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INTRODUCTION 

Good morning. My name is Charles Thomas. I am a professional planner with more than 

fifty (50) years of public and private sector experience in planning and zoning.  I have 

been accepted as an expert before multiple jurisdictions and courts. I am before you today 

on behalf of the Vines Community Association and the Estero County Club, Inc. The 

following comments will focus upon the segment of the proposed Rail Trail between 

Estero Boulevard and Alico Road including residential areas in San Carlos Park and 

Granada Lakes as well and the Vines/Estero Country Club community.  

I will present my comments for 3 minutes and the balance of my comments and 

concluding remarks will be presented by others. 

The Bonita Estero Rail Trail Feasibility Study is before you today for acceptance. Although 

the Study area extends from Alico Road on the north to Bonita Beach Road on the south, 

our focus is upon the segment between Alico Road and Estero Parkway. As you know, the 

Vines and the Estero Country Club are within a gated community bisected by the Seminole 

Gulf Railway right-of-way and thus by the proposed Rail Trail. Following a review of the 

Feasibility Study, the Bicycle and Pedestrian plans adopted by the Village of Estero, the 

City of Bonita Springs, Lee County, Collier County and by the Lee County MPO, and field 

observations, it is my opinion that the Feasibility Study does not adequately identify and 

address issues of functionality, safety, security, easy tresspass emergency access, 

maintenance and operation that impact the Vines/Estero Country Club community and the 

San Carlos Park and Granada Lakes communities to the north.  

The Vines/Estero County Club community,  the residential areas immediately to the north, 

consisting of single family homes whose yards directly abut the Railway corridor and the 

Granada Lakes community will each be affected by issues of noise safety, security, easy 

tresspass, maintenance and operation the Rail Bike Trail. In addition, proposed Rail Bike 

Trail would expose the Granada Lakes community to disruption, and potential obstruction 

of its sole access from Alico Road. 

Therefore, it is my professional opinion that, although it may qualify for FDOT Sun Trail 

funding, the unique conditions presented by bisecting a gated community, concerns 

regarding safety, security, impediments to emergency access, and limitations upon

accessibility and connectivity render the segment between Estero Parkway and Alico Road 

inappropriate for inclusion in the Bonita Estero Rail Trail. 



ISSUES & CONCERNS 

Safety and Security: The Seminole Golf Railway crosses the Estero Country Club’s cart 

path and its sole access roadway Vintage Trace Circle, multiple roadway crossings within 

the San Carlos Park residential area, and the sole access to Granada Lakes. Each of these 

crossings will expose pedestrians and bicyclists to conflicts with vehicle traffic, and will 

require signage, signalization and, in areas of high vehicle volumes will  require grade 

separation by means of a bridge or tunnel. Measures to assure the safety and security of 

pedestrians and bicyclists will be necessary throughout the length of the corridor; the 

Feasibility Study identifies the need to “achieve a reasonable level of safety and 

security…”, but identifies only Crime Prevention Through Environmental Design 

(CPTED) utilizing Natural Surveillance, Natural Access Control and Territorial 

Reinforcement, Trail Ambassador and Trail Watch Programs as preventative measures. 

These measures provide little assurance to either users or abutting property owners that 

adequate safety and security will be provided. 

The Feasibility Study recognizes that there are unique issues presented by the passage 

through the center of a gated golf course community and identifies the need for “Specific 

Mitigation Strategies for Trail Impact on Neighboring Golf Course and Gated 

Communities”. The Study identifies a need to buffer “any trail located within a 180-degree 

arc of tee orientation and within 200 yards or less in distance” or within 50 feet of a 

fairway or the backside of a green by “berms, trees and/or shrubs". The Feasibility Study 

provides examples of fencing, vegetation, signage, netting and chain link cages that could 

be utilized to protect trail users from proximity to a golf course. The presentation 

presented to you today presents an example “of the use of security features on a trail next 

to a golf course” consisting of gates where the corridor enters the golf course property 

and fencing and netting along the perimeter of the golf course property. In addition to 

assuring safety and security, implementation of these measures would require careful 

selection of design solutions and the assignment of the cost of implementation and 

maintenance to the Rail Trail. 

However, none of the above measures address the safety and security of the residents and 

golfers with a gated community that is bisected by an active trail corridor. The presentation 

before you today recognizes the presence of the golf cart crossing as integral to the golf 

course and postulates “Golf Crossing Gated Access” as the resolution to conflict between 

the existing golf course and the proposed Rail Trail. It also fails to recognize the crossing 

of Vintage Trace Circle, a roadway that is internal to the gated community and is the only 



roadway providing access, including access for emergency vehicles, and egress to their 

homes for nearly 300 property owners.    

Connectivity: The study area extends from Alico Road on the north to Bonita Beach Road 

on the south. The width and volume of traffic of Alico Road and the oblique angle at which 

the Railway crosses Alico Road present significant obstacles to connectivity with the 

Railway further to the north and thus to the integration of the Bonita Estero Rail Trail into 

a regional Rail Trail; signalization or grade separation will be required to achieve this 

connection. Although the Railway crosses Bonita Beach Road and extends into Collier 

County, the proposed Rail Trail terminates at Bonita Beach Road. At both the north or 

south ends of this study area, connection to a regional network may be achieved only 

through on-road facilities.  

The Village of Estero’s CIP Project Summary for the “SUN Trail North” describes the Sun 

Trail project as: “The construction of an off-roadway multi-use pathway on the existing 

Seminole Gulf Railway right of way from the Village’s southern limits to Estero 

Parkway. The Village’s CIP also contemplates improvements including a 7-ft. buffered 

bike lane and sidewalks along both sides of the road to provide continuous bicycle 

and pedestrian facilities between US41 and Three Oaks Parkway. These 

improvements will provide connectivity between a northern terminus of the Rail 

Trail at Estero Parkway to an extensive bicycle and pedestrian network providing 

bicyclists with a loop utilizing the Rail Trail, Estero Boulevard, Three Oaks Parkway and 

Bonita Beach Road.  

Accessibility: 

The Feasibility Study does not address accessibility of the Rail Trail by potential users. 

With the exception of the park in Old Bonita Springs, the Railway corridor does not abut 

or connect with a park or other facility where parking, restrooms, shelter or other facilities 

are (or would be) provided. The Feasibility Study does not address the need for such 

facilities, particularly at the north end of the corridor where the Rail Trail would effectively 

dead-end at either Estero Boulevard or Alico Road. It will be necessary to provide such 

facilities at the northern terminus of the Rail Trail to provide access for recreational users 

and users having limited mobility. The Estero on the River Park can provide these facilities 

and function as a northern terminus for trail users much as the park in Old Bonita Springs 

provides a southern terminus. 



CONCLUSION 

Although we understand, and share the affinity for the preservation and potential use of 

linear corridors such as that provided by the Seminole Gulf Railway right-of-way, it is my 

professional opinion that safety and security concerns, the concentration of conflicts within 

of the Vines/ECC community, the proximity of residential development to the boundaries 

of the corridor in the area immediately north of the Vines/ECC community in San Carlos 

Park, the conflict with access to the Granada Lakes community and the potential 

impediments to and cost of a grade separated connection crossing Alico Road support the 

conclusion that the Alico Road to Estero Boulevard segment of the Seminole Gulf Railway 

right-of-way is inappropriate for inclusion in the proposed Rail Trail.  



EXHIBITS 



CIP Category: Bicycle & Pedestrian
Account Code:

Design : 1,188,000.00$  
Construction : 4,241,000.00$  
Total: 5,429,000.00$  

Project Description:

Project Justification:

Item Description Quantity Unit Unit Cost Total Cost

1 Survey 1 EA 180,000.00$        180,000.00$        
2 Design 1 EA 450,000.00$        450,000.00$        
3 Bridge Design 3 EA 80,000.00$          240,000.00$        
4 Permitting 1 EA 120,000.00$        120,000.00$        

Sub-Total 990,000.00$        
Contingency (20%) 198,000.00$        

Total 1,188,000.00$    

1 Construction 1 EA 2,420,952.38$    2,420,952.38$    
2 Bridge Construction 1 EA 750,000.00$        750,000.00$        
3 Construction Management 1 EA 363,142.86$        363,142.86$        

Sub-Total 3,534,095.24$    
Contingency (20%) 706,819.05$        

Total 4,240,914.29$    

Grand Total 5,428,914.29$    

Construction

Project includes a bridge to cross the Estero River.

Cost Estimate
Design 

CIP Project Summary

The construction of an off roadway multi-use pathway on the existing Seminole Gulf Railway right of 
way from the Village's southern limits to Estero Parkway.  Project costs do not include land acquisition 
or easements.  That is budgeted separately.  

The Village of Estero Bike/Ped Master Plan identified the lack of off roadway bicycle and pedestrian 
facilities as a weakness for Estero.  Construction of a major off roadway bicycle and pedestrian corridor 
along the existing railroad will improve bicycle and pedestrian safety in Estero.

SUN Trail North
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CIP Category: Roadway

Design : 757,724.00$  
Construction : 8,970,516.00$  
Total: 9,728,240.00$  

Project Description:

Road resurfacing
Addition of 7-ft buffered bike lane (striping)
Concrete curb along a portion of roadway
Sidewalks along both sides of road
Intersection improvements
Drainage improvements
Landscape Improvements
Street Lighting
Utility relocation as needed

Project Justification:

CIP Project Summary
Estero Parkway Improvements

Construct the following improvements along Estero Parkway from US-41 to Three Oaks Parkway

As outlined in FGCU's Road Conditions Study, the existing Estero Parkway roadway surface is in poor 
conditions and in desperate needs to resurfacing.  Resident are not able to walk, run or bike along the 
roadway due to the lack of continuous bicycle and pedestrian facilities.  These improvements are 
required provide an adequate roadway surface and safe bicycle and pedestrian facilities.  
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CHARLES J THOMAS 

Real Estate Planning & Development Consultant 

OBJECTIVE Challenging and meaningful planning and development assignments 

EXPERIENCE 1970 - Present 

Professional Real Estate Planning and Development Consultant 

Successfully completed a wide variety of assignments, including comprehensive plans, urban 
redevelopment and urban design plans and implementation programs, project conceptualization, 

feasibility analyses, financial analyses and financing presentations, project planning and 

permitting, environmental remediation, project management, including creation of governing 

documents, marketing and implementation, zoning (land development code) revisions and 
recodifications, parking needs analyses, and special studies. Assignments have been performed 

in all New England states, New York, Arkansas, Oklahoma, Mississippi, Florida and mainland 

China. 

2008 - 2010 

Fifth Avenue South Business Improvement District 
Managed the creation of the Fifth Avenue South Business Improvement District (FASBID) and 

served as its first Executive Director 

1982 - 2008 
Director of Development, Antaramian Development Corporation 

Responsible for all aspects of real estate development with regard to a wide range of real estate 

developments in Massachusetts and Florida 

1972 - 1982 

City of Newton, Massachusetts 

Director of Planning and Development (1972-1980) 
Commissioner of Public Works (1978-1982) 

1970 - 1972 
Town of Wellesley, Massachusetts 

Planning Director 

RECENT CLIENTS 

SK2 Capital 
The Brookline Companies 

Barron Collier Companies  

Neapolitan Enterprises 
Moorings Park, Naples, FL 

Florida Gulf Coast University 

AutoZone 
7-Eleven

Baldridge Properties, LLC

Signature Properties
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CURRENT and RECENT ASSIGNMENTS 

Naples Mini-Triangle Development, Naples. Florida: Performance of due diligence, 

  owner representation regarding Lot 1 (Ascent) Site Development Plan (SDP) approval, 
  master developer approvals including Plat approval and governing documents for 

  a 270 units multi-family development within a Mixed Use Planned Unit within 

  the Bayshore Gateway Triangle Redevelopment Area, Naples, Florida. 
  Community Redevelopment Area (CRA). 

Everglades Isle, Everglades City, Florida: Land Development Code amendment, 

  Re-Plat approval and Development Order to permit Cluster Housing development. 
West Terry Street ReZone, Bonita Springs, Florida:  

Multiple Properties, Old Bonita Springs, Florida: Research and analysis of potential 

  development opportunities presented by the adoption of a Form-based  

  development code within the downtown Old Bonita Springs Community 
  Redevelopment Area. 

Jasper Flats, Naples, Florida: Assumption of responsibility for completion of 

  approval process, including Site Development Plan (SDP) approval, permits and 
  governing documents for 54 unit multi-family project 

Naples Downtown Assemblage, Naples, Florida: 

EDUCATION____________________________________________________ 

University of Rhode Island Kingston, RI 
M.A., Community Planning and Urban Development, 1970

Massachusetts Institute of Technology Cambridge, MA 
B.S., Political Science, 1968

CIVIC and PROFESSIONAL ACTIVITIES AND OTHER INTERESTS 
Baker Park Master Plan; 

Participant in pro bono effort of community design, planning, landscape architecture and 

engineering professionals to create a master plan for the development of a new riverfront park 
adjacent to downtown Naples. Park completed and opened: November, 2019. 

Fifth Avenue South Special Overlay District Staff Action Committee (SAC); 
Member (Approx. 10 years). Appointed Committee responsible for design review and approval 

of all new construction, renovations, signage and other physical improvements, and allocation 

of reserve parking, within the Fifth Avenue South Special Overlay District . 

Fifth Avenue South Business Improvement District 

Managed the creation of the Fifth Avenue South Business Improvement District (FASBID) and 

served as its first Executive Director 

Fifth Avenue South Business Association  

Member of Board of Directors; President (Approx. 8 years) 

United Arts Council of Collier County  

Member, Board of Directors: 2003 to 2010 
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The New Reparatory Theatre, Newton, Massachusetts 
Business and production manager, Lighting designer and operator, Set designer, Construction 

manager, Stage crew during the formation of a professional reparatory theatre company. 

The Maxine Barrat Story 
Producer: The Maxine Barrat Story, a made for Television production “From Chocolate Bars to 

Caviar” featuring Maxine Barrat and Florence Henderson. 

Rowing 

Coxswain: Massachusetts Institute of Technology, 1965-1968, 1st varsity, 1967-1968; Union 

Boat Club, 1965-1968, Coach: University of Rhode Island, 1969-1970. 

Softball 

Tennis 

Cooking 
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REPRESENTATIVE ASSIGNMENTS 

Property Analyses 

82 9th Street South, Naples: Mixed-use development within downtown Naples Community 

  Redevelopment Area (CRA), development program and site plan completed, entitlements 
  not pursued, for the Brookline Companies, 2019. 

Confidential Client: Luxury residential and hospitality project, zoning and land use 

  analysis, financial analysis and financing presentation, 2013. 
Third Street Parking Study, Naples, Florida: Multiple commercial properties; Inventory and 

  analysis of off-street parking requirements for multiple commercial properties in single 

  ownership, 2013. 

Confidential Client: Potential multi-property assemblage for mixed use development. 
Florida Gulf Coast University: Campus Planning, South & Buckingham Campuses, 2011.

Bachelor Tower: Miami, Entitlement and development analysis of a proposed mixed use 

  high rise development, 2010. 
Distressed Properties: Analyses of development opportunities presented by distressed 

  properties in the Naples, Florida area. 

Project Entitlements 
Tree Farm MPUD, Collier County, Florida: Amendments to the Tree Farm Mixed-Use 

 Planned Unit Development (MPUD) to increase residential entitlements, preparation of 

  governing  documents, and application for plan approvals and permits, 2019 – 2020. 
1100 6th Avenue South, Naples: Mixed-use development consisting of existing restaurant 

 and construction of 5 luxury residences, 2020. 

101 8th Street South, Naples: 18 unit transient lodging facility for 101 Development 
  Group, LLC. 

1075 Central Avenue (now 1111 Central): 212 unit multi-family residential development, 

  original entitlements for Baldridge Properties, LLC, 2014. 

Lighthouse Point (now Mangrove Bay): 58 unit residential development; 
  original entitlements for Signature Development Group, 2013. 

505 Fifth Avenue South, Naples: mixed-use commercial residential building, 2012. 

525-529 Fairway Drive, Naples: subdivision lot split for two attached dwelling units
(private client), 2013.

1493 Blue Point Avenue, Naples: canal dredging and seawall construction for Porter 

  Van Arsdale Construction, 2012. 
West Boulevard Court, Naples, development conceptualization and entitlement, four 

  single family dwellings in multi-family zoning district for WBC Partners, LLC, 2012. 

Fairfield Inn, Naples Florida; Development conceptualization, feasibility analysis, design 

  coordination and permitting of the repositioning of the Fairfield Inn, including the 
  preparation of a Parking Needs Analysis supporting entitlements to add a 39,000 square 

  foot office building to the property through utilization of shared parking. 2007. 

Parking Needs Analyses 

Naples Bay Resort: Mixed-use residential, commercial, hospitality, club and marina 

  development; initial entitlements and ongoing revisions, 2004 - ongoing.  

Confidential Client: Peer review, luxury residential and hospitality development, 2019. 
900 1st Avenue North, Naples Wine Solutions, NRE Design Park, 2016. 

Moorings Park Grande Lake, Golden Gate Parkway, Naples Florida: assisted and  

  independent living facility. 
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4099 9th Street North, Naples, 2016. 
Port-O-Call Marina, Naples: Fleet reconfiguration, 2016. 

Bellasera, Naples, Florida: Proposed expansion, 2016. 

Bayfront Inn Fifth Avenue, Naples: Restaurant and amenity expansion, 2011. 

Fairfield Inn (see above), 2017. 

Project Management 

Les Falls, luxury beachfront condominium, Marco Island, Florida, project management 
  and owner representation for the Mady Group. 

Lemuria Condominium, Naples, project close-out for The Salce Companies, 2012. 

International Assignments 

(with Carol J. Thomas, Thomas Planning Services) 

Canton Central, Guangzhou, China: Major development plan for new urban center. 

Mission Park, Shanghai, China: Development conceptualization, feasibility analysis and 
  financing presentation for the adaptive re-use of an historic property as a mixed-use 

  hotel, commercial and residential development. 

Zoning & Permitting Analysis 

Zaara Gardens, Westborough, Massachusetts, Comprehensive Permit Review: low and 

  moderate income housing project (Town of Westborough, with Thomas Planning 

  Services), 2010. 
500 Goodlette-Frank Road, Naples: Feasibility and permitting analysis for convenience 

  store with fuel pumps (for 7-Eleven), 2011. 

Litigation Support 

Confidential Clients. 

Special Projects 

Bay Club of Naples, 801 12th Avenue South & 1165-1189 8th Street South, Naples: Proposal 

  review and analysis, 2016. 

1234 8th Street, Naples: Permit review and analysis, 2016. 
RaceTrac @ Palm Street, Naples: Petition review and analysis, 2015-16. 

Gateway/Triangle, Naples, Florida: Participation in competitive process for developer 

  selection, successfully completed, 2015. 
Non-woven fabric import business: Participation in preparation of business plan and 

  private placement offerings, 2014. 

626 Gulf Shore Boulevard South, Naples: analysis of historic structure preservation 
  regulations and opportunities, 2013. 

375 13th Avenue South, Naples: Review of permits and Parking Needs Analysis, 2012. 

Fifth Avenue South Business Improvement District (FAS-BID): Naples: Creation of Fifth 

  Avenue South Business Improvement District, approved by City of Naples City Council, 
  2011. 

Thermal Tire Decomposition: Financial analysis and presentation, waste tire recycling 

  process (for Naples Business Consultants). 
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WITH THE BROOKLINE COMPANIES 

Tree Farm/Addison Corner, Naples, Florida: Residential and commercial mixed-use planned 

  development (MPUD), integration of commercial portions of Tree Farm and Addie’s 

  Corner MPUDs, capture of addition additional residential density through inclusion of 
  residential units within commercial portion of Tree Farm MPUD, and amendment of   

  Tree Farm MPUD approvals. MPUD Ordinance amendment (PDA) in process, 2018-19. 

82 9th Street South, Naples: Property analysis, demolition of existing structures, 
  identification of development concepts, plan approval and entitlement in process, 2019. 

936 5th Avenue South, Naples: Demolition of building completed, environmental    

  remediation and entitlements for commercial redevelopment in progress, 2019. 
865-895 Fifth Avenue South, Naples: Environmental remediation, abandoned

tank removal completed, monitoring on-going, 2019.

400 Fifth Avenue South, Naples: Acquisition analysis: 2017 

WITH ANTARAMIAN DEVELOPMENT CORPORATION 

Renaissance Village, Naples, Florida: Fully entitled mixed-use development consisting of 

  300 residential units & 205,000 square feet of commercial space. Development deferred 

  due to economic conditions. 

Naples Bay Resort, Naples, Florida: Completed mixed-use development consisting of a 84 

  key condominium hotel, 108 residential cottages, 30 luxury residential units, 98 marina 
  slips and club with fitness facilities, spa, three swimming pools and six tennis courts.  

  Development completed. 

Fishermans Village, Naples, Florida: Fully entitled 72 multi-family development consisting 

  of 66 condominium units, 6 detached residences and 42 boat slips. Development deferred 

  due to economic conditions, 2011. 

The Esplanade, Marco Island, Florida: Mixed-use development consisting of 72 residential 

  condominiums, 50,000 square feet of commercial space and 65 marina slips. Development 

  completed. 

305, 365, 375, 405, 625, 780 & 900 Fifth Avenue South, Naples, Florida: Mixed use retail, 

  office and residential buildings. 

Fifth/Third Bank Office Building, Fort Myers, Florida; Office building 

Timberland & Tiburon Planned Development, Estero, Florida: Repositioning of large scale 
 land development. Sale of major components for development of a residential/golf course 

  community and a grocery-anchored commercial center. 

La Majorca, Fourth Avenue South, Naples, Florida: Residential Condominium. 

Hamilton Club, Seventh Avenue South, Naples, Florida: Residential Condominium. 

Marco Shores Golf and Country Club, Marco Island, Florida: Repositioning and revised 

  entitlement of residential, golf course development to permit reconfiguration of golf 

  course and development of low-rise residences and high-rise condominium towers. 
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Marco Island Yacht and Sailing Club, Marco Island, Florida: Expansion of boat basin, 

  installation of floating dock system and construction of new waterfront club facility. 

Essex Condominium, Marco Island, Florida: residential condominium. 

Pier 81 Condominium, Marco Island, Florida: Mid-rise residential condominium 

  with private docking facilities. 

Merida, Tampico, Monterrey & Cozumel Condominiums, Cape Marco, Marco Island, 

  Florida: High-rise residential condominium towers in gated beach-front community. 

Eagle Cay Condominium, Marco Island, Florida: high-rise residential condominium 

  with private docking facilities. 

Somerset Condominium, Marco Island, Florida: mid-rise beachfront condominium. 

  Smokehouse Harbour Condominium, Marco Island, Florida, residential condominium 

  with private docking facilities. 

Dockside Condominium, Marco Island, Florida: residential condominium with private 

  docking facilities. 

Burroughs Wharf, Boston, Massachusetts: Completion of residential condominium located 

  on former coal docks on Boston Harbor. 

Village Falls, Newton, Massachusetts: residential condominium. 

Ledgebrook, Newton, Massachusetts: Residential Condominium. 

400 Centre Street, Newton, Massachusetts: Mixed-use residential, commercial complex. 

Waterbridge, Watertown, Massachusetts: residential condominium. 

Avery Park, Needham, Massachusetts: residential condominium. Adaptive re-use of 

  historic school and new construction. 

1087 Beacon Street, Newton, Massachusetts: Office building 

Winchester Park, Newton, Massachusetts: Residential townhouse Condominiums
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