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Case No.: RZN26-000004  Prepared By: Anthony Santora, Senior Planner 
 

Property 
Location: 

2501 SE 17th AVE  
Applicant / Property Owner 

 

   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 city initiated small scale request for re-zoning 
of city owned property.   
 
The applicant has requested re-zoning from the 
current Commercial (C) zoning to a proposed 
Institutional (INST) zoning for one parcels totaling +/- 
582,988 SF or 13.38 Acres. 

MAP SOURCE: City of Cape Coral 
 

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

Commercial/Professional (CP) 
(Public Facility PF, FLUM26-0004) 

Commercial 
(C) 

Institutional 
(INST) 

Developed 
582,988 SF 
13.38 Acres 

 

STAFF RECOMMENDATION: Approval 
  

Conditions: None 
 

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

Background: ▪ The parcel is part of the Everest facility, containing active City services. 
▪ Subject area has primary frontage on SE 17th ST, with secondary on Everest PKWY. 

Positive Aspects of 
Application: 

▪ The proposed rezone will align existing uses with zoning classification. 
▪ The proposed rezone will alleviate existing non-conformities. 

Negative Aspects of 
Application: 

▪ The new classification reduces the overall amount of Commercial zoning in the City. 
 

Mitigating Factors: ▪ The parcel is adjacent to another City owned and operated parcel to the east. 
▪ A concurrent future land use amendment (CP -> PF) is running concurrent with rezone. 
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S I T E  I N F O R M A T I O N  

Street Addresses: 2501 SE 17th AVE 
  

Urban Service Area: Infill 
  

City Water & Sewer: City Water: Yes  City Sewer: Yes  Service Area: N/A 
  

Right-of-Way Access: The site(s) are accessible from SE 17th ST, a local 2-lane roadway 
  

STRAP Number(s): 32-44-24-C1-01196.0030 
  

Block / Lot(s): Block: 1196  Lot(s): N/A 
  

Subdivision: N/A 
  

Site Area: SQ. FT. (+/-): 582,988  Acres (+/-): 13.38 
  

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: Commercial/Professional (CP) Commercial (C) 

Proposed: Public Facility (PF) (ORD33-26)(Concurrent) Institutional (INST) 
   

 Surrounding Future Land Use Surrounding Zoning 

North: 
Single Family Residential (SF) 
Public Facility (PF) 

Single-Family Residential (R-1) 
Commercial (C) 

South: Single Family Residential (SF) Residential Single Family (R-1) 

East: 
Public Facility (PF) 
Commercial/Professional (CP) 

Institutional (INST) 
Commercial (C) 

West: 
Multiple Family Residential (MF) 
Public Facility (PF) 
Commercial/Professional (CP) 

Residential Mult-Family Low (RML) 
Commercial (C) 

 

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

The applicant has requested this rezoning to align the existing uses of the site with the zoning district, eliminate non-
conformities, and allow full utilization of the site.  If approved, the applicant will combine the parcel with adjacent City 
owned land to the east and prepare for future city service expansion. 

 

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  

32-44-24-C1-01196.0030 F: CP (1989, Original) 
Z: R3 -> C1 (Est. 1990); C1 -> C (ORD4-19) 
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B A C K G R O U N D  

This is a City-initiated request for rezoning where the City of Cape Coral is the property owner. The request is to rezone 
the property from Commercial (C) to Intuitional (INST) for a single parcel totaling approximately 582,988 SF or 13.38 
Acres.  The proposed Institutional (INST) zoning district would align the existing city services uses on the site and allow 
for full utilization of the property. Additionally, it is the City’s intent is to amend the zoning and combine the parcel with 
the adjacent city owned parcel to the east, alleviating existing non-conformities and allowing for future expansion of 
city services. 
 
The subject area is part of the Everest facility and is developed with existing city services including Cape Coral Fleet 
Management, Public Works Service Division, and Parks Maintenance.  The site is heavily developed with low level 
structures and support elements and abut the Everest Water Reclamation Plant to the East.  The surrounding area is 
densely developed with single family residential dwellings, low scale multi-family dwellings, public facilities and low 
scale commercial. 

 

Aerial Map 
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Current Future Land Use Map 

 

 

Proposed Future Land Use Map 
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Current Zoning Map 

 

 

Proposed Zoning Map 
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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 3.4.6 for evaluating rezones.  This application was also reviewed based on the provisions of the Institutional (INST) 
zoning district as well as the presumed approved Public Facility (PF)1. Below will be found a breakdown of review criteria 
as well as an in-depth analysis of the proposed rezoning based upon conformance with the criteria: 
 

1. Whether the proposed zoning district is consistent with the City Comprehensive Plan; 

Analysis: The proposed rezoning to the Institutional (INST) district is consistent with the proposed Public 
Facility (PF) Future Land Use classification.  Additionally, the proposed rezoning is consistent with the 
goals and policies of the City Comprehensive Plan.  Refer below for a breakdown of Comprehensive Plan 
compliance. Provided this, the proposed zoning district is consistent with the City of Cape Coral 
Comprehensive Plan. 

2. Whether the full range of uses allowed in the proposed zoning district will be compatible with existing uses in the 
area under consideration; 

Analysis: The area around the proposed rezoning is currently zoned R1 to the North and South, a 
combination of RML and C to the West and INST to the East.  The surrounding area is heavily developed 
with a varied amount of uses, including single-family dwellings, low-scale multifamily dwellings, 
commercial structures and governmental services.  The single-family and multi-family dwellings are of 
low scale and are of typical construction, height, and design of the those found throughout the area 
and exhibit “of-the-time” characteristics of aesthetics.  Similarly, the commercial developments are of 
a lower scale and intensity and consist of mainly small retail and service establishments, along with a 
gas stations and a church, all of which again are of typical construction, height, and design to those 
found throughout the area.  Conversely, to the East, there exists a more intensive governmental facility, 
identified as the Everest Water Reclamation Facility. 

LDC Section 4.1.2.B.4 states that the Institutional (INST) district is to allow for the development of 
nonprofit or quasi-public uses such as religious institutions, libraries, public or private schools, 
hospitals, or government owned or operated structures.” Consistent with that definition, LDC Table 
4.1.6 (Use Table) illustrates permitted uses in align with that classification, with the bulk of permitted 
uses being those dedicated to public and institutional uses, including Essential Service Facilities (Major 
and Minor); Governmental Office Facilities; Police and Fire facilities; Public Park and Recreation 
Facilities; and Social Service facilities.  Other uses are those that may be utilized in conjunction with 
these services and include Community Gardens; Energy Resource Generation; Community Centers; and 
Cultural and Civi Facilities.  Please refer to Table 4.1.6 for a full list of permitted uses. 

The allowable uses within the INST district are those consistent with governmental services and 
community developments which provide necessary public infrastructure and support local 

 
1 Staff is utilizing the proposed Public Facility (PF) land use classification.  There is a concurrent FLUMA, FLUM26-00004, where the 
City is seeking the PF land use classification to align the existing and potential uses with the property and accurately represent the 
amount of commercial and publicly utilized land in the city. 
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neighborhoods.  The site is currently developed with these uses, containing a myriad of city services 
and offices, and these uses will continue into the foreseeable future.  Therefore, uses within the 
proposed zoning district would align with the INST property to the West, as they would share the same 
zoning designation and developed with similar governmental services.  Similarly, allowable uses within 
the proposed zoning district would be consistent with the existing commercial developments. The 
developments are of lower scale and are separated from the subject area by other parcels.  These sites 
are developed with uses that have similar densities and intensities to those that would be permitted 
within the INST zoning district.  

The Multi-Family (RML) and Single-Family Residential (R-1) zoning districts are heavily developed with 
a mix of dwelling unit types.  However there exists a physical separation from many of the sites to the 
more intensive subject area, with only three sites zoned as RML having direct abutment to the main 
portion of the parcel2.  All other sites are separated by either a roadway or canal way. While residential 
adjacency to more intensive districts is generally not ideal, the RML district is expressly identified as a 
transitional zoning district and therefore those uses contained within the district would be compatible 
with the proposed zoning district.  For the existing uses within the R-1 zoning district, the physical 
separation of the sites limits any potential compatibility issues that may arise from more intensive uses 
on the subject site.  Additionally, the overall size of the subject site, along with the required site 
dimensional standards and buffering requirements of the LDC would further limit any potential conflict, 
thus the proposed zoning district would be compatible with the existing uses in the R-1 district. 

Given this, the full range of uses allowable within the Institutional (INST) zoning district will be 
compatible with the existing uses in the area under consideration. 

 

3. Whether the range of uses allowed in the proposed zoning district will be compatible with the existing and potential 
uses in the area under consideration; 

Analysis: The range of uses in the Institutional (INST) zoning district are primarily oriented to those of 
governmental offices/facilities, and those uses that support city services or the community in general.  
These uses are typically low density and of low scale with the ability to blend into, or have minimal 
impact on, all zoning districts.  A full breakdown of uses can be found in Section 2 above and in Table 
4.1.6 (Use Table) of the LDC.  The immediate surrounding area is zoned Residential Single Family (R-1), 
Multi-Family Residential Low (RML), Institutional (INST), and Commercial (C).  The area also is heavily 
developed with single family dwellings, multi-family dwellings, small scale commercial developments 
and city service facilities throughout the area. 

Analysis conducted in criteria 2 already examined compatibility with existing uses, therefore no 
additional analysis is necessary in this criteria.  In regard to compatibility with potential uses in the 
surrounding area, the area is comprised of a varied amount of zoning districts.  These districts allow a 
wide range of development types, densities and intensities and have differing site dimensional 
standards.  Where existing Institutional zoning districts are present, the requested zoning district would 
directly align with the potential uses, as the zoning districts would be the same and therefore share the 
same use allowances found in the Table 4.1.6.  Similarly, for the Commercially zoned areas, the 
allowable densities and intensities in the INST district are the same, or similar, to those permissible in 

 
2 Seven other RML zoned parcels directly the subject property, however, they abut the smaller linear portion of the property on the 
west of SE 17th AVE, which is undeveloped and, due to its limited size and depth, would most likely never be developed in any 
substantial way. 
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the C district.  This is identified in table 4.1.3.B as well as Policy 1.15 of the City’s Comprehensive plan, 
where the development permitted must meet the densities/intensities of the Commercial/Professional 
land use and both districts permit a robust 1 FAR.3  

For the residential zoning districts, the RML zoning district is the only other directly abutting zoning 
district, other than Institutional (INST), while the R-1 zoning district is separated by either a roadway or 
Canalway.  The RML zoning district is a multi-family zoning district which is identified as a transitional 
zoning district in LDC Section 4.1.2.A.2, as well as the City’s Comprehensive Plan.  While the lesser of 
the intensive multi-family zoning districts, the district still permits higher densities and intensities of 
residential development and accompanying uses, which make it suitable for a transitional district and 
direct abutment to more intensive areas.  Where direct development may occur abutting the RML 
zoning district, the subject area lot size would allow for sufficient buffer as specified in the LDC to be 
implemented, further inhibiting direct intrusion from the more intensive uses.   

Furthermore, the R-1 zoning district is low intensity permitting development primarily geared towards 
single-family residential development and accompany accessory uses.  While not ideal for adjacency to 
the more intensive uses and allowances, the physical separation of the districts from the subject area, 
accompanied by the similar site dimensional standards of the INST zoning district contained in Table 
4.1.3.B, limit potential impacts and allow for general compatibility.   

Given this, the range of uses allowed in the proposed zoning district are compatible with both the 
existing and potential uses in the area under consideration.  

4. Whether the proposed zoning district will serve a community need or broader public purpose; 

Analysis: The proposed rezoning to the Institutional (INST) district will allow for full utilization of the 
subject property for the continued use and future expansion of City services.  These services are vital 
for supplying the city with the necessary infrastructure to continue to operate and grow, and by 
allowing the full utilization of the site, these services can be modified or expanded as necessary to 
ensure the maximum amount of provision to the community.  Given this, the proposed zoning district 
will serve a community need and a general, broad, public purpose. 

5. The characteristics of the proposed rezone area are suitable for the uses permitted in the proposed zoning district;  

Analysis: The subject parcel is situated with primary frontage and access along SE 17th AVE, a paved 
local 2-lane roadway.  The parcel has additional frontage, along with limited access, along Everest 
PKWY, a paved 4-lane collector roadway.  Both roadways have direct access to Del Prado BLVD, which 
is the west of the property approximately 750.0 feet.   The parcel is subdivided into 2 pieces, one piece 
housing the main area of the site to the East of SE 17th AVE and another smaller piece, which is 
undeveloped, to the west of SE 17th AVE.  The main parcel area is generally rectangular in nature and 
contains the bulk of the area of the parcel, being approximately 553,300 SF in area. This portion of the 
parcel is heavily developed with governmental services and is primarily paved, supporting active city 
services and infrastructure.  The secondary area to the west of SE 17th AVE is linear in nature and 
comprised of a much smaller area. The secondary area is also undeveloped and contains managed 
landscaping and light vegetation.  Both areas lack any topography of substance, and the developed 

 
3 Policy 1.15 h specifies that development of governmental offices and services must be developed to this standard.  As the site is 
currently developed with governmental services and will continued to house those services and use well into the future, this 
requirement would be applicable. 
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portion of the parcel contains significant stormwater management infrastructure, supporting the 
existing developments. 

The lot within the requested zoning district is overly sized, being more than 13 acres, when taken in 
totality, and has substantial area to support existing and potential uses.  The site is also generally 
rectangular within its primary footprint and has substantial depth and width to accommodate existing 
and potential uses along with any accompanying support systems and infrastructure.  The general 
flatness and layout of the parcel of land also lend to the acceptable nature of allowable uses, as there 
does not exist excessive grade or site features which would inhibit development, or cause uses to be 
inconsistent with the characteristics of the site. Given this, the characteristics of the proposed rezoning 
area are suitable for the uses permitted in the proposed zoning district. 

 

6. Whether a zoning district other than the district requested will create fewer potential adverse impacts to the existing 
uses in the surrounding area. 

Analysis: Per table 1 of Policy 1.15, Future Land Use Element, of the City of Cape Coral Comprehensive 
Plan, all zoning districts, with the exception of Agricultural (A), are permissible within the Public Facility 
Land Use classification.  Of those permissible districts, only the proposed Institutional (INST) zoning 
district is the most appropriate given the existing nature of the developed site and the character of the 
surrounding neighborhood.  The site is already developed with existing governmental services, and 
those services are intended to be in place for the foreseeable future, providing much needed 
infrastructure to the City and surrounding area.  As identified in LDC Section 4.1.2.B.4, the Institutional 
zoning district is specifically developed to incorporate and maximize uses which align with those already 
provided, allowing for continued use and possible expansions where necessary. Additionally, as the 
intent is to combine this parcel with another to City owned parcel to the East, the land use classification 
and zoning districts must align before combination will be approved.  As that parcel is also developed 
with a governmental use, a water treatment facility, and zoned with the INST zoning district, no other 
district would be appropriate.  Given this, the proposed INST district is the zoning district that creates 
the fewest adverse impacts to the surrounding area. 

 

 

 

 

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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Comprehensive Plan Analysis: 

Staff reviewed this application for compliance with Section 3.4.6(1) 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 rezoning 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) A (E/O) R-1, RML, RMM, RE 

Multi-Family (MF) RML, RMM 

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

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) All except A 

Burnt Store Road District (BURST) BSC 

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

 

h. Public Facility: The majority of the public facilities category consists of schools, public safety buildings, 
and religious establishments.  Government offices must conform to the Commercial/Professional 
densities/intensities of use. 

Analysis: The proposed zoning district of Institutional (INST) is consistent with the proposed Public 
Facility (PF) future land use classification as, Per table 1 of Policy 1.15, all zoning districts, with the 
exception of A, are permissible within the future land use classification. Additionally, per part h of Policy 
1.15, governmental offices must meet the densities and intensities of the Commercial/Professional (CP) 
land use classification.   

The site is currently developed with a myriad of governmental offices and city services, being utilized 
as a service hub providing support for various city functions and departments.  As the site is developed 
with those offices and services specified in part h of Policy 1.15 the maximum densities and intensity 
allowances of the Commercial/Professional land use classification currently apply and were developed 
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too, such as max 1 FAR.  As such, the site meets these requirements as it was designed to the existing 
land use classification of CP, thereby meeting the subsequent requirement as they share the same 
standards for allowable maximum development.   

Provided this, the proposed rezoning to the Institutional (INST) zoning district is consistent with Policy 
1.15 of Chapter 4, Future Land Use Element.. 

 

Chapter 1, Capital Improvement Element, Policy 1.5: Public facility expansion and construction (including the 
construction of schools and public medical facilities) shall be located in such a manner as to avoid impacts on 
unique or significant natural systems. 

Analysis: The subject site is developed with existing city service uses and contains the necessary 
infrastructure to support those operations. The proposed rezone for the property to the Institutional 
zoning district category aligns the zoning with the long‑standing, established use of the site. No new 
disturbance of natural systems is required, and no additional land, particularly land that may contain 
sensitive environmental features, would be, or would need to be, converted for public facility purposes.  

Rezoning the site will allow full utilization of the property for existing and future city service functions 
while ensuring that other undeveloped or environmentally sensitive lands are not needed for these 
uses. Since the site is already built and previously impacted, the amendment avoids any new 
encroachment on unique or significant natural systems.  Therefore, the proposed rezone to the 
Institutional zoning district is consistent with Policy 1.5 of Chapter 1, Capital Improvement Element. 

 

Impact Analysis: 

Police & Fire Impacts: 

Fire: Property is currently served by Fire Station #3. The proposed rezoning is expected to be minimal and 
generate less than (15) fifteen call(s) annually. Low to Neutral impact to demands anticipated.4 
 
Police: Property is served by police patrol area Southeast, zone 1.  Anticipated impact where expansion 
of existing city services is provided is expected to generate between a 2-3% increase to recorded calls for 
service in Zone 1, Southeast and approximately 1% citywide.  Minor impact to service demands 
anticipated.5 

 

 

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  

 

 
4 Fire Impact determined through the City of Cape Coral Fire Department thru FLUM26-000004, 05/14/2026. 
5 Police Impact determined through the City of Cape Coral Police Department thru FLUM26-000004, 05/14/2026. 
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Conclusion: 

Given the analysis conducted in regard to the requested re-zoning application, the proposed re-zoning application seeking 
to change one parcel from the Commercial (C) to Institutional (INST) zoning district is consistent with the requirements 
for re-zoning from the LDC as well as the guidelines and policies of the Comprehensive Plan. The proposed re-zoning 
request would be minimally intrusive to the surrounding neighborhood, align existing site uses with the zoning district 
classification, and allow for full utilization and future expansion of City services and uses.  The proposed rezoning would 
have a positive effect on the overall health, safety and welfare of the community and a net positive impact overall on the 
City. 

Therefore, it is the recommendation of staff that the proposed re-zoning application request be Approved. 

 

 

 

 

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

Planning staff has reviewed this request in accordance with Section 3.4.6 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 rezone request. 
 

Staff Contact Information 
 

 Anthony Santora, Senior Planner 

 Department of Community Development 

 Planning Division 

 Phone: (239) 573-3125 

 Email: asantora@capecoral.gov 
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