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Case No.: RZN26-000006  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 city initiated large scale request for re-zoning 
of city owned property.   
 
The applicant has requested re-zoning from the 
current Commercial (C) zoning to a proposed 
Industrial (I) zoning for +/- 1,237,104 SF (28.40 Acres) 
and to a proposed Preservation (PV) zoning for +/- 
1,811,831 SF (41.59 Acres) of multiple city owned 
parcels for a total of +/- 3,048,935 SF or 69.99 Acres. 

MAP SOURCE: City of Cape Coral 
 

Existing Land Use Existing Zoning Proposed Zoning 
Site 

Improvements 
Size of Property (+/-) 

     

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

Commercial 
(C) 

Industrial (I) 
Preservation (PV) 

Undeveloped 
3,048,935 SF 
69.99 Acres 

 

STAFF RECOMMENDATION: Approval 
  

Conditions: None 
 

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 rezone will align the FLUM and zoning districts. 
▪ The rezone will increase the total amount of industrial and preserve space in the city. 

Negative Aspects of 
Application: 

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

Mitigating Factors: ▪ A conservation easement exists on the property as a deed easement 
▪ All properties are undeveloped, including areas of the proposed rezoning. 
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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: 
Industrial (I) 
Natural Resource / Preservation (PR) 

Commercial (C) 

Proposed: 
N/A Industrial (I) 

Preservation (PV) 
   

 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) 
Residential Single Family (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 rezoning to preserve the existing conservation area of the property and prepare the 
remainder of 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) 

 
❖ A large scale future land use amendment for these subject areas was approved by the City on 5/6/2026, ORD01-

26, and approved by the State on 6/11/2026 (ESR26-1). 
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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 
areas from Commercial (C) to Industrial (I) and Preservation (PV) for a portion of a group of parcels totaling 
approximately 3,048,935 SF or 69.99 Acres.  The proposed rezoning would align the existing land use classification, 
which was amended in 2026 through ORD01-26, and zoning, thereby allowing for future development to occur where 
permissible.  Additionally, the Industrial zoning 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 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 

 

 

Current Zoning Map 
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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 Industrial (I) and Preservation (PV) district is consistent with the 
existing Light Industrial (I) and Natural Resource / Preserve 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 surrounding the proposed rezoning contains a mix of zoning designations, including 
Single‑Family Residential and Industrial districts. Despite this range, the vicinity is only lightly 
developed. The most significant existing development consists of Light Industrial uses located 
immediately to the west, directly abutting the subject property. Residential development in the broader 
area is minimal and is situated well to the south, across Kismet Parkway E., with no residential uses 
sharing a property boundary with the proposed rezoning sites. This existing pattern of development 
provides a strong buffer and reduces the potential for land‑use conflicts. 

Per LDC Table 4.1.3.B, the two requested districts, I and PV, have varied development standards tailored 
to the specific use allotments.  The standards range from 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 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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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 existing conditions, any future development under the proposed zoning would have minimal 
impact on adjacent properties. Where development does exist, it is either industrial in nature and 
already compatible with the proposed Industrial (I) district, or it is located far enough away, particularly 
residential areas south of Kismet Parkway, that any effects would be negligible. The immediate 
adjacency of an established Industrial Park to the west further supports compatibility, as the proposed 
Industrial zoning will simply serve as a natural extension of the ongoing industrial pattern.  The 
Preservation (PV) portion of the rezoning will also be compatible with surrounding uses, as it serves to 
protect natural lands and maintain low‑intensity conditions that inherently minimize potential impacts. 
Its presence will provide a natural buffer between developed areas and further contribute to 
environmental stability in the vicinity. Furthermore, the large footprint of the subject areas coupled 
with the existing pattern of development provides a strong buffer and reduces the potential for 
land‑use conflicts where potential development may mitigate any adverse impacts through existing 
regulations. 

Given this, the full range of uses allowable within the Industrial (I) and Preservation (PV) 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 allowed within the Industrial (I) and Preservation (PV) zoning districts are 
oriented toward two distinct land‑use functions. The Industrial district supports employment‑based 
uses such as manufacturing, warehousing, fabrication, and other industrial‑sector activities that rely on 
transportation access and may generate external impacts such as truck traffic, noise, or odors. 
Conversely, the Preservation district is intended to maintain natural lands in an undeveloped state, 
allowing only limited public or institutional uses that support environmental protection, passive 



 

PLANNING DIVISION STAFF REPORT 
 

Case No.: RZN26-000006 Page 8 of 12 September 11, 2026 
 

recreation, and educational functions. A full breakdown of permitted uses for both districts is provided 
in LDC Table 4.1.6 (Use Table) and summarized in Sections 2 and 4.1.2 of the LDC. 

The surrounding area contains a mix of zoning districts, including Single‑Family Residential (R‑1) and 
Industrial (I). However, the area is only lightly developed, with the dominant development pattern 
being the established Industrial Park located immediately to the west, directly abutting the subject 
property. Residential development is located significantly farther south, across Kismet Parkway E., and 
does not share a boundary with the subject parcels.  

Analysis in Criterion 2 already addressed compatibility with existing uses; therefore, this criterion 
focuses on compatibility with potential future uses. 

Regarding potential uses, the zoning districts in the area allow varied development types and 
intensities. Where Commercial or Industrial zoning is already present, directly adjacent to the site or in 
close proximity, the proposed Industrial (I) district fully aligns with both existing and future industrial 
uses. The uses permitted in the I district, as identified in Table 4.1.6, match or complement those 
allowed in the adjacent industrial area, creating a seamless extension of the existing industrial 
footprint. 

Similarly, the Preservation (PV) district aligns with natural areas and the conservation easement already 
present on the subject property. Future uses within the PV district are inherently low‑intensity and 
environmentally protective, making them compatible with all surrounding zoning districts. The PV 
district’s stringent site dimensional standards, large setbacks and a low height limit, further limit 
potential impacts and create natural buffering that enhances compatibility with any future 
development nearby. 

For the R‑1 zoning district, the low‑intensity nature of single‑family residential development is not 
typically ideal for adjacency to industrial uses. However, in this case, the physical separation provided 
by Kismet Parkway E., along with the presence of the Preservation district as an additional buffer, 
significantly mitigates potential impacts. The passive, undeveloped character of the PV district ensures 
that future residential growth south of Kismet Parkway will not be adversely affected by development 
within the subject parcels. 

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 Industrial (I) and Preservation (PV) will align the property’s zoning 
with its established future land use classifications, ensuring consistency within the City’s adopted 
planning framework. Beyond alignment, the Industrial (I) district will expand the City’s industrial 
footprint, which is currently in short supply, thereby increasing the non-residential taxable base and 
supporting long-term economic sustainability. This expansion also facilitates the introduction of new 
jobs, goods, and services, which are components that are essential to meeting community needs and 
strengthening and sustaining local neighborhoods.  Simultaneously, the Preservation (PV) district will 
expand protected natural areas within the city, safeguarding native habitats and wildlife while 
maintaining the natural character of the environment. This preserved landscape provides ecological 
value and supports a balanced, resilient civic environment. 
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Together, the limited industrial expansion and the enhancement of preservation lands serve critical and 
complementary roles within Cape Coral. Both are necessary to maintain a robust and well-rounded 
community ecosystem.  Given this, the proposed rezoning will serve a community need and serves a 
general public purpose. 

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

Analysis: The subject area is situated with primary frontage along Kismet PKWY E, a four-lane paved 
major collector roadway.  The roadway is currently designed to accommodate substantial traffic 
volumes and provides direct connectivity to the broader transportation network.  Water, sewer and 
irrigation are not available currently at the site, however these utilities are in close proximity being 
located to the west and south of the site along and across Kismet PKWY E.  Electric utility is available 
for the subject area and is located along Kismet PKWY E.  The proposed rezone is subdivided into 2 
pieces, one piece being the Industrial (I) rezoning and the other piece being the Preservation (PV) 
rezoning.  Both areas are currently vacant, heavily vegetated and are of a large size, being over 25 acres 
in size and with non-rectilinear polygonal shaping. 

The areas within the requested zoning districts are overly sized, when taken in individual totality, and 
have substantial area to support any potential uses that may be developed.  While non-rectilinear in its 
shape the areas have substantial depth and width to accommodate potential uses along with any 
accompanying support systems and infrastructure.  The sites are also generally flat which also lends 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 districts. 

 

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 the only permissible zoning districts within the Light Industrial (I) future land use classification is 
Industrial (I) zoning district.  Similarly, per table 1 of Policy 1.15 of the Comprehensive Plan, the only 
permissible zoning district for the Natural Resource / Preservation (PRES) future land use classification 
is the Preservation (PV) zoning district. As no other zoning districts are listed within the table for the 
respective future land use classification, there are no other zoning districts which could be considered.   

Even when examining zoning options outside of Table 1.15, there is no zoning district that would 
generate fewer potential impacts than the proposed districts. The Preservation (PV) district directly 
aligns with the existing conservation easement, restricts development, and functions to maintain and 
protect the natural landscape—thereby producing the minimal possible impact.  Additionally, the 
Industrial (I) zoning district is appropriate for the portion of the property designated Light Industrial (I) 
and would serve as an extension of the adjacent Industrial Park located immediately to the west. This 
continuity in zoning reinforces compatible land uses and reduces the likelihood of adverse impacts to 
surrounding properties 

Given this, the proposed Industrial (I) and Preservation (PV) district is the zoning district that creates 
the fewest adverse impacts to the surrounding area. 
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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 

 

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. 

Analysis: The requested rezoning is for subject areas from Commercial (C) to Industrial (I) and 
Preservation (PV). Per Table 1 of Policy 1.15, the only permissible zoning district for the Light Industrial 
(I) classification is Industrial (I) zoning district, and the only permissible zoning district for the Natural 
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Resource / Preserve (PRES) classification is Preservation (PV) zoning district; making the proposed 
zoning fully consistent with the Comprehensive Plan land use classification. 

Additionally, the Industrial (I) district allows development up to a maximum FAR of 1.0, meeting the 
intensity requirements of Policy 1.15(d). The subject area is currently undeveloped and well below the 
maximum developable threshold, ensuring any future development will remain within allowable limits.  
Similarly, the Preservation (PV) district corresponds to an existing conservation easement and future 
land use classification on the city‑owned portion of the site, which prohibits development except for 
passive recreational facilities that support environmental preservation. The PV zoning district mirrors 
these restrictions by allowing only limited community uses and imposing highly protective development 
standards, ensuring any permitted activity aligns with the purpose of preserving wetland and upland 
ecosystems. 

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 Preservation (PV) zoning aligns with an existing Preservation land 
use and 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 rezoning 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 rezoning to the Preservation (PV) zoning district is 
consistent with this Objective of the Comprehensive Plan. 

 

Impact Analysis: 

Police & Fire Impacts: 

Fire: Property is currently 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.2 
 
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.3 

 

 

 
2 Fire Impact determined through the City of Cape Coral Fire Department thru FLUM25-000009, 11/06/2025. 
3 Police Impact determined through the City of Cape Coral Police Department thru FLUM25-000009, 11/06/2025. 
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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 the zoning of select subject areas from the Commercial (C) to the Industrial (I) and Preservation (PV) 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 the zoning districts with the future land use classification, and allow for preservation of natural habitat and future 
development where applicable.  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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