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BONITA SPRINGS, FLORIDA 

COMMUNITY DEVELOPMENT DEPARTMENT 

ZONING DIVISION 

STAFF REPORT 

 

TYPE OF CASE:  REZONE – COMMERCIAL PLANNED DEVELOPMENT 

AMENDMENT 

 CASE NUMBER:  PD18-54088-BOS 

 HEARING DATE:  March 17, 2020 

 PLANNERS:        Jacqueline Genson, AICP  

   

APPLICATION SUMMARY: 

 

A. Applicant:  SUPER TOWERS, INC. 

 

B. Agent:   Maser Consulting, P.A. 
      

C. Request:   A request to amend City of Bonita Springs Zoning Ordinance No. 09-14 as 

subsequently amended in City of Bonita Administrative Amendments ADD13-05141-

BOS, ADD16-26594-BOS, and ADD18-53020-BOS to incorporate the following 

changes: 

 

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

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

  

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

FL 34135. 

   

E. Future Land Use Map Designation: Industrial 

 

F. Current Zoning: Commercial Planned Development (CPD) 

 

G. Current Land Use: Contractor and Builder Group I with ancillary outdoor storage (Kelly 

Roofing), existing broadcast and telecommunication facilities 
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By this reference, the Applicant’s application in its entirety and correspondence is made part of 

this record and is available at the City Clerk’s and Community Development’s Offices. 

BACKGROUND: 

History and Overview:   

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

In 2009 the site was rezoned to a CPD under ZO 09-14 with a variety of uses.  The approval 

allowed for the continuation of the wireless communication facilities and the broadcast tower.  The 

approval also included the construction of two buildings; building #1 as a five–story building with 

a maximum height of 60 feet and building #2 as a three-story building with a maximum height of 

40 feet.   

Over the past ten years, the property owner has obtained several limited review local development 

order permits to make improvements to serve the existing wireless communication facilities, 

replace the 700’ tower, further stabilize the site for permissible uses, install required landscape 

buffering, and maintain the preserve areas.  The wireless communications facilities provide 

cellular service to wireless providers and also provides telecommunication services for Collier 

County.  Kelly Roofing has been a tenant of the site since 2015.   

This CPD amendment request is to modify the number of stories for two new buildings and 

increase the square footage of the modular communications buildings for the existing wireless 

communication facilities.   The property owner held preapplication meetings with Staff in 2017 

and 2018 relative to this request.  They had also coordinated with Mediterra relative to this request 

and line of site concerns.  They have also been actively working with the railroad and Bonita 

Springs Utilities to bring potable water to the site. 

Overall, the Application Staff are in agreement with the application request.  Areas of 

disagreement pertain to the two uses and the use of septic.  This items are discussed further in 

the Staff Report. 

Uses: No new uses are requested as a part of this request. However, as a part of this application 

review, Staff has re-evaluated the appropriateness of the Schedule of Uses approved in Z-09-14 

based on compatibility with the surrounding neighborhood and the specificity of the current 

request.  Staff’s recommendations are depicted in strike-thru in Condition 3a:  Changes also 

reflect the current Use Activity Groups as last amended in 2017.  The Applicant’s proposed uses 

are included in Attachment “B.”   The Applicant has agreed to remove most uses as recommended 

by Staff.  However, there still are a few uses of concern such as:  Bus station/depot; storage, 

open. 
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Property Development Regulations:  Changes to the property development regulations include 
the reduction in height and number of stories for Building 1 (10’ and one story) and the increase 
in height and number of stories for Building 2 (10’ and one story).   Other minor changes include 
an increase in the rear setback and a height standards for the MCB equipment.   These changes 
are enumerated in Condition 3b. 
 
Deviations:  
Deviations may be requested during the review process in accordance with LDC 4-326.  The 

Zoning Board may recommend to approve, approve with modification or reject each requested 

deviation based upon a finding that each item: 

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

safety and welfare. 
 
The city manager or designee is also authorized to grant deviations from the technical standards 
for specific sections in LDC Chapter 3 based on review criteria established in LDC 3-81(b).  In 
those instances, Staff has evaluated those deviations as a part of this review process. 
 
The current planned development request includes seven (7) deviations.  Three of the seven 
deviations were previously approved in ZO-09-14.   Deviation 1 has been modified slightly with 
the elimination of the drain bed, while Deviations 2 and 3 remain the same with slight modification 
to accurately reflect the current LDC citation (i.e. Chapter 34 is now Chapter 4).  Four (4) new 
deviations have also been requested.  All four (4) deviations are included in the Applicant’s 
Analysis in Attachment “B”.  Staff’s recommendation on the deviation requests are included below. 
 

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

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

 
2. Deviation No. 2: Deviation to City of Bonita Springs LDC Section  4-1732 requiring one 

(1) parking space per 1000 sf of floor area for Warehousing, Public or self storage to 
provide for one (1) parking space per 3000 sf of floor area. 
 

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

 
3. Deviation No. 3: Is a carryover from the projects prior zoning approvals and is a deviation 

from City of Bonita Springs LDC Chapter 3-418(d)(3) requiring a Type “A” buffer along the 
South property line to provide a type “A” buffer (5 ft. wide) along the south to permit a type 
“A” buffer encroaching 2.5 ft along the north side of the existing FPL easement. 
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Justification:  This is an existing deviation from the original zoning approval.  This 
deviation request is from the Landscape standards of the Land Development Code.  Staff 
has reviewed the Applicant’s request based on review criteria established in LDC Sec. 4-
326 and supports the deviation as requested.   
 

4. Deviation No. 4: Deviation to City of Bonita Springs LDC Chapter 3-353 requiring a 
connection to the sanitary sewer system when building size exceeds 30,000 sf or 
estimated wastewater flow exceeds 5,000 gallons per day (gpd). 
 
Justification:  Condition 24 of ZO-09-14 approved the project the ability to utilize septic 
as set forth in that condition.   The property owner continues to coordinate with Bonita 
Springs Utilities (BSU) and adjacent property owners on the ability to connect to the central 
sewer system.  Correspondence between City Staff and BSU is included in Attachment A.    
There are several ways that the Applicant can connect to the central sewer system (i.e. 
force mains exist at the entrance of Old 41 and Mediterra and at Cordova).  Staff 
acknowledges that the connection to central sewer requires a substantial investment and 
coordination with these various entities and in some instances, the railroad.  The 2019/20 
City Council Strategic Priorities include Improving Storm Water Management and 
Environmental Protection.  The use of septic, when connection to central sewer is 
available, is inconsistent with the intent of those priorities e pecially as it pertains to water 
quality.  Staff recommends to repeal Condition 24 of ZO-09-14 and the denial of the 
deviation request.  Please see Condition 4.  

 
5. Deviation No. 5: Deviation to City of Bonita Springs LDC Chapter 3-490(b), 4-2074(b), 

and Division 36 of LDC 4 requiring a 25 ft set-back and 8 ft high wall to buffer the overhead 
doors in building #1 and outdoor storage to be covered with a structure architecturally 
consistent with the principal structures, to allow for a 15 ft set-back and 8-ft high masonry 
wall consistent with the principal structures. Wall and plantings to be provided and meet 
code requirements. 
 

Justification:  This deviation request applies to the perimeter of the project that abuts a 
130 foot wide railroad right-of-way and private property.  The most northerly portion of the 
site is an indigenous preserve.  The project will still include a combination of the 8 foot 
high wall setback 15 feet from the property line with plantings as required by LDC Sec. 4-
2074(b) in areas not utilized as preserve or water management.   Additional conditions are 
recommended to address appropriate screening of overhead doors from the street or 
residential property. Staff supports the deviation subject to Condition 5. 

 
6. Deviation No. 6: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(6)(a), which 

requires habitable buildings to be set-back a minimum of 30-ft from “wildland” areas to 
reduce the set-back 8 ft for Modular Communication Buildings (MCBs). 
 

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

 
7. Deviation No. 7: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(1)(a) requiring 

a minimum of 30-ft setback from indigenous native vegetation to habitable structures to 
reduce the set-back to 8 ft for Modular Communication Buildings (MCBs). 
 

PD18-54088-BOS , Channel 30 CPD       Page 4



Page 5 of 15 
Case No. PD18-54088-BOS  “Channel 30 CPD”                                                                                     March 10, 2020  

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

The following conclusions are based upon the Applicant’s Application being reviewed for 

compliance with the City’s Code of Ordinances and the application of sound planning, 

engineering, surveying, and environmental practices.  Attachment “A,” which is attached hereto 

and made a part hereof, demonstrates the type of analysis that was done.  The Applicant’s 

application materials and exhibits are included in Attachment “B.” 

The Applicant held a post sufficiency neighborhood meeting as required by the City’s LDC.  The 

meeting was held at the St. Leo’s Catholic Church on December 4, 2019; several members of the 

public attended.  Neighborhood concerns revolved around traffic, signage, security, view 

corridors, lighting, and screening. Additional methods of public notice included mailed notices to 

properties within 375 feet of the property, and rezoning property posting sign at the entrance at 

Old 41.  A legal ad for the Zoning Board public hearing was run in the newspaper on March 4, 

2020. 

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

Guidelines at time of local development order.   The request modifies building height and does 

not increase traffic intensity. Public Works and the Collier County Department of Transportation 

reviewed this request and conditions have been incorporated accordingly. 
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RECOMMENDATION:  

Staff recommends APPROVAL of Petition PD18-54088-BOS Channel 30 CPD, which proposes 

to modify the height and number of stories of the two new buildings and increase the square 

footage of the small modular communications buildings (MCBs). This recommendation of 

APPROVAL is subject to the following conditions:  

Conditions:  

1. All conditions of City of Bonita Springs Zoning Ordinance No. 09-14 and City of Bonita 

Administrative Amendments ADD13-05141-BOS, ADD16-26594-BOS, and ADD18-

53020-BOS ((Exhibit “C”) remain in full force and effect, unless specifically amended 

herein.   

 

2. Condition 1 of Zoning Ordinance (ZO) 09-14 is hereby amended for the development 

of this project.  The development shall be generally consistent with the Master Concept 

Plan stamped received February 24, 2020, and titled “Super Towers, Inc.” prepared 

by Maser Consulting, P.A., and attached hereto (Exhibit “B”).  

 
The development is limited to the two existing communication towers, ancillary 
equipment and 1,384 square feet of modular communication buildings; 169,584 
square feet of building floor area, with the amount of commercial uses limited to 46,866 
square feet with the remaining floor area to be utilized for a self-storage/mini-
warehouse facility.   

 

3. Condition 2 of ZO-09-04 is hereby amended for the development of this project.  The 

limits apply to the project and uses: 

 

a. Schedule of Uses 
   Animals: 
    Clinic 
    Kennel 
    Control center (including Humane Society) 
   Auto Parts Store      
   Automotive Repair and Service (Group I & II) 
   Boat storage, dry, not exceeding 18 feet above grade 

Boat storage, dry, exceeding 18 feet above grade (limited to indoor 
storage only) 

   Broadcast studio, commercial radio and television 
   Building material sales 
   Business Services (Group I & II)  
   Bus station/depot 
   Caretaker’s residence 
   Caterers 
   Cleaning and maintenance services 
   Communication tower: 
    100 feet or less in height 
    Over 100 feet in height (existing only) 
   Contractors and Builders (Group I)  
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   Entrance gates and gatehouse 
   Essential Services facilities (Group I) 
   Excavation, Water Retention 
   Farm equipment, sales, storage, rental, service    
   Feed or fertilizer, mixing and sales 
   Freight and cargo handling establishments 
   Laundry or Dry Cleaning (Group I & II) 
   Lawn and Garden Supply Store 
   Manufacturing, repair or wholesale sales of: 
    Apparel 
    Electrical machinery and equipment 
    Fabricated metal products (Group II) 
    Food and Kindred products (Group III 
    Leather products (Group II) 
    Lumber and wood products (Groups II) 
    Measuring, analyzing and controlling instruments 
    Novelties, jewelry, toys and signs (Group II) 
    Rubber and plastic products (Group II) 
   Non-store retailers, (all Groups) 
   Paint, glass and wallpaper 
   Pet services 
   Pet shop 
   Plant nursery 
   Post Office 
   Printing and publishing 
   Processing and warehousing 
   Rental or Leasing Establishments (Group I, II & III)  
   Repair Shops (Group I, II & III) (enclosed within a building) 
   Research and development laboratories (Groups II and IV)   
   Residential accessory uses 
   Retail and wholesales, when clearly incidental and subordinate to a  
   permitted use on the same premises 
   Signs in accordance with Chapter 6 
   Storage: 
    Indoor 
    Storage, open 
   Studios 
   Temporary uses 
   Transportation services (Group II)  
   Vehicle and equipment dealers (Group I & II) 
   Warehouse: 
    Mini-warehouse 
    Private 
    Public 
   Wholesale establishment (Groups I & III) 
       
 b. Site Development Regulations 
 
   Minimum Area Dimension:    
  Lot Area: 6.109 ± acres     
  Lot Depth: As shown on MCP    
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  Lot Width: As shown on MCP    
 
   Minimum Building Setbacks:   
    Road / ROW:     20 FT    
     Front:    25 FT 
    Side (East South ):   BLDGS 1 & 2 = 25 FT   
            3 & 4 =  8 FT 
    Rear (South East):   20 FT    
         BLDG 1 & 2=30 FT  
         MCBS=8 FT 

Waterbody:    25 FT 
    Preserve:    25 FT     
    Minimum Building Separation: 25 FT 

Maximum Building Height: BLDG 1: 60 FT/5 50FT/ 4 
stories 
BLDG 2: 40 FT/3 50FT/ 4 
stories 

         BLDG 3: 15 FT/1 story 
         BLDG 4: 15 FT/1 story 
    Maximum Lot Coverage:  40% 
    Minimum Open Space  20% 
 

4. Potable water and Sanitary Sewer Systems. Condition 24 of ZO-09-04 is 

hereby amended for the development of this project.   

 

The property will be required to water and sewer hook-up prior to certificate of 

completion wen the flow generated to the septic drain bed exceeds 3,200 

square feet capacity for the drain bed.  

At time of local development order approval, the Applicant shall obtain the 

necessary approvals for the ability to connect all new and existing buildings to 

the central water and sewer system.   All new and existing buildings shall 

connect to the central water and sewer system prior to certificate of compliance 

for each applicable phase. 

5. Architectural.   

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

to local development order approval. This review and approval shall be 

consistent Chapter 3 and 4 of the City of Bonita Springs Land 

Development Code; and 

b. At time of local development order, the architect of record should 

demonstrate that the upper portions of the primary facades delineate 

the surfaces with geometric patterns, vertical and/or horizontal, in the 

stucco finish.  Or, provide the upper façade with a change in material 

as well.  The architect may also add more horizontal glazing to reduce 

the visual impact of a these buildings; and  

c. The architect should use vertical trellis for climbing landscape plant 

material to equal not more than 30% of the total area; and   
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d. Deviation 5 is approved to allow the installation of a wall/berm 

combination, not less than eight feet in height, and located a minimum 

of 15 feet from the property line.  The exterior side of the wall must be 

planted with a double-staggered hedgerow no less than 48 inches at 

the time of planting and maintained at 60 inches within two years of 

planting, in addition to five trees per 100 linear feet; and  

e. At time of local development order, the Applicant may utilize additional 

landscaping and/or screen walls to screen the overhead doors.  

Screening shall be a minimum height of 90 percent of the overhead 

door height, or a landscape buffer achieving 75 percent opacity within 

one year. The placement and length of these screening devices shall 

block the view of the overhead doors from the street or from any 

residentially used properties.  

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

non-Illuminated. 

7. Environmental  

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

required when appropriate, to determine if the site contains Heritage 

Trees. If the site contains Heritage Trees and the trees are proposed 

for removal, an appearance before the Tree Advisory Board prior to the 

issuance of a development order is required. 

b. All plants which are on the latest Florida Exotic Pest Plant Counsel's 

List of Category 1 Invasive Plant Species shall be removed from the 

project area, including conservation, open space and developed areas. 

The site shall be maintained free of plants on the Florida Exotic Pest 

Plant Counsel's 2007 List of Invasive Plant Species, Category 1 list in 

perpetuity. 

c. Prior to local development order approval, development order plans 

must depict the preserve area as "Gopher Tortoise Preserve", and any 

gopher tortoises found on site shall be placed into this preserve. If the 

amount of tortoises exceeds the FFWCC guidelines for the preserve 

area, the "extra" tortoises may be relocated offsite by obtaining a 

Florida Fish and Wildlife Conservation Commission (FFWCC) 

relocation permit. The applicant must first seek approval for 

preservation of gopher tortoises in place before pursuing off-site 

relocation options. Any gopher tortoises and commensal species found 

during burrow excavation must be moved to preserves containing 

suitable gopher tortoise habitat as approved by the Florida Fish and 

Wildlife Conservation (FFWCC) and City of Bonita Springs 

Environmental Sciences staff. 

d. A conservation easement shall be placed on the 0.653± acre 

environmentally sensitive pine flatwood with xeric oak community to 

preserve it in perpetuity. The conservation easement shall be dedicated 

to the City of Bonita Springs with no responsibility for maintenance. 

e. A Twisted Air Plant, which is listed by the Florida Dept. of Agriculture 

as Threatened shall continue to be protected by preserving a 10' buffer 

around the staggerbush shrub which the plant is growing on. 
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f. A listed species and preserve area management plan shall be 

submitted for review and approval with the next development order. 

The management plan shall address all requirements per LDC Sec. 3-

417(e) – Indigenous preserve management plan, including but not 

limited to the Twisted Air Plant, the gopher tortoises, signage, and 

exotic plant and animal species control in the preserve area. 

g. The utility easement along the western side of the Gopher Tortoise 

preserve shall remain at the same grade as the preserve and consist 

of underground utilities. After completion of the underground utilities, 

this area shall be planted with gopher tortoise friendly xeric plants. A 

minimum of 6 different native plant species shall be used (three 

different shrubs and three different groundcovers). Shrubs shall be 

planted on 5' centers and groundcover massings shall be planted on l' 

centers. Appropriate plants shall consist of gopher apple, wiregrass, 

butterfly peas, gall berry, prickly pear cactus, paw paw and palmettos. 

A planting plan shall be submitted to the Community Development 

Department for review and approval. 

h. An eight (8) foot setback from the adjacent preserve/ wild land area 

shall be allowed for the Modular Communication Buildings (MCBs).  

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

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

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

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

9. Engineering.  

a. At time of local development order, the Applicant shall provide 

engineering plans showing how the site will store and treat its surface 

water runoff consistent with the City’s Comprehensive Plan and the 

City’s LDC, including compliance with Policy 9.3.3 of the 

Conservation/Coastal Management Element of the City’s 

Comprehensive Plan, which states that an additional fifty (50) percent 

water quality is required over the already required South Florida Water 

Management District water quality; and 

b. At time of local development order, the Applicant shall provide a 

drainage analysis demonstrating that the site development plan has no 

adverse impact on adjacent properties and that there is sufficient on-

site drainage capacity, storm-water conveyance, and controlled 

discharge.  The drainage analysis shall include, but not be limited to:  

i. The Applicant shall provide an Interconnected Pond and 

Channel Routing (ICPR) Model. The 100-year storm event is 

the primary storm used to evaluate the proposed design. The 

City reserves the right to request additional modeling of other 

storm events upon review of the data. All data submitted shall 
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be formatted for inclusion into the city’s Interconnected Pond 

Routing (ICPR) Model. 

ii. The Applicant shall provide a drainage map for all contributory 

areas within and into the development, showing flow 

paths/arrows, existing on-site and off-site drainage structures 

(sizes and inverts), and sub-basin areas; and (2) hydrologic and 

hydraulic calculations for the 5-, 25-, and 100-year design storm 

events in order to establish existing baseline conditions.  

iii. Drainage impediments identified during the modeling process 

must be addressed in the drainage plan. 

c. At time of local development order, the existing lake may be 
reconfigured to address coordination with the railroad as part of the 

SFWMD permit; and 

d. At time of local development order, roof gutters, downspouts and yard 

drains will be required to collect roof drainage and direct flow into yard 

drains or central drainage system; and 

e. At time of local development order, the Applicant may be required to 

add some type of detectable material to the bottom portions of the guy 

wires to ensure pedestrian and drivers are aware of their locations. 

Furthermore, additional lighting may be required around these areas; 

and  

f. At time of local development order, the applicant may be required to 

add a clearance bar of 16’ prior to entering the parking area associated 

to Building 1; and 

g. The Applicant is on notice that at time of Development Order, the Fire 

Department may require 20’ width drive aisle around Building 1; and 

h. A safe ADA pedestrian access must be provided to main building 

entrances. 

10. Bicycle and Pedestrian 

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

exceed the specifications set forth in LDC 3-263, 3-302, 3-303 and 3-

491, as may be amended; as well as any applicable elements of the 

respective City of Bonita Springs Bicycle Pedestrian Master Plan 

[PATH] Bonita Beach Road Corridor Design Standards; and  

b. At time of local development order, the applicant shall provide a fee-in-

lieu payment for, or construct, the required offsite bicycle, pedestrian 

and complete streets facility improvements along/within the Channel 30 

Drive and Old US 41 as consistent with requirements of LDC 3-263, 3-

302, 3-303, 3-491, City of Bonita Springs Bicycle Pedestrian Master 

Plan [PATH], as applicable. 

11. Transportation Conditions 
a. Approval of this zoning request does not address mitigation of the 

project’s vehicular or pedestrian traffic impacts. Additional conditions 
consistent with the City of Bonita Springs Land Development Code may 
be required to obtain local development order; and 

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

c. At time of local development order application the developer shall 
submit a Traffic Impact Statement that includes the following analysis 
in addition to the City of Bonita Springs Traffic Impact Statement 
Guidelines: 

i. A Project Trip Distribution figure generated by percentage and 
a Peak Hour Project Traffic Assignment figure (including AM 
and PM peak hour turning movements) and peak hour 
directional trips along Old 41 

 

Secondary Links - If the directional peak hour project trips 

assigned to a direct link equal or exceed 2% of the directional 

peak hour capacity of the level of service standard for that 

segment, then the project trips shall be assigned to the adjacent 

roadway segments. The adjacent roadway segments to the 

direct link shall include both segments on either end of the direct 

link and any segments of roadways that intersect the direct link. 

The adjacent roadway segments shall be referred to as 

Secondary Links. 

 

Additional Links - If the directional peak hour project trips 

assigned to any secondary link equal or exceed 2% of the 

directional peak hour capacity of the level of service standard 

for that segment, then the project trips shall be assigned to the 

next roadway segment(s) adjacent to the secondary link. These 

adjacent roadway segments shall be referred to as Additional 

Links. 

 

If the directional peak hour project trips assigned to any 

additional link equal or exceed 3% of the directional peak hour 

capacity of the level of service standard for that segment, then 

the project trips shall be assigned to the next roadway 

segment(s) adjacent to the additional link. These adjacent 

roadway segments shall also be referred to as Additional Links. 

 

Directional peak hour project trips shall continue to be assigned 

in this manner until the value of directional peak hour project 

trips is less than the directional peak hour capacity of the level 

of service standard for that segment. When the percentage is 

less than 3% of the capacity, then project trip assignment will 

stop after that link has been assigned. 

12. Parking.  Any use that requires equipment and/or vehicle storage must 

demonstrate consistency with LDC Sec. 4-1732(3)c and cannot be parked in a 

required space. 

13. This development is subject to conditions set forth herein and the rules, 

regulations laws and codes in place at the time of Development Order and 
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Constructions Plan approval.  Approval of this Planned Development is not a 

guarantee of future approvals. 

Deviations:  

The revised Master Concept Plan and LDC changes necessitate the need to re-evaluate 

Deviations 1-3 and the withdrawal of Deviation 2 as approved in ZO-09-14. This amendment 

request includes four new deviations (Deviations 4 thru 7).  

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

 
2. Deviation No. 2: Deviation to City of Bonita Springs LDC Chapter 4-1732 requiring one 

(1) parking space per 1000 sf of floor area for Warehousing, Public or self storage to 
provide for one (1) parking space per 3000 sf of floor area.  Deviation 2 is APPROVED 
subject to Condition 21 of ZO-09-14 and Condition 12. 

 
3. Deviation No. 3: Deviation to City of Bonita Springs LDC Chapter 3-416(D)(3) requiring 

a Type “A” buffer along the South property line to provide a type “A” buffer (5 ft. wide) 
along the south to permit a type “A” buffer encroaching 2.5 ft along the north side of the 
existing FPL easement.  Deviation 3 is APPROVED subject to Condition 8. 

 
4. Deviation No. 4: Deviation to City of Bonita Springs LDC Chapter 3-353 requiring a 

connection to the sanitary sewer system when building size exceeds 30,000 sf or 
estimated wastewater flow exceeds 5000 gpd.  Staff recommends to repeal Condition 24 
of ZO-09-14 and DENIAL of the deviation request. See Condition 4. 

 
5. Deviation No. 5: Deviation to City of Bonita Springs LDC Chapter 3-490(b), 3-2074(b), 

and Division 36 of LDC 4 requiring a 25 ft set-back and 8 ft high wall to buffer the 
overhead doors in building #1 and outdoor storage to be covered with a structure 
architecturally consistent with the principal structures, to allow for a 15 ft set-back and 8-
ft high masonry wall consistent with the principal structures. Wall and plantings to be 
provided and meet code requirements.  Deviation 5 is APPROVED subject to Condition 
5. 

 
6. Deviation No. 6: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(6)(a) 

requiring habitable buildings to be set-back a minimum of 30 ft from “wildland” areas to 
reduce the set-back 8 ft for Modular Communication Buildings (MCBs).  Deviation 6 is 
APPROVED subject to Condition 8. 

 
7. Deviation No. 7: Deviation to City of Bonita Springs LDC Chapter 3-417(b)(1)(a) 

requiring a minimum of 30-ft setback from indigenous native vegetation to habitable 
structures to reduce the set-back to 8 ft for Modular Communication Buildings (MCBs). 
Deviation 7 is APPROVED subject to Condition 8. 

 
SUBJECT PROPERTY: 

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

A. Legal Description and Sketch of the Subject Property stamped received October 
4, 2018 

B. Master Concept Plan stamped received February 24, 2020 
C. Zoning History: Zoning Ordinance No. 09-14 and City of Bonita Administrative 

Amendments ADD13-05141-BOS, ADD16-26594-BOS, and ADD18-53020-BOS 
 

ATTACHMENTS: 

A. Staff Informational Analysis  
i. Background and Informational Analysis  

B. Applicant’s Informational Analysis 

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

Decision Making Narrative      
vi. Environmental Assessment and Mapping       
vii. Aerial Exhibit           
viii. Traffic Impact Statement         
ix. Public Transit Map          
x. Topographic Survey          
xi. Description of Proposed Development        
xii. Surface Water Management Plan        
xiii. Program for Phased Development        
xiv. Aerial            
xv. Schedule of Uses          
xvi. Schedule of Deviations          
xvii. Architectural Renderings         
xviii. Mediterra Photo Exhibit          
xix. December 4, 2019 Neighborhood Meeting Information   
xx. Master Concept Plan stamped received February 24, 2020 (24’’ by 36’’) 
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ATTACHMENT “A” 
 

BACKGROUND AND INFORMATIONAL ANALYSIS 

 

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

increase the square footage of the modular communications buildings for the existing wireless 

communication facilities.   The property owner held preapplication meetings with Staff in 2017 

and 2018 relative to this request.  They had also coordinated with Mediterra relative to this request 

and line of site concerns.  They have also been actively working with the railroad and Bonita 

Springs Utilities to bring potable water to the site. 

Surrounding Land Use: 

Existing Zoning & Land Use Future Land Use Map 

Subject Parcel:  Commercial Planned 

Development (CPD); Wireless 

communication facilities and Kelly Roofing. 

Industrial 

North: Mediterra Residential Planned 

Development (RPD); preserve and golf 

course 

Moderate Density Mixed Use / PUD 

East:    Mediterra Residential Planned 

Development (RPD); preserve and golf 

course 

Moderate Density Mixed Use / PUD 

South:  Ace Super Storage, Self storage & 

Mini-warehouse / Collier County 

Collier County Light Industrial 
 

West:   Seminole Gulf Railroad, AG-2 

Agriculture, then US-41 

Moderate Density Mixed Use / PUD 
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Master Concept Plan 

The request includes a one (1) page Master Concept Plan (Exhibit “B”) that depicts the Existing 
Conditions and proposed development request. The Master Concept Plan shows a detailed 
conceptual plan of existing buildings, the wireless communication towers, the proposed project 
description, the revised property development regulations (setback and height), deviations and 
other details. Development details include indigenous open space gopher tortoise habitat, existing 
and future septic, required parking and the building footprints for existing and future buildings. 
Access to the site will continue to be from Channel 30 Drive. The existing and proposed buffers 
are also shown. 
 
Please also see the Applicant’s Description of Proposed Development and Program for Phased 
Development in Attachment “B.”   
 
Environmental Considerations 

 

Habitat Assessments 

A Protected Species Survey and Indigenous Preserve Management Plan were 
produced in November of 2007 by Consultech Development Services Inc, An updated 
Protected Species Survey was conducted in March of 2019 by Boylan Envrionmental 
Consultants. The reports describe the land uses and classifications according to the 
DOT Florida Land Use Covers and Forms Classification System (FLUCFCS Code).  
The 6.10 acre site currently contains the following land uses. 
 
FLUCFCS Code 140 – Commercial and Services   4.57 ac. 
FLUCFCS Code 520 – Lake     0.68 ac. 
FLUCFCS Code 411 – Pine Flatwoods   0.653 ac. 
FLUCFCS Code 830 – Utility Lines    0.21 ac. 
        Total: 6.11 ac. 
  
The Consultech report included an area of xeric oak within the preserve. Due to an 
increase in vegetative coverage this area is now more accurately described as part of 
the pine flatwoods. The preserve area contains slash pines and palmettos as well as 
live oak, wax myrtle, and typical scrub groundcover such as common pawpaw, shiny 
blueberry, and rusty lyonia. At the time of initial rezoning, the site was invaded with 
melaleuca, Brazilian pepper and earleaf acacia. Invasive exotic treatment and removal 
is conducted annually as part of the Preserve Management Plan for the site.  
 
Staff has verified the FLUCFCS Codes and acreages for these land uses and had 
previously negotiated the preservation of the environmentally sensitive land. All 
clearing and development will occur outside of this area and on the disturbed and less 
environmentally sensitive lands.   
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Protected Species 

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

Tree Advisory Board 

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

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

 
Traffic  

The City’s transportation analyst, Public Works, and the Collier County Department of 

Transportation reviewed this request.  The amendment request includes a small reduction in 

intensity.  While this section of Old 41 fails in the peak hour, the trips associated with this request 

are anticipated to be low (20 trips per hour).  The Florida Department of Transportation (FDOT) 

is currently working on a Project Development and Environment (PD&E) study for improvements 

to Old 41, which includes two segments.  The first segment is in Collier County, from US 

41/Tamiami Trail to the Lee County Line. The second segment is in Lee County, from the Collier 

County Line to Bonita Beach Road.   The City of Bonita Springs is looking at ways to expand the 

road network in the area and moving people through a variety of modalities instead of widening 

Old 41.  This approach includes creating a network of streets within the Old 41 and Bonita Breach 

Road quadrant and the implementation of multi-use pathways.  City Staff does not anticipate that 

this project with create a substantial impact to the network.  
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The Collier County Development Review Division has requested continued coordination of this 

project with their jurisdiction.  The applicant will coordinate with Collier County as directed or 

required by City of Bonita Springs during the local development order review process.  The City 

of Bonita Springs and Collier County do not have a memorandum of understanding or an interlocal 

agreement that requires coordination of projects at time of local development order.  The 

Applicant acknowledges the proximity of the subject property to Collier County and possible need 

for additional coordination, but defers to the City of Bonita Springs on how to proceed. 

Stormwater/Drainage 

The property is located within an “X” Zone according to the FEMA Flood Insurance Rate Map. 

According to the Applicant the site will be developed into two phases. The first phase (Building 

#2) will utilize the existing on-site pond with runoff discharging to the north towards the Old 41 

Road roadside swale, which is the current receiving stream. On site drainage will be managed 

with a combination of applications, including sheet flow to a drainage network to the existing pond 

on site. Stormwater permitting will also be submitted to South Florida Water Management District 

(SFWMD) to receive an Environmental Resource Permit (ERP) for the property.  As for the second 

phase (Building #1), the Applicant will apply for a SFWMD minor modification for any 

improvements to the existing pond needed due to the additional discharge that will be generated 

from the new building.  

 

Comprehensive Plan Considerations 

 

The subject property is located in the Industrial land use category according to the Bonita Springs 
Comprehensive Plan. 
 
 Future Land Use Element, Policy 1.1.16: Industrial - Intended to primarily accommodate 

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

   
  The applicant is requesting limited commercial and light industrial uses which are 

appropriate within the Industrial land use designation.  The proposed infill development 
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project is largely commercial in nature and would not conflict with the Industrial future 
land use category.   

 
   Floor Area Ratio (FAR) refers to the ratio of building (square footage) to the square 

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

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

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

 
  Policy 1.1.25(c) – Protect environmentally sensitive lands, including wetlands and 

rare and unique upland habitat by including provisions that limit the development 
footprint, requiring development only under the Planned Development provisions of 
the Land Development Code, and requiring use of clustering and other innovative and 
appropriate development techniques which shift structures and infrastructures to non-
sensitive areas. 

 
  The master concept plan still utilizes the already impacted portion of the site. All 

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

 
Objective 1.14 (Future Land Use Element) states the City shall discourage the 
proliferation of urban sprawl by maintaining or increasing densities, consistent with 
flood hazard considerations, between Old U.S. 41 and I-75 to encourage in-fill and 
redevelopment. 
 
This site is located between U.S. 41 and I-75 and by the Applicant utilizing existing 
land with tall communication towers for additional commercial and industrial activities 
this proposed development meets this objective.  
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Neighborhood Compatibility    
To the north and east is the 
Mediterra Residential Planned 
Development (RPD). The 
subject property is separated 
from Mediterra by a fence, 
landscaped buffer and a 
vegetated area along the 
perimeter of the golf course. 
The combination of Mediterra’s 
landscaped berm and 
vegetation bordering the golf 
course provide both a visual 
buffer and sound barrier. 
Additionally, there is roughly a 
700± foot between the property 
line and the closest Mediterra 
residential unit which creates 
more than adequate 

separation between the two uses.  The Applicant has tried to coordinate closely with Mediterra on 
this request and line of site exhibits were provided as part of their analysis.  The Applicant has 
also closely worked with the City Architect on the proposed building elevations for consistency 
with the LDC.  Staff is also recommending a condition of approval relative to illuminated signage 
along the Mediterra and Cordova boundaries as a means to eliminate potential light pollution from 
any building wall signage. 
 
To the south is the Collier County line. The parcel that sits immediate south of the County line is 
Ace Super Storage, also a self-storage and mini-warehouse facility. The Future Land Use of this 
parcel is Light Industrial according to the Collier County Growth Management Plan. 

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

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

 
A Commercial Planned Development (CPD) is still an appropriate use of this Industrial property 
and is compatible with the surrounding land uses. This project is an in-fill project. The applicant 
has already obtained local site permits to preserve the indigenous open space (gopher tortoise 
preserve). This preserve not only protects habitat but also acts as a natural northern buffer to 
Mediterra.    

 

2019 Aerial of Surrounding Properties             Source:  Lee County GIS 
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There is already buffering in place on the eastern portion of the subject site. A fence currently sits 
on the east property line and a landscaped buffer exists on the Mediterra property between the 
subject site and the Mediterra golf course. Light commercial and industrial uses, including a self-
storage facility, on the subject site should have little to no effect on the bordering Mediterra 
community.  
 

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

Review criteria  Yes – Mostly - Partly - No 

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

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

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

Non-applicable.  This is a carry-over provision 
from Lee County where performance and 
location standards are evaluated as a part of the 
Lee Plan. 

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

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

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

Yes – The reduction in height will provide greater 
compatibility.  The property is surrounded by 
other parcels, a railroad right-of-way, a golf 
course, and other similarly situated uses.     

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

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

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

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

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

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

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

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

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

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

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

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

Mostly- Staff supports all deviations, with the 
exception of Deviation 4.  Deviations 1-3 and 5-
7 are requested based in the nature of the 
existing site and its continued infill development.  
Staff’s justifications for the recommendations 
are included in the Staff Report. 
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Copyright © 2020. Maser Consulting. All Rights Reserved. This drawing and all
the information contained herein is authorized for use only by the party for
whom the services were contracted or to whom it is certified. This drawing may
not be copied, reused, disclosed, distributed or relied upon for any other purpose

without the express written consent of Maser Consulting, P.A.

ALL STATES REQUIRE NOTIFICATION OF

EXCAVATORS, DESIGNERS, OR ANY PERSON
PREPARING TO  DISTURB THE EARTH'S

SURFACE ANYWHERE IN ANY STATE

Office Locations:

FOR STATE SPECIFIC DIRECT PHONE NUMBERS VISIT:
WWW.CALL811.COM
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TAMPA OFFICE
5471 West Waters Avenue

Suite 100
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ZONING PLAN

SUPER TOWERS INC.

9930 CHANNEL 30 DRIVE

CITY OF BONITA SPRINGS
LEE COUNTY

FLORIDA

AS SHOWN 08/30/19 AM JJS

19000838A
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PUBLIC HEARING REQUESTS:

1. REDUCE PROJECT'S MAXIMUM BUILDING HEIGHT TO FOUR (4) STORIES NOT TO EXCEED 50 FT ( FROM FIVE STORIES AND 60 FT). REVISE
SECTION A - CONDITIONS, SUB-SECTION 2(b) - SITE DEVELOPMENT REGULATIONS/MAXIMUM BUILDING HEIGHT TO READ:

BLDG 1: 50 FT/4 STORIES
BLDG 2: 50 FT/4 STORIES

WITH THE ADJUSTMENT IN BUILDING HEIGHTS, THE MAXIMUM BUILDING SQUARE FOOTAGES (NO CHANGE IN FOOTPRINT) ARE AS FOLLOWS:

BUILDING 1: 22,768 SF/FLOOR X 4 FLOORS = 91,072 SF
BUILDING 2: 19,260 SF/FLOOR X 4 FLOORS = 77,040 SF

TOTAL:  168,112 SF (VS. 172,724 SF CURRENTLY APPROVED)

2. MODIFICATIONS TO CONDITION #23 OF THE CURRENT ZO 09-14 AND SUBSEQUENT AMENDMENTS, AS FOLLOWS:  A SPECIFIC BUILDING #4
HAS BEEN ELIMINATED FROM THE MASTER PLAN, AND:

- THE OWNER/DEVELOPER RETAINS THE ABILITY TO CONSTRUCT A MAXIMUM OF 80 LF (28LF NOW CONSTRUCTED) OF MODULAR
COMMUNICATIONS BUILDINGS (MCBs) LENGTH ALONG THE EAST PROPERTY LINE IN ACCORDANCE WITH DEVIATION #1 (MULTIPLE MCBs
PERMITTED)

- THE OWNER/DEVELOPER RETAINS THE RIGHT TO UTILIZE UP TO 46,866 SF OF BUILDING SPACE (EXCLUSIVE OF MCBs) FOR COMMERCIAL USES,
AS APPROVED IN CURRENT ZONING. ANY REQUIRED CHANGES IN THE SITE PLAN WOULD BE COMPLETED VIA AN ADMINISTRATIVE
AMENDMENT.
- THE PREVIOUSLY APPROVED CARETAKER'S QUARTERS AND GARAGE AREA IS ELIMINATED FROM THIS PLAN (1450 SF OF COVERAGE) AND
THAT SQUARE FOOTAGE IS ADDED TO THE REMAINING 384 SF ALLOCATION LEFT FROM THE ORIGINAL 960 SF TO ALLOW A TOTAL OF 1834 SF
OF ADDITIONAL MCB COVERAGE IN THE FUTURE. THIS INCLUDES "INTERNAL" MCBs (NOT ADJACENT TO THE EAST PROPERTY LINE). SIZE OF

ALL MCBs WILL BE LIMITED TO 400 SF AND A HEIGHT NOT EXCEEDING 15 FT.

11. DEVELOPMENT STANDARDS:

MINIMUM BLDG. SETBACKS:

ROAD / ROW: 20'

FRONT: 25'
SIDE (SOUTH): 25'
REAR (EAST):

BLDG 2 = 30T.
BLDG 1 = 30 FT

MCBs = 8 FT
WATER BODY: 25'
PRESERVE: 25'

MAXIMUM BLDG. HEIGHT:

BLDG 1: 50 FT/4 STORIES
BLDG 2: 50 FT/4 STORIES

MCBs: 15 FT

2. ZONING:

CURRENT:
CPD (ZO 09-14, ADD13-05141-BOS, ADD16-26594-BOS & PENDING ADD18-53020-BOS

PROPOSED:

CPD PUBLIC HEARING AMENDMENT (AS DESCRIBED HEREON)

ADJACENT:
NORTH/EAST = RPD/MEDITERRA (DEVELOPED)
SOUTH = COLLIER CO/ SELF STORAGE & MINI-WAREHOUSE
WEST = AG-2 (RAILROAD)

5. SITE DATA:

TOTAL BUILDING AREA *     = 49,092 S.F. (1.127± AC.)  18.5%
IMPERVIOUS/PAVED AREA     = 67,110 S.F. (1.541± AC.)  25.2%

WATER MGT. AREA = 38,565 S.F. (0.885± AC.)  14.5%
OPEN SPACE ** =111,334 S.F. (2.556± AC.) 41.8%
TOTAL SITE AREA       =  266,101 S.F. (6.109±AC.) 100%

* INCLUDES SMALL MODULAR COMMUNICATIONS BLDGS (MCBs):
· 760 SF EXISTING

· 1834 SF PROPOSED; 384 SF NOT INSTALLED FROM PREVIOUSLYAPPROVED 960 SF ALLOWANCE
AND 1450 SF ADDITIONAL AS A REPLACEMENT FOR THE CARETAKER'S QUARTERS (ALLOWS FOR
52 LF INSTALLED ALONG EAST PROPERTY LINE PER DEVIATION #1 REQUEST AND "INTERNAL"
MBCs)

** REQUIRED OPEN SPACE FOR A COMMERCIAL LAND USE AREA IS 20% =

1.222 AC., HALF OF WHICH IS TO BE INDIGENUOUS = 0.611 AC. (VS 0.653 AC. PROVIDED)

4. EXISTING SITE/BUILDINGS:

· THE EXISTING "TWO-STORY CONCRETE BUILDING" CONTAINS ELECTRONICS ON THE

SECOND FLOOR AND BUILDER/CONTRACTOR ACTIVITIES ON THE FIRST FLOOR, AT
TGUS TUNE YSE WILL REMAIN IN PLACE.

· THE TWO PRIMARY COMMUNICATIONS TOWERS WILL REMAIN IN PLACE WITH
UPGRADES TO THE "AT GRADE" COMMUNICATIONS EQUIPMENT, INCLUDING FUTURE
MODULAR COMMINICATIONS BUILDINGS (MCBs).

· THE CURRENT METAL BUILDING ATTACHED TO THE TWO STORY COMMUNICATION
BUILDING  WILL BE REMOVED.

3. PARTIES INVOLVED:

APPLICANT:

SUPER TOWERS INC./ MICHAEL SAWYER
9930 CHANNEL 30 DRIVE
BONITA SPRINGS, FL 34135
508-317-1753

OWNER:

SUPER TOWERS INC./TIMOTHY SHEEHAN
470 ATLANTIC AVE., 4TH FLOOR
BOSTON, MA 02210
978-828-7068

SITE/CIVIL ENGINEER:
MASER CONSULTING P.A.

JOHN J. STOECKEL, PE
5471 W. WATERS AVE. STE. 100
TAMPA, FL 33634
813-207-1061 EXT. 4903

10. SURFACE WATER MANAGEMENT:

SURFACE WATER MANAGEMENT WILL BE CONSTRUCTED IN ACCORDANCE WITH CITY OF BONITA
SPRINGS STANDARDS AND SFWMD CRITERIA. AT THIS TIME, THE EXISTING LAKE WILL BE UTILIZED
AS THE PRIMARY ON SITE FACILITY WITH DISCHARGE TO THE OLD 41 ROAD DRAINAGE SWALE.

9. PARKING CALCULATIONS:

REQUIRED (BASED ON CURRENT DESIGN CONSIDERATIONS):

EXISTING COMMUNICATION FACILITIES & DEAD SPACE (ESSENTIAL SERVICES FACILITIES PER LDC

4-1732(4)(F) = 1 SPACE (1 EMPLOYEE)

CONTRACTORS & BUILDERS (BASED ON CURRENT & PROPOSED USES);
- OFFICE AREA (PER 4-1732(2)(j): 1 SPACE PER 300 SF X 8589

 SF = 29 SPACES
- SHOP/STORAGE (PER 4-1732(3)(b)/(c): 7 B&C UNITS, 2

 EMPLOYEES/UNIT = 14 SPACES

SELF-STORAGE FACILITIES = ONE SPACE PER 3000 SF OF FLOOR AREA (PER ZO 09-14 APPROVED
DEVIATION #2, SAME DEVIATION IS REQUESTED UNDER THIS APPLICATION): 155,423 SF/3000 = 52 SPACES

TOTAL REQUIRED: 96, INC. 4 HC SPACES (ONE BEING "VAN ACCESSIBLE")

PROVIDED: 106, INC 5 HC SPACES.

NOTE: DEVELOPER RESERVES THE RIGHT TO UTILIZE UP TO 46,866 SF FOR COMMERCIAL USES, AS

APPROVED IN PREVIOUS REZONING. IF OTHER USES ARE SELECTED, PARKING CRITERIA WILL BE MET
AND A REVISED TRAFFIC STUDY COMPLETED TO DETERMINE IF OTHER IMPACTS MIGHT OCCUR. THIS
COULD BE COMPLETED AS AN ADMINISTRATIVE AMENDMENT TO THE ZONING, IF REQUIRED.

8. MASS TRANSIT:

THERE IS NO MASS TRANSIT IN THE VICINITY OF THE SUBJECT PROPERTY.

7. PROJECT PHASING:

AT THIS TIME, EACH BUILDING AND ASSOCIATED PARKING WILL CONSTRUCTED AS AN INDIVIDUAL
PHASE. LANDSCAPING, STORMWATER, AND OTHER ANCILLARY IMPROVEMENTS WILL BE COMPLETED AS
PART OF THE FIRST PHASE.

6. BUFFERING:

· A 5 FT. TYPE "A" BUFFER IS TO BE PROVIDED ALONG THE WEST PROPERTY LINE ADJACENT TO THE
RAILROAD RIGHT OF WAY IN THE LOCATIONS SHOWN. (GENERALLY IN LAKE AREA)

· 15' TYPE 'D' BUFFER WITH 8-FOOT WALL ALONG WEST PROPERTY LINE.

· A 5 FT. TYPE "A" BUFFER IS TO BE PROVIDED ALONG THE SOUTH PROPERTY LINE ADJACENT TO THE
STORAGE FACILITY, LOCATED PER DEVIATION #3.

· MEDITERRA HAS PROVIDED A BUFFER WITH THE LARGE PRESERVE ALONG THE EAST PROPERTY LINE
THAT EXCEEDS TYPE "F" CRITERIA. PROJECT WILL PROVIDE A TYPE "D" BUFFER, WITH
MODIFICATIONS PER DEVIATION#1, AS DESCRIBED AND SHOWN HEREON.

PROJECT DESCRIPTION

THE EXISTING SITE CONTAINS NUMEROUS COMMUNICATIONS FACILITIES, INCLUDING TWO LARGE
TOWERS. THE COMMUNICATION FACILITIES WILL CONTINUE TO BE USED AND TWO NEW BUILDINGS (

1 AND 2) ARE PROPOSED. THE SITE WILL ALSO CONTINUE TO BE UPGRADED, INCLUDING
INSTALLATION OF WATER/SEWER FACILITIES, AND NEW/UPDATED COMMUNICATIONS EQUIPMENT
AND MODULAR BUILDINGS INSTALLED AS NEEDED. PROPOSED NEW USES WILL INCLUDE SELF-STORAGE
/ MINI-WAREHOUSE AS WELL AS COMMERCIAL BUSINESS AND OFFICE USES, PER THE PROPOSED
SCHEDULE OF USES.

13. SCHEDULE OF DEVIATIONS:

1. DEVIATION TO CITY OF BONITA SPRINGS LDC CHAPTER 3-418 (D)(3) AND LDC4-2074(A)(2)(A) REQUIRING A TYPE “E” BUFFER (25 FT. WIDE
WITH A WALL AND 30 SHRUBS/100 LF) OR A TYPE “F” BUFFER (25 FT. WIDE, NO WALL, DOUBLE ROW STAGGERED HEDGE) TO PERMIT A
TYPE “D” BUFFER, SUBJECT TO THE  MODULAR COMMUNICATION BUILDINGS LOCATIONS.

2. DEVIATION TO CITY OF BONITA SPRINGS LDC CHAPTER 4-1732 REQUIRING ONE (1) PARKING SPACE PER 1000 SF  OF FLOOR AREA FOR
WAREHOUSING, PUBLIC OR SELF STORAGE TO PROVIDE FOR ONE (1) PARKING SPACE PER 3000 SF OF FLOOR AREA.

3. DEVIATION TO CITY OF BONITA SPRINGS LDC CHAPTER 3-416(D)(3) REQUIRING A TYPE “A” BUFFER ALONG THE SOUTH PROPERTY LINE TO
PROVIDE A TYPE “A” BUFFER (5 FT. WIDE) ALONG THE SOUTH TO PERMIT A TYPE “A” BUFFER ENCROACHING 2.5 FT ALONG THE NORTH SIDE
OF THE EXISTING FPL EASEMENT.

4. DEVIATION TO CITY OF BONITA SPRINGS LDC CHAPTER 3-353 REQUIRING A CONNECTION TO THE SANITARY SEWER SYSTEM WHEN
BUILDING SIZE EXCEEDS 30,000 SF OR ESTIMATED WASTEWATER FLOW EXCEEDS 5000 GPD.

5. DEVIATION TO CITY OF BONITA SPRINGS LDC CHAPTER 3-490(B), 3-2074(B), AND DIVISION 36 OF LDC 4 REQUIRING A 25 FT SET-BACK AND 8
FT HIGH WALL TO BUFFER THE OVERHEAD DOORS IN BUILDING #1 AND OUTDOOR STORAGE TO BE COVERED WITH A STRUCTURE
ARCHITECTURALLY CONSISTENT WITH THE PRINCIPAL STRUCTURES, TO ALLOW FOR A 15 FT SET-BACK AND 8-FT HIGH MASONRY WALL

CONSISTENT WITH THE PRINCIPAL STRUCTURES. WALL AND PLANTINGS TO BE PROVIDED AND MEET CODE REQUIREMENTS.

6. DEVIATION TO CITY OF BONITA SPRINGS LDC CHAPTER 3-417(B)(6)(A) REQUIRING HABITABLE BUILDINGS TO BE SET-BACK A MINIMUM
OF 30 FT FROM “WILDLAND” AREAS TO REDUCE THE SET-BACK 8 FT FOR MODULAR COMMUNICATION BUILDINGS (MCBS).

7. DEVIATION TO CITY OF BONITA SPRINGS LDC CHAPTER 3-417(B)(1)(A) REQUIRING A MINIMUM OF 30-FT SETBACK FROM INDIGENOUS
NATIVE VEGETATION TO HABITABLE STRUCTURES TO REDUCE THE SET-BACK TO 8 FT FOR MODULAR COMMUNICATION BUILDINGS (MCBS).

NOTE ALL DEVIATIONS ARE SHOWN ON THIS PLAN.

12. EXISTING FPL EASEMENTS:

THE SURVEY/EXISTING CONDITIONS PLAN INDICATES THERE ARE FPL EASEMENTS THAT MUST BE
VACATED AND RELOCATED PRIOR TO THE START OF CONSTRUCTION ON BUILDING #2 AND
SHOWN HEREON.

GENERAL DESIGN & REFERENCE  NOTES:

ECOLOGIST:

BOYLAN ENVIRONMENTAL CONSULTANTS
11000 METRO PARKWAY
FORT MYERS, FL 33966
239-418-0671

ARCHITECT:

KENNETH CARLSON ARCHITECT, P.A.
1166 WEST NEWPORT CENTER DR., SUITE 311

DEERFIELD BEACH, FL 33442
954-427-8848

SURVEYOR:
COASTAL ENGINEERING INC.
3106 SOUTH HORSESHOE DRIVE

NAPLES, FL 34104
239-643-2324

LOCATION MAP

SUBJECT

PROPERTY

1" = 200'

GUY WIRE ELEVATIONS
PROPOSED GRADE GUY WIRE ELEVATIONS CLEARANCE

A ±16.0 30' 14'

B ±15.9 32' 16.1'

C ±15.2 31' 15.8'

D ±15.2 29' 13.8'

NOTE: MIN GUY WERE CLEARANCES TO BE PROVIDED DURING DESIGN DEVELOPMENT BASED ON FINAL PROPOSED GRADES;
ADEQUATE SAFETY MEASURE WILL BE PROPOSED AND COORDINATION WITH STAFF AT THAT TIME.

WALL NOTE:

LIMITS OF PROPOSED 8-FT HIGH WALL AS SHOWN ON THE PLAN IS ESTIMATED AND MAY BE SUBJECT TO CHANGE GIVEN

THE OUTCOME OF THE DESIGN PARAMETERS BELOW:
1. THE SOUTHERN EXTENT OF THE WALL IS SHOWN AT THE APPROXIMATE FUTURE LIMIT OF THE PROPOSED POND; AND
2. THE NORTHERN EXTENT OF THE WALL IS SHOWN AT THE APPROXIMATE LIMIT OF THE CONSERVATION AREA AND

WHERE UTILITIES WILL BE ENTERING THE SITE.
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