that all development activity within the planned 
development must be consistent with those terms and conditions. 

5. So long as this covenant is in force, City of Bonita Springs can, upon the discovery of noncompliance with the terms, 
safeguards, and conditions of the planned development, seek equitable relief as necessary to compel compliance. 
The City of Bonita Springs will not issue permits, certificates, or licenses to occupy or use any part of the planned 
development and the City may stop ongoing construction activity until the project is brought into compliance with all 
terms, conditions and safeguards of the planned development. 

~~ 
w Owner 

Timothy G. Sheehan, President 
Printed Name 

STATE OF FLORIDA 
COUNTY OF LEE 

20 rr. by 

or who has produced 

Community Development Department 19220 Bonita Beach Road, Suite 111 IBonita Springs, FL 34135 I Phone: (239) 444-6150 I Fax: (239) 444-6140 
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Kenneth M. Wilkinson, C.F.A. 

GIS Department / Map Room 

Phone: (239) 533-6159 • Fax: (239) 533-6139 • eMail: MapRoom@LeePA.org 

OWNER NAME AND ADDRESS 
CSX TRANSPORTATION INC 
500WATERST 
JACKSONVILLE, FL 32202 

CSX TRANSPORTATION INC 
500WATERST 
JACKSONVILLE, FL 32202 

CLUB AT MEDITERRA INC 
15755 CORSO MEDITERRA CIR 
NAPLES, FL 34110 

SOUTH DEPOT LLC 
1180 DIANA AVE 
NAPLES, FL 34103 

MEDITERRA COMMUNITY ASSN INC 
15735 CORSO MEDITERRA CIR 
NAPLES, FL 34110 

KITSKO DENNIS TR 
125 AIRDALE RD 
BRYN MAWR, PA 19010 

SHUSTER PAULE & LISA H 
2717 EGRET WAY 
FREDERICK, MD 21701 

MALCZVNSKI RONALD J & 
28454 TASCA DR 
BONITA SPRINGS, FL 34135 

ROSENBLUM ALLEN E + ROSALIE 
307 E CRESCENT AVE 
RAMSEY, NJ 07446 

CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 
CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 
CITY OF BONITA SPRINGS 
9101 BONITA BEACH RD 
BONITA SPRINGS, FL 34135 

CITY OF BONITA SPRINGS 
9101 BONITA BEACH RD 
BONITA SPRINGS, FL 34135 

CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 

VARIANCE REPORT 

Date of Report: 9/19/2018 2:53:46 PM 
Buffer Distance: 375 ft fRl!ECC!E~~!EfQ)

CITY OF BONITA SPRINGSParcels Affected: 22 
Subject Parcels: 03-48-25-B3-00001.0030 

STRAP AND LOCATION 
02-48-25-81-00013.0000 
RAILROAD R/W 
BONITASPRINGS FL34135 

03-48-25-83-00004.0000 
RAILROAD R/W 
BONITASPRINGS FL34135 

01-48-25-84-00010.0040 
ACCESS UNDETERMINED 
BONITA SPRINGS FL 

03-48-25-83--00001.0150 
28777 OLD 41 RD 
BONITA SPRINGS FL 

02-48-25-B4-0060R.00CE 
RIGHT OF WAY 
BONITA SPRINGS FL 

03-48-25-83-01900.0680 
28446 TASCA DR 
BONITA SPRINGS FL 34135 

03-48-25-83-01900.0690 
28450 TASCA DR 
BONITA SPRINGS FL 34135 

03-48-25-83-01900.0700 
28454 TASCA DR 
BONITA SPRINGS FL 34135 

03-48-25-83-01900.0710 
28458 TASCA DR 
BONITA SPRINGS FL 34135 

03-48-25-83-0190A.OOCE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

03-48-25-B3-0190H.00CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

03-48-25-B3-0190J.0000 
ACCESS UNDETERMINED 
BONITA SPRINGS FL 34135 

03-48-25-83-0190K.OOOO 
ACCESS UNDETERMINED 
BONITA SPRINGS FL 34135 

03-48-25-83-0190M.00CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

OCT 1 0 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

LEGAL DESCRIPTION MAP INDEX 
STRIP OF LAND RUNNING SWLY 
ACROSS W 1/2 SEC FOR RR 
R/W. 

2 

STRIP OF LAND RUNNING SWLY 
ACROSS SE 1/4 SEC FOR RR 
R/W. 

3 

MEDITERRA NORTH GOLF COURSE 4 
LYING IN SW 1/4 OF SEC 1 + S 1/2 OF SE 
1/4 + NW 1/4 OF SE 1/4 + W 1/2 SE OF 
OLD41 AS DESC IN 
INST#2009000329735 + 
INST#2010000145194 
TRIANGULAR PORTION OF LAND 5 
IN SE CORNER OF SEC LYING 
WEST OF ACL RR 

MEDITERA UNIT ONE 6 
PB 69 PGS 86-89 
TRACTR 

CORDOVA AT SPANISH WELLS PHASE 1 7 
AS DESC IN INST# 2014000067721 
LOT68 

CORDOVA AT SPANISH WELLS PHASE 1 8 
AS DESC IN INST# 2014000067721 
LOT69 

CORDOVA AT SPANISH WELLS PHASE 1 9 
AS DESC IN INST# 2014000067721 
LOT70 

CORDOVA AT SPANISH WELLS PHASE 1 10 
AS DESC IN INST# 2014000067721 
LOT71 

CORDOVA AT SPANISH WELLS PHASE 1 11 
AS DESC IN INST# 2014000067721 
TRACT A 

CORDOVA AT SPANISH WELLS PHASE 1 12 
AS DESC IN INST# 2014000067721 
TRACTH 

CORDOVA AT SPANISH WELLS PHASE 1 13 
AS DESC IN INST# 2014000067721 
TRACTJ 

CORDOVA AT SPANISH WELLS PHASE 1 14 
AS DESC IN INST# 2014000067721 
TRACTK 

CORDOVA AT SPANISH WELLS PHASE 1 15 
AS DESC IN INST# 2014000067721 
TRACTM 

All data is current at time of printing and subject to change without notice. 
THE INFORMATION CONTAINED IN THIS REPORT IS GOVERNED BY FLORIDA STATUTE 119.071 
(GENERAL EXEMPTIONS FROM INSPECTION OR COPYING OF PUBLIC RECORDS) . Page 1 of 2 
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QW~EB ~AHE A~D ADDRESS SIBAi! A~D UlCAIIQ~ LEGAL DESCBll!IIO~ HAI! l~DEX 
CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 
CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 
CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 
CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 
CASE LOISJ + 
28400 SAN AMARO DR 
BONITA SPRINGS, FL 34135 

CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 
CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 
CORDOVA AT SPANISH WELLS 
TOLL BROS INC 
24201 WALDEN CENTER DR STE 204 
BONITA SPRINGS, FL 34134 

03-48-25-B3-0190N.00CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

03-48-25-B3-0190P.02CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

03-48-25-B3-0190P.03CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

03-48-25-B3-0190P.04CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

03-48-25-B3-02000.0010 
28400 SAN AMARO DR 
BONITA SPRINGS FL 34135 

03-48-25-B3-0200A.00CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

03-48-25-B3-0200B.00CE 
RIGHT OF WAY 
BONITASPRINGS FL34135 

03-48-25-B3-0200P.01 CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135 

CORDOVA AT SPANISH WELLS PHASE 1 
AS DESC IN INST# 2014000067721 
TRACTN 

16 

CORDOVA AT SPANISH WELLS PHASE 1 
AS DESC IN INST# 2014000067721 
TRACT P-2 

17 

CORDOVA AT SPANISH WELLS PHASE 1 
AS DESC IN INST# 2014000067721 
TRACTP-3 

18 

CORDOVA AT SPANISH WELLS PHASE 1 
AS DESC IN INST# 2014000067721 
TRACTP-4 

19 

CORDOVA AT SPANISH WELLS PHASE 2 
AS DESC IN INST# 2015000047271 LOT 1 

20 

CORDOVA AT SPANISH WELLS PHASE 2 
AS DESC IN INST# 2015000047271 TR A 

21 

CORDOVA AT SPANISH WELLS PHASE 2 22 
AS DESC IN INST# 2015000047271 TR B 

CORDOVA AT SPANISH WELLS PHASE 2 23 
AS DESC IN INST# 2015000047271 TR P-
1 

fRl~t~~W~fQl
CITY OF BONITA SPRINGS 

OCT 1 0 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

All data is current at time of printing and subject to change without notice. 
THE INFORMATION CONTAINED IN THIS REPORT IS GOVERNED BY FLORIDA STATUTE 119.07122 RECORDS PRINTED (GENERAL EXEMPTIONS FROM INSPECTION OR COPYING OF PUBLIC RECORDS) . Page 2 of 2 
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VARIANCE REPORT 91191201s 

Subject Parcels: 1 Affected Parcels: 22 Buffer Distance: 375 ft 

IRl~rc~,~~IDl 
CITY OF BONITA SPRINGS 

OCT 1 0 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

1,7601,320 880 440 0 1,760 Feet 03-48-25-83-00001.0030 
THE INFORMATION CONTAINED IN THIS REPORT IS GOVERNED BY FLORIDA STATUTE 119.071 

(GENERAL EXEMPTIONS FROM INSPECTION OR COPYING OF PUBLIC RECORDS). 
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EXHIBIT 11-0 

FOR 

McKee Engineering Consultants, Inc 
Super Towers David£ McKee PE /38347 

5235 Starboard Lone9930 Channel JO Drive Location MapGranite Falls, NC 28630 
Bonita Springs, FL 34135 Phone: (239) 898-4008 

email: mckeeeng@gmoil.comstrap no. 0J-48-25-BJ-00001.00JO 
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c-(0 .,)... ·\ ~ / 0 ~~tr1nnel 30 Drive Commercial Center PD (ZO 09-14) Amendment 
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The property completed a Small Scale Comprehensive Plan Amendment in 2007-2008 
and is located within the City's Industrial Land Use Category. The property was granted 
a CPD rezoning in 2008-2009 permitting the construction of new buildings and additional 
uses that were found consistent with the City's Comprehensive Plan at the time. The 
proposed changes under this Amendment as they relate to the City's current Comp Plan 
are minimal and generally comply with the overall Comp Plan criteria and the following 
objective and policies in particular; 

Future Land Use Element 

Policy 1.1.16: The Industrial Land Use is intended to primarily accommodate 
light industrial, research, warehousing and office uses. Maximum allowable 
height of structures is 75 feet from the base flood elevation and nonresidential 
uses shall be limited to a maximum floor area ratio (FAR) of 1.2. 

Objective 1.14: The City shall discourage the proliferation of urban sprawl by 
maintaining or increasing densities, consistent with flood hazard considerations, 
between Old U.S. 41 and 1-75 to encourage in-fill and redevelopment. This 
project meets this objective by utilizing existing land with tall communication 
towers for additional commercial and industrial activities. 

Transportation Element 

Objective 1. 1: The TIS (9/28/18) recently prepared for this project indicates that 
Old 41 Road will be at a LOS "F" with or without this project. The developer of 
this project remains committed to working with the City to assist in alleviating 
this condition, including the payment of appropriate impact fees and providing 
property, as may be needed and available for road way improvements, in the 
future. 

Objective 1.2: The project will participate in the City's "Complete Streets" 
program to increase mobility for all forms of travel. 

Infrastructure Element 

Goal I/Potable Water sub-element/Policy 1.1.2: The City shall require 
nonresidential uses to connect to central potable water utility when potable water 
lines have been installed immediately adjoining the property and service is 

Page 1 of 2 
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available. This property, which is presently on a well, will bring potable water to 
the site even though it is presently more than 2,000 ft. away from the site. 

Generally, this rezoning request is appropriate based on the following criteria: 

• The request is consistent with the goals, objectives, policies and intent of 
the City of Bonita Springs Comprehensive Plan. 

• The request will not cause damage, hazard, nuisance or other detriment to 
persons or property. It is being integrated into the existing neighborhood 
as a low intensity development with the maximum of buffering and 
screening possible under current site conditions. 

• The requested use will be in compliance with all general zoning provisions 
and supplemental regulations pertaining to the uses set forth in the City's 
Land Development Code. 

• There is no error or ambiguity that must be corrected. 
• Urban services are available for this site. Public utilities and a roadway 

network are already in place and available for use. 
• Sufficient evidence has been provided within this application that this 

rezoning is in compliance with the City's Comprehensive Plan, the Land 
Development Code and all other applicable rules and regulations. 

• The request will meet or exceed all performance and location standards set 
forth for the uses allowed by the request. 

• The request is consistent with the densities, intensities and general uses_ set 
forth in the City's Comprehensive Plan. 

• The request is compatible with existing or planned uses in the surrounding 
area. 

• Approval of the request will not place an undue burden upon existing 
transportation or planned infrastructure facilities and will be served by 
streets with the capacity to carry traffic generated by the development. 

• The request will not adversely affect environmentally critical area and 
natural resources. 

Page 2 of 2 
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Engineers 5471 West Waters Avenue, Suite l 00 
Planners Tampa, FL 33634 

Surveyors 
Landscape Architects 
Environmental Scientists 

T: 813.207.1061 
F: 813.281.1050 

www.maserconsulting.com 
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EXHIBIT 11-E-2 ADDENDUM 

Comprehensive Plan Narrative/Justification for Request 
For 

Channel 30 Drive Commercial Center PD (PDlS-54088-BOS) 
August2019 

RevisedSeptember2020 
MC PROJECT NO. 19000838A 

The purpose ofthis addendum is to further describe the proposed development and its compliance with 
The City ofBonita Springs Design Standards set forth in Section 4-325 ofthe Land Development Code 
(LDC). The subject property is currently partially improved and proposes additional improvements set 
forth in this application and will be in accordance with the Bonita Plan including design and 
construction set forth within those guidelines. This addendum discusses consistency, as applicable with 
LDF Section 4-325 (a)-(q) in a narrative format. 

The project is being proposed and will continue in design and development to cause nominal impacts 
to adjacent parcels by use of landscape buffers, implementation of building setbacks and proposing 
new buildings consistent with the Bonita Plan. The subject parcel has existing access to Old 41 Road; 
as part of the proposed development Channel 30 Drive will be improved for both vehicular and 
pedestrian traffic. The Traffic Impact Study (TIS) previously submitted on this application states that 
Old 41 Road will remain a LOS 'F' with or without the construction of this project; in part because 
storage use is a low traffic generator. 

The project will be designed in accordance with all local and state stormwater requirements and as 
such will have no adverse impact to offsite properties associated to increased runoff or flooding. 
Similarly, both wind and water erosion will be controlled during construction and nominal impacts to 
noise, light, odor, or similar during operation. The proposed improvements will substantially be within 
existing impervious or disturbed areas and little impact to perimeter, surrounding vegetation will be 
impacted; the development will improve upon perimeter vegetation by the proposed buffers to the east, 
west, and south of the project. The project has been developed in such a way to maximize intended 
perimeter buffers, locating conservation "open space" to the north and utilizing the existing pond and 
pre-treatment ponds onsite to treat stormwater from the proposed development. 

The proposed Commercial Planned Development is both similar and varying from surrounding uses 
as it falls within a transitional location (residential to the west across Old US 41 and east of the site), 
and existing storage facility immediately south of the subject parcel. The proposed Planned 
Development includes a reduction in one of the storage buildings from five (5) stories to four (4) 
stories, positively impacts the proposed development as it relates to residential uses and "screening" 
the development. The site is also naturally screened to the east by a "wild land" and/or Indigenous 
preserve area buffering the subject property to the east. West of the site is a small tract, the railroad 
right-of-way, the Old 41 Road Right-of-way and a residential development furthe bufferea by an 
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Super Towers 
Section 3; Township 48 South; Range 25 East 
City of Bonita Springs 
Lee County, Florida 

Protected Species Survey 

March 2019 
Revised July 15, 2019 
Revised January 29. 2020 

Project No. 2019-4 

8140 College Parkway Suite 4 
Fort Myers, Florida 33919 

(239) 418-0671 phone / (239) 790-5309 fax 
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Super Towers 
Protected Species Survey 

INTRODUCTION 

David Mason, a senior environmental scientist, and Authorized Gopher Tortoise Agent 
with FWC, from Boylan Environmental Consultants, Inc conducted a field investigation 
on the 6.11 ± acre property on March 2, 2019. The site is located in portions of 
Section 3, Township 48 South, Range 25 East, in Lee County, Florida. Specifically, it is 
situated immediately east of Old U.S. 41 and the railroad easement at the most portion 
of Lee County, in the City of Bonita Springs. Please see the attached Project Location 
Map Exhibit A. 

The purpose of the field investigation was to identify and document the presence of 
any listed species and any potential listed (endangered, threatened, etc.) species 
inhabiting the site that are regulated by the U.S. Fish & Wildlife Service (FWS) and the 
Florida Fish & Wildlife Conservation Commission (FWC). 

The survey was conducted in the early afternoon with temperatures in the mis 80s with 
a slight breeze and partly cloudy skies. 

METHODOLOGY 

The survey method consisted of overlapping belt transects performed for all FLUCFCS 
communities onsite in compliance with the Comprehensive Plan Requirements for the 
City of Bonita Springs, Policy 4.1.3(b)1 (c). The specific methodology included 
pedestrian surveys of parallel transects. 

This survey is comprised of a several step process. First, vegetation communities or 
land-uses on the study area are delineated using the Florida Land Use, Cover and 
Forms Classification System (FLUCFCS). Please see the attached FLUCFCS Map 
Exhibit B and FLUCFCS Map with Aerial Exhibit C. Next, the FLUCFCS codes are 
cross-referenced with the Bonita Springs Protected Species List. This protected 
species list names the species which have a probability of occurring in any particular 
FLUCFCS community. 

An intensive pedestrian survey is conducted using parallel belt transects that are 
approximately 10-40 feet apart as a means of searching for listed species. The 
distance between transects depends upon both the thickness of vegetation and 
visibility. In addition, periodic "stop-look-listen" and quiet stalking methods are 
conducted for animals. Signs or sightings of these species are then recorded and 
marked in the field with flagging tape. The table at end of the report lists the FLUCFCS 
communities found on the parcel and the corresponding species which have a 
probability of occurring in them. 

Transects were walked approximately as shown on the attached Protected Species 
Survey Map Exhibit D and Protected Species Survey Map with Aerial Exhibit E. 

Boylan Environmental Consultants, Inc. 2 
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Super Towers 
Protected Species Survey 

Specific attention was placed on locating any gopher tortoise burrows, potential fox 
squirrel nests, locating RCW cavity trees, and eagle's nests within the forested portions 
of the property. 

TABLE 1: SURVEY DATE AND WEATHER CONDITIONS 

Survey Survey 
Weather ConditionsDate Time 

1:00 pm -3-2-2019 Partly cloudy, slight breeze, temperatures in the mid 80s(F)3:00 pm 

EXISTING SITE CONDITIONS 

Site Details - The surveyed boundary was provided by Maser Consulting, and totals 
approximately 6.11 ± acres. In general, the property is composed of existing preserve, 
commercial development including a roofing contractor, as well as a cell tower and 
radio tower. The site is bordered by Mediterra development, a railroad grade and Old 
U.S. 41. A storage unit facility is located immediately to the south. 

Soil Type - The soils on the property have been mapped by the National Resource 
Conservation Service (NRCS, formerly the Soil Conservation Service). Please see the 
attached NRCS Soils Map Exhibit F. 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. According to these mappings, the parcel is underlain by three soil types: 
lmmokalee sand-Urban land complex (Non-Hydric), Myakka fine sand, ponded-Urban 
land complex(Hydric), and Satellite fine sand-Urban land complex(Non-Hydric). 

Vegetation Communities - Each community was mapped in the field according to the 
system in use by the agencies, the Florida Land Use Cover and Forms Classification 
System (FLUCFCS). Listed below are the vegetation communities or land-uses 
identified on the site. Vegetation is one parameter used in determining the presence of 
a wetland; the other parameters include the presence of wetland hydrology and hydric 
soils. These community mappings will generally reflect whether an area could be 
considered as wetlands. Boylan Environmental Consultants did not identify any 
wetland communities on the site. There is an existing stormwater pond totaling 0.68 
acres of Other Surface Waters. The following descriptions correspond to the mappings 
on the attached FLUCFCS Map Exhibit B and FLUCFCS Map with Aerial Exhibit C. 
See Florida Land Use, Cover and Forms Classification System (Department of 
Transportation 1999) for definitions. 

FLUCFCS CODES/DESCRIPTION 

Boylan Environmental Consultants, Inc. 3 
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Super Towers 
Protected Species Survey 

140 Commercial and Servies (4.57 + acres) 
This developed area includes a mixture of structures and support areas 
including warehouses, office buildings, driveways, parking lots, and landscaped 
area that support the existing use. Currently the area supports a roofing 
contractor and transmission tower. 

411 Pine Flatwoods (0%-5% Exotics) (0.653+ acres) 
This scrubby pine upland habitat type occupies 0.653± acres of the property. 
Canopy vegetation contains slash pine (Pinus elliottil) and live oak(Quercus 
virginiana). Sub-canopy includes live oak and wax myrtle (Morella cerifera). The 
ground cover was dominated by saw palmetto (Serenoa repens) and also 
contains common pawpaw (Asimina triloba/), greenbriar (Smilax spp.), poison ivy 
(Toxicodendron radicans), shiny blueberry (Vaccinium myrsinites), rusty lyonia 
(Lyonia ferruginea), runner oak (Quercus pumila), and carrotwood (Cupaniopsis 
anacardioides) seedlings. 

520 Lake (0.68+ acres) 
This habitat type occupies 0.68± acres of the property. The canopy is open. 
The sub-canopy contains Brazilian pepper and wax myrtle. 

830 Utility Lines (0.21 ± acres) 
This habitat type occupies 0.21 ± acres of the property. Canopy vegetation 
contains scattered slash pine (Pinus elliottii) and live oak(Quercus virginiana). 
Sub-canopy includes live oak and wax myrtle (Morella cerifera). The ground 
cover included scattered saw palmetto (Serenoa repens) and also contains 
common pawpaw (Asimina triloba/), greenbriar (Smilax spp.), poison ivy 
(Toxicodendron radicans), shiny blueberry (Vaccinium myrsinites), rusty lyonia 
(Lyonia ferruginea), runner oak (Quercus pumila), and carrotwood (Cupaniopsis 
anacardioides) seedlings. 

TABLE 2: FLUCFCS COMMUNITY TABLE 

FLUCFCS 
Code 
140 Services 4.57± ac. 
411 latwoods 0.653± ac. 
520 0.68± ac 
830 0.21 ± ac 

otal 6.11 ± ac. 

Boylan Environmental Consultants, Inc. 4 
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Super Towers 
Protected Species Survey 

SPECIES PRESENCE 

During the field survey for protected species on the property, no nest-like structures or 
tree cavities were noted. 

The site does contain a man-made open water body. While wading birds were not 
seen during the site inspection it would be expected that wading birds would use the 
water bodies for foraging. No alligators were observed on the property. 

During the species survey 3 inactive gopher tortoise burrows were identified on the 
property. In accordance with FWC guidelines a burrow occupancy rate of 0.50 was 
determined for all active and inactive (Potentially Occupied) burrows. Applying this 
factor to the current burrow numbers, it is estimated that approximately 2 tortoises (3 
inactive burrows X 0.50 = 1.5, rounded to 2) could reside on the property. The 
potential occupied habitat for the property encompassed approximately 0.86± acres of 
the total property. The potential occupied habitat area included all of the pine 
flatwoods area on the property, including areas where no burrows were located within 
the utility easement. Assuming that 2 tortoise resides on the property, the density of 
tortoises is 2.32 per acre of potential habitat. 

The various listed species that may occur in the FLUCFCS communities have been 
tabulated on the attached table. In general, this site does not contain native, 
undisturbed community types in which protected species would typically inhabit. 

DISCUSSION 

No other species were noted during the survey. 

Community locations were estimated and drawn by using a non-rectified aerial with 
approximate property boundaries hence, their location, aerial extent, and acreage is 
approximate. 

Additional Comments 
Per the original Zoning approval, the preserve area included areas described as xeric 
oak (FLUCFCS 421 ). During the recent inspection, the community composition had an 
increase in vegetative coverage. The density of the understory and groundcover 
changes have transitioned on the site and increased to be more accurately described 
as a pine flatwoods community (FLUCFCS 411). See current FLUCFS Map. 

The 411-Pine Flatwoods area is entirely located within the preserve and no areas are 
intended for impact. A Conservation Easement will be placed over the preserve area 
per the requirements of the Zoning Ordinance. 

Boylan Environmental Consultants, Inc. 5 
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Super Towers 
Protected Species Survey 

TABLE 3: LISTED SPECIES BY HABITAT WITH CURRENT STATUS 

FLUCFCS · 
Code FLUCFCS Description Common Name Scientific Name 

Percent 
Coverag 

Observe 
d USDA FDA&CS FWS FWC 

e 

140 Commercial and Services 
Burrowing owl 

Least tern 
Athene cunicularia f/oridana 

Sterna antillarum 
100 
100 

-
-

-
-

--
-

-
E 

SSC 
T 

Beautiful paw-paw Deeringothamnus pu/chel/us 100 - E E E -
Bi!l cypress fox sauirrel Sciurus niaer avicennia 100 - - - - SSC 
Eastern indiao snake DNmarchon corais couoeri 100 - - - T T 

Fakahatchee burmannia Burmannia flava 100 - - E - -
Florida black bear Ursus americanus floridanus 100 - - - SAT T 

411 Pine Flatwoods 
Florida coontie 

Gopherfroa 
Zamia f/oridana 
Rana areolata 

100 
100 

-
-

-
-

C 
-

-
-

-
SSC 

Gopher tortoise Gooherus oolvohemus 100 X - -- T T 
Red-cockaded woodpecker Picoides boreatis 100 - - - E SSC 

Satinleaf ChNsophvllum olivaeforme 100 - - T - --
Southeastern American 100 -

Kestrel Falco spaNerius paulus - - - T 
Eastern indigo snake Drvmarchon corais couoeri 100 - - - - T 

421 Xerlc Oak 
Florida scrub jay 

Florida coontie 

Aphelocoma coerulescens 
coerulescens 

Zamia f/oridana 

100 

100 

-
-

-
-

-
C 

T 

-
T 

-
Gopherfroa Rana areolata 100 - - - - SSC 

Gopher tortoise Gopherus po/yphemus 100 - - - T T 
American alli!lator Attiaator mississioiensis 100 - - - SAT SSC 
Everalades mink Mustafa vison everaladensis 100 - - - -- T 

LimPkin Aramus auarauna 100 - - - - SSC 

520 Lakes 
Little blue heron 
Reddish earet 

Earetta caerulea 
Earetta rutescens 

100 
100 

-
-

-
-

-
-

-
--

SSC 
SSC 

Roseate spoonbill Aiaia aiaia 100 - - - - SSC 
Snail kite Rostrhamus sociabilis 100 - - - E E 

Snowy egret Egretta thula 100 - - - - SSC 

830 Utllttv Hnes 
Tricolored heron 

N/A 
Earetta tricolor 

-
100 
100 

-
-

-
-

-
-

--
-

SSC 

-
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 as listed in Appendix H of the Lee County Land 
Development Code. 

Boylan Environmental Consultants, Inc. 6 
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Super Towers 
Protected Species Survey 

Exhibit B 

FLUCFCS Map 

Boylan Environmental Consultants, Inc. 
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411 
(0.653 Ac.±) 

0 200
100I 1 J 

FLUCFCS Legend 

FLUCFCS 
Code Community Total % 
140 Commercial and Services 4.57± Ac 74.76% 
411 Pine Flatwoods 0.65± Ac 10.68% 
520 Lakes 0.68± Ac 11.12% 
830 Utility Lines 0.21 ± Ac 0.0344 

~ 
oi Total 6.11::t Ac 100%.. 

I 
§ 

.._, 

i 
u' 
~I 

.. I 
i 

j 

NOTES: 
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1"=200' Mrl ■I photographs ■nd 
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System (FWCFCS) (FOOT 1999). 

Other Surface 
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Super Towers 
Protected Species Survey 

Exhibit C 

FLUCFCS Map with Aerial 
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Code Communi 
140 Commercial and Services 
411 Pine Flatwoods 
520 Lakes 

ilitv Lines 

FLUCFCS llnas estimated !Nim 
1'=200' urlal photographa and 
locatlona approximated, 

FWCFCS per Florida Land Uu, 
Covar and Forms Claaslflcallon 
System (FLUCFCS) (FDOT 1999) 

Aerial photograph• wara acquired 
~ Wetlands through Lea County Property 

L:,__:J (0.00:!: Ac.) Appralaera office with • flight 
data of January, 2018, 

~ 
Other Surface 
Waters(0.68:t: Ac.) 

ategory 

FLUCFCS KAS 3/7/19 1., = 200, 8140 College PkwySuper TowersAgency BECNumber County Suite 104-1 
Ft. Myers, FL 33919

2019-4 
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Super Towers 
Protected Species Survey 

Exhibit F 

NRCS Soils Map 

Boylan Environmental Consultants, Inc. 
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~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

I. INTRODUCTION 

DEVELOPMENT 
coMMUN~~ARTMENT 

TR Transportation Consultants, lnc. has conducted a traffic impact statcf'ment to fulfill 

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

zoning. This report has been completed in compliance with guidelines established in the 

City of Bonita Springs Traffic Impact Statement Guidelines. The development site is 

located on the east side of the Old 41 Road just north of Lee County/Collier County line 

in the City of Bonita Springs, Florida. The site location is illustrated on Figure 1. 

Currently the subject site is zoned Commercial Planned Development (CPD) and is 

governed by City of Bonita Springs Zoning Ordinance No. 09-14. Zoning Ordinance No. 

09-14 allows the subject site to be developed with up to 172,724 square feet of building 

area of which up to 46,866 square feet are allowed for commercial uses as identified in 

the Schedule of Uses. The proposed zoning request will allow to reduce the height of one 

of the buildings from 5 stories to 4 stories and increase the height of another from 3 

stories to 4 stories. The overall development intensity is also proposed to be decreased 

from the currently approved 172,724 square feet to 169,584 square feet. The amount of 

pennitted commercial uses will continue to be capped at 46,866 square feet with the 

remaining floor area to be utilized for self-storage/mini-warehouse facility. The uses 

contained in the approved Schedule of Uses will remain the same. Access to the subject 

site will continue to be provided to Old 41 Road via a privately maintained roadway 

known as Channel 30 Drive. 

Methodology meeting notes were exchanged with City of Bonita Springs Staff to discuss 

the requirements for the zoning traffic study. The initial methodology meeting notes are 

attached to the Appendix of this report for reference. This report examines the impact of 

the development on the surrounding roadways and intersections. Trip generation and 

assignments to the various surrounding intersections will be completed and analysis 

conducted to determine the impacts of the development on the surrounding streets and 

intersections. 

Page2 
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~ TR TRANSPORTATION iRl!EtiE~~iEID):.I CONSULTANTS, INC CITY OF BONITA S PRINGS 

OCT I O 2018 
II. EXISTING CONDITIONS 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

The subject site is currently occupied by a two-story building alongside a one-story metal 

building and two large communication towers. The existing one-story metal building is 

proposed to be removed at the full build-out of the subject site. The subject site is 

bordered to the north by Old 41 Road, to the west by the CSX/Seminole Gulf Railroad 

crossing, to the east by· Mediterra residential community and to the south by the existing 

storage uses. 

Old 41 Road is a two-lane undivided arterial roadway within the vicinity of the subject 

site. Project traffic will access Old 41 Road via Channel 30 Drive. Old 41 Road has a 

posted speed limit of 45 mph and is under the jurisdiction of the City of Bonita Springs 

within the vicinity of the subject site. 

Channel 30 Drive is a two lane undivided local roadway that extends east from Old 41 

Road, crosses the railroad and serves as access to the proposed development. Channel 30 

Drive is located in a private easement and is privately maintained with no posted speed 

limit. 

III. PROPOSED DEVELOPMENT 

The proposed zoning request will allow to reduce the height of one of the buildings from 

5 stories to 4 stories and increase the height of another from 3 stories to 4 stories. The 

overall development intensity is also proposed to be decreased from the currently 

approved 172,724 square feet to 169,584 square feet. The amount of pennitted 

commercial uses will continue to be capped at 46,866 square feet with the remaining 

floor area to be utilized for self-storage/mini-warehouse facility. The uses contained in 

the approved Schedule of Uses will remain the same. Table 1 summarizes the land use 

utilized for trip generation purposes for the subject site. 
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~ TRTRANSPORTATION 
~ CONSULTANTS, INC 

Table l f?d~©~~W~/QJLand Uses CITY OF BONITA SPRINGS 
Channel 30 Drive Commercial Center 

OCT 10 2018 

Proposed Use COMMUNITY DEVELOPMENT46,866 sq. ft. DEPARTMENTCommercial Uses 
Proposed Self­

122,718 sq. ft.Stora e/Mini-Warehouse 

Access to the subject site will continue to be provided to Old 41 Road via a privately 

maintained roadway known as Channel 30 Drive. 

IV. TRIP GENERATION 

The trip generation for the proposed development was determined by referencing the 

Institute of Transportation Engineer's (ITE) report, titled Trip Generation, 10th Edition. 

The trip generation for the commercial uses will based on the Light Industrial Land Use 

category since the primary uses will be a contractor office and supply facilities. The 

Schedule of Uses does i1ot contain any . ~ignificant retail traffic generators. Land Use 

Code 110 (General Light Industrial) will be used for the 46,866 square feet of 

commercial uses. Land Use Code 151 (Mini-Warehouse) will be utilized for the 

remaining floor area (122,718 square feet) for the self-storage/mini-warehouse uses as 

consistent with the existing approved zoning. The equations for these land uses are 

contained in the Appendix of this report for reference. Table 2 outlines the anticipated 

weekday A.M. and P.M. peak hour trip generation of the subject site. The daily trip 

generation is also indicated in this table. 

Table 2 
Trip Generation 

Channel 30 Drive Commercial Center=-- ---=---~--="'!9"'---Weekda P.M. Peak Hour) Daily 
Ia Out Total , (2-way) 

Proposed Use 
Li t Industrial 22 3 25 3 19 22 236 

Proposed Self-
Storage/Mini-Warehouse 

7 5 12 10 11 21 185 

Total 29 8 37 13 30 43 421 
Page5 
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~ TRTRANSPORTATION
~ CONSULTANTS, INC {Pd~(C~~'l#~{D)

CITY OF BONITA SPRINGS 

V. TRIP DISTRIBUTION OCT 10 2018 

COMMUNITY DEVELOPMENT
DEPARTMENT

The trips shown in Table 2 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 on .Figure 2. Also shown on Figure 2 is 

the assignment of the project related trips to the Channel 30 Drive and Old 41 Road 

intersection. 

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

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

Table lA, 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 

Generalized Peak Hour Directional Service Volumes table, dated April, 2016. Based on 

Table IA, Old 41 Road south of Channel 30 Drive is projected to be significantly 
impacted as a result of the proposed development. A copy of the Lee County Generalized 

Service Volumes table is attached to the Appendix of this report for reference. 

VI. FUTURE TRAFFIC CONDITIONS 

Based on the project traffic distribution illustrated on Figure 2, the link data was analyzed 

for the existing conditions, year 2023 without the development and year 2023 with the 

development. Table 2A in the Appendix of the report indicates the methodology utilized 

to obtain the year 2023 build-out traffic volumes as well as the growth rate utilized for 

each roadway segment analyzed. The existing 2018 peak hour peak season peak direction 

volumes were calculated by adjusting the 2018 ADT volumes obtained from the 2018 

City of Bonita Springs Traffic Count report by the appropriate K and D factors. 
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TRIP DISTRIBUTION &,J TRTRANSPORTATION SITE TRAFFIC ASSIGNMENT~ CONSULTANTS, INC CHANNEL 30 DRIVE COMMERCIAL CENTER Figure 2 

Page 99



CITY OF~~Ot~OW'~{D)~ TR TRANSPORTATION NITA SPRINGS:. CONSULTANTS, INC 
OCT 10 2018 

C0MMurypyThe K factor was obtained from the 2017 Lee County Traffic Count Report while~ ~ vE~L_;>PMENT 
factor was obtained from the 2018 City of Bonita Springs Traffic Count Repo11. The 
resultant peak hour peak season peak direction volumes were then grown by the 
appropriate growth rates for each roadway segment as indicated within Table 2A. 

Figure 3 indicates the year 2023 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 2A contained in the Appendix. 

VII. PROJECTED LEVEL OF SERVICE AND IMPROVEMENTS 

Figure 3 details the Levels of Service for all links inside the project's area of influence 
based on this analysis. In comparing the links' functional classification and calculated 
2023 traffic volumes to the Service Volume Tables, it was detennined that Old 41 Road 
will operate at a Level of Service "F" in 2023 both with and without the proposed 
development. The 2018 City of Bonita Springs Traffic Count Report also indicates that 
Old 41 Road between Collier County line and Bonita Beach Road is currently operating 
at a Level of Service "F". Hence, Old 41 Road is considered as an existing transportation 
deficiency that this project should not be responsible for mitigating. Therefore, no 
roadway capacity improvements will be warranted as a result of the additional traffic to 
be generated by the proposed development. 

Tum lanes at the intersection of Old 41 Road with Channel 30 Drive will be evaluated at 
the time of the Development Order submittal as stated in the Condition 19 of the City of 
Bonita Springs Zoning Ordinance No. 09-14. 
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2023 PROJECTED~ JI TRTRANSPORTATION LEVEL OF SERVICE ANALYSISCONSULTANTS, INC CHANNEL 30 DRIVE COMMERCIAL CENTER Figure 3 
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~ TR TRANSPORTATION 
~ CONSULTANTS, INC 

VIII. CONCLUSION 

The proposed Channel 30 Drive Commercial Center development is located on the east 

side of the Old 41 Road just north of Lee County/Collier County line in the City of 

Bonita Springs, Florida. Based on the results of Level of Service analysis, the proposed 

development will not degrade the Level of Service on the roadways within the study area. 

The Level of Service analysis conducted as part of this report and the 2018 City of Bonita 

Springs Traffic Count Report indicate that Old 41 Road between Collier County line and 

Bonita Beach Road is currently operating at a Level of Service "F". Hence, Old 41 Road 

is considered as an existing transportation deficiency that this project should not be 

responsible for mitigating. Therefore, no roadway capacity improvements will be 

warranted as a result of the additional traffic to be generated by the proposed 

development. 

IPJ~t~W~«JJ
CITY OF BONITA SPRINGS 

OCT 10 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

K:-2017 ,04 April'0S Super Towers Site - Bonita Springs\Zoning-..9-:!8-2018 TIS Reporl.dnc 
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METHODOLOGY MEETING NOTES 

IRl!Et!E~~IEIDJ
CITY OF BONITA c:pRINGS 

OCT 1 0 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 
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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 ENGINESUNG 

TRANSPORTATION PLANNING 
SIGNAL SYSTEMS/DESIGN 

TO: Mr. Tom Ross, P.E. 
Jacobs 

FROM: Ted B. Treesh 
f?J~t~~W~/QJ

CITY OF BONITA SPRINGS 

President OCT 1 0 2018 

DATE: September 21, 2018 COMMUNITY DEVELOPMENT 
DEPARTMENT 

RE: Chane] 30 Drive Commercial Center (Super Towers) 
Rezoning Traffic Impact Statement Methodology 
Old 41 - 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 rezoning 
application for the Chanel 30 Drive Commercial Center. The existing site is currently 
zoned CPD by City of Bonita Springs Ordinance No. 09-14. The request includes 
reducing the height of one building from 5 stories to 4 stories and increasing the height of 
another building from 3 stories to 4 stories. The overall development intensity will be 
decreased from the currently approved 172,724 square feet to 169,584 square feet. The 
amount of commercial development permitted will continue to be capped at 46,866 
square feet and the uses contained in the approved Schedule of Uses will remain the 
same. Ordinance No. 09-14 is attached to this methodology statement for reference. 
Access to the site will continue to be provided via an ingress/egress easement that 
connects to Old 41 (Chanel 30 Drive). The TIS will be prepared consistent with the 
methodology outlined in City of Bonita Springs Resolution No. 17-76. 

TRIP GENERATION 
The trip generation will be completed utilizing the Institute of Transportation Engineer's 
(ITE) report, Trip Generation, 10th Edition. The trip generation for the commercial uses 
will based on the Light Industrial Land Use category since the primary uses will be 
contractor offices. The Schedule of Uses does not contain any significant retail traffic 
generators. Land Use Code 110 (General Light Industrial) will be used for the 46,866 
square feet of commercial uses. The remaining floor area (122,718 square feet) will be 
self-storage/mini-warehouse uses, consistent with the existing zoning approved Land uses 
Code 151 (Mini-Warehouse). Table 1 summarizes the proposed uses on the subject site. 
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Transportation Methodology 

September 21, 2018 
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Table 1 
Land Uses 

Chanel 30 Drive Commercial Center 

Proposed Use !gl~((;~j~~JQ)46,866 sq. ft.Li ht Industrial CITY OF BONITA SPRINGS 

Proposed Self­
122,718 sq. ft. OCT IO 2018Storage/Mini-Warehouse 

COMMUNITY DEVELOPMENT 
Table 2 reflects the total weekday AM and PM peak hour trip generation of propos~ ARTMENT 
developed site. 

Table 2 
Trip Generation 

Chanel 30 Drive Commercial Center 

Proposed Use 
Li t Industrial 

22 3 25 3 19 22 236 

Proposed Self-
Stora e/Mini-Warehouse 

7 5 12 10 11 21 185 

Total 29 8 37 13 30 43 421 

TRIP DISTRIBUTION 
The trip distribution for the project trips was estimated manually and was based on the 
available roadway network and commuting patterns in the area. It is assumed that 45% of 
the trips will be to/from the north on Old 41 and 55% to/from the south on Old 41. 

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 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. 

Page 106



Mr. Tom Ross, P.E.~ TRTRANSPORTATION Chanel 30 Drive Commercial Center~ CONSULTANTS, INC 
Transportation Methodology 

September 21, 2018 
Page3 

Analysis scenarios will be as follows: 

o Existing traffic within the study area 
o Existing traffic increased by a growth factor to the year 2022 (Future 

Background Traffic Conditions) 
o Existing traffic increased by a growth factor to the year 2022 (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 

IRl IEt !E!l;§!E[Q)
CITY OF BONITA SPRINGS 

OCT 1 0 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

K:·20 17·04 Apri1'05 Supor Tower.; Sit<. Bonita Springs•Zoning' IIS Methodology·9-~l-!018 TIS Metluk,klj;y.do,: 
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Land Use: 151 
Mini-Warehouse 

Description 

A mini-warehouse is a building in which a number of storage units or vaults are rented for the storage 
of goods. They are typically referred to as "self-storage" facilities, Each unit is physically separated from 
other units, and access is usually provided through an overhead door or other common access point. 

Additional Data 

Time-of-day distribution data for this land use are presented in Appendix A. For the 10 general urban/ 
suburban sites with data, the overall highest vehicle volumes during the AM and PM on a weekday 
were counted between 10:30 and 11:30 a.m. and 1:15 and 2:15 p.m., respectively, 

The sites were surveyed in the 1980s. the 1990s. the 2000s, and the 201 Os in California, Colorado, 
Massachusetts, Minnesota, New Jersey, Texas, and Utah. 

Source Numbers 

212,403,551,568,642,708,724,850,868,876 !Rl~t~~~~[D)
CITY OF BONITA SPRINGS 

OCT 10 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

Trip Generation Manual 10th Edition• Volume 2: Data• Industrial (Land Uses 100-199)82 iii: 
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Mini-Warehouse 
(151) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 
On a: VVeekday 

/Rl/E{{;fij'!.#~[Q)
CITY OF BONITA SPRINGS 

Setting/location: General Urban/Suburban 
Number of Studies: 15 OCT 1 0 2018 

1000 Sq. Ft. GFA: 52 
Directional Distribution: 50% entering, 50% exiting COMMUNITY DEVELOPMENT 

DEPARTMENT 
Vehicle Trip Generation per 1000 Sq. Ft. GFA 

Average Rate Range of Rates Standard Deviation 

1.51 0.38- 3.25 0.95 

Data Plot and Equation 
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Fitted Curve Equation: Not Glwn 
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Mini-Warehouse 
(151) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 
On a: Weekda~ 

Peak Hour of Adjacent Street Traffic, 
One Hour Between 7 and 9 a.m. 

Setting/Location: General Urban/Suburban 
Number of Studies: 11 

1000 Sq. Ft. GFA 65 IP6~©~~\'il~[Q) 
Directional Distribution: 60% entering, 40% exiting CITY OF BONITA SPRINGS 

Vehicle Trip Generation per 1000 Sq. Ft. GFA OCT 1 0 2018 
Average Rate Range of Rates Standard Deviati~ MMUNITY D 

EVELOPMENT0.10 0.04 - 0.17 0.05 DEPARTMENT 

Data Plot and Equation 
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Fitted Curve Equation: Not Given 
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Mini-Warehouse
(151) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
Ona: Weekday, 

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/Location: General Urban/Suburban 
fFd~(G~ijW~[D)Number of Studies: 16 CITY OF BONITA SPRINGS1000 Sq. Ft GFA: 54

Directional Distribution: 47% entering, 53% exiting OCT 10 2018
Vehicle Trip Generation per 1000 Sq. Ft. GFA 

COMMUNITY DEVELOPMENTAverage Rate Range of Rates Standard Deviation DEPARTMENT 
0,17 0 .04 • 0 .64 0.14 

Data Plot and Equation 
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~

Land Use: 110 
General Light Industrial 

Description 

A light industrial facility is a free-standing facility devoted to a single use. The facility has an
emphasis on activities other than manufacturing and typically has minimal office space. Typical light
industrial activities include printing, material testing, and assembly of data processing equipment.
Industrial park (Land Use 130) and manufacturing (Land Use 140) are related uses. 

Additional Data 

Time-of-day distribution data for this land use are presented in Appendix A. For the 30 general urban/
suburban sites with data, the overall highest vehicle volumes during the AM and PM on a weekday
were counted between 7:30 and 8:30 a.m. and 4:30 and 5:30 p.m., respectively. 

The sites were surveyed in the 1980s, the 2000s, and the 2010s in Colorado, Connecticut, Indiana,
New Jersey, New York, Oregon, Pennsylvania, and Texas. 

Source Numbers 
~~(t;~ ~~[Q) 

106,157,174,177,179,184,191,251,253,286, 300,611,874,875,912 
CITY OF BONITA SPRINGS 

OCT IO 2018 

COMMUNITY DEVELOPMENT
DEPARTMENT 
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General Light Industrial
(110) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 
On a: 1/Veekday 

IR!~t~~w~~
Setting/Location: General Urban/Suburban CITY OF BONITA SPRINGS 

Number of Studies: 40
1000 Sq. Ft. GFA: 49 OCT 1 0 2018

Directionar Distribution: 50% entering, 50% exiting 
COMMUNITY DEVELOPMENTVehicle Trip Generation per 1000 Sq. Ft. GFA DEPARTMENT 

Average Rate Range of Rates Standard Deviation 
4.96 0.34 - 43.86 4.20 

Data Plot and Equation 
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Fitted Curve Equation: T =3.79(X) + 57 .96 R'=0.54 
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General Light Industrial
(110) 

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. 

ij~t~ijW'~IQ)Setting/Location: General Urban/Suburban CITY OF BONITA SPRINGS
Number of Studies: 45

1000 Sq. FL GFA: 73 OCT 1 0 2018Directional Distrlbution: 88% entering, 12% exiting 

Vehicle Trip Generation per 1000 Sq. Ft. GFA COMMUNITY DEVELOPMENT
DEPARTMENT

Average Rate Range of Rates Standard Deviation 
0.70 0 02 -4 .46 0 .65 

Data Plot and Equation 
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Fitted Curve Equation: Ln(T) =0.74 Ln(X) + 0.39 R'=0.52 
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General Light Industrial 
(110) 

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 !Fd~CG~llW'~[D)Number of Studies: 44 CITY OF BONITA SPRINGS
1000 Sq. Ft. GFA: 67 

Directional Distribution: 13% entering. 87% exiting OCT 1 0 2018 
Vehicle Trip Generation per 1000 Sq. Ft. GFA 

COMMUNITY DEVELOPMEN 
Average Rate Range of Rates Standard Deviation DEPARTMENT T 

0,63 0.07 • 7.02 0.68 

Data Plot and Equation 
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Atted Curve Equation: Ln(T) =0.69 Ln(X) + 0.43 R"= 0.52 
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CITY OF BONITA SPRINGS
ZONING ORDINANCE NO. 09-14 

COMMUNITY
DEPA DEVELOPMENT

A ZONING ORDINANCE OF THE CITY OF BONITA SPRINGS, FLORID';_i{~ENT
CONSIDERING A REQUEST BY CHANNEL 30 DRIVE COMMERCIAL CENTER TO
REZONE FROM AGRICULTURAL (AG-2) TO COMMERCIAL PLANNED
DEVELOPMENT (CPD); ON LAND LOCATED AT 9930 CHANNEL 30 DRIVE, BONITA
SPRINGS, FLORIDA, ON 6.11+/-ACRES; PROVIDING FOR AN EFFECTIVE DATE. 

WHEREAS, Channel 30 Drive Commercial Center has filed an application for
rezoning 6.11 ± acres from Agricultural (AG-2) with Special Exception for a nursery to
Commercial Planned Development (CPD) to ,aJlow«for ttre:cxexisting communication
towers and equipment (iriduding the existing 4,470 SF building) to remain, the addition
of two new modular communication buildings, th~;,..~nst(Hction of up to 172,724 S:F of
building floor · area and a .caretaker's quarters. 'ifhe ·;building floor areawill be utilized
for up to 46,866 SF of ·commercial uses With . the ... remaining space for .··~ self­
strirage/min'ii..warehouse facility. Maximum building is five stories not to exceed 60 feet; 

WHEREAS, the subject property is located at 9930 Channel 30 Drive, Bonita
Springs, Florida, and is described more particularly as: 

"See Exhibitsn 

WHEREAS, a Public Hearing was advertised and heard on October 2, 2009 by
the City of Bonita Springs Board for Land Use Hearings and Adjustments and Zoning
Board of Appeals ("Zoning Board") on Case PD08-B0S00001 who gave full
consideration to the evidence available and recommended approval (5-0, Healy &
Brandeth absent); 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 September 11, 2009 Staff Report prepared by Community
Development and evidence submitted at the Zoning Board hearing is on file with the
City Clerk. 

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 with the following
conditions and deviations: 

A. Conditions 

1. The development of this project must be consistent with the one page
Master Concept Plan entitled "Channel 30 Drive Commercial Planned
Development", prepared by ConsulTech Development Services stamped 
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received June 4, 2009, except as modified by the conditions below. This
development must comply with all requirements of the City of Bonita
Springs Land Development Code (LDC) at the time of Development
Order Approval, except as granted by deviation as part of this planned
development. If changes to the Master Concept Plan are subsequently
pursued, appropriate approvals will be necessary. 

2. The following limits apply to the project and uses: 

a. Schedule of Uses fRl fEtfEl%1'fEIQ)
CITY OF BONITA SPRINGS 

Animals·: OCT 1 0 2018
Clinic
Kennel COMMUNITY DEVELOPMENT

DEPARTMENTControl center (including Humane Society)
Auto Parts Store
Automotive Repair and Service (Group I & II)
Boat storage, dry, not exceeding 18 feet above grade
Boat storage, dry, exceeding 18 feet above grade
Broadcast studio, commercial radio and television
Building material sales
Business Services (Group I & II)
Bus station/depot
Caretaker's residence
Caterers
Cleaning and maintenance services
Communication tower:

100 feet or less in height
Over 100 feet in height (existing only)

Contractors and Builders (Group I)
Entrance gates and gatehouse
Essential Services facilities (Group I)
Excavation, Water Retention
Farm equipment, sales, storage, rental, service
Feed or fertilizer, mixing and sales
Freight and cargo handling establishments
Laundry or Dry Cleaning (Group I & II)
Lawn and Garden Supply Store
Manufacturing, repair or wholesale sales of:

Apparel 
Electrical machinery and equipment
Fabricated metal products (Group II)
Food and Kindred products (Group Ill)
Leather products (Group II)
Lumber and wood products (Groups II, )
Measuring, analyzing and controlling instruments 
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Novelties, jewelry, toys and signs (Group I, II & Ill)
Rubber and plastic products (Group II)

Non-store retailers, (all Groups)
Paint, glass and wallpaper 
Pet services 
Pet shop 
Plant nursery 
Post Office 
Printing and publishing 
Processing and warehousing
Rental or Leasing Establishments (Group I, II & Ill)
Repair Shops (Group I, II & Ill)
Research and development laboratories (Group II, IV)
Residential accessory uses
Retail and wholesales, when clearly incidental and
subordinate to a permitted use on the same premises
Signs in accordance with Chapter 6
Storage: 

Indoor 
Storage, open !Rl~t~,~~IQ)

CITY OF BONITA r.:pR_JNGSStudios 
Temporary uses OCT 1 0 2018
Transportation services (Group II)
Vehicle and equipment dealers (Group I & II) COMMUNITY DEVELOPMENT

Warehouse: DEPARTMENT 

Mini-warehouse 
Private 
Public 

Wholesale establishment (Groups I & Ill) 

b. Site Development Regulations 

Minimum Area Dimension:
Lot Area: 6.109 ± acres
Lot Depth: As shown on MCP
Lot Width: As shown on MCP 

Minimum Building Setbacks:
Road/ ROW: 20 FT
Front: 25 FT
Side (East): SLOGS 1 & 2 = 25 FT

3&4=8FT
Rear (South): 20 FT
Waterbody: 25 FT
Preserve: 25 FT
Minimum Building Separation: 25 FT 
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Maximum Building Height: BLDG 1: 60 FT/5 storie ITY OF1~N~t~fPRIN 
BLDG 2: 40 FT/3 stories GS 
BLDG 3: 15 FT/1 story OCT 1 0 2018 
BLDG 4: 15 FT/1 story COMMU 

Maximum Lot Coverage: 40% o~7! DEVELOPMENT 
20% ARTMENTMinimum Open Space 

3. 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 LDC may be required to obtain 
local development order. 

4. 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. 

5. -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. 

6. Development must include sidewalks as a site related improvement. 
Such facilities must be included in local development orders as part of 
the project's infrastructure, and as part of any vertical development. 

7. 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 spillage to 
off-site parcels. 

8. Prior to local development order approval the developer must provide
facilities in compliance with the Bonita Springs LDC for the 
pickup/disposal of solid waste and recyclables. The minimum area 
required for, and specific locations of, these facilities will be reviewed at 
the time of local development order application for vertical development. 

9. The developer will use best efforts to incorporate principles for its 
building through the Florida Green Building Coalition program, in site 
design and construction, by emphasizing use of high energy efficiency 
designs and use of high energy efficient fixtures and appliances where 
possible. Building materials, both internal and external, will be comprised 
of durable and recycled materials where possible. 

10. Utilization of one hundred (100) percent native vegetation planting within 
all required landscaping, restoration, creation, and enhanced 
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preservation areas. The applicant may install non-native plantings for 
accent above the required plantings in landscaped areas only. 

11. Prior to local development order approval, a tree survey shall be 
required when appropriate, to determine if the site contains Heritage 
Trees. If the site contains Heritage Trees, an appearance before the 
Tree Advisory Board prior to the issuance of a development order is 
required. 

12. Development orders for this project shall be required to provide an 
. additional 50% retention/detention for water quality treatment systems,

tij GSPolicy 9.3.3 Bonita Springs Comprehensive Plan, and shall use a 
~ttt~~sl'Rl~ treatment train approach, incorporating Best Management Practices, 

't'< or t)o~ C\\<o according to Policy 9.3.1., Bonita Springs Comprehensive Plan. 
0 \ \) 1.\J 

(JC\ 1,1, e II plants which are on the Florida Exotic Pest Plant Counsel's 2007 List 
u\'i\l'i oc.~~~1 of Invasive Plant Species, Category 1 list, shall be removed from the 

co~~ oc.\'r>-R' project area, including conservation, open space and developed areas. 
The site shall be maintained free of plants on the Florida Exotic Pest 
Plant Counsel's 2007 List of Invasive Plant Species, Category 1 list in 
perpetuity. 

14. Prior to local development order approval, development order plans 
must depict the xeric oak community within the preserve area as 
"Gopher Tortoise Preserve", and any gopher tortoises found on site shall 
be placed into this preserve. If the amount of tortoises exceeds the 
FFWCC guidelines for the preserve area, the "extra'' tortoises may be 
relocated offsite by obtaining a Florida Fish and Wildlife Conservation 
Commission (FFWCC) relocation permit. The applicant must first seek 
approval for preservation of gopher tortoises in place before pursuing 
off-site relocation options. 

Any gopher tortoises and commensal species found during burrow 
excavation must be moved to preserves containing suitable gopher 
tortoise habitat as approved by the Florida Fish and Wildlife 
Conservation (FFWCC) and City of Bonita Springs Environmental 
Sciences staff. 

15. The 0.653± acre environmentally sensitive xeric oak community, 
FLUCFCS Code 421, shall be preserved. A conservation easement shall 
be placed on this area to preserve it in perpetuity. The conservation 
easement shall be dedicated to the City of Bonita Springs with no 
responsibility for maintenance. 

16. A Twisted Air Plant, which is listed by the Florida Dept of Agriculture as 
Threatened, is located in the pine flatwoods adjacent to the xeric oak 
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community. This plant shall be protected by preserving a 10' buffer 
around the staggerbush shrub which the plant is growing on. 

17. A listed species management plan for the preserve area shall be 
required at the time of development order. The management plan shall 
address the Twisted Air Plant, the gopher tortoises, and exotic plant and 
animal species control in the preserve area. 

18. All required landscaping for the Type "A'" buffer will be placed in the 2.5 
foot buffer on the northern side of the FP&L easement and will be 
maintained to prevent encroachment. 

19. As part of the development order submittal an intersection analysis will 
be preformed for Channel 30 Drive and Otd '41 road. This will be used to · 
deten:nipe the length o~turn lanes on Old-41 accessing the site; 

20. The applicant will enter into a developer's agreement prior to 
development order approval to determine proportionate fair share of 

t~\~~~ ?R\~ essary off-site improvements to Old 41 and the Seminole Gutt 
~~o~\1 ~ s Railroad/GSX railroad crossing. 

o'.:f< ~v ~~ . 
\Jc, \ ~ 1. Pi~ng for the Warehousing, public or self storage: 

f,J'E.\...o?~ 

~~0\\1\~r:>-~'~t\'l'a. The applicant must provide a minimum of one (1) parking space per 
co 0 ~ 3,000 square feet of gross floor area. Should City Council make a 

determination, at a meeting where the current Owner of record is 
given notice that this parking is not meeting the operational 
requirements, the Owner must provide additional parking consistent 
with the Land Development Code (LDC) for the use; and 

b. Parking spaces approved through this deviation are for the 
warehousing, public or self storage uses only; and 

c. No parking spaces or loading zones required for the warehousing, 
may be utilized for the Business SeNices Group I & 11, 
communications buildings, caretaker's quarters; and 

d. Overnight parking of is not permitted within designated parking 
spaces. 

22. The proposed 20' utility easement line shown on the current MCP shall 
be approved in 2 phases so as to deal with the constrained physical site 
limitations in protecting the gopher tortoises and protecting the buffer. 
First phase will include the western most 10' for stormwater / utilities. 
Phase II shall include the additional 1O'. The approval of phase II shall 
be conditioned upon a new evaluation to determine the number and 
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health of gopher tortoises, and the quality of the xeric preserve. If the 
additional 10' is sought for Phase 11, this request can be made 
administratively. The utility easement along the western side of the 
Gopher Tortoise preserve shall remain at the same grade as the 

~ reserve and consist of under ground utilities. After completion of the 
~~~~~,?~\~ underground utilities, this area shall be planted with gopher tortoise 

r~o~\i ,i friendly xeric plants. A minimum of 6 different native plant species shall 
c\'f< 0 \ \) 'L\\ be used {three different shrubs and three different groundcovers).

\J\,' o?mtJbs shall be planted on 5' centers and groundcover massings shall 
-0 o"t:.!\~, be planted on 1' centers. Appropriate plants shall consist of gopher 

0~~06~"p..~' apple, wiregrass, butterfly peas, gall berry, prickly pear cactus, paw paw 
c and palmettos. A planting plan shall be submitted to the Community 

Development Department for review and approval. 

23. The proposed pre-fabricated modular communications buildings 
identified as 3 & 4 on the Master Concept Plan may be modified to allow 
more than 2 buildings in this location, as long as the total square footage 
does not exceed 960 square feet nor can any of the buildings be greater 
than 12 feet wide. 

24. The property will be required to water and sewer hook-up prior to 
certificate of completion when the flow generated to the septic drain bed 
exceeds 3,200 square feet capacity for the drain bed. 

B. Deviations 

Deviation 1 is approved, granting relief from LDC §3-416(0)(3) which requires 
a type "E" buffer (25 ft. wide with a wall) or a type ''F" buffer (30 ft wide with no 
wall) to permit a type "D" buffer (8 ft wide), subject to the proposed septic 
system and the modular communication building locations, as long as the 
required number of plantings for the type "D" buffer is placed within the 
proposed 8 FT. 

Deviation 2 is approved, granting relief from LDC §34-2020, parking 
requirements of one (1) parking space per 1000 SF of area for warehousing, 
public or self storage to have one (1} parking space per 3000 SF of area, 
subject to Condition 21. 

Deviation 3 is approved, granting relief from LDC §3-416(0)(3) which requires 
a type "A" buffer (5 FT wide) along the south property line to provide a type
"A" buffer encroaching 2.5 FT along the north side of the existing FP&L 
easement, subject to Condition 18. 

C. Findings and Conclusions: 

Page 7 of 12 
U:\City Attorney\Zoning Ordinances\09-14 Channel 30 PD08-B0S00001.doc 

Page 122



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 entitlement to the rezoning of a Commercial
Planned Development (CPD) by demonstrating compliance with the
Bonita Springs Comprehensive Plan, the Land Development Code, and
other applicable codes and regulations. 

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; 

is consistent with the densities, intensities and general uses set
forth in the City of Bonita Springs Comprehensive Plan. 

is compatible with existing or planned uses in the surrounding area;
and 

will not adversely affect environmentally critical areas or natural
resources. 

3. Approval of the request, as conditioned, will not place an undue burden
upon existing transportation or planned infrastructure facilities and the site
will be served by streets with the capacity to carry traffic generated by the
development. 

4. Urban services, as defined in the Bonita Springs Comprehensive Plan,
are, or will be, available and adequate to serve the proposed land use. 

5. As conditioned, the proposed uses are appropriate at the subject location. 

6. The recommended conditions to the 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. 

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. 
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CITY OF/Pd~(C~~l/!~[Q)
BONITA SPRINGS 

SECTION TWO: EFFECTIVE DATE OCT 10 2018 

This ordinance shall take effect thirty (30) days from the date of a~g~~LJNr;;;~~E~~PMENT 

~,sts:D AND ENACTED by the Council of the City of Bonita Springs,
Lee Coun , Florida, his 6th day of November, 2009. 

Mayor City Cle 

Vote: 
Ferreira Aye Nelson Aye
Lonkart Aye Simons Aye
Mccourt Aye Spear Aye
Martin Aye 

Date filed with City Clerk: __/,_1/_-_/t_&>__CJ__i__ 
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·· -

LEGAL DESCRIPTION 

FOR 

9930 CHANNEL 30 DRIVE., BONITA SPRINGS, F"L .34135 
(STRAP NO. 03-48-25-B3-00001 .00.30) 

THAT PART OF SECTION 3. TOWNSHIP· 48 SOUTH. RANCE 25 EAST, LEE COUNTY, 
FLORIO.A, LYING EAST OF THE ACL RICHT-Of'- WAY (SEABOARD COASlt.lNE RAILROAD 
RIGHT-Of'-WAY): SUB..ECT TO EASEMENTS, CO'v'ENANTS ANO RESTRICTIONS OF RECORD. 

SUBJECT TO THE FOL.1.0'MNG DESCRIBEO FLORIDA POV.,::R ANO LIGHT EASEMENT, 
A 10 FEET WIDE FLORIDA POWER ANO LIGHT E'.ASEMENT LYING WITHIN SECTION 3 , 
TOWNSHIP 48 SOUTH. RANG£ 25 EAST, I.EE COUNTY. FLORIDA, BEING MORE 
PARTlCVl.ARLY DESCRIBED AS FOLLOWS: . 

COMMENClNG AT THE SOUTHEAST CORNER OF SAID SECTION 3 ; Tl-JEN¢£ NORTI-1 
89"22'2t" WEST. Al.ONG THE SOUTH UNE !)F SAIO SECTION 3. 228.87 FEET, TO 
THE POINT 01" 8ECINN1NG OF A 10 FEET WIDE POWERLINE EASEMENT. LYING S 
FEET ON EACH SIDE Of' THE FOLLOWING OESCRl8EO CEt-lTERLINE: 

1. THENCE NOIHH 07'56·11• EAST. 157.7S FEET~ 
2. THENCE NORTrl 2.9"4'4'30• £AST. 51.55 F'£ET; 
3 . THENCE NOR"™ 01,0•19• EAST, 177.01 f'EET. TO THE ENO OF SAID CENTERLINE. 

ANO SUBJECT TO THE FLORIDA POWER & LICHT EASEMENT AS OESCRlBEO 
GRAPHlC,-LI..Y IN OFFICIAL RECORDS BOOK 1408. PAGES 1010-1011, Of" THE 
PVSI.IC R£COROS OF LE'.E COUNTY. FLORIDA, ANO DEPICTED HEREON. 

CONTAINING 6.109 ACRES. 

Poge I of 2 
'"·~·- ..·~···-·~ --·----~- ~-.. ~·-··-·-··· .. 

Loka Hiclcory Ven tvros.CHANNEL 30 DRIVE Inc 

CPD 22210 roinnont court Sec 03, Twp 48S. Rge 25E 
Oo...., E, ,.cl<,,_ PE ,P83,.7 A Parcel of Lend in: 

E=ah,,.o. F'lortdO .33928 
Ph-,,.•t {l':SB) 898- ♦OOfJ 

«noU: loli\Ohfekor),Gleomcoat.net Clty of 80!:'lito Spril"l9s 
1-.e. County_._n_nrl_do_____, 
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TABLE 1A 
PROJECT'S AREA OF IMPACT 

CHANNEL 30 DRIVE COMMERCIAL CENTER 

Page 129

TOTAL AM PEAK HOUR PROJECT TRAFFIC= 37 VPH IN= 29 OUT= 8 

TOTAL PM PEAK HOUR PROJECT TRAFFIC = 43 VPH IN= 13 OUT= 30 

PERCENT 

ROADWAY LOSA LOSB LOSC LOSO LOSE PROJECT PROJECT 2%/3% 
ROADWAY SEGMENT CLASS )lOLUME VOLUME VQLYME VObUME VQL!,!ME TRAFFIC TRAFFIC IMPACT 

Old 41 N. of Channel 30 Dr. 2LU 0 140 800 860 860 45% 14 1.7% 

S. of Channel 30 Dr. 2LU 0 140 800 860 860 55% 17 2.1% 

• Level of Service Thresholds were obtained from the lee County Generalized Peak Hour Directional Service Volumes tables (April. 2016) 
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TABLE2A 
LEE COUNTY TRAFFIC COUNTS AND CONCURRENCY CALCULATIONS 

CHANNEL 30 DRIVE COMMERCIAL CENTER 

Page 130

TOTAL PROJECT TRAFFIC AM= 

TOTAL PROJECT TRAFFIC PM= 

37 

43 

VPH 

VPH 

IN= 

IN" 

29 

13 

OUT" 

OUT" 

8 

30 

~ 

0.107 

0-Factor' 

0 .630 

Oki 41 

.BQAlllW'. ~ 
N. of Channel 30 Dr. 

S. of Channel 30 Dr . 

FTE 

mu 
1223 

1223 

2010 

ADT 

15,200 

15.200 

2018 VRSOF ANNUAL 

.Al2I ~ MR 
15,200 8 2.-00% 

15,200 8 2.00% 

20111 

ADT 

~ 
18,798 

18,798 

2018 

PKHR 

PK SEASON 

PEa!S:12!8 1 

1.267 

1.267 

2023 

PK HR PK $1:ASON 

PEAK DIRECTION 

~ !.Qi 
1,399 F 

1,399 F 

PERCENT 

PROJECT 

nw:E1l,. 

45% 

55% 

AM PROJ 

lME.ffi,. 

13 

16 

PM PROJ 

TRAFFIC 

14 

17 

2023 

BCKGRND 

+AMPROJ 

VOLUME ~ 

1.412 F 

1,415 F 

2023 

BCKGRND 

+PMPROJ 

YQl.UM!\ !.Qi 
1,413 F 

1,416 F 

1 AAmlal G•ov.4~ Rate w,,s fom,ulatad ul~illng 2018 Cily of Bonlta Springs traffic Count Report. 

2 Tha 2018 ACT T'tJU•Way Voh,Hl\$8 were obtauted fmm the 2018 Cit)' of Bonita Sprittgs Traffic Count Ropott. 

,3 TM 2018 Peak Hour Peak S8890n Peak Olrectlt)n Volumes W111e obtained by multiplying 2018 AOT Two-Way Votumes by appropriate K & D fa<:tor•. 

' K ! ..... or was oblainQd from lee Coui•y Traffic Cuunl Report lor PCS No. 16. 

~ 0 flk:tor wae. obttnned frnm lhe Cily of Bouita Sr,,ing& T,affic Count Report for StabOn No. 1223. 
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2018 CITY OF BONITA SPRINGS 

TRAFFIC COUNT REPORT 
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Old411'd S oflJS41 

..Old.,~BAA!w!ICl4J'~, 
Paredi&e Rd N. ofShanari•L• 
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Pen..ylvania A.ve W of Old 41 1W 6300 
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TRAFFIC DATA FROM 2017 LEE 

COUNTY TRAFFIC COUNT REPORT 
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- ·

-

_

·

·
·

PCS 16 - Old 41 Rd north of Collier County Line 
2017 AADT= 14,000 VPD •--•-•----- ~•-~----~-H•H....... ,,., 
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-■■ ri:~• 
0 0.50% 0.43% 0.47% 

1 0.34% 0.28% 0.31% 

2 0.23% 0.22% 0.22% 

3 0.16% 0.17% 0.17% 

4 0.29% 0.38% 0.33% 

5 0.71% 1.36% 1.02% 

6 1.84% 6.14% 3.90% 

7 3.83% 8.62% 6.12% 

8 5.14% 8.65% 6.82% 

9 5.43% 7.31% 6.33% 

10 5.85% 6.95% 6.37% 

11 6.79% 7.07% 6.92% 

12 7.17% 7.33% 7.25% 

13 7.06% 6.85% 6.96% 

14 7.35% 6.62% 7.00% 

15 9.13% 6.50% 7.87% 

16 10.27% 6.17% 8.30% 

17 9.32% 5.54% 7.51% 

18 5.82% 4.38% 5.13% 

19 4.09% 3.03% 3.58% 

20 3.19% 2.12% 2.67% 

21 2.67% 1.85% 2.28% 

22 1.78% 1.29% 1.54% 

23 1.03% 0.75% 0.89% 

,:- •'-,-,... ·• 

Mdntlf ofY.;.t Ft~Q!I 

January 1.09 

February 1.15 

March 1.19 

April 1.05 

May 0.96 

June 0.87 

July 0.83 

August 0.91 

September 0.8 

October 1.01 

November 1.07 

December 1.05 

PayofW"k F111~ti°" 
Sunday 0.6 

Monday 1.05 

Tuesday 1.12 

Wednesday 1.15 

Thursday 1.13 

Friday 1.16 

Saturday 0.78 

Hour of Day 
0.12 

.!--- ---·f ··1·-···-··"'•·"•·--•······ 
0.1 ~---1... --+--~+· ·-•· ·➔ ·· ·- ·"t• ·-···-t···· ·· · ·· l· •• ·· · ···l··· • •.,- ,t , , ,, .., . . 

AM 0.77 WB 
0.08 ~.... ......,............. ,....... .........PM 0.62 EB 

0.06 

0.04 

0.02 

0 ~ 

1 2 3 4 5 6 7 8 9 10 1112 13 14 15 16 17 18 19 20 21 22 23 24 

-+-NB - SB -s.---Total 
~-------·-· ..,,,... ..... .... - ... .--~ --..,-~- .,. .......,,._,~ .........- ---~---..~ ------- ~----~-- ---------·---·-··..... · ··----·· ·-----·---·- -~..-- .. . ..J 

.........-.... ...,, ____ __ ,,..... -. ....... . ...... ... ....._ 

Month of Year 
1.5 ~---------------- ..,..,,______________ ······-..----····•-•¥•--····· -•·- ·,·-·--·•---,-- ____.._ 

Vpluiilt,' Fact<,r 1.4 
1.3 r••···•--·-··..-·.···-···..-·.·····...·... ··..·•······"- ..... ·=.:-=·--·--·--· ···-· ·--···· --w. 
1.2 ·······•··-·-- .............. ..,....., .., .._._.. .. ·-··-•...~··•· ---······-----·5 1641 0.117 
1.1 ......... ...,..... .. ,_.., ·- ----~·- -

10 1612 0 .115 1 
0.920 1589 0.114 0.8 

30 1566 0.112 0.7 
0.6 §=·--~·-· ·· •"·...:~=---~- - .:~=:=~ ......____ 

50 1546 0 .110 0.5 

1QO ;;/ , 1500:i 0.101 · f~ ~--\ c5' -~ ~4. ~ fl,... e,<.. e,<.. ~ 
r.:-.;:, ~v'b r§- ~ . ~'b"" r.:-e '>v v~ ~'Q ...~ ~'Q ~\'ti ~ ~ ~ ~· ...,v

150 1462 0.104 \>' ~e o<- ~e (,e« c.,e~ ~o <;)e 
200 1436 I 0 .103 

◊-?-
0,-('~~ 

o>o~ 
<'o Oc ~;-~ ~~ /' > -<? ~ 

u-1'. -< S',o
() 1/').. () ~ ;p/, 
~ () '~ 1--Q-11>~ «"t-: <f' '5' 
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LEE COUNTY GENERALIZED PEAK 

HOUR DIRECTIONAL SERVICE 

·voLUMES 
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c i?J~<G~llW~/QJ
1TY OF BONITA SPRI~ 

Lee County OCT 1 0 2018
Generalized Peak Hour Directional Service Volumes 

Urbanized Areas COMMUNITY DEVELOPME~ 
April 2016 c:\input5 DEPARTMENT 

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 frorri FDOT's most current version of LOS Handbook. 
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~IEtiE~VJIEIQ)
CITY OF BONITA SPRINGS 

OCT 1 0 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

TRIP GENERATION EQUATIONS 
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General Light Industrial 
(110) 

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA 
On a: VYeekday 

Setting/Location: General Urban/Suburban 
Number of Studies: 40 

1000 Sq. Ft. GFA: 49 \Rl~t ~ij\'§~IQ)
CITY OF BONJTll ~PR.INGSDirectional Distribution: .. 50%~r,tering, 50% exiting 

Vehicle Trip q~neration per 1000 Sq. Ft. GFA OCT l Or018 
Average Rate Range of Rates 

., .. . ... .. Standard Deviatioi OMMUNITY DEVELOPMEN ' 
4.96 0.34 • 43.86 4.20 DEPARTMENT 

Data Plot and Equation 

1.400 / 
/ 

X 

1.200 X 

1,000 

..,"' 
w C: 

X , 
Q. 800 ,.s , 

, , 

II /
I- / 

, ( 

,
600 / 

X 
X X 

¼'. 
400 / . 

/ 
/,

X , ·' X 

X 
200 X 

X X 

X 

200 300 400 

X= 1000 Sq. Ft. GFA 

X StudySite Fitted Curve Average Rate 

Fitted Curve Equation: T=3.79(X) + 57 .96 R"=0.54 

Trip Generation Manual 10th Edition • Volume 2: Data • Industrial (Land Uses 100--199) 
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General Light Industrial 
(110) 

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: 45 

1000 Sq. Ft. GFA 73 \Rl~t ~ij¥f~\Q)
Directional Distribution: 88% entering, 12% extting CITY OF BONHA c_pQTI\JGS 

y~~if?!e Trip G~ner~tion per 1000 Sq. Ft. GFA _ OCT - 0 - (Yi3 
Average Rate Range of Rates Standard Deviation 

(;OMMUNITr ,t: "-· .cNT 
0.70 0.02 - 4.46 0.65 DEPARTMf NT 

Data Plot and Equation 

300 

X 

X 

, 
~'0"' 

C X 
w 
Q. 200 ;'~ 

~ X ,. 
X 

II , , 
f,- X 

X 
100 

X 

X 
)( X 

100 200 300 400 
X= 1000 Sq. Ft. GFA 

X StudySite RttedCurve Average Rate 

Rtted Curve Equation: Lnfn =0.74 Ln(X) + 0.39 R"=0.52 

iti: Trip Generation Manual 10th Edition• Volume 2: Data• Industrial (Land Uses ·t00-199) 
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General Light Industrial 
(110) 

Vehicle Trip Ends vs: 
Ona: 

Setting/Location: 
Number of Studies: 

1000 Sq. Ft. GFA: 
Directional Distribution: 

1000 Sq. Ft GFA 
Weekday, 
Peak Hour of Adjacent Street Traffic, 
One Hour Between 4 and 6 p.m. 
General Urban/Suburban 
44 
67 
13% entering, 87% exiting 

v'~~i'?.fe Trip Gll11e~atic,n per 1Q09 Sq. Ft. GFA 
Average Rate Range of Rates 

0.63 0.07-7.02 

Data Plot and Equation 

400 

300 X 
1/1 

2! X 
w 
_g 
i= 
II ... 

200 

X 

100 

100 200 
X= 1000 Sq. Ft. GFA 

X StudySite AttedCurve 

Atted Curve Equation: Ln(T) =0.69 Ln(X) + 0.43 

oE\JEL01JMEN1 
coMMUN~~w1MEN1 

Standard Oevraton D 

0.68 

, X 

X 

300 400 

Average Rate 

R'=0.52 

Trip Generation Manual 10th Edition• Volume 2: Data• Industrial (Land Uses 100-199} iti: 

Page 141

4 

https://0.07-7.02
https://v'~~i'?.fe


Mini-Warehouse 
{151) 

Vehicle Trip Ends vs: 1000 Sq. Ft, GFA 
Ona: ~ekday 

1P?ilEtlE~'¥1\E\Q1 
Setting/Location: General Urban/Suburban CITY OF BONITA SPRINGS 

Number of Studies: 15 
1000 Sq. Ft. GFA: 52 OC1 10 20\8 

Directional Distribution: 50% enteri~g, 50% exiting 
COMMUNITY DEVELOPMENT 

DEPARTMENTVehicle Trip Gel'l~r.c1ti~np~r 19.99 ~q. Ft. GFA 
Average Rate 

1.51 

Range of Rates 

0 .38-3.25 

Standard Deviation 

0.95 

Data Plot and Equation 

200 
X X 

X 

"'-0 
C: 
w 
Q, 

i!: 
II 
I-

150 

100 
X 

X 

, 
X , , 

, ,. X X 
50 ~,. , , ,, , X 

,X ,, , 

00 50 100 150 200 
X= 1000 Sq. Ft. GFA 

X StudySite Average Rate 

Fitted Curve Equation: Not Given 

iti: Trip Generation Manual 10th Edition• Volume 2: Data• Industrial (Land Uses 100-199) 
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Mini-Warehouse 
(151) 

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. ~~t~~\IJ~[Q}

CITY OF BONITA SPRINGSSetting/Location: General Urban/Suburban 
Number of Studies: 11 OCT 10 2.0181000 Sq. Ft GFA: 65 

Directionai Distribution: 60% entering, 40% exiting 
COMMUNITY DEVELOPMENT 

Vehicle Trip Generati()n per 1000 Sq. Ft. GFA DEPARTMENT 

Average Rate Range of Rates Standard Deviat:on 

0.10 0.04 - 0.17 0.05 

Data Plot and Equation 

20 

X 

15 

,,, 
"0 
C 
UJ 
Q. 

~ ,, 
10I- X 

,,, 
, >< 

X 
,,X 

5 xx..,,., X ~- , ,. 
X X 

50 100 150 200 
X= 1000 Sq. Ft. GFA 

X StudySite Average Rate 

Fitted Curve Equation: Not Given 

Trip Generation Manual 10th Edition• Volume 2: Data• Industrial (Land Uses 100-199} 
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Mini-Warehouse 
(151) 

Vehicle Trip Ends vs: 
Ona: 

Setting/Location: 
Number of Studies: 

1000 Sq. Ft. GFA: 
Directional Distribution: 

1000 Sq. Ft. GFA 
Weekday, 
Peak Hour of Adjacent Street Traffic, 
One Hour Between 4 and 6 p.m. ~\E.t\E.~1; ~PR1NGS 
General Urban/Suburban CITY OF BON 
16 OC1 10 20\854 
47% entering, 53% exiting 

COMMUNITY DEVELOPMENT 
Vehicle Trip Generation per 1000 Sq. Ft. GFA DEPARTMENT 

Average Rate Range of Rates Standard Deviation 

017 0 .04 • 0.64 0.14 

Data Plot and Equation 

30 X 

25 

20 
_,IJ> X 
C: w 
0. X
j!: 
II 15.... 

10 

X X 
5 ))(( 

X 
X 

50 100 150 200 
X= 1000Sq. Ft. GFA 

X StudySite Average Rate 

Rtted Curve Equation: Not Given 

fci: Trip Generation Manual 10th Edition• Volume 2: Data• Industrial (Land Uses 100-199) 85 
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Coconut Pomt M.1ll1Bell Tower 

Summerlin Square/ lovers Key 
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Lehigh Acres Circulator 

Merchants Crossing/Suncoast 

Me1chants C,ossing/Pondella Rd. 

Coconut Point/lmmokalee Rd 
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Fort Myers 

EXHIBIT IV-A 
PUBLIC TRANSPORTATION 
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Exhibit IV-D/Description of Proposed Development 

~r G s 
Channel 30 Drive Commercial Center PD (ZO 09-14) Amendn{4 t tl~P.. s1JRiS~G 

of t:iO~ 
c1"t'l i\ 1\)\~

~\[\\< "\History: 

The site has been used for communications facilities since the 1970's, including the local 
Public Broadcasting System (PBS) station in the 80's. Existing concrete and metal 
buildings currently occupy on the site and still contains communications and electrical 
equipment to serve the two tall communications towers (700 ft and 300 ft in height). The 
700 ft tower was original equipment on the site and was replaced in 2016 with the same 
size tower and the 300 ft tower was added to the site in 1998 along with several small 
modular communications buildings (MCBs) to serve both towers. 

In 2009 the site was rezoned to CPD under ZO 09-14 and numerous uses were approved 
for the site. The construction of two buildings; building # 1 as a five-story building with a 
maximum height of 60 ft and building #2 as a three story building with a maximum 
height of 40 ft., were also approved. With the approved uses in place, a nursery utilized 
the site for a couple of years and, more recently, Kelly Roofing moved on the site and is 
currently operating a Contractors & Builders business at this location. 

Proposed Development: 

Super Towers, Inc. is proposing two changes to the current zoning and the proposed 
development plan: 

- Modifying the two buildings to be both four story buildings with a maximum 
height of 50 ft, and; 

- Increasing the square footage of the small MCBs from the current 384 sf 
remaining allocation to 1834 sf by eliminating the Caretaker's quarters from the 
current development plan. 

The remaining site plan and development activities will comply with the City's Land 
Development Code (LDC) and ZO 09-14 for parking, traffic, landscaping & buffering 
and storm water management. A 1O" potable water line is being brought into the site 
under Bonita Springs Utilities design criteria and applicable County and State permitting 
parameters and a septic system expansion is being permitted through the Lee County 
Health Department for building #2. A Development Order (DO) is being prepared for this 
effort and includes removal of the existing old metal building with the two story concrete 
building remaining in service. 

A future DO will include building #1 with additional site improvements in accordance 
with the LDC and all applicable zoning approvals and a SFWMD ERP approval. 
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REVISED EXHIBIT IV-G 

Schedule ofUses 
For 

Channel 30 Drive Commercial Center PD (PDlS-54088-BOS) 
August2019 

Revised September 2020 
MC PROJECT NO. 19000838A 

The schedule ofuses below includes both what the City has recommended with this application and 
the additional uses the Applicant is requesting which have been shown as italicized and bold below to 
be restored as they are incidental to potential uses in the proposed storage and office buildings. Note: 
these uses werepreviously in place on the subjectproperly. 

• Automotive repair and service (Groups 1 & II) 
• Boat storage, dry, not exceeding 18feet above grade 
• Broadcast studio, commercial radio and television 
• Building materials sales 
• Business services ( Groups I & II) 
• Bus station/depot 
• Caretaker's residence 
• Caterers 
• Cleaning and maintenance services 
• Communication tower: 

o 100 feet orless in height 
o Over 100 feet in height 

• Contractors and builders: (Group I, II& Ill) 
• Entrance gates and gatehouse 
• Essential service facilities (Group I) 
• Excavation: Water retention 
• Non-store retailers, all groups 
• Paint, glass and wallpaper 
• Post office 
• Printingandpublishing 
• Processing and warehousing 
• Rental or leasing establishments (Groups I, II & III) 
• Repair shops: (Groups I, II& III, Wand J? 
• Retail and wholesale sales, when clearly incidental and subordinate to a permitted principal 

use on the same premises 
• Signs in accordance with Chapter 6 
• Storage: 

o Indoor only ~ 
• 1t,;,r,1, 
Customer Loyalty 
thrn, 1r1h 1li,::,nt ,nti<:fnr 
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Channel 30 Drive Storage 
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Clllllflll P.I. 

o Storage, open 
• Temporary uses 
• Warehouse: 

o Mini-warehouse 
o Private 
o Public 

SMR/mh 

R:\Projects\2019\19000838A- Bonita Springs Storage\Comspondence\OUI\September 2020 
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REVISED EXHIBIT IV-H 

Schedule of Deviations & Justifications 
For 

Channel 30 Drive Commercial Center PD (PDlS-54088-BOS) 
August2019 

Revised September 2020 
MC PROJECT NO. 19000838A 

As previously noted, Deviations 1, 2 and 3 are "carry-overs" from the previously approved zoning. 
Deviation #1 has been modified slightly with the elimination of the drain bed from the east buffer, 
while Deviations 2 and 3 remain the same. We request approval ofthese "carry-over" deviations along 
with the other described below. 

Deviation No. 1: Deviation to City of Bonita Springs LDC Chapter 3-418 (d)(3) and LDC4-
2074(a)(2)(a) requiring a type "E" buffer (25 ft. wide with a wall and 30 shrubs/JOO If) or a type "F" 
buffer (25 ft. wide, no wall, double row staggered hedge) to permit a type ''D" buffer, subject to the 
modular communication buildings locations. 

Justification: The eastern portion of the property is already heavily buffered with existing vegetation 
on the adjacent parcel. Additionally, there is an existing six (6) foot chain link fence already in place. 
The wall required for a type "E" buffer would be practically invisible from the adjacent property. and 
any trees and shrubs that would be planted for a type ''F" buffer would also not be visible and the 
additional width is not required given the vegetation that exists on the east side ofthe existing fence.. 
The placement ofthe proposed modular communications building (MBC) within the 15 ft buffer will 
not reduce the number ofplantings - they wouldjust be placed in a narrower area (an 8 ft wide planting 
area is designated). The buildings have to be located at the base ofthe tower to minimize the distance 
between the radio equipment and the antennas and there is no other location on the site to place them. 

Deviation No. 2: Deviation to City ofBonita Springs LDC Chapter 4-1732 requiring one (1) parking 
space per 1000 sf offloor area for Warehousing, Public or self storage to provide for one ( 1) parking 
space per 3000 sfoffloor area. 

Justification: The requirement, which is 300% greater that the Lee County code it replaced, is 
excessive. There are storage facilities operating all around Bonita Springs and Lee County where the 
Lee County code requirement was used and all have adequate parking. 

Deviation No. 3: Deviation to City ofBonita Springs LDC Chapter 3-416(0)(3) requiring a Type "A" 
buffer along the South property line to provide a type "A" buffer (5 ft. wide) along the south to permit 
a type "A" buffer encroaching 2.5 ft along the north side ofthe existing FPL easement. 

Justification: There is an existing 10 ft wide FPL easement along the south property line and the entire 
planting area cannot be located in the easement. Additionally, the City has approved this buffer in 
recent Limited Review Development Orders for this property. ~ . 
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REVISED EXHIBIT N-H 
MC Project No 19000838A 

Channel 30 Drive Storage 
Page 2 of3 

CIIIILTIII , . 1. 

Deviation No. 4: Deviation to City ofBonita Springs LDC Chapter 3-353 requiring a connection to 
the sanitary sewer system when building size exceeds 30,000 sfor estimated wastewater flow exceeds 
5000 gpd. The applicant agrees to provide the connection to the sanitary sewer service prior to 
occupancy ofPhase 2 ofthe project and the relief only applies to Phase 1, which already has obtained 
a permit for a septic system. 

Justification: The additional wastewater flow generated by the proposed Building 2 storage component 
is calculated to be 400 gallons per day, which brings the total estimated wastewater flow from both 
the existing facilities (Kelly Roofing) and the proposed building 2 (phase 1 of the project) to a very 
modest 760 gpd There is adequate room on the site for the additional drainbed and the required septic 
and dosing/pump tank. The Lee County Health Department has granted the permit for this system 
expansion; 36-SB-71631. If and when Phase 2/building # 1 is constructed, the wastewater flow from 
the entire project will be connected to the public sanitary sewer system. 

Deviation No. 5: Deviation to City ofBonita Springs LDC Chapter 3-490(b), 3-2074(b), and Division 
36 of LDC 4 requiring a 25 ft set-back and 8 ft high wall to buffer the overhead doors in building #1 
and outdoor storage to be covered with a structure architecturally consistent with the principal 
structures, to allow for a 15 ft set-back with Type D buffer planting requirements and 8-ft high masonry 
wall for that section ofthe west property line residing between the north end ofthe lake and the south 
end ofthe indigenous preserve and to eliminate the covered storage requirement. 

Justification: The area where the overhead doors and potential outdoor storage is proposed at the north 
end of the property is set back substantially from Old 41 Road and is further buffered by a private 
property and Railroad ROW between Old 41 Road and the subject property where it is not readily 
visible. The northern portion of the site is being dedicated as a conservation easement for the 
indigenous native area associated to the development that will provide substantial vegetative buffer to 
the development and a combination of the 8-ft high wall and 15-ft landscape buffer between the 
indigenous native area and stomrwater pond to the southeast will provide substantial screening from 
the development to Old 41 Road in this area and as such the public. 

Potential outdoor storage incidental to the requested schedule ofuses will be heavily screened by the 
combination of the 8-ft high wall and 15-ft buffer therefore providing negligible visual impact to the 
public. As part ofthis deviation we are requesting relieffrom the shelter requirements as this additional 
structure would be a redundancy to the proposed 8-ft high wall and the Applicant is confident that the 
wall combined with the vegetation requirements associated to the buffer will provide intended 
screening and minimize visibility to public thoroughfare meeting the intent ofthe sections above. Note: 
the previous request was an 8-.ft buffer; we have revised the layout to increase the buffer width and 
maintain proposal ofthe 8-.ft high wall. 

Deviation No. 6: Deviation to City ofBonita Springs LDC Chapter 3-417(b)(6)(a) requiring habitable 
buildings to be set-back a minimum of 30 ft from ''wildland" areas to reduce the set-back to 8 ft for 
Modular Communication Buildings (MCBs). 

Justification: The area to the east ofthe subject property is a managed open space area maintained by 
Mediterra and as such, the potential fire hazard is minimal. The MCBs are ''hardened buildings" meant 
to protect critical communication equipment and have no windows or unprotected openings with 
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REVISED EXIDBIT IV-I 

Surface Water Management Plan 
For 

Channel 30 Drive Commerdal Center PD (PDlS-54088-BOS) 
August2019 

September 2020 
MC PROJECT NO. 19000838A 

At this time the subject property is intended to be constructed in phases; two (2) Development Orders 
(DO) are proposed to accomplish the phasing plan with stonn water management being a critical item 
in the overall development and construction program and will be designed as the initial DO with a 
"masterplan". 

The first DO will include the overall master site plan and stonnwater management plan for the "full 
buildout" ofthe site. The focus for permitting is Building #2 (southern building), the installation ofthe 
utilities and drainage, and asphalt surfacing consistent with site wide development, which will include 
asphalt surfacing ofhe future Building 1 footprint. The installation oftemporary modular office units 
for Kelly Roofing operations may also be included in the first DO ifsuch onsite accommodations prove 
to be required, with said modular units being located within the proposed impervious area ofthe site. 

Currently, preliminary design intends to expand on the existing on-site pond as necessary to meet all 
city and state quality and quantity design requirements with runoff discharging to the north, and 
ultimately the Old 41 Road roadside swale. On site drainage will be managed with a combination of 
applications including sheets flow to a drainage network to the pre-treatment ponds and then to the 
existing pond on site. Stonnwater permitting will also be submitted to South Florida Water 
Management District (SFWMD) to attain an Environmental Resource Permit (ERP) for the property. 

During storm events, the nonnal pool elevation ofthe existing pond on the subject parcel increases and 
the limits of submerged pond area expands into the adjacent Railroad Right-of-Way (ROW). The 
original pre-application meeting with SFWMD staff indicated that the railroad must be a co-applicant 
on any ERP application, either to allow the lake to remain or be modified/relocated. The project site 
owner, Super Towers, has been in continued communication in regard to this pennitting issue with 
SFWMD-andbased on conversations with the Railroad that have taken place to date, owner anticipates 
the Railroad,s cooperation with respect to the storm water management effort and SFWMD permitting. 

Unless phasing of the project changes over the time associated to development, the second DO will 
include construction of building #1 and associated improvements. Assuming no changes to the 
intended build out, a minor modification will be applied for with SFWMD to confirm confonnance 
with the original master pennit sought after in Phase 1 ofthe project. Discharge will continue to the 
Old 41 Road swale and any discharge increases will be attenuated as required. 

Q:\Projects\2019\19000838A-BmitaSprinpStoragc\ComspoDdmce\OUl'Septamba-2020Rclub\200921_SMR_F.xln'bitlV-I_Sumcc 
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REVISED EXHIBIT N-H 
MC Project No 19000838A 

Channel 30 Drive Storage 
Page 3 of3 

Cllllltlll f. I. 

minimal human occupancy occurrences (maintenance, etc). Note: proposed Building # 2 has been 
shifted west and the site plan has been revised to eliminate the need for a deviation requestfrom the 
30-ft (27-ft setbackpreviously) resulting in a revised deviation request from the MCBs only. 

Deviation No. 7: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(l)(a) requiring a 
minimum of 30-ft setback from indigenous native vegetation to habitable structures to reduce the 
set-back to 8 ft for Modular Communication Buildings (MCBs). 

Justification: The area to the east of the subject property is an indigenous native area and as such 
requires a 30-ft setback to habitable structures; the site plan shows the proposed 4-story buildings 
greater than 30-ft but the MCBs to maintain a minimum of8-:ft necessary due to existing installations 
and the identified future locations previously approved for the subject property. Further, the MCBs 
house communication equipment an4 have minimal human occupancy (maintenance, etc); leading to 
nominal impacts to the native indigenous area. 

Deviation No. 8: Deviation to CityofBonita Springs LDC Chapter3-331 (d)(4)excavation banks 
to be sloped at a ratio not greater than four to one. 

Justification: The existing stormwater pond which is included in the overall stormwater management 
system has existing slopes which exceed a ratio of four to one. The slopes which do exceed this ratio, 
along the northern section of the existing pond, which have existed for several years with no erosion 
issues, will be stabilized with a geoweb system to provide for additional slope stabilization. Slopes 
along the eastern pond bank will be re-sloped to four to one and all other slopes on this pond and the 
proposed pond are or will be four to one. 

SMR/mh 
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REVISED EXHIBIT IV-I 

Surface Water Management Plan 
AUG 3 0 tlJ)9For 

Channel 30 Drive Commercial Center PD (PDlS-54088-BQ§ MUNITY DEVELOPMENT 
August2019 DEPARTMENT 

MC PROJECT NO. 19000838A 

At this time the subject property is intended to be constructed in phases; two (2) Development Orders 
(DO) are proposed to accomplish the phasing plan with storm water management being a critical item 
in the overall development and construction program and will be designed as the initial DO with a 
"masterplan". 

The first DO will include the overall master site plan and stormwater management plan for the "full 
buildout" of the site. The focus for permitting is Building #2 (southern building), associated parking, 
utilities and drainage for the site wide development; in addition, preparation and installation of 
temporary modular office trailers for Kelly Roofing operations will be setup within the proposed 
impervious limits of the project to the northern portion of the site. This phasing is necessary due to 
removal of the existing building's addition to facilitate construction of Building 2. 

Currently, preliminary design intends to expand on the existing on-site pond as necessary to meet all 
city and state quality and quantity design requirements with runoff discharging to the north, and 
ultimately the Old 41 Road roadside swale. On site drainage will be managed with a combination of 
applications including sheets flow to a drainage network to the existing pond on site. Stormwater 
permitting will also be submitted to South Florida Water Management District (SFWMD) to attain an 
Environmental Resource Permit (ERP) for the property. 

During storm events, the normal pool elevation ofthe existing pond on the subject parcel increases and 
the limits of submerged pond area expands into the adjacent Railroad Right-of-Way (ROW). The 
original pre-application meeting with SFWMD staff indicated that the railroad must be a co-applicant 
on any ERP application, either to allow the lake to remain or be modified/relocated. The project site 
owner, Super Towers, has been in continued communication in regard to this permitting issue with 
SFWMD-and based on conversations with the Railroad that have taken place to date, owner anticipates 
the Railroad's cooperation with respect to the storm water management effort and SFWMD permitting. 

Unless phasing of the project changes over the time associated to development, the second DO will 
include construction of building #1 and associated improvements. Assuming no changes to the 
intended build out, a minor modification will be applied for with SFWMD to confirm conformance 
with the original master permit sought after in Phase 1 of the project. Discharge will continue to the 
Old 41 Road swale and any discharge increases will be attenuated as required. 

Q:\Projects\2019\ 19000838A - Bonita Springs Storage\Correspondence\OUT\ 190830_JJS_ Exhibit IV-I_ Surface Wwater_Drainage.docx 
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CITY OF BONITA SPRINGS 

Exhibit IV-K/Program for Phased Development 
Mr~R ! 4 2019For 

Channel 30 Drive Commercial Center PD (ZO 09-14) Amencl~~P.tJ NIT'f DEVELOP;, ·NT 
ncp ' 

The project will be constructed in two phases with a sub-phase in Phase 1. 

Phase Ia will consist of the construction of the first phase of building #2 and all related 
site improvements (parking, landscaping, dumpster enclosure expansion, septic system 
expansion) and the installation of the I0-inch water main installation serving the site 
(including its dedication/tum-over to Bonita Springs Utilities). All work will be 
completed and certified and a CO obtained for the first phase of Building #2. 

Phase 1 b will consist of the relocation of the Kelly Roofing personnel from the existing 
old metal building on site and the construction of the second phase of building #2. The 
project developer does reserve the right to do all of phase I in a single phase if an 
agreement can be reached with Kelly Roofing on their current lease parameters. 

Given the concern the City presently has with Kelly Roofing's operation, it is understood 
that all activities undertaken by the Company shell be consistent with the adopted 
regulations. Super Towers will enforce such rules and reserves the right to terminate 
Kelly Roofing's lease in so needed. 

Phase 2 will include the construction of building # I and the associated parking, 
landscaping and utility tie-ins. With total impervious coverage of the site exceeding two 
acres, this phase will also require the issuance of a SFWMD ERP for the site. 
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CITY OF BONITA SPRINGS 

OCT I O 2018 

COMMUNITY DEVELOPMENT 
DEPARTMENT 

F1lll 

McKee Engneemg Consultfllts. Inc 
Super Towers David £. McKee PC ptlJ47 

5235 Starboard Lane9930 Channel JO Drive EXHIBIT IV-NGranite Falls, NC 28630 
Bonita Springs, FL 34135 Phone: (239) 898-4008 AERIAL 

email: mckeeengOgmail.comslr'lf) no. OJ-48-25-BJ-<XXJ01.0030 
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Super Towers, Inc. 
470 Atlantic Ave., 4th Floor 

Boston, MA 02210 

P-H ZONING AMENDMENT 

9930 CHANNEL 30 DRIVE 

BONITA SPRINGS, FL 

MEDITERRA PHOTO EXHIBIT 
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9930 CHANNEL 30 DRIVE 

BONITA SPRINGS, FL 

ARCHITECTURAL RENDERINGS 
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Super Towers, Inc. 
470 Atlantic Ave., 4th Floor 

Boston, MA 02210 

ARCHITECTURAL RENDERINGS 

FUTURE BUILDING 1 
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Super Towers, Inc. 
470 Atlantic Ave., 4th Floor 

Boston, MA 02210 

ARCHITECTURAL RENDERINGS 

PENDING BUILDING 2 

AFFORDABLE SELF STORAGE 
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Engineers 5471 West Waters Avenue, Suite 100 
Planners Tampa, FL 33634 

T: 813.207.1061Surveyors 
F: 813.281. l 050 Landscape Architects 

www.maserconsulting.com
Environmental Scientists 

Clllllllll P. I. 

Cl1VOF·ttJlfPRINGs 
November 7, 2019 OEC 14 201~ 

COMMUNITV DEVELOPMENT 
OEPARTMENTDear Neighbor, 

A meeting has been scheduled at the St. Leo Catholic Church Parish Life Center, Fireplace Room, 
28388 Beaumont Road, Bonita Spring, FL on December 4th, at 5:00 P.M. regarding a Storage 
Facility located at 9930 Channel Drive, Bonita Springs, FL. 

A request to amend City of Bonita Springs Zoning Ordinance No. 09-14 to incorporate the 
following changes: 

1. Modify the height and number of stories of the two buildings from five stories/60 feet and 
three stories/40 feet to both be four story buildings with a maximum height of 50 feet; and 

2. Increase the square footage of the small modular communications buildings (MCBs) from 
the current 384 square feet remaining allocation to 1,384 square feet by eliminating the 
Caretaker's quarters from the current development plan. 

The above referenced meeting will include a brief presentation discussing the proposed project 
and a Project Representatives will be available to answer questions you may have. If you have any 
questions prior to the meeting please do not he.sitate to contact me directly at 813.207 .1061, ext. 
4903. 

Very truly yours, 

MASER CONSULTING P.A. 

£~ 
Associate 

JJS/mh 

r:\projects\2019\ 19000838a - bonita springs storage\correspondence\out\ 191107 jjs_ notice neighbors' meeting.docx 
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I Color Site Plan Rendering 
' Channel 30 Drive, Bonita Springs, Lee County, FL 

November 25, 2019 (MC19000838A) -~~~ -----------------------------------~---~~------------~-----------' 
Luc,tu11i,•1 l_uy,ilty 1/11 u11,1!1 C.l1 t ·ril ScJl1~ldL.11un 



Engineers 5471 West Waters A venue, Suite 100 
Planners Tampa, FL 33634 

Surveyors 
Landscape Architects 
Environmental Scientists 

T: 813.207.1061 
F:813.281.1050 

www .maserconsulting.com 

Clllllllll P.L 

MINUTES OF MEETING CI1Yo~~ffPRINGS 

By: John Stoeckel DEC I 4 2019 

COMMUNDYDEVELOPMENTMeeting Date: December 4, 2019 at 5 :00 P .M. 
OEPARTMENT 

Place: St. Leo Catholic Church Parish Life Center 
Fireplace Room 
28388 Beaumont Road 
Bonita Springs, FL 

Re: Bonita Springs Storage 
Public meeting with neighbors 
MC Project No. 19000801A 

Attendees: John Stoeckel - Maser Consulting 
(who signed in) Timothy Sheehan - Affordable Secure Storage Bonita Springs, LLC 

Alan Johnson - ajohnson48304@comcast.net 
Tim Richards - timr@medokrraca.com 
Matt Wolken & Phillinda Roy- matthewwolken@yahoo.com 
Jerry Nazeries 
James Kagy- kagyj@hotmail.com 
Christ Kerrerer - ckhsy-home@yahoo.com 
John Volk - Johndvolk27 l@aol.com 

Maser Consulting and the Owner/ Applicant of the property met with the neighbors to explain the 
project and take questions from the public. We began the meeting a few minutes before 5:00pm 
on Wednesday December 4th after having casual conversations and discussing the exhibits with a 
few of the residents. Tim Sheehan (Owner) started the meeting introducing himself and providing 
a time line ofhis involvement and history at the site and then John Stoeckel form Maser Consulting 
(EOR) took over to talk about the overall project development as is currently in front of staff and 
how it has morphed over the last 15+ months. 

Below is a summary of points covered during the meeting: 

• Tim Sheehan introduced himself and explained his background and how he got involved 
with the property decades prior; the history associated to the tower construction and now 
the interest in improving the site and building the self-storage facilities. 

• The current zoning approval for the property allows for a maximum of 3- and 5-stories 
with a maximum building height of 60-ft; the current proposal is actually to reduce the 

":_I...J~ ,fr.'ll1r 
~Customer Loyalty 

through Client Satisfaction 
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Bonita Springs Storage 
Public Meeting 

MC Project No. 19000838A 
December 4, 2019 

CIIIIITIII P,L Page 2 of 3 

maximum building height to 50-ft and have both buildings be 4-story which will improve 
the visual aesthetic for the subject property. 

• Traffic increase concerns were expressed; we noted that the City has required a traffic study 
and that our traffic consultant has worked with staff to prepare an appropriate analysis. We 
further discussed traffic generation for storage is relatively low compared to other potential 
acceptable sues for the subject property. 

• Security is a concern; we advised that it will be automated gated access to the site with 
fencing added along the Railroad Right of Way up to the storm pond and the screen wall 
will pick up north of the pond and continue to the conservation area. 

• Frontage along Old 41 is actually very limits as the triangle property is owned by others 
and the railroad. A very small portion of frontage exists at the north end of the property 
and also the area where the roadway access exists. 

• Will there be signs - at this time no, but will further evaluate once we get into full design 
and building plans. We may also have a small monument sign at the entrance to Old 41. 

• What does Mediterra and Cordova see - we shared a portfolio of photos taken from both 
Cordova and Mediterra with an etched in line at the 50-ft elevation for reference. We 
further discussed that orange fencing was wrapped around cell towers at 40-, 50-, and 60-
ft elevations for reference off site. Fencing at 40- and 50-ft intervals were not visible form 
Mediterra. 

• Night lighting - windows lighting at night is major concern - we discussed the site lighting 
will be relatively low to the ground and per code; LED lighting will be used. Building 
window lighting there is a concern of lights being on overnight; we noted the concern and 
will coordinate as the project proceeds. We did also mention that energy saving motion 
lights will likely be utilized in the design. 

• Is there an elevator - yes elevators will be within the interior of the building to allow 
appropriate access for functionality of the facilities. 

• Are there plantings and wall or no? - Yes, there will be an 8-ft screen wall along the 
western edge of the property and will also be planted with landscaping (trees and shrubs). 

• The towers will remain; Tim discussed they serve multiple entities including cell, security, 
government and safety services. 

• What is the schedule of the project? At this time the project will be phased; Phase 1 will 
include the site improvements and perimeter buffers along with the southern building. The 
construction of the second building to the north will be driven largely by economics and 
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December 4, 2019 

,111111111 ,... Page 3 of 3 

occupancy of the first building. A time frame has not been set at this time, but the 
Development order will be for the overall project site and full buildout condition. 

• The last discussion point of the meeting we went over each of the listed deviations and 
described what they involved utilizing the site plan rendering and plan. 

This document is based on the interpretation of the neighborhood meeting as prepared by Maser 
Consulting; if there are any questions or clarification necessary please contact us at 813 .207 .1061, 
ext. 4903. 

R:\Projects\2019\ 19000838A - Bonita Springs Storage\Meeting Minutes\191204_ Neighbors meeting.docx 
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Super Towers, Inc.
470 Atlantic Ave., 4th Floor

Boston, MA 02210 
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RETURN TO:
City of Bonita Springs
Community Development Department
Attn: Jacqueline Genson
9220 Bonita Beach Road, Suite 109
Bonita Springs, FL 34135 

Oppose ___ 

...LJ....Jl...~~..,t.......¥J,J~:..........L..--ci~~i~T~~rA/4'.'[1 ~ ;~tRwq 
RECOMMENDATIONS AND POSTPONEMENTS: The Board may accept, reject or modify staff
recommendations and take such other appropriate and lawful action including continuing said public
hearings. 

CONDUCT OF HEARINGS: These hearings are quasi-judicial and must be conducted to afford all
parties due process. Any communication that Council Members have outside of the public hearing must
be fully disclosed at the hearing. Anyone who wishes to speak at the hearing will be sworn in and may be
subject to questions by the board, city staff or applicant. Public comment is encouraged and all relevant
information should be presented to the Board so a fair and appropriate decision can be made. Tapes are
limited to three (3) minutes in length and are to be submitted to the Zoning Division one week prior to the
meeting date for review. All tapes/information submitted for the public record will not be returned. 

GROUP REPRESENTATIVES: Any person representing a group or organization must provide written
authorization to speak on behalf of that group. The representative shall inform Staff prior to the hearing of
their intent to speak on behalf of a group and provide staff the name of that group. 

----------------------------------------,I will have a representative at the Zoning Board Hearing and/or City Council. My representative's name,
address, and phone are:
NAME:___________ PHONE: _____________
ADDRESS:__________ CITY/STATE/ZIP:__________ 

APPEALS: If a person decides to appeal any final decision made by the City Council, with respect to any
matter considered at such hearing, they are responsible at their own expense for ordering from the court
reporter to ensure that a verbatim record of the proceedings is made, which includes the testimony and
evidence on which the appeal is to be based. 

NARK OWENS
\\~O j)\ANA A~t
NAf>Lb5, (L, ~i103 
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