FUTURE LAND USE ELEMENT

GOAIL: TO PROTECT THE PUBLIC INVESTMENT BY ENCOURAGING THE
EFFICIENT USE OF COMMUNITY INFRASTRUCTURE AND NATURAL
RESOURCES; ASSURE THE ORDERLY, EFFICIENT GROWTH OF THE CITY BY
ENCOURAGING DEVELOPMENT IN THOSE AREAS WHICH ARE BEST SERVED
BY INFRASTRUCTURE AND COMMUNITY SERVICES; PROMOTE NEW LAND
USES WHICH CREATE THE LEAST POSSIBLE DISRUPTION TO EXISTING USES;
CREATE A STRATEGY WHICH ANTICIPATES FUTURE COMMUNITY NEEDS BY
ACQUIRING AND ASSEMBLING PLATTED LANDS; AND PROTECT THE RIGHTS
OF INDIVIDUAL PROPERTY OWNERSHIP, CONSISTENT WITH PUBLIC NEEDS.

OBJECTIVE 1: Managing Future Growth and Development: The City of Cape Coral will
manage future growth and land development by adopting, implementing, and enforcing new
regulatory vehicles. All land development regulations called for in this Plan shall be adopted
and implemented in accordance with the provisions of S. 163.3202, Florida Statutes. The
short-term planning timeframe shall be established as up to the year 2028, while the long-
term planning horizon shall be the year 2050.

Policy 1.1: The City will consider the impacts of climate change and sea level rise when
determining the appropriate future land use map classification for property within the City
of Cape Coral.

Policy 1.2: The City will regulate the use of land and water to protect State-owned
preservation lands, the City's system of fresh and salt-water canals, and the outlying
waters of the Caloosahatchee River and Charlotte Harbor.

Policy 1.3: The City will adopt measures to regulate areas subject to seasonal and periodic
flooding and will provide for drainage and stormwater management.

Policy 1.4: The City will continue to protect potable water wellfields through the placement
of the wellheads in a manner which uses street rights-of-way as buffers. The wellheads will
continue to be protected from physical damage by using construction techniques appropriate
for their location, such as locating future wellheads adjacent to street rights-of-way.
However, due to population densities, it may be necessary to place wellheads in the
median in isolated circumstances. Buffering for such locations will be evaluated on an
individual site basis to prevent contamination via the wellhead itself.

Policy 1.5: The City will continue to regulate signage to prevent visual blight.

Policy 1.6: The City will continue to promote healthy communities and a diverse housing
stock so that all persons may have an opportunity to reside in this community. To accomplish
this goal, the City supports efforts to balance single-family and multi-family residential stock.

Policy 1.7: The City has identified a shortfall of multi-family residential housing stock in
the community. To provide better guidance in identifying properties which are appropriate
for multi-family residential development, to reduce this shortfall, locational guidelines have
been developed. The following locational guidelines are as follows:



1.) Proximity to major roadways.

To prevent the establishment of multi-family residential development far in the middle
of predominantly single-family neighborhoods, an appropriate location for multi-family
residential development is adjacent to or within ¥4 mile of major roadways such as
arterial and collector roadways, as identified by Figure 7 City Roadway Classifications.

2.) Proximity to non-residential land uses.

An important consideration for siting multi-family residential development is the need
for multi-family residential uses to be in proximity to major employment centers.
Providing housing near commercial uses can result in shorter trips, lessened traffic
generation by workers, and providing multiple transportation mode options (walking,
bicycling, automobile, bus) for employees.

An appropriate location for multi-family residential development is adjacent to or within
% mile of non-residential land uses such as the Commercial/Professional, Light
Industrial, Mixed Use, Downtown Mixed, Pine Island Road District, or Commercial
Activity Center future land use classifications.

3.) Transitioning from commercial uses to less intense uses.

Multi-family residential uses have traditionally provided a role in buffering single-family
uses or neighborhoods from nearby commercial development. Multi-family residential
development is often self-contained with parking lots which provide a physical barrier
visually separating commercial uses, particularly the lighting and loading areas, from
single-family residential uses, which is a benefit to the community.

Therefore, an appropriate location for multi-family residential development is physically
between single-family development and non-residential land uses such as the
Commercial/Professional, Light Industrial, Mixed Use, Downtown Mixed, Pine Island
Road District, or Commercial Activity Center future land use classifications.

4.) Assemblage opportunities and adjacency to existing multi-family residential.

Single, isolated pre-platted parcels provide little opportunity for larger-scale multi-
family residential development, and contribute to the same ills that strip center
commercial developments offer; a proliferation of driveways onto major roadways.

Therefore, an appropriate location for multi-family residential development is a collection
of properties of 3-acres or greater which provide multi-family assemblage opportunities, or
for properties which alone are 3-acres or greater in size. Furthermore, consideration will be



given to logical extensions from existing multi-family residential designated properties.

Policy 1.8: The City will maintain regulations ensuring safe and convenient on-site traffic
flow and vehicle parking needs for all developed lands.

Policy 1.9: The City will issue no development orders or construction permits, which result
in a reduction in the level of service for any affected public facility below the level of service
standard adopted in this comprehensive plan.

Policy 1.10: The City will periodically develop a buildout analysis to assist long-range
planning activities. This analysis shall be conducted no less than once per five years and
will be available to the public on the City website.

Policy 1.11: The City will continue to conduct studies to ascertain the feasibility of
implementing alternative mechanisms to aid and encourage the de-platting of platted lands,
and to encourage the acquisition and assembly of land for public uses.

Policy 1.12: The City will continue to conduct commercial land needs studies to identify
potential areas of the City, which could accommodate commercially designated land, and
then amend the Future Land Use Map, consistent with the studies, findings,
recommendations, and other provisions of the Comprehensive Plan.

Policy 1.13: In establishing commercial siting guidelines, it is the intent of the City of
Cape Coral to discourage new “strip commercial” development.  Strip commercial
development, for the purpose of this policy, is often, but not always, linear in orientation,
typically generates high volumes of traffic that is often associated with separate vehicular
entrances and exits for each property on the primary street, may have poor or undefined
pedestrian path systems that create conflicts between pedestrian and vehicular
movements, and generally lacks sufficient onsite space to accommodate normal parking and
loading activities. In discouraging new strip commercial development, the City shall also
seek to limit or reduce traffic conflict points along arterial and collector roadways, to
promote pedestrian-friendly development, and to create synergistic, compact patterns of
commercial development.

To achieve this intent, the City will utilize commercial siting guidelines as a basis for
considering the appropriateness of placing the Commercial/Professional Mixed Use,
Commercial Activity Center future land use classifications at wvarious locations.
“Commercial siting guidelines,” in the sense used herein, refers to guidelines for evaluating
potential locations for non-residential (except industrial) development within the above-
referenced future land use classifications. The City will also complement its consideration
of potential commercial lands; by utilizing the policies contained in Future Land Use
Objectives 2 and 3 and Policies 1.12 and 1.14 of this comprehensive plan. Finally, the
City of Cape Coral’s commercial siting guidelines shall be based on the ideal concept of a
commercial node.

Commercial nodes may be defined as a compact concentration of commercial land within a
relatively small area.  Ideally, such nodes are located around or in the vicinity of
intersections of major city roadways (typically, 4 or more lane divided parkways and
boulevards). The City recognizes that commercial areas may periodically develop distant



from a major intersection, as some intersections may have insufficient undeveloped property
in the vicinity of the intersection to allow for development of larger commercial centers.
Such outlying commercial development can be useful in providing neighborhood
commercial centers, professional buildings or office parks to serve a variety of local needs.

Preferably, however, commercial nodes should begin as a concentration of commercial
properties adjacent to a major intersection. Once the node is established, it is difficult to
define how far from the intersection subsequent commercial expansion should reach. It is
also difficult to define the types of future land uses that should exist between nodes. The
application of hard and fast rules is not appropriate as each area of the City is unique and
has specific conditions and limitations that must be addressed.

The ideal commercial node development pattern thus would consist of commercial land
located at the intersection of arterial and/or collector streets in a relatively compact manner.
For purposes of this policy, “compact,” relates to the form and interrelatedness of the
commercial land uses within the commercial node. The commercial node should not only
extend along the roadway but should also incorporate property to the rear of the road
frontage. Such a pattern is referred to as “depth.” The ideal pattern can be characterized
by a 1:1 ratio of width to depth of the parcels (e.g., 100 feet of width per 100 feet of depth).
Thus, the shape of the node can increase or decrease the potential for interrelatedness of
uses. Increased depth also enables the development to accommodate adequate parking,
buffering, retention, and open area for commercial development. Ideal commercial nodes
provide limited access to the arterial roadway while providing interconnections between the
various commercial uses within the node.

Policy 1.14: The City of Cape Coral’s commercial siting guidelines are based upon
comparison of the locational characteristics of a property proposed for conversion to a
commercial future land use classification with the ideal commercial node concept, as
described in Policy 1.13, above. The guidelines are also based upon the need to maintain
compatibility between commercial development and adjacent or nearby residential future
land use classifications. Additional guidance for consideration of such properties is
contained in Future Land Use Objectives 2 and 3 and Policy 1.12 of this comprehensive
plan.  Within this broad, general context, consideration of properties proposed for
conversion to a commercial future land use shall be based upon the following commercial
siting guidelines:

Commercial Siting Guidelines
Major Intersection

Preferred locations for commercial properties are in the vicinity of major intersections
(i.e., intersections of two or more arterial and/or collector roadways). Development of a
commercial node at such an intersection may involve multiple parcels and, sometimes,
multiple quadrants of the intersection. The benefits derived by having commercial
properties located in the vicinity of the intersection diminish with distance, but the distance
at which a property ceases to derive benefit from proximity to the intersection varies, based
upon whether the subject property would represent a new, separate commercial property
or an expansion of an existing commercial area. New commercial properties should



preferably be located adjacent to the intersection, while commercial properties that clearly
represent an expansion of an existing commercial area can be any distance from the
intersection, provided that such properties are integrated with existing properties.

Adequate Depth

Ideally, a commercial property should extend not only along the adjacent collector or arterial
roadway, but also should extend inward with adequate depth to accommodate the necessary
parking, buffering, retention, and open area for the future commercial development. In Cape
Coral, most City blocks are rows of back-to-back lots approximately 250 feet deep.
Therefore, adequate depth is achieved if any number of contiguous properties, occupy the
entire 250 feet of depth.

Compactness

Compactness measures the ability of a property proposed for a commercial future land
use to take advantage of economies of scale. The shape of an ideal compact commercial
property approaches that of a square or rectangle. This quality allows for an orderly
arrangement of development on the subject property and acts to reduce adverse visual,
noise or aesthetic impacts to neighboring properties.

Integration

Integration, for the purposes of these guidelines, refers to the interrelatedness of
development within a commercial node or area. The presence of features, such as
internal access roads, shared parking, courtyards, walkways, or other features, binds the
various commercial properties within the node together. This pattern of development
reduces the traffic impacts associated with commercial development and often promotes a
pedestrian-friendly environment. Integration of neighboring commercial properties should
always be encouraged. Therefore, properties proposed for conversion to a commercial future
land use should be evaluated for the likelihood that such properties would or could be
integrated with adjacent existing commercial properties.

Assembly

For commercial areas to provide the most benefit to the surrounding community, they must
be of relatively large size. The majority of buildable lots within the City of Cape Coral are
approximately 10,000 square feet (0.23 acre) in size. These lots were designed primarily for
single- family residential development and do not typically have adequate width or depth
for larger commercial developments that might serve the City as shopping or employment
centers.  Therefore, it is important for the City to encourage commercial applicants to
assemble relatively large parcels (properties comprising 3 acres or more). Assembly of pre-
platted parcels into tracts of 3 acres or more will promote the development of commercial
properties that do not express the indicators of strip commercial development.  Assembly
of larger parcels also allows the developer to provide a greater variety of commercial land
uses, and to provide architectural and landscape features that result in a more attractive end-
product.



Properties proposed for conversion to a commercial future land use, where such properties
would represent an expansion of an existing commercial area may be considered
“assembled,” for the purposes of these guidelines if the proposed expansion properties are
either owned by the landowner of one or more adjacent commercial properties, or if the
expansion property is likely to be integrated with (see above) adjacent commercial
properties.

Intrusion

“Intrusion,” as defined for the purpose of these guidelines, is a measure of the objectionable
qualities of the proposed commercial development. This guideline applies primarily to new
commercial property (a property proposed for conversion to a commercial future land use
in an area where it would not abut existing commercial properties). Intrusion evaluates the
potential adverse impacts on surrounding properties that could be caused by converting
a property from its existing future land use to a commercial use. There are no hard and
fast guidelines for determining when a proposed commercial use would be intrusive to
surrounding development. However, expansions of existing commercial areas are generally
considered less intrusive than the establishment of new commercial areas. Commercial
areas may be considered less intrusive to adjacent multi-family development than to adjacent
single-family development. Commercial development that is separated from a residential
area by a street, canal, a vegetative buffer, or other geographic features, may be considered
less intrusive than commercial development that directly abuts a residential area. The degree
of compactness (see above) of a commercial property can also reduce or increase its intrusion
upon adjacent or nearby properties.

Typically, new commercial properties (properties proposed for conversion to a commercial
future land use classification, which do not abut existing commercial properties) are less
likely to be considered intrusive if the surrounding or adjacent residential areas are sparsely
developed. While intrusion is subjective and depends on many factors, a rule of thumb
is that the proposed commercial property would not likely be intrusive if adjacent residential
areas are 25% or less developed. The area analyzed to determine the percentage of adjacent
residential development may vary from 300 feet to 1,000 feet from the subject property,
depending upon the degree to which streets, canals, landscaping or other geographic features
separate the subject property from nearby residential areas.

Access

In the City of Cape Coral there are two ideal access provisions for a commercial property. If
a subject property would meet the requirements for one or more of these provisions, the
creation of a commercial future land use at the proposed location should be encouraged.
These provisions are as follows:

a) Access via a platted City parking area. The City of Cape Coral contains a number of
dedicated commercial parking areas; some created by plat, and some deeded to the
City by landowners. The Comprehensive Plan and City Land Development Code
refer to these as “dedicated City parking areas.” These parking areas are often
surrounded by smaller platted lots originally intended for commercial development
with access to these lots only, or primarily, from the dedicated City parking area. In



implementing this provision, it may sometimes be in the City’s interest to promote
conversion of a dedicated City parking area to a fully functional commercial
development (i.e., a portion of the dedicated parking area would become a
commercial building site) in return for the applicant’s agreement to own and manage
the site.

b) Direct access onto an arterial or collector roadway having an adopted City access
management plan. The City has adopted access management plans for certain arterial
and collector roadways. Access management plans serve to facilitate mobility of the
traveling public; therefore, such roadways more readily accommodate the impacts of
commercial development than roadways without such access management plans.

Ownership Pattern

An ideal commercial node is a cohesive, compact, interrelated network of commercial
properties. Properties proposed for conversion to a commercial future land use, which
properties consist of multiple parcels, or groups of parcels, under multiple ownership are
unlikely to develop as a true “commercial node.” Instead, these properties are more
likely to develop as separate, small commercial developments with multiple access points,
leading to adverse, unsafe traffic conditions. Each small development may also have its
own stormwater management pond, dumpster, and an appearance and/or landscaping design
that is inconsistent with surrounding development. This pattern is a characteristic of strip
commercial development. Therefore, the City of Cape Coral encourages land owners and
developers to assemble the properties involved in a commercial future land use request
under common ownership. Multiple, small properties under separate ownership, even if such
properties are included in a single future land use amendment request, may not be appropriate
for the full array of commercial uses.

APPLICATION OF GUIDELINES:
Dual purpose

The dual purpose of the above guidelines is to direct commercial development to appropriate
locations (commercial nodes) and to prevent the propagation of new strip commercial
centers. The development of new strip commercial centers and the expansion of existing
strip commercial centers should be discouraged.

Comparison to Ideal Commercial Node

In utilizing the above guidelines to evaluate a proposed commercial property, the City is, in
effect, comparing each proposed commercial future land use location to the concept of an
ideal “commercial node.” While one of the above guidelines may sometimes be the primary
factor in evaluating a potential commercial location, it is in most instances the combination
of various factors that is important. It is the evaluation of this combination of factors, in
order to develop an overall assessment of the subject property, which will enable Staff, the
Planning and Zoning Commission and the City Council to determine whether or not the
siting of a proposed commercial future land use on the subject property is consistent with
the intent of the City’s Comprehensive Plan.



In context with the remainder of the Comprehensive Plan

It is also important to note that consideration of the commercial siting guidelines is in
addition to all other analyses required by Florida Statutes and the Florida Administrative
Code for future land use map amendments. In addition to evaluating a property’s consistency
with the above guidelines, the City will continue to provide, or request applicants to provide,
environmental and protected species analysis, transportation impact analysis and public
facility capacity (concurrency) review for all future land use map amendments.

The commercial siting guidelines should be considered in light of all other factors typically
evaluated within a future land use amendment request. Thus, a request, which results in an
unfavorable evaluation of the commercial siting guidelines, may receive a favorable
recommendation from staff, based upon other factors not considered by the guidelines.
Likewise, staff may recommend denial of a project that receives a favorable evaluation of
the guidelines, if other factors (again, not considered by the guidelines) appear not to be
favorable.

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 districts 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 (T) 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

*(E/O): Existing Only, no new rezones to zoning district permitted







