




















City Planning Division Case Report    RZN22-000017 
 

  
Staff report prepared by Mike Struve, AICP, Planning Team Coordinator 
PH:  239-242-3255 
Email:  mstruve@capecoral.gov  
   

REZONE AREA 
Lots 51-78, Block 2005  

 APPLICANT 
City of Cape Coral 

AUTHORIZED REPRESENTATIVE 
Mike Struve, AICP, Planning Team Coordinator   

  

   
SUMMARY OF REQUEST 
 
A rezone of 10 sites collectively 
comprising 3.26 acres from the 
Single-Family Residential (R-1) to the 
Commercial Corridor (CC) District.  
 
 
 
 
 

 

 
 
 

Positive Aspects of 
Application: 

• The rezone will provide consistency between the new zoning district and 
the future land use classification of the sites.   

• The rezone will add new commercial lands near the intersection of two 
major streets. 

• The sites received centralized utilities in 2020.   
Negative Aspects of 
Application: 

• An increase in the estimated number of p.m. peak hour trips and water 
and sewer usage is expected at buildout.   

Mitigating Factors: • Roadway and utility capacity exists to accommodate commercial 
development. 

• Most single-family homes are separated from the rezone area by streets. 
 
STAFF RECOMMENDATION:  APPROVAL   
 
 
 

mailto:mstruve@capecoral.gov
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Property Owners: Multiple – see Exhibit “A.” 
 
Site Addresses:   503-659 NE 7th Place 
   Lots 51-78, Block 2005, Unit 35, Cape Coral Subdivision 
    
Authorized Rep. Mike Struve, AICP, LEED Green Associate, Planning Team Coordinator    
 
Request: A rezone of 10 sites totaling 3.26 acres in Block 2005 from the Single-Family 

Residential (R-1) to the Commercial Corridor (CC) District.   
 
Prepared By: Mike Struve, AICP, LEED Green Associate, Planning Team Coordinator  
 
Reviewed By: Robert H. Pederson, AICP, Planning Manager 
  
Urban Service Area: Transition 
 
Right-of-Way Access: All sites have frontage on NE 7th Place, a local street.    
 
Description of Block 2005:   
 
The rezone area is in central Cape Coral, northwest of the intersection of Andalusia Boulevard and NE 
Pine Island Road.  Ten parcels comprising 3.26 acres, on the western side of Block 2005, are proposed to 
be rezoned from R-1 to CC.  Nine of the 10 sites are vacant; one site at 515 NE 7th Place has a single-
family dwelling that was constructed in 2005.  The remaining sites in Block 2005 have CC zoning.  All 
sites in the subject block have a Pine Island Road District Future Land Use Classification (FLUC).   
 
Block 2005 extends northward from Pine Island Road to Tropicana Parkway.  This block has 37 parcels 
that range from 3,250 sq. ft. to 139,477 sq. ft. (3.2 acres).  Three sites are improved: a restaurant on 
Tract A; a retail establishment on Lots 14-20; and a single-family dwelling on Lots 59-60.   A 20-foot 
wide, unimproved alley, north of Tract A, splits most of this block into east and west halves. 
 
North of Pine Island Road within 500 feet of the subject block is a mixture of single-family residences 
and vacant sites, although several commercial establishments exist northeast of Andalusia Boulevard 
and NE 7th Street.  A large vacant site to the east is owned by the City that is a deed-restricted parking 
area.  In general, the low-density residential development that characteristics much of this area reflects 
the lack of centralized utilities that existed until 2020 when City services were extended to this area.      
 
Purpose of the Rezoning Request 
 
This rezone will bring the site into consistency with the Pine Island Road District FLUC.  The CC District is 
the only zoning district consistent with this FLUC.  The existing R-1 District is not consistent with the Pine 
Island Road District FLUC, and until this inconsistency is resolved, development permits for this site 
cannot be issued by the City.    
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This rezone also provides an opportunity for the City to add a modest number of properties to its 
inventory of commercial lands.  Due to the platted origins of the City, Cape Coral the has less than 25% 
of its lands designated for nonresidential uses.  The land area set aside for commercial, industrial, and 
mixed uses is substantially lower than most cities with comparable areas that are not pre-platted. 
 
Entitlement History 
 
The FLUC of Lots 51-78 was amended from Single Family and Multi-Family Residential to 
Commercial/Professional by Ordinance 64-00 and from Commercial/Professional to Pine Island Road 
District by Ordinance 38-02.    
 
The zoning of Lots 51-78 was amended from Multi-Family Residential (R-3) to Residential Development 
(RD) by Ordinance 61-90 and amended from RD to R-1 by Ordinance 4-19.   
 
Analysis: 
 
Staff reviewed this application based on criteria in LDC, Section 3.4.6 for evaluating rezones.  This 
application was also reviewed for consistency with goals and policies in the Comprehensive Plan.  
 

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

All sites have a Pine Island Road District FLUC.  The requested CC zoning is the only zoning 
district consistent with the Pine Island Road District FLUC.  This request is also consistent 
with several policies in the Comprehensive Plan that are described in greater detail near 
the end of this report. 
 

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

  
The rezone area consists of nine unimproved parcels and one site with a single-family 
residence.  Developed properties adjacent to the rezone area are mainly confined to 
several single-family dwellings that occupy sites in Block 2379 to the west.  Table 1. shows 
the zoning, future land use, and existing development occupying the rezone and 
surrounding areas. 
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Table 1.  Zoning, FLUC, and Existing Uses of the Rezone Area and Surrounding Parcels. 
 

Subject 
Parcel 

Zoning Future Land Use (FLU) Existing Use 

Current: Single-Family Residential  
(R-1) 

Pine Island Road District Vacant except for one 
single-family (SF) dwelling 

Proposed: Commercial Corridor (CC) No proposed change Not applicable 
 Surrounding Zoning Surrounding FLU Surrounding Existing Uses 
North: Tropicana Parkway 

ROW/Professional Office (P) 
Commercial/Professional  Scattered residential 

development 
South: CC Pine Island Road District Vacant sites 
East: CC Pine Island Road District Vacant except for one retail 

store 
West: NE 7th Place ROW/R-1  Single-Family Residential Scattered SF dwellings 

 
The CC District is a mixed-use district that allows restaurant, retail, office, and 
governmental uses.  Multi-family development is allowed on sites with at least four acres.  
Light industrial uses are allowed by special exception.  While this district allows an array of 
uses, several uses that require good visibility, like restaurant, retail, and gas stations may be 
poorly suited for these sites as most parcels have frontage limited to a local street.  
 
Except for a single-family residence on Lots 59 and 60, all other adjacent single-family 
dwellings are separated from the rezone area by NE 7th Place.  The existing street right-of-
way provides physical separation of the site from these existing single-family dwellings.  
Consistent with Policy 8.3 discussed later in this report, LDC requirements that include 
landscaping, architectural and lighting standards, and screening of equipment and loading 
areas should also promote compatibility between development in the rezone area and 
these existing residential uses.          
 
Excluding the rezone area, all other sites in Block 2005 have a Pine Island Road District FLUC 
and CC zoning.  These CC-zoned sites include properties to the east and south of the rezone 
area.  Properties with like zoning allow an identical array of uses and therefore the 
development of the rezone area should be compatible with the existing commercial and 
restaurant uses in Blook 2005.   
 

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

 
Within the subject block, should the rezone be approved, all sites will have CC zoning.  
Since these sites will share the same zoning of the subject sites, the uses allowed as well as 
the regulations governing future development on these sites will be the same.  The full 
range of uses allowed by the CC District on the subject sites should be compatible with the 
future uses allowed on these unimproved properties.   
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Sites to the north in Block 2006 have Professional Office (P) zoning.  The P and CC Districts 
allow several common nonresidential uses that include offices, restaurants, pharmacies, 
banks, landscape services, and building and construction services.  The subject block is 
separated from these P-zoned sites by Tropicana Parkway, with a 100-foot right-of-way.  
The distance between these blocks will be adequate to allow development in the subject 
block to be compatible with future uses on these P-zoned sites. 
 
Sites to the west have R-1 zoning and are separated from the subject block by NE 7th Place 
that has a 60-foot-wide right-of-way.  This right-of-way separation along with provisions in 
the LDC that govern commercial development described previously should promote 
compatibility between development on the subject sites and future development to the 
west.       
  

4. Whether the proposed zoning district will serve a community need or broader public purpose; 
 
Because Cape Coral was platted as a residential subdivision with little regard given 
originally to setting aside adequate land for commercial development, the City regularly re-
evaluates areas for their commercial suitability.  The rezone area will add over three acres 
of commercial lands with centralized utilities near the center of the City.  Commercial 
development on these lands could provide limited goods and services at the neighborhood 
level to a growing area of the City.    
 

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

The rezone area is suitable for CC zoning for the following reasons: 
 

• The proposed CC District is consistent with the Pine Island Road District FLUC.   
 

• The CC zoning will provide for uniform zoning throughout the subject block. 
 

• The rezone area adds 3.26 acres of commercial land to the City.  The sites could be 
developed separately, or one or more sites could be combined to allow for a larger 
commercial development.    

 
• Centralized utilities are available to the rezone area. 

 
• Residential uses to the west are separated from the rezone area by NE 7th Place.  

 
6. Whether a zoning district other than the district requested will create fewer potential adverse 

impacts to existing uses in the surrounding area. 
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The CC District is the only zoning district that is consistent with the Pine Island Road District 
FLUC.  Until the zoning is brought into consistency with the future land use, development 
permits for these 10 sites cannot be approved and issued by the City.        

 
Impact Assessment Summary 
 
The following calculations summarize approximate conditions for each municipal service analyzed.  To 
determine the impact assessment, staff utilized the current and proposed zoning designations to 
determine the existing impacts at buildout.  Therefore, the “existing impacts” discussed in this 
assessment do not necessarily reflect the actual number of dwelling units, population, etc. present 
within the subject area, but reflect what those likely impacts would be if the area was developed in 
accordance with the existing and proposed zoning.   
 
Estimated impacts associated with the existing R-1 zoning assumes each site would be developed at a 
maximum density of 4.4 dwelling units per acre.  For this scenario, each of the 10 sites of the rezone 
area would be assigned one single-family dwelling since sites in the City with R-1 zoning are limited to 
one single-family home.  For the proposed CC district, it is assumed the area would have been used for 
commercial development at a Floor Area Ratio (FAR) of 0.25 that is generally consistent with the 
average intensity of commercial development in the City.  The CC District allows a maximum FAR of 1.0.    

Dwelling Units 

Existing:    10 (one single-family dwelling exists today; assume nine new units) 
Proposed:      0 (CC zoning prohibits single-family dwellings) 
Net Change:  -10 dwelling units 

Population* 

Existing:    28 
Proposed:      0 
Net Change:   -28 
* Based on 2.81 persons/household = avg. household size; 2019 American Communities Survey, U.S. Census 

Water Use 

Existing: 2,000 gal/day total (10 dwelling units x 200 gal/unit/day)   
Proposed: 10,644 gal/day total (35,480 sq. ft. at 0.3/gal/sq. ft.) 
Net Change:              +8,644 gal/day 
Facility Capacity:  30.1 MGD 
Permitted Usage:  16.9 MGD 
Avg. Daily Usage:  9.4 MGD 
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Sewage 

Existing: 2,000 gal/day total (10 dwelling units x 200 gal/unit/day) 
Proposed: 10,644 gal/day total (35,480 sq. ft. at 0.3/gal/sq. ft.) 
Net Change:                    +8,644 gal/day 
Facility Capacity:  28.4 MGD 
Avg. Daily Usage:  12.8 MGD 
 

Solid Waste 

Existing Generation: 133 lbs. total/day (28 residents x 4.74 lbs./person/day)   
Proposed: 4,825 lbs. total/day (35,480 sq. ft. x 0.136 lbs./sq. ft./day) 
Net Change:                   +4,692 lbs./day 
Facility Capacity:  1,836 tons/day 
Existing Demand:  1,384 tons/day 
Capacity Available:  Yes 

Traffic/Daily Trips 

Existing Generation:     10 PM peak trips/hour 
Proposed:    120 PM peak trips/hour 
Net Change:   +110 PM peak hour trips 
Facility Capacity:    NE 7th Place and Tropicana Parkway both with a level of service standard of “D”. 
Capacity Available:  Yes 

Development Impact Analysis 

Hurricane Evacuation 

The subject area is in Evacuation Zone D.  The proposed zoning change would result in a reduction of 10 
dwelling units.  This decrease in the number of units would minimally affect evacuation times.   

Park Lands 

The levels of service standard (LOS) for various types of parks and specific recreational facilities are 
based on permanent population.  The proposed zoning change would result a minimal decrease in park 
demand due to the small decrease in population.    

Protected Species 

The City requires an environmental survey that includes identifying presence of protected flora and 
fauna on a site prior to the approval of any land-disturbing activities or the issuance of development  
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permits.  Based on the results of the environmental survey, city, state, or federal protective or 
mitigation measures may be required by the developer prior to the commencement of development.  

School Impacts 

The rezone would result in a loss of 10 dwelling units.  There would be a minimal decrease in students 
and a corresponding marginal lessening in anticipated school capacity.    

Existing dwelling units:                 10 dwelling units  
Existing students:     3  
Proposed dwelling units:     0 dwelling units  
Proposed students:      0 
Change:      -3 students 
 
Impact of the Proposed Rezone on Fire and Police Services 
 
Fire and Police Department staff were contacted to determine the proposed impact of the rezone on 
fire and police services.  Those anticipated impacts are reported below. 
 
Fire Department personnel reported Fire Station #5 will respond to service calls from the subject site.  
The number of new calls generated annually from the site is anticipated to be less than 15.  The rezone 
will create a minor impact on fire services attributed to a call volume increase.  No adverse impact to 
services should the rezone be approved. 
 
Police Department personnel reported the site is in Zone 2, North.  A minor impact to service demands 
is anticipated.  Call volumes of less than 5% for service in Zone 2, North, and less than 1% citywide is 
expected.     
 
Consistency with the Comprehensive Plan:  
 
The rezone is consistent with the following goals and policies in the Comprehensive Plan.  
 
Future Land Use Element 
 
Policy 1.15, Table 1.  Staff comment:  The CC District is identified in this table as the only zoning 
district that is consistent with the Pine Island Road District FLUC.   
  
Policy 1.15.l:  Pine Island Road District: This land use classification will encourage mixed-use 
development at key intersections with major north-south streets along Pine Island Road. Commercial 
Corridor: Includes such uses as retail, office, office/warehouse, light manufacturing, institutional 
(schools, colleges), multi-family residential, larger scale commercial retail (big box stores over 50,000 
square feet) and government uses such as parks and public facilities. Multi-family residential uses may 
be developed at a density of twenty-five units per acre, for sites of four acres or more. Multi-family 
residential uses may consist of no less than fifty units or have a density no less than ten or more units 
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per acre. No duplexes are permitted. Commercial and light manufacturing uses shall not exceed a floor 
to lot area ratio (FAR) of 1.25 in accordance with City design standards. Public facilities shall be subject 
to Policy 1.15.h., of the Future Land Use Element and parks and recreation shall be subject to Policy 
1.15.i. of the Future Land Use Element.  Staff comment:  The subject sites collectively have 
insufficient area for multi-family development as the CC District requires a minimum of four acres 
for this use.  Single-family and duplex uses are not allowed in the CC District.  The site by itself, or in 
combination with other sites in Block 2005, could be developed with retail, office, or light industrial 
uses consistent with the Pine Island Road District FLUC  
 
Staff also reviewed Policy 1.15.I, the criteria used for evaluating proposed Commercial Corridor 
zonings in relation to the intent of the Comprehensive Plan, the Pine Island Road Master Plan, and 
other planning principles are based on responses to the five questions below appearing in the Future 
Land Use Element.  While there is no specific number of guidelines that need to be met, an area which 
fails to meet most of the guidelines is likely to be a poor site for CC zoning, in which case an 
amendment to a different future land use classification and zoning designation should be considered. 
 

1. Does the property abut an existing and developed corridor-zoned area?  Staff response:  Yes.  
The rezone area abuts one site to the east across a platted alley that is developed with a 
commercial use with CC zoning.   
 

2. Does the property abut corridor-zoned areas on two sides or more?  Staff response:  Yes.  The 
rezone area abuts properties with CC zoning to the east and south.   
 

3. Is the property part of a larger tract, a portion of which is already zoned Corridor?  Staff 
response:  Yes.  The site is part of Block 2005.  This block, excluding the rezone area, has an 
additional 28 sites, collectively comprising 7.64 acres, with CC zoning.   
 

4. Is the parcel a large-lot assemblage of three or more acres?  Staff response:  No.  While the land 
area proposed to be rezoned totals 3.26 acres, these sites exhibit a fragmented ownership 
pattern.   
 

5. Does the property front Pine Island Road on at least 180 feet?  Staff response:  No.  The rezone 
area lacks frontage along Pine Island Road.   

 
In summary, the proposed rezone meets three of the five guidelines, indicating that the request is 
consistent with Policy 1.15.l. 
 
Policy 2.1: The City shall encourage commercial development where it can efficiently use infrastructure, 
where their adverse impacts on adjacent uses are minimized and where they will effectively provide the 
community with desired products, services, and employment opportunities.  Staff comment:  Centralized 
utilities became available to the rezone area in 2020 (see comments under Policy 4.1).  The subject 
block has intersections at the north and south ends that involve two major streets.  The streets are 
designed to carry large volumes of traffic and provide good visibility to parcels with frontage along 
these major streets, enhancing the commercial desirability of sites in this block.   
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Policy 3.6.  The City will adhere to the Pine Island Road Corridor Master Plan to provide guidance, 
standards, and to direct growth and development along the Pine Island Road Corridor.  Staff comment:  
The proposed CC District allows a diverse array of uses that mirror those described in the Pine Island 
Road Master Plan.   
 
Policy 4.1.  Future development requiring access or connection to public water and sewer facilities will be 
located within either the Urban Services Infill or Transition areas.  Staff comment:  The subject block and 
surrounding lands were reclassified from the Urban Services Reserve Area to the Urban Services 
Transition Area by the adoption of Ordinance 59-15.  Most sites in the rezone area had a date of 
availability of April 22, 2020, for centralized water, sewer, and irrigation services.1  
 
Policy 8.3: Commercial developments shall be designed to minimize negative impacts on surrounding 
residential uses and the land development regulations shall provide for adequate buffering between 
commercial and residential uses. The design should ensure adequate screening of unsightly views of 
commercial developments (such as loading docks, rooftop equipment, service entrances, trash 
containers, parking areas and exterior storage) through the extensive use of landscaping, berms, fencing, 
concealment, architectural features, open space, setbacks, and/or building orientation. Ensure that the 
placement of any noise generating activities such as ingress/egress, parking, deliveries, air conditioning 
equipment and dumpster collections are designed to minimize any adverse noise effects. Traffic and 
parking should not adversely affect neighborhood quality. Noise, safety, and overall maintenance of 
commercial properties should be carefully monitored.  Staff comment:  The City has provisions in the 
LDC that minimize the negative impacts of commercial uses on nearby residential development.  
These regulations include architectural and lighting standards, landscaping, and the screening of 
equipment, like heating and air conditioning units.    
 
Recommendation:  
 
This application is consistent with applicable policies in the City Comprehensive Plan and complies with 
the six standards used for evaluating rezoning requests.  This rezone provides an opportunity for the City 
to add a modest number of properties to its (low) inventory of commercial lands to a block that has 
recently received centralized utilities and has frontage along multiple major streets.  Staff recommends 
approval of this rezone.     

 
1 The site at 659 NE 7th Place had a date of availability of April 22, 2020, for sewer and irrigation, and an earlier 
date February 2, 2009, for water that was installed as part of the North Central Loop Project. 



STRAP ZONING FLU SITE ADDRESS OWNER NAME IMPROVED LEGAL AREA (sq. ft.)
124423C2020050510 R-1 PIRD 659 NE 7th Place Emmas Brother Carrier Services N Lots 51-53, Block 2005, Unit 35, Cape Coral, PB 16, PG 108 16,921
124423C2020050540 R-1 PIRD 653 NE 7th Place Bianca Puentes and Martha Ayure N Lots 54-56, Block 2005, Unit 35, Cape Coral, PB 16, PG 108 15,000
124423C2020050570 R-1 PIRD 647 NE 7th Place Sham Samtani and Anil Lalchand N Lots 57-58, Block 2005, Unit 35, Cape Coral, PB 16, PG 106 10,000
124423C2020050590 R-1 PIRD 643 NE 7th Place Amanda Bivens Y Lots 59-60, Block 2005, Unit 35, Cape Coral, PB 16, PG 106 10,000
124423C2020050610 R-1 PIRD 639 NE 7th Place Chi Man Wong N Lots 61-63, Block 2005, Unit 35, Cape Coral, PB 16, PG 106 15,000
124423C2020050640 R-1 PIRD 633 NE 7th Place Mia Casa Homes, LLC N Lots 64-66, Block 2005, Unit 35, Cape Coral, PB 16, PG 106 15,000
124423C2020050670 R-1 PIRD 521 NE 7th Place 2205 LLC N Lots 67-69, Block 2005, Unit 35, Cape Coral, PB 16, PG 106 15,000
124423C2020050700 R-1 PIRD 515 NE 7th Place Iosvany Diaz and Esmeralda Pineda N Lots 70-72, Block 2005, Unit 35, Cape Coral, PB 16, PG 106 15,000
124423C2020050730 R-1 PIRD 509 NE 7th Place Jose Rohttis and Jackmared Diaz-Leon N Lots 73-75, Block 2005, Unit 35, Cape Coral, PB 16, PG 106 15,000
124423C2020050760 R-1 PIRD 503 NE 7th Place Amherst Group Properties, LLC N Lots 76-78, Block 2005, Unit 35, Cape Coral, PB 16, PG 103 15,000
TOTAL 141,921

(3.26 acres)

EXHIBIT "A"     
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