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BONITA SPRINGS, FLORIDA
COMMUNITY DEVELOPMENT DEPARTMENT
ZONING DIVISION
STAFF REPORT

PROJECT NAME: BONITA SPRINGS MOTOR CONDOS SPECIAL EXCEPTION
TYPE OF CASE: SPECIAL EXCEPTION

CASE NUMBER: SPE22-92936-BOS

HEARING DATE: APRIL 18, 2023

PLANNER: MARY 2I1ZZO, ESQ., AICP

REQUEST AND STAFF RECOMMENDATION

A SPECIAL EXCEPTION REQUEST TO ALLOW A CONDOMINIUM WAREHOUSE,
PUBLIC USE FACILITY ON A PROPERTY LOCATED WITHIN THE COMMERCIAL
ZONE OF THE BONITA BEACH ROAD CORRIDOR OVERLAY, PURSUANT TO LDC
4-898.

Deviations Requested: None

Staff recommends APPROVAL of the request in conjunction with the conditions outlined
later in this Staff Report.
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APPLICATION SUMMARY:

A

B.

F.

Applicant: LIVINGSTON PROFESSIONAL CENTER, LLC

Agent: Robert J. Mulhere, FAICP, Jeremie Chastain, AICP

Hole Montes, Inc.

. Request: A special exception request to allow a condominium

warehouse, public use facility on a property located within the Commercial
Zone of the Bonita Beach Road Corridor Overlay, pursuant to LDC Sec. 4-898.

Location: 28010/020 Performance Lane, Bonita Springs, Florida, 34135

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

Future Land Use: General Commercial

Current Zoning: Bonita Beach Road Corridor Overlay
Commercial Zone

Current Use: Vacant

Surrounding Land Use:

Existing Zoning & Land Use Future Land Use Map

North: Racetrac Fuel CPD, Commercial General Commercial
Zone, Bonita Beach Road Corridor Overlay;
Racetrac Fuel Gas Station and Convenience

Store
East: Commercial Zone, Bonita Beach General Commercial
Road Corridor Overlay; Oak Creek Charter
School
South: Commercial Zone, Bonita Beach General Commercial

Road Corridor Overlay; Vacant

West: Card Room Commercial Planned General Commercial
Development (CPD), Historic Zone, Bonita
Beach Road Corridor Overlay; Poker Room
and Sports Challenge
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Il BACKGROUND AND INFORMATIONAL ANALYSIS

Introduction/Synopsis

The request is for a special exception to allow a car condominium storage facility on
property located within the Bonita Beach Road Corridor Overlay. The Applicant proposes
31-car condominium units in four (4) buildings. The 2.82 parcel is currently vacant and
located within the Commercial Zone of the Bonita Beach Road Corridor Overlay, within
the Greyhound Square Land Condominium development, and is surrounded by street
frontage on all sides. Traffic will access the site from Furlong Street and Performance
Lane, internal private roadways. The project’s primary frontage faces Race Track Road,
a local road south of Bonita Beach Road. During recent construction of Development
Orders east and west of Race Track Road, drainage infrastructure improvements were
made to this area and appropriate modifications made to the South Florida Water
Management District (SFWMD) Permit. The project is designed to provide multi-modal
transportation opportunities, including interconnected sidewalks along the project’s
respective frontages, as well as, site-related pedestrian-bicycle amenities/furnishings.

This principal use of a condominium self-storage use, as designed and proposed, is not
specifically identified in the LDC. Pursuant to LDC Sec. 4-406, the director is authorized
to determine that uses that are not specifically listed in the use activity groups or in any
of the use regulation tables are permitted by right or by special exception in a particular
zoning district based upon the placement of similar listed uses in the various districts. The
primary use of condominium self-storage is similar in use to the mini-warehouse and
warehouse, public uses which requires a special exception in the Commercial Zone.
Historically, the City has treated other car condominium locations in a similar way (e.g.
Bonita Breeze CPD).

SPE22-92936-B0OS
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LDC Sec. 4-2, Definitions

Mini-warehouse means any building designed or used to provide separate storage
rooms to individuals or businesses for a fee or rental, with such rooms being
intended solely as dead storage depositories for personal property, inventory and
equipment and not for any other commercial or industrial use. See Warehousing,
public and Storage, dead.

Warehouse, public, means indoor terminal facilities available to the general public
at a fee for the dead storage of farm products, furniture and other household goods
or commercial or private goods of any nature. See also Mini-warehouse.

The distinct difference for this use is that the indoor terminal facilities are available and
owned by individual owners versus available to the general public at a fee. The use is
still for the dead storage of farm products, furniture and other household goods or
commercial or private goods of any nature.

Special Exception Review Criteria

Pursuant to LDC Sect. 4-131(c)(2), the following criteria are to be used to evaluate special
exception requests:

Special Exception Review Criteria — LDC Sec. 4-131(c)(2)

(2) Considerations. In reaching their decision, the zoning board must consider the
following, whenever applicable:

a.

P20 T

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

The testimony of any applicant.

The recommendation of staff.

The testimony of the public.

Whether the request is consistent with the goals, objectives, policies and
intent of the Bonita Plan.

Whether the request meets or exceeds all performance and locational
standards set forth for the proposed use.

Whether the request will protect, conserve or preserve environmentally
critical areas and natural resources.

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

Whether a requested use will be in compliance with all general zoning
provisions and supplemental regulations pertaining to the use set forth in
this chapter.

SPE22-92936-BOS



Reviewing these criteria, Staff makes the following findings:

c7

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

The Applicant indicates that the trip generation of this use is appropriate due to the
extensive redevelopment and traffic generation around this area. The site is
located near an intersection that has warranted studies due to the traffic volume.
Uses to maintain high-end vehicles and storing them have previously been found
to be appropriate as there is an increase in net wealth and the presence of high
end cars in the community. Naturally, a new market/demand for those facilities was
created. Therefore, Staff finds that changing conditions do exist, as exemplified in
the increased presence of these facilities within neighboring jurisdictions.

b. The testimony of the public.
The Applicant held their neighborhood meetings on March 31, 2022 and March 16,
2023. No members of the public were in attendance.

Courtesy notices were provided to the Residents/ Owners within 375’ of the
project. Three responses were received, citing opposition. Follow-up questions
involved concerns of traffic and lack of knowledge about the requested use.

c. Whether the request is consistent with the goals, objectives, policies and
intent of the Bonita Plan.

The property is located within the General Commercial future land use category of
the Bonita Plan, which is intended to accommodate a wide range of commercial
uses serving the general population of the City. Appropriate uses include a wide
range of commercial retail and service uses for residents and visitors, hotels,
offices, light industrial uses, schools, recreation, public and semi-public uses,
multi-family uses and mixed residential and commercial use in planned
developments. Goal 1 of the Future Land Use element includes promoting a high
quality of life that preserves the natural environment and economic vitality of the
community. Additionally, the site will be developed pursuant to the Future Land
Use Goals and Transportation Objectives of the Bonita Plan.

The requested uses are consistent with the Bonita Plan.

d. Whether the request meets or exceeds all performance and locational
standards set forth for the proposed use.

The development will meet or exceed all performance and locational standards.

e. Whether the request will protect, conserve or preserve environmentally
critical areas and natural resources.

SPE22-92936-BOS



There are no environmentally critical areas or natural resources at this site.

f.  Whether the request will be compatible with existing or planned uses.

The proposed use abuts commercial uses and a charter school. Self-storage
facilities and facilities such as these are low traffic generators and generally muted.
Typical buffering to address potential compatibility conflicts entail spatial buffering,
enhanced landscaping, fences, and walls. Due to the design of this project, the
fronts and backs of the buildings will act as walls. The LDC architectural
requirements result in an attractive facade in addition to the LDC buffering
standards, which assist in softening the exterior. The requested use is compatible,
as conditioned, to provide a commercial service to those residents of the City who
need to store their car(s).

g. Whether the request will cause damage, hazard, nuisance or other
detriment to persons or property.

As conditioned, the requested uses will be compatible with the existing and
planned uses surrounding the property. This development shall generate a lower
traffic number and the peak times of the school shall not interfere. Further, this
development will further the pedestrian accessibility for Greyhound Square. No
vehicle work is proposed with this request.

h. Whether a requested use will be in compliance with all general zoning
provisions and supplemental requlations pertaining to the use set forth in
this chapter.

The Applicant has applied for a special exception, as required by LDC Sec. 4-898.
A narrative and site plan (Attachment A) were provided to support the request. The
Applicant held the required neighborhood meeting prior to submitting the request,
and again after the request was found sufficient by Staff. The request has been
reviewed for compliance with the standards set forth in LDC Chapter Four. The
development furthers the intent of the Bonita Beach Road Corridor Overlay while
being cognizant of the supplementary regulations for self-storage facilities. The
use will also complement the architecture of the Bonita Springs Poker Room and
new Sports Challenge to the west.

Site Plan

The project, as proposed, complies with the minimum and maximum setback
requirements of the Commercial Zone of the Bonita Beach Road Corridor Overlay, while
providing a betterment plan to align with the intent of the buffering requirements for self-

SPE22-92936-BOS
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storage facilities in the Supplementary District Regulations. The Applicant has worked
diligently with Staff to provide a product to serve both regulatory intents.

Staff has no objections to the Applicant’s analysis.

Surrounding Zoning

The property is located within the Commercial Zone of the Bonita Beach Road Corridor
Overlay. Surrounding the property is a commercial planned development for the Poker
Room and Sports Challenge, a charter school, a fuel station, and vacant land. Staff finds
the request compatible with surrounding zoning.

Neighborhood Compatibility

The site is located near commercial planned developments and other commercial uses,
within a commercial future land use category. It is Staff’'s opinion that the request is
compatible with the surrounding neighborhood.

Environmental Considerations

The 2.8 +/- acre parcel was cleared of vegetation in 2009 as part of the Greyhound Square
Development and environmental considerations were addressed at that time. The
development retained indigenous preserve tracts to the east and south which are not
adjacent to this parcel.

The project requires additional landscape buffering as a self-storage use, and staff
worked with the applicant to provide buffer areas to meet both the self-storage use and
Bonita Beach Road Corridor Overlay landscaping requirements. Due to the constraints of
the site involving drainage, sidewalks, and various utility easements, the applicant will be
required to provide an Alternate Betterment Landscape plan for the project at the time of
Development Order submittal.

Use, storage, and disposal of regulated substances on the property typically used with
motor cars shall be required to meet all local, state, and federal requirements.

Transportation Considerations

The Applicant submitted a Traffic Impact Statement (TIS) in accordance with the LDC.

The TIS demonstrates that the proposed use will generate only 10 two-way PM peak hour
net trips which will not result in any significant traffic impacts. There is sufficient capacity
along Race Track Road and Bonita Beach Road to accommodate the project traffic.

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 and
interconnectivity of the project’s respective frontages, as well as the provision of site
related ped-cycle amenities/furnishings.

SPE22-92936-BOS
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Comprehensive Plan Considerations

The subject property is located in the General Commercial future land use category,
according to the Future Land Use Map of Bonita Springs. The category includes the
following provisions:

Policy 1.1.14: General Commercial - Intended to accommodate a wide range of
commercial uses serving the general population of the City. This designation recognizes,
but is not specifically limited to, properties that have been developed, have received
development approval or have been zoned for commercial use prior to the adoption of
the Comprehensive Plan.

a. Appropriate uses include a wide range of commercial retail and service uses
for residents and visitors; hotels/motels; offices; light industrial uses; schools;
recreation; public and semi-public uses; multi-family uses up to 10 units per
acre within the approximately 1,468 acres of gross land area in the land use
category; and mixed residential and commercial use in planned developments.

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

c. Maximum allowable height of structures shall be 75 feet from the base flood
elevation to the eaves except that no new structures or modification of existing
structures located on the islands west of the mainland may be constructed in
excess of 35 feet in height.

d. Nonresidential uses shall be limited to a maximum floor area ratio (FAR) of 1.2.

The project is commercial in nature and is located on a commercial property within the
City. It is Staff’'s opinion the requested use does not violate the provisions of the General
Commercial future land use category as outlined in the Comprehensive Plan/Bonita Plan.

With regards to the Traffic Element of the Comprehensive Plan, the Applicant will be
providing additional sidewalk connections across the property frontages, as required by
the LDC. It is Staff's opinion the request does not violate the applicable provisions of the
Traffic Element of the Comprehensive Plan.

It is the Staff opinion the request does not violate the applicable provisions of the
Comprehensive Plan.

Findings & Conclusion

It is Staff's opinion that the special exception request for a fast-food restaurant is
consistent with the provisions of the Comprehensive Plan, is compatible with existing
uses within the area, will not cause damage, hazards or nuisance, will not impact
environmentally critical areas (none are on site), and is located in an area with adequate
public facilities.

SPE22-92936-BOS
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Based upon an analysis of the Application and the special exception approval criteria,
Staff makes the following findings and conclusions, as conditioned:

1. The requested special exception, as conditioned:

a) meets or exceeds all applicable performance and locational standards set forth for
the proposed use;

b) is consistent with the Goals, Objectives, Policies and intent set forth in the City of
Bonita Springs Comprehensive Plan;

c) is compatible with existing or planned uses in the surrounding area;

d) will not cause damage, hazard, nuisance or other detriment to persons or property;

e) will not have an adverse effect on surrounding properties; and

f) will be in compliance with all general zoning provisions and supplemental
regulations pertaining to the use set forth in the City’s LDC.

RECOMMENDATION:

Staff recommends APPROVAL of the request with the following conditions:

1. Proposed site improvements should be generally consistent with the attached site plan,
maximum 31 units (Attachment A).

2. Use Restrictions. At time of local development order, the applicant shall submit a copy of
the restrictive covenants for the condominium (or other legal entity) that addresses, at
minimum, the following:

a.
b.

Auto repair, boat repair, and repair of similar items is prohibited.
Units are not intended to be, nor shall they operate as a dwelling unit,
as defined in LDC Section 4-2.

c. Operation of a business in individual storage units is prohibited.
d.
e.

Open Storage, outdoor display and sale of merchandise is prohibited.
The storage and handling of any hazardous materials shall be in
accordance to the Materials Safety Data Sheet for that specific product
as identified with the Environmental Protection Agency and applicable
state and National Fire Protection Association (NFPA) regulations. The
applicant will coordinate with Lee County Natural Resources and Florida
Department of Environmental Protection for events (at least one per
year) where the unit owners may dispose on site of any hazardous
materials.

3. Additional information or changes to the plan not covered by this approval may require
additional approvals. Such approvals will follow the processes outlined in the LDC.

C11
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. As part of this approval, the Applicant will perfect the drainage easement shown on the
site plan at time of local development order.

. Approval of this special exception request does not guarantee approval of a local
Development Order or building permit.

. At the time of local development order, an Alternate Betterment Plan (Plan) for the
landscape buffers shall be submitted, meeting the requirements of LDC Section 3-421.
The Plan shall also meet the intent of the self-storage landscape buffer requirements, as
found in LDC Section 4-2074 within the landscape area limitations shown on the Site Plan
and Cross Sections approved with the Special Exception. Other landscape requirements
shall be met, as found in the Landscape Code, starting at LDC Section 3-416, and other
sections, as applicable.

. 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
Chapters 3 & 4 of the City of Bonita Springs Land Development Code, the City of Bonita
Springs Bicycle Long Range Pedestrian Master Plan, the Bonita Beach Road Corridor
Design Standards, and all applicable design standards, except as required by the Bonita
Springs Fire Control and Rescue District and National Fire Protection Association
(NFPA).

SUBJECT PROPERTY
The Applicant indicates the STRAP number is: 02-48-25-B2-02700.0007

EXHIBITS
A. Sketch and Legal Description of the Subject Property

ATTACHMENTS
A. Proposed Site Plan
B. Example Cross Sections

C. Application Backup (Final Documents)
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Bonita Motor Condos
Neighborhood Meeting Summary

A neighborhood meeting was held on Thursday, March 31, 2022, at 5:30 PM at the Auditorium at
St. Leo’s Catholic Church. The agent waited until 6:00 PM and then closed the meeting with no
one in attendance.

Page 1 of 1

H:\2022\2022003\WP\SE\Neighborhood Meeting Summary (6-22-2022).docx
c17



810

S3LNOW3TOH

E
8
[

S04d-60648-¢cddd

2202 'T€ ydie ‘Aepsanyl
builaaly uonew.Jdolur a1gnd

SoOpuo) 1030\ sbulids ejiuog




610

SUOAIAUNS | SYINNYYY | SLILLIHONY J4VOSONY | SUIINI

s-wmizo—z—ﬂo-n R e e e e R R B

"JU] ‘S91UOIAl 9|OH ‘dDIV ‘uleiasey) SIWI3[ e

‘U] ‘S9IUOIA 3|OH dDIV ‘|9BYDINDIA B|Ned
D77 491U |BUOISS3404d UOIS3UIAIT “ojAel wo] :juedlddy e

wed] jdafoid



020

L BGRDSLE
GISATEEaa) e

.4
3 .

i J .d... ....\ L : : ( f ..
i N

b ¢ | TabTHT]
R, BPRERTE (PEIELT .

o T el BT
CREFTT LT

M b 1S




348}

S
3lgns

B




. . 9361 JINIS

1/SUTINIONT

S3LNON3ITOH

yoda
U0[}93)01d 82IN0Say

abup4 uoyeniasuo)

uojeAsasuo)

uopeasoay

dlignd-lwag/aliqnd

leusnpul

[eawwo) "Bysisyu|

|elIawwWoy |Bi1auas)

[ei2iawwo) pooyioqybieN puejs| A10xoIH ST
Tousig Aunwwod-ebund ueqin
ueqingng

|ejuapisay sjeis3y

abeyiA Inuos0)

ad/iNW "uag "Pon

'say abejA/NN "ue@ YbiH

'say "uaq@ YbiH

[enuapisay JW pues| A0xolH api
S8y dIN "usQ "PaN

'say ‘uaqg ‘pPan

say "uag ‘po

'say "uaQ Mo

D
‘/
=
|

¥
_

AN

suojjeubjseqg Wn4 sbupds ejuog
ouisiq AepanQ aimnouby jeany m
ouIsig ABlBAQ umojumoQ l
sjo13s|a AejieAp

as( pue aining AjunoD 897 Yyum spue] pexauuy

]

[sNERER]

448}

dep asn puey aining




€20

S3ILNOWN3ITOH

. . 9361 30NIS

R e j

».W..rém. P

0
e

k)

HiA



20

SUDAAUNS | SUINNYY | SLILIKONY IAVISONV | SUIINIONT

WN.—.ZOS_NJOI

.“T-Z—- R R T A R s T T TR

'S9|21YDA 9403 03 pasn ag Ajuewrid [[IMm S1lUN 3say]

9361 3ONIS

1YsIay ul 199} O F S eyl 8ulp|ing 100}
2Jenbs 000‘0SF & UIyim s1un Joopul OpF JO 1SISUOD ||Im 103[oud 3yl
‘eoaJde mc__ucso.::m
9yl yum Alljiqrnedwos wJiijuod 01 MalAaJ4 jeuonnippe adinbal 1ng
10141S1p SUlUOZ e Uulyym pajywJiad aJe 1eyl sash ale suoindaxa |elnads .

'S9sn pue| paniwJiad

pue spiepuels Juswdo|aAsp |euollippe saysi|gelss yaiym ‘AejaanQ

10p14J0) peoy yoeag elluog ayl ulylim (sopuod Jojow /23es0ls

Joopul) areald ‘esnoyalem-juiw e mojje 01 3uluozal Jusawdo|anap
pauue|d Jo uolldadxa |ejdads e ulisanbau st juedijdde ay|

1sanbay



G20

1¥1p£02-3 235 200 434 ¥243NS 34¥DSANY 0%

dVvOd MOVdl 30V

+

- |

B | 133415 ONOTY




Conceptual Rendering

. - 9361 3INIS
|

HOLEMONTES

C26



0T

. . 9961 J0NIS
|

S3ILNOW3TOH

BbuLIdpudy jenjdasuo)

120




8¢0

SEOAAUNS | SYINNYI | SLILININY JAVOSONYY | SHIINION

w-mizo—s—ﬂo-: e S e e e A P A P e e S

a
=
S
Bl
2

"UOISIJaP |eul}
9yl yew ||Im oym ‘[ouno) A1) Ag paesy aqg usys [[im 103foud ay| e
‘|lelusp Jo |enosdde Jo uoilepusIWILIOID
e apinoid ||Im oym paeog Suluoz ayi Aq pJeay aq ||Im 103foid sy .
‘(Suneaw 21|gnd 1s414 aY3
S1S1Y1) pIay 24 ||Im Suileaw d1jgnd Jayjoue ‘}jeis Ag 1ualdiyns punoy
Sl uolieoljdde ayl aouQ "uoiiedijdde |eiyiul Yyl 1wgns pue 913|dwWo) .
:5d31S IXaN

SS920.1d juawdojonag pauuejd 10 uondaidx3z jenads

T



SJULWWO) JO suonsand



gﬁlta
s

Small Town Charm.
Big Bright Future.

PUBLIC HEARING APPLICATION FOR

REZONINGS (CONVENTIONAL) & SPECIAL EXCEPTIONS

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

Applicant’s Name:

Livingston Professional Center, LLC

Phone #

Address: 719 Hickory Road, Naples, FL 34108

1239-572-3321

E-mail- TomTaylor0133@gmail.com

Project Name: Bonita Springs Motor Condos

STRAP Numper. 02-48-25-82-02700.0007

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:

Fee:

Current Zoning:

Land Use
Classification(s):

Date of Zoning
Public Hearing:

Planner Assigned:

Staff Recommendation:

Date of Application:

Comp. Plan Density:

Date of City Council
Public Hearing:

*% *kkkkhhhhhhhkkkkkkkk *kk *kkkkkhhhhhhkhhkkkkk

*kkkkhhkhkkx *kkkkk

Pnz_Publig_SIQearing_RZN_SPE_20211210.docx 12/10/2021 3:35 PM

xxxxx

Page 1 of 11



PART |

APPLICANT\PROPERTY OWNERSHIP INFORMATION

A. Name of applicant: Livingston Professional Center, LLC

Street Malllng Address: 719 HICkOfy Road, Naples, FL 34108

City: Naples State: Florida Zip: 34108

Phone Number: Area Code: 239 Number: 572-3321 Ext.
TomTaylor0133@gmail.com

E-mail:

B. Relationship of applicant to property:

X Owner Trustee* Option holder*
Lessee* Contract Purchaser*
Other (indicate)*

*If applicant is NOT the owner and the application is NOT City-initiated, submit a notarized Authorization Form from
the owner to the applicant. Label the attachment “Exhibit I-B-1".

* If the application is City-initiated, enter the date the action was initiated by the City 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".

C. Name of owner of property: Livingston Professional Center, LLC

Street Mailing Address: /19 Hickory Road

City: Naples State: Florida Zip: 34108
Phone Number: Area Code: 239 Number: _972-3321 Ext.
D. Date property was acquired by present owner(s): 9-08-2022
E. Is the property subject to a sales contract or sales option? NO X YES
F. Are owner(s) or contract purchasers required to file a disclosure form? NOo X YES. If yes, please
complete and submit Exhibit I-F (attached).
G. __Authorized Agent(s): List names of authorized agents. Attach extra sheet if more space is required

Name: RobertJ. Mulhere, FAICP, President/Hole Montes, Inc. (BobMulhere@hmeng.com)

Contact Person: Jeremie Chastain, AICP, Senior Planner/Hole Montes, Inc.

Address: 950 Encore Way, Naples, FL 34110

Phone: 239-254-2000 E-mail: JeremieChastain@hmeng.com

Pnz_Publigfllearing_RZN_SPE_ZOZ1 1210.docx 12/10/2021 3:35 PM Page 2 of 11



PART Il
GENERAL INFORMATION

A. Legal Description: Is property within a platted subdivision recorded in official Plat Books of Lee County?

NO. Attach a legible copy of the legal description (labeled Exhibit I-A-1.) and a certified sketch of description
as set out in Chapter 5J-17.053, F.A.C., Florida Administrative Code, unless the subject property consists of
one or more undivided platted lots. If the application includes multiple abutting parcels, the legal description
must describe the perimeter boundary of the total area, but need not describe each individual parcel. However,
the STRAP number for each parcel must be included. (labeled Exhibit 1I-A-2.)

X YES. Property is identified as:

Subdivision Name: Greyhound Square Land Condominium

Plat Book: Page: Unit: Block: Lot:

Submit a copy of the Plat Book page with subject property clearly marked. Label this Exhibit 1I-A-3.

STRAP NUMBER. 02-48-25-82-02700.0007

B. Project Street Address: 28010/020 Performance Lane

C. General Location of Property (referenced to major streets)

250+ feet south of Bonita Beach Road at the southeast corner of the intersection of Race Track Road and Furlong

Street.

D. Nature of Request: (Check applicable answers)

Rezoning FROM: TO:

Mini-warehouse

Special Exception for:

E. Property Dimensions
230+

1. Width (average if irregular parcel): Feet
s 541+
2. Depth (average if irregular parcel): Feet
+
3. Frontage on road or street: 1,289+ Feet
: . N/A
4. Width along waterbody (If applicable): Feet
+
5. Total land area: 2.8+ Acres Acres or Square Feet
F. Facilities

1. Fire District: Bonita Springs Fire Control & Rescue District

2. Sewer Service Supplier: Bonita Springs Utilities, Inc.

3. Water Service Supplier: Bonita Springs Utilities, Inc.

Pnz_Publig_sl-?learing_RZN_SPE_ZOZ1 1210.docx 12/10/2021 3:35 PM Page 3 of 11



G. Present Use of Property: Is the property vacant? X Yes No

Except for City-initiated requests, 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 use of the building or
structure(s) will be in compliance with all applicable requirements of the land development code.

Vacant/undeveloped

Briefly describe current use of the property:

H. Property restrictions: Are there any deed restrictions or other types of covenants or restrictions on the property?
Yes X No. If yes, submit a copy of the restrictions and a written statement as to how the restrictions

may affect the request.

Pnz_Publigfﬁearing_RZN_SPE_2021 1210.docx 12/10/2021 3:35 PM Page 4 of 11



EXHIBIT I-B-4
COVENANT OF UNIFIED CONTROL

The undersigned do hereby swear or affirm that they are the fee simgle title holders and owners of record of property
commonly known as 28010/020 Performance Lane, Bonifa Springs, FL 34135 g |egally described in exhibit A attached
hereto. (street address)

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

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

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

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

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

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

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

c —

Owne
77400)0-\5 . tﬁ*y//()//'
Printed Name”

STATE OF FLORIDA, -
- COUNTY OF LEEA ( p L1 {N
) i & h/!f’ Narvne s i
Sworn to (or affirmed) and subscribed before me this | J day of [AAWUIAN 2079, by

..,? WO W an "f ;‘»(,_/;3 T‘r‘,‘m , wng,ji_pgwgnllnown to me or who has produced
as identification. e ———

' g I/ )
*-/fmrﬁ“\i;bwd \'\TM’J’
Notary Public . , ¢ /

Dl MAA Y L’V( 7O |
(Name typed, printed or stamped)
(Serial Number, if any)

STEPHANIE KAROL
°./%: Notary Public - State of Florida
% d§ Commission # GG 965839
5,0F RS My Comm, Expires Mar 9, 2024
Bonded through National Natary Assn.

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 20 of 20
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Thomas M. Taylor, MGRM, Livingston Professional Center, LLC

PART lli

AFFIDAVIT

I, s M, Tagior , certify that | am the owner or authorized representative of the property described herein,
and that all answers to the questions in this application and any sketches, data or other supplementary matter attached to
and made a part of this application, are honest and true to the best of my knowledge and belief. | also authorize the staff of
City of Bonita Springs Community Development to enter upon the property during normal working hours for the purpose of
investigating and evaluating t quest made thru this application.

—c A, P 6/20 /5
Signature of owner or owner-authorized agent Date:
Thomas M. Taylor, MGRM, Livingston Professional Center, LLC

Typed or printed name

STATE OF FLORIDA
COUNTY OF KEBE COLLIER

Sworn to (or affirmed) and subscribed before me by means of physical presence Zl/or online notarization [,
this (day) 20 of (month) ﬂ UNL , (ear) Lp2-2
by (name of person making statement) / ] W U M TK((}}{/ A

Signature of Notary Public - State of Florida: Q_/Hltvdﬂ“.( AMND L(W "J
Name of Notary Typed, Printed, or Stamped: 3‘{() Ma v 10 Ka 79) l

Personally Known IE’ OR Produced Identification []

SN RG, STEPHANIE KAROL

& .?‘ Natary Public - State of Florida

'3,} ﬁ Commission # GG 965839
“5,OF B My Comm, Expires Mar 9, 2024
Bonded through National Notary Assn. §

Type of Identification Produced:

XXX COLLIER

Pnz_Public_Hearing_RZN_SPE_20211210.docx 12/10/2021 3:35 PM Page 5 of 11
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EXHIBIT I-F
DISCLOSURE OF INTEREST FORM FOR:

STRAP NO. 02-48-25-B2-02700.0007 CASE NO. SPE22-92936-BOS

1. Ifthe property is owned in fee simple by an INDIVIDUAL, tenancy by the entirety, tenancy in common, or joint tenancy,

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

Name and Address Percentage of Ownership
N/A

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

each.

Name, Address, and Office Percentage of Stock
N/A

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

Name and Address

Percentage of Interest
N/A

If the property is in the name of a GENERAL PARTNERSHIP OR LIMITED PARTNERSHIP, list the names of the
general and limited partners.

Name and Address Percentage of Ownership

Livingston Professional Center, LLC
719 Hickory Road, Naples, FL. 34108

Thomas M. Taylor, MGRM 100%

Pnz_Public_Hearing_RZN_SPE_20211210.docx 12/10/2021 3:35 PM Page 10 of 11
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5. If there is a CONTRACT FOR PURCHASE, whether contingent on this application or not, and whether a Corporation,
Trustee, or Partnership, list the names of the contract purchasers below, including the officers, stockholders,
beneficiaries, or partners.

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

N/A

Date of Contract:

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

Name and Address

For any changes of ownership or changes in contracts for purchase subsequent to the date of the application, but prior
to the date of final public hearing, a supplemental disclosure of interest shall be filed.

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

Applicant Signature: é) //1/ A - Name: 77)8’”\‘7\5 A /’7‘//()5\

STATE OF FLORIDA
COUNTY OF X COLLIER

Sworn to (or affirmed) and subscribed before me by means of physical presence, m online notarization [],

this (day) i of (month) Januar VA , (year) L0+

by (name of person making statement) Thomas M. Ta v lor

s |
Signature of Notary Public - State of Florida: 0420/%4%\/&\ ; /0)4&34«—/&

Name of Notary Typed, Printed, or Stamped: D enorah K. D '/A ﬂﬁ ola

Personally Known [X/OR Produced Identification [] MERBERt K. NGO

‘,,\v ,.

i% ”‘(f* Notary Public - State of Florida

B 'S Commission # HH 219413

“Rorno= My Comm. Expires Jan 23, 2026
Bonded through National Nolary Assn.

Type of Identification Produced:

........

Pnz_Public_Hearing_RZN_SPE_20211210.docx 12/10/2021 3:35 PM
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EXHIBIT I-B-IT

ALLIANCE BONITA SPRINGS, LLC
4973 SW 75™ AVENUE
MIAMI, FL 33155

June 15, 2022
Re: Bonita Springs Motor Condos — Special Exception
Strap No. 02-48-25-B2-02700.0007
Pre22-87909-BOS
To Whom it May Concern:
This letter is written authorization for Thomas M. Taylor, MGRM of Livingston Professional
Center, LLC, to act on our behalf for all matters relating to the Special Exception Application filed

with the City of Bonita Springs relating to the Bonita Springs Motor Condos project.

Alliance Bonita Springs, LL.C

Yl‘ r
By: \/& ,(/(/6\ C(/m/l Y2 q

&obert Cambo, MGR

STATE OF FLORIDA

COUNTY OF Ay At/ ~DANE

The foregoing Letter of Authorization was executed before me this /& day of ~7 JAE
2022, by meansof _ Y, physical presence or online notarization, by Robert Cambo, MGR,

Alliance Bonita Springs, LLC, who is personally known to me _ X or who has produced

as identification.
Not% Public 5

Print Name ZA/£/% Q?&S f/g&h’ﬂ/\/&f -

(SEAL) Certificate No.
My Commissioner Expires (-

LAURA CROS HERNANDEZ
Notary Public
S State of Florida
“e=iie/~  Commi# HH255531
%\ Expires 4/20/2026

C38



2726 OAK RIDGE COURT, SUITE 503
J/ TRANSPORTATION QFLCE 2292783060
CONSULTANTS, INC

TRAFFIC ENGINEERING
TRANSPORTATION PLANNING
SIGNAL SYSTEMS/DESIGN

TRAFFIC IMPACT STATEMENT

FOR

BONITA MOTOR CONDOS

PROJECT NO. F2203.11

PREPARED BY:

TR Transportation Consultants, Inc.
2726 Oak Ridge Court, Suite 503
Fort Myers, Florida 33901
239-278-3090

Revised:
November 30, 2022
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7‘ TR TRANSPORTATION
CONSULTANTS, INC

CONTENTS

L. INTRODUCTION

II.  EXISTING CONDITIONS

III.  PROPOSED DEVELOPMENT

IV. TRIP GENERATION

V.  TRIP DISTRIBUTION & PROJECT IMPACT

VI. FUTURE TRAFFIC CONDITIONS

VII. PROJECTED LEVEL OF SERVICE AND TURN LANE IMPROVEMENTS

VIII. CONCLUSION
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7‘ TR TRANSPORTATION
CONSULTANTS, INC
L. INTRODUCTION

TR Transportation Consultants, Inc. has conducted a traffic impact statement to fulfill
requirements set forth by the City of Bonita Springs for projects seeking Special
Exception approval. This report has been completed in compliance with guidelines
established in the City of Bonita Springs Traffic Impact Statement Guidelines. The
development site is located at 28010 Performance Lane in the City of Bonita Springs,

Florida. The site location is illustrated on Figure 1.

The applicant is requesting a Special Exception approval to permit approximately 64,430
square feet of self-storage uses (includes approximately 15,300 square feet of mezzanine
floor area). Access to the subject site will be provided to Furlong Street and Performance

Lane via a single connection at each location.

Methodology meeting notes were exchanged with the City of Bonita Springs Staff to
discuss the requirements for the traffic study. The initial methodology meeting notes are

attached to the Appendix of this report for reference.

This report examines the impact of the development on the surrounding roadways and
intersections. Trip generation and assignments to the various surrounding intersections
will be completed and analysis conducted to determine the impacts of the development

on the surrounding streets and intersections.
II. EXISTING CONDITIONS

The subject site is currently vacant. The subject site is bordered to the south and east by

Performance Lane, to the north by Furlong Street, and to the west by Race Track Road.

Page 2
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TRANSPORTATION PROJECT LOCATION MAP
CONSULTANTS ¢ BONITA MOTOR CONDOS Figure 1
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7‘ TR TRANSPORTATION
CONSULTANTS, INC

Bonita Beach Road is a six-lane divided arterial within the vicinity of the subject site.
Bonita Beach Road has a posted speed limit of 45 mph is under the jurisdiction of the Lee
County Department of Transportation.

II1. PROPOSED DEVELOPMENT

The applicant is requesting a Special Exception approval to permit approximately 64,430
square feet of self-storage uses (includes approximately 15,300 square feet of mezzanine
floor area). Table 1 summarizes the land uses utilized for the trip generation purposes for

the subject site.

Table 1
Land Use
Bonita Motor Condos

Land Use

Size
64,430 Sq. Ft.
(Includes approx. 15,300

Sq. Ft. of Mezzanine
Floor Area)

Mini-Warehouse

Access to the subject site will be provided to Furlong Street and Performance Lane via a

single connection at each location.

IV.  TRIP GENERATION

The trip generation for the proposed development was determined by referencing the
Institute of Transportation Engineer’s (ITE) report, titled Trip Generation Manual, 11%
Edition. Land Use Code 151 (Mini-Warehouse) was utilized to estimate the trip
generation for the proposed development. The trip equations utilized from this land use
are contained in the Appendix of this report for reference. Table 2 outlines the
anticipated weekday A.M. and P.M. peak hour trip generation of the subject site. The

daily trip generation is also indicated in this table.

Page 4
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Table 2
Trip Generation
Bonita Motor Condos

Mini-Warehouse
(64,430 Sq. Ft.)

Weekday A.M. Peak Hour

Weekday P.M. Peak Hour

3 I 3 ’ 6

10

Daily

Land Use In I Out Total In Out Total !2-waz)

93

c44

V. TRIP DISTRIBUTION & PROJECT IMPACT

The trips shown in Table 2 were then assigned to the surrounding roadway system based

on the anticipated routes the drivers will utilize to approach the site. The anticipated trip

distribution of the development traffic is shown on Figure 2. Also shown on Figure 2 is

the site traffic assignment to the proposed site access drives and surrounding

intersections.

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

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

Table 1A, in the Appendix of this report, was created. This table indicates which

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

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

Link-Specific Service Volume tables, dated June, 2016. Based on Table 1A, no roadway

segments are projected to be significantly impacted as a result of the proposed

development.
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VI. FUTURE TRAFFIC CONDITIONS

A horizon year analysis of 2024 was selected as the analysis year to evaluate the future
impacts this project will have on the surrounding roadway network. Based on this horizon
year, vested traffic volumes were applied to the existing traffic conditions for all roadway
links that could be significantly impacted by this development. All background growth on
Bonita Beach Road will be due to vested traffic data provided by the City. The existing
roadway link traffic data was obtained from the 2022 City of Bonita Springs Traffic
Count Report by taking the Peak Season, Peak Direction volume from the three (3) day
count summary as provided for each count station in the traffic count report. Based on the
project distribution shown in Figure 2, the link data was analyzed for the year 2024
without the development and year 2024 with the development.

Figure 3 indicates the year 2024 peak hour — peak direction traffic volumes and Level of
Service for the various roadway links within the study area. Noted on Figure 3 is the peak
hour — peak direction volume and Level of Service of each link should no development
occur on the subject site and the peak hour — peak direction volume and Level of Service
for the weekday A.M. and P.M. peak hour with the development traffic added to the
roadways. This figure was derived from Table 2A contained in the Appendix. Note, the
peak hour - peak direction vested trips were determined by utilizing the vested traffic
information provided by the City of Bonita Springs. The “City of Bonita Springs Vested
Trip Table” and the 2022 City’s traffic count data are attached to the Appendix of this

report for reference.
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VII. PROJECTED LEVEL OF SERVICE AND TURN LANE IMPROVEMENTS

Figure 3 details the Levels of Service for all links inside the project's area of influence
based on this analysis. In comparing the links’ functional classification and calculated
2024 traffic volumes to the Service Volume Tables, it was determined Bonita Beach
Road, east and west of Race Track Road will operate at LOS “C” in 2024 both with and
without the proposed development traffic. Therefore, no roadway capacity improvements

will be required as a result of this analysis.

Due to low projected project turning volumes at the proposed site access drives on
Furlong Street and Performance Lane as shown on Figure 2, separate turn lanes will not

be warranted at these locations.

VIII. CONCLUSION

The proposed development located at 28010 Performance Lane in the City of Bonita
Springs, Florida will not degrade the Level of Service on the roadways within the study
area. Bonita Beach Road, east and west of Race Track Road was shown to operate at a
Level of Service “C” both with and without the proposed development in the AM and
PM peak hour conditions. Therefore, roadway capacity improvements will not be

warranted as a result of the proposed development.
Due to low projected project turning volumes at the proposed site access drives on

Furlong Street and Performance Lane as shown on Figure 2, separate turn lanes will not

be warranted at these locations.

K:\2022103 March\11 Bonita Motor Condos Special Exception - City of Bonita Springs\Sufficiency\11-30-2022 TIS Report.doc
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2726 OAK RIDGE COURT, SUITE 503
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TRANSPORTATION PLANNING
SIGNAL SYSTEMS/DESIGN

MEMORANDUM
TO: Mr. Tom Ross, P.E.
Jacobs
FROM: Yury Bykau
Transportation Consultant
DATE: June 20, 2022
RE: Bonita Motor Condos — 28010 Performance Lane
Special Exception Traffic Impact Statement Methodology
City of Bonita Springs

This memorandum summarizes the methodology that will be utilized for the traffic
impact analysis to be prepared by TR Transportation Consultants, Inc. for the Special
Exception application to develop an approximately 63,620 square foot self-storage
facility at 28010 Performance Lane in the City of Bonita Springs.

Access to the subject site will be provided to Furlong Street and Performance Lane via a
single connection at each location. The TIS will be prepared consistent with the
methodology outlined in City of Bonita Springs Resolution No. 17-07.

TRIP GENERATION

The trip generation will be completed utilizing the Institute of Transportation Engineer’s
(ITE) report, Trip Generation Manual, 11" Edition. Land Use Code 151 (Mini-
Warehouse) will be utilized for the trip generation purposes of the proposed
development. Table 1 summarizes the proposed uses on the subject site.

Table 1
Land Uses
Bonita Motor Condos

Land Use Size

Mini-Warehouse 63,620 Sq. Ft.
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Mr. Tom Ross, P.E.

Bonita Motor Condos
Transportation Methodology
June 20, 2022

Page 2

Table 2 reflects the total weekday AM and PM peak hour trip generation of the proposed
development. The new trips in Table 2 will be used in the Level of Service analysis for
the adjacent roadway segments.

Table 2
Trip Generation
Bonita Motor Condos
Weekday A.M. Peak Hour | Weekday P.M. Peak Hour | Daily
Land Use In Out Total In Out Total | (2-way)
Mini-Warehouse
(63,620 Sq. Ft.) 3 3 ; 4 6 10

C52

TRIP DISTRIBUTION

The trip distribution for the project trips was estimated manually and was based on the
available roadway network and commuting patterns in the area. It was assumed that 60%
of project trips will be to/from the west of Race Track Road on Bonita Beach Road and
40% to/from the east of Race Track Road on Bonita Beach Road.

STUDY AREA

The study area will consist of arterial and collector roads where the project related trips
equals or exceeds 2% or 3% of the directional peak hour capacity of the level of service
standard for each roadway segment. The attached Table 1A identifies the anticipated
roadway segments that will be impacted by the 2% and 3% impact.

EXISTING/FUTURE TRAFFIC
Existing traffic conditions will be based on the traffic data as reported in the 2021 City of
Bonita Springs Traffic Count Report prepared by FTE.

Analysis scenarios will be as follows:

o Existing traffic within the study area

o 2024 Future Background Traffic Conditions

o 2024 Future Background Traffic Conditions plus AM/PM peak hour
project trips added to the links.

Turn lane improvements at the site access drives will be evaluated based upon the turn
lane criteria in the Lee County Turn Lane Policy (Administrative Code 11-4).

Attachments

K:\2022\03 March\11 Bonita Motor Condos Special Exception - City of Bonita Springs\Methodology\6-20-2022 TIS Methodology.doc
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8250 Pascal Dr

,‘F ' E Punta Gorda, FL

1230-Bonita Beach W of Race Track Rd ﬁ‘ H - Phit (941) 639 2818
Bonita Springs, FL Faxat (941) 209 5331

_ Tuesday Wednesday Thursday Threeday Average
Time 3/29/2022 3/30/2022 3/31/2022

EB WB EB WB EB wB EB WB
12:00 AM 62 107 76 96 98 105 79 103
01:00 AM 36 66 49 67 62 88 49 74
02:00 AM 51 55 32 48 44 52 42 52
03:00 AM 48 44 67 49 80 57 65 50
04:00 AM 102 17 111 129 119 119 111 122
05:00 AM 284 328 286 310 296 308 289 315
06:00 AM 640 1045 659 1007 652 981 650 1011
07:00 AM 1133 2023 1172 1928 1105 1737 1137 1896
08:00 AM 1207 2407 1229 2522 1233 2489 1223 2473
09:00 AM 1389 2446 1304 2333 1399 2121 1364 2300
10:00 AM 1402 2250 1479 2248 1539 2058 ; 1473 2185
11:00 AM 1556 2239 1617 2163 1636 2173 1603 2192
12:00 PM 1546 1993 1684 1927 1647 1837 1626 1919
01:00 PM 1688 1863 1646 1786 1669 1812 1668 1820
02:00 PM 1797 1717 1715 1722 1713 1592 1742 1677
03:00 PM 1888 1742 1841 1608 1885 1331 1875 1560
04:00 PM 1907 1557 1928 1412 1898 1322 1911 1430
05:00 PM 1879 1413 1884 1425 1787 1309 1850 1382
06:00 PM 1326 1284 1289 1134 1318 1138 1311 1185
07:00 PM 1025 817 988 902 1023 873 1012 864
08:00 PM 913 699 943 605 916 640 924 648
09:00 PM 584 456 642 486 656 446 627 463
10:00 PM 373 334 343 344 420 297 379 325
11:00 PM 178 197 222 189 228 181 209 189
Day Total 23014 27199 23206 26440 23433 25066 23219 26235

Combine Totals 50213 49646 48499 49454
Threeday Average
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VESTED BONITA BEACH ROAD
TRAFFIC BY LINK
PROVIDED BY THE CITY OF BONITA
SPRINGS

C62



5 d ) o THan] T W R,

n 0 0 a [ZTCECET a—-__..ﬂ— AEY D) MY

It B [ 72 T T (TR
| [ [ | G vl TWTEHD|  Pwia Bham T

I3 |82 55 & G i T e SRR

1] 1 L i3 bl o1 I B ]

i T [ = T ]

] 0 0 SRy PG|
_2 [ ] [ G ETCEEI ErTE |

43 i any B:L L TG
_W > 3 I [ i PH T PIO

w1 T 1] 3 a

? o 0 1 V[ [P

o L 10 FH IV IO

@ 0 0 L]

3 £l L) IR Hn Ty

0 0 0 0

i 0 0 i

B € € €

v T 1 [ AR

3 E3 3 92 3 ¥ Py T

|is [ " ] ¥ 0 BT TR

1 [ 48 E T AR T B

< L {13 1] il iwby

n [ [ [} DL

il o 0 0 VA ST

0 o [i] [i] 1| ARy WATEY G T
5 | G nt i i ] T T I e MmO | noanT
0 0 0 o

o o o ¢ TR M) T P 1IIE R P [
EZ ot GRS HAIE) Ty | e | P £
ke Bl ¥ i L e KNI P it | DI E.
5] €L CIRET LIOETT IR Kol Wi [ ot T
il a TG oy SR S|P PIRE Ay AIRAR] AR 01317 | LEpiiE
il 0 WITA TITE AN T, 1RAa]] AP S ?,_ﬂ_ RG] [
a L ABALIA S5 AN TN A PNE B131R1| o
n a T _:.Enﬁ Sy A TR [T
r v Ry AEETY FHT0 IO 75 Ue( [D0NST
0 a To 10 [ER s ]
0 G GEEE [EEGREES VT EASIR| DOOVT
o 3 T i v FRT R I I ] B
I3 995 [1] e ] [ S G L G o]
TGE ik W, 3 a e R G | Al
ES I3 i 152 & I IR | O G LR e e
ki Y 41 i %

Eil (] T 5 T
_ B

Ll W

{13 @3 Ay, han

vl A b 50| VEI R,

z ¥ ¥ T 0 WP Al AT A

0 o a [ ARV TSI PNR AN

0 0 n 0 S PSR

m7s 3/N m/s 3/N mis 1IN s 1IN Mis i al
whii] Pl i sl f PETA Y EEEET EIIETERT] T T |
(LI § 871 MO REED

1202 - 3|qel du] paisap s3ulids eyuog jo A

€90



TRIP GENERATION EQUATIONS
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Mini-Warehouse
(151)

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

Setting/Location: General Urban/Suburban

Number of Studies: 16
Avg. 1000 Sq. Ft. GFA: 55
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA

Average Rate Range of Rates Standard Deviation

1.45 0.38 - 3.25 0.92

Data Plot and Equation
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X =1000 Sq. Ft. GFA
X Study Site Average Rate
Fitted Curve Equation: Not Given R2= *r*
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Mini-Warehouse
(151)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

Avg. 1000 Sq. Ft. GFA:
Directional Distribution:

Vehicle Trip Generation per 1000 Sq. Ft.

Average Rate

Range of Rates

1000 Sq. Ft. GFA

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.
General Urban/Suburban

13
70
59% entering, 41% exiting

GFA

Standard Deviation

0.09 0.04-0.17 0.05
Data Plot and Equation
20
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L
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b 10 X
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X
X
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X X X
X X X
0
0 50 100 150 200
X =1000 Sq. Ft. GFA
X Study Site Average Rate
Fitted Curve Equation: Not Given R2= *+*
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Mini-Warehouse
(151)

Vehicle Trip Ends vs:
On a:

Setting/Location:
Number of Studies:

Avg. 1000 Sq. Ft. GFA:
Directional Distribution:

Vehicle Trip Generation per 1000 Sq. Ft.

Average Rate

Range of Rates

1000 Sq. Ft. GFA

Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.
General Urban/Suburban

18
59
47% entering, 53% exiting

GFA

Standard Deviation

0.15 0.02-0.64 0.14
Data Plot and Equation
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Exhibit IV-F
Narrative Statement

Request

The applicant is requesting a special exception to allow for development of a 31-unit mini
warehouse use within the Bonita Beach Road Corridor Overlay — Commercial Zone.

The proposed development will be a condominium indoor-storage facility. Since this use is not
specifically defined in LDC Chapter 4, staff has previously determined the characteristics of
condominium indoor-storage are similar in use to mini-warehouse and warehouse uses. The
proposed units will be air conditioned. Access to the units and roll up doors will be interior to the
site. The units are intended to provide storage space for high-end and collector automobiles and
are not used for the storage of household goods at levels typically found in self-storage facilities.
Deed restrictions will prohibit running businesses out of the units and overnight stays. The project
will be designed to further the intent of the Bonita Beach Road Corridor Overlay by providing an
interconnected project, designed to the human-scale that will accommodate and encourage
pedestrian traffic, and contribute to a vibrant and aesthetically pleasing streetscape. Sidewalks will
be installed adjacent Race Track Road and the southern leg of Performance Lane that will connect
to the existing sidewalks along Race Track Road, Oak Creek Charter School, and Furlong Street,
enhancing the overall pedestrian network for the surrounding area. Perimeter landscape buffers
will be planted with trees that will visually enhance the adjacent right-of-way, contributing to a
vibrant and aesthetically pleasing streetscape.

Summary of Subject Site

The subject site totals approximately 2.82 acres and is located at 28010/020 Performance Lane,
approximately 244 feet south of Bonita Beach Road, southeast of the intersection of Race Track
Road and Furlong Street. The property is designated General Commercial on the Future Land Use
Map and within the Bonita Beach Road Corridor Overlay — Commercial Zone, which permits a
wide range of commercial uses.

Surrounding Property
Current Use Zoning

North Furlong Street (+40° ROW), | CPD, Bonita Beach Road
Gas Station (RaceTrac) Corridor Overlay —

Commercial Zone

South Performance Lane (+30° | C1-A
ROW), Vacant/Undeveloped

East Performance Lane (£30° | C1-A, Bonita Beach Road
ROW), Oak Creek Charter | Corridor Overlay — Historic
School Zone

West Race Track Road (100’ | CPD, Bonita Beach Road
ROW), Bonita Springs Card | Corridor Overlay
Room

Page 1 of 6
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Neighborhood Meeting

A neighborhood meeting was held on Thursday, March 31, 2022, at 5:30 PM at the Auditorium at
St. Leo’s Catholic Church. The agent waited until 6:00 PM and then closed the meeting with no
one in attendance.

Relevant Land Development Code Criteria

Criteria for approval of special exceptions are found in Sec. 4-131. Please see below for the
required analysis of how this request complies with all relevant criteria.

c) Special exceptions...

2) Considerations. In reaching their decision, the zoning board must consider the following,
whenever applicable:

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

Changing conditions make the approval of the request appropriate. The property,
and the surrounding area, is within the Bonita Beach Road Corridor Overlay. The
intent of the overlay is 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 aesthetically
pleasing streetscape. When compared to the industrial area to the south (which is
outside of the overlay), adjacent properties within the overlay have been developed
with more urban, commercial uses (such as a school, card room, and gas station).
The proposed use is low intensity and compatible with/complementary to adjacent
development and while furthering the intent of the overlay. The gas station, school,
and card room have added significant traffic to the intersection of Race Track Road
and Furlong Street. Future redevelopment of the former greyhound track and future
expansion of the school will further increase the impacts of traffic on the
surrounding roadway network, The proposed use generates minimal traffic, at off-
peak hours. To further reduce impacts to the intersection of Furlong Street and Race
Track Road, ingress has been limited to Performance Lane to eliminate the need for
left turns onto Furlong Street to access the project.

b. The testimony of the applicant.
To be provided.
c. The recommendation of staff.

To be provided.

Page 2 of 6
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The testimony of the public.
To be provided.

Whether the request is consistent with the goals, objectives, policies and intent of the
Bonita Plan.

Please see the analysis provided below which demonstrates the request is consistent
with the goals, objectives, and policies of the Bonita Plan.

Whether the request meets or exceeds all performance and locational standards set forth
for the proposed use.

The request meets or exceeds all performance and locational standards.

Whether the request will protect, conserve or preserve environmentally critical areas
and natural resources.

The property is cleared of vegetation and surrounded by development. There are no
impacts to environmentally critical areas or natural resources.

Whether the request will be compatible with existing or planned uses.

The requested use is compatible with the surrounding area. Property to the north and
west is developed with more intense commercial uses (gas station, restaurant, card
room). There is a stormwater management area to the south. The Oak Creek Charter
School is adjacent to the east. The requested use is compatible with and
complementary to the charter school. The proposed use generates little traffic (the
existing facilities in Naples generate approximately six to ten trips a day) and will
have different peak operating hours, so school drop off and pick up will not be
adversely impacted. Ingress to the site is being limited to Performance Lane, thereby
eliminating additional left-turn movements onto Furlong Street. Furthermore, the
requested special exception will provide benefit to the charter school through
construction of the pedestrian facilities required by the overlay. The development will
also include improvements to Race Track Road consistent with the City’s complete
street principles.

Whether the request cause damage, hazard, nuisance or other detriment to persons or
property.

The request will not cause damage, hazard, nuisance, or other detriment to persons
or property.

Whether a requested use will be in compliance with all general zoning provisions and
supplemental regulations pertaining to the use set forth in this chapter.

Page 3 of 6
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The requested use is in compliance with all applicable zoning provisions and
supplemental regulations, please see the additional analysis provided below.

3) Findings. Before making a recommendation to the city council to grant any special
exceptions, the zoning board must find that the applicant has proved entitlement to the
special exception by demonstrating compliance with:

a.

The Bonita Plan;

The property is designated General Commercial on the Future Land Use Map. The
existing and proposed uses are consistent with the FLU designation, which is
intended to “accommodate a wide range of commercial uses serving the general
population of the City. This designation recognizes, but is not specifically limited to,
properties that been developed, have received development approval or have been
zoned for commercial use prior to the adoption of the Comprehensive Plan.”
Appropriate uses are recognized as a wide range of commercial retail and service
uses.

The landscaping at time of D.O. and will be consistent with FLU Objective 1.3, which
encourages improving the visual and aesthetic appearance of the City; and
Transportation Element Objective 1.4, which states the City shall improve the
aesthetic qualities and appearances of roadways and their adjacent land uses. The
site has access to adequate public facilities and services in accordance with FLU
Objective 1.11.

This chapter; and
Provided above.
Any other applicable ordinances or codes.

Provided below.

4) Authority.

a.

The zoning board must make the recommendation to grant the special exception unless
they find the request is contrary to the public interest and the health, safety, comfort,
convenience and welfare of the citizens of the city, or that the request is in conflict with
subsection (c)(3) of this section.

The request is not contrary to the public interest or to the health, safety, comfort,
convenience or welfare of the citizens of the city and is not in conflict with the
required findings of subsection (c)(3).

Consistency with the Bonita Plan

Page 4 of 6
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Policy 1.1.14: General Commercial - Intended to accommodate a wide range of commercial uses
serving the general population of the City. This designation recognizes, but is not specifically
limited to, properties that have been developed, have received development approval or have been
zoned for commercial use prior to the adoption of the Comprehensive Plan.

a. Appropriate uses include a wide range of commercial retail and service uses for residents
and visitors; hotels/motels; offices; light industrial uses; schools; recreation; public and
semi-public uses; multi-family uses up to 10 units per acre within the approximately 1,468
acres of gross land area in the land use category; and mixed residential and commercial use
in planned developments.

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

c. Maximum allowable height of structures shall be 75 feet from the base flood elevation to
the eaves except that no new structures or modification of existing structures located on
the islands west of the mainland may be constructed in excess of 35 feet in height.

d. Nonresidential uses shall be limited to a maximum floor area ration (FAR) of 1.2.

The use proposed is consistent with those permitted by the land use category and height and
FAR limitations.

Objective 1.16: Bonita Beach Road Corridor and Bonita Beach Road Corridor Quadrant
Map: Establish regulations to implement the Bonita Beach Road Visioning Study by Tool Design
Group dated November 1, 2016 for the Bonita Beach Road Corridor, which is generally located
between the Gulf of Mexico and the City limits to the East. The corridor serves as the main gateway
to the City, and is intended for an interconnected mix of uses including commercial, civic,
residential, and mixed-use development, with emphasis on compatibility, a human-scale of
development, walkability and bike-ability, and a vibrant aesthetically-pleasing streetscape.

The requested special exception and associated conditions will ensure an interconnected project,
designed to the human-scale that will accommodate and encourage pedestrian traffic, and
contribute to a vibrant and aesthetically pleasing streetscape.

Policy 1.16.1: Implement a cohesive set of provisions in the Land Development Code to provide
enhanced standards for new development along the Bonita Beach Road Corridor relating to site
design, access, land use, landscaping, parking requirements, interconnectivity, and mobility.

The subject site has been designed with the vision for the Bonita Beach Road Overlay Corridor
in mind. The goals in designing the building include:

o Create a sense of formal entry into the property that is apparent from the street.

o Utilize a building massing strategy that minimizes long linear wall planes.

o Integrate the perimeter landscaping into the site design to create a transition from the
built environment to the adjacent street scape.

e Expanding the existing road network via improvements to Racetrack Road.

Page 5 of 6
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Policy 1.16.4: Promote use of aesthetically pleasing architectural standards, accessory structures,
and additional hardscape and landscape features to create a strong sense of place
along Bonita Beach Road.

Policy 1.16.5: New development and redevelopment projects shall be designed and developed to
coordinate land uses, site design, access, and required infrastructure improvements with the
mobility network identified in the Bonita Beach Road Visioning Study by Toole Design Group
dated November 1, 2016.

Improvements consistent with complete street principles will be implemented where applicable.

Policy 1.16.6: Evaluate new development and redevelopment projects along the Bonita Beach
Road Corridor in relationship to the “Bonita Beach Road Corridor Quadrant Map” and “Corridor
Network Zones Map’ to encourage appropriate land use, site design techniques, interconnectivity,
and multi-modal access.

The subject site has been designed with the vision for the Bonita Beach Road Overlay Corridor
in mind. The design of the site seeks to beautify the streetscape and expand and improve the
pedestrian network. Parking will be internal to the site, allowing for building frontage on all
adjacent right-of-way, allowing the building to engage the street through building design. Since
these are not traditional storage units, the building will be designed at a human scale in contrast
to the more common approach of indoor storage building design which generates closed, boxy
buildings. This project will provide aesthetically pleasing building massing and scale, an
appropriate relationship to the street, and architecture that will be a positive contribution to the
City of Bonita Springs.
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BONITA-FT MYERS CORP
401 NW 38TH CT
MIAMI FL 33126

PINE HAVEN CONDO ASSN
RESORT MANAGEMENT

2685 HORESHOE DR S STE 215
NAPLES FL 34104

LEE COUNTY
PO BOX 398
FORT MYERS FL 33902

RACETRAC INC
SILVER OAK ADVISORS
PO BOX 2437

SMYRNA GA 30081

LXTK LLC
10821 FURLONG ST
BONITA SPRINGS FL 34135

OAK CREEK CHARTER SCHOOL OF BO
28011 PERFORMANCE LANE
BONITA SPRINGS FL 34135

OAK CREEK CHARTER SCHOOL OF BO
28011 PERFORMANCE LANE
BONITA SPRINGS FL 34135

C80

EXHIBIT IV-A

HICKORY HOMES INC
10981 BONITA BEACH RD SE
BONITA SPRINGS FL 34135

PINE HAVEN PLAZA CONDO ASSN
10981 BONITA BEACH RD
BONITA SPRINGS FL 34135

GREYHOUND SQUARE LAND
2601 S BAYSHORE DR STE
COCONUT GROVE FL 33133

MARANO STEVEN
3447 VALENTIA WAY
NAPLES FL 34119

OAK CREEK CHARTER SCHOOL OF BO
28011 PERFORMANCE LANE
BONITA SPRINGS FL 34135

OAK CREEK CHARTER SCHOOL OF BO
28011 PERFORMANCE LANE
BONITA SPRINGS FL 34135
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Bonita Motor Condos
Neighborhood Meeting Summary

A neighborhood meeting was held on Thursday, March 16, 2023, at 5:30 PM at the Auditorium at
St. Leo’s Catholic Church. The agent waited until 6:00 PM and then closed the meeting with no
one in attendance.

Page 1 of 1
H:\2022\2022003\WP\SE\Neighborhood Meeting 2\Neighborhood Meeting Summary (3-20-2023).docx
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