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Case No.: FLUM25-000009  Prepared By: Anthony Santora, Senior Planner 
 

Property 
Location: 

Multiple Properties  
Applicant / Property Owner 

(Refer attached Property List) 

   Name: City of Cape Coral 

Authorized Representative  Address: 1015 Cultural Park BLVD 

Name: Anthony Santora   Cape Coral, FL. 33990 
Address: 1015 Cultural Park BLVD, Cape Coral, FL  Phone No.: 239-573-3125 

Phone No.: 239-573-3125  Email: asantora@capecoral.gov 
 

SUMMARY OF REQUEST:  

 
This is a large-scale City-initiated request for an 
amendment to the Future Land Use Map where the 
City is the property owner.   
 
The applicant has requested an amendment to the 
Future Land Use Map, amending the current Mixed 
Use (MX) land use to a proposed Light Industrial (I) & 
Natural Resources/Preserve (PR) land use for a portion 
of parcels totaling +/- 3,048,935 SF or 69.99 Acres. 

MAP SOURCE: City of Cape Coral 
 

Existing Zoning Existing Land Use Proposed Land Use Site Improvements Size of Property (+/-) 
     

Commercial 
(C) 

Mixed Use 
(MX) 

Light Industrial (I) 
Natural Resource / Preserve (PR) 

 Undeveloped 
3,048,935 SF 
69.99 Acres 

 

STAFF RECOMMENDATION: Approval 
  

Conditions: N/A 
 

C A S E  O V E R V I E W  
 

Background: ▪ The parcels were originally part of “Academic Village” concept. 
▪ Subject area has primary frontage along Kismet PKWY E. 

Positive Aspects of 
Application: 

▪ The proposed amendment will increase the amount of Industrial area in the City. 
▪ The proposed amendment will increase the amount of Preserve area in the City. 

Negative Aspects of 
Application: 

▪ The new classification reduces the overall amount of Commercial Land Use. 
 

Mitigating Factors: ▪ A Conservation Easement exists on the property as a Deed of Easement. 
▪ All properties are undeveloped, including areas of proposed land use change. 
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S I T E  I N F O R M A T I O N  

Street Addresses: Multiple Properties (Refer to attached Property List) 
  

Urban Service Area: Transition 
  

City Water & Sewer: City Water: No  City Sewer: No  Service Area: North 1-A 
  

Right-of-Way Access: The site(s) are accessible from Kismet PKWY E, a paved (4) lane Minor Arterial roadway 
  

STRAP Number(s): Multiple (Refer to attached Property List) 
  

Block / Lot(s): Block:  N/A  Lot(s): N/A 
  

Subdivision: N/A 
  

Site Area: SQ. FT. (+/-): 3,048,935 (Total)  Acres (+/-): 69.99 (Total) 
  

Case Planner: Anthony Santora, Senior Planner 
  

Review Approved By: Wyatt Daltry, Planning Team Coordinator 
 

F U T U R E  L A N D  U S E  A N D  Z O N I N G  I N F O R M A T I O N  

Site: Future Land Use Zoning 

Current: Mixed Use (MX) Commercial (C) 

Proposed: 
Light Industrial (I)(Partial) 
Natural Resource/Preserve (PR)(Partial) 

N/A (zoning change will be requested following FLUMA) 

   

 Surrounding Future Land Use Surrounding Zoning 

North: 
Light Industrial (I) 
Mixed Use (MX) 

Industrial (I) 
Commercial (C) 

South: 
Commercial/Professional (CP) 
Parks and Recreation (PK) 

Commercial (C) 
Single-Family Residential (R-1) 
Residential Multi-Family Low (RML) 

East: Mixed Use (MX) Commercial (C) 

West: 
Light Industrial (I) 
Commercial/Professional (CP) 

Industrial (I) 
Commercial (C) 

 

P U R P O S E  O F  R E Q U E S T  

The applicant has requested this amendment to the Future Land Use Map to amend the land use for these parcels and 
initiate a zoning change to both preserve the conservation area of the property and to prepare the remainder of the 
property for future development.  

 

F U T U R E  L A N D  U S E  A N D  Z O N I N G  H I S T O R Y  

30-43-24-C3-00005.0000: 
  

BLK 2175, Lots 35-47 &  
BLK 2176, Lots: 1-8, 18-23, & 26-31: 

F: I -> PF (2003); PF -> CP (2010); CP -> MX (ORD5-21) 
Z: A -> I (2000); I -> C1, C3, PRES -> C1, I, PRES -> C3, I PRES -> C1 (ORD53-11) 
F: MF -> CP (ORD30-10); CP -> MX (ORD5-21) 
Z: C2 -> R3; R3 ->C1 (ORD53-11) 
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B A C K G R O U N D  

This is a City-initiated request for a land use amendment where the City of Cape Coral is the property owner. The request 
is to amend the Future Land Use map from MX (Mixed Use) to I (Light Industrial) and PR (Natural Resource / Preserve) 
for a portion of a group of parcels totaling approximately 3,048,935 SF or 69.99 Acres.  The proposed Light Industrial (I) 
land use would expand the amount of industrial land available within the City of Cape Coral and expand the industrial 
footprint of the Light Industrial complex to the west. An existing conservation easement exists on the properties to the 
east and is to remain with an amended land use thus expanding the designated natural preserve space in the City and 
ensuring future development does not encroach into these areas. 
 
The subject area was originally an agricultural piece on the outskirts of the city.  As the city expanded, the property was 
amended away from agrarian uses to a combination of industrial, commercial and preservation classifications.  The area 
was consolidated to a Mixed-Use land use classification in 2021 with a Commercial zoning district.  A conservation 
easement was established on the subject property in 2019, recorded as INSTR # 2019000135527, and prohibits any 
form of development within the easement bounds.   

 

Aerial Map 
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Current Future Land Use Map 

 

 

Proposed  Future Land Use Map 
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Current Zoning Map 

 

 

 

 

 

 

 

 

R E M A I N D E R  O F  P A G E  I N T E N T I O N A L  L E F T  B L A N K  
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A D D I T I O N A L  S I T E  I N F O R M A T I O N  
Protected Species: 

City records indicate that there is a documented eagle nest within close proximity of the subject area. No other protected 
species have been documented within the subject area.  However, the City will require species surveys prior to the 
issuance of permits or further development approvals, in accordance with Policy 1.2.1 of the Conservation and Coastal 
Management Element of the Comprehensive Plan.   

Policy 1.2.1: By 2020, the City of Cape Coral will adopt regulations to ensure that, prior to property development, 
or habitat alteration, of any kind, owners of properties having viable native habitat and/or, which may contain 
habitat for protected species, undergoing significant development and/or habitat alteration, will be required to 
provide an environmental survey of their properties and undertake acceptable mitigation, as appropriate. 

Should additional protected species be identified on the property as part of the development review of the site, the City 
will abide by Policy 1.2.5 of the Conservation and Coastal Management Element, which states:  

 
Policy 1.2.5: The City will assist in the implementation of and compliance with all state and federal regulations 
concerning species listed as endangered, threatened, species of special concern, or commercially exploited by 
monitoring development activities, providing information on listed species in building permit packages, and 
assisting in investigations as requested. 

 

Utilities: 

The subject property is in the Urban Services Transition area as designated by the City Comprehensive Plan.  Water, sewer, 

and irrigation utilities are not available; however, they are present in close proximity to the subject area, being located to 

the west approximately 1,000 ft along Kismet PKWY E.  Electric utility is available for the subject area. 

Soils and Drainage: 

The site is located primarily on the Cypress Lake fine sand – Urban land complex (Soil Type 102).  The soil consists of 

moderately deep, poorly drained soils that formed in sandy and loamy marine sediments over limestone bedrock.  This 

soil has some limitations for development which are typically overcome using various engineering solutions, such as 

importing fill.  Major use allowances skew towards: Forest Land; Rangeland; Wildlife Habitat; Recreation; and Urban Land.  

The soil type(s) should not present an obstacle to future land development although special feasibility studies may be 

required. 

Regional Plan Analysis: 

  Southwest Florida Regional Planning Council’s (SWFRPC) Strategic Regional Policy Plan (SRPP): 

  This amendment is not in conflict with the SRPP 

 

  Lee County Metropolitan Planning Organization’s (MPO) 2045 Long Range Transportation Plan: 

  This amendment has no effect on the MPO’s 2045 LRTP. 
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A P P L I C A T I O N  A N A L Y S I S  
 

Land Development Code Analysis: 

Staff reviewed this application based on the review criteria found in the City of Cape Coral Land Development Code, 
Section 3.5.2 for evaluating amendments to the Future Land Use Map. Below will be found a breakdown of review criteria 
as well as an in-depth analysis of the proposed amendment based upon conformance with the criteria: 

A. Purpose of Amendments.  Future Land Use Map Amendments shall be considered for the flowing reasons: 
1. The amendment implements the goals, objectives, and policies of the Comprehensive Plan. 
2. The amendment promotes compliance with changes to other city, state, or federal regulations. 
3. The amendment results in compatible land uses within a specific area. 
4. The amendment implements findings of reports, studies, or other documentation regarding functional 

requirements, contemporary planning practices, environmental requirements, or similar technical 
assessments. 

5. The amendment is consistent with the City’s ability to provide adequate public facilities and services. 
6. The amendment prepares the city for future growth, such as reflecting changing development patterns, 

identifying demands for community services, reflecting changes necessary to accommodate current and 
planned growth in population, and facilitating community infrastructure and public services. 

Analysis: The applicant is seeking an amendment to the Future Land Use Map to allow for the expansion 
of the industrial land use classification and to preserve existing designated areas of preserve space 
within the city.   Provided this, the proposed amendment is consistent with purpose 3 and 6. 

Refer to below Comprehensive Plan Analysis Section for compliance with Purpose #1, implementing the 
goals, objectives, and policies of the Comprehensive Plan. 

C. Review Criteria.  Proposed future land use map amendments shall be reviewed in accordance with the requirements of 
F.S. Ch. 163, and the following criteria: 
 
1. Whether the proposed future land use amendment is consistent with the goals, policies, and future land use 

designations of the City Comprehensive Plan; 

Analysis: Refer to below Analysis Section for a breakdown of Comprehensive Plan compliance. 

2. The amendment protects the health, safety, and welfare of the community; 

Analysis: The proposed amendment is anticipated to generate a positive and measurable impact on the 
overall health, safety, and welfare of the community. A central component of the amendment is the 
expansion of designated preserved natural areas within the city limits. This designation plays a critical 
role in safeguarding wildlife habitats and maintaining vegetative cover, both of which are essential to 
sustaining healthy and resilient ecosystems. By protecting these natural resources, the City not only 
preserves biodiversity but also enhances environmental quality, which directly benefits residents 
through improved air quality, stormwater management, and recreational opportunities. 

In addition to the environmental benefits, the amendment provides for the inclusion of additional light 
industrial property within the City’s boundaries. This land use adjustment is expected to yield significant 
community advantages. Specifically, it will create opportunities for local employment, support the 
establishment of businesses that provide goods and services to both residents and the surrounding 



 

PLANNING DIVISION STAFF REPORT 
Sunday, December 14, 2025 

Case No.: FLUM25-000009 Page 8 of 18 December 14, 2025 
 

region, and contribute to the expansion of the City’s tax base. Collectively, these outcomes strengthen 
the City’s economic vitality and long-term sustainability. 

While the industrial land use classification permits a range of activities, including some that may be 
more intensive in nature, potential adverse impacts can be effectively mitigated through thoughtful 
design standards. Strategies such as enhanced landscaping, buffering, and setbacks can minimize visual, 
noise, and traffic-related concerns, ensuring compatibility with adjacent land uses. With these 
safeguards in place, the amendment is not expected to compromise community health, safety, or 
welfare. 

Taken together, the proposed amendment strikes a balanced approach by advancing environmental 
preservation while simultaneously fostering economic development. It is therefore consistent with the 
established criteria for land use amendments and supports the City’s broader goals of promoting and 
protecting the health, safety and welfare of the community. 

3. The proposed amendment and all of the consistent zoning districts, and the underlying permitted uses, are 
compatible with the physical and environmental features of the site; 

Analysis: The proposed amendment site consists of approximately +/- 3,048,935 square feet (69.99 
acres) made up of a confluence of existing parcels and residual land.  This area is broken down into a 
roughly 1,811,831 square foot (41.59 acres) area to be designated as PRES (Natural Resource / Preserve) 
and an area of 1,237,104 square feet (28.40 acres) designated as I (Light Industrial).  The subject areas 
are generally contiguous, with a smaller preserve area slightly disconnected from the main body.  The 
subject area is an oblong shape and a majority of it has frontage along Kismet PKWY E, with no frontage 
available on any other roadway.1  The sites are relatively flat with gentle pitch or undulation and have 
varied amounts of vegetation, with heavier vegetation existing at certain portions of the subject area, 
primarily in the industrial classification area.   

The amendment is seeking two land use classifications, the I (Light Industrial) Land Use Designation and 
the PRES (Natural Resource / Preserve) Land Use designation.  Each land use classification only permits 
a single zoning district, with the Light Industrial land use district permitting the Industrial (I) zoning 
district, and the Natural Resource / Preserve district permitting the Preserve (PV) zoning district. 

Per LDC Table 4.1.3.B, the two permissible districts, I and PV, have varied development standards 
tailored to the specific use allotments.  The standards range from some stringent standards for the PV 
district to a more relaxed set of standards for the I district.  Please refer to the below chart for pertinent 
lot development criteria.   

Zoning 
District 

Lot and Structure Minimum Setbacks 

Max Height 

Res. Density 
(Units/Acre) 

Min. 
Lot 
Area 

FAR 
Max. 

Max 
Impervious 
Surface 

Front Side Rear Min. Max 

I None 1 ---- 20 0 or 6 10 None N/A N/A 

PV None None ---- 50 50 50 38 N/A N/A 

 
1 Dimensions are taken from measurement data collected and tied through City GIS system. 
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Uses permitted in these zoning districts are varied and many and consist of primarily those uses which 
align with and support those described in LDC Section 4.1.2. which specifies: 

(4.1.2.B.3) Industrial (I).  This district is to accommodate manufacturing, fabrication, warehousing, and 
other related activities that typically utilize large work forces, generate semi-tractor trailer traffic, and 
may produce external impacts such as noxious smells, smoke, or noise. 

(4.1.2.B.5) Preservation (PV).  This district is to identify environmental resources or natural features as 
areas intended to remain in a predominately natural or undeveloped state to provide resource 
protection and opportunities for passive recreation and environmental education for present and future 
generations. 

A comprehensive list of permitted uses is provided in LDC Table 4.1.6 (Use Table). Notably, residential 
uses of any type are prohibited in both districts. Within the PV district, only limited public and 
institutional uses are permitted, while the Industrial district allows a broader range of activities, 
including vehicle-related commercial services, food and beverage operations, select commercial and 
professional services, and a variety of industrial-sector uses. These uses are generally medium- to high-
intensity in nature, with densities and impacts varying by specific activity. 

Given the physical characteristics of the property, the large area of the site, and the minimal intrusive 
requirements for site development required by the LDC, both requested future land use classifications 
of PRES and I, along with the subsequent allowable zoning districts, are compatible with the physical 
and environmental factors of the site. 

4. The range of zoning districts and all of the allowed uses in those districts are compatible with surrounding uses in 
terms of land suitability or density and that a change will not result in negative impacts on the community of traffic 
that cannot be mitigated through application of the development standards in this Code; 

Analysis: The amendment is seeking a Future Land Use designation of I (Light Industrial) and PR (Natural 
Resource/Preserve). The Light Industrial designation permits only the Industrial (I) zoning district, while 
the Preserve designation permits only the Preservation (PV) zoning district. Each of these districts has 
clearly defined development standards within the Land Development Code that are tailored to their 
intended functions. 

The immediate surrounding Future Land Use designations consist of Industrial lands to the west, 
Commercial lands to the north and east, and Commercial and Parkland to the south.  The Parkland 
properties are separated from the subject property by Kismet PKWY E, a four-lane major collector 
roadway. The proposed Light Industrial designation aligns with the existing industrial area to the west, 
creating a logical extension of similar uses. To the north and east, the adjacency of commercial 
designations provides a compatible transition between industrial activity and other community-serving 
uses. To the south, the separation created by Kismet Parkway East, combined with buffering and design 
standards required by the LDC, ensures that Parkland areas are adequately protected from potential 
impacts of more intensive uses. 

The proposed Preserve designation is consistent with the existing environmental features of the site 
and provides a natural buffer between more intensive uses and adjacent properties. The PV zoning 
district allows only conservation and limited public or institutional uses, which are inherently low-
intensity and compatible with surrounding land uses. 
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Provided this, the types, densities, and intensities of uses permitted within the proposed zoning districts 
would be consistent with those of the surrounding districts. Additionally, any traffic impacts that may 
accompany implementation of the proposed uses will be similar to those already anticipated under the 
existing roadway network and can be effectively mitigated through the application of the City’s Land 
Development Code and Engineering Design Standards. 

Accordingly, the amendment satisfies Future Land Use Criteria #4, as the proposed designations are 
compatible with surrounding uses and will not result in negative community impacts. 

5. The site is capable of accommodating all of the allowed uses, whether by right or otherwise, considering existing or 
planned infrastructure for roads, sanitary and water supply systems, stormwater, parks, etc.;  

Analysis: The subject property benefits from primary frontage along Kismet PKWY E, a four-lane paved 
major collector roadway. This roadway is designed to accommodate substantial traffic volumes and 
provides direct connectivity to the broader transportation network. The proposed land use amendment 
would permit a portion of the property to develop with light industrial uses, consistent with the 
Industrial (I) zoning district, which is the sole zoning classification permitted under the Light Industrial 
(I) land use designation. 

Although the range of potential uses within this classification varies from medium- to high-intensity, 
traffic generation associated with such uses is generally moderate in nature. Given the substantial 
capacity of Kismet PKWY E, the additional traffic anticipated from future development is not expected 
to create adverse impacts on roadway function or level of service. 

The amendment also includes a request to designate a portion of the property as Preserve (PR), which 
aligns with an existing preservation easement already established on the site. This easement prohibits 
development within its boundaries, thereby ensuring the long-term protection of natural resources. 
Even in the absence of the easement, the PR land use classification permits only Preservation (PV) 
zoning, which allows limited public and institutional uses. These uses are inherently low-intensity and 
generate minimal traffic, further supporting the conclusion that the amendment will not overburden 
the transportation system. 

With respect to utilities, the subject property is not currently served by water, sewer, or irrigation 
infrastructure. However, utility extensions are planned for the area in the near future. In the interim, 
utilities are available approximately 1,000 feet to the west along Kismet PKWY and can be extended to 
the site in conjunction with development activity. Existing system capacity has been evaluated and is 
sufficient to accommodate the incremental demand generated by the proposed uses. Moreover, the 
nature of the uses permitted within the Industrial zoning district is not expected to create excessive 
demand or strain on public infrastructure. 

In addition, stormwater management requirements will be addressed at the time of development 
through compliance with applicable City and State regulations. These standards ensure that runoff is 
properly managed and that downstream systems are not adversely impacted. Existing stormwater 
systems which occupy the site will be maintained or re-routed as required when and if development 
occurs and in conjunction with City, State and Federal requirements. 

Therefore, the site’s location along a major collector roadway, the presence of a preservation easement, 
the availability of nearby utilities, and the adequacy of system capacities demonstrate that the property 
is capable of supporting the proposed mix of light industrial and preservation uses. The requested 
amendment can therefore be accommodated without adverse impacts and satisfies this criterion. 
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For a complete breakdown of infrastructure impact, including impact on water, sewer, solid waste, 
traffic, police, fire, park land and schools please refer to Impact Assessment Summary Analysis Section 
of this document. 

6. Other factors deemed appropriate by the Commission and City Council. 

N/A: to be determined by the Commission and City Council. 
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Comprehensive Plan Analysis: 

Staff reviewed this application for compliance with Section 3.5.2.C of the Land Development Code of the City of Cape Coral 
and for consistency with the Goals, Objectives, and Policies of the Comprehensive Plan. Below will be found an in-depth 
analysis of the proposed amendment to the Future Land Use Map based upon the applicable Goals, Objectives and Polices: 

Chapter 4, Future Land Use Element, Policy 1.15: Land development regulations adopted to implement this 
comprehensive plan will be based on, and will be consistent with, the standards for uses and densities/intensities as 
described in the following future land use classifications.  Table 1 shows the zoning district which are consistent with and 
implement the respective future land use map classifications.  In no case shall maximum densities allowable by the 
following classifications conflict with Policy 4.3.3 of the Conservation and Coastal Management Element regulating density 
of development within the Coastal High Hazard Area. 

Table 1: 

Future Land Use Consistent Zoning Districts 

Single-Family (SF) R-1, RE 

Single-Family and Multi-Family (SM) R-1, RML, RMM, RE, A (E/O) 

Multi-Family (MF) RML, RMM 

Low Density Residential (LDR) RE, A (E/O) 

Commercial / Professional (CP) C, P, NC, BSOD 

Mixed Use (MX) All except MXB 

Downtown Mixed (DM) RML (E/O), SC, MXB 

Pine Island Road District (PIRD) CC 

Commercial Activity Center (CAC) NC, BSOD 

Light Industrial (I) I 

Natural Resources/Preservation (PRES) PV 

Public Facilities (PF) ALL except A 

Parks and Recreation (PK) ALL except MX7 and MXB 

Open Space (OS) PV 

Burnt Store Road District (BURST) BSC 

Mixed Use Ten (MUX) Planned Unit Development (PUD)-only 

  

d. Light Industrial: Shall not exceed a floor to lot area ratio of 1.0. 
 

g. Natural Resources / Preservation: The areas designated on the Comprehensive Plan Future Land 
Use Map for Natural Resource / Preservation primarily consist of State-Owned or regulated land.  
Development in these areas is limited to activities to make them accessible to the public for 
research or recreational purposes.  Such activities would include accessways, nature trails, 
informational signs or displays, restroom facilities, picnic tables/shelters, beaches and boat 
ramps. 
 
Privately-owned properties with this future land use map classification may develop at a density 
of one dwelling unit per 20 acres. 
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Analysis: The requested amendment is seeking a dual land use classification of I (Light Industrial) and PRES (Natural 
Resource / Preserve) for the subject areas.  Per table 1 of Policy 1.15, the only permissible zoning districts for the I land 
use classification is I (Industrial) and the only permissible zoning district for the PRES land use classification is PV 
(Preservation). 

The Industrial zoning classification permits a maximum FAR for development at 1.0, in alignment with the requirements 
of subsection d of Policy 1.15.  Additionally, the existing area is currently undeveloped and therefore under the 
maximum developable area.  Thus when/if development on the subject area occurs, the maximum developable area 
will be within the allowable threshold. 

The PRES land use classification request is for an area congruent with an existing conservation easement tied to the 
subject property.  While the area is owned by the City of Cape Coral, the easement expressly prohibits any development 
with the expressed purpose of preserving, enhancing, restoring or creating environmental areas of wetlands and 
uplands.  The easement does allow the construction of passive recreational facilities, such as trailways, so long as they 
are not contrary to the purpose of the easement.  Likewise, the PV zoning district permits only limited uses which have 
a community benefit and includes restrictive development standards, such as setbacks, building heights, etc.  Where 
development may occur, in alignment with the purpose of the conservation easement, the PRES land use, and 
subsequent zoning district, would ensure that such development would be in line with preserving the natural ecosystem 
and for an explicit community benefit.   

Provided this, the proposed land use amendment is consistent with Policy 1.15 of Chapter 4, Future Land Use Element. 

Chapter 4, Future Land Use Element, Objective 11: Protection of Marine, Estuarine, and Upland Environments: Cape Coral 
will continue to protect marine and estuarine communities and will continue its protection to include the ownership and 
maintenance of a significant example of an upland ecological community. 

Analysis:  The proposed area of the PR land use classification aligns with an existing Conservation Easement which is 
established on the identified properties.  The area is a combination of wetlands and uplands which have a varied 
amount of biodiversity and which have been targeted for retention through the easement process.  The proposed land 
use would further identify these areas as protected asset and allow for them to remain undeveloped, or limited in their 
development to such uses which would support the protection of the environment and serve as a community asset.  
Therefore, the proposed amendment of PR land use classification is in compliance with this Objective of the 
Comprehensive Plan. 
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Impact Assessment Summary: 

The following calculations summarize approximate conditions for each municipal service analyzed.  To determine the 
impact assessment, staff utilized the adopted future land use and zoning designations to determine the existing impacts 
at buildout.  Therefore, the ‘existing impacts’ discussed in this assessment do not necessarily reflect the actual number of 
dwelling units, population, etc. present with the subject area, but reflect what those impact would be if the area was 
developed in accordance with the existing future land use and zoning. 

Furthermore, in examining the existing and proposed impacts, staff removed any impact analysis on city infrastructure for 
the PR (Natural Resource / Preserve) area.  The existing conservation easement, which the requested PR land use 
classification aligns with, strictly prohibits any development within the bounds of the easement, refer to Deed of 
Conservation Easement, INSTR #2019000135527 - 3.a-h.  As any development is prohibited, no impact to the 
infrastructure would occur and could not be calculated.   
 
Additionally, in the analysis of impacts, staff identified that the permissible zoning districts in the existing future land use 
classification, as well as the proposed future land use classification have significant overlap and share the same amount 
of permissible density, being 1 FAR.  Utilizing this overlap, with an understanding that the highest intensities, densities, 
and requirements are congruent through the comparative land uses, staff determined that there would be no change in 
impacts and reflected that information in the subsequent breakdown.  All service elements which would have been 
provided under the most stringent development in the existing future land use, would still be required to be provided in 
their amount under the proposed future land use element. 
 

Dwelling Units: 

  Existing: 0 (per permitted uses) 
  Proposed: 0 (per permitted uses) 
  Net Change: 0 dwelling unit(s) NO CHANGE 

Population2: 

  Existing: 0 (Existing) 
  Proposed: 0 
  Net Change: 0 person(s) NO CHANGE 

Water Use3: 

  Existing:  N/A 
  Proposed:  N/A 
  Net Change:  0 NO CHANGE 
  Facility Capacity: 30.0 MGD 
  Ann. Avg. Day Flow: 12.8 MGD 
  Capacity Available: YES 

 
2 Estimated Population Impact (2.51 persons/household) is based upon statistics contained in US Census Bureau Historical 
Households Table HH-6, Average Population per Household and Family: 1940 to Present, REV. 2022. 
3 Water Facility Capacity and Ann. Avg. Day Flow numbers provided by City of Cape Coral Utilities Department, REV. 2022 
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Sewage4: 

  Existing:  N/A 
  Proposed:  N/A 
  Net Change:  0 NO CHANGE 
  Facility Capacity: 28.4 MGD 
  Ann. Avg. Day Flow: 15.31 MGD 
  Capacity Available: YES 

 Solid Waste5: 

  Existing Generation: N/A 
  Proposed:  N/A 
  Net Change:  0 NO CHANGE 
  Facility Capacity: 1,836 tons/day (Lee County Waste-to-Energy Facility)6 

  Per City contract with solid waste collector (Waste Pro), service must be provided 
to every household and business account citywide.  Service Capacity will be 
provided to meet any required demand. 

  Existing Demand: 686 tons/day (509 Residential + 177 Commercial) 
  Capacity Available: Yes 

 Traffic / Daily Trips7: 

  Existing Generation: N/A 
  Proposed:  N/A 
  Net Change:  0 NO CHANGE 
  Facility Capacity: Major Collector 
  Capacity Available: Yes 

Development Impact Analysis: 

 Hurricane Evacuation: 

  The subject property is within Evacuation Zone (B).  Based on the summation of the amendment impacts 
above, including the limitations for development based on existing and proposed uses, there will be no 
impact on Hurricane Evacuation times. 

 Park Lands: 

  The levels of service standard (LOS) for parkland and facilities are based on permanent population.  The 
proposed amendment would result in NO CHANGE in park demand due to the consistent uses permissible 
between the two classifications.  The amendment will result in a minimal amount of classified park land 

 
4 Sewage Facility Capacity and Ann. Avg. Day Flow numbers provided by City of Cape Coral Utilities Department, REV. 2022 
5 Solid Waste Existing Demand numbers provided by City of Cape Coral Department of Public Works, REV. 2022 
6 Facility Capacity does not include recyclable material, construction and demolition debris or yard waste. 
7 Calculations based on ITE (Institute of Transportation Engineers) Trip Generation Manual, 7th Edition. 
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added within the City, due to the inclusion of the designated preserve areas, although it has no effect on 
dedicated park space allocated currently. 

  

Protected Species: 

  City records indicate that the subject area is in close proximity to an Eagle nest, with no other documented 
species identifiable on the property. However, the city requires an environmental survey prior to the 
issuance of any land clearing, site clearing, or development permits.  Any future land alteration activities 
will be preceded by the completion of an environmental survey identifying the presence of protected flora 
and fauna.  Based on the results of the environmental survey, City, State, or federal protective measures 
or mitigation measures may be required by the developer to proceed.  

 Police & Fire Impact Estimates: 

Fire: Property is served by Fire Station #5 (future Station 10).  The call volume estimate is currently 
unknown due to the range of uses permitted but is most likely under 100 calls annually. Likewise, the 
impact is also unknown at this time, however the probable impact will be Moderate.8 
 
Police: Property is served by police patrol zone 4, Northeast District.  Anticipated development is expected 
to generate between a 2-4% increase to recorded calls for service in Zone 4, Northeast and approximately 
2% citywide.  Minor impact to service demands anticipated.9 
 

 School Impacts10: 

Existing Households:  0 Households 
Existing Students:  0 
Proposed Households:  0 Household 
Proposed students:  0 
Change:   0 Students NO CHANGE 

 

Conclusion: 

Given the analysis conducted in regard to the requested Amendment to the Future Land Use Map, the proposed 
amendment seeking to change the Future Land Use designation of a portion of land from MX (Mixed Use) to I (Light 
Industrial) and PR (Natural Resource / Preserve) is consistent with the purpose and requirements for Amending the Future 
Land Use Map as well as the guidelines and policies of the Comprehensive Plan. The proposed amendment would be 
minimally intrusive to the surrounding neighborhood, provide for more industrial uses within the City and protect existing 
native land and ecosystems.  The amendment would have a positive effect on the overall health, safety and welfare of the 
community and a net positive impact overall on the City. 

 
8 Fire Impact determined through the City of Cape Coral Fire Department, 11/06/25. 
9 Police Impact determined through the City of Cape Coral Police Department, 11/13/25. 
10 Estimated Students per Household  is based upon statistics contained in US Census Bureau Historical Households Table HH-6, 
Average Population per Household and Family: 1940 to Present and assumes a worst-case scenario of 100% school participation. 
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Therefore, it is the recommendation of staff that the proposed large-scale Amendment to the Future Land Use Map be 
approved as submitted.  
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Staff Contact Information 
 

 Anthony Santora, Senior Planner 

 Department of Community Development 

 Planning Division 

 Phone: (239) 573-3125 

 Email: asantora@capecoral.gov 

R E C O M M E N D A T I O N  
 

Planning staff has reviewed this request in accordance with Section 3.5.2 of the Land Development Code of the City of 
Cape Coral as well as the City of Cape Coral Comprehensive Plan.  Through analysis of the proposed request and analysis 
of compliance with applicable criteria, the Planning Division staff recommends APPROVAL of the amendment request. 
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