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BONITA SPRINGS, FLORIDA 

COMMUNITY DEVELOPMENT DEPARTMENT 

ZONING DIVISION 

STAFF REPORT 

 

TYPE OF CASE:  REZONE – COMMERCIAL PLANNED 
DEVELOPMENT/RESIDENTIAL PLANNED DEVELOPMENT 
(CPD/RPD)  

 CASE NUMBER:  PD21-83966-BOS 

 HEARING DATE:  June 21, 2022 

 PLANNER:        Mary Zizzo, Esq., AICP, Planner II 

   

APPLICATION SUMMARY: 

 
A. Applicant:  Madison Capital Group Management, LLC 

 
B. Agent:   D. Wayne Arnold, Q. Grady Minor & Associates, P.A.  

 Neale Montgomery, Pavese Law Firm 
      

C. Request:  A request to rezone 20.99± acres from Commercial Planned Development  
(CPD) to Commercial Planned Development/Residential Planned 
Development (CPD/RPD) to allow 252 multi-family dwelling units, including 
bonus density units, and up to 10,000 square feet commercial use. 

 
D. Location:  The subject property is located at 27801, 27802, 27825 27853, 27877,  

27901, 27925, 27952, 27977 Boondock Rd and 27750 Orr Rd, Bonita 
Springs, FL 34135. STRAPs: 31-47-26-B4-00007.0290, 31-47-26-B4-
00007.0190, 31-47-26-B4-00007.0140, 31-47-26-B4-00007.0310, 31-47-
26-B4-00007.0100, 31-47-26-B4-00007.0220, 31-47-26-B4-00007.0110, 
31-47-26-B4-00007.0510, 31-47-26-B4-00007.0300, and 31-47-26-B4-
00007.0130 

   
E. Future Land Use Map Designation: Interchange Commercial  

 
F. Current Zoning: Commercial Planned Development (CPD) 

Interstate Zone of the Bonita Beach Road Corridor Overlay 
 
G. Current Land Use:  Vacant Land 
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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 subject properties are currently vacant, within the Bonita 75 CPD.  The Applicant is a contract 
purchaser requesting to rezone the property to Residential Planned Development/Commercial 
Planned Development (RPD/CPD), proposing a 252-unit apartment complex, including 47 density 
bonus units, and a commercial tract. Staff recommends denial of the density bonus units for lack 
of information at the time of preparation of this Report. The property is located within the Interstate 
Zone of the Bonita Beach Road Corridor Overlay.  
 
The current zoning on the property was approved under Zoning Ordinance 08-10, as amended in 
ADD09-BOS00006 and ADD15-23355-BOS.  The approved master concept plan has been 
extended through various emergency orders in accordance with Florida Statutes.  Approved uses 
include multiple Fast Food Restaurants; Rental or Leasing Establishments, Group II; Repair 
Shops, Groups I, II, and III; Social Services, Group I; Indoor Storage and Used Merchandise 
Stores, Groups I and II.  
 
Pursuant to LDC Section 4-272, residential uses within the Interchange Commercial Area of the 
Bonita Plan require a major planned development rezone.  An approval of this rezone would 
create a new schedule of uses, master concept plan and property development regulations, 
voiding the previously approved zoning ordinance.   
 
The proposed project is located within the Bonita Beach Road Corridor Overlay, which was 
adopted in Ordinance 19-10.  Part of the stated purpose and intent of the overlay is to foster 
urbanized development patterns that focus on interconnectivity, mobility, human scale, and 
various design and architectural standards, among other items.  Of the four zones created by the 
overlay, this project is within the Interstate Zone. 
 
Development regulations are contained later in this report as part of Condition 3, and are 
conditioned to keep human scale in mind, as supported by the overlay. 
 
The request seeks six (6) deviations, which are analyzed further below.        
 
Uses 
Requested uses are included in Attachment “B.”  The commercial tract uses are generally 
consistent with what would be permitted by right within the Interstate Zone of the Bonita Beach 
Road Corridor Overlay.  The residential tract uses are those generally consistent with those 
permitted for residential developments.  Staff’s recommendations on the requested uses are 
enumerated in Condition 2.    
 
Property Development Regulations and Deviations 
Development is to be conducted in accordance with the Land Development Code (LDC) Chapters 
3 (Development Standards) and Chapter 4 (Zoning).  Conditions and deviations set forth in the 
adopted zoning ordinance may augment the standard development regulations such as property 
development standards, buffering, deviations and any associated conditions of approval. 

The development regulations are included in Condition 3.  Deviations may be requested during 
the review process in accordance with LDC Sec. 4-326 and LDC Sec. 3-81(b).  The current 
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planned development request includes six (6) deviations.  Staff’s analysis and recommendation 
on the deviation requests are included later in this Staff Report.  The deviation request and 
associated justification by the Applicant is included in the Applicant’s Analysis in Attachment 
“B.”  Of note is that the Applicant has requested to deviate from the Bonita Beach Road Corridor 
Overlay standards.  
 
Comprehensive Plan Considerations 
This project was reviewed for compliance with the City of Bonita Springs Comprehensive Plan, 
including future land use, transportation, conservation/coastal management, and infrastructure 
elements.  The project is located within the Interchange Commercial future land use category.  
Additional Staff Analysis is included in Attachment “A.”  The Applicant’s Analysis is included in 
Attachment “B.” 
 
Transportation Summary Analysis  
The project is designed to provide multiple modes of transportation, including sidewalks and 
vehicular roads. The site is located near a bus stop.  As conditioned and as consistent with 
Chapter 3, the Applicant will be required to improve Miller Road and portions of Orr Road for 
access to complete streets standards.    
 
Infrastructure Summary Analysis  
The City’s potable water and sanitary sewer utility franchise, Bonita Springs Utilities, has reviewed 
the request and did not raise any concerns regarding potential burdens on infrastructure, or 
infrastructure availability.  As a result, it is the Staff opinion that the project is consistent with the 
infrastructure element of the Bonita plan.  
 
CONCLUSIONS: 

The following conclusions are based upon the Applicant’s application being reviewed for 
compliance with the City of Bonita Springs Comprehensive Plan and the LDC.  Attachment “A,” 
which is attached hereto and made a part hereof, demonstrates the type of analysis that was 
done.   

Pursuant to the City’s LDC, the Applicant is required to hold two (2) neighborhood meetings.  The 
first meeting was held on June 28, 2021, with four members of public present.  The Applicant held 
their second meeting on May 17, 2022, with four members of public present.  At both meetings, 
concerns of project access and construction timelines were discussed.  Additional methods of 
public notice included mailed notices to properties within 375 feet of the property, property-posting 
signs along rights-of-way, and a legal ad in the Fort Myers News-Press for the Zoning Board 
public hearing. 

The rezoning request was evaluated by Community Development for planning, zoning, 
engineering, environmental, and transportation impacts. Florida Department of Transportation, 
Lee County Department of Transportation, Bonita Springs Utilities and the Bonita Springs Tree 
Advisory Board also reviewed the request.  The proposed development, as conditioned, is 
consistent with the requirements and standards of the City of Bonita Springs Comprehensive Plan 
and LDC.  A detailed City Staff analysis is included in Attachment “A” of the Staff Report.  
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RECOMMENDATION:  

Staff recommends APPROVAL, with conditions, of Petition PD21-83966-BOS, Bonita 75 
Residential Planned Development/Commercial Planned Development (RPD/CPD), which 
proposes to rezone 20.99 +/- acres from Commercial Planned Development (CPD) to a 
Residential Planned Development/Commercial Planned Development (RPD/CPD).  This 
recommendation of APPROVAL is subject to the following conditions:  

Conditions:  

1. The project shall be consistent with the Master Concept Plan titled “Bonita 75 
CPD/RPD Master Concept Plan” prepared by Q. Grady Minor and Associates, P.A., 
dated June 1, 2022, attached hereto and made a part hereof (Exhibit “B”).  

2. Schedule of Uses: 
Residential Tract (RPD): 
a) Accessory Uses and Structures 
b) Administrative Offices (Leasing Office) 
c) Dwelling Units, Multiple-Family (not to exceed 205 units, unless a bonus 

density agreement is approved by City Council, not to exceed 252 units).  
The dwelling unit mix is limited to a maximum of 50% one-bedroom units, 
40% two-bedroom units and 10% three-bedroom units.  

d) Essential Service Facilities, Group I 
e) Excavation, Water Retention  
f) Fences, Walls 
g) Garage, Private 
h) Gatehouse(s)  
i) Recreational Facilities, Private On-Site 
j) Signage 
k) Storage, Indoor  
Commercial Tract (CPD) (not to exceed 10,000 square feet): 
a) Accessory Uses and Structures  
b) Administrative Offices 
c) ATM (Automatic Teller Machine) 
d) Auto Parts Store 
e) Banks and Financial Establishments, Group I 
f) Boat Parts Store 
g) Business Services, Groups I and II 
h) Clubs, Private 
i) Consumption on Premises, Indoor only, in conjunction with a full-service 

restaurant or micro-brewery. Outdoor consumption requires a special 
exception.  

j) Contractors and Builders, Groups I and II 
k) Daycare Centers, Child, Adult 
l) Drug Store, Pharmacy 
m) Dwelling Unit (ancillary only); Multiple-Family (not to exceed the maximum 

density permitted for the PD) 
n) Entrance Gates and Gatehouse 
o) Essential Service Facilities, Group I 
p) Excavation, Water Retention  
q) Fences, Walls 
r) Food Stores, Group I 
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s) Hardware Store, no outdoor storage or display 
t) Healthcare Facilities, Groups I and II 
u) Household and Office Furnishing, Group I 
v) Laundry or Dry Cleaning, Group I 
w) Lawn and Garden Supply Store, no outdoor storage or display  
x) Micro-brewery 
y) Office, business 
z) Paint, Glass and Wallpaper, no outdoor storage or display  
aa) Parking lot, accessory and garage, private 
bb) Personal Services, Groups I, II, and III 
cc) Pet Service 
dd) Rental or Leasing Establishment, Group I 
ee) Residential Accessory Uses 
ff) Restaurant, Fast Food 
gg) Restaurant, Groups I, II, III and IV 
hh) Specialty Retail: Groups I, II and III 
ii) Storage, indoor only 
jj) Studios 
kk) Temporary Uses  
ll) Used Merchandise Store, Group I 
mm) Variety Store 
nn) Wholesale Establishment, Group III  

3. Property Development Regulations:  
a. RPD Area:  

i. Minimum Lot Dimensions: 
1. Minimum Lot Area:    N.A. 
2. Minimum Lot Depth:    N.A.  
3. Minimum Lot Width:    N.A.  

ii. Minimum Setbacks:       
1. Street/Front (Public Road):     25 feet 
2. Street/Front (Private Ingress/Egress Easement):  20 feet 
3. Internal Driveway:     10 feet  
4. Side Yard:       10 feet 
5. Rear Yard:       20 feet 
6. Northern RPD Boundary:     20 feet 
7. Waterbody:   

a. Principal:      25 feet 
b. Accessory:      5 feet*  

*(10 feet where bank protection is not present)  
8. Preserve:       30 feet 

iii. Maximum Building Height:     60 feet**, 4-stories  
**(subject to LDC Section 4-1874, as amended) 

iv. Minimum Open Space:      40 percent 
b. CPD Area:  

i. Minimum Lot Dimensions:  
1. Minimum Lot Area:      10,000 square feet 
2. Minimum Lot Depth:      100 feet 
3. Minimum Lot Width:      100 feet 
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ii. Minimum Setbacks:  
1. Street/Front (Public Road):     25 feet 
2. Street (Private Road):      20 feet 
3. Drive Aisle:       10 feet 
4. Side Yard:      15 feet 
5. Rear Yard:       20 feet 

iii. Maximum Building Height:      35 feet, 2-stories 
iv. Minimum Open Space:      20 percent 

4. Parking. In support of deviation 6, 1.8 parking spaces per unit minimum are required.  
Five additional spaces are required for the leasing office.    

5. Environmental 
a. Twenty-two (22) heritage trees have been identified on the site.  The Tree 

Advisory Board approved twelve (12) trees within the development area to be 
removed. The project is required to have a second Tree Advisory Board 
hearing to determine if any heritage or other trees can be retained within the 
parking or development area, and to determine the mitigation for any heritage 
trees that necessitate removal.  

b. Native trees and palms found on site shall be preserved within the 2.64 acres 
marked Preserve/Open space on the Master Concept Plan.  At time of the first 
local development order, the Developer shall demonstrate the retention of 45 
native trees and the transplant and/or planting of 15 native trees within open 
space areas of the site per Right Tree Right Place practices.  Additionally, a 
plan for the management of invasive non-native and nuisance vegetation and 
debris/structure removal shall be provided for these areas.  

c. If any archeological/historical sites are uncovered during development 
activities, all work in the immediate vicinity of such sites shall cease.  The 
Developer will immediately contact the Florida Department of State, Division of 
Historical Resources and the City of Bonita Springs and advise them of the 
discovery.  The Developer will have a State-certified archaeologist determine 
the significance of the findings and recommend appropriate mitigation actions, 
if necessary.  

d. In order to aid in reducing negative impacts to the water quality of the Imperial 
River, at time of local Development Order, the Applicant shall stabilize and 
revegetate the Floodplain Compensation Area(s) with approved native 
vegetation in a manner consistent with the provisions of UF/IFAS Florida-
Friendly Landscaping Principles and Bonita Springs City Code 24-46(1) 
relating to activities requiring a FEMA No-Rise Certification. 

6. Landscaping 
a. No right-of-way easement shall overlap a designated landscape buffer or preserve 

area.  
b. The type D buffer, as depicted on the Master Concept Plan, between Orr Road 

and Bonita Beach Road, and Orr Road and the I-75 northbound entrance and the 
I-75 rights-of-way, must be enhanced to provide minimum 14’ canopy trees ranging 
from 4”-5” caliper, measured at 4.5’ above the ground.  Palms must be clustered 
and planted in staggered heights, a minimum of three palms per cluster, with a 
minimum of four (4’) foot difference in height between each tree.  Shrubs must be 
24” in height at time of planting.  

7



7. Transportation and Multimodal 
a. Approval of this zoning request does not address mitigation of the project’s 

vehicular or pedestrian traffic impacts.  Additional conditions for on-site 
improvements consistent with the City of Bonita Springs Land Development Code 
may be required to obtain local development order; and 

b. At the time of local Development Order, the Applicant shall provide an intersection 
study for Trade Way One and Bonita Beach Road to analyze the effect of the 
eastbound U-turns at Trade Way One with left-turns prohibited at Miller Road.  The 
intersection study shall determine the maximum vehicle queue in the eastbound 
left-turn lane at Trade Way One at project build-out.   

c. At the time of local Development Order, all required multimodal facilities 
(infrastructure, crossings, amenities, furnishings, access points, easements, etc.) 
both internal and external to the site, shall meet or exceed the intent of the design 
standards provided by Chapter 3 of the City of Bonita Springs Land Development 
Code, the City of Bonita Springs Bicycle Pedestrian Master Plan (PATH), the 
Bonita Beach Road Corridor Design Standards, and all applicable design 
standards except as modified herein, and as required by the Bonita Springs Fire 
Control and Rescue District and National Fire Protection Association (NFPA). 

d. Should the project’s Northwestern (emergency only) ingress/egress be 
utilized/altered (either during the project’s local Development Order 
design/construction process or later at/after project completion) for use by 
residents and/or the general public, or should another residential/public 
ingress/egress access point be created along Orr Road, the requisite complete 
streets facilities must be constructed along/within the otherwise not improved 
segment(s) of Orr Road (see Deviation #5), extending from the said ingress/egress 
access(es) to the proposed/existing complete streets infrastructure being 
constructed by the Applicant.  The same shall apply if any physical work is 
commenced on the proposed relocated Orr Road.  

e. At time of local Development Order, the required sidewalk connection along Bonita 
Beach Road shall be provided for, unless an alternative option is approved at that 
time. 

8. Access.  
a. At the time of local Development Order, the Applicant shall install a raised island 

at the intersection of Bonita Beach Road and Miller Road to provide for a right-in, 
right-out maneuver only.  

b. The Applicant shall provide for an amended ingress/egress utility easement for Orr 
Road.  

9. This Master Concept Plan is subject to conditions set forth herein and the rules, 
regulations laws and codes in place at the time of Development Order and Building 
Permit approval.   

10. Approval of this Planned Development is not a guarantee of future approvals. 
 

Deviations:  

Deviations may be requested during the review process in accordance with LDC Section 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 
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2. Preserves and promotes the general intent of this chapter to protect the public health, 
safety and welfare. 

 
The current planned development request includes six (6) deviations.   

 
1. Deviation (1) requests relief from LDC Section 3-331(d)(1), which states that no 

excavations are permitted within fifty feet of any private property line under separate 
ownership unless granted an administrative deviation in accordance with Section 3-81, in 
which a deviation to allow for up to a 25-foot setback for an excavation from a property 
line.  The request is to allow an administrative deviation to allow a 15-foot setback for an 
excavation from a private property line.   
 
Applicant’s Justification: The property on the north side of the lake is zoned AG-2 and 
requires only a Type “B” buffer.  In an effort to accommodate the land use to the north, the 
lake area will function as a buffer to the [proposed multiple-family buildings and] 
commercial [uses] to the south.  The excavation will likely be necessary for floodplain 
compensation per the anticipated SFWMD [permit] consistent with the previously issued 
permit.  Necessary structures, such as a fence, will be provided at the discretion of the 
City Manager or his designee.  
 
Based on the Applicant’s request and justification, Staff recommends APPROVAL of the 
deviation request, with the condition that a fence be required if this administrative action 
is sought.   
 

2. Deviation 2 seeks relief from LDC Section 4-899, site design standards, to allow 
development within the CPD/RPD to be consistent with the Development Standards 
proposed for this CPD/RPD.  

Applicant’s Justification: The project physically cannot comply with the maximum building 
setback and other site design standards in LDC 4-899 due to the presence of Orr Road.  
The entrance to the CPD/RPD is at the intersection of Orr Road and Miller Road, which is 
approximately 85 feet to the north of the Bonita Beach Road travel lanes which exceeds 
the maximum setback of 65 feet permitted in the Bonita Beach Road Interstate Zone.  The 
project will also not be developed with internal streets as the residential component will be 
a gated rental apartment complex.  The proposed development standards will permit 
development of the proposed uses in a manner necessary for this type of mixed-use 
development and the deviation will have no negative impact on the public.  
 
Based on the Applicant’s request and justification, Staff recommends APROVAL of the 
deviation request from street setbacks and block patterns.  Staff recommends DENIAL of 
the request to deviate from the remainder of the Section.  It is Staff’s opinion that the 
project should make every effort to comply with the other portions of the Overlay to further 
the intent of the Overlay and to promote public health, safety and welfare with street 
amenities and safe pedestrian facilities to navigate between the residential and 
commercial components of the site.  The Bonita Beach Road Corridor Overlay 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.  The project does have 
frontage along Bonita Beach Road and is visible from Bonita Beach Road.  The Applicant 
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has failed to justify how this deviation works to preserve and promote the general intent of 
the chapter to protect the public health, safety and welfare.  The City has worked 
tremendously on the Corridor regulations, and it is Staff’s opinion that they should not all 
be dismissed based solely on product type chosen by an Applicant.  
 

3. Deviation 3 seeks relief from LDC Sections 6-112 and 6-113, permanent signs in 
residential and commercial areas, to allow for up to two shared entrance signs/project 
signs for the residential and commercial tracts.  The signs may be pole or monument 
signs, and if developed as a pole sign, the pole must have a cover no less than 50% of 
the width of the sign.  The shared sign(s) may be a maximum of 15 feet in height as 
measured from the finished grade and the maximum area shall not exceed 240 square 
feet.  The sign must be setback a minimum of 5 feet from Orr Road or Miller Road.  

 
Applicant’s Justification: The [Residential Planned Development/ Commercial Planned 
Development] will have limited visibility due to the physical location of the project which is 
separated from Bonita Beach Road by Orr Road and the northbound entrance ramp to I-
75.  The physical separation from the nearest travel lanes on Bonita Beach Road warrant 
signage that is greater in height than currently allowed for projects located in the Bonita 
Beach Road Corridor Overlay.  Sharing the project signage for the residential and 
commercial components will help reduce overall signage and given the small view 
corridors to the site, sharing the signage at strategic locations makes logical sense.  
 

Based on the Applicant’s request and justification, Staff recommends DENIAL of the 
deviation request.  The Applicant has failed to justify how this deviation preserves and 
promotes the general intent of the chapter to protect the public health, safety and welfare. 
The proposed signage location along the I-75 on-ramp is not an appropriate location for a 
sign of that height, as the cars who view the sign are not able to turn around once they 
have accessed that point.  Further, pole signs are prohibited throughout the City to achieve 
an overall aesthetic quality of the community and provide a more attractive business 
climate and make the City a more desirable place in which to visit, trade, work and live.  
Additionally, project(s) similar in nature and location do not have the same entitlement.  

4. Deviation 4 seeks relief from LDC Section 3-418(d)(4), which requires a 15-foot-wide type 
‘D’ landscape buffer adjacent to a ROW and instead allow a 10-foot-wide type ‘D’ buffer 
adjacent to the Orr Road ROW and ingress/egress/utility easement area.  

Applicant’s Justification: At the request of staff, the Orr Road alignment was revised to 
accommodate a better intersection from Bonita Beach Road and to alleviate stacking 
concerns on Miller and Orr Roads.  Based on the original easement area for Orr Road and 
the existing pavement area, approximately 10’ in width is available for planting. The 
Applicant is agreeable to plant material in the reduced buffer width if requested by staff.  

Based on the Applicant’s request and justification, Staff recommends APPROVAL of the 
deviation request subject to Condition 6.b.  

5. Deviation 5 seeks relief from LDC Section 3-303, Complete Streets Design, for that portion 
of Orr Road located within the boundary of the CPD/RPD.  That portion of Orr Road 
located between the RPD and CPD areas shall be a 40-foot-wide cross-section, with 
closed drainage and six-foot sidewalks on each side of the roadway as depicted in the Orr 
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Road Cross-Section, Exhibit A.  The remainder of Orr Road shall remain in its current 
design with open drainage and no sidewalks.  

Applicant’s Justification: The property owner has agreed to relocate Orr Road in order to 
increase the intersection spacing from Bonita Beach Road, while also reducing a 
significant amount of commercial square footage, thereby reducing vehicular traffic 
associated with the CPD/RPD. Orr Road beyond the CPD tract serves three existing home 
sites, retention ponds owned by FDOT and vacant lands owned by the State of Florida.  
The existing Orr Road is in good physical condition and for the very low volume of traffic 
utilizing this portion of Orr Road, it does not [make] economic sense to modify the existing 
cross-section. Further, the RPD/CPD will have access from Miller Road.  Only an 
emergency vehicle access will be provided on the older section of Orr Road.  

Based on the Applicant’s request and justification, Staff recommends APPROVAL of the 
deviation request, as conditioned.  As recommended in Condition 7.d., should any physical 
work be done to Orr Road, and/or a resident or guest entrance or exit be located off of the 
unimproved portion of Orr Road, Complete Streets shall apply, including closed drainage 
and sidewalks to protect public health, safety and welfare.  

6. Deviation 6 seeks relief from LDC Section 4-1732(1)c. Required parking for Multiple-
Family buildings, which requires parking at a ratio of 1.5 spaces per unit for each 1 
bedroom (BR) unit, 1.75 spaces per unit for each 2BR unit and 2 spaces per unit for a 
3BR unit, with an additional 10% of the total required units to be guest parking, to instead 
allow a parking ratio of 1.8 spaces per unit as the required parking for the project.  

Applicant’s Justification: Madison Capital Group has developed a number of rental 
communities throughout the United States and has successfully developed communities 
having an average parking ratio of 1.8 spaces per unit, with no additional parking for guest 
spaces.  Typical rental communities developed by Madison Capital Group have 
approximately 50% of the units as 1BR, 40% as 2BR and 10% as 3BR units.  The 1.8 
parking space per unit average has been utilized in the following three communities in 
Florida: Tampa, Apopka and Wesley Chapel.  

Based on the Applicant’s request and justification, Staff recommends APPROVAL of the 
deviation request, provided that the units are comprised of 50% 1 BR, 40% 2 BR and 10% 
3 BR with five (5) additional spaces are provided for the leasing office.  

 

SUBJECT PROPERTY: 

 
The Applicant indicates the STRAP numbers are:  

31-47-26-B4-00007.0290,  
31-47-26-B4-00007.0190,  
31-47-26-B4-00007.0140,  
31-47-26-B4-00007.0310,  
31-47-26-B4-00007.0100,  
31-47-26-B4-00007.0220,  
31-47-26-B4-00007.0110,  
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31-47-26-B4-00007.0510,  
31-47-26-B4-00007.0300, and 
31-47-26-B4-00007.0130 
 

 
EXHIBITS: 

A. Legal Description and Sketch of the Subject Properties  
B. Master Concept Plan 
C. Narrative 
D. Schedule of Deviations and Justifications with Cross-Sections 

 
 

ATTACHMENTS: 

A. Staff Informational Analysis  
i. Background and Informational Analysis  

B. Applicant’s Informational Analysis 
i. Application  
ii. Previous Zoning Approvals 
iii. Area Location Map 
iv. Aerial 
v. Right-of-Way and Easement Map 
vi. Existing Zoning Map 
vii. Public Transit Routes Map 
viii. Applicant’s Narrative 
ix. LDC Sec. 4-899 Mark Up 
x. Special Flood Hazard Maps 
xi. Proposed Site Development Regulations 
xii. Proposed Schedule of Uses 
xiii. Schedule of Deviations and Justifications   
xiv. Traffic Impact Statement  
xv. Surface Water Management Plan  
xvi. Environmental Assessment  
xvii. Historical & Archaeological Map 
xviii. Variance Map  
xix. Neighborhood Information Meeting 1 Submittal 
xx. Neighborhood Information Meeting 2 Submittal 
xxi. Tree Advisory Board Meeting Minutes 
xxii. Traffic Memo Received 6/13/2022 
xxiii. Conceptual Plan Received 6/13/2022 
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EXHIBIT A
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SITE SUMMARY

FUTURE LAND USE DESIGNATION: INTERCHANGE COMMERCIAL

EXISTING ZONING DESIGNATION: CPD, COMMERCIAL PLANNED DEVELOPMENT

EXISTING LAND USE: VACANT

PROPOSED ZONING DESIGNATION: CPD/RPD, COMMERCIAL PLANNED

DEVELOPMENT/RESIDENTIAL PLANNED DEVELOPMENT

GROSS AREA: 20.99± ACRES

RESIDENTIAL TRACT: 10.13± ACRES

COMMERCIAL TRACT: 1.41± ACRES

PRESERVE/LAKES/OPEN SPACE: 6.68± ACRES

ROW ORR/MILLER ROAD: 2.59± ACRES (1.99± AC. ORR + 0.60 ± AC. MILLER) *

FDOT ORDER OF TAKING PARCEL: 0.18± ACRES

MAXIMUM DWELLING UNITS: 252

MAXIMUM SQUARE FOOTAGE: 10,000 SF

STRAP NUMBERS: 31-47-26-B4-00007.0100, .0110, .0130, .0140, .0190, .0220, .0290,

.0300, .0310, .0510

STREET ADDRESS: 27877, 27901, 27925, 27952, 27802, 27977, 27776, 27750, 27801,

27825 & 27853 BOONDOCK ROAD AND 27750 ORR ROAD

OPEN SPACE (SEE NOTE #4):

REQUIRED: 7.0 AC.

PROVIDED: 7.0 AC.

RPD:  6.72± AC (20.99 - 0.18 (FDOT PARCEL) - 1.41 (CPD) - 2.59 * (ORR AND MILLER ROADS)

= 16.81 x 40%)

CPD:  0.28± AC (1.41 X 20%)

* INCLUDES 0.26 ACRE FDOT ORDER OF TAKING PARCEL

NOTES:

1. ALL INTERNAL ROADS ARE EITHER PRIVATE LOCAL ROADS OR DRIVEWAYS.

2. THE INTERNAL SUBDIVISION LAYOUT INCLUDING ROADS DEPICTED ABOVE ARE CONCEPTUAL

AND WILL BE FINALIZED DURING THE DEVELOPMENT ORDER PROCESS.

3. BUFFERS PROVIDED  PER LDC OR AS APPROVED BY DEVIATION.

4. SEE CONDITION #1 REGARDING TREE PRESERVATION IN LIEU OF INDIGENOUS PRESERVE.

5. SERVICE AREAS FOR THE CPD WILL BE SHIELDED OR GENERALLY ORIENTED TO THE SIDE

OR REAR OF THE BUILDING.

60' ROADWAY

EASEMENT (TO REMAIN)

SITE DEVELOPMENT REGULATIONS:

RPD:
MINIMUM AREA DIMENSION:

MINIMUM LOT AREA: N.A.
MINIMUM LOT DEPT: N.A.
MINIMUM LOT WIDTH: N.A.

MINIMUM BUILDING SETBACKS:
STREET/FRONT (PUBLIC ROAD): 25 FEET
STREET/FRONT (PRIVATE INGRESS/EGRESS EASEMENT): 20 FEET
INTERNAL DRIVEWAY: 10 FEET
SIDE YARD: 10 FEET
REAR YARD: 10 FEET
NORTHERN RPD BOUNDARY: 20 FEET
WATER BODY:

PRINCIPAL: 25 FEET
ACCESSORY: 0 FEET

PRESERVE: 30 FEET

MAXIMUM BUILDING HEIGHT: 60 FEET (AS MEASURED FROM FIRST FINISHED FLOOR
TO BUILDING EAVES), NOT TO EXCEED 4-STORIES

MINIMUM OPEN SPACE: 40%

ORR ROAD (PRIVATE)

DEVIATIONS FROM LDC:

1. RELIEF FROM LDC SECTION 3-331(D)(1), WHICH PROVIDES THAT NO EXCAVATIONS WILL BE ALLOWED WITHIN FIFTY FEET OF ANY

PRIVATE PROPERTY LINE UNDER SEPARATE OWNERSHIP UNLESS GRANTED AN ADMINISTRATIVE DEVIATION IN ACCORDANCE

WITH SECTION 3-81. THE SETBACK FOR AN EXCAVATION FROM A PRIVATE PROPERTY LINE MAY NOT BE LESS THAN 25 FEET TO

ALLOW FOR 15 FT.

2. RELIEF FROM LDC SEC. 4-899, SITE DESIGN STANDARDS, TO ALLOW DEVELOPMENT WITHIN THE CPD/RPD TO BE CONSISTENT WITH

THE DEVELOPMENT STANDARDS PROPOSED FOR THIS CPD/RPD.

3. RELIEF FROM LDC SEC. 6-112 AND 6-113, PERMANENT SIGNS IN RESIDENTIAL AND COMMERCIAL AREAS, TO ALLOW FOR UP TO TWO

SHARED ENTRANCE SIGNS/PROJECT SIGNS FOR THE RESIDENTIAL AND COMMERCIAL TRACTS. THE SIGNS MAY BE POLE OR

MONUMENT SIGNS AND IF DEVELOPED AS A POLE SIGN THE POLE MUST HAVE A POLE COVER NO LESS THAN 50% OF THE WIDTH OF

THE SIGN. THE SHARED SIGN(S) MAY BE A MAXIMUM OF 15 FEET IN HEIGHT AS MEASURED FROM THE FINISHED GRADE AND THE

MAXIMUM AREA SHALL NOT EXCEED 240 SQUARE FEET. THE SIGN MUST BE SETBACK A MINIMUM OF 5 FEET FROM ORR ROAD OR

MILLER ROAD. LOCATIONS SHOWN ARE APPROXIMATE.

4. RELIEF FROM LDC SEC. 3-418(D)(4), WHICH REQUIRES A 15-FOOT-WIDE TYPE 'D' LANDSCAPE BUFFER ADJACENT TO A ROW TO

INSTEAD ALLOW A 10-FOOT-WIDE TYPE 'D' BUFFER ADJACENT TO THE ORR ROAD ROW AND INGRESS/EGRESS/UTILITY EASEMENT

AREA.

5. RELIEF FROM LDC SEC. 3-303, COMPLETE STREETS DESIGN, FOR THAT PORTION OF ORR ROAD LOCATED WITHIN THE BOUNDARY OF

THE CPD/RPD. THAT PORTION OF ORR ROAD LOCATED BETWEEN THE RPD AND CPD AREAS SHALL BE A 40 FOOT WIDE

CROSS-SECTION, WITH CLOSED DRAINAGE AND SIX FOOT WIDE SIDEWALKS ON EACH SIDE OF THE ROADWAY AS DEPICTED IN THE

ORR ROAD CROSS-SECTION, EXHIBIT A. THE REMAINDER OF ORR ROAD SHALL REMAIN IN ITS CURRENT DESIGN WITH OPEN

DRAINAGE AND NO SIDEWALKS.

6. RELIEF FROM LDC SEC. 4-1732(1)C REQUIRED PARKING FOR MULTIPLE-FAMILY BUILDINGS, WHICH REQUIRES PARKING AT A RATIO OF

1.5 SPACES PER UNIT FOR EACH 1BR UNIT, 1.75 SPACES PER UNIT FOR EACH 2BR UNIT AND 2 SPACES PER UNIT FOR A 3BR UNIT,

WITH AN ADDITIONAL 10% OF THE TOTAL REQUIRED UNITS TO BE GUEST PARKING, TO INSTEAD ALLOW A PARKING RATIO OF 1.8

SPACES PER UNIT AS THE REQUIRED PARKING FOR THE PROJECT.

SCHEDULE OF USES:

RPD (NOT TO EXCEED 252 UNITS): MINIMUM 40% OPEN SPACE - 6.72± ACRES

ACCESSORY USES AND STRUCTURES

ADMINISTRATIVE OFFICES (LEASING OFFICE)

DWELLING UNITS, MULTIPLE FAMILY

ESSENTIAL SERVICE FACILITIES: GROUP I

EXCAVATION, WATER RETENTION

FENCES, WALLS

GARAGE, PRIVATE

GATEHOUSE(S)

RECREATIONAL FACILITIES, PRIVATE ON-SITE

SIGNAGE

STORAGE, INDOOR

CPD (NOT TO EXCEED 10,000 SQUARE FEET): MINIMUM 20% OPEN SPACE - 0.28± ACRES

ACCESSORY USES AND STRUCTURES

ADMINISTRATIVE OFFICES

ATM (AUTOMATIC TELLER MACHINE)

AUTO PARTS STORE

BANKS AND FINANCIAL ESTABLISHMENTS: GROUP I

BOATS PARTS STORE

BUSINESS SERVICES: GROUP I AND II

CLUBS, PRIVATE

CONSUMPTION ON PREMISES, INDOOR ONLY, IN CONJUNCTION WITH A FULL-SERVICE
RESTAURANT, MICRO BREWERY.  OUTDOOR CONSUMPTION REQUIRES A SPECIAL
EXCEPTION.

CONTRACTORS AND BUILDERS: GROUP I AND II
DAYCARE CENTERS, CHILD, ADULT
DRUG STORE, PHARMACY
DWELLING UNIT (ANCILLARY ONLY); MULTIPLE-FAMILY BUILDING (NOT TO EXCEED 252 UNITS

FOR THE ENTIRE CPD/RPD)
ENTRANCE GATES AND GATEHOUSE
ESSENTIAL SERVICE FACILITIES: GROUP I
EXCAVATION: WATER RETENTION
FENCES, WALLS
FOOD STORES, GROUP I
HARDWARE STORE - NO OUTDOOR STORAGE OR DISPLAY
HEALTHCARE FACILITIES: GROUP I AND II

HOUSEHOLD AND OFFICE FURNISHING: GROUP I
LAUNDRY OR DRY CLEANING: GROUP I
LAWN AND GARDEN SUPPLY STORES, NO OUTDOOR

STORAGE OR DISPLAY.
MICRO-BREWERIES
OFFICE - BUSINESS
PAINT, GLASS AND WALLPAPER - NO OUTDOOR

STORAGE OR DISPLAY
PARKING LOT: ACCESSORY AND GARAGE, PRIVATE
PERSONAL SERVICES, GROUP I, II AND III
PET SERVICE
RENTAL OR LEASING ESTABLISHMENT: GROUP I
RESIDENTIAL ACCESSORY USES
RESTAURANT, FAST FOOD
RESTAURANTS: GROUPS I, II, III AND IV
SPECIALTY RETAIL: GROUPS I, II AND III
STORAGE: INDOOR ONLY
STUDIOS
TEMPORARY USES
USED MERCHANDISE STORES: GROUP I
VARIETY STORE
WHOLESALE ESTABLISHMENTS: GROUP III

SITE DEVELOPMENT REGULATIONS:

CPD:
MINIMUM AREA DIMENSION:

MINIMUM LOT AREA: 10,000 SQ. FT.
MINIMUM LOT DEPT: 100 FEET
MINIMUM LOT WIDTH: 100 FEET

MINIMUM BUILDING SETBACKS:
STREET/FRONT (PUBLIC ROAD): 25 FEET
STREET (PRIVATE ROAD): 10 FEET
DRIVE AISLE: 10 FEET
SIDE YARD: 15 FEET
REAR YARD: 25 FEET

MAXIMUM BUILDING HEIGHT: 35 FEET, NOT TO EXCEED 2-STORIES
MINIMUM OPEN SPACE: 20%
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Sec. 4-295. Application. 
(a) Minimum required information for all planned development zoning applications. Rezoning

applications for planned developments must include the following information, supplemented,
where necessary, with written material, maps, plans, or diagrams. Wherever this section calls
for the exact or specific location of anything on a map or plan, the location must be indicated
by dimensions from an acceptable reference point, survey marker or monument.
(5) Explanation. A narrative explanation as to how the proposed development complies with

the Bonita Plan, the design standards set forth in section 4-325, and the guidelines for
decision-making embodied in section 4-131.

The subject project, which is located in the northeast quadrant of Interstate 75 and Bonita Beach 
Road, is currently zoned Bonita 75 CPD (ZO-08-10).   

The property is designated Interchange Commercial on the City of Bonita Springs Future Land Use 
Map, which permits a wide range of commercial land uses.  Policy 1.1.15, Interchange Commercial, 
of the Future Land Use Element indicates that this land use category is intended for uses that serve 
the traveling public, including gas/convenience, restaurants and a range of tourist related 
commercial uses. Policy 1.1.15 also permits multi-family residential development at a standard 
maximum density of 10 du/ac and up to 15 du/ac with the use of bonus density. The proposed 
density is approximately 12 du/ac. The property is also located within the Interchange Zone of the 
Bonita Beach Road Corridor Overlay. The proposed CPD/RPD includes residential and commercial 
uses consistent with those permitted in Section 4-898 of the LDC. 

The applicant, Madison Capital Group Management, LLC, is proposing to rezone the CPD to 
CPD/RPD and reduce the overall commercial square footage and add multi-family residential 
dwelling units. The application will seek 252 multi-family dwelling units, which is approximately 12 
du/ac. An affordable housing bonus density agreement will be filed separately for the 47 bonus 
units. A maximum of 10,000 square feet of commercial uses consistent with those permitted in 
Section 4-898 of the Bonita Beach Road Corridor Overlay are proposed. The RPD portion of the 
project will include an amenity area, which will include a clubhouse containing the rental 
apartment leasing offices, as well as indoor fitness facilities, meeting space and restrooms. The 
outside of the amenity area will feature a swimming pool with shade structures. The amenity area 
is designed to be accessible to all residents of the community via internal pedestrian facilities. The 
amenities are not designed to serve the CPD portion of the project; however, having commercial 
in close proximity to the residential use is seen as beneficial for the residents. Having the 
commercial component easily accessible by foot or automobile provides convenient employment 
or shopping opportunities for the residents of the RPD. 

The proposed rental apartments within the RPD will be a maximum of 4 stories in height, although 
some 2 story buildings may be constructed depending on final site design. The amenity building 

EXHIBIT C
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will be a single-story building. The CPD has a proposed height limitation of 35 feet which will 
provide for 2 story maximum heights. These proposed heights are compatible with the limited 
residential dwellings located at the terminus of Orr Road and Miller Road north of the RPD/CPD 
due to the strategic location of the proposed open space areas on the site and the presence of lands 
owned by the State located between the RPD/CPD and these home sites. 

The property is located in the Interchange Commercial FLU Category, and it is located at the I-75 
northbound entrance ramp. While the project does not have direct frontage on Bonita Beach Road, 
it does abut Orr Road and Miller Road. The proposed uses are oriented to Bonita Beach Road as 
close as feasible given the separation from Bonita Beach Road by the I-75 on ramp and Orr Road. 

The site consists of approximately 20.99 acres. The entire site has been previously impacted by past 
usage. Historical aerials from 1995 and 2004 have been included. These aerials show the site 
containing single family uses. In addition, they show parked tractor trailers, cleared areas and 
accessory structures. As such, most of the site lacks any native habitat. Most of the site has been 
altered. The site does have some scattered canopy trees of live oaks, Slash pines and cabbage 
palms. However, there is little to no ground cover and/ or midstory. A tree survey was conducted. 
To date, the site has cleared areas with remnants of past structures and debris. 

A proposed condition for revegetation within the floodway is anticipated and consistent with the 
proposed MCP. 

Sec. 4-131. Zoning board standard for review. 

(d) Zoning matters.

(3) Findings. Before preparing their recommendation to the city council on a rezoning, the
zoning board must find that:

a. The applicant has proved entitlement to the rezoning or special exception by
demonstrating compliance with the Bonita Plan, this Land Development Code, and any
other applicable code or regulation;

The proposed rezone to add multifamily residential uses is consistent with the Bonita
Springs Comprehensive Plan.

Policy 1.1.15, Interchange Commercial provides for a wide variety of commercial land
uses and also provides for multifamily residential development. The proposed PD
rezone will reduce the amount of commercial square footage.  The current zoning
permits a maximum of 158,800 square feet of commercial uses and this will be reduced
to a maximum of 10,000 square feet of commercial land uses.  The schedule of uses has
been amended to add 252 multifamily dwelling units. Development standards for the
residential dwellings have also been added to the PD. The proposed 12 du/ac density is
consistent, with the FLUC density with the use of bonus units, is within the permissible
maximum density per Policy 1.1.15.

Future Land Use Policy 1.1.2, Density, Affordable Housing Density Bonus and Wetlands
Transfer identifies that property designated Interchange Commercial are eligible for up
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to 5 du/ac bonus units. The applicant intends to use the payment in lieu of process to 
obtain the 47 bonus units. The project at the standard maximum density of 10 du/ac is 
eligible for 205 dwelling units. This PD application proposes a total of 252 dwelling units 
and is within the allowable density range. A separate application for the bonus density 
will be filed for the project. 

Future Land Use Policy 1.7.6 supports protection of environmentally sensitive lands. 
The property is not adjacent to the Imperial River/Keel Canal; however, the 
northernmost portion of the PD is within a FEMA designated floodway. This area is 
identified on the MCP and no structures will be placed within this portion of the site. 
This area will be utilized for floodplain compensation and replanting with native 
vegetation in accordance with the LDC provisions for open space. The use of this area is 
consistent with Policy 1.7.6. 

Policy 1.11.1 establishes LOS standards. There are no existing or projected LOS 
deficiencies for public facilities associated with this PD rezone. A Traffic Impact Analysis 
has been prepared for the project and concludes that the reduction of commercial uses 
and addition of the proposed 252 multifamily dwelling units reduces traffic over that 
for the commercial only planned development. 

Objective 1.16. and Policies 1.16.1 - 1.16.6 reference the establishment of the Bonita 
Beach Road Corridor and Bonita Beach Road Corridor Map and implementing 
regulations in the Land Development Code. The PD is within the Interstate Zone on the 
Corridor Map. This area is also referred to as the “Gateway Zone”. 

The proposed commercial and residential uses are consistent with the permitted uses 
for the corridor as identified in Section 4-898, Table 4-898 of the LDC. 

The PD has requested a deviation from the design standards outlined in Section 4-899 
to provide development standards as proposed for the CPD/RPD. Most of the Section 
4-899 standards are not applicable as the site does not have frontage on Bonita Beach
Road.

The residential portion of the site is proposed to be developed as a gated multifamily 
community that will not have platted streets. There is one commercial tract proposed 
at the Orr Road intersection with Miller Road. Future interconnections to Miller Road 
are shown on the MCP. No blocks within the PD will be provided; however, the 
residential component of the project is walkable and will feature central amenities 
designed to be easily accessible to all residents including the commercial tract. 

Pedestrian access from the project entrance to the pathway located in the Bonita Beach 
Road ROW will be provided. 

Transportation Element 
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Policy 1.1.3 establishes minimum acceptable Level of Service Standards for roadways. 
A Traffic Impact Analysis has been prepared by a registered traffic engineer, which finds 
that the adopted LOS standards will be met based on the intensity of development 
proposed in the CPD/RPD. 

Housing Element 

Policy 1.3.2.C and 1.3.2.d acknowledges the use of bonus densities by making a cash 
contribution dedicated to the provisions of affordable housing. The developer is 
proposing to make the cash contribution consistent with this policy for 47 bonus density 
units.  The resulting project will not have substantially increased intensities of land use 
on the perimeter. The project will have open space and indigenous preservation along 
the northern property boundary nearest the residential neighboring property. The 
traffic associated with the project will not be required to travel through areas with 
significantly lower densities. Access to the project will be via Bonita Beach Road/Miller 
Road. There are adequate public facilities available to service the proposed 252-unit 
apartment complex. There will be no decrease in open space areas that have any 
adverse impact to an existing or approved development. The preserve areas are largely 
located in the areas previously identified as preserves for the commercial-only 
development scenario. The project is not located in a Category 1 storm surge area; 
therefore, no storm shelters or other mitigation is required. 

Conservation and Coastal Management Element 

Policy 7.2.2 provides that large developments will provide 50% of their open space 
requirement using existing indigenous native vegetation. A scaled credit as identified in 
LDC Section 3-417 is eligible as an incentive to preserve indigenous habitat. The subject 
property has been largely cleared in the past and while there are indigenous trees, there 
is no indigenous habitat. The existing CPD was previously approved with a preservation 
area that included native trees. The proposed RPD/CPD increases the preservation area 
required due to the requirement to provide 40% open space for the residential 
component of the RPD and 20% for the CPD. A condition is proposed to address 
restoration and heritage tree preservation. 

Objective 7.4 requires that the City protect habitats of endangered and threatened 
species. A listed species survey was conducted on the property as recently as May 2021. 
No listed species were observed on the property. As discussed in the report the site 
does not contain indigenous habitat and it is located at the intersection of I-75 and 
Bonita Beach Road, making the site not conducive to attracting listed species. 

b. The request will meet or exceed all performance and locational standards set forth for
the potential uses allowed by the request;

There are no performance or locational standards for the uses. The proposed uses are
to be sited in a compatible manner with the surrounding community but taking into
account the relationship with the adjacent roads and private access.
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c. The request, including the use of TDR or affordable housing bonus density units, is
consistent with the densities, intensities and general uses set forth in the Bonita Plan;

The proposed use of affordable housing bonus density units will be in compliance with
the LDC and Comprehensive Plan.  Staff has provided direction to the applicant for their
use and such application is a companion item to this zoning application. A narrative and
draft agreement is provided separately.

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

The surrounding areas are low density residential to the north. A large open space
buffer is provided to the adjoining FDOT lake which separates farther the residential
areas to this site.  The area to the east is an existing commercial PD. Shared access is
planned with that use through improvement to Miller Road.

The proposed CPD/RPD is also consistent with the required criteria in LDC 4-299(2)a-c.
The proposed mix of uses are appropriate at the subject location. All uses are consistent
with the Interchange Commercial Future Land Use Category, and the density is within
the density range associated with this land use category. The location is appropriate for
higher density rental apartments given the proximity to I-75 and Bonita Beach Road,
allowing for easy access to employment and close proximity to local goods and services.

The proposed development standards, buffers, and location of open spaces provides
sufficient safeguards to the public interest. The RPD portion of the site will be separated
from the few single-family homes located at the terminus of Orr Road by an FDOT water
management area, a large flood plain compensation area and re-created preservation
area. The staff recommended conditions are related to the impacts on the public
interest created by the proposed CPD/RPD. The commercial use will also be accessible
to the residents of the CPD/RPD and is designed in a manner to capture their use by
pedestrian and vehicular access.

e. 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 traffic impact statement (TIS) submitted with this application confirms the
proposed uses will not have an adverse impact on capacity.

f. Where applicable, the request will not adversely affect environmentally critical areas
and natural resources;

The site was previously cleared for homesteads in the 1970s and 1980s.  No indigenous
area remains, however individual indigenous trees do exist. The limits of the floodway
have been identified on the MCP. No development will occur within the floodway with
the exception of revegetation with ground cover.
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g. In the case of a planned development rezoning, the decision of the zoning board must
also be supported by the formal findings required by section 4-299(a)(2) and (4);

Acknowledged.

h. The zoning board must also find that public facilities are, or will be, available and
adequate to serve the proposed land use.

Acknowledged.

Chapter 4-325 Consistency 
The CPD/RPD as proposed is in compliance with the General Standards for Planned 
Developments found in Chapter 4-325.     
a. All planned developments shall be consistent with the provisions of the Bonita Plan.

As discussed in the Chapter 4—295 analysis, the project is consistent with the Bonita
Springs Comprehensive Plan.

b. All planned developments, unless otherwise excepted, shall be designed and constructed
in accordance with the provisions of all applicable city development regulations in force
at that time.

Except as approved by deviation, the planned development is designed and will be
consistent with applicable City regulations in effect at the time of Development Order
approval.

c. The tract or parcel proposed for development under this article must be located so as to
minimize the negative effects of the resulting land uses on surrounding properties and
the public interest generally, and must be of such size, configuration and dimension as to
adequately accommodate the proposed structures, all required open space, including
private recreational facilities and parkland, bikeways, pedestrian ways, buffers, parking,
access, on-site utilities, including wet or dry runoff retention, and reservations of
environmentally sensitive land or water. In large residential or commercial planned
developments, the site planner is encouraged to create subunits, neighborhoods or
internal communities which promote pedestrian and cyclist activity and community
interaction.

The MCP identifies the areas to be developed for MF residential and commercial uses
consistent with the Bonita Beach Road Corridor Overlay.   The MCP also identifies areas
of preservation, open space, and water management.   Sidewalks will be provided on
Miller Road and the portion of Orr Road that lies between the CPD and RPD tracts.

d. The tract or parcel shall have access to existing or proposed roads:
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(1) In accordance with chapter 3 and as specified in the Bonita Plan traffic circulation
element or the official trafficways map of the county;

(2) That have either sufficient existing capacity or the potential for expanded capacity
to accommodate both the traffic generated by the proposed land use and that traffic
expected from the background (through traffic plus that generated by surrounding
land uses) at a level of service D or better on an annual average basis and level of
service E or better during the peak season, except where higher levels of service on
specific roads have been established in the Bonita Plan; and

(3) That provide ingress and egress without requiring site-related industrial traffic to
move through predominantly residential areas.

Primary project access will be via Miller Road, which will be improved from Bonita 
Beach Road to the proposed residential project entry.   Miller Road connects to Bonita 
Beach Road at an existing location matching that shown on the MCP.   The TIS prepared 
for the proposed RPD/CPD concludes that far few trips are generated from the 
proposed project that includes MF residential dwellings versus the existing PD which 
has no residential component.  No LOS roadway issues result from the project. 

e. If within the Lee Tran public transit service area, the development shall be designed to
facilitate the use of the transit system.

There is a Lee Tran stop just west of the Miller Road connection on Bonita Beach Road.
The Bonita 75 CPD/RPD will provide a pedestrian connection to the transit stop.

f. Development and subsequent use of the planned development shall not create or
increase hazards to persons or property, whether on or off the site, by increasing the
probability or degree of flood, erosion or other danger, nor shall it impose a nuisance on
surrounding land uses or the public's interest generally through emissions of noise, glare,
dust, odor, air or water pollutants.

The proposed CPD/RPD will not create hazards to persons or property off-site.   The site
has previously been issued an ERP through the SFWMD and has obtained a FEMA map
amendment which has been noted on the MCP.   Glare, dust and odor will not be issues
as the site is less intense than originally approved.

g. Every effort shall be made in the planning, design and execution of a planned
development to protect, preserve or to not unnecessarily destroy or alter natural,
historical or archaeological features of the site, particularly mature native trees and other
threatened or endangered native vegetation. Alteration of the vegetation or topography
that unnecessarily disrupts the surface water or groundwater hydrology, increases
erosion of the land, or destroys significant wildlife habitat is prohibited. That habitat is
significant that is critical for the survival of rare, threatened or endangered species of flora 
or fauna.
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There are no known archeological sites on the property.   The site has been previously 
developed and there are no native vegetation communities remaining on the site.   The 
applicant will be working with staff and the Tree Advisory Board to address the 
retention and/or relocation of native trees on-site. the Tree Advisory Board meeting 
was held on May 9, 2022 and they approved the plan as proposed. 
 

h. A fundamental principle of planned development design is the creative use of the open 
space requirement to produce an architecturally integrated human environment. This 
shall be coordinated with the achievement of other goals, e.g., the preservation or 
conservation of environmentally sensitive land and waters or archaeological sites.  
 
The site has been designed to utilize open spaces for integration of the human 
environment.   The dry detention areas will be designed to provide areas for human and 
pet use during the dry season. 
 

i. Site planning and design shall minimize any negative impacts of the planned development 
on surrounding land and land uses.  
 
The site has been designed to have no impact on surrounding uses.  Building heights, 
setbacks and placement of open space areas are utilized to reduce any negative 
impacts. 
 

j. Where a proposed planned development is surrounded by existing development or land 
use with which it is compatible and of an equivalent intensity of use, the design emphasis 
shall be on the integration of this development with the existing development, in a 
manner consistent with current regulation.  
 
The PD has been designed to share the primary access (Miller Road) with the 
neighboring St. James PD.  Orr Road has been realigned in order to provide for 
convenient access to the small number of properties located north of the site and to 
increase the throat depth from Bonita Beach Road. 
 

k. Where the proposed planned development is surrounded by existing development or 
land use with which it is not compatible or which is of a significantly higher or lower 
intensity of use (plus or minus ten percent of the gross floor area per acre if a commercial 
or industrial land use, or plus or minus 20 percent of the residential density), or is 
surrounded by undeveloped land or water, the design emphasis will be to separate and 
mutually protect the planned development and its environs.  
 
The uses located within the PD have been designed to lessen any impact to neighboring 
properties by placing the residential component in closer proximity to surrounding 
homes and the commercial component has been significantly reduced in square footage 
and overall intensity. The residential remains separated from homes at the north end 
of Orr Road by lakes and open space/preservation areas. 
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l. In large residential or commercial planned developments, the site planner is encouraged
to create subunits, neighborhoods or internal communities which promote pedestrian
activity and community interaction.

The project is approximately 20 acres in size and due to the residential use as an
apartment complex it is not possible to create subunits.   The site will be arranged so
that all residents will have good access to project amenities.

m. In order to enhance the viability and value of the resulting development, the designer
shall ensure the internal buffering and separation of potentially conflicting uses within
the planned development.

Buffers will be provided as identified on the MCP.   The master developer intends to
develop an integrated community with the small commercial property being developed
in a complementary manner for the residents.

n. Density or type of use, height and bulk of buildings and other parameters of intensity
should vary systematically throughout the planned development. This is intended to
permit the location of intense or obnoxious uses away from incompatible land uses at the
planned development's perimeter, or, conversely, to permit the concentration of
intensity where it is desirable, e.g., on a major road frontage or at an intersection.

The perimeter of the PD is protected by the placement of open space areas including
buffers, vegetation preservation and lakes.

o. Unless otherwise provided for in this article, minimum parking and loading requirements
shall be as set forth in article VI, divisions 25 and 26, of this chapter. Where it can be
reasonably anticipated that specified land uses are generators of occasional peak demand
for parking space, a portion of the required parking may be pervious or semi-pervious
surfaces subject to the condition that it be constructed and maintained so as to prevent
erosion of soil. In all cases, however, sufficient parking shall be provided to prevent the
spilling over of parking demand onto adjacent properties or rights-of-way at times of peak
demand.

Parking is intended to be developed at a ratio consistent with that needed for the
development. A parking deviation has been requested consistent with other rental
apartments they have developed in Florida.

p. Joint use of parking by various land uses within the planned development may be
permitted by special condition where it can be demonstrated or required that the
demand for parking by the various uses will not conflict. Joint parking agreements
between uses within and uses without the planned development shall be governed by
agreement per general regulation (see section 4-1730), without exception.

All areas within the residential development area will share joint use of the parking lots.
No parking agreement is necessary as it will be under singular ownership.
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q. Internal consistency through sign control, architectural controls, uniform planting
schedules and other similar controls is encouraged.

The Developer will establish the signage, architecture and planning schedule which will
insure internal consistency.
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1. Deviation 1 seek relief from LDC Sec. 3-331(d)(1) which provides that no excavations will be
allowed within fifty feet of any private property line under separate ownership unless granted
an administrative deviation in accordance with section 3-81. The setback for an excavation from
a private property line may not be less than 25 feet to allow for 15 ft.

Justification:
The property on the north side of the lake is zoned AG-2 and requires only a Type “B” buffer.
In an effort to accommodate the land use to the north, the lake area will function as a buffer
to the commercial to the south. The excavation will likely be necessary for floodplain
compensation per the anticipated SFWMD consistent with the previously issued permit.
Necessary security, such as a fence, will be provided at the discretion of the City Manager or
his designee.

2. Deviation 2 seeks relief from LDC Sec. 4-899, site design standards, to allow development within
the CPD/RPD to be consistent with the Development Standards proposed for this CPD/RPD.

Justification:
The project physically cannot comply with the maximum building setback and other site design 
standards in LDC Sec. 4-899 due to the presence of Orr Road. The entrance to the CPD/RPD is
at the intersection of Orr Road and Miller Road, which is approximately 85 feet north of the
Bonita Beach Road travel lanes which exceeds the maximum setback of 65 feet permitted in
the Bonita Beach Road Interstate Zone. The project will also not be developed with internal
streets as the residential component will be a gated rental apartment complex. The proposed
development standards will permit development of the proposed uses in a manner necessary
for this type of mixed-use development and the deviation will have no negative impact on the
public.

3. Deviation 3 seeks relief from LDC Sec. 6-112 and 6-113, permanent signs in residential and
commercial areas, to allow for up to two shared entrance signs/project signs for the residential
and commercial tracts. The signs may be pole or monument signs and if developed as a pole sign
the pole must have a pole cover no less than 50% of the width of the sign. the shared sign(s) may
be a maximum of 15 feet in height as measured from the finished grade and the maximum area
shall not exceed 240 square feet. The sign must be setback a minimum of 5 feet from Orr Road
or Miller Road.

Justification:
The Mixed Use Planned Development will have limited visibility due to the physical location
of the project which is separated from Bonita Beach Road by Orr Road and the northbound
entrance ramp to I-75. The physical separation from the nearest travel lanes on Bonita Beach
Road warrant signage that is greater in height than currently allowed for projects located in
the Bonita Beach Road Corridor Overlay. Sharing the project signage for the residential and

EXHIBIT D
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commercial components will help reduce overall signage and given the small view corridors to 
the site, sharing the signage at strategic locations makes logical sense. 

4. Deviation 4 seeks relief from LDC Sec. 3-418(d)(4), which requires a 15-foot-wide Type ‘D’
landscape buffer adjacent to a ROW to instead allow a 10-foot-wide Type ‘D’ buffer adjacent to
the Orr Road ROW and ingress/egress/utility easement area.

Justification:
At the request of staff, the Orr Road alignment was revised to accommodate a better
intersection spacing from Bonita Beach Road and to alleviate stacking concerns on Miller and
Orr Roads. Based on the original easement area for Orr Road and the existing pavement area,
approximately 10’ in width is available for planting.   The applicant is agreeable to plant
additional plant material in the reduced buffer width if requested by staff.

5. Deviation 5 seeks relief from LDC Sec. 3-303, Complete Streets Design, for that portion of Orr
Road located within the boundary of the CPD/RPD. That portion of Orr Road located between
the RPD and CPD areas shall be a 40 foot wide cross-section, with closed drainage and six foot
wide sidewalks on each side of the roadway as depicted in the Orr Road Cross-Section, Exhibit
A. The remainder of Orr Road shall remain in its current design with open drainage and no
sidewalks.

Justification: 
The property owner has agreed to re-locate Orr Road in order to increase the intersection 
spacing from Bonita Beach Road, while also reducing a significant amount of commercial 
square footage, thereby reducing vehicular traffic associated with the CPD/RPD. Orr Road 
beyond the CPD tract serves three existing home sites, retention ponds owned by FDOT and 
vacant lands owned by the State of Florida. The existing Orr Road is in good physical condition 
and for the very low volume of traffic utilizing this portion of Orr Road it does not made 
economic sense to modify the existing cross-section. Further, the RPD/CPD will have access 
from Miller Road. Only an emergency vehicle access will be provided on the older section of 
Orr Road. 

6. Deviation 6 seeks relief from LDC Sec. 4-1732(1)c Required Parking for Multiple-family buildings,
which requires parking at a ratio of 1.5 spaces per unit for each 1BR unit, 1.75 spaces per unit
for each 2BR unit and 2 spaces per unit for a 3BR unit, with an additional 10% of the total
required units to be guest parking, to instead allow a parking ratio of 1.8 spaces per unit as the
required parking for the project.

Justification:
Madison Capital Group has developed a number of rental communities throughout the United
States and has successfully developed communities having an average parking ratio of 1.8
spaces per unit, with no additional parking for guest spaces.   Typical rental communities
developed by Madison Capital Group have approximately 50% of the units as 1BR, 40% as 2BR
and 10% as 3BR units.   The 1.8 parking space per unit average has been utilized in the following
three communities in Florida:  Tampa, Apopka and Wesley Chapel.
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GradyMinor

Civil Engineers  ●  Land Surveyors

Planners  ●  Landscape Architects

www.GradyMinor.com

ROAD CROSS SECTION EXHIBIT (PAGE 1 OF 2)

TYPICAL 50' ROW SECTION (MILLER ROAD)

N.T.S.

TYPICAL 40' ROW SECTION (INTERNAL TO PROJECT - COMMERCIAL EAST END)

N.T.S.
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GradyMinor

Civil Engineers  ●  Land Surveyors

Planners  ●  Landscape Architects

www.GradyMinor.com

ROAD CROSS SECTION EXHIBIT (PAGE 2 OF 2)

TYPICAL 40' ROW SECTION (ORR ROAD AT I-75)

N.T.S.
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 ATTACHMENT “A” 
BACKGROUND & INFORMATIONAL ANALYSIS 

Surrounding Land Use 

Existing Zoning & Land Use Future Land Use Map 

Subject Parcel: Bonita 75 CPD; Vacant Interchange Commercial (10.0 dwelling 
units/acre, 1.2 FAR) 

North: Smith Nursery CPD; Vacant, AG-2; 
FDOT Retention Ponds, Single-Family 
Residential 

Interchange Commercial (10.0 dwelling 
units/acre, 1.2 FAR) 

East: St. James CPD, Bonita Beach Road 
Corridor Overlay-Interstate Zone; Vacant, 
AG-2; Single-Family Residential  

Interchange Commercial (10.0 dwelling 
units/acre, 1.2 FAR) 

South: Bonita Beach Road Corridor 
Overlay- Interstate Zone, I-75 On-Ramp 
and Bonita Beach Road Right-of-way 

Interchange Commercial (10.0 
dwelling units/acre, 1.2 FAR) 

West: I-75 Interstate, Bonita Beach Road 
Corridor Overlay- Interstate Zone   

Interchange Commercial (10.0 dwelling 
units/acre, 1.2 FAR) 
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Environmental Considerations 
The Applicant provided an environmental assessment that was reviewed by City Staff.  The 
assessment included surveys of the project site in accordance with the City’s Administrative Code 
and the general methodology provided by the Florida Fish and Wildlife Conservation Commission. 
Included in the assessment was a listed species survey, a plant survey, and a habitat/vegetation 
survey.  

There were no jurisdictional wetlands and no listed protected species observed on-site.  The site 
contains native trees but lacks native land cover due to historical and present-day disturbance. 
Indigenous vegetation preservation is not required, but Staff does recommend Conditions 5.a. 
and 5.b.  The site contains a 0.47 acre man-made ditch considered Other Surface Waters by the 
South Florida Water Management District (SFWMD), which will be reviewed during permitting by 
that agency.  

Traffic 
The City’s transportation engineer reviewed the Applicant’s Traffic Impact Statement (TIS) as part 
of this rezoning request.  Throughout the review period, Lee County Department of Transportation 
(LCDOT) has indicated that the median opening at Bonita Beach Road and Miller Road/Hunter’s 
Ridge Blvd. will be closed, impacting the future traffic maneuvers for this project.  More 
specifically, when the median is closed, Miller Road will be limited to right-in/right-out only traffic 
maneuvers.  All traffic accessing Miller Road from eastbound Bonita Beach Road, including 
project traffic, will be required to make a U-turn to travel westbound on Bonita Beach Road 
followed by a right turn to access Miller Road and the project site. It is assumed that all eastbound 
Bonita Beach Road traffic accessing Miller Road will use the left-turn lane at the Trade Way One 
median opening to make the required U-turn. The City’s transportation engineer specifically 
requested the Applicant to analyze the maximum peak queuing for the eastbound left-turn lane at 
Trade Way One, assuming the median closing at Bonita Beach Road and Miller Road/Hunter’s 
Ridge Blvd., to gauge the project’s impact on operations and safety. The analysis must 
incorporate all vested trips and trips generated by the Horizon Park CPD build-out.  At the time 
this report was prepared, this information had not been received. Without this information, it is not 
possible to determine the impact on the road network, and not possible to recommend approval 
of the bonus density units.  

The Applicant does indicate that a westbound right turn lane is warranted.  If this application is 
approved, Staff recommends Condition 8.a., requiring the Applicant to install a raised island 
median to prevent eastbound left turns into Miller Road.  Staff also recommends Condition 7.b. to 
assess the impacts of the median closing. 

The Applicant’s TIS (original and amended versions) are available for review as part of the 
Application backup.  
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Stormwater/Drainage 
The existing property generally drains from the south frontage (Bonita Beach Road), north and 
outfalls to the Imperial River.  There are no offsite flows entering the property. The post 
development flows will emulate and maintain the general characteristics of the predevelopment 
historic flow.  The proposed water management system will consist of either wet and/or dry 
detention to treat and attenuate the 25-year storm event.  The project will be designed in 
accordance with South Florida Water Management District (SFWMD) regulatory requirements 
and, and as outlined in the City’s Comprehensive Plan, will provide water quality treatment for 
one hundred and fifty percent (150%) of the SFWMD requirement.  Lakes and/or dry detention 
will be created and incorporated into the design. Consistent with the City of Bonita Springs Land 
Development Code, the Applicant will be required to demonstrate no adverse offsite stormwater 
impacts by incorporating the project into the appropriate City of Bonita Springs Interconnected 
Pond and Channel Routing (ICPR) Model.  ICPR flood routing will need to be provided at the time 
of Development Order Permitting. 

Floodplain 
The project is located in the mapped special flood hazard area (100-year flood zone) identified as 
zones AE with a Regulatory Floodway. As part of the SFWMD permitting, two floodplain 
compensation areas are proposed with shallow excavation of existing higher areas.  These areas 
will not be utilized for onsite attenuation or treatment, only for river overbank flooding. 

Proposed structures, utilities and equipment shall be reviewed for elevation and flood design 
compliance at time of permit application. Any development within the floodway will require a 
Certificate of No Rise.  

Comprehensive Plan Considerations 

Future Land Use:  

The proposed project is located in the Interchange Commercial future land use category.  In the 
Bonita Plan, the Interchange Commercial future land use category is described as follows: 

Policy 1.1.15: Interchange Commercial - Intended for uses that serve the traveling public such 
as automobile service/gas stations, hotel/motel, restaurants and gift shops; and a broad range of 
tourist-oriented, general commercial, light industrial, commercial office, and multi-family 
residential up to 10 dwelling units per acre with the approximately 385 acres of gross land area 
in the land use category. 

a. If affordable housing is provided, residential density may be increased by up to five
additional dwelling units per acre.

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

c. Nonresidential uses shall be limited to a maximum floor area ratio (FAR) of 1.2
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The proposed project is residential and commercial in nature and includes uses that are listed in 
Policy 1.1.15.   

Bonus Density Units 

As stated previously, this RPD/CPD allows for up to 205 multi-family dwelling units (standard 
density) and up to 10,000 sf of commercial floor area. The Applicant is requesting an additional 
53 bonus density units Pursuant to Bonita Plan Future Land Use Policy 1.1.2 and 1.15.b. The 
Applicant has the right to apply for the 205 standard units, but the 47 bonus density units cannot 
be awarded until formally applied for, reviewed, and approved by City Council. In nature, the 
language set forth for bonus density in the Bonita Plan is general, but it is the City’s LDC and 
Administrative Codes that set forth the implementation language. The Interchange Commercial 
Future Land Use Area allows for up to 15 dwelling units per acre if certain criteria are met per 
Future Land Use Policy 1.15.b.4.  These are: 

4. (a) The resulting development does not have substantially
increased intensities of land use along its perimeter unless it is
adjacent to an existing or approved development of a similar
intensity;

(b) The additional traffic will not be required to travel through areas
with significantly lower densities before reaching the nearest
collector or arterial road;

(c) Existing and committed public facilities are not so overwhelmed
that a density increase would be contrary to the overall public
interest;

(d) There will be no decrease in required open space, buffering,
landscaping and preservation areas or cause adverse impacts on
surrounding land uses; and,

(e) Storm shelters or other appropriate mitigation is provided if the
development is located within the Category 1 Storm Surge Area for
a land-falling storm as defined by the most current Hurricane Storm
Tide Atlas for Lee County prepared by the Florida Department of
Emergency Management.

The Bonita Plan defines public facilities as transportation systems or facilities, sewer systems or 
facilities, solid waste systems or facilities, drainage systems or facilities, potable water systems 
or facilities, educational systems or facilities, parks and recreation systems or facilities and public 
health systems or facilities.  

The Applicant has requested 47 bonus density units. The application has satisfied the intensity 
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and density criterion. Open space, buffering and landscaping are not deviated because of the 
requested density, and storm shelters are not required since the property is located outside of the 
Category 1 Storm Surge Area. However, as previously discussed in the “Traffic” portion, 
insufficient information was provided at the time this report was prepared to determine the effect 
on the public facilities.   

Therefore, Staff is recommending denial of the bonus density units at this time. Should additional 
information be provided to allow for Staff analysis of the proposed effects on existing and 
committed public facilities, Staff may support with the bonus density request.    

Transportation Element 
The Applicant provided a TIS, which was reviewed by the City’s transportation engineer and 
analyzed earlier in this Report.   Additionally, Objective 1.2 of the Transportation Element provides 
for the City’s Complete Streets Policy, which is designed to provide for multi-modal transportation 
opportunities.  The project will be providing multi-modal transportation opportunities, including 
sidewalks on both sides of Miller Road and on the portion of Orr Road used for resident access.  

The proposed RPD/CPD will result in less traffic when compared to the CPD that is currently 
approved for the site. There is sufficient reserve capacity on Bonita Beach Road to accommodate 
the trips associated with the proposed RPD/CPD. Therefore, Bonita Beach Road is expected to 
operate at an acceptable level of service with this proposed project with the exception of the 
excessive queueing that is likely in the eastbound left-turn lane at Trade Way One. 

To further the intent of Complete Streets, Staff is proposing Condition 7.d. to further demonstrate 
consistency with the transportation policies of the City.  

Conservation and Coastal Management Element 
The proposed CPD/RPD will provide 40% open space for the residential component and 20% 
open space for the commercial tract, and will be consistent with Policy 7.2.2.  

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 

Mostly; The Applicant has not provided the 
necessary information to assess bonus density 
at this time.  

The request meets or exceeds performance and 
location standards set forth for the proposed 
uses; and 

Partly; The Applicant requested several 
deviations from performance and location 
standards.  Staff Analysis and recommendations 
are provided in the Staff Report.  
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Including the use of TDR or affordable housing 
bonuses are the densities or intensities (general 
uses) consistent with the Comprehensive Plan; 
and 

Mostly; The maximum density with bonus is 15 
dwelling units/acre.  The request is for around 12 
dwelling units/acre, which is below the allotted 
maximum based on the applicable future land 
use categories.  The Applicant has not provided 
the necessary information to assess bonus 
density units at this time.  

The request is compatible with existing or 
planned uses in the surrounding area; and 

Yes; The proposal is for residential and 
commercial development.  The proposed 
residential development is located closest to the 
nearby residential uses.  The proposed 
commercial development is located where 
commercial is intended and is located near and 
across from other commercial 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 

Mostly; It is Staff’s opinion that this project 
carries a less intense trip generation than the 
currently approved CPD for multiple fast-food 
restaurants.  The conditions will provide the 
necessary improvements.    

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

No; the site has previously been disturbed. 

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

Yes, as conditioned. 

The proposed use or mix of uses is appropriate 
at the subject location; and 

Yes 

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

Yes 

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

Yes 

Deviations enhance the achievement of the 
objectives of the planned development and 
preserve and promote the general intent of this 

Mostly; Staff analysis and recommendations of 
the deviations are found in the Staff report.  In 
summary, there were six (6) deviations 
requested; Staff is recommending denial of one 
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chapter to protect the public health, safety and 
welfare 

(1).  Staff is recommending partial denial of one 
(1). Staff is recommending approval of four (4).    
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 PUBLIC HEARING APPLICATION FOR 
PLANNED DEVELOPMENT 

Community Development Department | 9220 Bonita Beach Road, Suite 111 | Bonita Springs, FL 34135 | Phone: (239) 444-6150 | Fax: (239) 444-6140 

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

Applicant's Name:

Project Name:

STRAP Number(s):

Application Form: Computer Generated* City Printed

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

******************************************************************************************************************************************
STAFF USE ONLY

Case Number:   _____________________  Date of Application:  ___________________ 

Fee:     _____________________

Current Zoning:   _____________________   

Land Use Classification(s): _____________________  Comp. Plan Density:  ___________________ 

Date of Zoning        Date of City Council  
Public Hearing:   _____________________  Public Hearing:  ___________________

Planner Assigned:  _____________________

Staff Recommendation:  _____________________________________________________________________________ 

TYPE OF APPLICATION 

_______ DRI  _______ PD – Existing Development  ______ PD – Amendment 

_______ Option 1  ________ Option 2    

******************************************************************************************************************************************

Madison Capital Group Management, LLC

Bonita 75 CPD/RPD

Please see Exhibit I-B-3 List of Property Owners

X

X

40



Community Development Department | 9220 Bonita Beach Road, Suite 111 | Bonita Springs, FL 34135 | Phone: (239) 444-6150 | Fax: (239) 444-6140 
 Public_Hearing_PD_20160726.docx 7/26/2016 4:15 PM Page 2 of 20

PART I
APPLICANT\PROPERTY OWNERSHIP INFORMATION

A. Name(s) of applicant(s): __________________________________________________________________________ 

Mailing Address: Street: __________________________________________________________________________ 

City: _______________________ State: __________________ Zip: _________________  

Phone Number: Area Code: _________________ Number: ________________ Ext: _________________  

E-mail: __________________________________ 

B. Relationship of applicant to property:

______ Owner  ______ Trustee ______ Option holder ______ Lessee _____ Contract Purchaser 

______ Other (indicate): _______________________________________________________________ 

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 I-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 of Lee 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: _____________________________________________________________ 

Mailing Address: Street: __________________________________________________________________  

City: ________________________State:_______________ Zip:___________________ 

Phone Number: Area Code: _________________ Number: ______________________ Ext:_________  

Fax Number:     Area Code: __________________ Number: _______________________   

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

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

F. Is owner(s) or contract purchaser(s) required to file a disclosure form? _______NO _______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?  

_______ 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: ________________________________________________________________________________________ 

Address: ______________________________________________________________________________________ 

Contact Person: ________________________________________________________________________________ 

Phone: __________________________________ E-mail: _______________________________________________ 

Madison Capital Group Management, LLC

C/O Todd M. Bleakley, CCIM, 6805 Morrison Blvd , Suite 250

Charlotte NC 28211

407 756-9081

Tbleakley@madisoncapgroup.com

X

N.A.

BONITA CYPRESS LLC

1110 EUCLID AVE STE 300

Cleveland OH 44115

407 756-9081

2015

X

X

X

Q. Grady Minor & Associates, P.A. and Pavese Law Firm

3800 Via Del Rey, Bonita Springs and 1833 Hendry Street, Ft. Myers

D. Wayne Arnold and Neale Montgomery

239-947-1144 / 239-336-6235 warnold@gradyminor.com /
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Community Development Department | 9220 Bonita Beach Road, Suite 111 | Bonita Springs, FL 34135 | Phone: (239) 444-6150 | Fax: (239) 444-6140 
 Public_Hearing_PD_20160726.docx 7/26/2016 4:15 PM Page 3 of 20

PART II 
GENERAL INFORMATION

A. Request: 

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

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

  
2. Option Chosen:       _______ Option 1           _______  Option 2  

3. Other - Provide specific details. ________________________________________________________ 

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 II-B-1.) and Certified sketch of description
as set out in chapter 5J-17.053. (labeled Exhibit II-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 II-B-3.    

C. Project Street Address:__________________________________________________________________

D. General Location Of Property (referenced to major streets): _____________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________

_____________________________________________________________________________________ 

E. City of Bonita Springs Plan Information 

1. City of Bonita Springs Land Use Classification: _____________________________________________________ 

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

_______ NO   _______ Y ES If yes, submit a copy of the proposed amendment (labeled as “Exhibit II-E-I”) along 
with a statement as to how the proposed amendment will affect your property (labeled as “Exhibit II-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?  

_______ NO _______ YES.  If yes, specify the minimum elevation required for the first habitable floor). 

_______ NGVD (MSL) 
  

NAVD

CPD

X

X

X

N.A.

X

 Boondock Road and Orr Road

Northeast quadrant of Bonita Beach Road and Interstate 75

Interchange Commercial

X

X

AE 14'
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Community Development Department | 9220 Bonita Beach Road, Suite 111 | Bonita Springs, FL 34135 | Phone: (239) 444-6150 | Fax: (239) 444-6140 
 Public_Hearing_PD_20160726.docx 7/26/2016 4:15 PM Page 4 of 20

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, Objective 4.1, 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  _______ YES If yes, delineate these areas on a map or aerial photo and label it Exhibit II-F-1. Also, 
complete Exhibit II-F-2 attached hereto. 

G. 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)]

Briefly describe current use of the property: __________________________________________________________  

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________

_____________________________________________________________________________________________

_____________________________________________________________________________________________ 

_____________________________________________________________________________________________

H. Property Dimensions 

1. Width (average if irregular parcel): ___________ Feet 

2. Depth (average if irregular parcel): ___________ Feet 

3. Frontage on road or street:  ___________ Feet   on ________________________________  
 (Name of street) 

4. Total land area:    ___________ Acres or Square Feet 

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 I.1.d):  ____________

X

X

The property is currently undeveloped.

1,100+/-

1,000+/-

640+/- Bonita Beach Road

21+/-

0

0

0

0

21+/-
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PART III
PROPOSED DEVELOPMENT

A. Nature of Request 

1. Will the development contain living units? _______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 _______ TOTAL ALL TYPES

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

  
a. PERMITTED total units (from Exhibit III-A-2): ___________  

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

c. PROPOSED density (from Exhibit III-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: 

Retail:   __________ Total gsf 

Offices:   __________ Total gsf 

Medical: __________ gsf   Non-medical: __________ gsf    

Hotel/Motel:  __________ Total units  

Size of units:    _______ 0-425 sq. Ft.    _______426-725 sq. Ft.    _______ 726 or more sq. Ft.  
                                                   

Industrial:  __________ Total gsf 

Under roof: __________ gsf   Not under roof: __________ gsf  

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

Other-specify: _________________________________________________________________ 

Number of Beds (if applicable): _____________ OR: ____________gsf 

4. Building Height 

____Maximum height of buildings (in feet above grade) 

____Number of Habitable Floors

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

 ______ NO ______ YES.  If yes, please submit an explanation and label it Exhibit III-A-5.

X

X 252

252

X

10,000

0

0

0

0 0
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B. Facilities 

1. Fire District: _____________________________________________________________________ 

2. Water Supply 

a. Estimated daily consumption of potable water:                       

1. Residential units: _______ gpd 

2. Mobile Home units: _______ gpd 

3. Rec. Vehicle units: _______ gpd 

4. Commercial:   _______ gpd 

5. Industrial:   _______ gpd 

b. Source of potable water: ________________________________________________________ 

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

______ NO _______YES.  If yes, please submit a copy of the agreement. 

d. Source of Non-potable water:_____________________________________________________ 

3. Sanitary Sewer Service 

a. Estimated daily production of wastewater:                          

1. Residential units:  ________ gpd 

2. Mobile Home units: ________ gpd 

3. Recreational Vehicles: ________ gpd 

4. Commercial:  ________ gpd 

5. Industrial:  ________ gpd 

b. Is any special effluent anticipated? _______NO _______ YES.  If yes, please complete Exhibit III-B-3
(attached). 

c. Source of sanitary sewer service: __________________________________________________ 

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

______ NO_______ YES.  If yes, please submit a copy of the agreement. 

e. Will a private on-site disposal facility be used? _______ NO _______YES. If yes, please complete Exhibit III-B-
3 (attached). 

f. Are individual sewage disposal systems proposed? _______ NO _______YES.

C. Transportation 

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

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

Bonita Springs Fire District

63000

1000

Bonita Springs Utilities

X

Bonita Springs Utilities

63000

1000

X

Bonita Springs Utilities

X

X

X

X
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EXHIBIT II-F-2 
ENVIRONMENTAL ISSUES

A. Topography: Describe the range of surface elevations of the property:

B. Sensitive Lands:  Identify any environmentally sensitive lands, including, but not limited to, wetlands (as defined in the 
Comprehensive Plan), flow ways, creek beds, sand dunes, other unique land forms [see the Comprehensive Plan  for 
listed species occupied habitat (see Sec. 4-1337 et seq. of the Land Development Code).

C. Preservation/Conservation of Natural Features: Describe how the lands listed in B. above will be protected by the 
completed project:

D. Shoreline Stabilization:  If the project is located adjacent to navigable natural waters, describe the method of shoreline 
stabilization, if any, being proposed:

 10.02' to 14.02' NAVD

N.A.

N.A.

N.A.
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EXHIBIT III-A-2 
PRELIMINARY DENSITY CALCULATIONS*

A. Gross Residential Acres

1. Total land area:         _______ acres 

2. Area to be used for non-residential uses: (Line A.2.a. plus  A.2.b.):  _______ acres 

a. R-O-W providing access to non-residential uses:    _______ acres 

b. Non-residential use areas:                     _______ acres 

3. Gross residential acres (Line A.1 less A.2):     _______ acres 

a. Uplands areas        _______ acres 

b. Freshwater Wetlands  areas       _______ acres 

c. Other Wetland areas       _______ acres

B. Comprehensive Plan Land Use Classification:  _______ (If more than one classification, calculations for each 
classification must be submitted)  

Density Standards (from the Comprehensive Plan) 
1. Maximum density for Land Use Classification:     _______ units\gross res. acre 

2. Maximum total density for Land Use Classification:    _______ units\gross res. acre 

MAXIMUM PERMITTED DWELLING UNITS  

C. High Density Residential, High Density Mixed Use/Village, “Old 41” Town Center Mixed Use Redevelopment 
Overlay Area.
1. Standard density uplands units (A.3.a.  times B.1)    _______ units 

2. Standard density wetlands units (A.3.b. & A.3.c. times B.1)   _______ units 

3. Total standard density units (sum of C.1 & C.2)     _______ units 

4. Max. Total density units  [A.3.a. times ((B.1 plus 1/2 of ( B.2 less B.1))]  _______ units 

5. Sub-total permitted std. density units (line C.3 or C.4 - whichever is less):   _______ Units Sub-total
6. BONUS UNITS (REQUESTED) 

a. Low-moderate housing density:      _______ units 

b. TDR units:         _______ units 

c. Sub-total (C.6.a plus C.6.b)      _______ units 

7. Total Permitted Units (C.5. plus C.6.c):      _______ Units Total
NOTE: may not exceed (A.3.a. times B.2) plus (A.3.b. and A.3.c. times .05). 

* Subject to staff review and correction. 

D. Moderate Density Mixed Use/Planned Development, Medium Density Multi-Family Residential, Medium 
Density Residential, Moderate Density Residential
1. Standard density uplands units (A.3.a.  times B.1)      _______ units 

2. Standard density freshwater wetlands units (A.3.b.  times B.1)   _______ units 

3. Total standard density units (sum of D.1 & D.2)     _______ units 

4. Maximum upland density (A.3.a.  times 8)     _______  units 

5. Total permitted units (line D.3 or D.4 - whichever is less):   _______ Units 

***Included in residential
density calculation

(Interchange Commercial)

less FDOT Parcels (0.44 AC)

20.996+/

2+/-***

0.5+/-

1.5+/-

20.55+/-

20.55+/-

0

0

IC

10

15

205

0

205

256

205

47

0

47

252
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E. Suburban Density Residential, Low Density Residential, Estate Residential
1. Standard density uplands units (A.3.a.  times B.1)     _______ units 

2. Standard density freshwater wetlands units (A.3.b times B.1)   _______ units 

3. Total standard density (sum of E.1 & E.2)     _______ units 

4. Maximum upland density (A.3.a. times 4)     _______ units 

5. Total permitted units (line E.3 or E.4 - whichever is less):   _______ Units Total
F. Conservation, Resource Protection, DRGR

1. Total acres of  “Open Land”        _______ acres  

2. Maximum density (F.1 times 0.2*)                              _______ units 

3. Total permitted units:        _______ units 
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EXHIBIT III-B-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:

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

1. Method and degree of treatment: 

2. Quality of the effluent: 

3. Expected life of the facility: 

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

5. Receiving bodies or other means of effluent disposal: 

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

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

N.A.

N.A.

N.A.

N.A.

N.A.

N.A.

N.A.
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2. Current water table conditions: 

3. Proposed rate of application: 

4. Back-up system capacity: 

N.A.

N.A.

N.A.
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Sources: Esri, HERE, Garmin, USGS, Intermap, INCREMENT P,
NRCan, Esri Japan, METI, Esri China (Hong Kong), Esri Korea, Esri
(Thailand), NGCC, (c) OpenStreetMap contributors, and the GIS User
Community

Bonita 75 MPD
Exhibit II-D Area Location Map .
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BONITA BEACH RD SE

I-75

I-75

Source: Esri, Maxar, GeoEye, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community

Bonita 75 MPD
Exhibit IV-N Aerial .
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Sec. 4-295. Application. 
(a) Minimum required information for all planned development zoning applications. Rezoning 

applications for planned developments must include the following information, supplemented, 
where necessary, with written material, maps, plans, or diagrams. Wherever this section calls 
for the exact or specific location of anything on a map or plan, the location must be indicated 
by dimensions from an acceptable reference point, survey marker or monument.  
(5) Explanation. A narrative explanation as to how the proposed development complies with 

the Bonita Plan, the design standards set forth in section 4-325, and the guidelines for 
decision-making embodied in section 4-131.  

 
The subject project, which is located in the northeast quadrant of Interstate 75 and Bonita Beach 
Road, is currently zoned Bonita 75 CPD (ZO-08-10).   
 
The property is designated Interchange Commercial on the City of Bonita Springs Future Land Use 
Map, which permits a wide range of commercial land uses.  Policy 1.1.15, Interchange Commercial, 
of the Future Land Use Element indicates that this land use category is intended for uses that serve 
the traveling public, including gas/convenience, restaurants and a range of tourist related 
commercial uses. Policy 1.1.15 also permits multi-family residential development at a standard 
maximum density of 10 du/ac and up to 15 du/ac with the use of bonus density. The proposed 
density is approximately 12 du/ac. The property is also located within the Interchange Zone of the 
Bonita Beach Road Corridor Overlay. The proposed CPD/RPD includes residential and commercial 
uses consistent with those permitted in Section 4-898 of the LDC. 
 
The applicant, Madison Capital Group Management, LLC, is proposing to rezone the CPD to 
CPD/RPD and reduce the overall commercial square footage and add multi-family residential 
dwelling units. The application will seek 252 multi-family dwelling units, which is approximately 12 
du/ac. An affordable housing bonus density agreement will be filed separately for the 47 bonus 
units. A maximum of 10,000 square feet of commercial uses consistent with those permitted in 
Section 4-898 of the Bonita Beach Road Corridor Overlay are proposed. The RPD portion of the 
project will include an amenity area, which will include a clubhouse containing the rental 
apartment leasing offices, as well as indoor fitness facilities, meeting space and restrooms. The 
outside of the amenity area will feature a swimming pool with shade structures. The amenity area 
is designed to be accessible to all residents of the community via internal pedestrian facilities. The 
amenities are not designed to serve the CPD portion of the project; however, having commercial 
in close proximity to the residential use is seen as beneficial for the residents. Having the 
commercial component easily accessible by foot or automobile provides convenient employment 
or shopping opportunities for the residents of the RPD. 
 
The proposed rental apartments within the RPD will be a maximum of 4 stories in height, although 
some 2 story buildings may be constructed depending on final site design. The amenity building 
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will be a single-story building. The CPD has a proposed height limitation of 35 feet which will 
provide for 2 story maximum heights. These proposed heights are compatible with the limited 
residential dwellings located at the terminus of Orr Road and Miller Road north of the RPD/CPD 
due to the strategic location of the proposed open space areas on the site and the presence of lands 
owned by the State located between the RPD/CPD and these home sites. 
 
The property is located in the Interchange Commercial FLU Category, and it is located at the I-75 
northbound entrance ramp. While the project does not have direct frontage on Bonita Beach Road, 
it does abut Orr Road and Miller Road. The proposed uses are oriented to Bonita Beach Road as 
close as feasible given the separation from Bonita Beach Road by the I-75 on ramp and Orr Road. 
 
The site consists of approximately 20.99 acres. The entire site has been previously impacted by past 
usage. Historical aerials from 1995 and 2004 have been included. These aerials show the site 
containing single family uses. In addition, they show parked tractor trailers, cleared areas and 
accessory structures. As such, most of the site lacks any native habitat. Most of the site has been 
altered. The site does have some scattered canopy trees of live oaks, Slash pines and cabbage 
palms. However, there is little to no ground cover and/ or midstory. A tree survey was conducted. 
To date, the site has cleared areas with remnants of past structures and debris. 
 
A proposed condition for revegetation within the floodway is anticipated and consistent with the 
proposed MCP. 

Sec. 4-131. Zoning board standard for review. 

(d) Zoning matters. 

(3) Findings. Before preparing their recommendation to the city council on a rezoning, the 
zoning board must find that:  

a. The applicant has proved entitlement to the rezoning or special exception by 
demonstrating compliance with the Bonita Plan, this Land Development Code, and any 
other applicable code or regulation;  

 
The proposed rezone to add multifamily residential uses is consistent with the Bonita 
Springs Comprehensive Plan. 
 
Policy 1.1.15, Interchange Commercial provides for a wide variety of commercial land 
uses and also provides for multifamily residential development. The proposed PD 
rezone will reduce the amount of commercial square footage.  The current zoning 
permits a maximum of 158,800 square feet of commercial uses and this will be reduced 
to a maximum of 10,000 square feet of commercial land uses.  The schedule of uses has 
been amended to add 252 multifamily dwelling units. Development standards for the 
residential dwellings have also been added to the PD. The proposed 12 du/ac density is 
consistent, with the FLUC density with the use of bonus units, is within the permissible 
maximum density per Policy 1.1.15. 
 
Future Land Use Policy 1.1.2, Density, Affordable Housing Density Bonus and Wetlands 
Transfer identifies that property designated Interchange Commercial are eligible for up 
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to 5 du/ac bonus units. The applicant intends to use the payment in lieu of process to 
obtain the 47 bonus units. The project at the standard maximum density of 10 du/ac is 
eligible for 205 dwelling units. This PD application proposes a total of 252 dwelling units 
and is within the allowable density range. A separate application for the bonus density 
will be filed for the project. 
 
Future Land Use Policy 1.7.6 supports protection of environmentally sensitive lands. 
The property is not adjacent to the Imperial River/Keel Canal; however, the 
northernmost portion of the PD is within a FEMA designated floodway. This area is 
identified on the MCP and no structures will be placed within this portion of the site. 
This area will be utilized for floodplain compensation and replanting with native 
vegetation in accordance with the LDC provisions for open space. The use of this area is 
consistent with Policy 1.7.6. 
 
Policy 1.11.1 establishes LOS standards. There are no existing or projected LOS 
deficiencies for public facilities associated with this PD rezone. A Traffic Impact Analysis 
has been prepared for the project and concludes that the reduction of commercial uses 
and addition of the proposed 252 multifamily dwelling units reduces traffic over that 
for the commercial only planned development. 
 
Objective 1.16. and Policies 1.16.1 - 1.16.6 reference the establishment of the Bonita 
Beach Road Corridor and Bonita Beach Road Corridor Map and implementing 
regulations in the Land Development Code. The PD is within the Interstate Zone on the 
Corridor Map. This area is also referred to as the “Gateway Zone”. 
 
The proposed commercial and residential uses are consistent with the permitted uses 
for the corridor as identified in Section 4-898, Table 4-898 of the LDC. 
 
The PD has requested a deviation from the design standards outlined in Section 4-899 
to provide development standards as proposed for the CPD/RPD. Most of the Section 
4-899 standards are not applicable as the site does not have frontage on Bonita Beach 
Road. 
 
The residential portion of the site is proposed to be developed as a gated multifamily 
community that will not have platted streets. There is one commercial tract proposed 
at the Orr Road intersection with Miller Road. Future interconnections to Miller Road 
are shown on the MCP. No blocks within the PD will be provided; however, the 
residential component of the project is walkable and will feature central amenities 
designed to be easily accessible to all residents including the commercial tract. 
 
Pedestrian access from the project entrance to the pathway located in the Bonita Beach 
Road ROW will be provided. 
 
Transportation Element 
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Policy 1.1.3 establishes minimum acceptable Level of Service Standards for roadways. 
A Traffic Impact Analysis has been prepared by a registered traffic engineer, which finds 
that the adopted LOS standards will be met based on the intensity of development 
proposed in the CPD/RPD. 
 
Housing Element 
 
Policy 1.3.2.C and 1.3.2.d acknowledges the use of bonus densities by making a cash 
contribution dedicated to the provisions of affordable housing. The developer is 
proposing to make the cash contribution consistent with this policy for 47 bonus density 
units.  The resulting project will not have substantially increased intensities of land use 
on the perimeter. The project will have open space and indigenous preservation along 
the northern property boundary nearest the residential neighboring property. The 
traffic associated with the project will not be required to travel through areas with 
significantly lower densities. Access to the project will be via Bonita Beach Road/Miller 
Road. There are adequate public facilities available to service the proposed 252-unit 
apartment complex. There will be no decrease in open space areas that have any 
adverse impact to an existing or approved development. The preserve areas are largely 
located in the areas previously identified as preserves for the commercial-only 
development scenario. The project is not located in a Category 1 storm surge area; 
therefore, no storm shelters or other mitigation is required. 
 
Conservation and Coastal Management Element 
 
Policy 7.2.2 provides that large developments will provide 50% of their open space 
requirement using existing indigenous native vegetation. A scaled credit as identified in 
LDC Section 3-417 is eligible as an incentive to preserve indigenous habitat. The subject 
property has been largely cleared in the past and while there are indigenous trees, there 
is no indigenous habitat. The existing CPD was previously approved with a preservation 
area that included native trees. The proposed RPD/CPD increases the preservation area 
required due to the requirement to provide 40% open space for the residential 
component of the RPD and 20% for the CPD. A condition is proposed to address 
restoration and heritage tree preservation. 
 
Objective 7.4 requires that the City protect habitats of endangered and threatened 
species. A listed species survey was conducted on the property as recently as May 2021. 
No listed species were observed on the property. As discussed in the report the site 
does not contain indigenous habitat and it is located at the intersection of I-75 and 
Bonita Beach Road, making the site not conducive to attracting listed species. 

 
b. The request will meet or exceed all performance and locational standards set forth for 

the potential uses allowed by the request;  
 
There are no performance or locational standards for the uses. The proposed uses are 
to be sited in a compatible manner with the surrounding community but taking into 
account the relationship with the adjacent roads and private access. 
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c. The request, including the use of TDR or affordable housing bonus density units, is 

consistent with the densities, intensities and general uses set forth in the Bonita Plan;  
 
The proposed use of affordable housing bonus density units will be in compliance with 
the LDC and Comprehensive Plan.  Staff has provided direction to the applicant for their 
use and such application is a companion item to this zoning application. A narrative and 
draft agreement is provided separately. 
 

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

The surrounding areas are low density residential to the north. A large open space 
buffer is provided to the adjoining FDOT lake which separates farther the residential 
areas to this site.  The area to the east is an existing commercial PD. Shared access is 
planned with that use through improvement to Miller Road. 
 
The proposed CPD/RPD is also consistent with the required criteria in LDC 4-299(2)a-c. 
The proposed mix of uses are appropriate at the subject location. All uses are consistent 
with the Interchange Commercial Future Land Use Category, and the density is within 
the density range associated with this land use category. The location is appropriate for 
higher density rental apartments given the proximity to I-75 and Bonita Beach Road, 
allowing for easy access to employment and close proximity to local goods and services. 
 
The proposed development standards, buffers, and location of open spaces provides 
sufficient safeguards to the public interest. The RPD portion of the site will be separated 
from the few single-family homes located at the terminus of Orr Road by an FDOT water 
management area, a large flood plain compensation area and re-created preservation 
area. The staff recommended conditions are related to the impacts on the public 
interest created by the proposed CPD/RPD. The commercial use will also be accessible 
to the residents of the CPD/RPD and is designed in a manner to capture their use by 
pedestrian and vehicular access. 

 
e. 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 traffic impact statement (TIS) submitted with this application confirms the 
proposed uses will not have an adverse impact on capacity. 
 

f. Where applicable, the request will not adversely affect environmentally critical areas 
and natural resources;  
 
The site was previously cleared for homesteads in the 1970s and 1980s.  No indigenous 
area remains, however individual indigenous trees do exist. The limits of the floodway 
have been identified on the MCP. No development will occur within the floodway with 
the exception of revegetation with ground cover. 
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g. In the case of a planned development rezoning, the decision of the zoning board must 

also be supported by the formal findings required by section 4-299(a)(2) and (4);  
 
Acknowledged. 
 

h. The zoning board must also find that public facilities are, or will be, available and 
adequate to serve the proposed land use.  
 
Acknowledged. 

 
Chapter 4-325 Consistency 

The CPD/RPD as proposed is in compliance with the General Standards for Planned 
Developments found in Chapter 4-325.     
a. All planned developments shall be consistent with the provisions of the Bonita Plan.  

 
As discussed in the Chapter 4—295 analysis, the project is consistent with the Bonita 
Springs Comprehensive Plan.  
 

b. All planned developments, unless otherwise excepted, shall be designed and constructed 
in accordance with the provisions of all applicable city development regulations in force 
at that time. 
 
Except as approved by deviation, the planned development is designed and will be 
consistent with applicable City regulations in effect at the time of Development Order 
approval. 
 

c. The tract or parcel proposed for development under this article must be located so as to 
minimize the negative effects of the resulting land uses on surrounding properties and 
the public interest generally, and must be of such size, configuration and dimension as to 
adequately accommodate the proposed structures, all required open space, including 
private recreational facilities and parkland, bikeways, pedestrian ways, buffers, parking, 
access, on-site utilities, including wet or dry runoff retention, and reservations of 
environmentally sensitive land or water. In large residential or commercial planned 
developments, the site planner is encouraged to create subunits, neighborhoods or 
internal communities which promote pedestrian and cyclist activity and community 
interaction.  
 
The MCP identifies the areas to be developed for MF residential and commercial uses 
consistent with the Bonita Beach Road Corridor Overlay.   The MCP also identifies areas 
of preservation, open space, and water management.   Sidewalks will be provided on 
Miller Road and the portion of Orr Road that lies between the CPD and RPD tracts. 
 

d. The tract or parcel shall have access to existing or proposed roads:  
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(1) In accordance with chapter 3 and as specified in the Bonita Plan traffic circulation 
element or the official trafficways map of the county;  

(2) That have either sufficient existing capacity or the potential for expanded capacity 
to accommodate both the traffic generated by the proposed land use and that traffic 
expected from the background (through traffic plus that generated by surrounding 
land uses) at a level of service D or better on an annual average basis and level of 
service E or better during the peak season, except where higher levels of service on 
specific roads have been established in the Bonita Plan; and  

(3) That provide ingress and egress without requiring site-related industrial traffic to 
move through predominantly residential areas.  

 
Primary project access will be via Miller Road, which will be improved from Bonita 
Beach Road to the proposed residential project entry.   Miller Road connects to Bonita 
Beach Road at an existing location matching that shown on the MCP.   The TIS prepared 
for the proposed RPD/CPD concludes that far few trips are generated from the 
proposed project that includes MF residential dwellings versus the existing PD which 
has no residential component.  No LOS roadway issues result from the project. 
 

e. If within the Lee Tran public transit service area, the development shall be designed to 
facilitate the use of the transit system.  
 
There is a Lee Tran stop just west of the Miller Road connection on Bonita Beach Road.   
The Bonita 75 CPD/RPD will provide a pedestrian connection to the transit stop. 
 

f. Development and subsequent use of the planned development shall not create or 
increase hazards to persons or property, whether on or off the site, by increasing the 
probability or degree of flood, erosion or other danger, nor shall it impose a nuisance on 
surrounding land uses or the public's interest generally through emissions of noise, glare, 
dust, odor, air or water pollutants.  
 
The proposed CPD/RPD will not create hazards to persons or property off-site.   The site 
has previously been issued an ERP through the SFWMD and has obtained a FEMA map 
amendment which has been noted on the MCP.   Glare, dust and odor will not be issues 
as the site is less intense than originally approved. 
 

g. Every effort shall be made in the planning, design and execution of a planned 
development to protect, preserve or to not unnecessarily destroy or alter natural, 
historical or archaeological features of the site, particularly mature native trees and other 
threatened or endangered native vegetation. Alteration of the vegetation or topography 
that unnecessarily disrupts the surface water or groundwater hydrology, increases 
erosion of the land, or destroys significant wildlife habitat is prohibited. That habitat is 
significant that is critical for the survival of rare, threatened or endangered species of flora 
or fauna.  
 

102



There are no known archeological sites on the property.   The site has been previously 
developed and there are no native vegetation communities remaining on the site.   The 
applicant will be working with staff and the Tree Advisory Board to address the 
retention and/or relocation of native trees on-site. the Tree Advisory Board meeting 
was held on May 9, 2022 and they approved the plan as proposed. 
 

h. A fundamental principle of planned development design is the creative use of the open 
space requirement to produce an architecturally integrated human environment. This 
shall be coordinated with the achievement of other goals, e.g., the preservation or 
conservation of environmentally sensitive land and waters or archaeological sites.  
 
The site has been designed to utilize open spaces for integration of the human 
environment.   The dry detention areas will be designed to provide areas for human and 
pet use during the dry season. 
 

i. Site planning and design shall minimize any negative impacts of the planned development 
on surrounding land and land uses.  
 
The site has been designed to have no impact on surrounding uses.  Building heights, 
setbacks and placement of open space areas are utilized to reduce any negative 
impacts. 
 

j. Where a proposed planned development is surrounded by existing development or land 
use with which it is compatible and of an equivalent intensity of use, the design emphasis 
shall be on the integration of this development with the existing development, in a 
manner consistent with current regulation.  
 
The PD has been designed to share the primary access (Miller Road) with the 
neighboring St. James PD.  Orr Road has been realigned in order to provide for 
convenient access to the small number of properties located north of the site and to 
increase the throat depth from Bonita Beach Road. 
 

k. Where the proposed planned development is surrounded by existing development or 
land use with which it is not compatible or which is of a significantly higher or lower 
intensity of use (plus or minus ten percent of the gross floor area per acre if a commercial 
or industrial land use, or plus or minus 20 percent of the residential density), or is 
surrounded by undeveloped land or water, the design emphasis will be to separate and 
mutually protect the planned development and its environs.  
 
The uses located within the PD have been designed to lessen any impact to neighboring 
properties by placing the residential component in closer proximity to surrounding 
homes and the commercial component has been significantly reduced in square footage 
and overall intensity. The residential remains separated from homes at the north end 
of Orr Road by lakes and open space/preservation areas. 
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l. In large residential or commercial planned developments, the site planner is encouraged 
to create subunits, neighborhoods or internal communities which promote pedestrian 
activity and community interaction.  
 
The project is approximately 20 acres in size and due to the residential use as an 
apartment complex it is not possible to create subunits.   The site will be arranged so 
that all residents will have good access to project amenities. 
 

m. In order to enhance the viability and value of the resulting development, the designer 
shall ensure the internal buffering and separation of potentially conflicting uses within 
the planned development.  
 
Buffers will be provided as identified on the MCP.   The master developer intends to 
develop an integrated community with the small commercial property being developed 
in a complementary manner for the residents. 
 

n. Density or type of use, height and bulk of buildings and other parameters of intensity 
should vary systematically throughout the planned development. This is intended to 
permit the location of intense or obnoxious uses away from incompatible land uses at the 
planned development's perimeter, or, conversely, to permit the concentration of 
intensity where it is desirable, e.g., on a major road frontage or at an intersection. 
 
The perimeter of the PD is protected by the placement of open space areas including 
buffers, vegetation preservation and lakes.  
 

o. Unless otherwise provided for in this article, minimum parking and loading requirements 
shall be as set forth in article VI, divisions 25 and 26, of this chapter. Where it can be 
reasonably anticipated that specified land uses are generators of occasional peak demand 
for parking space, a portion of the required parking may be pervious or semi-pervious 
surfaces subject to the condition that it be constructed and maintained so as to prevent 
erosion of soil. In all cases, however, sufficient parking shall be provided to prevent the 
spilling over of parking demand onto adjacent properties or rights-of-way at times of peak 
demand.  
 
Parking is intended to be developed at a ratio consistent with that needed for the 
development. A parking deviation has been requested consistent with other rental 
apartments they have developed in Florida. 
 

p. Joint use of parking by various land uses within the planned development may be 
permitted by special condition where it can be demonstrated or required that the 
demand for parking by the various uses will not conflict. Joint parking agreements 
between uses within and uses without the planned development shall be governed by 
agreement per general regulation (see section 4-1730), without exception.  
 
All areas within the residential development area will share joint use of the parking lots.  
No parking agreement is necessary as it will be under singular ownership. 
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q. Internal consistency through sign control, architectural controls, uniform planting 

schedules and other similar controls is encouraged. 
 
The Developer will establish the signage, architecture and planning schedule which will 
insure internal consistency. 
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Development of this CPD/RPD will comply with the following Property Development Regulations: 

 
RPD - Residential Tract: 

Minimum Area Dimension: 
Minimum Lot Area:   N.A. 
Minimum Lot Dept:  N.A. 
Minimum Lot Width: N.A. 
 
Minimum Building Setbacks: 
Street/Front (Public Road): 25 feet 
Street/Front (Private Ingress/Egress Easement): 20 feet 
Internal Driveway:  10 feet 
Side Yard:   10 feet 
Rear Yard:   10 feet 
Northern RPD Boundary: 20 feet 
Waterbody:     
 Principal:  25 feet 
 Accessory:  0 feet 
Preserve:   30 feet 
 
Maximum Building Height: 60 feet (as measured from first finished floor to building eaves), not to 

exceed 4-stories 
Minimum Open Space: 40% 
 
 

CPD - Commercial Tract: 

Minimum Area Dimension: 
Minimum Lot Area:   10,000 sq. ft. 
Minimum Lot Dept:  100 feet 
Minimum Lot Width: 100 feet 
 
Minimum Building Setbacks: 
Street/Front (Public Road): 25 feet 
Street (Private Road) 10 feet 
Drive Aisle:   10 feet 
Side Yard:   15 feet 
Rear Yard:   25 feet  
 
Maximum Building Height: 35 feet, not to exceed 2-stories 
Minimum Open Space: 10% 
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RPD (not to exceed 252 units): Minimum 40% open space - 6.72± acres 
Accessory uses and structures  
Administrative offices (leasing office) 
Dwelling units, multiple family 
Essential service facilities: Group I  
Excavation, water retention 
Fences, walls 
Garage, private 
Gatehouse(s) 
Recreational facilities, private on-site 
Signage 
Storage, indoor 
 
 
CPD (not to exceed 10,000 square feet): Minimum 20% open space – 0.28± acres 
Accessory uses and structures  
Administrative offices 
ATM (automatic teller machine) 
Auto parts store 
Banks and financial establishments: Group I 
Boats parts store 
Business services: Group I and II 
Clubs, private 
Consumption on Premises, indoor only, in conjunction with a full-service restaurant or micro 

brewery.  Outdoor consumption requires a special exception.  
Contractors and builders: Group I and II 
Daycare centers, child, adult 
Drug store, pharmacy  
Dwelling unit (ancillary only); Multiple-family building (not to exceed 252 units for the entire PD) 
Entrance gates and gatehouse 
Essential service facilities: Group I 
Excavation: Water retention 
Fences, walls 
Food stores, Group I 
Hardware store - no outdoor storage or display 
Healthcare facilities: Group I and II 
Household and office furnishing: Group I 
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Laundry or dry cleaning: Group I 
Lawn and Garden Supply Stores, no outdoor storage or display  
Micro-breweries 
Office – Business  
Paint, glass and wallpaper - no outdoor storage or display 
Parking lot: Accessory and garage, private 
Personal Services, Group I, II and III 
Pet service 
Rental or leasing establishment: Group I  
Residential accessory uses 
Restaurant, fast food  
Restaurants: Groups I, II, III and IV 
Specialty retail: Groups I, II and III 
Storage: indoor only 
Studios 
Temporary uses 
Used merchandise stores: Group I  
Variety store 
Wholesale establishments: Group III 
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1. Deviation 1 seek relief from LDC Sec. 3-331(d)(1) which provides that no excavations will be 

allowed within fifty feet of any private property line under separate ownership unless granted 
an administrative deviation in accordance with section 3-81. The setback for an excavation from 
a private property line may not be less than 25 feet to allow for 15 ft. 

 
Justification: 
The property on the north side of the lake is zoned AG-2 and requires only a Type “B” buffer.  
In an effort to accommodate the land use to the north, the lake area will function as a buffer 
to the commercial to the south. The excavation will likely be necessary for floodplain 
compensation per the anticipated SFWMD consistent with the previously issued permit. 
Necessary security, such as a fence, will be provided at the discretion of the City Manager or 
his designee. 

 
2. Deviation 2 seeks relief from LDC Sec. 4-899, site design standards, to allow development within 

the CPD/RPD to be consistent with the Development Standards proposed for this CPD/RPD.  
 

Justification: 
The project physically cannot comply with the maximum building setback and other site design 
standards in LDC Sec. 4-899 due to the presence of Orr Road. The entrance to the CPD/RPD is 
at the intersection of Orr Road and Miller Road, which is approximately 85 feet north of the 
Bonita Beach Road travel lanes which exceeds the maximum setback of 65 feet permitted in 
the Bonita Beach Road Interstate Zone. The project will also not be developed with internal 
streets as the residential component will be a gated rental apartment complex. The proposed 
development standards will permit development of the proposed uses in a manner necessary 
for this type of mixed-use development and the deviation will have no negative impact on the 
public. 
 

3. Deviation 3 seeks relief from LDC Sec. 6-112 and 6-113, permanent signs in residential and 
commercial areas, to allow for up to two shared entrance signs/project signs for the residential 
and commercial tracts. The signs may be pole or monument signs and if developed as a pole sign 
the pole must have a pole cover no less than 50% of the width of the sign. the shared sign(s) may 
be a maximum of 15 feet in height as measured from the finished grade and the maximum area 
shall not exceed 240 square feet. The sign must be setback a minimum of 5 feet from Orr Road 
or Miller Road.  

 
Justification: 
The Mixed Use Planned Development will have limited visibility due to the physical location 
of the project which is separated from Bonita Beach Road by Orr Road and the northbound 
entrance ramp to I-75. The physical separation from the nearest travel lanes on Bonita Beach 
Road warrant signage that is greater in height than currently allowed for projects located in 
the Bonita Beach Road Corridor Overlay. Sharing the project signage for the residential and 
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commercial components will help reduce overall signage and given the small view corridors to 
the site, sharing the signage at strategic locations makes logical sense. 

4. Deviation 4 seeks relief from LDC Sec. 3-418(d)(4), which requires a 15-foot-wide Type ‘D’ 
landscape buffer adjacent to a ROW to instead allow a 10-foot-wide Type ‘D’ buffer adjacent to 
the Orr Road ROW and ingress/egress/utility easement area.  
 
Justification: 
At the request of staff, the Orr Road alignment was revised to accommodate a better 
intersection spacing from Bonita Beach Road and to alleviate stacking concerns on Miller and 
Orr Roads. Based on the original easement area for Orr Road and the existing pavement area, 
approximately 10’ in width is available for planting.   The applicant is agreeable to plant 
additional plant material in the reduced buffer width if requested by staff. 
 

5. Deviation 5 seeks relief from LDC Sec. 3-303, Complete Streets Design, for that portion of Orr 
Road located within the boundary of the CPD/RPD. That portion of Orr Road located between 
the RPD and CPD areas shall be a 40 foot wide cross-section, with closed drainage and six foot 
wide sidewalks on each side of the roadway as depicted in the Orr Road Cross-Section, Exhibit 
A. The remainder of Orr Road shall remain in its current design with open drainage and no 
sidewalks. 

 
Justification: 
The property owner has agreed to re-locate Orr Road in order to increase the intersection 
spacing from Bonita Beach Road, while also reducing a significant amount of commercial 
square footage, thereby reducing vehicular traffic associated with the CPD/RPD. Orr Road 
beyond the CPD tract serves three existing home sites, retention ponds owned by FDOT and 
vacant lands owned by the State of Florida. The existing Orr Road is in good physical condition 
and for the very low volume of traffic utilizing this portion of Orr Road it does not made 
economic sense to modify the existing cross-section. Further, the RPD/CPD will have access 
from Miller Road. Only an emergency vehicle access will be provided on the older section of 
Orr Road. 

 
6. Deviation 6 seeks relief from LDC Sec. 4-1732(1)c Required Parking for Multiple-family buildings, 

which requires parking at a ratio of 1.5 spaces per unit for each 1BR unit, 1.75 spaces per unit 
for each 2BR unit and 2 spaces per unit for a 3BR unit, with an additional 10% of the total 
required units to be guest parking, to instead allow a parking ratio of 1.8 spaces per unit as the 
required parking for the project. 

 
Justification: 
Madison Capital Group has developed a number of rental communities throughout the United 
States and has successfully developed communities having an average parking ratio of 1.8 
spaces per unit, with no additional parking for guest spaces.   Typical rental communities 
developed by Madison Capital Group have approximately 50% of the units as 1BR, 40% as 2BR 
and 10% as 3BR units.   The 1.8 parking space per unit average has been utilized in the following 
three communities in Florida:  Tampa, Apopka and Wesley Chapel.      
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ROAD CROSS SECTION EXHIBIT (PAGE 1 OF 2)

TYPICAL 50' ROW SECTION (MILLER ROAD)

N.T.S.

TYPICAL 40' ROW SECTION (INTERNAL TO PROJECT - COMMERCIAL EAST END)

N.T.S.
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TYPICAL 40' ROW SECTION (ORR ROAD AT I-75)

N.T.S.
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A written description of the surface water management plan that includes: 

a. The runoff characteristics of the property in its existing state. 

Runoff is generally from the south to the north to the river area.  Most of the site is 
relatively high compared to surrounding areas. 

b. In general terms, the drainage concept proposed, including the outfall to canals or 
natural water bodies, including how drainage flows from adjacent properties will be 
maintained. 

The proposed water management system will consist of either wet or dry detention 
(or combination of both) to treat and attenuate the 25 yr storm event.  Water quality 
treatment (150% of calculated SFWMD requirement) will be provided.  The previously 
issued permit for the site allows for discharge to the river by way of an onsite ditch. 
No change is anticipated for new permit. Refer to the stormwater plan for 
approximate location of the stormwater control structure.  There are no offsite flows 
entering the property.  ICPR routing will be provided at the time of DO permitting. 

c. The retention features (including existing natural features) that will be incorporated 
into the drainage system and the legal mechanism which will guarantee their maintenance. 

Lake(s) and/or dry detention will be created and incorporated into the system.  There 
will be one property owners’ association governing maintenance. 

d. How existing natural features will be preserved. Include an estimate of the ranges of 
existing and post development water table elevations, where appropriate. 

There are no natural features to preserve other than heritage trees.  They shall be 
incorporated where feasible.  The permitted control elevation shall be utilized. 

e. If the property is subject to seasonal inundation or subject to inundation by a stream 
swollen by the rains of a 100-year storm event, indicate the measures that will be taken to 
mitigate the effects of expectable flooding. 

The project previously received a map revision from FEMA to alter the floodway line 
within the project.  As part of the SFWMD permitting, floodplain compensation will 
be provided onsite with shallow excavation of existing higher areas.  These areas will 
not be utilized for onsite attenuation or treatment, only for river overbank flooding. 
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Source: Esri, Maxar, GeoEye, Earthstar Geographics, CNES/Airbus
DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community
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NEIGHBORHOOD INFORMATION MEETING 
 
A neighborhood information meeting pursuant to Section 4-28, Bonita Springs Land Development Code will 
be held Thursday, June 28, 2021, 5:30 p.m. at Bonita Springs Fire Department, 27701 Bonita Grande Drive, 
Bonita Springs, FL 34135. 
 
The neighborhood information meeting will provide general information regarding a proposed Planned 
Development (PD) amendment application for a project known as the Bonita 75 CPD. The applicant, Madison 
Capital Group Management, LLC, is requesting an amendment to the Bonita 75 CPD to reduce the commercial 
square footage and add multi-family residential as a use. The applicant is requesting bonus density units.  
 
The subject property is located on the northeast quadrant of Bonita Beach Road and Interstate 75 (I-75) and 
is comprised of approximately 21± acres in Section 31, Township 47 South, Range 26 East, Bonita Springs, 
Florida.  If you have questions or comments, please contact Sharon Umpenhour, Senior Planning Technician 
with Q. Grady Minor & Associates, P.A. by email: sumpenhour@gradyminor.com, phone: 239-947-1144, or 
mail: 3800 Via Del Rey, Bonita Springs, FL 34134. For project information or to participate remotely, please 
visit our website at gradyminor.com/planning. The Neighborhood Information Meeting is for informational 
purposes only, it is not a public hearing. 
 
PROJECT LOCATION MAP 
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Wayne: All right. Well, good evening everybody. I’m Wayne Arnold. I’m a 
planner with Q. Grady Minor & Associates. We’re here representing 
the applicant tonight. We are proposing to rezone the property from 
a commercial planned development to a mixed-use planned 
development located at the northeast corner of Bonita Beach Road 
and I-75. It’s known as the Bonita 75 project. I’m going to make 
some introductions. Tonight, we have Andy Swadel, who is 
purchasing the property. We have Neale Montgomery, who is the 
attorney representing us. We have Yury Bykau, who is with T.R. 
Transportation, a traffic consultant, and this is Sharon Umpenhour, 
with our office, and she is recording the meeting tonight. We are 
required to create a transcript of the meeting, so we’ll be recording 
it as required by the City. And then, Mike Delate is our civil engineer 
with our firm, and he is doing the site civil engineering for the 
project.  

 
 So, I’m going to spend a few minutes telling you a little bit about 

what’s been approved there, and what we are proposing to do, and 
then we’ll be happy to answer any questions that you might have. 
The property is highlighted here on the screen. It’s previously been 
zoned all for commercial development. It’s approved for a variety 
of retail uses, hotel, business services, indoor self-storage, 
restaurants. You name it, it’s been approved. A little over 200,000 
square feet for those uses. This is the approved Master Concept Plan. 
This is a conceptual development of what the site would look like, 
and in this particular plan, this is what’s approved today, and it 
allows a variety of outparcel uses right along the what was Orr Road 
and the I-75 ramp, and then it had a larger commercial tract behind 
it.  

 
 Orr Road was supposed to be vacated in that scenario, and what 

we’re proposing to do is develop residential multi-family apartments 
on most of the site keeping a small retail component down on the 
southeast corner of the site closer to Bonita Beach Road and Miller 
Road. And then, we would have a series of a total of four or five 
apartment complex buildings, still keeping a large part of the area to 
the north as what’s going to be preservation area. There’s a flood 
plain compensation area we have to do. There was a flood map 
amendment done, and there was some mitigation required as part of 
the process. So, a good portion of the northern part of the site stays 
green.  

 
 The primary access point for the residential is going to be just west 

of the red retail building. We’re showing an emergency access 
farther up on Orr Road that’s probably going to just remain gated 
except for emergency vehicles. So, in that scenario we’ve got about 
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10,000 square feet of retail and 252 units replacing a couple hundred 
thousand square feet of commercial uses. We’re going from that 
master plan which you can see there’s a couple of different patch ins 
up there, part lake, part green space that are still going to be retained 
in that plan. This one just happens to be a colored version that 
Madison Capital is working on.  

 
 This is not the final plan. This is a conceptual plan that we’re 

working from. They’re going to be tightening up the product type 
and the building for prints, and we’ll be going through that process 
at some point concurrent with the zoning change. So, from a process 
standpoint, this is the first step in the process. We can’t submit an 
application to rezone the property to the City until we hold a 
neighborhood meeting. So, once we complete this meeting tonight, 
we’ll be working toward putting the zoning application together, 
hopefully submitting in the next couple of weeks, and then the 
process is probably going to take us eight or nine months to wind 
our way through the process. We’ll have another neighborhood 
information meeting once staff tells us that the application’s 
sufficient for hearing, and then we’ll go to the Zoning Board. They’ll 
make a recommendation to City Council.  

 
 We’re required to have two City Council hearings. They call it a first 

reading and a second reading. The first reading is simply a reading 
of the title into the record and telling that you’re going to have 
another hearing on it, and then the second hearing is where we put 
on the case and make our presentation to Council and give them 
more of the details of the project. So, that’s kind of in a nutshell 
what we’re proposing. I know there’s not a lot of detail here, but I’m 
happy to try to answer any questions or any of our team members 
that you have any questions.  

 
Speaker 1: So, you said the entrance is going to be at the south –  
 
Wayne: Does this have a pointer in it?  
 
Sharon: I think so. 
 
Speaker 1: Southwest corner, right there, right where Orr turns in, correct?  
 
Wayne: Let me step back here. I’ll try to talk to it.  
 
Speaker 1: Southeast, yeah, southeast. 
 
Speaker 2: Right as you come off of Orr Road, and you pull in there.  
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Speaker 1: What happens to Miller Road? 
 
Wayne: So, Miller Road sits over here and it’s going to continue on. This 

image isn’t very great to see it, but there are connection points to 
Miller Road from both the retail and the residential. This is the 
primary access point to the residential project right here.  

 
Speaker 1: Okay. Thank you.  
 
Speaker 2: I think it’s –  
 
Speaker 1: Right. So, will Miller be paved? 
 
Wayne: That I don’t know. Mike, do you know? 
 
Mike: Up to the property entrance.  
 
Wayne: So, the answer was it’ll be paved up to the project entrance. 
 
Speaker: 1 Okay, which is? 
 
Wayne: There’s an access point shown right there to Miller Road, and 

another potential access point there.  
 
Speaker 1: Yeah, I’m all the way to the top. So, would it be the second access 

right before the preserve is where it would end?  
 
Wayne: I don’t know. Mike, do we know that yet? Because we show a 

potential access point right there.  
 
Mike: If that is the final location, that’s where it would be paved to.  
 
Speaker 1: Okay.  
 
Speaker 1: Because I know that this, I think the main goal is to have it go from 

Bonita Grande almost all the way over there right behind City 
Mattress and to be able to have access like a back through road.  

 
Wayne: Right. 
 
Speaker 1: Like they have at Home Depot now from that whole way. 
 
Wayne: Yeah, I think that’s a challenge. 
 
Neale Montgomery: There’s been a lot of discussions about that. The problem is when 

the mid point project went through, they originally had the road on 
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their plans, but as I understand it, that got changed. I think 
everybody who owns property here agrees that it would be nice if 
Snell Lane continued over to Miller to have some kind of network, 
but I’m not, certain, at least not in my mind, that that’s actually 
going to happen.  

 
Speaker 1: My purpose is I only really care about my little dirt road that is not 

maintained at all, and I’ve been putting rock down and dirt down for 
eight years, and I just wanted, you know … And right at that 
preserve point is where it gets better. 

 
Wayne: Right there? 
 
Speaker 1: Yeah. So, from that point on it doesn’t have as many washouts and 

stuff like that. So, if you’re going to pave up to there, that helps me.  
 
Wayne: Okay. All right, we’ll be working on those details like I said.  
 
Speaker 1: Right. 
 
Wayne: The final location of the access point isn’t known tonight, but duly 

noted.  
 
Speaker 2: A couple of questions. I can’t read it from here. The northwest 

corner, yeah, on the road there. What’s that? I can’t read it. 
 
Wayne: That is more preservation area and flood plain mitigation.  
 
Speaker 2: They do flood there.  
 
Wayne: Some of that is going to be straight down. 
 
Speaker 2: So, you –  
 
Wayne: And then replanted with vegetation. Some of it will keep retained 

vegetation in place. 
 
Speaker 2: So, you bought Mrs. Taylor’s property, that goes all the way to the 

creek, or somebody did? 
 
Speaker 1: I think the state may have purchased that property.  
 
Speaker 2: She … Yeah, it was on/off with her. That goes all the way to the 

river, creek channel. 
 
Mike: Yeah. 
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Speaker 2: Oh, cool. That’s conservation land? 
 
Wayne: I have other copies of this if somebody wants a presentation copy. 
 
Speaker 1: I’ll take a copy of that. That’s a more likable photo [inaudible] 

[00:08:31] 
 
Speaker 2: And then, I guess the other question, just kind of a procedural thing, 

it’s already commercial interchange, why do you have to go back 
through zoning?  

 
Wayne: Because we didn’t ask for any residential originally when we got it 

approved for commercial. 
 
Speaker 2: So, the commercial interchange doesn’t come with so much 

residential? 
 
Wayne: It does. It allows residential development. 
 
Speaker 2: Right. 
 
Wayne: And we’re using the density of that. It allows 10 units per acre. 

We’re allowed to also buy bonus units which we probably will do 
to get up to about 15 units per acre.  

 
Speaker 2: So, that’s why you need –  
 
Neale: No Commercial Interchange is one of the land use categories, the 

Commercial interchange is the future land use category in the comp 
plan, and so that allows it. But, then the zoning Resolution doesn’t 
allow the use and so we have to change the zoning.. 

 
Speaker 2: You have to do that too. Good. It keeps everybody in business.  
 
Neale: Well, I mean, it’s just part of how the process works. 
 
Speaker 2: Right. 
 
Wayne: Anything else from anybody? 
 
Speaker 5: [Inaudible] [00:08:59] bonus density units? 
 
Wayne: Can you repeat that? I’m sorry. I heard bonus and density and that’s 

about it. 
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Speaker 5: How much are they and do you have to provide workforce housing?  
 
Wayne: We don’t have to provide onsite workforce housing. The City offers 

a process whereby it’s based on an appraisal price that you pay for 
the land. You then pay that amount per unit into a fund for affordable 
housing for the City, but we don’t have to provide onsite affordable 
workforce housing. And I think under our proposal, we’re acquiring 
52 bonus units, something right there, 43. I can’t remember the exact 
number. Sharon, do you remember? 

 
Speaker 3: So, you are applying for bonus density for affordable housing?  
 
Wayne: Yes, it’s the mechanism to buy the bonus units. There are two 

mechanisms. You can do a transfer of development right type bonus, 
or you can pay toward their bonus pool, which is supposedly for 
affordable housing.  

 
Speaker 3: Right. Cool. 
 
Wayne: Forty-three, something like that, yeah. Anything else from anybody? 

No? 
 
Speaker 5: This is an unfair question as most questions are. Ideal world, I 

assume there are investors involved in this, goes through the 
process. Somebody starts moving the dirt two years, one year, three 
years. 

 
Wayne: I think it would be possible about a year.  
 
Neale: If everything goes right. 
 
Wayne: Right. 
 
Speaker 5: Yeah, you know. 
 
Wayne: Because we’ll have to amend, we’ll have to get local permitting. We 

have to amend the state water management district permits for the 
property.  

 
Speaker 5: Oh. 
 
Wayne: But a lot of those are done concurrently, so we can save some time, 

but just the zoning process alone will be easily a 10-month process 
in the City.  

 
Speaker 5: Do you think they will make you do impervious surfaces or let you 
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pave it? 
 
Wayne: Well, we hope we can pave parts of the property. We should be 

entitled to. I mean, it was –  
 
Speaker 5: With that much conservation land. 
 
Wayne: Yeah, all of that. That odd shape was established by FEMA, so we’re 

working with them the footprint that they’ve previously approved. 
 
Speaker 5: I see.  
 
Speaker 2: And that has to be raised to 15?  
 
Wayne: I don’t know. Mike, do you know? 
 
Speaker 2: The City is 14. The code is 14, I think, and then the City of Bonita 

Springs added an extra foot.  
 
Wayne: Are you talking about finished floor elevation for the property? 
 
Speaker 5: You’d probably use that.  
 
Speaker 2: Yeah. They’ll have to go up 15 NAVD, but the conservation land 

would stay the way it is. 
 
Speaker 3: Right. 
 
Wayne: Yeah, some of that area is actually going to get scraped down and 

become more like a marshy lake area. Some of it will be replanted 
with vegetation. 

 
Speaker 1: I know in Irma, it was under water like the rest of Bonita. 
 
Wayne: Yeah, like Bonita.  
 
Speaker 1: You know, and we had to kayak to get back to the house for two 

weeks.  
 
Speaker 5: Been there done that, ’95 and ’92.  
 
Speaker 1: What else? There’s no turning lane to get there, so would that be, 

would there be a turning lane? What’s the entrance look like? 
 
Speaker 6: From Bonita Beach Road.  
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Speaker 2: Yeah. 
 
Wayne: I’m sure we’ll have to have a right turn lane into the property, won’t 

we, Mike? 
 
Mike: There is very little room in the right-of-way, so we’ll have to work 

that out with Lee County DOT. 
 
Speaker: 1 Yeah, because I mean I get, it says no U-turns and I’m not making 

any U-turns, but I’m always getting almost rear ended to get into the 
middle to be able to make my turn to go down  [inaudible] 
[00:12:39]. 

 
Wayne: You’re talking a left turn lane to get into the property? 
 
Speaker 1: Correct.  
 
Wayne: Okay. Do we know that yet?  
 
Mike: We will not have that.  
 
Wayne: No, there would be no left turn.  
 
Speaker 1: Then it would be the same as it is now. 
 
Mike: The project as it’s contemplated would be right in, right out until 

Lee County or the City of Bonita allows full access to.  
 
Speaker 1: Okay. There’s full access now.  
 
Mike: Right. 
 
Speaker 1: So, they would close that?  
 
Mike: The state –  
 
Neale: Well, they have been predicting for 20 years that they were going to 

close it.  
 
Speaker 1: Right. 
 
Neale: They probably will, but they haven’t yet.  
 
Speaker 1: Well, they talked about closing it at other projects. 
 
Speaker 2: Right.  
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Wayne: Yes, sir. 
 
Speaker 5: Well, do you have a coming state project on the interstate to 

correcting backup problems on traffic? Will that combat this 
development in any way?  

 
Wayne: I don’t know. Yury, are you aware of design improvements for the 

interchange? 
 
Yury: Right now, I’m not. There is none.  
 
Wayne: There are none, okay.  
 
Yury: Not that I know of, no.  
 
Wayne: Okay. So, there are no existing plans for that improvement.  
 
Speaker: Thank you.  
 
Wayne: All right. Anybody else? So, Sharon’s got business cards, our 

contact information is available on our website. We probably have 
that information up there if anybody wants to take it. Oh, I didn’t 
even get to the images. These are some other samples of what 
Madison has been involved in. These are some other depictions of 
three and four-story [inaudible] [00:14:07]. 

 
Speaker 5: Madison being the investors? 
 
Wayne: Yes, the contract purchaser. 
 
Speaker 5: Okay.  
 
Wayne: So, obviously it’s supposed to be a market rate project. 
 
Speaker 2: And they have built here in this region area? 
 
Wayne: No. They were new to this market. 
 
Speaker 2: No.  
 
[Crosstalk]  
 
Wayne: They’ve got a market portfolio on multi-families that they’ve been 

involved in.  
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Wayne: So, here’s our contact info. Sharon, her email address if you want 
copies of anything we have. 

 
Speaker 1: Thank you.  
 
Wayne: Things on our website once we make an application submittal, it will 

be available for viewing. Everything that we’ve submitted is public 
right here.  

 
Neale: Right here. 
 
Wayne: All right. Well, goodnight everybody. Thank you. 
 
Speaker 2: Awesome.  
 
Neale: Thank you, guys. See you.  
 
[End of Audio] 
 
Duration: 15 minutes 
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Bonita 75 Mixed Use Planned Development (MPD) 
Amendment
June 28, 2021 Neighborhood Information Meeting (NIM)
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• Madison Capital Group Management, LLC – Applicant

• Neale Montgomery, Esq., Land Use Attorney – Pavese Law

• D. Wayne Arnold, AICP,  Professional Planner – Q. Grady Minor & Associates, P.A.

• Michael Delate, P.E., Civil Engineer – Q. Grady Minor & Associates, P.A.

• Yury Bykau, E.I, Traffic Engineer – TR Transportation Consultants, Inc.

• Marco A. Espinar, Environmental Planning/Biologist – Collier Environmental Consultants, Inc.

2

Project Team
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STRAP Number(s): 31-47-26-B4-00007.0100; .0110; .0130; .0140; .0190; .0220; .0290;
.0300; .0310; and .0510

Current Zoning: Bonita 75 Commercial Planned Development (CPD)
Proposed Zoning: Bonita 75 Mixed Use Planned Development (MPD)

Current Future Land Use Designation: Interchange Commercial

Project Acreage: 21+/- acres

Proposed Request: Amend the CPD to reduce the overall commercial square footage
and add a maximum of 252 multi-family residential dwelling units.

3

Project Information
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4

Location Map
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5

Approved Master Concept Plan
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6

Proposed Conceptual Plan
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7

Conceptual Multi-Family Renderings
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8

Conceptual Clubhouse Renderings
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9

Conclusion

Documents and information can be found online:
• Gradyminor.com/Planning
• Community Development Public Portal:

https://cityofbonitaspringscd.org/welcome/community2/

Next Steps
• File application with the City of Bonita Springs Community Development 

Department

Contact: 
• Q. Grady Minor & Associates, P.A.: Sharon Umpenhour 

sumpenhour@gradyminor.com or 239.947.1144 extension 1249
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The sufficiency Neighborhood Meeting was advertised and scheduled for May 17, 2022, 5:30 PM 
at the Bonita Springs Fire Department, 27701 Bonita Grande Drive, Bonita Springs, FL.  
Notification letters were mailed to adjacent property owners within 1,000 feet of the subject 
properties April 22, 2022 and an advertisement was published in the News-Press April 25, 2022. 
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NEIGHBORHOOD MEETING 
 
In compliance with Section 4-28 of the Bonita Springs Land Development Code (LDC) a Neighborhood 
Meeting will be held May 17, 2022, 5:30 p.m. at Bonita Springs Fire Department, 27701 Bonita Grande Drive, 
Bonita Springs, FL 34135.    
 
The Neighborhood Meeting will provide general information regarding a proposed Planned Development 
(PD) amendment application for a project known as the Bonita 75 CPD. The applicant, Madison Capital Group 
Management, LLC, is requesting an amendment to the Bonita 75 CPD to reduce the commercial square 
footage and add multi-family residential as a use. The applicant is requesting bonus density units.  
 
The subject property is located on the northeast quadrant of Bonita Beach Road and Interstate 75 (I-75) and 
is comprised of approximately 21± acres in Section 31, Township 47 South, Range 26 East, Bonita Springs, 
Florida. If you have questions or comments, please contact Sharon Umpenhour with Q. Grady Minor and 
Associates, P.A., 3800 Via Del Rey, Bonita Springs, Florida 34134 by email: sumpenhour@gradyminor.com or 
phone: 239-947-1144.  Project information is posted online at www.gradyminor.com/planning. Please be 
advised that any information provided is subject to change until final approval by the governing authority. 
The Neighborhood Meeting is for informational purposes, it is not a public hearing. 
 
PROJECT LOCATION MAP 
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Date of Report: April 11, 2022
Click here to download the map image, mailing labels (Avery 5161) and CSV
formatted information.   Buffer Distance: 1000  feet Rerun

Parcels Affected: 129

Subject Parcels:   
31-47-26-B4-00007.0000, 31-47-26-B4-00007.009A, 31-47-26-B4-00007.0100, 31-47-26-B4-00007.0110, 31-47-26-B4-
00007.0130, 31-47-26-B4-00007.0140, 31-47-26-B4-00007.0190, 31-47-26-B4-00007.0220, 31-47-26-B4-00007.0230, 31-47-
26-B4-00007.0240, 31-47-26-B4-00007.0290, 31-47-26-B4-00007.0300, 31-47-26-B4-00007.0310, 31-47-26-B4-00007.0510
To change, add or remove subject parcels please change the parcel selection in  GeoView

OWNER NAME AND ADDRESS STRAP AND LOCATION LEGAL DESCRIPTION MAP
INDEX

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

31-47-26-B3-00001.4020 
27601 KENT RD 
BONITA SPRINGS FL 34135

S 3/4 OF NW 1/4 OF NW 1/4 
OF SE 1/4 + W 1/3 OF S 3/4 
OF NE 1/4 OF NW 1/4 OF SE 1/4

1

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

31-47-26-B3-00001.5000 
KENT RD 
BONITA SPRINGS FL 34135

S 1/2 OF NW 1/4 OF SE 1/4 2

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00701.0010 
27925 MILLER RD 
BONITA SPRINGS FL 34135

THE N 179 FT OF S 378 FT 
OF E 151 FT OF W 176 FT 
OF SE1/4(BLK 1 LTS 1+2)

3

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00701.0030 
27951 MILLER RD 
BONITA SPRINGS FL 34135

TH W 75.5 FT OF THE N 154 
FT OF THE S 378 FT OF THE 
E 151 FT OF THE W 327 FT

4

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00701.0040 
27955 MILLER RD 
BONITA SPRINGS FL 34135

THE E 75 FT OF N 154 FT OF 
S 378 FT OF E 151 FT OF W 
327 FT OF SE 1/4

5

THOMPSON ELAINE 
27751 MILLER RD 
BONITA SPRINGS FL 34135

31-47-26-B3-00701.0050 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

SW 1/4 OF SE 1/4 LESS E 
1/2 + PARCEL 1006.001 THRU 
1006.0350+ I-75 R/W LESS OR 3689 PG
2514

6

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00701.0090 
27961 MILLER RD 
BONITA SPRINGS FL 34135

SUNCOAST LAKES UNREC UN 2 
BLK 1 LTS9-12 OR 1944/3067 
OR 1464/658 + OR 1689/4584

7

THOMPSON OLIVE ELAINE 
27751 MILLER RD 
BONITA SPRINGS FL 34135

31-47-26-B3-00702.0010 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

A PARL OF LAND IN SE 1/4 
OF SW 1/4 OF SE 1/4 AS 
DESC IN OR 825 PG 625

8

CONKLIN OLIVE ELAINE 
OLIVE ELAINE THOMPSON 

31-47-26-B3-00702.0020 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

FR SE COR TH W ALG S LI 
1320.08 FT TH N 0 DEG 12 
MIN 34 SEC E 224 FT TH S

9
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27751 MILLER RD 
BONITA SPRINGS FL 34135
BONITA LOTS LLC 
2255 GLADES RD STE 324A 
BOCA RATON FL 33431

31-47-26-B3-00702.0030 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

FR SE COR TH W ALG S LI 
1320.08 FT TH N 00 DEG 12 
MIN 34 SEC E 224 FT TH S

10

GOLDER W W + THELMA 
VICTORIA ECKMAN 
129 WELLINGTON DR 
PERRY GA 31069

31-47-26-B3-00702.0040 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

FROM SE COR RUN W ALG S LI 
SEC 31 1320.08 FT TH N 224 
FT TH W 251.5 FT FOR POB

11

THOMPSON ELAINE 
27751 MILLER RD 
BONITA SPRINGS FL 34135

31-47-26-B3-00702.0090 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

A PARL OF LAND IN SE 1/4 
OF SW 1/4 OF SE 1/4 AS 
DESC IN OR 825 PG 626

12

KIERNAN GENEVIEVE C 
3301 TOPPING RD 
MADISON WI 53705

31-47-26-B3-00702.0100 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN SE 1/4 OF SW 1/4 
OF SE 1/4 S 31 T 47 R 26 
DESC IN OR 1196 PG 1550

13

BONITA LOTS LLC 
2255 GLADES RD STE 324A 
BOCA RATON FL 33431

31-47-26-B3-00702.0110 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

FR SE COR TH W ALG S LI 
1320.08 FT TH N 00 DEG 12 
MIN 34 SEC E 224 FT TH S

14

MITCHELL REBECCA R 
3524 RIPPLEGROVE DR 
CINCINNATI OH 45251

31-47-26-B3-00702.0120 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN SW 1/4 OF SE 1/4 
DESC IN OR 1792 PG 0359 
LOT 12 BLK 2

15

MITCHELL REBECCA 
3524 RIPPLE GROVE DR 
CINCINNATI OH 45251

31-47-26-B3-00702.0130 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN SW 1/4 OF SE 1/4 
DESC IN OR 1792 PG 0361 
LOT 13 BLK 2

16

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00703.0010 
27877 MILLER RD 
BONITA SPRINGS FL 34135

PAR IN SW 1/4 OF SE 1/4 
DESC IN OR 1322 PG 1233 
AKA LTS 1+2 BLK 3

17

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00703.0030 
27887 MILLER RD 
BONITA SPRINGS FL 34135

PARL IN S W 1/4 OF S E 1/4 
DESC IN OR 1373 PG 684 
AKA LTS 3+4 BLK 3

18

CITY MATTRESS OF FLORIDA INC 
12660 BONITA BEACH RD SE 
BONITA SPRINGS FL 34135

31-47-26-B3-00703.0050 
12660 BONITA BEACH RD SE 
BONITA SPRINGS FL 34135

E 1/2 OF THE SW 1/4  
OF THE SW 1/4 OF THE  
SE 1/4

19

BONITA LOTS LLC 
2255 GLADES RD STE 324A 
BOCA RATON FL 33431

31-47-26-B3-00703.0060 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN S W 1/4 OF S E 1/4 
DESC IN OR 1364 PG 1240

20

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00703.0080 
MILLER RD 
BONITA SPRINGS FL 34135

FR SW CNR OF SE1/4 RUN N 
532 TO POB E 176 S 149 W 
176 N149 AKA LTS 9+10 BK 3

21

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00703.0110 
MILLER RD 
BONITA SPRINGS FL 34135

PARC IN SW 1/4 OF SE 1/4 
DESC IN OR 1327 PG 1769 
AKA LT 11 BK 3 SUNCOAST LK

22

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00703.0120 
MILLER RD 
BONITA SPRINGS FL 34135

PARL IN SW 1/4 OF SE 1/4 
AS DESC OR 1445 PG 2255 
AKA LT 12 BK 3 SUNCOAST LK

23

LOPEZ RENE J & 
12407 LONDONDERRY LN 
BONITA SPRINGS FL 34135

31-47-26-B3-00704.0010 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

BEG SE COR SEC 31 TH S 89 
DEG 48 MIN 15 SEC W 
1320.08 FT TH N 0 DEG 12

24

MS HOME SOUTHWEST FLORIDA INC
3372 WOODS EDGE CIR # 103 
BONITA SPRINGS FL 34134

31-47-26-B3-00704.0030 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

FR SE COR OF SEC RUN S 89 
DEG 48 MIN W 1320.08 FT TH 
N 0 DEG 12 MIN E 532.0 FT

25

NEW DASA LLC 
4951 TAMIAMI TRL N #103 
NAPLES FL 34103

31-47-26-B3-00704.0040 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN S W 1/4 OF S E 1/4 
AS DESC IN OR 1392 PG 344 
A/K/A LOT 4 BLK 4

26

REARDON ALLISON N & 
4090 WOODBRIER DR 
FORT MYERS FL 33905

31-47-26-B3-00704.0090 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

A PARL OF LAND IN SE 1/4 
OF SW 1/4 OF SE 1/4 AS 
DESC IN OR 462 PG 777

27

REARDON ALLISON N & 
4090 WOODBRIER DR 
FORT MYERS FL 33905

31-47-26-B3-00704.0100 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

A PARL OF LAND IN SE 1/4 
OF SW 1/4 OF SE 1/4 AS 
DESC IN OR 462 PG 777

28

BURCH JAMES N 
6 MAUI CIR 
NAPLES FL 34112

31-47-26-B3-00704.0110 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN S W 1/4 OF S E 1/4 
AS DESC IN OR 1392 PG 344 
A/K/A LOT 11 BLK 4

29

BURCH JAMES N 
6 MAUI CIR 
NAPLES FL 34112

31-47-26-B3-00704.0120 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN S W 1/4 OF S E 1/4 
AS DESC IN OR 1392 PG 344 
A/K/A LOT 12 BLK 4

30

BURCH JAMES N 
6 MAUI CIR 
NAPLES FL 34112

31-47-26-B3-00704.0130 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN S W 1/4 OF S E 1/4 
AS DESC IN OR 1392 PG 344 
A/K/A LOT 13 BLK 4

31

2XJ LLC 31-47-26-B3-00705.0010 PAR IN W 1/2 OF SW 1/4 OF 32326



4323 SNOWBERRY LN 
NAPLES FL 34119

27825 MILLER RD 
BONITA SPRINGS FL 34135

SE 1/4 DESC OR 1940/2656 
AKA BLK 5 LOTS 1 + 2

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0030 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN SW1/4 OF SE1/4 IN 
OR1691/4560 AKA LTS3+4 BLK 
5 UT2 SUNCOAST LAKES UNR

33

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0050 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN SW 1/4 OF SE 1/4 
DESC IN OR 1687 PG 3276 AKA LT 5
BLK 5 UN 2 SUNCOAST LAKES UNREC

34

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0060 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN S W 1/4 OF S E 1/4 
DESC IN OR 1354 PG 1264 AKA LT 6
BLK 5 UN 2 SUNCOAST LAKES UNREC

35

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0070 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN W 1/2 OF S W 1/4 
OF S E 1/4 DESC IN 
OR 1537 PG 47

36

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0080 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN SW 1/4 OF SE 1/4 
SEC 31 TWP 47 RGE 26 
DESC IN OR 1403 PG 1431

37

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0090 
27853 MILLER RD 
BONITA SPRINGS FL 34135

PARL IN S 1/2 OF S 1/2 
OF NW 1/4 OF SW 1/4 OF 
SE 1/4

38

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0100 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL LOC IN THE SW 1/4 OF  
THE SE 1/4 AS DESC IN  
OR 3689 PG 2514 
AKA LOT 10 BLK 5 UNIT 2 OF
SUNCOAST LAKES UNREC SUBD

39

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0110 
27857 MILLER RD 
BONITA SPRINGS FL 34135

PARL IN W 1/2 OF SW 1/4 
OF S E 1/4 DESC OR 1584 PG 963 
AKA LT 11 BLK 5 SUNCOAST LAKES

40

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0120 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN W 1/2 OF S W 1/4 
OF S E 1/4 DESC OR 1584 PG 961 
AKA LT 12 BLK 5 SUNCOAST LAKES

41

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0130 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN W 1/2 OF S W 1/4 
OF S E 1/4 DESC OR 1584 PG 964 
AKA LT 13 BLK 5 SUNCOAST LAKES

42

2XJ LLC
4323 SNOWBERRY LN 
NAPLES FL 34119

31-47-26-B3-00705.0140 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL IN W 1/2 OF S W 1/4 
OF S E 1/4 DESC IN 
OR 1537 PG 47

43

LYNX ZUCKERMAN AT BONITA GRAND 
6131 LYONS RD STE 200 
COCONUT CREEK FL 33073

31-47-26-B3-00706.0010 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

N 1/2 OF E 1/2 OF SW 1/4 
OF SE 1/4

44

THOMPSON OLIVE ELAINE 
27751 MILLER RD 
BONITA SPRINGS FL 34135

31-47-26-B3-00707.0010 
27751 MILLER RD 
BONITA SPRINGS FL 34135

PARL IN W 1/2 OF SW 1/4 
OF SE 1/4 AS DESC IN 
OR 1921 PG 2852

45

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

31-47-26-B3-00707.003A 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

PARL LYING IN W 1/2 OF SW 1/4 OF SE
1/4 AS DESC IN OR 467 PG 82 + OR 250
PG 911 + OR 1584 PG 961 AKA
SUNCOAST LAKES UNIT II LOTS 3
THRU 6

46

BACHMAN JOSHUA R 
12611 SURVEYOR CREEK CT 
BONITA SPRINGS FL 34135

31-47-26-B3-00707.0070 
12611 SURVEYOR CREEK CT 
BONITA SPRINGS FL 34135

PARL IN NW 1/4 OF SW 1/4 
OF SE 1/4 AS DESC IN 
OR 1925 PG 1432

47

TIITF/SFWMD 
DEPT OF ENVIR PROTECTION 
3900 COMMONWEALTH BLVD 
TALLAHASSEE FL 32399

31-47-26-B3-00707.0110 
12570 SURVEYOR CREEK CT 
BONITA SPRINGS FL 34135

PARL IN SW1/4 OF SE1/4 
IN OR1326/224 AKA LTS11+12 
BLK7 U2 SUNCOAST LAKES UNR

48

WBG SW FLORIDA INC 
27800 OLD 41 RD 
BONITA SPRINGS FL 34135

31-47-26-B3-00707.0160 
12630 SURVEYOR CREEK CT 
BONITA SPRINGS FL 34135

PARL IN NW1/4 OF SW1/4 OF 
SE14 DESC OR 1894 PG 3722 
UNREC PLAT BLK 7 LT 16

49

ARAYA NATALIE LYNN 
12320 NOTTING HILL LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.0010 
27680 KENT RD 
BONITA SPRINGS FL 34135

PAR IN NE1/4 OF SW1/4 DESC 
IN OR 1552 PG 1678 
+ VAC ROW OR 2850/288 
LESS PART S OF RD

50

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

31-47-26-B4-00007.001A 
27671 KENT RD 
BONITA SPRINGS FL 34135

PARL IN NE 1/4 OF SW 1/4 
DESC IN OR 1942 PG 2234 + COMM 689
FT N OF SE COR NE 1/4 OF SW 1/4 TH
GO W ALG S LI OF R/W EASE TO PT ON
+ VAC ROW OR 2850/288

51

HASTY CULLUM L/E 
27675 KENT RD 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.001B 
27675 KENT RD 
BONITA SPRINGS FL 34135

PARL IN NE 1/4 OF SW 1/4 
DESC IN OR 1942 PG 2238 + 
VAC ROW OR 2850/288

52
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PETERSON DALE D & SUSAN C TR 
42W-430 KEDEKA RD 
SUGAR GROVE IL 60554

31-47-26-B4-00007.0030 
27660 KENT RD 
BONITA SPRINGS FL 34135

PAR IN NE 1/4 OF SW 1/4 
DESC OR 2042 PG 641 + VAC 
ROW OR 2850 PG 288 
LESS ROW TAKING INST#2006-290944

53

THOMSON GEORGE D + KIMBERLY B 
27620 KENT RD 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.003A 
27620 KENT RD 
BONITA SPRINGS FL 34135

PARL IN SW 1/4 AS DESC 
OR 1866 PG 807 + VAC ROW 
OR 2850 PG 288

54

PETERSON DALE DEAN 
42W430 KEDEKA RD 
SUGAR GROVE IL 60554

31-47-26-B4-00007.003B 
27640 KENT RD 
BONITA SPRINGS FL 34135

PARL IN N 1/2 OF NE 1/4 OF 
SW 1/4 AS DESC IN OR 1970 
/284 + VAC ROW OR 2850/288

55

STATE OF FL DOT 
PO BOX 1249 
BARTOW FL 33831

31-47-26-B4-00007.0040 
27700 KENT RD 
BONITA SPRINGS FL 34135

A PARL OF LAND IN NE 1/4 
OF SW 1/4 AS DESC IN OR 
936 PG 666

56

TAYLOR MARIAN B TR 
27704 ORR RD 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.0060 
27710/720 ORR RD 
BONITA SPRINGS FL 34135

BEG SW COR OF NE 1/4 OF SW 
1/4 TH E 300 FT TH N 60 FT 
TH E 18.35 FT TH NWLY ALG

57

TAYLOR MARIAN B TR 
27704 ORR RD 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.006B 
27704 ORR RD 
BONITA SPRINGS FL 34135

FR SW COR OF NE 1/4 OF SW 
1/4 RUN E 299.77 FT TH N 
60 FT TH E 85 FT TO POB TH

58

STRADER CHARLES E 
27655 KENT RD 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.0420 
27655 KENT RD 
BONITA SPRINGS FL 34135

BEG SE COR OF NE 1/4 OF SW 
1/4 TH N 689.44 FT TH S 09 
DEG 13 MIN 10 SEC W 21.01 + 
VAC ROW OR 2850/288

59

STRADER CHARLES E 
27655 KENT RD 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.0430 
27651 KENT RD 
BONITA SPRINGS FL 34135

BEG SE COR OF NE 1/4 OF SW 
1/4 TH N 689.44 FT TO POB 
TH S 09 DEG 13 MIN 10 SEC + 
VAC ROW OR 2850/288

60

THOMPSON MARK D + 
25251 PAPILLION DR 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.0440 
12385 CECIL LN 
BONITA SPRINGS FL 34135

A PARL OF LAND IN NE 1/4 
OF SW 1/4 AS DESC IN OR 
461 PG 858

61

TAYLOR PAUL N JR 
27704 ORR RD 
BONITA SPRINGS FL 34135

31-47-26-B4-00007.0540 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

A PARL OF LAND IN NE 1/4 
OF SW 1/4 AS DESC IN OR 
539 PG 574

62

SCHROEDER WILLIAM E +
10800 SOUTHWEST HWY 
WORTH IL 60482

31-47-26-B4-00008.0000 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

E 1/2 OF SW 1/4 OF SW 1/4 
LESS I-75 R/W

63

JOHN P KINGSTON SR TRUST LLC 
PO BOX 1083 
BONITA SPRINGS FL 34133

31-47-26-B4-00100.0130 
27966 OAKLAND DR 
BONITA SPRINGS FL 34135

OAKLAND ACRES 
MB 51 PG 470 
LOT 13

64

SALDIVAR MARY ELLEN TR 
27870 LIME ST 
BONITA SPRINGS FL 34135

31-47-26-B4-00100.0140 
27974 OAKLAND DR 
BONITA SPRINGS FL 34135

OAKLAND ACRES 
PB 51 PG 470 
LOT 14

65

BONITA LEE FLORIDA CO INC 
622 DELAWARE AVE 
SAINT CLOUD FL 34769

31-47-26-B4-00100.0150 
27986 OAKLAND DR 
BONITA SPRINGS FL 34135

OAKLAND ACRES 
PB 51 PG 471 
LOT 15

66

LOPEZ LEONEL 
PO BOX 3391 
BONITA SPRINGS FL 34135

31-47-26-B4-00210.0010 
27761 OAKLAND DR 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 10 PB 51 PG 470 
LOTS 1 +2

67

GOMEZ PAZ PEDRO J 
PO BOX 748 
BONITA SPRINGS FL 34133

31-47-26-B4-00210.0030 
12076 CARPENTER LN 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 10 PB 51 PG 470 
LOT 3

68

JOHN P KINGSTON SR TRUST LLC 
PO BOX 1083 
BONITA SPRINGS FL 34133

31-47-26-B4-00210.0040 
12075 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITE 
BLK 10 PB 51 PG 470 
LOT 4

69

HERNANDEZ MARIBEL CHAVEZ + 
12067 TAYLOR ST 
BONITA SPRINGS FL 34135

31-47-26-B4-00210.0050 
12067 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITE 
BLK 10 PB 51 PG 467 
LOT 5

70

WEISS LORETTA S 
14511 OCEAN BLUFF DR 
FORT MYERS FL 33908

31-47-26-B4-00210.0080 
12067 CARPENTER LN 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 10 PB 51 PG 470 
LOT 8

71

GOMEZ FIDENCIO REYES 
26861 PALM ST 
BONITA SPRINGS FL 34135

31-47-26-B4-00210.0090 
12077 CARPENTER LN 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 10 MB 51 PG 470 
LOT 9

72

FOREMAN PETER 
5830 SW 64TH AVE 
DAVIE FL 33314

31-47-26-B4-00211.0010 
12086 CARPENTER LN 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 11 PB 51 PG 470 
LOT 1

73

BEACH ROAD & 29 LLC 
PO BOX 366748 
BONITA SPRINGS FL 34136

31-47-26-B4-00211.0020 
12096 CARPENTER LN 
BONITA SPRINGS FL 34135

OAKLAND TRAILER SITES 
TRACT 11 MB 51 PG 470 
LOT 2

74

BOTTCHER ANNE 31-47-26-B4-00211.0030 OAKLAND PARK TRAILER SITES 75
328



PO BOX 233 
BONITA SPRINGS FL 34133

12106 CARPENTER LN 
BONITA SPRINGS FL 34135

BLK 11 MB 51 PG 470 
LOT 3

GALLAGHER GAVIN A 
126 MILL RIVER RD 
SOUTH SALEM NY 10590

31-47-26-B4-00211.0040 
12101 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 11 MB 51 PG 470 
ALL LOT 4

76

BOTTCHER ANNE 
PO BOX 233 
BONITA SPRINGS FL 34133

31-47-26-B4-00211.0050 
12093 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK.11 MB 51 PG 470 
LOT 5

77

JOHN P KINGSTON SR TRUST LLC 
PO BOX 1083 
BONITA SPRINGS FL 34133

31-47-26-B4-00211.0060 
12085 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITE 
BLK 11 MB 51 PG 470 
LOT 6

78

GOMEZ FIDENCIO REYES 
26861 PALM ST 
BONITA SPRINGS FL 34135

31-47-26-B4-00211.0070 
12087 CARPENTER LN 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 11 PB 51 PG 470 
LOT 7

79

LEON ERNESTINO M + 
PO BOX 979 
BONITA SPRINGS FL 34133

31-47-26-B4-00211.0080 
12097 CARPENTER LN 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 11 MB 51 PG 470 
LOT 8

80

LOYALTY 2016 LLC 
3510 25TH AVE SW 
NAPLES FL 34117

31-47-26-B4-00211.0090 
12107 CARPENTER LN 
BONITA SPRINGS FL 34135

OAKLAND PARK TRL.PK. 
BLK 11 PB 51 PG 470 
LOT 9

81

JOHN P KINGSTON SR TRUST LLC 
PO BOX 1083 
BONITA SPRINGS FL 34133

31-47-26-B4-00212.0040 
12076 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 12 MB 51 PG 470 
LOT 4

82

JOHN P KINGSTON SR TRUST LLC 
PO BOX 1083 
BONITA SPRINGS FL 34133

31-47-26-B4-00212.0050 
12072 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 12 PB 51 PG 470 
LOT 5

83

JOHN P KINGSTON SR TRUST LLC 
PO BOX 1083 
BONITA SPRINGS FL 34133

31-47-26-B4-00212.0060 
12068 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITES 
BLK 12 MB 51 PG 470 
LOT 6

84

JOHN P KINGSTON SR TRUST LLC 
PO BOX 1083 
BONITA SPRINGS FL 34133

31-47-26-B4-00212.0070 
12088 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRAILER SITE 
BLK 12 PB 51 PG 470 
LOT 7

85

PATINO MARIA G + 
12084 TAYLOR ST 
BONITA SPRINGS FL 34135

31-47-26-B4-00212.0080 
12084 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PK TRLR SITES 
BLK 12 PB 51 PG 470 
LOT 8

86

PATINO MARIA G + 
12084 TAYLOR ST 
BONITA SPRINGS FL 34135

31-47-26-B4-00212.0090 
12080 TAYLOR ST 
BONITA SPRINGS FL 34135

OAKLAND PARK TRLER SITES 
BLK 12 PB 51 PG 470 
LOT 9

87

IMPERIAL RIVER ESTATES 

BONITA SPRINGS FL 34135

31-47-26-B4-00300.00CE 
IMPERIAL RIVER ESTATES C/E 
BONITA SPRINGS FL 34135

IMPERIAL RIVER ESTATES  
OR 28 PG 387 
PARK AREA LYING EAST OF 
LOT 87 + WEST OF LOT 86

88

NICOLAS ANTONIO + 
27693 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0220 
27693 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER ESTATES 
OR 28 PG 387 LOTS 22 + 23 
24 + PT OF 21 LESS I/75 RW

89

RUIZ JOSEPH J+ 
27631 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0250 
27631 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER EST
OR 28 GP 387 
LOT 25

90

PEREZ CONSUELO & 
27623 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0260 
27623 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER EST
OR 28 PG 387 
LOT 26

91

HERRERA FRANCISCO & 
27617 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0270 
27617 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER EST
OR 28 PG 387 
LOT 27

92

ARGUETA EDWARD C CASTANEDA & 
27611 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0280 
27611 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER EST
OR 28 PG 387 
LOT 28

93

LOUIS ORIOL & 
27605 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0290 
27605 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER EST
OR 28 PG 387 
LOT 29

94

DE ARCIA SAUL RANDY 
27599 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0300 
27599 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER EST
OR 28 PG 387 
LOT 30 + 31

95

LAYMAN BRUCE 
12040 RIVER VIEW DR 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0840 
12040 RIVER VIEW DR 
BONITA SPRINGS FL 34135

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
LOT 84

96

TEEMS BRITTON R + LYNN 
12050 RIVER VIEW DR 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0850 
12050 RIVER VIEW DR 
BONITA SPRINGS FL 34135

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
LOT 85

97

KELLEY BRIAN P + RENATA 31-47-26-B4-00300.0860 IMPERIAL RIVER ESTATES 98329



27053 JARVIS RD 
BONITA SPRINGS FL 34135

12060 RIVER VIEW DR 
BONITA SPRINGS FL 34135

OR 28 PG 387 
LOT 86

MEJIA STEPHANIE L 
27670 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0870 
27670 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
LOT 87 + 88

99

MACCLUGAGE MITCHELL B 
27688 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0890 
27682 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
LOT 89

100

MACCLUGAGE MITCHEL B 
471 NE 25TH ST APT 202 
MIAMI FL 33137

31-47-26-B4-00300.0900 
27688 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
LOT 90

101

DICKERSON MARISOL 
27694 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0910 
27694 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER ESTATES 
OR 28 PG 38 
LOT 91

102

EWERT NANCY C 
27700 PINECREST LN 
BONITA SPRINGS FL 34135

31-47-26-B4-00300.0920 
27700 PINECREST LN 
BONITA SPRINGS FL 34135

IMPERIAL RIVER EST
OR 28 PG 387 
LOTS 92 + 93 LESS I-75 R/W

103

PRI-CAR LLP 
6601 BAYSHORE RD 
NORTH FORT MYERS FL 33917

31-47-26-B4-00300.1040 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

IMPERIAL RIVER EST
OR 28 PG 387 
LOTS 104 + 105

104

IMPERIAL RIVER OAKS LLC 
1185 IMMOKALEE RD STE 110 
NAPLES FL 34110

31-47-26-B4-00300.1060 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
LOT 106

105

IMPERIAL RIVER OAKS LLC 
1185 IMMOKALEE RD STE 110 
NAPLES FL 34110

31-47-26-B4-00300.1070 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
LOT 107

106

WEISS LORETTA S 
14511 OCEAN BLUFF DR 
FORT MYERS FL 33908

31-47-26-B4-00300.1080 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
LOT 108 
LESS ELY PT AS DESC IN  
INST# 2011000179689

107

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

31-47-26-B4-00300.108A 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

IMPERIAL RIVER ESTATES 
OR 28 PG 387 
PT OF LOT 108 AS DESC IN  
INST# 2011000179689

108

TIITF STATE OF FLORIDA 
DEPT OF ENVIR PROTECTION 
3900 COMMONWEALTH BLVD 
TALLAHASSEE FL 32399

33-47-26-L4-U2795.1281 
ACCESS UNDETERMINED 
BONITA SPRINGS FL 34135

PORT OF TWP 47 RNG 26 
LYING IN SEC 25 + 26 + 27 + 28 + 31 + 32
+ 33 + 34 + 35 + 36

109

STATE OF FL DOT 
PO BOX 1249 
BARTOW FL 33831

06-48-26-B1-00002.0010 
ACCESS UNDETERMINED 
BONITA SPRINGS FL

W 1/2 OF NE 1/4 OF NW 1/4 
LYING EAST OF I-75 
LESS I-75 R/W

110

HORIZON PARK INVESTMENTS LLC 
23190 FASHION DR STE 202 
ESTERO FL 33928

06-48-26-B1-31000.0010 
28051 HUNTERS RIDGE BLVD 
BONITA SPRINGS FL 34135

HORIZON PARK  
LOT 1 
AS DESC IN INST# 2020000293053

111

NAPLES COMMUNITY HOSPITAL INC 
350 7TH ST N 
NAPLES FL 34102

06-48-26-B1-31000.0020 
12570-581 TRADE CENTER DR 
BONITA SPRINGS FL 34135

HORIZON PARK  
LOT 2 
AS DESC IN INST# 2020000293053

112

HORIZON PARK INVESTMENTS LLC 
23190 FASHION DR STE 202 
ESTERO FL 33928

06-48-26-B1-31000.0030 
28071 HUNTERS RIDGE BLVD 
BONITA SPRINGS FL 34135

HORIZON PARK  
LOT 3 
AS DESC IN INST# 2020000293053

113

HORIZON PARK INVESTMENTS LLC 
23190 FASHION DR STE 202 
ESTERO FL 33928

06-48-26-B1-31000.0040 
28125 HUNTERS RIDGE BLVD 
BONITA SPRINGS FL 34135

HORIZON PARK  
LOT 4 
AS DESC IN INST# 2020000293053

114

HORIZON PARK INVESTMENTS LLC 
23190 FASHION DR STE 202 
ESTERO FL 33928

06-48-26-B1-3100A.00CE 
RIGHT OF WAY 
BONITA SPRINGS FL 34135

HORIZON PARK  
TRACT A
AS DESC IN INST# 2020000293053

115

HORIZON PARK INVESTMENTS LLC 
23190 FASHION DR STE 202 
ESTERO FL 33928

06-48-26-B1-3100C.00CE 
HORIZON PARK C/E 
BONITA SPRINGS FL 34135

HORIZON PARK  
TRACT C 
AS DESC IN INST# 2020000293053

116

JSF TRADE CENTER DRIVE CMPII L 
PO BOX 71870 
6890 S 2300 E 
SALT LAKE CITY UT 84171

06-48-26-B2-00003.0010 
12750 TRADE CENTER DR 
BONITA SPRINGS FL 34135

N 1/2 OF NE 1/4 GOVT LOTS 
1+2 LOT CS-1 AS DESC IN 
INST #2017000069345

117

BERNWOOD LAND HOLDINGS LLC 
1110 EUCLID AVE STE 300 
CLEVELAND OH 44115

06-48-26-B2-0220A.0010 
12611 BONITA BEACH RD SE 
BONITA SPRINGS FL 34135

BERNWOOD PARK OF COMMERCE UT
3
PB 78 PGS 36 + 37 
BLK A LOT 1

118

7-ELEVEN INC 
1722 ROUTH ST 

06-48-26-B2-0220A.0020 
12661 BONITA BEACH RD SE 

BERNWOOD PARK OF COMMERCE UT
3

119
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DALLAS TX 75201 BONITA SPRINGS FL 34135 PB 78 PGS 36 + 37 
BLK A LOT 2

BONITA SPRINGS SELF STORAGE LL 
1200 ASHWOOD PKWY 
ATLANTA GA 30338

06-48-26-B2-0220B.0010 
12721 BONITA BEACH RD SE 
BONITA SPRINGS FL 34135

BERNWOOD PARK OF COMMERCE UT
3
PB 78 PGS 36 + 37 
BLK B LOT 1  
LESS ELY 153 FT AS DESC IN
INST#2006-305898

120

DISCOUNT AUTO PARTS 
5008 AIRPORT RD NW 
ROANOKE VA 24012

06-48-26-B2-0220B.001B 
12731 BONITA BEACH RD SE 
BONITA SPRINGS FL 34135

BERNWOOD PARK OF COMMERCE UT
3
PB 78 PGS 36 + 37 
BLK B ELY 153 FT OF LOT 1 
DESC IN INST#2006-305898

121

BERNWOOD LAND HOLDINGS LLC 
1110 EUCLID AVE STE 300 
CLEVELAND OH 44115

06-48-26-B2-0220D.0000 
RIGHT OF WAY 
BONITA SPRINGS FL

BERNWOOD PARK OF COMMERCE UT
3
PB 78 PGS 36 + 37 
TRACT D

122

SOUTHLINKS ASSOCIATES 
12752 TRADE WAY DRIVE #1 
BONITA SPRINGS FL 34135

06-48-26-B2-30002.0000 
12702 TRADE WAY DR 
BONITA SPRINGS FL 34135

SOUTHLINKS COMMONS OF BONITA
PHASE 2 TRACT 2 AS DESC IN INST
2018000266075

123

SOUTHLINKS ASSOCIATES 
12702 TRADE WAY DRIVE STE 8 
BONITA SPRINGS FL 34135

06-48-26-B2-30003.0000 
12622 TRADE WAY DR 
BONITA SPRINGS FL 34135

SOUTHLINKS COMMONS OF BONITA
PHASE 2 TRACT 3 AS DESC IN INST
2018000266075

124

SOUTHLINKS ASSOCIATES 
12752 TRADE WAY DRIVE #1 
BONITA SPRINGS FL 34135

06-48-26-B2-30004.0000 
28120 HUNTERS RIDGE BLVD 
BONITA SPRINGS FL 34135

SOUTHLINKS COMMONS OF BONITA
PHASE 2 TRACT 4 AS DESC IN INST
2018000266075

125

SOUTHLINKS ASSOCIATES 
12750 TRADE WAY DRIVE STE 8 
BONITA SPRINGS FL 34135

06-48-26-B2-30005.0000 
12601 TRADE WAY DR 
BONITA SPRINGS FL 34135

SOUTHLINKS COMMONS OF BONITA
PHASE 2 TRACT 5 AS DESC IN INST
2018000266075

126

SOUTHLINKS ASSOCIATES 
12702 TRADE WAY DRIVE STE 8 
BONITA SPRINGS FL 34135

06-48-26-B2-30006.0000 
12600 TRADE CENTER DR 
BONITA SPRINGS FL 34135

SOUTHLINKS COMMONS OF BONITA
PHASE 2 TRACT 6 AS DESC IN INST
2018000266075

127

SOUTHLINKS ASSOCIATES 
12752 TRADE WAY DRIVE #1 
BONITA SPRINGS FL 34135

06-48-26-B2-30007.0000 
12620 TRADE CENTER DR 
BONITA SPRINGS FL 34135

SOUTHLINKS COMMONS OF BONITA
PHASE 2 TRACT 7 AS DESC IN INST
2018000266075

128

SOUTHLINKS ASSOCIATES 
12702 TRADE WAY DRIVE STE 8 
BONITA SPRINGS FL 34135

06-48-26-B2-30008.0000 
12621 TRADE WAY DR 
BONITA SPRINGS FL 34135

SOUTHLINKS COMMONS OF BONITA
PHASE 2 TRACT 8 AS DESC IN INST
2018000266075

129
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Meeting Summary: 
 
The required post sufficiency information meeting for the Bonita 75 CPD/RPD was held 
at 5:30 p.m. on May 17, 2022 at the Bonita Springs Fire Department at 27701 Bonita 
Grande Drive. 
 
Representatives in attendance for the applicant were: 
Wayne Arnold - Q. Grady Minor & Associates 
Todd Bleakley - Madison Capital Group 
Mike Delate - Q. Grady Minor & Associates 
Sharon Umpenhour - Q. Grady Minor & Associates 
 
Four members of the public were in attendance.  A sign in sheet was provided and it has 
been attached to the meeting transcript. 
 
Mr. Arnold opened the meeting and described the request for the rezone from CPD to 
CPD/RPD, which would reduce the commercial uses to 10,000 square feet and permit 
252 multi-family residential dwelling units. 
 
Mr. Arnold provided a copy of the site plan and highlighted commercial tract, residential 
areas, preserve areas buffers and access points.   Additional visual details of the site and 
proposed buildings were displayed and discussed.   
 
Members of the public asked questions regarding access from Bonita Beach Road and 
into the site and improvements to Miller Road. 
 
Mr. Arnold provided the attendees with contact information and links to the project 
information on their company website. 
 
The meeting was adjourned at approximately 6:00 p.m. 
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Meeting Transcript: 
 
 
Wayne Arnold: All right. Well, good evening. I'm Wayne Arnold. I'm with Grady 

Minor and Associates. This is Sharon Umpenhour. She's also with 
our firm. This is a required neighborhood for the city of Bonita. 
And it's for a rezoning opportunity for the property. And we're 
required to take minutes and record the meeting. So, just so you 
know, you're being recorded. But, with me tonight is Mike Delate. 
He's also from our office as well. He's the engineer that's been 
working on the project. And then Todd Bleakley is with Madison 
Capital Group who's under contract to purchase the property.  

 
 So, the subject property, you all are probably fairly aware of where 

it is. But it's about 20 acres, located right at the northbound onramp 
on I-75 and Bonita Beach Road. It's all of this. And it's currently 
zoned for CPD. It was going to allow about 120,000 square feet of 
commercial uses. And we're seeking to change the zoning to allow 
252 rental apartments and up to 10,000 square feet of commercial.  

 
[00:01:02 So, substantially changing the intensity of it and lessening the 

traffic impacts by doing that.  
 
 So, we've been in the process for almost a year. And we've been 

deemed sufficient. They're trying to schedule us for our zoning 
board hearing. We have to hold another neighborhood meeting, 
which is the meeting tonight, before they will get us to that zoning 
board agenda. So, we're going to – I'm going to spend a few 
minutes just talking to you about what our proposed changes are, 
try to answer any questions you may have and then, um, we will 
call it an evening.  

 
 So, the property is currently in your interchange commercial 

zoning or land use category. And it allows for us to seek up to 15 
units an acre. We’re coming in at about 12 units per acre. And its, 
252 units. It's about 12 dwellings unit's an acre. And we're also 
acquiring bonus density units to get to the 252 units. That's a 
separate agreement process through council whereby, Todd's group 
will have to purchase units for a price per unit cost that will go to 
the city's some sort of trust fund that they've established.  

 
[00:02:08] But that's the process for that. This is the existing master plan that 

showed commercial only. So, access was here on Bonita Beach 
Road where Orr Road and Miller Road sort of come together. And 
that contemplated a bunch of out parcels with one larger 
commercial tract in the back. The features were going to be, 
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obviously, a lake, some preserve, some open space. So, the plan 
has changed, obviously, to accommodate the residential. And right 
now, all of this area in the middle is becoming our residential tract. 
And the commercial tract is about 1.4 acres located where Orr 
Road touches Miller Road and Bonita Beach Road. So, that would 
support the 10,000 square feet of commercial uses. We've asked 
for a variety of commercial uses.  

 
[00:03:00] We have given up certain uses that the staff asked us to. They have 

a new Bonita Beach corridor looking to, you know, make it a little 
bit more beautiful. And so we have done that.  

 
 The more specific site plan that we've come up with shows, 

obviously, the commercial tract. We don't have an end user here. 
But you can see clubhouse building sits here, facing Miller Road. 
And then we've got a series of three larger residential buildings and 
maybe having what they call townhome rentals. They're not really 
a townhouse, but they function more like on in the rental 
community where each unit would have its own walkup and you 
don't really have a neighbor on top of you like you do on the 
conventional. These buildings are proposed to be four-stories, the 
larger buildings that we've shown there.  

 
 So, we also have an alternative plan because we're still trying to 

work out the access on Miller Road. So, Miller Road was 
originally planned – What happened to my pointer? It's going out 
on me.  

 
[00:04:00] But it was originally making improvements to a portion of Miller 

Road to access here. We may be required to access a shorter 
location or even using Orr Road at this location. But we're still 
working with staff to try to figure that out. Todd was meeting with 
some of the city staff people today to go over that – that very issue.  

 
 So, this is our list of uses. So, for the residential, we've asked for 

multi-family residential. And that's limited to the 252 units. And 
on the CPD portion, 10,000 square feet of those. So, we've asked 
for things like auto parts store, banks, boat parts store, business 
services, which is a whole host of, you know, insurance companies 
to engineering companies and things like that. We've asked for 
food stores, some specialty retail, things of that nature. Nothing too 
crazy. And I think staff seems supportive of least the use mix that 
we have proposed.  

 
 Some of our site development regulations that we're required to 

adopt, maximum building height is four stories, not to exceed 50 
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feet.  
 
[00:05:03] And the building height for the commercial is restricted to 35 feet. 

So, that might get a two-story office type building. But most likely, 
it will end up being a one-story, retail user.  

 
 We are asking for a few deviations from the code. I'm not going to 

go through a lot of those details. Some of those were kind of 
leftovers from the commercial. There's a lake set back issue that 
we had. Some permanent signage, we wanted some shared signage 
between the residential and commercial. Landscape buffer adjacent 
to the right of way to 10 feet on Orr Road, so we can leave Orr 
Road essentially where it is and not have to worry about relocating 
portions of that, and that will remain intact.  

 
 The City has a requirement for complete streets that we've asked 

for a deviation from. And that talks about having blocks and block 
lengths not exceeding certain – certain limits. And then providing 
for this walkability internal to the site. We will have internal 
walkability, but we're not going to have internal streets.  

 
[00:6:02] So, we've asked for a deviation not to have to comply with all of 

those requirements. And then we also asked for a deviation from 
the parking requirements. We've done this on several apartment 
complexes in Bonita. The Bonita code, in our opinion, and most of 
our client's opinion, tends to overpark multi-family buildings. So, 
we've asked for a deviation that will allow Madison to develop that 
ration that they've used other places successfully in the state of 
Florida. So, this highlights where we've asked for those deviations. 
So, this is an Orr Road potential relocation if we improve Miller 
Road, that takes away the conflict here that staff wanted us to. And 
the deviations reflect the locations requested for those.  

 
 This is some examples of what, Madison is doing. A few different 

architectural styles. This depicts three-story buildings. They also 
got four-story concepts.  

 
[00:07:00] They've worked with different architectural firms to come up with 

a style that's, you know, appropriate for our location. Todd, I don't 
know that you all have settled on a final architectural style out of 
this, have you?  

 
Todd Bleakley: No, we haven't. These are still pretty represented images for what 

the design intent is. It will be four-story in nature. I know we have 
a couple that are three-story there. But, ah, yeah, so, the residential 
buildings themselves are four. We have a clubhouse that will be 
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single-story. Probably interior elevations up to 14 foot in height. 
And then our [inaudible – crosstalk] [00:07:32] units will be two-
stories, as well.  

 
Wayne: So, these are represented as some of the pool amenity areas. So, I 

showed you clubhouse on the more illustrative plan, which was – 
let me go back to it just to point that out again. So, on that plan, the 
clubhouse, and the amenity that you were seeing are in that 
location. So, you see the pool, clubhouse will have recreational 
amenities there. Making provisions for a potential dog walk up on 
this part of the project.  

 
[00:08:02] There's just sort of some leftover land. There's a floodplain area 

that runs through a portion of the site. And that's why we have so 
much of our preservation area located sort of north of this line, that 
coincides with the floodway line. So, we are allowed to put 
improvements there. We'll be revegetating some of the site. We'll 
be digging a lake and working with water management district on 
that.  

 
 So, that's where we are. We don't have a specific hearing date 

established yet. But we are working on staff now. They're – In 
their process, they have something they call substantive comments. 
We've drafted responses to that. And we'll be working with staff to 
try to refine, their recommendations and conditions they may 
impose. At this point, we're probably going to be on the July 
zoning board meeting, would be my guess if I had to guess. I think 
we're going to be too late to make the June meeting.  

 
[00:09:00] So, it's probably going to be July for zoning board. And then we 

have two council hearings, a first hearing at which they don't really 
take any public input. And then the second reading is considered 
the final zoning hearing where they would actually take action on 
the project.  

 
 So, that's kind of, in a nutshell, what we've, been working on. 

We're happy to answer any questions that you have. 
 
Male Speaker 1: So, you don't really know what your plan would be for Miller Road 

as of yet?  
 
Wayne: Not exactly. I mean our – 
 
Male Speaker 1: It could be a few different things because you could enter sooner or 

– 
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Wayne: Yeah, I think our ideal plan is sort of this. The cross-access shows, 
this being Miller Road. Our – Our idea would be to improve it 
here, ideally. And that would be the entrance to the residential 
community. This would be an entrance to the commercial. And 
then Orr Road gets sort of relocated around that commercial. 
There's still some question on the status of Miller Road. So, we 
may be working with staff to – to move an access point a little bit 
farther to the west.  

 
[00:10:01] You know, it's something that Todd's had his title company 

looking and staff's been looking at it. As of today, we just don't 
have a definitive answer. But our intent and best-case scenario 
would be to improve Miller Road at least up to that entrance point.  

 
Female Speaker: What about Bonita Beach Road?  
 
Wayne: What, I'm sorry?  
 
Female Speaker: What about Bonita Beach Road as far as like the entrance and the 

exit. Because I know they were talking about a light up the way. 
Are they going to get rid of that median where you can cut in?  

 
Wayne: Yeah, Lee County has told us that they're in the process of 

obtaining bids to close the median opening at Hunter's Ridge. So, 
that would force our traffic to be right-in, right-out only. And then 
if you're eastbound, you'd have to make a U-turn movement and 
come back into the process. But we will have a right-in, right-out 
only condition. Sir?  

 
Male Speaker 2: Is there any offsite decel lane?  
 
Wayne: Mike?  
  
Mike Delate: There's only a small length available for the decel lane eastbound 

to westbound.  
 
[00:11:05]  And we're not planning on that being a lefthand at the existing 

opening there. It's just a [inaudible] [00:11:11] improvements on 
– 

 
Wayne: Hey, Mike, can you speak up a little?  
 
Mike: Yeah. There'll be no improvements on eastbound Bonita Beach 

Road.  
 
Male Speaker 2: Right, but on westbound, will there be a decel lane?  
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Mike: Yes.  
 
Male Speaker 2: Okay. So, that's not shown on it?  
 
Mike: No, that's just a zoning plan.  
 
Wayne: Yeah, the zoning plan doesn't reflect the access conditions because 

they're always subject to change.  
 
Mike: They might be on the other.  
 
Male Speaker 2: So, essentially you have a turning lane in.  
 
Mike: Correct.  
 
Male Speaker 2: The right in would be a turning lane.  
 
Mike: Yes.  
 
Male Speaker 2: Because right now, you're about to get rear ended if you try and 

turn down the road.  
 
Wayne: So, here's a depiction of, you know, right turn lane going into Orr 

Road. What else? Anything?  
 
[00:12:00] Pretty straight forward.  
 
Male Speaker 2: So, if you guys get approved, when would you, like break ground? 

When are you hoping to break ground?  
 
Todd: So, our next – our next step, once we get vested through the two-

city council hearing, we start the DO, development order process, 
which is our engineer site plan. That's, Mike, correct me if I'm 
wrong, about a five-to-seven-month process.  

 
Mike: From the time of submittal.  
 
Todd: From time of submittal. So, you know, it's – you know, mid '23 

construction start, let's call it.  
 
Wayne: About a year from now.  
 
Todd: Yeah, hopefully sooner. But reality is probably that.  
 
Male Speaker 1: Does any of this require LDOT approvals?  
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Mike: Yes, we'll have to get a what they call a limited review 

development order for the right turn lane in. But that's about the 
extent of it. 

 
[00:13:01]  
 
Male Speaker 1: And is there any, ah, zoning review by the county? Or is it all city?  
 
Wayne: It's all city. They do share the zoning applications because it's a 

Lee County road, Bonita Beach Road. So, we receive comments 
from Lee County staff with regard to transportation comments. But 
other than that, no. Everybody good? Appreciate you coming out. 
So, our contact information is on the last page. This information's 
on our webpage, too. If you want to just check in. Sharon, 
emailable for her or phone call will get you whatever information 
we have that's public record.  

 
Male Speaker 2: Do you guys have anything to do with the stuff east of Miller?  
 
Wayne: No. I mean, Todd – Todd's been talking to a consortium of people 

about possible east-west roadway link.  
 
[00:14:05] But I think that's, you know, it's talk at this point.  
 
Todd: Very early on in the process.  
 
Male Speaker 2: Because they're surveying that portion now.  
 
Wayne: I think the St. James property, as we call it, may be under contract 

for sale. So, somebody may be surveying that for purchase. But 
we're not involved in that project.  

 
Male Speaker 2: Okay.  
 
Wayne: Good? Thanks, we're adjourned. Appreciate it, very much.  
 
[End of Audio] 
 
Duration: 15 minutes 
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Bonita 75 CPD/RPD AMENDMENT
May 17, 2022, Neighborhood Meeting 

www.gradyminor.com/Planning

Project information and a copy 
of this presentation can be 

found on our website:
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PROJECT TEAM:

• Madison Capital Group Management, LLC – Applicant

• Neale Montgomery, Esq., Land Use Attorney – Pavese Law

• D. Wayne Arnold, AICP,  Professional Planner – Q. Grady Minor & Associates, P.A.

• Michael Delate, P.E., Civil Engineer – Q. Grady Minor & Associates, P.A.

• Yury Bykau, E.I, Traffic Engineer – TR Transportation Consultants, Inc.

• Marco A. Espinar, Environmental Planning/Biologist – Collier Environmental Consultants, Inc.

*Please note, all information provided is subject to change until final approval by the governing authority.

INTRODUCTION
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LOCATION MAP
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PROJECT INFORMATION

4

STRAP Number(s): 31-47-26-B4-00007.0100; .0110; .0130; .0140; .0190; .0220; .0290;
.0300; .0310; and .0510

Current Zoning: Bonita 75 Commercial Planned Development (CPD)
Proposed Zoning: Bonita 75 Commercial/Residential Planned Development (CPD/RPD)

Current Future Land Use Designation: Interchange Commercial

Project Acreage: 21+/- acres

Proposed Request: Amend the CPD to reduce the overall commercial square footage
from 158,800 square feet To 10,000 square feet and add a maximum of 252 multi-family
residential dwelling units, which is approximately 12 du/ac. The project at the standard
maximum density of 10 du/ac is eligible for 209 dwelling units. An affordable housing bonus
density agreement will be filed separately for 43 bonus units.
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APPROVED MASTER PLAN
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PROPOSED MASTER PLAN
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PROPOSED SITE PLAN
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ALTERNATIVE SITE PLAN

8

Potential alternative site layout
In the event access to Miller Road
Is not granted.
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PROPOSED SCHEDULE OF USES

9350



SITE DEVELOPMENT REGULATIONS
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PROPOSED DEVIATIONS FROM THE LDC
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DEVIATION LOCATIONS

12

1 Excavation
2 Site Design
3 Signs
4 Buffers
5 Private Road ROW Width
6 Multi-Family Parking
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CONCEPTUAL MULTI-FAMILY RENDERINGS
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CONCEPTUAL CLUBHOUSE RENDERINGS
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CONCLUSION

Documents and information can be found online:

• Gradyminor.com/Planning

• Community Development Public Portal:

https://cityofbonitaspringscd.org/welcome/community2/

Next Steps

• Zoning Board Hearing: TBD

• City Council: TBD

Contact: 

• Q. Grady Minor & Associates, P.A.: Sharon Umpenhour sumpenhour@gradyminor.com or 
239.947.1144 extension 1249

15

www.gradyminor.com/Planning

Project information and a copy 
of this presentation can be 

found on our website:
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