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  SPE22-92936-BOS 

BONITA SPRINGS, FLORIDA 
COMMUNITY DEVELOPMENT DEPARTMENT 

ZONING DIVISION 
STAFF REPORT 

              

PROJECT NAME:  BONITA SPRINGS MOTOR CONDOS SPECIAL EXCEPTION   

TYPE OF CASE:  SPECIAL EXCEPTION 

CASE NUMBER:  SPE22-92936-BOS 

HEARING DATE:  APRIL 18, 2023 

PLANNER:         MARY ZIZZO, ESQ., AICP 

 

REQUEST AND STAFF RECOMMENDATION 

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

 

Deviations Requested: None 

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

A. Applicant:  LIVINGSTON PROFESSIONAL CENTER, LLC 
 

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

Hole Montes, Inc. 

C. Request:   A special exception request to allow a condominium 
warehouse, public use facility on a property located within the Commercial 
Zone of the Bonita Beach Road Corridor Overlay, pursuant to LDC Sec. 4-898. 
 

D. Location:   28010/020 Performance Lane, Bonita Springs, Florida, 34135 
 
E. Future Land Use Designation, Current Zoning and Use of Property: 
 

  Future Land Use:  General Commercial  
 

Current Zoning:  Bonita Beach Road Corridor Overlay  

 Commercial Zone 

Current Use:  Vacant 
 

F. Surrounding Land Use: 

Existing Zoning & Land Use Future Land Use Map 

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

General Commercial  

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

General Commercial 

South:  Commercial Zone, Bonita Beach 
Road Corridor Overlay; Vacant 

General Commercial 

West:   Card Room Commercial Planned 
Development (CPD), Historic Zone, Bonita 
Beach Road Corridor Overlay; Poker Room 
and Sports Challenge 

General Commercial  
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II. BACKGROUND AND INFORMATIONAL ANALYSIS

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

This principal use of a condominium self-storage use, as designed and proposed, is not 
specifically identified in the LDC.  Pursuant to LDC Sec. 4-406, the director is authorized 
to determine that uses that are not specifically listed in the use activity groups or in any 
of the use regulation tables are permitted by right or by special exception in a particular 
zoning district based upon the placement of similar listed uses in the various districts. The 
primary use of condominium self-storage is similar in use to the mini-warehouse and 
warehouse, public uses which requires a special exception in the Commercial Zone. 
Historically, the City has treated other car condominium locations in a similar way (e.g. 
Bonita Breeze CPD). 
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LDC Sec. 4-2, Definitions  

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

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

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

 

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

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

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

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

b. The testimony of any applicant.  
c. The recommendation of staff. 
d. The testimony of the public.  
e. Whether the request is consistent with the goals, objectives, policies and 

intent of the Bonita Plan.  
f. Whether the request meets or exceeds all performance and locational 

standards set forth for the proposed use. 
g. Whether the request will protect, conserve or preserve environmentally 

critical areas and natural resources.  
h. Whether the request will be compatible with existing or planned uses.  
i. Whether the request will cause damage, hazard, nuisance or other 

detriment to persons or property.  
j. Whether a requested use will be in compliance with all general zoning 

provisions and supplemental regulations pertaining to the use set forth in 
this chapter.  
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Reviewing these criteria, Staff makes the following findings:  

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

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

b. The testimony of the public.  
The Applicant held their neighborhood meetings on March 31, 2022 and March 16, 
2023. No members of the public were in attendance.   
 
Courtesy notices were provided to the Residents/ Owners within 375’ of the 
project. Three responses were received, citing opposition. Follow-up questions 
involved concerns of traffic and lack of knowledge about the requested use.   
 

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

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

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

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

e. Whether the request will protect, conserve or preserve environmentally 
critical areas and natural resources.  
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There are no environmentally critical areas or natural resources at this site.  
 

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

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

 
g. Whether the request will cause damage, hazard, nuisance or other 

detriment to persons or property.  
 

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

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

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

   
Site Plan 
The project, as proposed, complies with the minimum and maximum setback 
requirements of the Commercial Zone of the Bonita Beach Road Corridor Overlay, while 
providing a betterment plan to align with the intent of the buffering requirements for self-
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storage facilities in the Supplementary District Regulations. The Applicant has worked 
diligently with Staff to provide a product to serve both regulatory intents.  
 
Staff has no objections to the Applicant’s analysis. 
 
Surrounding Zoning 
The property is located within the Commercial Zone of the Bonita Beach Road Corridor 
Overlay. Surrounding the property is a commercial planned development for the Poker 
Room and Sports Challenge, a charter school, a fuel station, and vacant land. Staff finds 
the request compatible with surrounding zoning.     
 
Neighborhood Compatibility 
The site is located near commercial planned developments and other commercial uses, 
within a commercial future land use category. It is Staff’s opinion that the request is 
compatible with the surrounding neighborhood.  
 
Environmental Considerations 

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

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

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

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

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

Objective 1.2 of the Transportation Element provides for the City’s Complete Streets 
Policy, which is designed to provide for multi-modal transportation opportunities. The 
project will be providing multi-modal transportation opportunities, including sidewalks and 
interconnectivity of the project’s respective frontages, as well as the provision of site 
related ped-cycle amenities/furnishings.  
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Comprehensive Plan Considerations 

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

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

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

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

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

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

The project is commercial in nature and is located on a commercial property within the 
City. It is Staff’s opinion the requested use does not violate the provisions of the General 
Commercial future land use category as outlined in the Comprehensive Plan/Bonita Plan.  
 
With regards to the Traffic Element of the Comprehensive Plan, the Applicant will be 
providing additional sidewalk connections across the property frontages, as required by 
the LDC. It is Staff’s opinion the request does not violate the applicable provisions of the 
Traffic Element of the Comprehensive Plan.    
 
It is the Staff opinion the request does not violate the applicable provisions of the 
Comprehensive Plan.   

 
Findings & Conclusion 
It is Staff’s opinion that the special exception request for a fast-food restaurant is 
consistent with the provisions of the Comprehensive Plan, is compatible with existing 
uses within the area, will not cause damage, hazards or nuisance, will not impact 
environmentally critical areas (none are on site), and is located in an area with adequate 
public facilities.   
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Based upon an analysis of the Application and the special exception approval criteria, 
Staff makes the following findings and conclusions, as conditioned: 
 
 1. The requested special exception, as conditioned: 

 
a) meets or exceeds all applicable performance and locational standards set forth for 

the proposed use; 
 

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

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

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

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

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

 
III. RECOMMENDATION:  

Staff recommends APPROVAL of the request with the following conditions: 

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

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

a. Auto repair, boat repair, and repair of similar items is prohibited.  
b. Units are not intended to be, nor shall they operate as a dwelling unit, 

as defined in LDC Section 4-2.   
c. Operation of a business in individual storage units is prohibited.  
d. Open Storage, outdoor display and sale of merchandise is prohibited.  
e. The storage and handling of any hazardous materials shall be in 

accordance to the Materials Safety Data Sheet for that specific product 
as identified with the Environmental Protection Agency and applicable 
state and National Fire Protection Association (NFPA) regulations. The 
applicant will coordinate with Lee County Natural Resources and Florida 
Department of Environmental Protection for events (at least one per 
year) where the unit owners may dispose on site of any hazardous 
materials.  

3. Additional information or changes to the plan not covered by this approval may require 
additional approvals.  Such approvals will follow the processes outlined in the LDC.  
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4. As part of this approval, the Applicant will perfect the drainage easement shown on the 
site plan at time of local development order.  

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

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

7. At the time of local development order, all required multimodal facilities (infrastructure, 
crossings, amenities, furnishings, access points, easements, etc.) both internal and 
external to the site, shall meet or exceed the intent of the design standards provided by 
Chapters 3 & 4 of the City of Bonita Springs Land Development Code, the City of Bonita 
Springs Bicycle Long Range Pedestrian Master Plan, the Bonita Beach Road Corridor 
Design Standards, and all applicable design standards, except as required by the Bonita 
Springs Fire Control and Rescue District and National Fire Protection Association 
(NFPA).  
 
SUBJECT PROPERTY 

The Applicant indicates the STRAP number is: 02-48-25-B2-02700.0007 
 
EXHIBITS 
A. Sketch and Legal Description of the Subject Property 
 
ATTACHMENTS 
A. Proposed Site Plan 
B. Example Cross Sections 
C. Application Backup (Final Documents) 
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PUBLIC HEARING APPLICATION FOR 
REZONINGS (CONVENTIONAL) & SPECIAL EXCEPTIONS 

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

Applicant’s Name: _____________________________________________________ Phone #:_____________________ 

Address: _________________________________________________________________________________________ 

E-mail: ___________________________________________________________________________________________ 

Project Name: _____________________________________________________________________________________ 

STRAP Number: _________________________________________________

Application Form:   ________ Computer Generated* ________ City Printed 

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

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

Case Number: _____________________ Date of Application: _____________________ 

Fee: _____________________ 

Current Zoning: _____________________ 

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

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

Planner Assigned: _____________________ 

Staff Recommendation: ______________________________________________________________________ 

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

Pnz_Public_Hearing_RZN_SPE_20211210.docx 12/10/2021 3:35 PM Page 1 of 11
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 Livingston Professional Center, LLC 239-572-3321

 719 Hickory Road, Naples, FL 34108

 TomTaylor0133@gmail.com

Bonita Springs Motor Condos

02-48-25-B2-02700.0007

X



PART I 

APPLICANT\PROPERTY OWNERSHIP INFORMATION 

A. Name of applicant: _________________________________________________________________

Street Mailing Address: ___________________________________________________________

City: _______________________ State: __________________ Zip: __________

Phone Number: Area Code: __________ Number: _______________________ Ext. __________

E-mail: ____________________________________ 

B. Relationship of applicant to property: 

_______ Owner _______ Trustee* _______ Option holder* 

_______ Lessee* _______ Contract Purchaser* 

_______ Other (indicate)* _____________________________________________________________ 

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

* If the application is City-initiated, enter the date the action was initiated by the City Council: __________ 

Attach a copy of the “green sheet” and a list of all property owners, and their mailing addresses, for all properties within the 
area described. Names and addresses must be those appearing on the latest tax rolls of Lee County. Label the “green
sheet” as “Exhibit I-B-2" and the list as “Exhibit I-B-3". 

C. Name of owner of property: ____________________________________________________________ 

Street Mailing Address: ___________________________________________________________ 

City: _________________ State: ______________________ Zip: _________ 

Phone Number: Area Code: __________ Number: ____________________ Ext. _________ 

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

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

F. Are owner(s) or contract purchasers required to file a disclosure form? _______NO _______ YES. If yes, please 

complete and submit Exhibit I-F (attached). 

G. __Authorized Agent(s): List names of authorized agents.  Attach extra sheet if more space is required 

Name: ________________________________________________________________________________________ 

Contact Person: ________________________________________________________________________________ 

Address: ______________________________________________________________________________________ 

Phone: _________________ E-mail: ________________________________________________________________ 

Pnz_Public_Hearing_RZN_SPE_20211210.docx 12/10/2021 3:35 PM Page 2 of 11
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Livingston Professional Center, LLC

 719 Hickory Road, Naples, FL 34108

 Naples  Florida 34108

 239 572-3321

TomTaylor0133@gmail.com

X

Livingston Professional Center, LLC

 719 Hickory Road

 Naples  Florida  34108

 239 572-3321

9-08-2022

X

X

 Robert J. Mulhere, FAICP, President/Hole Montes, Inc. (BobMulhere@hmeng.com)

 Jeremie Chastain, AICP, Senior Planner/Hole Montes, Inc.

950 Encore Way, Naples, FL 34110

239-254-2000  JeremieChastain@hmeng.com



______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

PART II 
GENERAL INFORMATION 

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

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

_______ YES. Property is identified as: 

Subdivision Name: ________________________________________________________________ 

Plat Book: __________ Page: __________ Unit: __________ Block: __________ Lot: _________ 

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

STRAP NUMBER: ___________________________________________________________________ 

B. Project Street Address: ___________________________________________________________________________ 

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

D. Nature of Request: (Check applicable answers) 

_______ Rezoning  FROM: ______________________ TO: __________________________ 

_______ Special Exception for: ___________________________________________________ 

E. Property Dimensions 

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

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

3. Frontage on road or street: _____________________________________________________ Feet 

4. Width along waterbody (If applicable): ____________________________________________ Feet 

5. Total land area: ________________________________________________ Acres or Square Feet 

F. Facilities 

1. Fire District: ________________________________________________________

2. Sewer Service Supplier: ______________________________________________

3. Water Service Supplier: _______________________________________________
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X

 Greyhound Square Land Condominium

 02-48-25-B2-02700.0007

 28010/020 Performance Lane

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

Street.

X  Mini-warehouse

230±

541±

1,289±

N/A

2.8± Acres

Bonita Springs Fire Control & Rescue District

 Bonita Springs Utilities, Inc.

Bonita Springs Utilities, Inc.



______________________________________________________________________________________________

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

______________________________________________________________________________________________ 

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

Except for City-initiated requests, if the property is not vacant, the owner or applicant's signature on this application 
indicates that the Owner agrees to either remove all existing buildings and structures, OR that the use of the building or 
structure(s) will be in compliance with all applicable requirements of the land development code. 

Briefly describe current use of the property: ___________________________________________________________ 

H. Property restrictions: Are there any deed restrictions or other types of covenants or restrictions on the property? 
_______Yes _______ No. If yes, submit a copy of the restrictions and a written statement as to how the restrictions 
may affect the request. 
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 Vacant/undeveloped
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Exhibit IV-F
Narrative Statement

Request

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

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

Summary of Subject Site

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

Surrounding Property
Current Use Zoning

North Furlong Street (±40’ ROW), 
Gas Station (RaceTrac)

CPD, Bonita Beach Road 
Corridor Overlay –
Commercial Zone

South Performance Lane (±30’ 
ROW), Vacant/Undeveloped

C1-A

East Performance Lane (±30’ 
ROW), Oak Creek Charter 
School

C1-A, Bonita Beach Road 
Corridor Overlay – Historic 
Zone

West Race Track Road (±100’ 
ROW), Bonita Springs Card 
Room

CPD, Bonita Beach Road 
Corridor Overlay
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Neighborhood Meeting

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

Relevant Land Development Code Criteria

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

c) Special exceptions…

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

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

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

b. The testimony of the applicant.

To be provided.

c. The recommendation of staff.

To be provided.
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d. The testimony of the public.

To be provided.

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

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

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

The request meets or exceeds all performance and locational standards. 

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

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

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

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

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

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

j. Whether a requested use will be in compliance with all general zoning provisions and 
supplemental regulations pertaining to the use set forth in this chapter.
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The requested use is in compliance with all applicable zoning provisions and 
supplemental regulations, please see the additional analysis provided below.

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

a. The Bonita Plan;

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

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

b. This chapter; and

Provided above.

c. Any other applicable ordinances or codes.

Provided below.

4) Authority.
a. The zoning board must make the recommendation to grant the special exception unless 

they find the request is contrary to the public interest and the health, safety, comfort, 
convenience and welfare of the citizens of the city, or that the request is in conflict with 
subsection (c)(3) of this section.

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

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

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

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

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

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

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

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

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

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

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

Create a sense of formal entry into the property that is apparent from the street.
Utilize a building massing strategy that minimizes long linear wall planes.
Integrate the perimeter landscaping into the site design to create a transition from the 
built environment to the adjacent street scape.
Expanding the existing road network via improvements to Racetrack Road.
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Policy 1.16.4: Promote use of aesthetically pleasing architectural standards, accessory structures, 
and additional hardscape and landscape features to create a strong sense of place 
along Bonita Beach Road.

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

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

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

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

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

PINE HAVEN CONDO ASSN
RESORT MANAGEMENT
2685 HORESHOE DR S STE 215
NAPLES FL 34104

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

LEE COUNTY
PO BOX 398
FORT MYERS FL 33902

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

RACETRAC INC
SILVER OAK ADVISORS
PO BOX 2437
SMYRNA GA 30081

MARANO STEVEN
3447 VALENTIA WAY
NAPLES FL 34119

LXTK LLC
10821 FURLONG ST
BONITA SPRINGS FL 34135

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

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

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

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

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