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December 14, 2021 SPE21-82503-BOS 

BONITA SPRINGS, FLORIDA 
COMMUNITY DEVELOPMENT DEPARTMENT 

ZONING DIVISION 
STAFF REPORT 

PROJECT NAME:  CAUSEWAY COMMERCE SALES CENTER SPECIAL EXCEPTION 
TYPE OF CASE: SPECIAL EXCEPTION 
CASE NUMBER: SPE21-82503-BOS 
HEARING DATE:  DECEMBER 14, 2021 
PLANNER: MARY ZIZZO, ESQ. 

REQUEST AND STAFF RECOMMENDATION 
A special exception request at 28280 Old 41 Road, Unit M-5, to allow a Vehicle and Equipment 
Dealer, Group I use within the Historic Zone of the Bonita Beach Road Corridor Overlay.   

I. APPLICATION SUMMARY:

A. Applicant: High Road Holdings, LLC 

B. Agent: Joe McHarris, McHarris Planning and Design 

C. Property Owner: High Road Holdings, LLC

D. Request:   A special exception request at 28280 Old 41 Road, Unit M-5, to
allow a Vehicle and Equipment Dealer, Group I use, within the Historic Zone of the
Bonita Beach Road Corridor Overlay.

E. Location: 28280 Old 41 Rd., Unit M-5, Bonita Springs, FL 34135 

F. Future Land Use Designation, Current Zoning and Use of Property:

Future Land Use: Industrial 

Current Zoning:  Bonita Beach Road Corridor Overlay- Historic Zone 

Current Use:   Causeway Commerce Park. Requested Unit: Vacant Commercial.  
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Surrounding Land Use: 

Existing Zoning & Land Use Future Land Use Map 

North:  Historic Zone of the Bonita Beach 
Road Corridor Overlay; Bonita Business 
Park 

Industrial  

East:    Old U.S. 41 Right-of-Way, 
Commercial Planned Development (CPD), 
Historic Zone of Bonita Beach Road 
Corridor Overlay, Vacant Commercial 

General Commercial   

South:  Historic Zone of Bonita Beach Road 
Corridor Overlay, Causeway Commerce Park 

Industrial  

West:  Historic Zone of Bonita Beach Road 
Corridor Overlay, Causeway Commerce Park 

Industrial 

   
Staff recommends APPROVAL of the Applicant’s requested special exception, as conditioned. 
 
II. BACKGROUND AND INFORMATIONAL ANALYSIS 

 
Introduction/Synopsis 
The special exception request is to permit an online high-end vehicle sales showroom at 28280 
Old 41 Rd., Unit M-5, within the Causeway Commerce Park.  
 
This Unit has a vehicular access point from the rear of the Unit, allowing for a pedestrian only 
access via the front doors. The Applicant indicates that the operation will be by appointment only. 
No site modifications are proposed.  
 
Pursuant to LDC Sec. 4-408(52), Vehicle and Equipment dealers include “establishments 
primarily involved in the retail sale or storage of motor vehicles, trailers, boats and other similar 
equipment, incidental servicing and repairs and the stocking of replacement parts is a normal 
ancillary function”. The site is located in the Historic Zone of the Bonita Beach Road Corridor 
Overlay, which requires a special exception for Vehicle and Equipment Dealers, Groups I, II, and 
III, pursuant to LDC Sec. 4-898. Group I uses are “establishments primarily involved in the retail 
sale, storage or leasing of automobiles, small trucks and vans.” The use groups are organized this 
way as the typical vehicle and equipment dealership includes outdoor automotive displays where 
the City cannot regulate whether it is a new our sed dealer. Historically, these types of auto centric 
uses have had visual impacts on the beautification and redevelopment efforts of the City. The use 
Activity Group does not differentiate how the cars are displayed or what business model they 
operate under (online v. traditional walk-up sales). This request is for indoor display only and no 
exterior impacts are anticipated.  
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Figure 1: Proposed Access Points    Source: Applicant’s Area Plan 
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Figure 2: Proposed Floor Plan Source: Applicant’s Neighborhood Meeting PowerPoint 
 

Special Exception Review Criteria – LDC Sec. 4-131(c)(2) 
Considerations. In reaching their decision, the zoning board must consider the following, 
whenever applicable:  

a. Whether there exist changed or changing conditions that make approval of the 
request appropriate. 

b. The testimony of any applicant.  
c. The recommendation of staff. 
d. The testimony of the public.  
e. Whether the request is consistent with the goals, objectives, policies and intent of 

the Bonita Plan.  
f. Whether the request meets or exceeds all performance and locational standards set 

forth for the proposed use. 
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g. Whether the request will protect, conserve or preserve environmentally critical 
areas and natural resources.  

h. Whether the request will be compatible with existing or planned uses.  
i. Whether the request will cause damage, hazard, nuisance or other detriment to 

persons or property.  
j. Whether a requested use will be in compliance with all general zoning provisions 

and supplemental regulations pertaining to the use set forth in this chapter.  
 

Reviewing these criteria, Staff makes the following findings:  
 
a. Whether there exist changed or changing conditions that make approval of the request 
appropriate. 
The Applicant indicates that car sales have changed to include online car sales, providing for 
smaller car dealer locations that require less space and infrastructure.    

 
d. The testimony of the public.  
The Applicant held their first neighborhood meeting on June 8, 2021. Two unaffiliated attendees 
were present, all business personnel of the Causeway Commerce Park. No concerns were 
expressed. Post-sufficiency, the Applicant held another neighborhood meeting on November 30th, 
2021. There was no attendance from the public.  
 
Courtesy notices were provided to the residents/ Owners within 375’ of the Unit. No public 
comment was received in response.  

 
e. Whether the request is consistent with the goals, objectives, policies and intent of the 
Bonita Plan.  
The property is located within the Industrial future land use category of the Bonita Plan, which is 
intended to primarily accommodate light industrial, research, warehousing and office uses. 
Appropriate uses include heavy commercial, light industrial, warehousing, recreation, public and 
semi-public uses. Goal 1 of the Future Land Use element includes promoting a high quality of life 
that preserves the natural environment and economic vitality of the community. Additionally, the 
commerce park was developed under the required Future Land Use Goals and Transportation 
Objectives of the Bonita Plan.  
 
The requested uses are consistent with the Bonita Plan.  
 
f. Whether the request meets or exceeds all performance and locational standards set forth 
for the proposed use.  
The commerce park was created under the Bonita Beach Road Corridor Overlay standards, 
complying with the Land Development Code requirements for the Historic Zone. The requested 
location, as conditioned, can accommodate the entrance and exit of vehicles in a safe and efficient 
manner. No exterior modifications are requested.   
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g. Whether the request will protect, conserve or preserve environmentally critical areas and 
natural resources.  
There are no environmentally critical areas or natural resources at this site.  

 
h. Whether the request will be compatible with existing or planned uses.  
The proposed use abuts commercial uses that include contractor uses, food service establishments, 
a newly approved high-end car detail and ceramic paint establishment, and retail uses. Within the 
complex are other office, retail, and commercial uses. The requested use is compatible, as 
conditioned, to provide commercial services to those residents of the City.  

 
i. Whether the request will cause damage, hazard, nuisance or other detriment to persons 
or property.  
As conditioned, the requested uses will be compatible with the existing and planned uses of the 
complex and not cause damage, hazard, nuisance or other detriment to persons or property. A 
required condition, wheel casters, removes any possible fumes or excess noise from inside the Unit 
as no vehicles will be turned on inside of the Unit. No vehicle work is proposed with this request.   
 
j. Whether a requested use will be in compliance with all general zoning provisions and 
supplemental regulations pertaining to the use set forth in this chapter. 
The Applicant has applied for a special exception, as required by LDC Sec. 4-898. A narrative, 
site plan, floor plan, and area plan were provided to support the request. The Applicant held the 
required neighborhood meeting prior to submitting the request, and again after the request was 
found sufficient by Staff. The request has been reviewed for compliance with the standards set 
forth in LDC Chapter Four and no deviations have been requested.  

 
Surrounding Zoning 
The proposed location is within the Historic Zone of the Bonita Beach Road Corridor Overlay. 
The commerce park was developed pursuant to the LDC standards in effect. Within the complex, 
more intense uses are permitted by right. Staff finds the request compatible with the surrounding 
zoning.  
 
Neighborhood Compatibility 
Surrounded by commercial uses, the proposed use matches the retail operations in many other 
units within the complex. Vehicles can be serviced at the recently approved indoor carwash and 
ceramic coating facility in Unit M-8. Appointment clientele could also utilize the variety of food 
and retail establishments in the complex. The proposed location has a back door for vehicle access 
into the facility, making the request compatible for this site.   

 
Environmental Considerations 
The subject property has already been developed and impacted. There are no environmentally 
critical areas or natural resources located on site.  
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Traffic  
As conditioned, appointment hours are permitted from 9:00 AM-4:00 PM. The request will not 
contribute to peak traffic demands and is consistent with uses analyzed as part of the traffic impact 
statement reviewed at the time of local development order (site plan) approval.  
 

 
Figure 3: Area Location  Source: Applicant’s Neighborhood Meeting PowerPoint 
 
Comprehensive Plan Considerations 
The subject property is located within the Industrial future land use category according to the 
Future Land Use Map of the City’s Comprehensive Plan.  The Industrial category is described in 
Policy 1.1.16 as:   

   
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 with 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 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. Maximum allowable height of structures shall be 75 feet from the base flood elevation to 
the eaves.  

e. Nonresidential uses shall be limited to a maximum floor area ration (FAR) of 1.2  
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The requested use of a Vehicle and Equipment Dealer, Group I use is consistent and compatible 
with the Industrial future land use provisions in the City’s Comprehensive Plan.  

Findings & Conclusion 
It is Staff’s opinion that the special exception request for a Vehicle and Equipment Dealer, Group 
I use is consistent with the provisions of the Comprehensive Plan and the Land Development Code. 
The proposed location is compatible with existing uses, as conditioned. Based on the evidence 
presented, if the uses function as conditioned, approval will not cause damage, hazard, or nuisance, 
will not impact environmentally critical areas (none exist on the subject property), and adequate 
public facilities are available.  

III. RECOMMENDATION:
Staff recommends APPROVAL of the Applicant’s requested special exception to allow
the use of an Auto Vehicle and Equipment Dealer, Group I use at 28280 Old 41 Road, Unit
M-5, subject to the following conditions:

1. This approval is for an appointment only car sales office and indoor sales room use
only, within Unit M-5 at 28280 Old 41 Road.

2. Hours of appointments, pick-ups and drop-offs of vehicles are limited to 9:00 AM-
4:00 PM, Monday-Saturday.

3. The uses shall be conducted entirely within the Unit. No vehicles are permitted to be
stored or shown outside of the Unit.

4. All doors shall remain closed at all times unless vehicles are actively entering or exiting
the Unit via wheel casters.

5. All vehicle ignitions are to remain off when entering, exiting and inside of the Unit.
6. All vehicles are to enter from the rear access roll-up door only.
7. All hazardous materials, as defined by the Environmental Protection Agency, shall be

properly stored, used, and disposed of in accordance with Best Management Practices,
manufacturer recommendations, and local, state, and federal regulations.

SUBJECT PROPERTY 

The Applicant indicates the STRAP number is: 02-48-25-B1-29000.0M05. 

EXHIBITS 
A. Legal Description of the Subject Property
B. Area Location Map

ATTACHMENTS 
A. Proposed Area Plan
B. Proposed Floor Plan
C. Area Plan- Surrounding Uses
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EXHIBIT A 

Legal Description 

Unit M- 5 

Unit M-5 Causeway Commerce Building, a Commercial Condominium 

according to the Declaration of the Condominium thereof recorded in 

the Official Records Instrument No. 2019000076625, of the Public 

Records of Lee County, Florida.  

B10



SPECIAL EXCEPTON-28280 OLD 41, UNIT M5 

Area Location Map 

M-5

Building 1 

EXHIBIT B
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attachment a

Area plan 

No requested changes to site plan or building elevations 
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A. The location and current use of all existing structures on

the site, as well as those on adjacent properties within on

hundred feet of the perimeter boundaries of the site

 Please see attached units and site plan above

B. all proposes structures and uses proposed on the site

 All uses are per the zoning

ATTACHMENT B

B13



PRIMO SPECIAL EXCEPTON-28280 OLD 41, UNIT M8 

ATTACHMENT C

New 10/07/21 

Area Neighbor plan 

(100 feet from M8) 
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Business  

 
1 Industry/Bar Restaurant 

2 Industry/Bar Restaurant 

 

3 Cutting Edge Kitchen and Bath Design Studio 

 

4 Encore Garage Company (Unit 1)  

This company assembles/fabricate cabinets/garage organizing systems 

and install garage floor coatings. 

 

5 312 Motors (Requesting Special Exception)(Unit 5) 

This is an online indoors cars sales only showroom that is appointment 

based only.  

 

6 Truly Handy (Unit 6) 

General contractor and handyman services 

 

7 Truly Handy (Unit 7) 

General contractor and handyman services 

 

8 Vacant-but under Special Exception Review for Primo 

 

9 CRU Private Wine Club   

10 CRU 

 

11 Grumpy Goat Coffee-Coffee Roasters 

 

12 Art Studio 

 

13 Not used 
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14 Gulfshore Fitness -Online and onsite fitness services/personal trainer 

 

15 Light-Scapes/lighting distributor (Unit 11) 

Landscape lighting designer 

 

16 ?? 

 

17 My Florida Real estate and Insurance 

 

18 Blue Water Reality of Naples 

 

19 Cotter Construction 

 

20 Primo 

 

21 Pansardo- Italian food specialties 

 

22 CJ Cleaning and Consulting 
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11338 Bonita Beach Road, Suite 103 

Bonita Spring, FL, 34135 

239-948-6688 

 

July 07, 2021 

 

Jacqueline Toemmes Genson, AICP 

Planning and Zoning Manager 

City of Bonita Springs Community Development 

9220 Bonita Beach Road, Suite 109 

Bonita Springs, FL 34135 

jgenson@cityofbonitaspringscd.org 

(239) 444-6163 

(239) 444-6140 fax 

(239) 216-7410 mobile 

Re: 28280 Old 41 Road, unit M-5, Bonita Springs, Florida 34135 

Proposed Special Exception 

 

Dear Jacqueline, 

Attached are the following items being submitted; 

 

1) Application 

2) Application Fee/via separate submission 

3) Area Location Map 

4) I-B-1 Notarized Authorization Form 

5) I-F Notarized Disclosure Forms 

6) II-A-1 Legal Description 

7) II-A-2 Certified Sketch 

8) IV-A Surrounding Property Owners 

9) IV-B Property Owners Map 

10) IV-C Deed Restrictions 

11) IV-F Narrative for Special Exception Request 

12) IV-G Site Plan 

13) IVH-Traffic Impact Statement 

14) IV-O-1 Joint Parking 

15) Notice of Pre-App Neighborhood Meeting 

16) Affidavit of Pre-App Neighborhood Meeting Mailing 

17) Neighborhood Meeting Slide Show 
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18) Pre-App Attendance Sheet 

19) Pre-App Written Summary 

20) New Press  Pre-App Advertisement 

21) Two Sets of Mailing Labels 

22) Area plan 

23) Bonita plan compliance  

24) Disk (Minus actual mailing labels) 

 

Please call me should you have any questions please feel free to contact me. 

 

Sincerely, 

 

 
 

Joseph M. McHarris 

President  

McHarris Planning and Design 
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Exhibit I-F 

Notarized Disclosure Forms 

Revised 10/5/21 
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Item 24 

Condo Approval letter 
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Exhibit I-B-1(Affidavit) 

Notarized Authorization Form 
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Area Location Map 

(Exhibit 3) 

 

M-5 

Building 1 
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Exhibit II-A-1 

Legal Description 

Unit M- 5 

Unit M-5 Causeway Commerce Building, a Commercial Condominium 

according to the Declaration of the Condominium thereof recorded in 

the Official Records Instrument No. 2019000076625, of the Public 

Records of Lee County, Florida.  
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Exhibit II-A-2 

Certified Sketch 
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Exhibit IV-A 

Surrounding Property Owners List  

( Mailing labels see Item 21) 
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Exhibit IV-F 

Special Exceptions Narrative 

 

D. Whether there exist changed or changing conditions that make 

approval of the request appropriate 

Yes, we believe that there exists changes that defiantly make this 

request appropriate. The use requested/boutique online, low volume 

higher end vehicles sales with no outdoor display  is the result new 

technologies and the way people look for cars.  With these high tech 

approach to vehicle sales one only needs an enclosed building and a 

computer.  

 

E. whether the request is consistent with the goals, objective and 

policies of the Bonita Plan  

We have read the Bonita Plan and we believe that we are 100% 

consistent with the Goals, Objectives and Policies as stated in the 

document.  

 

F. Whether the request meets or exceeds all performance and 

locational standards set forth for the purposed use 

The proposed use is a lower impact on performance and locational 

criteria standard for the closest use. 

 

G. Whether the request will protect, conserve or preserve 

environmentally critical areas and natural resources.  

As this facility is already built, it will not impact critical and or 

environmental sensitive areas.  As there will be no outside sales or 

work inside the building. In the unlikely event of  a mechanical leak, 

this would happen inside and will not be discharged outside into the 

drainage system, but disposed of properly to maintain the look of the 

showroom 

 

H.  Whether the request will be compatible with the existing planned 

uses.  
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We believe that because the use is so low on generating customers to 

the site, that we are extremely compatible with all uses for this 

property. 

I.  Whether the request will cause damage, hazard, nuisance or 

other detriment to persons or property. 

The request will not cause damage, hazard, nuisance or other 

detriment to persons or property. 

 

J.  Whether a requested use will be in compliance with all general 

zoning provisions and supplemental regulations pertaining to the use 

as set forth in the LDC chapter 4 

The requested use will be in compliance with all general zoning 

provisions and supplemental regulations pertaining to the use as set 

forth in the LDC chapter 4 

 

FUTURE LAND USE ELEMENT 

BONITA SPRINGS TOMORROW: THE VISION 

Their vision and sentiment is that the future City of Bonita Springs should be:  

3. A "walkable" community that is pedestrian friendly, with interconnecting sidewalks, 
pathways, and publicly available transit systems accessing all neighborhoods. Vehicular traffic 
should move easily through a continuous, attractive street system with planted medians, 
featuring flowering indigenous landscape and strategically placed statuary. Welcoming 
features should clearly announce to travelers the location of the City limits. U. S. 41 and 
Bonita Beach Road should be beautiful commercial parkways to be enjoyed by Bonita Springs 
residents as well as those traveling through the City. 

We are not changing any of the above items. As far “walkable” with this special exception, we 
are not changing any of the approved sidewalks and other connections to and from the site. 

 

GOALS, OBJECTIVES AND POLICIES 
 
Goal 1: A balanced land use pattern that promotes a high quality of life and allows for a 

variety of land uses, densities and intensities and the preservation and stabilization of existing 

neighborhoods; encourages mixed use development; promotes an efficient transportation 

system; preserves the natural environment and economic vitality of the community; and, is 

consistent with the availability of essential services. 
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Response: 

We believe that use adds to the balance of the existing land use pattern and enhances it. An 

example is the complimentary use of the requested detail shop and the existing auto use in 

building three.  This use is a low impact use and thus does not put undue stress on the existing 

transportation system or the availability of the essential services at hand today.  

 

 

 

Objective 1.16: Bonita Beach Road Corridor and Bonita Beach Road Corridor Quadrant 

Map: 

Policy 1.16.4: Promote use of aesthetically pleasing architectural standards, accessory 

structures, and additional hardscape and landscape features to create a strong sense of place 

along Bonita Beach Road. 

Response: this use at this location maintains the above goals as we are not changing 

anything.   

 

Subdivision V. - Bonita Beach Road Corridor Overlay 

Sec. 4-896. - Purpose and intent. 

The intent of the Bonita Beach Road Corridor District is to guide future growth and 
redevelopment along the Bonita Beach Road Corridor within zones, quadrants, and nodes as 
identified in the Bonita Plan, Bonita Beach Road Visioning Study and Bonita Beach Road 
Land Use Report. The Bonita Beach Road Corridor District is intended to support urbanized 
development patterns that focus on human-scale development, an appropriate mixture of land 
uses, site design, interconnectivity, mobility, architectural standards, and a vibrant and 
aesthetically-pleasing streetscape. 

This project and this use does support urbanized development patterns and is part of an 
interconnected system of sidewalks and roads that we are not changing.   

Sec. 4-897. - Applicability. 

(b)Provisions of this division shall apply to all development and redevelopment located within 
the geographical boundaries set forth in Figure 4-V-1 and further defined as minor 
development and major development, as follows: 

(c)Minor development. For the purpose of this section, minor developments, are defined as: 

(1)Projects requiring a Type 9/I limited review development order in accordance with section 
3-159; or 

(2)Building expansion of more than 15 percent of the existing square footage, but less than 50 
percent; or 
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(3)Building renovation or improvements performed over a period of five years that exceed 15 
percent of the existing square footage and less than 50 percent of the current assessed value 
of the structure. 

(4)Redevelopment of existing minor developments and structures are to be into compliance 
with the provisions of this subdivision. If the strict application of these regulations are deemed 
impractical or unfeasible the existing minor development project be brought into conformity to 
the maximum extent possible. Request for this relief shall be made by the applicant, to the 
community development director, said request shall include an alternate plan, and this plan 
shall demonstrate compliance with the section 4-896. If approved by the city manager or 
designee said plan may be substituted in part for the standards of this district. 

(d)Major development. For the purpose of this section, major developments are defined as: 

(1)New construction requiring local development order approval or an amendment to an 
existing development order (including large and small projects as defined in chapter 3; or 

(2)Building expansion of more than 50 percent of the existing square footage; or 

(3)Building renovation or improvements performed over a period of five years that exceed 50 
percent. 

(e)Projects that result in redevelopment or a change in use shall be subject to the regulations 
set forth in (b)—(c) of this section. 
 
Response: 
Based on the applicability standards above we are neither a minor or major development  
 

Future Land Use Map/consistency 
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Item 23 

Plan compliance 

First I would like to note that the property in question is a condo located in a larger development that 

has already gone through the reviews for both the Bonita Beach Road Corridor Overlay and the Bonita 

Plan, so I will only dwell on items related to this use.  

FUTURE LAND USE ELEMENT 

BONITA SPRINGS TOMORROW: THE VISION 

Their vision and sentiment is that the future City of Bonita Springs should be:  

3. A "walkable" community that is pedestrian friendly, with interconnecting sidewalks, 

pathways, and publicly available transit systems accessing all neighborhoods. Vehicular traffic 

should move easily through a continuous, attractive street system with planted medians, 

featuring flowering indigenous landscape and strategically placed statuary. Welcoming 

features should clearly announce to travelers the location of the City limits. U. S. 41 and 

Bonita Beach Road should be beautiful commercial parkways to be enjoyed by Bonita Springs 

residents as well as those traveling through the City. 

We are not changing any of the above items. As far “walkable” with this special exception, we 

are not changing any of the approved sidewalks and other connections to and from the site. 

 

GOALS, OBJECTIVES AND POLICIES 
 

Goal 1: A balanced land use pattern that promotes a high quality of life and allows for a 

variety of land uses, densities and intensities and the preservation and stabilization of 

existing neighborhoods; encourages mixed use development; promotes an efficient 

transportation system; preserves the natural environment and economic vitality of the 

community; and, is consistent with the availability of essential services. 

 

Response: 

The service that are proposed fill a need and promotes high quality of life in the area, promotes an 

efficient transportation system by not being a traffic generator, does not impact the environment but 

does enhance the economic viability of the community. the use is also consistent with available essential 

service and does not overload them.  
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Objective 1.16: Bonita Beach Road Corridor and Bonita Beach Road Corridor Quadrant Map: 

Policy 1.16.4: Promote use of aesthetically pleasing architectural standards, accessory 

structures, and additional hardscape and landscape features to create a strong sense of place 

along Bonita Beach Road. 

Response: this use at this location maintains the above goals as we are not changing 

anything.   

 

Subdivision V. - Bonita Beach Road Corridor Overlay 

Sec. 4-896. - Purpose and intent. 

The intent of the Bonita Beach Road Corridor District is to guide future growth and 

redevelopment along the Bonita Beach Road Corridor within zones, quadrants, and nodes as 

identified in the Bonita Plan, Bonita Beach Road Visioning Study and Bonita Beach Road Land 

Use Report. The Bonita Beach Road Corridor District is intended to support urbanized 

development patterns that focus on human-scale development, an appropriate mixture of 

land uses, site design, interconnectivity, mobility, architectural standards, and a vibrant and 

aesthetically-pleasing streetscape. 

This project and this use does support urbanized development patterns and is part of an 

interconnected system of sidewalks and roads that we are not changing.   

Sec. 4-897. - Applicability. 

(b)Provisions of this division shall apply to all development and redevelopment located within 

the geographical boundaries set forth in Figure 4-V-1 and further defined as minor 

development and major development, as follows: 

(c)Minor development. For the purpose of this section, minor developments, are defined as: 

(1)Projects requiring a Type 9/I limited review development order in accordance with section 

3-159; or 

(2)Building expansion of more than 15 percent of the existing square footage, but less than 

50 percent; or 

(3)Building renovation or improvements performed over a period of five years that exceed 15 

percent of the existing square footage and less than 50 percent of the current assessed value 

of the structure. 

(4)Redevelopment of existing minor developments and structures are to be into compliance 

with the provisions of this subdivision. If the strict application of these regulations are 

deemed impractical or unfeasible the existing minor development project be brought into 
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conformity to the maximum extent possible. Request for this relief shall be made by the 

applicant, to the community development director, said request shall include an alternate 

plan, and this plan shall demonstrate compliance with the section 4-896. If approved by the 

city manager or designee said plan may be substituted in part for the standards of this 

district. 

(d)Major development. For the purpose of this section, major developments are defined as: 

(1)New construction requiring local development order approval or an amendment to an 

existing development order (including large and small projects as defined in chapter 3; or 

(2)Building expansion of more than 50 percent of the existing square footage; or 

(3)Building renovation or improvements performed over a period of five years that exceed 50 

percent. 

(e)Projects that result in redevelopment or a change in use shall be subject to the regulations 

set forth in (b)—(c) of this section. 

 

Response: 

Based on the applicability standards above we are neither a minor or major development  

 

Future Land Use Map 
 

 

Per the Future Land Use Map, this area is Industrial. This is inconsistent with the overlay plan, but either 

way our use is not inconsistent.  
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Item 22 

Area plan 

 

No requested changes to site plan or building elevations 
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Exhibit IV-G 

Site/Floor Plan 
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A. The location and current use of all existing structures on 

the site, as well as those on adjacent properties within on 

hundred feet of the perimeter boundaries of the site 

 

 Please see attached units and site plan above  

 

B. all proposes structures and uses proposed on the site 

 

 All uses are per the zoning 
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C. Any existing public streets, easements or land reservations 

within the site and the proposed means of vehicular access to 

and from the site. 

 

 This location is for a condo unit, and all the elements 

above are in place. 

 

D. A Traffic impact analysis for the development consistent with 

 the zoning Traffic Impact Statement guidelines.  

 

  The use being request has no more impact than any other 

approved zoning use. We will be requesting a waiver from 

traffic. 

 

E. Proposed Fencing and screening, if any  

 

 None 

 

F. Any other reasonable information which may be required by 

the Director commensurate with the intent and purpose of the 

regulations 

 

 Acknowledged 
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Item 25 

New 10/07/21 

Area Neighbor plan 

(100 feet from M8) 
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PRIMO SPECIAL EXCEPTON-28280 OLD 41, UNIT M8 

 

Business  

 
1 Industry/Bar Restaurant 

2 Industry/Bar Restaurant 

 

3 Cutting Edge Kitchen and Bath Design Studio 

 

4 Encore Garage Company (Unit 1)  

This company assembles/fabricate cabinets/garage organizing systems 

and install garage floor coatings. 

 

5 312 Motors (Requesting Special Exception)(Unit 5) 

This is an online indoors cars sales only showroom that is appointment 

based only.  

 

6 Truly Handy (Unit 6) 

General contractor and handyman services 

 

7 Truly Handy (Unit 7) 

General contractor and handyman services 

 

8 Vacant-but under Special Exception Review for Primo 

 

9 CRU Private Wine Club   

10 CRU 

 

11 Grumpy Goat Coffee-Coffee Roasters 

 

12 Art Studio 

 

13 Not used 
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14 Gulfshore Fitness -Online and onsite fitness services/personal trainer 

 

15 Light-Scapes/lighting distributor (Unit 11) 

Landscape lighting designer 

 

16 ?? 

 

17 My Florida Real estate and Insurance 

 

18 Blue Water Reality of Naples 

 

19 Cotter Construction 

 

20 Primo 

 

21 Pansardo- Italian food specialties 

 

22 CJ Cleaning and Consulting 
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Exhibit IV-H 

Traffic Impact Statement 

We will be submitting for a waiver as this use is no more intense than 

existing approved uses. 

 

PROJECT DESCRIPTION: 

The proposed Special Exception is for a +/-3,400 sf unit within a project 

known as the Causeway Commerce Park.  The applicant is working for owners 

of Unit M-5 (High Road Holdings, LLC) Causeway Commerce Building, a 

Commercial Condominium according to the Declaration of Condominium 

thereof recorded in Official Records Instrument No. 20190000766251 of 

the Public Records of Lee County, Florida (Strap # 02-48-25-B1-29000.OM5).  

The owner intends to use the Unit M-5 as an Online Only high-end Vehicle 

Sales Center (no outdoor display or sales, appointment only, no 

maintenance/bodywork or mechanical work on premise). The Causeway 

Commerce Park is being developed by Causeway Commerce Park, LLC on the 

former Causeway Lumber Company site.  While the property is zoned for 

Wholesale Group III, the Bonita Beach Road Corridor Overlay requires a 

Special Exception for other proposed uses to operate within Unit M-5. 

Operations Narrative: 

Online Only high-end Vehicle Sales Center (no outdoor display or sales, 

appointment only, no maintenance/bodywork or mechanical work on 

premise).  

Standard Hours of operation: 

9 am -5pm Monday thru Friday with ability to have private viewing on the 

weekend and after hours when needed. Being appointment based, there 

will be no peak hours.  Test drives will only be allowed with a 

background check with actual vetted potential buyers. 

Staffing 1-3 people at any one time 

No special equipment required 

Please see items 22 for access diagrams and conceptual floor plans 
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Notice of Neighborhood Meeting 

28280 Old 41 Road, unit M-5, Bonita Springs, Florida 34135 

Proposed Special Exception 
 

NOTICE IS HEREBY GIVEN THAT HIGH ROAD HOLDINGS, LLC (applicant/owner) is holding a neighborhood 

meeting regarding their proposed Special Exception and will answer questions. No formal decision 

regarding the project will be mad at this meeting.  

 

 

PUBLIC MEETING DATE/TIME: 5:00 PM Tuesday June 8, 2021 

MEETING LOCATION/ADRESS: 28280 Old 41 Road, unit M-5 

    Bonita Springs, Florida 34135 

 

TO DISCUSS THE FOLLOWING PROJECT:  

 

 

PROJECT:  28280 Old 41 Road, unit M-5, Bonita Springs, Florida 34135, Special Exception 

CASE NUMBER:  Pre-Application Meeting 

APPLICANT:  High Roads Holdings, LLC/Ben Myers 

SITE ADDRESS:  28280 Old 41 Road, unit M-5, Bonita Springs, Florida 34135 

 

 

PROJECT DESCRIPTION: 

The proposed Special Exception is for a +/-3,400 sf unit within a project known as the Causeway 

Commerce Park.  The applicant is working for owners of Unit M-5 Causeway Commerce Building, a 

Commercial Condominium according to the Declaration of Condominium thereof recorded in Official 

Records Instrument No. 20190000766251 of the Public Records of Lee County, Florida (Strap # 02-48-25-

B1-29000.OM5).  The owner intends to use the Unit M-5 as an Online Only high-end Vehicle Sales Center 

(no outdoor display or sales, appointment only, no maintenance/bodywork or mechanical work on 

premise). The Causeway Commerce Park is being developed by Causeway Commerce Park, LLC on the 

former Causeway Lumber Company site.  While the property is zoned for Wholesale Group III, the 

Bonita Beach Road Corridor Overlay requires a Special Exception for other proposed uses to operate 

within Unit M-5. 

 

The applicant will present the proposed project at the meeting and would like to receive input from the 

surrounding owners and residents.  Please contact Joseph M. McHarris at (239) 948-6688 or 

Joe@mcharris.com for any questions. 
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 Figure A-Project location Map 

 

 

M 
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SPECIAL EXCEPTON-28280 OLD 41, UNIT M5 

 

AFFIDAVIT OF NOTICE MAILING 

(Exhibit 16) 

 

 

Exhibit A 
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SPECIAL EXCEPTON-28280 OLD 41, UNIT M5 

 

Legal Description 

Unit M- 5 

Unit M-5 Causeway Commerce Building, a Commercial Condominium 

according to the Declaration of the Condominium thereof recorded in 

the Official Records Instrument No. 2019000076625, of the Public 

Records of Lee County, Florida.  

 

Surrounding Owners Map 
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Surrounding Property Owners List and Mailing 

Labels 
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NEWS PRESS NOTICE 
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SPECIAL EXCEPTON-28280 OLD 41, UNIT M5 

 

NOTICE OF NEIGHBORHOOD MEETING 

28280 Old 41 Road, Unit M-5, 

Bonita Springs, Florida 34135 

Proposed Special Exception 

NOTICE IS HEREBY GIVEN THAT McHarris Planning and Design (“authorized agent”) is holding a 

neighborhood meeting regarding their proposed Special Exception application to operate an Online Only 

high-end Vehicle Sales Center (no outdoor display or sales, appointment only, no 

maintenance/bodywork or mechanical work on premise) at the Causeway Commerce Building, which is 

within the Bonita Beach Road Corridor Overlay.  The purpose of this neighborhood meeting is for the 

applicant to obtain public input regarding the proposed project’s Special Exception and answer 

questions.  While staff of the City of Bonita Springs may be present, no formal decision regarding the 

proposed project will be made at this meeting. 

PUBLIC MEETING DATE/TIME: 

5:00PM Tuesday June 8, 2021 

MEETING LOCATION/ADDRESS: 

28280 Old 41 Rd, Unit M-5 

Bonita Springs, FL  34135 

TO DISCUSS THE FOLLOWING PROJECT: 

28280 Old 41 Road, Unit M-5 

Bonita Springs, FL  34135 

Special Exception 

STRAP#:  02-48-25-B1-29000.OM5 

CASE NUMBERS: Pre-Application Meeting 

APPLICANT: 

High Road Holdings, LLC 

SITE ADDRESS:  

28280 Old 41 Road, Unit M-5, Bonita Springs, FL  34135 
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SPECIAL EXCEPTON-28280 OLD 41, UNIT M5 

PROJECT DESCRIPTION: 

The proposed Special Exception is for a +/-3,400 sf unit within a project known as the Causeway 

Commerce Park.  The applicant is working for owners of Unit M-5 (High Road Holdings, LLC) Causeway 

Commerce Building, a Commercial Condominium according to the Declaration of Condominium thereof 

recorded in Official Records Instrument No. 20190000766251 of the Public Records of Lee County, 

Florida (Strap # 02-48-25-B1-29000.OM5).  The owner intends to use the Unit M-5 as an Online Only 

high-end Vehicle Sales Center (no outdoor display or sales, appointment only, no 

maintenance/bodywork or mechanical work on premise). The Causeway Commerce Park is being 

developed by Causeway Commerce Park, LLC on the former Causeway Lumber Company site.  While the 

property is zoned for Wholesale Group III, the Bonita Beach Road Corridor Overlay requires a Special 

Exception for other proposed uses to operate within Unit M-5. 

The Applicant/Agent will present the proposed project at the meeting and would like to receive input 

from the surrounding owners and residents. 

Please contact Joseph McHarris at (239)821-4999 or joe@mcharris.com for any questions   

 

 

Figure A-Project location Map 
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Proposed Property Location:
28280 Old 41 Road, Unit M-5, Bonita Springs, Florida 34135

16/7/2021 McHarris Planning and Design

Special Exception

312 Motors
Neighborhood Meeting

M5
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26/7/2021 McHarris Planning and Design

M5-Unit location
312 Motors

Neighborhood Meeting

Unit Location

M5

Proposed Property Location:
28280 Old 41 Road, Unit M-5, Bonita Springs, Florida 34135
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36/7/2021 McHarris Planning and Design

M5-Probable floor plan
312 Motors

Neighborhood Meeting

Proposed Property Location:
28280 Old 41 Road, Unit M-5, Bonita Springs, Florida 34135

B66



Proposed Property Location:
28280 Old 41 Road, Unit M-5, Bonita Springs, Florida 34135

46/7/2021 McHarris Planning and Design

Special Exception
What is special exception?

• A use of property that is allowed under a zoning ordinance 

under specified conditions

What is our proposed use?

• We are requesting a “boutique, online only, low volume, 

high-end, vehicle sales center with no outdoor display

312 Motors

Neighborhood Meeting
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56/7/2021

What is an online vehicle sales showroom?
• High-end/expensive online vehicle driven sales with inside display/storage only

• No exterior display of vehicles, interior display only

• Appointment only. No walk-ins

• No work done on site to the vehicle

• Wash and prep of the cars will not be done at this location

• No on site advertisement of vehicle (excluding business signage)

Services Provided:
• Online vehicular sales with inside display/storage

• Nothing else

312 Motors

Neighborhood Meeting

B68



Proposed Property Location:
28280 Old 41 Road, Unit M-5, Bonita Springs, Florida 34135

66/7/2021 McHarris Planning and Design

Why Might this need a Special Exception?

• Increased Traffic

• Additional Parking

• Aesthetics

• Noise

• Smells

• Environment

• Locational concerns

312 Motors

Neighborhood Meeting
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76/7/2021 McHarris Planning and Design

Why we should get  the Special Exception...

Increased Traffic
• High end vehicles sales are a low volume business

• This is an extremely low traffic business due to the fact that sales are generated on-line, and then by appointment only. 

• There are no drive by outside display of vehicles for sales to generate walk-in traffic

Additional Parking
• We are appointment driven, and thus, do not need any additional parking spaces for our services

• Staffing at any one time would not exceed a couple of people

• Multiple Appointments at anyone time will be limited to ensure customer service is provided

Aesthetics
• No change to the exterior of the building required as there is a roll up door at the rear of the building

• No work to be done on vehicles at this location, sales, display/storage only

312 Motors

Neighborhood Meeting
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86/7/2021 McHarris Planning and Design

Why we should get the Special Exception (continued)

Noise
• No impact. We do not generate loud noises, no special equipment required

Smells
• None

Environment
• No impact

Locational concerns
• No changes to the exterior of the building

• Less intense than other approved uses

312 Motors

Neighborhood Meeting
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96/7/2021 McHarris Planning and Design

What's Next?
• Application/submission

• Staff sufficiency report

• Second community meeting

• Land Planning Hearing

• City Council Hearing

Neighborhood Meeting

312 Motors
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106/7/2021 McHarris Planning and Design

Questions/Comments?

312 Motors
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116/7/2021 McHarris Planning and Design

Last, but not least…

We hope you will support us

Thank you

312 Motors
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Pre-application Sign-in Sheet 

(Exhibit 18) 
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Written Summary of Pre-Application 

Neighborhood Meeting 

Special Exception M5 

June 8, 2021 

 

 

Summary: 

 Meeting was held on site.  Meeting started 15 minutes Past 5:00 to allow time for travel/traffic. 

 two people not associated with the project were in attendance (see attached sign-in sheet) 

All in attendance where people with businesses in the park. None of which have common walls 

with the space requesting the Special Exception. 

 A power point presentation was presented (See attached Power Point presentation labeled item 

19) 

 A walk around with general location of space layout was provided.  

 Issue related to the development proposal after our presentation where as follows: 

1. none 

 

 Meeting ended at 5:45 

 

B76



 

SPECIAL EXCEPTON-28280 OLD 41, UNIT M5 

NEWS PRESS NOTICE 
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Notice of Neighborhood Meeting 

28280 Old 41 Road, unit M-5, Bonita Springs, Florida 34135 

Proposed Special Exception 
 

NOTICE IS HEREBY GIVEN THAT HIGH ROAD HOLDINGS, LLC (applicant/owner) is holding a neighborhood 

meeting regarding their proposed Special Exception and will answer questions. No formal decision 

regarding the project will be mad at this meeting.  

 

 

PUBLIC MEETING DATE/TIME: 5:00 PM Tuesday November 30th, 2021 

MEETING LOCATION/ADRESS: 28280 Old 41 Road, unit M-5 

    Bonita Springs, Florida 34135 

 

TO DISCUSS THE FOLLOWING PROJECT:  

 

 

PROJECT:  28280 Old 41 Road, unit M-5, Bonita Springs, Florida 34135, Special Exception 

CASE NUMBER:  Pre-Application Meeting 

APPLICANT:  High Roads Holdings, LLC/Ben Myers 

SITE ADDRESS:  28280 Old 41 Road, unit M-5, Bonita Springs, Florida 34135 

 

 

PROJECT DESCRIPTION: 

The proposed Special Exception is for a +/-3,400 sf unit within a project known as the Causeway 

Commerce Park.  The applicant is working for owners of Unit M-5 Causeway Commerce Building, a 

Commercial Condominium according to the Declaration of Condominium thereof recorded in Official 

Records Instrument No. 20190000766251 of the Public Records of Lee County, Florida (Strap # 02-48-25-

B1-29000.OM5).  The owner intends to use the Unit M-5 as an Online Only high-end Vehicle Sales Center 

(no outdoor display or sales, appointment only, no maintenance/bodywork or mechanical work on 

premise). The Causeway Commerce Park is being developed by Causeway Commerce Park, LLC on the 

former Causeway Lumber Company site.  While the property is zoned for Wholesale Group III, the 

Bonita Beach Road Corridor Overlay requires a Special Exception for other proposed uses to operate 

within Unit M-5. 

 

The applicant will present the proposed project at the meeting and would like to receive input from the 

surrounding owners and residents.  Please contact Joseph M. McHarris at (239) 948-6688 or 

Joe@mcharris.com for any questions. 
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 Figure A-Project location Map 
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M5 SPECIAL EXCEPTON-28280 OLD 41, UNIT M5 

Neighborhood Meeting 

28280 Old 41 Road, unit M-5, Bonita Springs, Florida 34135 

Proposed Special Exception 
 

PUBLIC MEETING DATE/TIME: 5:00 PM Tuesday November 30, 2021 

MEETING LOCATION/ADRESS: 28280 Old 41 Road, unit M-5 

    Bonita Springs, Florida 34135 

 

Sign in Sheet 
 

Name     address    Email    
 

1.              

 

2.              

 

3.              

 

4.              

 

5.              

 

6.              

 

7.              

 

8.              

 

9.              

 

10.              
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Written Summary of 2nd Neighborhood 

Meeting 

Special Exception 

November 30, 2021 

 

 

Summary: 

 Meeting was held on site.  Meeting started 5 minutes Past 5:00 to allow time for travel/traffic. 

 Waited till 5:30, and no one showed up.  

 

B84




