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BONITA SPRINGS, FLORIDA 

COMMUNITY DEVELOPMENT DEPARTMENT 

ZONING DIVISION 

STAFF REPORT 

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

CASE NAME:  BONITA SPRINGS GOLF COURSE RPD REZONE 

CASE NUMBER: PD21-78545-BOS 

HEARING DATE: January 11, 2022 

PLANNERS:       Mike Fiigon II, Senior Planner 

APPLICATION SUMMARY: 

A. Applicant:  BSGC Land Holdings, LLC

B. Agent: Q. Grady Minor & Associates, P.A.; Pavese Law Firm

C. Request:  A request to rezone approximately 113 +/- acres from RS-1 and RM-2 to a
Residential Planned Development (RPD) for a maximum of 350 dwelling units,
pursuant to Division 43 of Chapter 4 of the Bonita Springs Land Development Code
(LDC).

D. Location:  The subject parcels have the following STRAP numbers:
14-47-25-B1-1400A.0000
23-47-25-B1-01400.0860
23-47-25-B1-0050A.0000
23-47-25-B1-00500.0040
Bonita Springs, Florida 34135

E. Future Land Use Map Designation:  Moderate Density Residential; Medium Density
Multi-Family Residential 

F. Current Zoning:  RS-1; RM-2

G. Current Land Use:  Vacant (defunct golf course)

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. 
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BACKGROUND:  The subject parcels comprise what is known as the Bonita Springs Golf and 
Country Club, a public golf course that was closed in the mid 2000’s and has remained inactive 
since.   Within the City, there were several courses that were being considered for redevelopment 
with residential uses, including the course in question.  In an effort to plan for the possibility of 
development, the City in 2019 passed Ordinance 19-07, which establishes criteria for golf course 
redevelopment.  The criteria included a limit on the allowable uses, requiring minimum design 
standards, and stormwater studies.  The ordinance provides that redevelopment requires the 
property to obtain planned development (PD) zoning, which is what the Applicant’s request 
entails.  The ordinance also allows the Applicant to request deviations from code requirements.  
A list of the requested deviations and the Staff analysis and recommendations are contained in 
this Report.  

The original request was for 500 dwelling units, comprised of single-family, zero-lot-line, 
duplex/two-family, and multi-family units.  While the requested unit count was below the maximum 
potential of 618 units for the site, Staff had concerns about the proposed number of units, given 
that the property was also being viewed as a suitable location for a regional stormwater 
improvement project.  The City has contracted with Singhofen & Associates, Inc., to help model 
a system and analyze data for improvements in which the surrounding communities of Bonita Golf 
and Country Club could benefit. The firm analyzed the existing system in order to identify problem 
areas and provided three (3) options in consideration of alleviating the issues. Additional 
information on the proposed options is contained in Attachment A. The purpose of providing a 
brief background at this point is to clarify that all three options would require significant acreage 
for stormwater capacity, and as a result, the available developable land would likely not support 
a request for 500 dwelling units.  In October 2021, the Applicant revised the Application to propose 
a maximum of 350 units.   

Uses: Most of the proposed uses provided by the Applicant are considered customary and 
consistent with the request for a Residential Planned Development (RPD).  The following uses 
have been proposed:  

1. Accessory Uses and Structures  
2. Administrative Offices 
3. Community Gardens  
4. Dwelling Units  

North Parcel 
Single-Family 
Two-Family Attached (Twin Villa) 
 
South Parcel 
Multiple Family  
Single Family  
Townhouse 
Two-Family Attached (Twin Villa) 

5. Entrance Gate 
6. Excavation, Water Retention  
7. Fences and Walls  
8. Food and Beverage Service, Limited  
9. Parking Lot Accessory  
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10. Recreation Facilities (Clubs), Private, On-Site with Consumption on Premises  
11. Signs 

Pursuant to Staff’s analysis of Deviation 1 (below), Staff recommends removing Entrance Gates 
from the proposed schedule of uses. Additionally, the Applicant is put on notice that if the 
consumption on premises request includes outdoor seating and if the outdoor seating area is 
within 500 feet of a school (non-commercial), daycare, religious facility, park, or residential 
property under separate ownership, a special exception will be required, unless the outdoor 
consumption seating area is explicitly shown on the Master Concept Plan (MCP).  

It is Staff’s opinion that the remainder of the proposed uses are consistent with an RPD 
designation and the Future Land Use categories, as further analyzed in Attachment A of this 
Report.  

Property Development Regulations: The submitted property development regulations are 
contained in Exhibit C.  The Applicant has outlined the regulations for the north parcel, recreation 
area/clubhouse/amenity area, and the south parcel.  It should be noted that the Applicant is 
proposing a preserve setback of twenty-five (25) feet, which is less than the minimum requirement 
of thirty (30) feet. LDC 3-417(b)(6)(a) will require the Applicant to adhere to special mitigation 
measures as determined by the Bonita Springs Fire Control and Rescue District, in accordance 
with the National Fire Protection Association (NFPA) standards.  If these measures are not 
adhered to or cannot be achieved, the Applicant shall not be permitted to develop within thirty 
(30) feet of a preserve area.     
 
Additionally, the Applicant is proposing a maximum height of thirty-five (35) feet for all structures 
in the northern and southern parcels, except for the clubhouse/amenity area, which is being 
proposed at a maximum height of forty-five (45) feet.  Based on the proposed MCP, the proposed 
amenity area is located on the northern tract, which is located in the Moderate Density Residential 
Future Land Use category.  Policy 1.1.7.b of the Future Land Use Element of the Bonita Plan 
restricts height in this Future Land Use category to a maximum allowance of thirty-five (35) feet.  
In order to avoid inconsistencies with the Bonita Plan, it is Staff’s opinion that the maximum 
permitted height of any development on the amenity tract should be limited to thirty-five (35) feet.  
 
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 upon the review criteria set forth in LDC 3-81(b).  In 
those instances, the City Staff has evaluated those deviations as a part of this review process. 
 
Deviation No. 1:  Requesting relief from Sec. 4-2312(d)(5) – Golf Course Redevelopment 
Regulations – Development Approval and Standards, which prohibits gates or walls along the 
project boundary, to allow gates at the project entrances and walls along the project boundary.  
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Applicant’s Justification:  Vehicular Gates: The project site consists of two parcels (the north 
and south golf course parcels). The north golf course parcel has two locations with frontage on 
public rights-of-way (at Carnoustie Court and Paradise Road via Lot 86). Based on discussions 
with adjacent property owners and City staff, the access to the north golf course parcel is 
proposed to be limited to a single location from Paradise Road through Lot 86. The proposed plan 
has been limited to one vehicular access point to the north parcel to avoid the adverse impacts to 
adjacent property owners that may occur if a secondary access is built from Carnoustie Court. 
Additionally, the elimination of the second access from Carnoustie Court will allow for the former 
golf course area between Carnoustie Court and Paradise Road to be used for water management 
purposes which will provide the significant enhancements noted in Sec. 4-2312(d)(13). If the north 
parcel is limited to a single access point as described above, the inclusion of vehicular gates will 
not undermine the intent of interconnectivity in the golf course conversion standards because 
interconnection to adjacent properties is not available due to a lack of other points of connection. 
The pedestrian facilities within the development will remain open to the public. 
 
Perimeter Fences and Walls: The regulations included in Sec 4-2312 are based on the 
presumption that the existing drainage facilities are adequate and that existing vegetation at the 
perimeter of the golf course will be generally sufficient to buffer adjacent uses. As identified in the 
neighborhood meetings and through the City’s own independent studies, the existing drainage 
infrastructure is not sufficing, and significant construction will be required at the perimeter of the 
property to provide the significant enhancements required per Sec. 4-2312(d)(13). Because native 
vegetation will be impacted to perform the drainage improvements required, the applicant would 
like the option to install fences or walls to provide buffering if required adjacent to existing 
residential uses.  The Master Concept Plan includes the locations of required and optional (at the 
Developer’s discretion) fences / walls and typical cross sections at the edge conditions of the 
community. 
 
Staff Analysis:  With respect to vehicular gates, the intent of the regulation is to foster 
compatibility and consistency with surrounding residential areas.  It is intended to help create 
development that is part of the existing residential community, and not cut off or segregated from 
it.  The Applicant explains that the proposed pedestrian facilities will be open to the public and 
because of this, the addition of gated vehicle access would not undermine interconnectivity.  While 
Staff acknowledges the proposed pedestrian facilities as a vital part of achieving interconnectivity, 
it is Staff’s opinion that the Applicant has not provided a suitable justification to require gated 
access.  Surrounding neighborhoods including (but not limited to) Fairwinds, The Greens, Fairway 
Dunes, Golf Villas of Bonita Springs, and Lakeside Hideaway are examples of non-gated [deed-
restricted] communities.   
 
Regarding perimeter fences and walls, the intent of this regulation is similar to that of gates in that 
it is intended to foster a development that is not cut off or segregated from the surrounding 
communities.  However, the existence of walls is more prevalent in surrounding neighborhoods 
on certain perimeter boundaries, or as decorative accents along a primary entryway.  The code 
preference is to provide a landscape buffer in lieu of a physical wall or fence.  However, the 
Applicant is accurate in its explanation that certain site constraints are prevalent due to the amount 
land that is intended to be utilized for stormwater attenuation, collection, and treatment.  This 
results in certain development areas that are aligned more closely to a perimeter boundary to 
make room for additional stormwater areas and achieve the capacity necessary for this 
improvement and public benefit. 
 
Staff recommends DENIAL of the proposed vehicular gated access.  Staff recommends 
APPROVAL of the request to add walls in locations identified on the MCP, with the understanding 
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that it be treated as a residential project wall, subject to the standards of LDC 4-1466, specifically 
subsection 3, which requires landscaping on the exterior side and a minimum planting width of 
7.5 feet.   
 
Deviation No. 2:  Requesting relief from LDC 3-331(d)(5) – Excavations for water retention and 
detention, which states that at the discretion of the City Manager or Designee, a 4-foot-tall fence 
may be required around excavations located less than 100 feet from any property under separate 
ownership, to not require fences around water management lakes.  

 
Applicant’s Justification:  The development proposes a series of regional stormwater 
improvements that will provide lake views for adjacent residential uses. Lake views will be an 
aesthetic benefit for adjacent residential lots that would be diminished with the required fencing. 
The proposed lake banks will be constructed in general accordance with one of the two lake cross 
sections options shown below to minimize erosion. The options consist of either collector swales 
at the top of bank or 6:1 slopes from one foot above the control elevation to six feet below control 
elevation (see typical options below). 
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Staff Analysis: While Staff understands the Applicant’s justification that the stormwater area 
would also serve as a “lake view” for surrounding residential properties, it is Staff’s opinion this is 
a safety issue to be evaluated at time of local development order submittal and that a deviation is 
not appropriate at this time.  The code provides discretionary authority to the City Manager or 
Designee to require fencing, if warranted.  It is standard practice for the review of such a request 
to take place during the development order phase, which is where the final review of the drainage 
plan and analysis will be conducted.  In a response letter to Staff, the Applicant also indicated 
there are multiple instances where golf course lakes are immediately adjacent to existing 
residences without fences or walls around the property boundary or said lakes.  Staff 
acknowledges this existing condition but is of the opinion that due to the increased amount of land 
area that will be utilized for stormwater retention and collection, the final decision of whether or 
not a fence should be required should be done at the development order stage.   At this time, 
Staff recommends DENIAL of this deviation.   

 
Deviation No. 3:  Requesting relief from LDC 3-263(b)(2) – Bikeways Facilities and Pedestrian 
Facilities, which requires the developer to construct bike and pedestrian facilities in the public 
road rights-of-way if proposed in the City’s Bicycle and Pedestrian Master Plan, to provide an 
alternative pathways plan.  

 
Applicant’s Justification: The City’s Bicycle and Pedestrian Master Plan show a proposed multi-
use pathway within the Paradise Road Right-of-Way (with the existing sidewalk to remain). Due 
to limited ROW availability on Paradise Road and a lack of downstream connections, the 
developer has proposed an alternative pathways plan within the development in lieu of 
constructing the multiuse pathway proposed in the City’s Bicycle and Pedestrian Master Plan. 
The internal paved pathway is located adjacent to the open space lakes and will be available for 
the use by the general public with connections made to the existing sidewalks along Paradise 
Road and Cockleshell Drive.  The City staff and their drainage consultant have requested that we 
prioritize public, health, safety, and welfare related to flood control as the highest priority. 
Sidewalks will be provided on all local streets constructed by the developer. The proposed 
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sidewalk system and its interconnectivity with the existing pedestrian network is shown as an 
exhibit in the MCP. 
 
Staff Analysis:  As part of the analysis that went into creating the Bicycle Pedestrian Master 
Plan, McMahon Associates, Inc. (the firm that developed the plan), conducted a needs 
assessment utilizing the area’s existing bike-ped inventory in order to identify gaps in the multi-
modal network. The purpose of the plan is to create a network of sidewalks, pathways, cycle lanes 
and multi-use trails for pedestrians and cyclists. Corridors that were studied were broken down 
into north-south corridors and east-west corridors.  Paradise Road is a north-south corridor that 
was evaluated, as was Shangri La Road (east-west).  As the Applicant indicates, a sidewalk 
currently exists along Paradise Road.  However, the corridor has been identified as an area 
needing improvement to the network.  The long-range plan calls for a 6-8-foot wide sidewalk, and 
a 10-12-foot wide multiuse pathway.  At this time, only a 4-5-foot sidewalk exists.  The Applicant 
is correct in that the Paradise Road right-of-way could be considered constrained and is further 
hindered by the existing open drainage swales, which would need to be enclosed and piped in 
order to create additional space to construct the required facilities.  While the Applicant has 
primarily focused on exceeding the requirements for stormwater facilities, it has opted to provide 
an alternate pathways plan, which would take bike-ped traffic off the constrained Paradise Road 
right-of-way and route it through the proposed development via a 6-foot-wide pathway and 
connect to the existing sidewalk facilities on Cockleshell Drive towards the southwest end of the 
project. This pathway system is proposed to be available to the general public and can be used 
by residents and passers-by outside of the project’s proposed development. With regards to the 
existing sidewalk on Paradise Road, due to the constrained right-of-way, the existing sidewalk is 
located approximately 2-3 feet away from the vehicular travel lanes.  Staff is aware of public 
concern regarding the speed at which cars travel down the road in such close proximity to the 
existing pedestrian network.  The current code requires a separation of a least 5-6 feet between 
the vehicular travel lanes and the sidewalk/pedestrian facilities.  Because of the close proximity 
and speed, residents have expressed safety concerns about utilizing the existing sidewalk.  To 
this end, the Applicant is proposing to construct a round-about as a traffic-calming device, aligning 
with the intersection of [a reconfigured] Maddox Lane and Paradise Road. Staff’s opinion is that 
consideration should be given towards the Applicant’s intent to address traffic-calming on 
Paradise Road, and the role it can play in providing a safer pedestrian experience within the 
existing network.  At this time, Staff’s opinion is that the alternate pathway plan meets the general 
intent of providing multimodal interconnectivity for the project area.  Staff recommends 
APPROVAL of this deviation request, with the condition that the width of the alternate pathway 
be increased from a 6 foot minimum width, to a minimum of 8 feet in width. 
 
 
Deviation No. 4: Requesting relief from LDC 3-297(3) – Access to Street Required, which 
requires that any residential development more than five acres provide two or more means of 
ingress and egress to the project, to allow a single access to the northern residential tract and a 
single access to the southern residential tract.  
 
Applicant’s Justification: The proposed deviation is being requested for the north golf course 
parcel and for the south golf course parcel.  A description of the justification for the deviation to 
allow a single access point for each parcel is provided below. It is important to note that the City 
is prioritizing flood control for an area wide public drainage system above all other criteria. 
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North Parcel:  
The north parcel of the project site has frontage on public rights of way from Carnoustie Court 
and Paradise Road (via Lot 86). The applicant is pursuing remedies to allow for a single access 
point across Lot 86 to the north golf course parcel. One of the justifications for deviations 
described in Section 4-2312(d)(13) is for the applicant to demonstrate a “bona fide need for the 
deviation and agree to provide significant enhancements to the subject property in exchange for 
the deviation.” Additionally, deviations are required (either singularly or in combination) to “not 
undermine the integrity of adjacent residential zoning districts.” This deviation is requested to 
allow for use a single access point from Paradise Road (across Lot 86) to access the north golf 
course parcel. If the deviation were not granted, the portion of the golf course between Carnoustie 
Court and Paradise Road would be required to be used as a secondary access road to the 
proposed project. The use of the portion of the golf course that is contiguous to Carnoustie Court 
as an access road would prohibit its use for regional stormwater facilities and eliminate the 
significant enhancements associated with the regional drainage improvements.  
 
South Parcel:  
The south parcel of the project site has frontage on public rights of way from Paradise Road and 
at a single frontage on Cockleshell Drive. The applicant is currently working with the City of Bonita 
Springs and their consultant to identify potential portions of the site that can be utilized for regional 
stormwater storage. The portion of the project site adjacent to Cockleshell Drive is also adjacent 
to the point of discharge to the headwaters of Spring Creek and areas that are among the most 
susceptible to flooding in significant storm events. The deviation is necessary to provide flexibility 
in the landplan to maximize the regional stormwater benefits; the proposed use of the portion of 
the site adjacent to Cockleshell Drive to provide stormwater benefits would be consistent with the 
requirements in Section 4-2312(d)(13) to satisfy a “bona fide need” (flooding of surrounding areas) 
and to allow for “significant enhancements” to the subject property. 
 
 
Staff Analysis: Staff acknowledges that a significant amount of land area is being reserved for 
stormwater purposes. As such, there is a perceived limitation on the availability of suitable 
ingress/egress locations. It is Staff’s opinion that the intent of the code section is to help alleviate 
capacity issues by overburdening a single access point.  It is also intended to help with emergency 
scenarios and situations where the single access point may be blocked or unusable.  As a result, 
Staff would consider a recommendation of APPROVAL, subject to the Applicant meeting the 
notification standards and the provisions of a suitable emergency access plan to be reviewed at 
time of local development order. The applicable code section reads as follows: “…a notice to all 
future property owners must be recorded by the developer in the public records prior to the 
issuance of a local development order allowing construction of the access to the development. 
The notice must articulate the emergency access plan and provide information as to where a copy 
of this plan may be obtained from the developer or developer's successor.” 
 
If, after reviewing the plan, Staff is of the opinion that it is not suitable for emergency situations, 
the Applicant will need to amend the MCP to show the required ingress/egress locations for both 
development tracts.   
 
 
Deviation No. 5: Requesting relief from LDC 3-303(b) – Complete Streets Design, which 
establishes the minimum dimensional standards and required facilities for public and privately 
maintained streets, to provide an alternative street design.   
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Applicant’s Justification: The master concept plan includes the proposed roadway cross 
section for the development that satisfies the requirements of the City’s LDC. The street cross 
sections shown on the MCP support multi-modal transportation and will maintain public health, 
safety and welfare. The proposed street design (included as a part of the MCP) provides six foot 
sidewalks and a shared bike lane which is appropriate for a local roadway with low travel speeds. 
 
Staff Analysis: The Applicant is providing the required 6-foot-wide sidewalk on both sides and 
has agreed to mark the roadway with sharrows.  As a result, the deviation request is not needed.  
Staff recommends the deviation be WITHDRAWN. 
 
 
Deviation No. 6: Requesting relief from LDC 3-303(e)(14)(1) – Complete Streets Design, which 
establishes the requirement for street trees, to require street trees on private streets internal to 
the development only where practical given separation requirements with BSU facilities.  
 
Applicant’s Justification: The development proposes a 50 foot wide right-of-way cross section 
as shown on the MCP; the applicant proposes to install street trees where feasible given the 
proposed right-of-way width and the required separation to BSU water mains and force mains. At 
the time of final Development Order Permitting and the Subdivision Plat, the developer will 
propose street trees at an average of 50 foot spacing in all locations where practicable. 
 
Staff Analysis: Based on the cross section provided on Page 3 of the MCP, the Applicant is 
providing street trees adjacent to the proposed sidewalks and vehicular travel lanes.  The existing 
code provides for conflicts with utilities, stating that trees may not be placed where they will 
interfere with drainage, subsurface or overhead utilities, or in areas that would require frequent 
pruning due to overhead lines. Additionally, the LDC does not provide a spacing requirement for 
street trees.  It is unclear as to the purpose of this deviation.  It is Staff’s opinion this deviation is 
not needed.  Staff recommends the deviation be WITHDRAWN.  
 
Deviation No. 7: Requesting relief from LDC 4-2312(d)(7) – Golf Course Redevelopment 
Regulations, Development Approval Standards, which requires a 50-foot-wide buffer with 
screening at a minimum height of six (6) feet to allow reduced buffers in locations identified on 
the MCP and to not require screening for buffers adjacent to the lakes.  
 
Applicant’s Justification: Section 4-2312(d)(7) specifically requires that the 50-foot buffers be 
vegetative in nature and have a minimum screening height of six feet. In locations where proposed 
lakes are used as buffers, the buffers will not be vegetative in nature; it is not proposed to obstruct 
the view of the lakes from existing residences. In cases where existing residences are separated 
from the proposed project by an off-site preserve, it is not proposed to include a vegetative screen 
between the preserve and the proposed project. In instances in which proposed single family 
residential areas will be located within 25 feet of existing residences, the applicant is proposing a 
to install landscaping and a six-foot wall or fence (reference the exhibits in the MCP for locations) 
within the buffer to provide screening between the uses. The site design has been constrained 
due to the City’s request to prioritize regional drainage improvements that exceed those required 
by code. Due to the City’s request to expand the lakes throughout the project, the remaining 
developable areas require additional consideration. The regional drainage improvements that 
would be provided to surrounding properties by the allocation of more than the typical required 
space for water management facilities within the golf course is consistent with the requirement for 
significant enhancements identified in Section 4-2312(d)(13). 
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Staff Analysis: The Applicant has provided several cross sections showing the interaction 
between existing development and proposed development in various areas throughout the 
project.  Certain areas of the project are constrained in usable space due to the proposed 
stormwater system.  In areas where the constraints yield a development area that is within twenty-
five (25) feet of existing residential lots, the Applicant is proposing a fence/wall to meet the intent 
of providing screening between uses.  Staff does not object to using existing off-site preserve 
areas (required for adjacent projects, such as Bonita Lakes) to meet the intent of the buffer 
requirement outlined in LDC 4-2313(d)(7) and is of the opinion that the proposed fencing in areas 
that are within twenty-five (25) feet of residential lots meets this intent as well.  However, the 
preference would be for screening via enhanced landscaping and plantings instead of a fence, 
unless a fence is required by the LDC.   Staff would consider a recommendation of APPROVAL, 
subject to the follow condition: In lieu of the proposed fence, the Applicant shall make every effort 
to provide additional landscaping that will meet the height and opacity standards of LDC 4-
2312(d)(7) and (d)(8).  At time of local development order, the Applicant can submit a justification 
for areas where the required standards of this code section cannot be met, to be considered for 
fencing in lieu of landscaping.  Additionally, if it is determined that more area will be needed for 
the drainage project and to avoid issues with existing development, the buffer width shall be 
increased to the width specified in the drainage plans being prepared by Singhofen & Associates.      
 
 
Deviation No. 8: Requesting relief from LDC 4-2312(d)(9) – Golf Course Redevelopment 
Regulations, which requires the inclusion of a tree-lined trail (12’ in width) in instances when the 
buffer is reduced to less than 50’, to provide for an alternative pathway ranging from 6’-12’ in 
width, or no path, but added buffers when the City’s staff and drainage consultant deems 
additional storage is needed for the area wide public system.  
 
Applicant’s Justification: The project master plan includes locations of a proposed multi-use 
trail system. A pathway is proposed within the southern development tract and is identified on the 
MCP. A pathway on the north tract is not possible due to the extent of water management 
improvements. The City staff and their drainage consultant have requested that we prioritize 
public, health, safety, and welfare related to flood control as the highest priority. The 
improvements associated with the relief of flooding are consistent with the requirement for 
significant enhancements included in 4- 2312(d)(13). Sidewalks will be provided on all local 
streets constructed by the developer. In certain instances, in which the perimeter buffer has been 
reduced to less than 50 feet to accommodate the public area wide drainage system, it is proposed 
to dedicate area to landscaping and stormwater conveyance facilities rather than including a trail. 
 
Staff Analysis: It is Staff’s opinion that it is the intent of the Applicant to request that the proposed 
alternate pathway, which has been put forth in lieu of providing bike-ped improvements along 
Paradise Road (Deviation 3), also serve as the tree-lined trail, which is required when the 
perimeter buffer width between the golf course redevelopment and existing residential 
development is less than fifty (50) feet in width.  Staff acknowledges that a pathway system would 
be difficult on the northern tract, given the extent of proposed land area that will be utilized for 
stormwater, as shown on the proposed MCP.  On the southern tract, a pathway is being provided 
through a portion of the perimeter of the property, in conjunction with Deviation 3. Staff 
recommends APPROVAL of this deviation request, with the condition of amending the 
appropriate cross sections to show a provision of enhanced buffers/planting areas where a 
pathway is not possible, and in areas where the pathway is provided, that the minimum width be 
increased to eight (8) feet.        
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Deviation No. 9: Requesting relief from LDC 4-2312(d)(12) – Minimum road width, which requires 
a minimum roadway width for any portion of a golf course considered for redevelopment of:  
100 feet – if there is no existing development on either side of the roadway 
200 feet – where there is existing development on one side of the proposed roadway 
310 feet – where there is existing development on both sides of the proposed roadway,  
To allow an access road to the northern tract that is 129.11 feet wide.  
 
Applicant’s Justification: The existing property has limited frontage on existing roadways and 
the deviation is necessary to access the northern tract. The north parcel of the project site has 
frontage on public rights of way from Carnoustie Court and Paradise Road (via Lot 86). One of 
the justifications for deviations described in Section 4-2312(d)(13) is for the applicant to 
demonstrate a “bona fide need for the deviation and agree to provide significant enhancements 
to the subject property in exchange for the deviation.” Additionally, deviations are required (either 
singularly or in combination) to “not undermine the integrity of adjacent residential zoning 
districts.” If the use of the access location requested in this deviation were not granted, the portion 
of the golf course between Carnoustie Court and Paradise Road would be required to be used as 
the access to the north parcel. The use of the portion of the golf course that is contiguous to 
Carnoustie Court as an access road would prohibit its use for regional stormwater facilities and 
eliminate the significant enhancements associated with the regional drainage improvements. 
As illustrated on the MCP, the development proposes access to the northern tract between Wood 
Ibis Avenue and Carnoustie Court. The access point into the northern tract is through Lot 86, 
which is 129.11’ wide. The access road will be located and screened to maximize separation and 
screening to the adjacent residential uses. Additionally, the developer is proposing to construct a 
traffic circle at this intersection to provide traffic calming to Paradise Road. 
 
Staff Analysis: Similar to the justifications of other requested deviations, Staff acknowledges that 
a significant portion of land area is being reserved for stormwater purposes, including the existing 
project frontage along Carnoustie Court.  In the original iteration of the MCP, the portion of the 
golf course on the north and west side of Carnoustie Court was being proposed as a residential 
tract or a drainage tract.  Staff requested the Applicant to decide with a level of certainty the 
intended use on this portion of the golf course and to amend the MCP accordingly.  The revised 
MCP labeled this portion as being utilized for stormwater collection.  The analysis provided by the 
City’s drainage consultants was in line with this decision – as additional capacity was warranted 
and necessary.  However, by doing this, it effectively removed the option of having a project 
access point along the project frontage on Carnoustie Court (which would have been 
approximately 180 feet+/- wide and still below the LDC standard), and limited the remaining 
access to Lot 86, on the east side of Paradise Road.  There are existing residential homes on 
both sides of this lot, which restricts the width of the accessway to below the standard conveyed 
in LDC 4-2312(d)(12) of 310 feet.  However, the remainder of the northern tract is land locked.  
The Applicant provided a proposed planting and access cross section for this point of entry.  It is 
Staff’s opinion the existing residential homes will be adequately buffered and screened, with the 
plantings to be maintained by the developer, its successors and assigns.  It should be noted this 
deviation is applicable to the access point for the northern tract only.  The access to the southern 
tract shall meet the requirements of LDC 4-2312(d)(12).  Staff recommends APPROVAL of this 
deviation, for the access point to the northern tract only.        

 
 
 
Deviation No. 10: Requesting relief form LDC 3-417(b)(1)(b)(4) – Indigenous Native Vegetation, 
which requires efforts to be made to preserve heritage trees and specifies sizing criteria for 
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replacement landscaping for impacted heritage trees, to require replacement trees at a one-to-
one ratio with a minimum height of fourteen (14) feet.  
 
Applicant’s Justification: Considerable portions of the project site will be devoted to providing 
stormwater storage and conveyance for surrounding developments, which provides a significant 
public benefit to the area. A large portion of the land within the project has been identified by the 
City and their consultant for an area wide public drainage system. The City is unable to buy the 
entire project but has asked the developer to prioritize a public drainage system over other items 
desired in the code. The applicant and the City will be required to replace heritage trees at a one 
to one ratio at a provided tree height of 14 feet. 
 
Staff Analysis: The original deviation request did not propose any replacement for impacted 
heritage trees, citing stormwater preferences above other code requirements.  This was not an 
acceptable justification and Staff recommended the Applicant provide alternate language for 
consideration.  The deviation now includes a provision for replacement plantings, but is requesting 
the planting size be reduced from twenty (20) to fourteen (14) feet.  A justification for the height 
reduction was not provided, as plants of both sizes would require similar resources.  However, 
Staff is aware that landscape supply of larger or fully-grown plantings has been an ongoing issue 
throughout the state since 2017.  Staff recommends APPROVAL of this deviation, subject to the 
following: At time of local development order, the developer shall submit documentation that a 
reasonable effort was made to secure twenty (20) foot high plantings.  In no instances shall the 
replacement trees be less than fourteen (14) feet in height.  
 
 
Deviation No. 11: Requesting relief from LDC 3-417(d)(2)(c), which limits existing or proposed 
bodies of water, including stormwater management areas, to offset up to a maximum of 25% of 
the required open space, to allow stormwater management areas to offset up to a maximum of 
40% of the required open space.  
  
Applicant’s Justification: The proposed project includes a series of lakes within the former golf 
course to provide regional drainage enhancements for the surrounding area. These stormwater 
improvements include the construction of a series of stormwater lakes to provide additional 
storage, conveyance, and treatment for the surrounding residential areas. These lake areas 
associated with these stormwater improvements exceed what is required for the golf course 
redevelopment area but provide a much need public improvement to the community. This 
deviation would not be needed if the additional lakes for regional stormwater improvements were 
not proposed as part of this development. 
 
Staff Analysis: Staff acknowledges this deviation may not be warranted if the proposed 
stormwater improvements were not proposed as part of this development request. The proposed 
enhancement is intended to provide a public benefit of additional stormwater capacity as part of 
a regional project.  Staff would consider a recommendation of approval if the Applicant can identify 
open space on the MCP and demonstrate that at least 20% of the open space is coming from 
features other than lakes such as dry detention areas, pedestrian ways, and required open space 
for the residential tracts.  Staff would also suggest enhancing the non-lake open space as an 
offset for potentially exceeding the code threshold.  Given the current justification and information, 
Staff recommends DENIAL of this deviation request, unless additional information can be 
provided for consideration.      
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Deviation No. 12: Requesting relief from LDC 6-39(c)(3) – Nonconforming Signs, which states 
that a legal nonconforming sign shall become illegal if more than 25 percent of the copy area is 
removed or unassembled for a period of more than six months, or if more than 25% of the copy 
area is changed in a 12-month period, to allow for changes to occur beyond the thresholds.  
 
Applicant’s Justification: The existing off-site directional sign identifies Bonita Springs Golf and 
Country Club, and the residential communities of Fairwinds, Chadwyck Square and Paradise 
Woods and is approximately 250 square feet in size and 8 feet in height. The sign was installed 
many years ago to provide directional aide to motorists on Old 41 Road. The Bonita Springs Golf 
and Country Club is defunct and the new owners of the property desire to utilize the sign to direct 
motorists to the residential communities that will replace the golf course. Due to the age of the 
structure, it is not in compliance with the current regulations for off-site directional signage 
regarding height and size. The deviation will allow the existing sign to remain and to be 
refurbished, with new sign copy for the new communities. The renovated sign will be subject to 
review and approval of sign permit(s) and work within City ROW permit. 
 
Staff Analysis: Staff is of the opinion that the sign in question is in need of modifications and 
maintenance.  However, it serves a purpose by providing the names of numerous communities 
abutting the golf course, including Fariwinds, Chadwyck Square, and Paradise Woods.  The sign 
is currently located within a City-maintained right-of-way and would require a sign permit and a 
right-of-way permit, which the Applicant acknowledges.  Staff recommends APPROVAL of the 
request, with the condition that existing community names identified on the sign be included as 
part of the refurbishment and remain in perpetuity.    
 
 
Deviation No. 13: Requesting relief from LDC 6-146(a)(1), which requires off-site non-illuminated 
directional signage for subdivisions or residential projects to be located within 500 feet of the 
nearest intersection involving a turning movement to locate the development, to allow the existing 
off-site sign to remain, and to permit greater than 25% of the sign copy to be modified during any 
12-month period.  
 
Applicant’s Justification: The existing off-site directional sign identifies Bonita Springs Golf and 
Country Club, and the residential communities of Fairwinds, Chadwyck Square and Paradise 
Woods and is approximately 250 square feet in size and 8 feet in height. The sign was installed 
many years ago to provide directional aide to motorists on Old 41 Road. The Bonita Springs Golf 
and Country Club is defunct and the new owners of the property desire to utilize the sign to direct 
motorists to the residential communities that will replace the golf course. Due to the age of the 
structure, it is not in compliance with the current regulations for off-site directional signage 
regarding height and size. The deviation will allow the existing sign to remain and to be 
refurbished, with new sign copy for the new communities. The renovated sign will be subject to 
review and approval of sign permit(s) and work within City ROW permit. 
 
Staff Analysis: The sign has been in existence for over 15 years.  Currently, the sign advertises 
the Bonita Springs Golf and Country Club, which is the location of the proposed development.  It 
also advertises other neighboring communities including Chadwyck Square, Fairwinds, and 
Paradise Woods. Staff does not object to the developer removing the defunct golf course from 
the sign and replacing it with the names of the proposed communities. Staff recommends 
APPROVAL of the request, with the condition that existing community names identified on the 
sign be included as part of the refurbishment and remain in perpetuity.    
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Deviation No. 14: Requesting relief from LDC 4-2312(d)(4), which prohibits alterations to 
elevation of property within 30 feet of a golf course boundary, to allow alterations of elevations 
where required to implement improvements for the proposed stormwater management system.  

Applicant’s Justification: In order to improve both area and regional stormwater management, 
alteration of the ground level near the property interface with surrounding improved properties will 
be required. Alteration will allow for creation of berms, swales and other surface water 
management improvements that will accept stormwater into the RPD master water management 
system. The improvement to conveyance of stormwater from off-site properties will be consistent 
with the requirement of providing significant enhancements noted in Section 4-2312(d)(13). 

Staff Analysis: Staff acknowledges the proposed stormwater system will require alterations to 
elevations.  Due to the capacity that is being proposed as part of this regional system, the amount 
of land area needed has gradually increased.  While elevations will need to be altered to 
accommodate and ensure a functioning system, it is Staff’s understanding many of the changes 
in elevations along the perimeter would be shallow in nature and, in some instances, the Applicant 
is proposing to fill in the existing ditches (see Cross Section E on Page 9 of 10 of the MCP).  The 
shallow areas may hold water, but would primarily be designed to do so in extreme storm events 
and would otherwise remain largely dry.  It is Staff’s opinion the deviation is necessary in order to 
provide the required stormwater attenuation and collection for the project as whole.  Staff 
recommends APPROVAL of this deviation, subject to review of the final stormwater and drainage 
plan at time of local development order.   

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.  

The Applicant held two (2) neighborhood meetings as required by the City’s LDC.  The pre-filing 
meeting was held on September 10, 2020, and the post-sufficiency meeting was held on 
November 18, 2021.  Both meetings were advertised in accordance with the City’s LDC.   

The rezoning request was evaluated by Community Development for planning, zoning, 
engineering, environmental, and transportation impacts.  

RECOMMENDATION: 

Staff recommends APPROVAL of Petition PD21-78545-BOS Bonita Springs Golf Course 
Residential Planned Development (RPD), subject to the following conditions:   

1. The development shall be generally consistent with the proposed ten-page MCP, Exhibit
B, not to exceed 350 dwelling units.

2. The Schedule of Uses are as follows:

Accessory Uses and Structures
Administrative Offices
Community Gardens
Dwelling Units
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North Parcel 
Single-Family 
Two-Family Attached (Twin Villa) 

 
South Parcel 
Single Family  
Two-Family Attached (Twin Villa) 

 
Excavation, Water Retention  
Fences and Walls  
Food and Beverage Service, Limited  
Parking Lot Accessory  
Recreation Facilities (Clubs), Private, On-Site with Consumption on Premises  
Signs 

 

3. The Development Regulations shall be those contained on Exhibit C, with the proposed 
preserve setback subject to LDC 3-417(b)(6)(a), and the maximum height of development 
on the amenity tract limited to thirty-five (35) feet.  

 
4. The Applicant shall install traffic count monitors at the intersection of Paradise Road and 

Shangri-La Road.  The data collection methodology and appropriate collection 
period/timeline shall be determined as part of the local development order process.  

  

5. The minimum width of the alternate pathway provided as part of Deviation 3 shall be no 
less than eight (8) feet.  
 

6. The Applicant shall meet the notification standards of LDC 3-297(3) and must provide an 
emergency access plan to be reviewed by Staff at time of local development order 
submittal. The emergency plan must address life safety code requirements.  Any 
modifications to the MCP that are necessary to address this issue may be reviewed 
administratively.  
 
 

7. Pursuant to Deviation 1, all proposed perimeter fences/walls shall be treated as residential 
project walls, which, pursuant to LDC 4-1466 will require landscaping on the exterior side 
and a minimum planting width of seven and one half (7.5) feet. Where vegetation or 
walls/fences conflict with drainage facilities, alternative landscape plans shall be provided 
at time of local development order submittal.  
 

8. Pursuant to Deviation 7, the Applicant shall make every effort to provide additional 
landscaping, where feasible, that will meet the height and opacity standards of LDC 4-
2312(d)(7) and (d)(8).  At time of local development order, the Applicant can submit a 
justification for areas where the required standards of the aforementioned code sections 
cannot be met, to be considered for fencing in lieu of landscaping. If fencing is approved, 
it shall be consistent with the cross sections provided by the Applicant as part of the ten-
page MCP (Exhibit B).   
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9. Pursuant to Deviation 8, at time of local development order, the Applicant shall provide 
revised cross sections to show enhanced buffers and planting areas where a pathway is 
not possible.  In areas where a pathway is possible, the minimum width shall be eight (8) 
feet.  
 

10. Pursuant to Deviation 10, at time of local development order submittal, the Applicant shall 
provide documentation that a reasonable effort was made to secure replacement plantings 
at twenty (20) feet in height.  In no instance shall the replacement trees be less than 
fourteen (14) feet in height.  

 

11. Pursuant to Deviation 12, existing community names identified on the off-site directional 
sign shall be included in the sign’s refurbishment and remain in perpetuity.  
 

12. The Applicant is proposing a roundabout, as shown on the MCP. The specific location of 
the roundabout, final design, dimensions, and radii shall be determined at time of local 
development order.  If it is determined that the roundabout is insufficient, the Applicant 
shall provide alternative traffic calming device concepts for consideration. 
 

a. The Applicant shall work with the Community Development Department and the 
Public Works Department to provide additional traffic calming devices along 
Paradise Road.  

 
13. If prehistoric or historic artifacts, such as pottery or ceramics, projectile points, dugout 

canoes, metal implements, historic building materials, or any other physical remains that 
could be associated with Native American, early European, or American settlement are 
encountered at any time within the project site area, the permitted project shall cease all 
activities involving subsurface disturbance in the vicinity of the discovery.  The Applicant 
shall contact the Florida Department of State, Division of Historical Resources, 
Compliance Review Section at (850)-245-6333. Project activities shall not resume without 
verbal and/or written authorization.  In the event that unmarked human remains are 
encountered during permitted activities, all work shall stop immediately, and the proper 
authorities notified in accordance with Section 872.05, Florida Statutes.     
 

14. The Developer shall hold a neighborhood meeting prior to development order approval 
commencement of construction.  The meeting shall be noticed to every property owner 
within 1,000 feet of the project area and shall contain additional information of what was 
approved on the MCP.   
 
 

15. Less the deviations and/or exceptions provided by this RPD approval, Unless approved 
by a deviation, or unless there are conflicts with the water management design or 
companion developer’s agreement, at the time of local development order, all required 
multimodal facilities (infrastructure, crossings, amenities, furnishings, access points, 
easements, etc.) both internal and external to the site, shall meet or exceed the intent of 
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the design standards provided by Chapter 3 of the City of Bonita Springs Land 
Development Code, the City of Bonita Springs Bicycle Pedestrian Master Plan (PATH), 
the City of Bonita Springs Golf Course Redevelopment Regulations and all applicable 
design standards, except as modified herein and as required by the Bonita Springs Fire 
Control and Rescue District and National Fire Protection Association (NFPA). 
 

16. Unless approved by the City Council, deviations that are denied may be reevaluated upon 
the Applicant providing additional information addressing Staff’s concerns. If the Applicant 
wishes to have the request reevaluated, the Applicant shall apply for a Planned 
Development Amendment (Administrative) to address existing deviations that have been 
denied.  Any request for new deviations will require a Planned Development Amendment 
(Public Hearing).   
 

17. Approval of this RPD does not guarantee local development order approval.  Unless 
modified as part of this approval, future development order approvals must satisfy the 
requirements of the City of Bonita Springs Land Development Code and the Bonita Plan.  

 
 

Deviations 
1. Deviation No. 1:  Staff recommends DENIAL of the request for gates; Staff 

Recommends APPROVAL of the request for walls/fences, subject to Condition 5.   
2. Deviation No. 2:  Staff recommends DENIAL of this deviation. 
3. Deviation No. 3:  Staff recommends APPROVAL of this deviation, subject to 

Condition 3.  
4. Deviation No. 4:  Staff recommends APPROVAL of this deviation, subject to 

Condition 4. 
5. Deviation No. 5:  Staff recommends this deviation be WITHDRAWN. 
6. Deviation No. 6:  Staff recommends this deviation be WITHDRAWN.  
7. Deviation No. 7: Staff recommends APPROVAL of this deviation, subject to Condition 

6.  
8. Deviation No. 8: Staff recommends APPROVAL of this deviation, subject to Condition 

7. 
9. Deviation No. 9: Staff recommends APPROVAL of this deviation.  
10. Deviation No. 10: Staff recommends APPROVAL of this deviation, subject to 

Condition 8. 
11. Deviation No. 11: Staff recommends DENIAL of this deviation.  
12. Deviation No. 12: Staff recommends APPROVAL of this deviation, subject to 

Condition 9.  
13. Deviation No. 13: Staff recommends APPROVAL of this deviation, subject to 

Condition 9.  
14. Deviation No. 14: Staff recommends APPROVAL of this deviation.    
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SUBJECT PROPERTY: 

The Applicant indicates the STRAP numbers are: 14-47-25-B1-1400A.0000, 23-47-25-B1-
01400.0860, 23-47-25-B1-0050A.0000, & 23-47-25-B1-00500.0040. 

EXHIBITS: 
A. Boundary Survey and Legal Description
B. The ten-page Master Concept Plan titled “Bonita Springs Golf Course RPD”
C. Development Regulations

ATTACHMENTS: 

A. Staff Analysis (Background and Information Analysis)
B. Applicant’s Informational Analysis and Project Submittal History
C. Public Comment Forms Received by Staff

Page 19 of 1014



EXHIBIT A

Page 20 of 1014



EXHIBIT A 
CONTINUED

Page 21 of 1014



EXHIBIT A CONTINUED
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Bonita Springs Golf Course RPD 

Site Development Regulations 

March 2, 2021  Page 1 of 5 
Property Development Regulations.docx  

Q. Grady Minor & Associates, P.A.
3800 Via Del Rey, Bonita Springs, FL 34134  239-947-1144  engineering@gradyminor.com  www.gradyminor.com 

Development of this RPD will comply with the following Property Development Regulations: 

North Parcel (56.2± acres): 

Single-Family: 

Minimum Lot Area and Dimensions: 
Area: 4,000 square feet 
Width: 40 feet 
Depth: 100 feet 

Minimum Setbacks: (corner lots will only require one front yard) 
Front Yard: 25 feet from public roads. 

20 feet from internal streets and access drives 
10 feet from internal streets and access drives (side load 
garage only) 

Side Yard: 5 feet  
Rear Yard: 10 feet 

Water body:  20 feet (as measured from control elevation) 

Preserve:  20 feet 

Perimeter Setback: 25 feet 

Accessory Use and Structure setbacks must comply with LDC. 

Maximum Lot Coverage: 60 percent 

Minimum open space: 10% per lot or parcel 

Minimum Building Separation: 10 feet 

Maximum Building Height: 2-stories/35 feet 

Two Family Attached (Twin Villa): 

Minimum lot Area and Dimensions: 
Area: 3,500 square feet (per unit) 

EXHIBIT C 
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Width: 25/35 feet (25 feet where offset lot line is utilized). 
Depth: 100 feet 

Minimum Setbacks: 
Front Yard: 25 feet from public roads. 

20 feet from internal streets and access drives 
Side Yard: 0/5 feet (lesser setback for interior units) 
Rear Yard: 10 feet 

Water body: 20 feet (as measured from control elevation) 

Preserve: 20 feet 

Perimeter Setback: 25 feet 

Accessory Use and Structure setbacks must comply with LDC. 

Maximum Lot Coverage: 60% 

Minimum open space: 10% per lot or parcel 

Minimum Building Separation:  10 feet  

Maximum Building Height:  2-stories/35 feet 

Recreation Area/Clubhouse/Amenity Area: 

Minimum Setbacks: 
Front Yard: 15 feet from public roads. 

15 feet from internal streets and access drives 
Side Yard: 15 feet 
Rear Yard:  15 feet 

Water body:  20 feet (as measured from control elevation) 

Preserve:  20 feet  

Perimeter Setback:  25 feet 

Accessory Use and Structure setbacks must comply with LDC. 

Maximum lot Coverage:   60% 

EXHIBIT C 
CONTINUED
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Minimum open space: 10% per lot or parcel 

Minimum Building Separation:  20 feet 

Maximum Building Height: 45 feet 

South Parcel (56.8± acres): 

Single-Family: 

Minimum Lot Area and Dimensions: 
Area: 4,000 square feet 
Width: 40 feet 
Depth: 100 feet 

Minimum Setbacks: (corner lots will only require one front yard) 
Front Yard: 25 feet from public roads. 

20 feet from internal streets and access drives 
10 feet from internal streets and access drives (side load 
garage only) 

Side Yard: 5 feet  
Rear Yard: 10 feet 

Water body:  20 feet (as measured from control elevation) 

Preserve:  20 feet 

Perimeter Setback: 25 feet 

Accessory Use and Structure setbacks must comply with LDC. 

Maximum Lot Coverage: 60% 

Minimum open space: 10% per lot or parcel 

Minimum Building Separation: 10 feet 

Maximum Building Height: 2-stories/35 feet 

EXHIBIT C 
CONTINUED
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Multiple-Family: 

Minimum Lot Area and Dimensions: 
Area: 22,500 square feet 
Width: 150 feet 
Depth: 150 feet 

Minimum Setbacks: 
Front Yard: 25 feet from public roads. 

20 feet from internal streets and access drives 
Side Yard: 7.5 feet 
Rear Yard: 10 feet 

Water body:  20 feet (as measured from control elevation) 

Preserve: 20 feet 

Perimeter Setback: 25 feet 

Accessory Use and Structure setbacks must comply with LDC. 

Maximum lot Coverage: 45% 

Minimum open space: 10% per lot or parcel 

Minimum Building Separation:  15 feet 

Maximum Building Height:  2 stories/35 feet 

Townhouse: 

Minimum lot Area and Dimensions: 
Area: 2,000 square feet (per unit) 
Width: 20 feet 
Depth: 100 feet 

Minimum Setbacks: 
Front Yard: 25 feet from public roads. 

20 feet from internal streets and access drives 
Side Yard: 0/5 feet (lesser setback for interior units) 
Rear Yard: 10 feet 

Water body: 20 feet (as measured from control elevation) 

EXHIBIT C 
CONTINUED
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Preserve: 20 feet  

Perimeter Setback: 25 feet 

Accessory Use and Structure setbacks must comply with LDC. 

Maximum lot Coverage: 70% internal lot; 60% end lot 

Minimum open space: 10% per lot or parcel 

Minimum Building Separation:  10 feet 

Maximum Building Height:  2 stories/35 feet 

Two Family Attached (Twin Villa): 

Minimum lot Area and Dimensions: 
Area: 3,500 square feet (per unit) 
Width: 25/35 feet (25 feet where offset lot line is utilized). 
Depth: 100 feet 

Minimum Setbacks: 
Front Yard: 25 feet from public roads. 

20 feet from internal streets and access drives 
Side Yard: 0/5 feet (lesser setback for interior units) 
Rear Yard: 10 feet 

Water body: 20 feet (as measured from control elevation) 

Preserve: 20 feet 

Perimeter Setback: 25 feet 

Accessory Use and Structure setbacks must comply with LDC. 

Maximum Lot Coverage: 60% 

Minimum open space: 10% per lot or parcel 

Minimum Building Separation:  10 feet  

Maximum Building Height:  2-stories/35 feet 

EXHIBIT C 
CONTINUED
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Case No. PD20-78545-BOS  “Bonita Golf Course RPD”      
Page 1 of 8 
Attachment A 

 ATTACHMENT “A” 
BACKGROUND & INFORMATIONAL ANALYSIS 

Surrounding Land Use – North Parcel 

Existing Zoning & Land Use Future Land Use Map 

Subject Parcel: RS-1; Vacant/Defunct Golf 
Course 

Moderate Density Residential (5.8 
dwelling units/acre) 

North: RS-1; Single-Family Residential Moderate Density Residential (5.8 
dwelling units/acre) 

East: RPD, RS-1; Single-Family Residential Medium Density Multi-Family Residential 
(6 dwelling units/acre); Moderate 
Density Residential (5.8 dwelling 
units/acre) 

South: RS-1, AG-2; Single-Family 
Residential and Agricultural  

Low Density Residential (1.3 dwelling 
units/acre) 

West: RS-1, AG-2; Single-Family 
Residential and Agricultural   

Moderate Density Residential (5.8 
dwelling units/acre); Low Density 
Residential (1.3 dwelling units/acre) 
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Page 2 of 8 
Attachment A 

Surrounding Land Use – South Parcel 

Existing Zoning & Land Use Future Land Use Map 

Subject Parcel: RM-2; Vacant, Defunct Golf 
Course 

Medium Density Multi-Family Residential 
(6 dwelling units/acre) 

North: RM-2, RS-1, AG-2; Single-Family 
Residential, Multi-Family Residential; 
Agricultural 

Medium Density Multi-Family Residential 
(6 dwelling units/acre); Moderate 
Density Residential (5.8 dwelling 
units/acre) 

East: RM-2, AG-2, RS-1; Single-Family 
Residential   

Moderate Density Residential (5.8 
dwelling units/acre); Low Density 
Residential (1.3 dwelling units/acre) 

South: RM-2, RS-1; Multi-Family 
Residential, Single-Family Residential  

Medium Density Multi-Family 
Residential (6 dwelling units/acre); Low 
Density Residential (1.3 dwelling 
units/acre) 

West: AG-2, RPD, RM-2; Single-Family 
Residential; Multi-Family Residential; 
Agricultural  

Medium Density Multi-Family 
Residential (6 dwelling units/acre); Low 
Density Residential (1.3 dwelling units/ 
acre); Moderate Density Mixed Use 
Planned Development (6 dwelling 
units/acre) 

Environmental Considerations 
The Applicant provided an environmental assessment that was reviewed by City Staff.  The 
assessment included surveys of the project site in accordance with the general methodology 
provided by the Florida Fish and Wildlife Conservation Commission.  Included in the assessment 
was a listed species survey, a plant survey, and a habitat/vegetation survey.  

There were two (2) listed species observed on-site: the Little Blue Heron and the Tricolored Heron. 
These species enjoy wading around the water’s edge on lake banks and streams.  The 
considerable amount of land area that will be devoted to creating stormwater lakes and ponds will 
provide additional wading opportunities for these bird species.  
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Attachment A 

There were listed plant species and heritage trees observed on-site.  The observations included 
five (5) live oaks and fifteen (15) slash pines on the northern tract, and seven (7) live oaks and 
twenty-eight (28) slash pines on the southern tract.  Given the age of the golf course, it is 
undetermined if the trees existing prior to the golf course development, or if they were planted as 
part of that project.  There were no federally-protected species observed on-site.  In accordance 
with the City’s Land Development Code (LDC), the Applicant will be required to go before the City 
of Bonita Springs Tree Advisory Board prior to the removal of any heritage trees.   

Due to its golf course nature, there were few natural plant communities observed within the project 
site.  Those that were found will likely not be able to be preserved, due to their location and conflict 
with providing additional stormwater management.  The City’s LDC requires preservation where 
possible, but allows for up to fifty percent (50%) of the project’s required open space to be met 
via created green areas and landscaping. The Applicant has submitted a deviation request 
(Deviation 11) to allow the proposed lake system to count towards forty percent (40%) of the open 
space requirement.  At this time, Staff is recommending denial of the request, but is providing an 
opportunity for the Applicant to provide more information for consideration.  

Traffic 
The City’s transportation engineer reviewed the Applicant’s Traffic Impact Statement (TIS) as part 
of this rezoning request. The original TIS was conducted under the assumption there would be 
500 dwelling units made up of a mix of single-family and multi-family product.  As the MCP 
evolved, the TIS followed suit and the amended version contained analysis for a maximum of 350 
dwelling units made up entirely of single-family residences. Multiple roadway segments were 
analyzed to gauge the project’s effect on level of service (LOS) standards. Segments that were 
reviewed included Paradise Road from the proposed north parcel access to the proposed south 
parcel access; Paradise Road from the south parcel access to Shangri La; Cockleshell, from 
Maddox Lane to Shangri La; Shangri La from Paradise Road to Imperial Parkway; Shangri La, 
from Cockleshell to Paradise Road; Shangri La, from Old 41 Road to Cockleshell; Imperial 
Parkway, north of Shangri La; Imperial Parkway, south of Shangri La; and various Old 41 Road 
segments, including Shangri La to Bernwood Parkway, Bernwood Parkway to Strike Lane, and 
Strike Lane to US 41.  The project would be responsible for adding approximately 233 AM Peak 
Hour trips to the network and 323 PM Peak Hour trips. The data suggests that the examined 
segments would not operate below their LOS capacity as a result of the proposed project.  

The Applicant also included turn lane analysis and intersection analysis as part of the TIS.  The 
analysis indicates that a turn lane would not be warranted for access to the south parcel, but may 
be warranted for access to the north parcel.  At this time, the Applicant is proposing to realign 
Paradise Road and Maddox Lane to install a roundabout in which one of the exits would be an 
access point to the north parcel. The final roundabout design has not been determined and 
Condition 12 and 12a are being recommended by Staff to require further review and analysis at 
time of local development order.  Similarly, Staff is recommending Condition 4, which will require 
traffic monitoring at the intersection of Paradise Road and Shangri La for a period of no less than 
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one (1) year.  The data will be reviewed by the City to determine if more improvements to Paradise 
Road or the intersection are warranted.  

The Applicant’s TIS (original and amended versions) are available for review as part of the 
Application backup.  

Stormwater/Drainage 
The stormwater system for the golf course was approved in March 1980. The original plan 
included a provision to accept stormwater runoff from surrounding development areas, which 
comprises approximately 170 acres of off-site contributions.  It is the Applicant’s intent to maintain 
a system that can accept runoff from surrounding areas and the Applicant has agreed to work 
with the City to provide an improved stormwater level of service for the area.  

The City has contracted with Singhofen & Associates, Inc., to help model a system and analyze 
data for improvements from which the surrounding communities of Bonita Golf and Country Club 
could benefit. The firm analyzed the existing system in order to identify problem areas and 
provided three (3) options in consideration of alleviating the issues. Option One includes storage 
and conveyance and would require approximately forty-four (44) acres of land.  Option Two would 
primarily be a conveyance system and would require approximately thirty-five (35) acres of golf 
course land.  Option Three would be primarily storage and could also serve as a borrow area for 
fill dirt for other projects. Option Three would require approximately seventy-one (71) acres.  All 
three options would reduce flooding of Cockleshell Drive, eliminate flooding of Paradise Road 
(between Maddox Land and Wood Ibis), reduce the duration of street flooding in Bonita Springs 
Golf Villas and Fairwinds, and would provide positive outlet for future drainage improvements to 
Paradise Road, Carnoustie Court, Wild Turkey, Wood Ibis, and Maddox Lane. The City Council 
directed Staff to work with the Applicant on the development of Options One and Two.  As a result, 
the MCP was revised to include additional lake areas for conveyance and storage. 
Stormwater/lake area now accounts for approximately 35-40% of the project area.  The final 
drainage/stormwater plans and calculations would be part of the development order submittal. 
However, any request to reduce the proposed stormwater/lake areas shown on the MCP would 
require a public hearing amendment.  

The Applicant has been working with the City and the City’s consultant (Singhofen) on final 
drainage plans.  The Applicant would be responsible for providing the required stormwater storage 
and treatment for its development. At this time, specifics are being worked out regarding how the 
City would control its portion of the proposed system. 

For the proposed development, the minimum requirement is to design for the three (3)-day, 
twenty-five (25)-year storm event, which equates to approximately 11.7 inches.  For the home 
tracts, the standard is the three (3)-day, one hundred (100)-year storm event, which equates to 
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approximately 13.7 inches.  By comparison, when the golf course was originally developed, the 
standard was the one (1) day, five (5)-year storm event, which is about 5.5 inches.  

Comprehensive Plan Considerations 

Future Land Use:  

The proposed project (north parcel) is located in the Moderate Density Residential future land use 
category, and the Medium Density Multi-Family Residential (south parcel) future land use 
category.  In the Bonita Plan, the categories are described as follows: 

Policy 1.1.7: Moderate Density Residential - Intended to accommodate and preserve single-
family residential development at a maximum density of up to 5.8 dwelling units per gross acre 
and approximately 1,977 acres of gross land area in the land use category; planned unit 
developments at a maximum density of six units per acre; group homes and foster care facilities; 
public schools and other public, semi-public and recreational uses on a limited basis. 

a. Appropriate residential housing types include conventional and modular constructed
single-family homes on permanent foundations.

b. Maximum allowable height of structures shall be 35 feet from the base flood elevation
to the eaves

Policy 1.1.8.1: Medium Density Multi-Family Residential - Intended to accommodate multi-
family, modular and manufactured housing, and existing mobile home and recreational vehicle 
parks up to a maximum density of 10 units per gross acre and approximately 1,341 acres of gross 
land area in the land use category; group homes and foster care facilities, public schools and 
other public, semi-public and recreational uses on a limited basis. This land use category is 
applied primarily to existing properties developed with multi-family or mobile home/recreational 
vehicle parks located within the Coastal Management Area (CMA), or lands formerly afforded a 
land use designation of Urban Community in the Lee Plan, or properties adjacent to existing or 
planned major roadways. 

a. Appropriate residential housing types include conventional and modular constructed
single-family and duplex structures, on permanent foundations, cluster housing, zero
lot line, townhouses, multi-family structures, and mobile homes or recreational
vehicles in existing mobile home or recreational vehicle parks.

b. Residential density shall be limited to not more than six units dwelling units per acre.
If affordable housing is provided, residential density may be increased by up to four
additional dwelling units per acre. This density range is consistent with the density
previously afforded under the Urban Community land use designation in the Lee Plan.

c. Commercial uses may be appropriate provided they are primarily intended to serve
the residents of a mixed use project and are sensitive to nearby residential uses.

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

The proposed project is residential in nature and includes housing types that are listed in Policies 
1.1.7.a and 1.1.8.1.a.  The project is not exceeding the density allowances of the Future Land 
Use provisions. Staff has included a condition that limits the height of structures on the amenity 
tract (north parcel) to thirty-five (35) feet, in accordance with the Moderate Density Residential 
Future Land Use Category.  As conditioned, there are no conflicts between the project and the 
applicable Future Land Use categories.  

Transportation Element 
The Applicant provided a TIS, which was reviewed by the City’s transportation engineer and 
analyzed earlier in this Report.  Additionally, Objective 1.2 of the Transportation Element provides 
for the City’s Complete Streets Policy, which is designed to provide for multi-modal transportation 
opportunities.  The project will be providing multi-modal transportation opportunities, including 
sidewalks on both sides of the internal roadways within the project development area, and an 
alternate pathway system that could remove cyclists and pedestrians from the sidewalk on 
Paradise Road and safely route them through the southern development tract to a point on 
Cockleshell at the southwest portion of the development. 

Additionally, Staff is proposing Conditions 4 and 5 to further demonstrate consistency with the 
transportation policies of the City. It is Staff’s opinion that, as conditioned, the project is consistent 
with the Transportation Element of the Bonita Plan.     

Capital Improvements Element 
The goal of this element is to provide public facilities in the City adequate to serve the needs of 
existing and future development.  Public facilities can include water, sewer, and stormwater 
facilities.  Another aspect of this element deals with roadway infrastructure.  As explained in the 
stormwater analysis section of this Report, the City has contracted with Singhofen & Associates, 
Inc., to engineer a regional stormwater project that encompasses portions of the subject 
properties. There are certain thresholds that need to be met in order for the stormwater project to 
qualify for FEMA grant funding.  If successful, there could be a net benefit to flooding issues in 
the area.  The project is currently listed on the City’s Capital Improvements Program (CIP), which 
is a long-range plan for improving infrastructure throughout the City when deficiencies are 
identified. The CIP is reviewed annually and is adopted by the City Council in accordance with 
this element of the Bonita Plan.  The Applicant has been working with the City and the City’s 
consultants on the stormwater plan.  This serves as the primary reason for the decrease in 
requested density and the increase in lake area shown on the proposed MCP.  It is Staff’s opinion 
the project is consistent with this element.   
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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 request meets or exceeds performance and 
location standards set forth for the proposed 
uses; and 

Partly; The Applicant requested several 
deviations from performance and location 
standards.  Staff Analysis and recommendations 
are provided in the Staff Report.  

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

Yes; The maximum density would be over 600 
dwelling units.  The request is for a maximum of 
350 units, which is below the allotted maximum 
based on the applicable future land use 
categories.   

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

Yes; The proposal is for residential 
development.  Residential development is the 
primary form of development in the surrounding 
area.  

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

Mostly; It is Staff’s opinion that improvements to 
Paradise Road should be considered in the 
future.  Staff has recommended a condition that 
requires the Applicant to put up monitoring 
stations at the intersection of Paradise Road and 
Shangri-La Road, and provide monitoring 
reports to the City.  The data collected will be 
reviewed by the City in order to gauge future 
improvements to Paradise Road, which may be 
City-initiated.   

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

Partly; There was evidence of listed plant and 
wildlife species on-site.  However, the habitat 
found on-site is not considered environmentally 
critical and the proposal of additional lakes 
would provide more habitat opportunities for 
wading birds that were observed, such as the 
Little Blue Heron and Tricolored Heron.    

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

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

Yes 

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

Yes 

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

Yes 

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

Mostly; Staff analysis and recommendations of 
the deviations are found in the Staff report.  In 
summary, there were fourteen (14) deviations 
requested; Staff is recommending two (2) of 
them to be withdrawn. Staff is recommending 
denial of two (2).  Staff is recommending partial 
denial of one (1). Staff is recommending 
approval of nine (9).     
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