
























 
 
February 24th,  2026 
 
Attn:  Zachary Gogel 
 
 
RE- Letter of No Objection – Block 81, Cape Coral Unit 6, Part 1 Block 82 and Block 84 in Cape 

Coral Unit 5 And portions of Block 83 in Cape Coral Unit 5 
 
 

Dear Zachary Gogel, 
 

Thank you for contacting Comcast regarding your proposed vacation. This is to inform 
you that Comcast does have facilities within the site’s development area and Comcast has no 
objection to the vacation, providing that any of Comcast facilities that are in need of being 
relocated be paid for by the customer and Comcast is granted new easements. 

 
It is the intent and understanding of Comcast that this vacation shall not reduce our 

rights to any other existing easement or rights we have on this site or in the area. This vacation 
response is submitted WITH THE STIPULATION that If Comcast facilities are found and/or 
damaged within the area as described, the applicant will bear the cost of repairs or relocation of 
said facilities. 

 
 If you have any further questions or concerns, please do not hesitate to contact Jason 

McCoy at (239) 672-1208. 

 
Sincerely, 
 

Christopher Plank 
Construction Manager SWFL 

12600 Westlinks Dr. Suite #4 
Fort Myers, FL 33913 
574-808-8943 
Christopher_Plank@Comcast.com 
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  Community Redevelopment Agency 
  ATTN: Zachary Gogel 
  1231 Lafayette Street 
  Cape Coral, FL 33904 

No Reservations/No Objection 
 
 
 

SUBJECT: Vacation of Road Right-of-Ways and P.U. & D.E. – Atlantic Ct, Manor Ct, Triton 
Ct E; Blocks 81–84, Cape Coral Units 5 & 6, Lee County, FL 
 
 
To Whom It May Concern:  

CENTURYLINK OF FLORIDA, INC (“CenturyLink”) has reviewed the request for the subject 
vacation and has determined that it has no objections with respect to the areas proposed for 
vacation as shown and/or described on Exhibit “A”, said Exhibit “A” attached hereto and 
incorporated by this reference. 

It is the intent and understanding of CenturyLink that this Vacation shall not reduce our rights to 
any other existing easement or rights we have on this site or in the area. 

This vacation response is submitted WITH THE STIPULATION that if CenturyLink facilities are 
found and/or damaged within the vacated area as described, the Applicant will bear the cost of 
relocation and repair of said facilities. If you have any questions, please contact Lily Boehmer at 
623-703-5571, Lily.Boehmer@Lumen.com, or nre.easement@lumen.com.  

Sincerely yours, 
 
 
Lily Boehmer 
Network Infrastructure Services 
Lumen 
P869522   
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Planning Division Case Report      VAC26-000010 
 

 
Review Date:  August 4, 2026 
 
Property Owner: City of Cape Coral    
 
Applicant: City of Cape Coral    
 
Authorized Rep: City Planning Division  
    
Location: The vacation area is currently not addressed and consists of four parcels bound 

by Cape Coral Parkway to the north, Coronado Parkway to the east, Victoria Drive  
to the south, and Tarpon Court to the west.  See Attachment #1 for detailed 
information on each parcel. 

  
Request: The City requests to vacate the following: 

1. Atlantic Court right-of-way between Lots 1-29 in Block 81 and Lots 25-50 in 
Block 82 totaling 1.33 acres; 

2. Manor Court right-of-way and all underlying easements between Lots 12-24 
in Block 82 and Lots 20-32 in Block 83 totaling 0.61 acres. 

3. Triton Court East right-of-way between Lots 1-9 in Block 83 and Lots 26-32 in 
Block 84 totaling 0.44 acres.   

4. Interior platted easements in Blocks 81-84 except for the six-foot-wide 
platted easements along the rear property lines of Lots 1-25 and 34-59 in 
Block 81.   

 
Prepared By: Mike Struve, Planning Team Coordinator 
  
Approved By: Amy Yearsley, Planning Manager 
 
Street Frontage: Each City site has frontage on multiple public streets that include Cape Coral 

Parkway to the north and Victoria Drive to the south.        
 
Utilities:  Urban Service Infill Area 
 
Recommendation: Approval with conditions  
      
 
BACKGROUND  
Between October 2024 and February 2025, the City of Cape Coral acquired about 20 acres of land south 
of Cape Coral Parkway East and north of Victoria Drive through five separate purchases.  This land area 
located to the east of the Bimini Basin in the Community Redevelopment Area  (CRA)  is known as Bimini 
Basin East (Figure 1).  Following the closing of these properties, the City demolished the residential 
buildings occupying all City-owned sites.   
 
Bimini Basin East represents a major redevelopment opportunity for the City.  It is anticipated the City will 
entertain one or more proposals from the private sector for redeveloping these properties into a walkable, 
mixed-use development, consistent with the City’s vision for this area of the CRA.  
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Bimini Basin East is currently comprised of four properties ranging from 3.61 to 6.49 acres.  All sites have 
a Downtown Mixed future land use classification (FLUC) and Mixed-Use Bimini (MXB) zoning.  Most 
surrounding sites have a Downtown Mixed FLUC except for sites to the south and southeast of the project 
area that have a Multi-Family FLUC.  Zoning districts represented on sites adjacent to the project area 
include the MXB District (to the north, south, and west), South Cape (SC) District (to the northeast), and 
the Residential Multi-Family Low District (to the southeast).   
 
Figure 1.  Aerial map showing the Bimini Basin East project area outlined in red.   

 
 
DESCRIPTION OF THE RIGHTS-OF-WAY REQUESTED TO BE VACATED 
Atlantic Court, Manor Court, and Triton Court East are all local streets that are oriented north to south, 
connecting Cape Coral Parkway East with Victoria Drive.  Each street has a 50-foot-wide right-of-way and 
each street lacks curb, gutter, and sidewalks.  These streets do not comply with the current design for new 
local streets found in the Engineering and Design Standards (EDS) as the standard cross-section design 
requires a minimum right-of-way width of 60 feet, with an “F” curb, an eight-foot-wide grass strip, and a 
five-foot-wide sidewalk.     
 
PURPOSE OF THE VACATION 
The City requests vacating street rights-of-way that include all of Atlantic Court along with portions of 
Manor Court and Triton Court East (Figure 2).  The collective area of these rights-of-way vacations is about 



August 4, 2026 
VAC26-000010 

Page 3 
 

 
 

2.38 acres.  The City also requests vacating easements underlying the vacated right-of-way of Manor Court 
between Lots 12-24 in Block 82 and between Lots 20-32 in Block 83.  Lastly, the City will vacate all interior 
platted easements on City-owned sites in Blocks 81-84 except for the six-foot-wide platted easements 
along the rear property lines of Lots 1-25 and 34-59 in Block 81.  A six-foot-wide public utility and drainage 
easement will be retained around the perimeter of the consolidated City site following the vacation.   
 
These vacations are sought to improve the redevelopment potential of the Bimini Basin East project area 
by accomplishing the following: 

1. Eliminating street rights-of-way to assemble four existing sites owned by the City into one 
consolidated property. 

2. Increasing the project area by over two acres by vacating unnecessary public rights-of-way. 
3. Eliminating easements that are no longer needed and represent an encumbrance to redeveloping 

the site.   
 
Figure 2.  Street rights-of-way associated with Triton Court East, Manor Court, and Atlantic Court that 
will be vacated are shaded in green.   
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FUTURE LAND USE AND ZONING HISTORY   
The FLUC of Block 81, Lots 1-27, was amended from Multi-Family to Downtown Mixed by Ordinance      
109-05.  The zoning of Lots 1-27 was amended from Multi-Family Residential (R-3) to Downtown Gateway 
(DG) by Ordinance 18-07, to SC by Ordinance 18-12, and to MXB by Ordinance 4-19.   
 
The FLUC of Block 81, Lots 28-29, was amended from Commercial/Professional to Downtown Mixed by 
Ordinance 109-05.  The zoning of Lots 28-29 was amended from R-3 to Professional Office (P-1) by 
Ordinance 99-88, to DG by Ordinance 18-07, to SC by Ordinance 18-12, and to MXB by Ordinance 4-19.   
 
The FLUC of Block 81, Lots 30-35, was amended from Commercial/Professional to Downtown Mixed by 
Ordinance 109-05.  The zoning of Lots 30-35 was amended from Pedestrian Commercial (C-1) to DG by 
Ordinance 18-07, to SC by Ordinance 18-12, and to MXB by Ordinance 4-19.   
 
The FLUC of Block 81, Lots 36-41, was amended from Commercial/Professional to Downtown Mixed by 
Ordinance 109-05.  The zoning of Lots 36-41 was amended from R-3 to P-1 by Ordinance 2-87, to DG by 
Ordinance 18-07, to SC by Ordinance 18-12, and to MXB by Ordinance 4-19.   
 
The FLUC of Block 81, Lots 42-46, was amended from Commercial/Professional to Downtown Mixed by 
Ordinance 109-05.  The zoning of Lots 42-46 was amended from R-3 to P-1 by Ordinance 61-90, to DG by 
Ordinance 18-07, to SC by Ordinance 18-12, and to MXB by Ordinance 4-19.   
 
The FLUC of Block 81, Lots  47-59, was amended from Multi-Family to Downtown Mixed by Ordinance 
109-05.   The zoning of Lots 47-59 was amended from R-3 to DG by Ordinance 18-07, to SC by Ordinance 
18-12, and to MXB by Ordinance 4-19.  
  
The FLUC of Block 82, Lots 1-50, was amended from Multi-Family to Downtown Mixed by Ordinance      
109-05.  The zoning of Lots 1-50 was amended from R-3 to DG by Ordinance 18-07, to SC by Ordinance 
18-12, and to MXB by Ordinance 4-19.  
 
The FLUC of Block 83, Lots 1-40, was amended from Multi-Family to Downtown Mixed by Ordinance      
109-05.  The zoning of Lots 1-40 was amended from R-3 to DG by Ordinance 18-07, to SC by Ordinance 
18-12, and to MXB by Ordinance 4-19.  
 
The FLUC of Block 84, Lots 1-32, was amended from Multi-Family to Downtown Mixed by Ordinance      
109-05.  The zoning of Lots 1-32 was amended from R-3 to DG by Ordinance 18-07, to SC by Ordinance 
18-12, and to MXB by Ordinance 4-19.  
 
MINIMUM STANDARDS 
The City is eligible to file the requested vacations as this application provides the following: 
• Proof of color of title or ownership of land abutting the rights-of-way requested to be vacated.  
• Letters of no objection provided by Comcast, Lee County Electric Cooperative (LCEC), and Lumen.   
• A survey sketch and legal description showing the street rights-of-way and easements that will be 

vacated. 
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ANALYSIS 
Staff analyzed this request with the Land Development Code (LDC), Section 3.4.5, “Vacation of Plats, 
Easements, and Rights-of-Way.”  The Comprehensive Plan and the 2024 South Cape Downtown 
Community Redevelopment Plan were also reviewed for policies on vacations.   
 

1. Whether the plat, easements, or rights-of-way are required by the City for any future 
transportation, access, water management, or public utility purposes.   
 
Staff analysis and recommended findings:  The City proposes vacating Atlantic Court right-of-
way in its entirety, along with parts of Manor Court and Triton Court East.  As the City owns 
properties on the east and west sides of  Atlantic Court for the entire length of this street, this 
right-of-way is not needed to provide access as the site has frontage along Cape Coral Parkway 
East, Coronado Parkway, and Victoria Drive.  Motorists in the future wishing to travel in a 
north/south direction between Cape Coral Parkway and Victoria Drive can utilize Coronado 
Parkway as an alternative route located about 250 feet east of Atlantic Court.   
 
The northern part of Manor Court and the southern part of Triton Court East will be vacated.  
Segments of these rights-of-way along both streets will remain for providing access to four sites 
not owned by the City (4828 Manor Court, and 4803, 4807, and 4815 Triton Court East).  Turn-
around areas at the terminus of each street will be provided to allow fire and emergency 
management vehicles to safely enter, turn around, and exit these two dead-end streets.    
 

All easements underlying both Atlantic Court and Triton Court East rights-of-way will be retained 
by the City.  These easements are necessary to provide utility services to privately held sites in 
Blocks 81 and 83. 
 
Easements underlying the Manor Court right-of-way between Lots 12-24 in Block 82 and Lots 20-
32 in Block 83 will be vacated.  However, underlying easements within the Manor Court right-of-
way south of this area will be retained by the City to provide service to a duplex on Lots 33-34 in 
Block 83.       
 
Most interior platted easements in Blocks 81-84 will be vacated as these easements are no longer 
necessary and only serve as a potential obstacle for redeveloping the site.  One exception is 
platted easements located along the rear property lines of Lots 1-25 and 34-59 in Block 81 that 
will be retained by the City to protect existing overhead powerlines that provide service to 
development at the north end of Block 81 at 4804 Coronado Parkway.  The City will also retain a 
six-foot-wide perimeter easement around the consolidated site following the vacation that will 
provide areas for future utility installation and maintenance.   
 

2. Whether any required easements are necessary to accommodate the vacation of any plat, 
easement, or right-of-way.   
 

Staff analysis and recommended findings:  New easements are not needed.  However, the City 
will retain all easements underlying the Atlantic Court and Triton Court East rights-of-way.  The 
City will also retain easements underlying the Manor Court right-of-way between Lots 1-11 in 
Block 82 and Lots 33-40 in Block 83.   In addition, platted easements along the rear property lines 
of Lots 1-25 and 34-59 in Block 81 will be retained by the City.  Lastly,  the City will also retain a 
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six-foot-wide perimeter easement around the consolidated site that will remain following the 
right-of-way vacations.   
 

3. If alternate routes are required or available that do not cause adverse impacts to surrounding 
areas.  
 
Staff analysis and recommended findings:  Alternative routes are not needed as all property 
owners in Blocks 81-84 will continue to have frontage along at least one public street, thus 
guaranteeing these owners access to their sites.  All three subject streets that will be vacated, 
in whole or in part, currently provide a connection between Cape Coral Parkway and Victoria 
Drive.  Following these vacations, however, local traffic patterns should not be adversely 
affected because two other streets in this area, Tarpon Court and Coronado Parkway, will 
continue to provide a direct connection between Cape Coral Parkway and Victoria Drive.  These 
two streets are at the west and east ends of the Bimini Basin East project area and are within 
1,200 feet of one another.  As these two streets will remain in use, no alternate routes are 
required.       

 
4. If the closure of a right-of-way negatively affects areas utilized for vehicles to turn around and exit 

an area.   
 
Staff analysis and recommended findings:  Atlantic Court will be vacated in its entirety, and 
therefore, no turn-around improvement is required.  The south end of Triton Court East and the 
north end Manor Court will also be vacated.  To prevent each of these two streets from abruptly 
terminating without an opportunity for vehicles to turn around once reaching the end of each 
street, a hammerhead or turn-around improvement will be constructed at the end of each 
street.   

 
5. Whether local utility providers have given consent to the vacation of the plat, easements, or 

rights-of-way. The local utility providers may require additional easements or relocation of 
existing utilities facilities to complete the vacation.   
 
Staff analysis and recommended findings:  Comcast, LCEC, and Lumen have provided letters 
approving the vacation requests with conditions.  Comcast and LCEC have facilities within the 
proposed vacation area that will require relocating the facilities at the developer’s expense or 
continuing to protect these facilities with easements.  All three providers require the developer 
to bear the cost of repairs to any damaged utility infrastructure and, if needed, to relocate 
existing facilities to new easements.   
 

 
 
 

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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CONSISTENCY WITH THE COMPREHENSIVE PLAN 
 
Future Land Use Element 
 
Table 1, Policy 1.15.  Identification of Zoning Districts Consistent with  
Various Future Land Use Classifications.   
 

Future Land Use Consistent Zoning Districts 
Single-Family (SF) R-1, RE 
Single-Family and Multi-Family (SM) R-1, RML, RMM, RE, A 
Multi-Family  RML, RMM 
Low Density Residential (LDR) RE, A 
Commercial/Professional  C, P 
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 
Light Industrial (I) I 
Natural Resources/Preservation (PRES) PV 
Public Facilities (PF) All 
Parks and Recreation (PK) ALL except MX7 and MXB 
Open Space (OS) PV 

 
Staff analysis and recommended finding:  Table 1. above shows the Mixed-Use Bimini (MXB) Zoning of 
the sites adjacent to the rights-of-way that will be vacated is consistent with the Downtown Mixed FLUC 
of these properties.  The vacation request is consistent with this policy.  
 
Policy 3.6. 
The City may consider the vacation of rights-of-way to facilitate land assembly and the development of a 
unified, contiguous commercial project. 
 
Staff analysis and recommended finding:  The vacation will allow four separate sites owned by the City 
to be combined into a single, unified site.  The collective area of these four sites is 19.18 acres, and when 
combined with the street right-of-way vacations that will account for another 2.38 acres, will yield a 
single site that is 21.56 acres.  Following the vacation the site will have 600 feet of uninterrupted 
frontage along Cape Coral Parkway, a major arterial street, and a maximum depth of about 1,200 feet.  
These vacations will eliminate rights-of-way and easements that are no longer necessary, but only serve 
as encumbrances, thus improving the redevelopment potential of the property and providing greater 
flexibility in project design.  The vacation request is consistent with this policy.  
 
Policy 17.1. 
In reviewing requests for vacation of streets within the downtown area, the City of Cape Coral shall 
consider the following:  
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Whether the loss of the street will adversely impact current or future bicycle/pedestrian mobility; 
 
Staff analysis and recommended finding:  The vacated street rights-of-way will not adversely 
impact current or future bicycle/pedestrian mobility.  The existing streets lack bicycle lanes and 
sidewalks. 

 
 Whether the loss of  the street will prevent access to adjacent land uses or transit stops; and,  

 
Staff analysis and recommended finding:  As the majority of the project area is owned by the 
City, the loss of street rights-of-way due to the vacation will not prevent access to adjacent land 
uses.  Four parcels that remain in private ownership will continue to have right-of-way access.  
The nearest transit stop is at 820 SE 47th Terrace, about 500 feet to the northeast, and will be 
unaffected by the requested vacation. 

 
Whether the loss of the street is necessary for the construction of high-density, mixed-use projects 
containing both residential and non-residential uses or projects that permit residential and non-
residential uses to be constructed in close proximity to each  other.      

 
Staff analysis and recommended finding:  The City’s vision for the Bimini Basin East area is to 
partner with the private sector to create a pedestrian-friendly, mixed-use development on the 
site.  In view of the City’s assembly of properties in the project area, the elimination of several 
streets will improve the cohesiveness of the site and increase the project area and amount of 
street frontage along Cape Coral Parkway.  The site has adequate area following the vacation 
to support a quality horizontal or vertically  mixed-use development that includes potential 
amenities like a parking garage, pedestrian paths, and public space.  The site is within 
convenient walking distance of Four Freedoms Park and the Bimini Basin.     

      
CONSISTENCY WITH THE 2024 SOUTH CAPE DOWNTOWN COMMUNITY REDEVELOPMENT PLAN 
 
Policy 3.2.1. 
Assemble property as necessary where conditions of title, diverse ownership, lot layouts or other conditions 
prevent proper development in strategic areas where the City’s redevelopment efforts can be successfully 
and effectively leveraged.   
 
Staff analysis and recommended finding:  Approval of the right-of-way vacations will allow four sites 
currently separated by public streets to be assembled into a single, consolidated site.  The vacation will 
increase the area of the site and will eliminate street rights-of-way and easements that are an 
impediment to redeveloping this 22-acre area.  The vacations will contribute to a cohesive area that can 
support a quality mixed-use development.  
 
RECOMMENDATION 
 
The proposed vacations are consistent with the five standards appearing in LDC, Section 3.4.5. for 
evaluating vacation requests and are consistent with those applicable policies appearing in the 
Comprehensive Plan and the 2024 South Cape Downtown Community Redevelopment Plan.  Staff 
recommend approval of all vacation requests with the following conditions.   
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Conditions of Approval 
 

1. The vacation of the Atlantic Court right-of-way between Lots 1-29, in Block 81, Unit 6, Part 1 and 
Lots 25-50, Block 82, Unit 5, all in Cape Coral Subdivision, shall be consistent with that shown in 
the sketch and accompanying legal description prepared by the Public Works Department of the 
City of Cape Coral identified as Exhibit “A.” 
 

2. The vacation of the Manor Court right-of-way and all underlying easements between Lots 12-24, 
Block 82, Unit 5, and Lots 20-32, Block 83, Unit 5, all in Cape Coral Subdivision, shall be consistent 
with that shown in the sketch and accompanying legal description prepared by the Public Works 
Department of the City of Cape Coral identified as Exhibit “B.” 
 

3. The vacation of the Triton Court East right-of-way between Lots 1-9, Block 83, Unit 5, and Lots 26-
32, Block 84, Unit 5, all in Cape Coral Subdivision, shall be consistent with that shown in the sketch 
and accompanying legal description prepared by the Public Works Department of the City of Cape 
Coral identified as Exhibit “C.” 
 

4. The City shall retain interior platted easements along the rear property lines of Lots 1-25 and Lots 
34-59, Block 81, Unit 6, Part 1, Cape Coral Subdivision, as shown in the sketch and accompanying 
legal description prepared by the Public Works Department of the City of Cape Coral identified as 
Exhibit “D.” 
 

5. Following the approval of the vacations, the City shall retain a six-foot-wide perimeter easement 
around the perimeter of the consolidated parcel as shown in the sketch and accompanying legal 
description prepared by the Public Works Department of the City of Cape Coral identified as in 
Exhibit “E.” 
 

6. Prior to the developer removing any pavement associated with the vacated right-of-way of Manor 
Court or Triton Court East, the developer shall provide a hammerhead, cul-de-sac, or similar 
turnaround improvement to allow a fire truck with a length of 48 feet, 4 inches to safety turn 
around upon reaching the end of these streets.  Alternatively, this improvement shall not be 
required to be constructed for either street should the developer first eliminate the remaining 
street segment of Manor Court or Triton Court East through the vacation or replatting process.    
 

7. Prior to the developer removing any pavement associated with the vacated right-of-way of Manor 
Court, the existing fire hydrant located near Lot 30 in Block 83 on the west side of Manor Court 
shall be relocated by the developer to a site further south along Manor Court to provide service 
to an existing duplex on Lots 33-34.  Alternatively, this relocation shall not be required in the event 
the developer first eliminates the remaining unvacated street segment of Manor Court through 
the vacation or replatting process. 
 

8. At the developer’s expense, any City, Comcast, LCEC, or Lumen utilities found within the vacation 
area shall be relocated to a new easement to the respective utility provider’s satisfaction.  In the 
event any utilities are damaged during construction activities, the developers shall bear the cost 
of relocating the facilities to a new easement and repairing said facilities.  
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9. Following adoption, the City shall record this resolution with the Office of the Lee County Clerk of 
Court.  

 
 
Staff Contact Information 
Mike Struve, AICP, LEED Green Associate, Planning Team Coordinator 
PH:  239-242-3255 
Email:  mstruve@capecoral.gov 
   

mailto:mstruve@capecoral.gov


Attachment #1.  Information on City-owned sites in the Bimini East area  
        

STRAP ZONING FLU SITE ADDRESS OWNER NAME IMPROVED LEGAL 
AREA 

(acres) 
13-45-23-C2-00084.0010 MXB DM Access undetermined City of Cape Coral  N Cape Coral Unit 5, Block 84, Lots 1-32, PB 11, PG 81  3.94 
13-45-23-C2-00083.0010 MXB DM Access undetermined City of Cape Coral  N Cape Coral Unit 5, Block 83, Lots 1-9, 20-32, 35-40 PB 11, PG 80  3.61 
13-45-23-C2-00082.0020 MXB DM Access undetermined City of Cape Coral  N Cape Coral Unit 5, Block 82, Lots 1-50 PB 11, PG 81 6.06 
13-45-23-C2-01081.0020 MXB DM Access undetermined City of Cape Coral  N Cape Coral Unit 6, Part 1, Block 81, Lots 1-29, 34-59 PB 11, PG 46 6.49 
TOTAL       20.10 
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This map is not a survey and should not be used in place of a
survey. While every effort is made to accurately depict

the mapped area, errors and omissions may occur.
Therefore, the City of Cape Coral cannot be held liable for incidents

 that may result due to the improper use of the information
presented on this map.  This map is not intended

 for construction, navigation, or engineering calculations.
Please contact the Department of Development Services with

 any questions regarding this map product.
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