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September 30, 2019 

 

Department of Community Development 

1015 Cultural Park Boulevard 

Cape Coral, FL 33990 

 

CAPE 84 ACRES  

MULTI-FAMILY DEVELOPMENT PROJECT 

LETTER OF INTENT 

 

 

Dear City Staff, 

 
The applicant is requesting approval of a PDP to allow for Multi-Family Residential Development. The 
subject property encompasses +/- 84 acres and is situated south of the Cape Royal residential community 
and west of the Sandoval residential community.  There are currently two large borrow pit lakes on the 
subject property with a portion of two others that share area with the Sandoval community.  These water 
bodies equate to approximately 56 acres of the 84 acres of site.  The site is within the boundaries of the 
City of Cape Coral, while Lee County land borders the North.  
 
The applicant was originally seeking a Development Order (DO) through a Planned Development Project 
(PDP) with this application in 2018, with the intent to develop a multi-family residential community. The PDP 
application was first submitted in August 2018. Since that time, the application has undergone 6 revisions 
and resubmittals, and the City Land Development Code went under review and rewrite, which was adopted 
in September 2019. The property is now zoned RML and subject to the Zoning Standards outlined in Article 
4 (16 units/acre; Table 4.1.3.A. Zoning District Density Standards) with specific conditions for multi-family 
residences in Article 5, Chapter 11. The staff found the original PDP application sufficient prior to the 
adoption of the new code and the staff has chosen to take the requested deviations and application through 
HEX as approval.  
 
Upon completion of PDP review, the property will be entitled for 1,344 multi-family residential units (16 
du/ac).  There are 7 deviations requested, as reviewed in the PDP review process. In the 6th submittal, 
included with this letter, the PDP plans show the deviations that were proposed and removed from the plan. 
Initially, a deviation for sunshade structures was included but that was forced to be removed by site 
requirements during the process. The remaining deviations are summarized: 
 

- Mandatory Sea Wall Deviation 
- Tree Planting Deviation 
- Foundation Landscaping Deviation 
- Landscape Buffer Deviation   
- Roadway Deviation 
- Dead-end Streets 
- Parking Requirements Deviation 

 

Explanations: 
(previous code, prior September 6th, 2019) 
 
Deviation #1 - LDR Section #3.16.4 & 5  
The applicant is requesting a deviation from LDR Section 3.16.4 & 5 requiring mandatory sea walls with 
property having direct and immediate access on any body of water the entire frontage exposed to contact 
with the water.  This deviation is requesting that slopes are allowable along the lake edge meeting the 
requirements of the South Florida Water Management District.  
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Justification and impact:  
As explained within the letter of intent of the project, the site is utilizing creative building techniques and 
proposes residential units to be cantilevered over the existing water bodies.  In some instances, the units 
will be completely located over the water with connections to land via boardwalks.  It is the applicant’s intent 
to utilize both natural lake slopes and bulkheads/seawalls on the project accordingly. This request meets 
the intent of LDR Section 4.2.5 as it provides for the location of dwellings in a manner that maximizes open 
space upland areas for the benefit of the community.  
  
Deviation #3 - LDR Section #5.2.13.A  
The applicant is requesting a deviation from LDR Section 5.2.13.1 where all sites shall have at least one 
canopy tree for each 1,000 s.f. of gross land area.  This deviation is to allow for a reduction of this 
requirement to allow for one canopy tree per 1,000 s.f. of development area.  
  
Justification and impact:   
Out of the 84 acres on the site, 56 acres are existing water bodies.  The site is required to have 3,690 trees 
on the site.  Based on the proposed development plan and existing features remaining there is not enough 
land area on the site to accommodate that many trees.  It would not benefit the project and would not benefit 
the health of any tree planted.  This request meets the intent of this Code section as well as LDR Section 
4.2.K by providing integration of natural resources in a sustainable manner. The reduced planting will 
ensure adequate light, air and space for the continued health of the planted trees. It will provide site and 
community beautification in a manner that will support the overall purpose of the landscaping Code.   
  
Deviation #4 - LDR Section #5.2.13.C.1  
The applicant is requesting a deviation from LDR Section 5.2.13.C.1 where foundation landscaping is 
required for new buildings to allow for plantings along the shoreline adjacent to the boardwalks and 
sidewalks for those units proposed over water.   
  
Justification and impact:  
There is no planting area at the front of the units that are located over the water. Based on the cross section 
provided on Sheet C-03, plantings along the shoreline, boardwalks and sidewalks will compensate for 
foundation plantings on these units. This request meets the intent of LDR Section 4.2.K in that it provides 
for the open space enjoyment of the community.  
  
Deviation #5 - LDR Section #5.2.13.C.5  
The applicant is requesting a deviation from LDR Section 5.2.13.C.5 where a Type ‘A’ buffer is required 
between a multi-family zoning and single-family zoning.  The deviation would eliminate the Type ‘A’ buffer 
along the eastern property line where the existing lake (shared between Sandoval) occurs.  This buffer is 
1,311 linear feet and only 427 feet can be planted.    
  
Justification and impact:  
Due to the location of the existing water bodies along the eastern property line, there is not any physical 
land available to plant the required buffer.  The buffer length is 1,311 linear feet and only 427 feet can be 
planted.  The attached landscape plan depicts the buffer location.  This request meets the intent of LDR 
Section 4.2.K through the preservation of the lake as open space and beautification.  
  
Deviation #6 – Engineering Design Standards (EDS) G-5 Cross Section  
The applicant is requesting a deviation from the G-5 EDS Cross Section to accommodate driveways and 
parking within the community.  
 
Justification and impact:  
The EDS Deviation has been included in the application accordingly.  
  
Deviation #7 – Engineering Design Standards (EDS) Dead-End Streets  
The applicant is requesting a deviation to allow for a dead-end cul-de-sac in excess of 500 feet as required 
by the EDS manual.  
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Justification and impact:  
Due to the long, narrow development areas of the site, additional drive connections throughout the project 
site that would allow continuous vehicular connections are not possible. However, the project design does 
provide several ingress/egress points onto Veteran’s Parkway, allowing for emergency vehicle access 
choices.  
 
Deviation #8 – Parking Standards based on City Cape Coral Land Development Code Rewrite  
The applicant is requesting a deviation from the multi-family parking code to allow use the LDC rewrite.  
 
Justification and impact:  
This deviation is to align with the city’s new code that outlines parking standards. It allows for new parking 
calculations based on the approval of the changes to the LDC.  
 

Appropriateness:  

(Using both code before September 6th, 2019 and the current code adopted on September 6th, 2019) 
 
The master plan for the PDP reflects multi-family residential units with associated roadway infrastructure.  
Due to the complexities and challenges on the site with the existing water bodies the applicant is proposing 
a variety of multi-family structures that will offer potential end user with residential choices based on location 
and view.  The townhome residential units depicted as 4 and 6-plex townhomes are traditional townhome 
type units that are 2-story with a single or two car garages with a driveway.  The multi-family units that are 
situated over the existing water bodies are 4 and 6-plex units that will be situated over pilings and 
suspended over the water for an enhanced living experience.  Boardwalks will connect the units as well as 
provide the user access over the water to the units themselves.   
 
Access to the subject property will be via two existing access points on Veterans Parkway (north and south) 
with a third proposed in the center of the site.  Permitting for the access connections will be through Lee 
County Community Development and the Lee County Department of Transportation.  The north and south 
entrances are proposed to be right-in / right-out only while the middle to be proposed as a full access 
connection.    
 

Land Development Code Rewrite): Deviations Review Criteria (Section 3.4.2.C) 

 
1. The proposed deviation will not result in development that is inconsistent with the intended character 

of the applicable zoning district. 
 
The deviations requested to not change the character of the applicable zoning district, as the 
development standards are met in all other ways. The deviations are regarding landscape, but do not 
pertain to urban design, massing, or uses that define character of a district.  
 

2. The normally required code standard(s) is determined to significantly inhibit development of the site. 
 
The physical realities of the site with stormwater management and wetland conservation force a 
deviation from standards to achieve the desired development.  
 

3. The deviation will not impede the ability of the project or site to adequately provide for service areas 
and other development features for the project. 
 
The deviations have no impact on service or on the ability of the site to adequately provide a safe and 
enjoyable residential neighborhood to its future inhabitants.  
 

4. Access for service and emergency vehicles will not be impeded. 
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The requested deviations to not impede service and emergency vehicles, but follow parameters 
required for the travel and function of these vehicles.  
 

5. The proposed deviations will result in a building and site design of equal or superior quality. 
 
The deviations are required to improve the possible development on this site above the quality attained 
when following standard code and attain the developer’s intentions of a high quality project.  

 
 

Land Development Code Previous Version: LUDR Section 8.7.3 (Ord. 68-91, 8-26-1991) Zoning 

Amendment General Standards 
 
1. The extent to which the value of the property is diminished by the proposed land use restriction or 

zoning of the property. 
 

The proposed PDP will ensure value as a planned development project. The proposed does not 
diminish value of the property which is currently zoned agricultural yet surrounded by residential.  The 
value of the property will increase with the proposed development.  The site is currently vacant with 
very little taxable value with the property in Agriculture zoning.  

 
2. The extent to which the removal of a proposed land use restriction or change in zoning depreciates the 

value of other property in the area. 
 

The PDP will not depreciate neighboring properties. The surrounding properties are similar uses and 
compatible zoning designations. The proposed PDP offers a cohesive form of development for this 
residential area, which supports established value, and avoids a piecemeal approach to land use that 
can have negative impacts.  

 
3. The suitability of the property for the zoning purpose or land use restriction imposed on the property as 

zoned. 
 

The PDP is most suitable for this property as it allowed benefits from changing design parameters for 
development through the process. After the change in zoning of the redevelopment code, which was 
adopted on September 6th, 2019, the site was designated as multi-family. However, the land massing 
and wetlands pose unusual requirements for development, and the PDP process makes it possible to 
address realities of the site in a way that is beneficial for both community and for biodiversity 
conservation.  

 
4. The character of the neighborhood, existing uses, zoning of nearby and surrounding properties, and 

compatibility of the proposed land use restriction or zoning. 
 

The associated master plan maintains an existing quality, residential character of the area and is 
appropriately placed. The north property and eastern property are not dissimilar to this project as all 
three are master plan communities that consider land use and compatibility with the surrounding uses.  
The project is not proposing high or mid-rise multi-family units and therefore fit in with the existing 
communities that surround it.  The proposed units placed along the eastern and northern portion of the 
property are setback at the required setback or much further.  As this community provides a creative 
building pattern (units situated over the water), setbacks are considering where landscape buffering 
cannot be met.  Where appropriate and available, landscape buffers are proposed to further separate 
the new PDP from already existing residential properties. 

 
5. The relative gain to the community as compared to the hardship, if any imposed, by the proposed land 

use restrictions or from rezoning said property. 
 
The proposed PDP is a benefit to the community of Cape Coral. It provides for the inclusion of much-
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needed multi-family housing for the City while following the preferences of the community, without 
impacting valuable conservation land or its neighbors. 
 

6. The community need for the use proposed by the zoning or land use restriction. 
 
With this edit to the submission on September 24, 2019, the property has been rezoned in the Land 
Development Code Rewrite, adopted on September 6th, 2019 and the rezoning application has been 
withdrawn. A rezone is no longer being requested.  

 
7. Length of time the property proposed to be rezoned has been vacant, as zoned, when considered in 

the context of the City of Cape Coral Comprehensive Land Use Plan for the development of the 
proposed property and surrounding property. 

 
See above. 

 
8. The extent to which the proposed land use restriction or zoning promotes the health, safety, morals, or 

general welfare of this community. 
 

The proposed PDP supports community growth by providing quality housing, while intelligently 
clustering residential within the available property and to preserve and utilize the natural features on 
the site for the community to greatest extent possible. 

 
9. The extent to which the proposed land use, land use restriction, or zoning will impact the level of service 

standards for public facilities as specified in the Comprehensive Plan. 
 

The proposed rezoning will not adversely impact level of service standards The master planned 
residential development will not have significant impacts on public facilities (roads and utilities).   

 
10. Whether the proposed land use restriction, removal of a restriction, or zoning is consistent with the City 

of Cape Coral Comprehensive Land Use Plan. 
 
The proposed PDP is consistent with the goals established by the Comprehensive Land Use Plan, 
specifically, Chapter 2: Conservation and Coastal Management, Chapter 3: Housing Element, Chapter 
4: Future Land Use Element. By satisfying and upholding the values established in these chapters, this 
PDP is an example of sustainable development with multiscale benefits. The proposed low-impact 
multi-family residential PDP will also meet the requirements of the Land Use Development Regulations 
and is suitable for MF and 1-16 theoretical density based on restrictions.  

  
If you should have any comments or concerns, please do not hesitate to contact us at (239) 226-0024 or 
BrianS@en-site.com.  
 
Sincerely, 

 
Brian R. Smith 
Project Manager 
 
CC:  Mr. Charles Tapalian 

mailto:BrianS@en-site.com














EXHIBIT A 

 

DESCRIPTION:  

A PLOT OR PARCEL LYING IN A PORTION OF THE SOUTHWEST QUARTER (SW 1/4) OF SECTION 29, 
TOWNSHIP 44 SOUTH, RANGE 23 EAST, LEE COUNTY, FLORIDA, BEING MORE PARTICULARLY DESCRIBED 
AS FOLLOWS: 

BEGINNING AT THE WEST QUARTER CORNER, WEST LINE OF SECTION 29, TOWNSHIP 44 SOUTH, RANGE 
23 EAST, LEE COUNTY, FLORIDA; THENCE RUN S.89°51'53"E. ALONG THE NORTH LINE OF THE 
SOUTHWEST QUARTER (SW 1/4) OF THE AFORESAID SECTION 29 TO A POINT ALONG THE EASTERLY 
RIGHT OF WAY LINE OF VETERANS PARKWAY AS RECORDED IN OFFICIAL RECORDS BOOK 2910, PAGE 
2471 PUBLIC RECORDS OF LEE COUNTY, FLORIDA FOR 566.85 FEET; THENCE RUN S.89°51'53"E. FOR 
2192.43 FEET; THENCE RUN S.00°12'27"W. TO A POINT ALONG THE ARC OF A CURVE AND THE 
AFORESAID RIGHT OF WAY LINE OF VETERANS PARKWAY FOR 2702.64 FEET; THENCE RUN ALONG THE 
ARC OF A CURVE CONCAVE TO THE NORTHEAST FOR 1871.14 FEET, SAID CURVE HAVING THE 
FOLLOWING ELEMENTS, A RADIUS OF 1565.02 FEET, A CENTRAL DELTA ANGLE OF 68°30'11"A CHORD 
THAT BEARS N.49°41'42"W. AND A CHORD DISTANCE OF 1761.67 FEET TO A POINT OF TANGENCY; 
THENCE RUN N.15°26'36"W. TO A POINT OF CURVATURE FOR 480.72 FEET; THENCE RUN ALONG THE 
ARC OF A CURVE TO THE LEFT, CONCAVE TO THE SOUTHWEST FOR 1001.86 FEET, SAID CURVE HAVING 
THE FOLLOWING ELEMENTS, A RADIUS OF 2067.90 FEET, A CENTRAL DELTA ANGLE OF 27°45'32", A 
CHORD THAT BEARS N.29°19'22"W. AND A CHORD DISTANCE OF 992.09 FEET TO A POINT OF 
TANGENCY; THENCE RUN N.43°12'08"W. FOR 329.10 FEET TO THE POINT OF BEGINNING. 

CONTAINING: 3,689,459.55 SQ FEET OR 84.7 ACRES, MORE OR LESS. 
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 PROPERTY and PROJECT DEVELOPMENT DATA 
 
 a. Zoning District         
 b.  Future Land Use Class         
 c.  Area of Subject Property        acres 
 d.  Type of Development        
 e. Estimated Number of Employees         

Number of Seats in Assembly        
 f.  Parking Spaces Required        
 g.  Parking Spaces Provided        
 h.  Parking and Street Area        sq. ft.        % of Site  
 i. Ground Floor Building Area        sq. ft.        % of Site  
 j. Total Floor Area        sq. ft         % of Site  
 k.  Building Heights        feet        stories 
 l.  Total Proposed Impervious Surface Area  sq. ft.       % of Site         
 m. Permanent Open Space sq. ft.       % of Site        
  Landscaped Area        sq. ft.  % of Site         

n. Recreation Area        sq. ft. % of Site        
 
 

 
If the proposed project is a multifamily residential development, the following additional data shall be 
shown on the plans. 
  

o. Number of Dwelling Units (du)        
p.  Gross Density (du/acres)        

 q.  Number, Type, and Floor Area of each Dwelling Unit: 
1. Efficiency        Floor Area       sq. ft.       
2. 1 Bedroom       Floor Area       sq. ft.       
3. 2 Bedroom       Floor Area       sq. ft.       
4. 3 Bedroom       Floor Area       sq. ft.       
5. 4 Bedroom       Floor Area       sq. ft.       
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LETTER OF INTENT 
Please include a Letter of intent (LOI), stipulating your request, addressed to the Community Development Director. This 
letter must specify all applicable requests. Such requests may include any and/or all of the following: 

a. General purpose and intent of the PDP  

b. Subdivision requests – See Article 4.1 and 4.2.5 

c. Rezoning requests specifying the actual request and explanation of need for the rezoning 

d. Special exception requests and explanation of need for the special exception 

e. Variance requests specifying the actual request and explanation of need.  All variance requests must 
address the five (5) criteria for the granting the a variance, per Land Use and Development Regulations, 
section 8.10. Note: Variances run with the land. 

f. Vacation of Plat as outlined in section 8.11 and explanation of vacation request 

g. Borrow pit requests as outlined in section 3.23, 4.2.5, and 8.3.2 

 

DEVIATION REQUEST LETTER(S) 
Applicant must complete a separate deviation request letter for each deviation type requested.  Please ensure that 
proper justification for the requested deviation accompanies each request.  Staff will not analyze any requested 
deviation that does not include justification for the deviation sought and this may result in a rejection of your 
application.  Refer to the appropriate section of the LUDRs for guidance on the criteria for which a particular deviation 
may be sought.  Note: Deviations do not run with the land. 

• Landscaping Deviations shall be in accordance with Section 5.2.19  
• Non-residential Design Standards Deviations shall be in accordance with Section 5.6.10 Deviation, 
• Engineering Design Standards (EDS) Deviations in accordance with sheet 1, “Foreword” paragraph 5,  
• All Other Deviation Requests, shall be in accordance with Section 4.2.4.K 

 
 

TRAFFIC GENERATION ESTIMATE 
 

The following will determine the need of a Traffic Impact Statement. Trip Generation Estimate, based on the most 
current edition of the Institute of Transportation Engineers (ITE) Trip Generation manual: 
 
ITE Code       Is estimate based on locally collected data?       
 
Regression equation (if used)       
Independent Variable       
Daily Two Way Trip Estimate       
Peak Hour (of generator) Entering       
Peak Hour  (of generator) Exiting       
Total Peak Hour (of generator)       
Peak Hour Entering and Exiting trips greater than 300 trips       
 
If the total peak hour traffic exceeds 300 trips, a Traffic Impact Statement (TIS) will be required.  A methodology meeting 
with the City staff is required prior to submitting the TIS.  The methodology meeting will be scheduled after the initial 
submittal of the PDP application. 



TABLE 1 
TRIP GENERATION COMPUTATIONS 

Cape 84 Acres 
 
 
 

Land Use 
Code  Land Use Description  Build Schedule 
220 Multi-Family (Low Rise) ± 384 Units 

 
Land Use  

Code Trip Period Trip Generation Equation Total Trips Trips Enter/Exit 
LUC 220 Daily Traffic (ADT) = T = 7.56(384) - 40.86 = 2,862 ADT  

 

AM Peak Hour (vph) = Ln(T) = 0.95Ln(384)-0.51 = 171 vph 40 / 132  vph 
 23% Enter/ 77% Exit =   
PM Peak Hour (vph) = Ln(T) = 0.89Ln(384)-0.02 = 196 vph 124 / 73  vph 
 63% Enter/ 37% Exit =   
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GRAPHIC STANDARDS: GENERAL INFORMATION 
 
 

Sheet # of 
submitted 

plans: 

The Development Plan shall be of sufficient scale to show all detail.  The scale of the Plan shall be 
illustrated by a graphic scale on every sheet. The date and true north arrow shall be shown on every 
sheet.  The following general information is required: 
 

      1. Names and addresses of the owners, planner, architect, landscape architect Engineer and 
surveyor. 
 

      2. A General Location and Vicinity Map (plat sheet).  Please indicate the relationship of the proposed 
project site to surrounding existing land uses, zonings, future land uses, community facilities, major 
streets, utilities and any other principal buildings or physical features in and adjoining the subject 
property.  These features shall be indicated for a distance of three hundred (300) feet from the 
outside boundaries of the subject property.  Indicate all names and locations of adjoining 
subdivisions, development projects, unplatted properties, and streets within unincorporated Lee 
County. 
  

      3. Certified Boundary Survey, completed within the last 6 months, meeting the Minimum Technical 
Standards as set forth in Chapter 5J-17, Florida Administrative Code.  

 
EXISTING PROPERTY CONDITIONS 

 
Sheet # of 
submitted 

plans: 
 

 

      1. Acreage of land within property. 

      2. Boundary lines of the project and their bearings and distances.  
 

      3. Existing and proposed easements and their locations, widths and distance, as well as existing 
structures. 
 

      4. Streets and waterways on and adjacent to the project, their names, widths and other dimensions 
as may be required. 
 

      5. The location of all existing utilities connections available to the property site.  
 

      6. Tree Survey: The location, quantity, diameter/caliper, botanical and common name, and native 
status of all heritage trees and other existing trees with a caliper of two inches or greater, and 
whether they are proposed to be preserved or removed. Trees to be removed, if any, shall be 
indicated on a separate sheet.  Reference 5.2.6 of the City’s Land Development Regulations. The 
City is a designated “Tree City” and tree retention is encouraged. 
 

      7. Environmental Site Survey - see the City’s guidelines for conducting an environmental survey 

      8. Flood elevation data and flood zone boundary lines delineated, if applicable. 
 

      9. Any other significant existing features, as may be required by the Director. 
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DEVELOPMENT PLANS 
 

 
Sheet # of 
submitted 

plans: 
 

The Development Plan should be viewed as a conceptual plan and not construction drawings or a site 
plan. A high level detailed site plan with information not needed will be rejected at submittal. The 
Development Plan shall show the following information, as applicable to the type of project being 
proposed, including the proposed dimensions, size, location and arrangement of the following. 
 

      1. Name of project, north arrow, date and scale.  
 

      2. Elevations, (drawing of front, sides, and rear faces of buildings), and use of all proposed buildings 
and structures.  

 

      3. Internal and peripheral landscaping locations showing landscape area sizes and overall dimensions 
of the various planting areas, providing calculations per Article 5.2.  

 

      4. Approximate location of curb cuts, driveways, access roads, alleys, and parking areas indicating the 
number of spaces and all dimensions.  
 

      5. Location of existing and proposed pedestrian walks, malls, yards, and open areas. 
 

      6. Location, number, dimensions, character and orientation of all existing and proposed signs. 
 

      7. Location and heights of all proposed buffers, fences, screens, and walls. 
 

      8. Location of all existing and proposed buildings and structures with setback distances from the 
property lines and roadways.  
 

      9. Location of all known existing and proposed water, sewer and irrigation mains including the point 
of connection to the existing system and buildings, if applicable, including: 

a) Estimate of the average daily flow for potable water. 
b) Estimate of the average daily flow of wastewater 
c) Estimate of the average daily flow for irrigation water. 

 
      10. Location of all known existing and proposed easements and /or right of way.  

 
  

      11. Location of proposed outdoor lighting, showing direction, height and type. 
 

      12. An exhibit providing the peak hour trip distribution at the project entrance and adjacent local 
streets out to a collector. 
 

      13. Location and character of all outside waste disposal facilities and existing or proposed appropriate 
screening. 
 

      14. Phasing Plan: Where a project will be developed in phases, a Phasing Plan shall be presented for 
review of the entire project. Proposed development phases shall be numbered in sequence, and 
shall indicate the density for residential and/or floor area for non-residential uses, as applicable, 
for each phase.  The phasing plan shall identify size, location, sequence and timing of the various 
phases of the development. 
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ADDITIONAL INFORMATION 

 
Sheet # of 
submitted 

plans: 
 

 

      1. Landscape Maintenance: 
 The proposed method of assuring the provision and permanent maintenance of areas required 

for landscaping, screening, and common uses, including a proposed statement of such 
assurance.  The coordinated development of the site shall be compatible with the surrounding 
area.  

 
      2. Maintenance Assurance: 

 The proposed method of assuring the perpetual ownership and maintenance of areas within 
the project that area to be used for open space, recreation or other quasi-public purposes, 
including a detailed statement of such assurance, including covenants, agreements or other 
specific documents as required.  

 
      3. If seeking Subdivision approval; Covenants: 

 Copies of proposed restriction or protective covenants, if any.  
 

      4. Economics: 
 The Commission or City Council, as applicable, may also require that the applicant provide 

additional supporting data, such as economic justification, financing, and construction 
scheduling, topographic data or similar information when deemed necessary for project 
review. 

  
      5. Vacation of Plat 

 In the case of vacation of plats submitted in conjunction with a PDP, the following additional 
information shall be required: 

a. Affidavits of city and county tax collectors stating that all city and county taxes levied 
against land covered by the portion of the plat of which vacation is sought have been paid; 

b. Sketches and descriptions; and 
c. Letter of  no objection from the following utilities: 

i. Lee County Electric Cooperative, Inc (LCEC) 
ii. Century Link Telephone Company 

iii. Comcast Cable Company 
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SUBDIVISION, PER FLORIDA STATUTES, CHAPTER 177 – IF APPLICABLE 
Sheet # of 
submitted 

plans 

The Subdivision Plan shall show the following information, as applicable to the type of project being 
proposed, including the proposed dimensions, size, location and arrangement of the following with 
accurate dimensions to the nearest one-hundredth of a foot. If flexibility is requested for property lines 
prior to Plat recording, this request must be requested in the Letter of Intent (LOI). 

      1. Contours at an interval of not greater than one foot. 
 

      2. Access roads and their relationship to existing and proposed streets, alleys and other public ways.  
 

      3. Setback lines, permanent open space, recreation areas, separation strips, existing and proposed 
landscape areas and general land use activity areas. 

 
      4. Location of areas and their acreages, if any, to be reserved or dedicated for public parks, 

playgrounds, schools, or other public uses, including bikeways or walks.  
 

      5. Proposed lot numbers, lot lines, lot dimensions, lot areas, lot descriptions, lot locations, minimum 
yard requirements, and any other appropriate data and information for areas or parcels within the 
project property lines which have been designated for subdivision for any purpose or use.  

 
      6. Utility locations on and adjacent to the project showing proposed dimensions and connections to 

existing utility systems. 
 

      7. All dimensions, angles, bearings and similar data on the plan shall be tied to primary control points 
approved by the City Engineer.  The location and description of said control points shall be given.  
 

      8. Approximate location of proposed and existing surface water management system components 
including treatment, storage, conveyance, and discharge locations. 

 
      9. Project boundary lines, right-of-way lines of streets, waterways, easements and other rights-of-way.  

Bearings or deflection angles, radii, arcs and central angles of all curves with dimensions to the 
nearest minute shall be provided for the center line of all streets and easements.  Block corner radii 
dimensions shall also be shown. 

 
      10. Name of each street, waterway, easement or other right-of-way and the designation of all buildings, 

parking areas, access roads, permanent open spaces, recreation areas, separation strips, landscaped 
areas, dedication or reserved areas, and other land use activity areas by name, use, purpose or 
other appropriate method as well as by width, length, land area or floor area devoted to such use or 
purpose. 

 
      11. Certification of title and dedication, on plat, showing that the applicant is the owner and a 

statement by such owner dedicating streets, rights-of-way and any other sites for public use, if any.  
 

      12. Certification by the City Engineer, on plat, that a surety bond, certified check or other guarantee has 
been posted with the City in sufficient amount to assure completion of all such required site 
improvements. 

 
      13. Certificate of approval for recording, on plat, suitable to be signed by the Mayor as applicable, to 

indicate that the plan has been approved for recording. 
  

      14. Any other appropriate certification required by the Governing Body or Necessary to comply with 
Florida Statutes, Chapter 177.   



    

PDP Application June, 2014  _______ authorized representative  
  or property owner’s initials  
 Page 11 of 11  

 

 

Planned Development Project (PDP) Application Fees * 

 Administrative Review Fees Your Costs 

 PDP - without Subdivision $2,525.00 $          

 

** Additional charge for PDP’s in excess of ten (10) acres:  (with maximum cap 
of  $3,625.00 for 
additional acres) $          

          acres x $55.00 for each acre or portion thereof in excess of 
10 acres. 

 PDP - with Subdivision  $2,815.00 $          

 

** Additional charge for PDP’s in excess of ten (10) acres: (with maximum cap 
of  $3,915.00 for 
additional acres) $          

           acres x $55.00 for each acre or portion thereof in excess of 
10 acres. 

 
 Fire Review   

 
 

$104.00 $          Fire review (mandatory)  
 

Public Hearing 
 PDP - without Subdivision $665.00 $          

 PDP - with Subdivision $1,415.00 $          

 Zoning Amendment within PDP $1,165.00 $          

 Vacation of Plat within PDP $880.00 $          

 Variance/Deviation within PDP $1,250.00 $          

 Special Exception within PDP $1,365.00 $          

 Borrow Pit within PDP $1,725.00 $          

  Total  $          

    
 

* Advertising fees will be due at time of advertising.   

** PDP – Acres x $55.00 for each acre or portion thereof in excess of 10 acres (i.e. A 20.2 acre of land is calculated as follows.  

20.2 – 10.00 = 10.2, then the 10.2 acres is rounded up to 11 acres) 















PLANNING DIVISION STAFF REPORT 
PDP18-0008 – CAPE 84 ACRES 
   

SITE LOCATION  
North of Veterans Parkway West  

 APPLICANT/PROPERTY OWNER 
MSI Holdings, LLC  

   

SUMMARY OF PDP REQUESTs 
 
The applicant requests approval of a Planned 
Development Project (PDP) entitled “Cape 84 Acres” 
to develop a maximum of 336 units within three 
phases. The PDP requests Development Plan approval 
along with the approval of the following deviations: 
 
1) Deviation from LUDR, Section 3.1.2.A.3.b 
2) Deviation from LUDR, Section 3.16.4, 
3) Deviation from LUDR, Section 5.2.13.A,  
4) Deviation from LUDR, Section 5.2.13.C.1, 
5) Deviation from LUDR, Section 5.2.13.C.5, 
6) Deviation from EDS, G-5 Cross, and  
7) Deviation from EDS, Dead End Streets. 

 
     

 
STAFF RECOMMENDATION:    Approval 
 
 
 

  

Positive Aspects of 
Application: 

Site has frontage on a major arterial. Development is surrounded by single and 
multi-family homes. The PDP is a “redevelopment” of an old borrow pit site.  

 
Negative Aspects of 
Application: 

The PDP involves several deviations including deviations for reduction of 
landscaping requirements. 

Mitigating Factors: The PDP demonstrates unique design and the landscape deviations are offset by 
enhanced landscaping throughout other areas of the development.  
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SITE INFORMATION 

 
Location:                 North of Veterans Parkway West and west of Veterans Parkway and Surfside Boulevard 

intersection.  
 South of Royal Tee Golf and Country Club / West of Sandoval 
  
STRAP Number: 29-44-23-C4-00002.0000 

 
Site Area:  84.47 acres 
 
Site: Future Land Use Zoning 

Current: Multi-Family Residential (MF) Residential Multi-Family Low (RML) 
Proposed: N/A N/A 
 Surrounding Future Land Use Surrounding Zoning 
North: Lee County Lee County 
South: Mixed Use (MX) and Single-Family Residential (SF) Agricultural (A) and Single-Family 

Residential (R1) 
East: MF and SF RML and  
West: MX Agricultural (A) 
 
Urban Service  
Area: Transition 
 
City Water/Sewer: There are no connections to the site currently, however, the Sandoval residential subdivision – 

which is adjacent to the east – has utilities available.     
 
Access Road: The site has frontage on Veterans Memorial Parkway which is a principal arterial. Two driveway 

stub-outs are on the site. The applicant has indicated they will seek a third access from Veterans 
Parkway1.  

  
PROJECT REQUESTS 
 
The Cape 84 Acres PDP includes the five following requests for approval:  
 

1. Deviation from LUDR, Section 3.1.2.A.3.b 
2. Deviation from LUDR, Section 3.16.4, 
3. Deviation from LUDR, Section 5.2.13.A,  
4. Deviation from LUDR, Section 5.2.13.C.1, 
5. Deviation from LUDR, Section 5.2.13.C.5, 
6. Deviation from EDS, G-5 Cross,  
7. Deviation from EDS, Dead End Streets, and  
8. Development Plan Approval.  

 
 

                                                 
1 Veterans is maintained by Lee County Department of Transportation.  
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FINDINGS OF FACT 

 
The 84.47 site is in the southwestern quadrant of the City and was formerly a borrow pit that has ceased operations for 
several years. The site has frontage along Veterans Parkway West and is surrounded by two residential subdivisions2 to 
the north and east, an undeveloped site to the west3, and single-family homes to the south. The site has an irregular 
shape due to the frontage along Veterans Parkway. The site topography is similar to many former borrow pits with the 
majority of the site consisting of two large lakes where soil was dredged out. The site also has two driveway stubs from 
Veterans Parkway that will allow access at the time of development.   
 
The site’s original future land designation from the adoption of the 1989 Comprehensive Plan was Single-Family/Multi-
Family (SM)4. In 2007, the future land use designation was amended to Mixed Use Preserve (MUP) Type III, Class D. In 
2018, the future land use designation was amended to Multi-Family Residential (MF). The site has retained Agricultural 
(A) zoning since 1989, however the site was rezoned to Multi-Family Residential Low (RML) in 2019.  
 
PROJECT DESCRIPTION 
 
The applicant is seeking PDP approval for a multi-family development on 84 acres. The applicant has submitted a “PDP 
Master Plan” that includes 336 units to be developed in three phases. The PDP originally requested a rezone to the 
Multi-Family Residential (R-3) zoning district to allow for the multi-family units, however, the Land Development Code 
was adopted on August 5, 2019 that also included a rezone of the site to Multi-Family Residential Low (RML)5. The “PDP 
Master Plan” shows three access points along Veterans Parkway – a Lee County roadway. There are two existing road 
stub-outs at the north and south ends of the property, while the third proposed access is between the two existing 
access points. The multi-family units will be primarily be constructed around two large water bodies with some units 
being built into and over the water. Additionally, the PDP Master Plan shows an amenity site near the center of the 
development as well as floating gazebos that are built in the water.  
 
The multi-family units will either be one-story four or six-unit buildings. The applicant proposed to install sidewalks 
along the internal roads in front of the multi-family units. The development will also include landscaping on the interior 
of the development and perimeter landscape buffering, however, the applicant has applied for deviations to eliminate 
or minimize some of the required landscaping. The applicant has applied for other deviations regarding the seawall 
construction, and roadway design.  
 
The “PDP Master Plan” shows the development being constructed in three phases. Phase one will be near the 
southernmost entrance, near the Sandoval residential subdivision. The first phase will include 186 units and 432 
parking spaces. Phase two will be at the northernmost entrance, near the Cape Royal residential subdivision. The 
second phase will include 82 units and 275 parking spaces. The third phase will be in between the phase one and two 
entrances and will include 68 units and 157 parking spaces.  
 
ANALYSIS 
 
Deviation from LUDR, Section 3.16.4 
 
The applicant seeks a deviation from LUDR, Section 3.16.4 which states:  
                                                 
2 The subdivision to the north is within unincorporated Lee County.  
3 The site is also owned by the applicant.  
4 From the 1989 adoption of the Comprehensive Plan. 
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“All real property having frontage or direct and immediate access to frontage on any canal or other body 
of water located within or bordering the boundaries of the city, wherein the water is in any proportion 
saline or brackish, or the levels of which fluctuate by reason of tidal influences, shall be required to have 
constructed on it, at the owner’s expense, seawalls bulkheading the entire frontage exposed to contact 
with the water. Seawalls shall be structurally maintained at owner’s expense so as not to cause a nuisance 
or hazard to safety”.  

 
The applicant is requesting the deviation in order to not construct seawalls along the existing lakes. The applicant states 
they will slope the lake edges according to requirements set by the South Florida Water Management District 
(SFWMD). 
 
Analysis and Recommendation 
 
Deviations requested within a PDP are reviewed according to the standards set forth in LUDR, Section 4.2.4.K., which 
state the following: 
 
 “To provide design flexibility in developing land through the PDP process, deviations from the City of Cape 

Coral Land Use and Development Regulations which relate to standards of the zoning district of the site 
in question, including, but not limited to, area, dimensional, and other standards, may be approved in a 
PDP development order by the City Council provided that the PDP demonstrates unique and innovative 
design which would be enhanced by the approval of such deviation(s) and that the intent of such 
regulations to protect the health, safety, and welfare of the public would be served by the approval of the 
deviation.” 

 
As discussed previously, the applicant states in their letter of intent that the site is utilizing creative building techniques 
which include multi-family buildings extending over and into the lakes using a system of cantilevers and pilings. The 
applicant states that some buildings will only be connected to the land through boardwalks. The applicant states that a 
combination of lake slopes, bulkheads, and seawalls will be used where appropriate and necessary.  
 
Unique and Innovative Design 
 
LUDR, Section 4.2.4.K provides examples of what may constitute a unique and innovative design.  Such examples 
include dedication of open space for recreational use, the setting aside of land for conservation purposes or providing 
areas for public assembly. Planning staff finds that the applicant has demonstrated adequate justification for the 
deviation request as the applicant intends to utilize an innovative design that has not been used previously in Cape 
Coral. The large lakes on the site present a significant challenge for development unless the lakes are filled in, however, 
the applicant intends to use the lakes as a feature in the multi-family development. Staff acknowledges that seawalls 
around the entire perimeter of the lake could make the proposed design difficult if not impossible due to some of the 
multi-family units extending over the water.    
 
Health, Safety and Welfare of Public 
 
Planning staff finds that the applicant’s requested deviation does not have a specific negative impact on the health, 
safety or welfare of the public. Seawalls are important for waters that experience tidal influences in order to stabilize 
the shoreline and protect residences from experiencing foundational issues. The on-site lakes are considered brackish 
due to their proximity to Charlotte Harbor, but they are not free-flowing canal systems that experience many of the 
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tidal influences typically found in brackish canals. The Land Use and Development Regulations, as well as the newly 
adopted Land Development Code, allow for sloped seawalls on freshwater canals that do not experience tidal flow. 
Staff finds that the sloped shorelines built under the provisions of the South Florida Water Management District should 
ensure that the multi-family residences are stabilized adequately.  
 
Planning staff finds that the applicant’s request for a deviation from LUDR, Section 3.16.4 meets both criteria found in 
LUDR, Section 4.2.4.K and staff recommends approval. 
 
Deviation from LUDR, Section 5.2.13.A 
 
The applicant seeks a deviation from LUDR, Section 5.2.13.A which states: 
 

“Except in the South Cape Downtown District, all sites shall have at least one canopy tree for each 1,000 
square feet of gross land area, except that accent trees or palm trees may be substituted for a required 
canopy tree as indicated below”. 

 
The applicant states that according this section, the proposed development would be required to provide 3,690 trees 
throughout the project. The applicant also states that this requirement is difficult to meet because of the large lakes on 
the site which restrict the amount of developable land. The applicant’s landscape plan provides a total of 1,362 canopy. 
The landscape plan states that the number of trees provided is based upon the site having 1,361,677 sq. ft. of 
developable land.  
 
Analysis and Recommendation 
 
Deviations requested within a PDP are reviewed according to the standards set forth in LUDR, Section 4.2.4.K., which 
state the following: 
 
 “To provide design flexibility in developing land through the PDP process, deviations from the City of Cape 

Coral Land Use and Development Regulations which relate to standards of the zoning district of the site 
in question, including, but not limited to, area, dimensional, and other standards, may be approved in a 
PDP development order by the City Council provided that the PDP demonstrates unique and innovative 
design which would be enhanced by the approval of such deviation(s) and that the intent of such 
regulations to protect the health, safety, and welfare of the public would be served by the approval of the 
deviation.” 

 
As discussed previously, the applicant states in their letter of intent that the development will provide 1,362 canopy 
trees instead of 3,690 canopy trees.   
 
Unique and Innovative Design 
 
LUDR, Section 4.2.4.K provides examples of what may constitute a unique and innovative design.  Such examples 
include dedication of open space for recreational use, the setting aside of land for conservation purposes or providing 
areas for public assembly. Planning staff finds that the size of the lakes makes a large portion of the site undevelopable. 
Staff finds that providing one canopy tree per 1,000 sq. ft. of developable land is a unique design that provides 
landscaping in appropriate locations on the site. Most developments do not have canopy trees along or near the 
waterbodies due to several factors such as soil conditions and soil stabilization.  The provision of 1,362 canopy trees 
should provide adequate buffering and visual interest throughout the site.  
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Health, Safety and Welfare of Public 
 
Planning staff finds that the applicant’s requested deviation does not have a specific negative impact on the health, 
safety or welfare of the public. The requested will allow for a reduction of canopy trees but should provide enough 
canopy trees throughout the site’s developable area to allow for appropriate buffering and shading. The reduction of 
canopy trees should not have any negative affects on safety.  
 
Planning staff finds that the applicant’s request for a deviation from LUDR, Section 5.2.13.A meets both criteria found in 
LUDR, Section 4.2.4.K and staff recommends approval. 
 
Deviation from LUDR, Section 5.2.13.C.1 
 
The applicant seeks a deviation from LUDR, Section 5.2.13.C.1 which states: 
 

“To provide aesthetic relief between a building and off-street parking or vehicular use areas, all new 
development, except in the Industrial District and South Cape Downtown District, must provide 
foundation landscaped areas equal to 10% of the proposed building gross level floor area. These 
foundation landscaped areas must be located between the off-street parking area and the building, 
between public streets and the building, or between vehicular access ways and the building, or any 
combination thereof, with emphasis on the side(s) most visible to the public.” 

 
The applicant states multi-family buildings which are built over the water have no area for foundational plantings. The 
applicant states that foundational landscaping will be installed along the boardwalks and sidewalks that provide access 
to the multi-family units.  
 
Analysis and Recommendation 
 
Deviations requested within a PDP are reviewed according to the standards set forth in LUDR, Section 4.2.4.K., which 
state the following: 
 
 “To provide design flexibility in developing land through the PDP process, deviations from the City of Cape 

Coral Land Use and Development Regulations which relate to standards of the zoning district of the site 
in question, including, but not limited to, area, dimensional, and other standards, may be approved in a 
PDP development order by the City Council provided that the PDP demonstrates unique and innovative 
design which would be enhanced by the approval of such deviation(s) and that the intent of such 
regulations to protect the health, safety, and welfare of the public would be served by the approval of the 
deviation.” 

 
As discussed previously, the applicant states in their letter of intent that the foundational landscaping will be installed 
along boardwalks and sidewalks where room is available. The applicant’s landscape plan shows the same square 
footage of plantings as required by code but placed further from the multi-family units than the LUDR allows. Multi-
family buildings that are not built over the water will still meet the LUDR requirement regarding the location of 
foundational plantings.  
 
Unique and Innovative Design 
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LUDR, Section 4.2.4.K provides examples of what may constitute a unique and innovative design.  Such examples 
include dedication of open space for recreational use, the setting aside of land for conservation purposes or providing 
areas for public assembly. Planning staff finds that the applicant has demonstrated unique and innovative design 
through both the construction of the multi-family units over water and by proposing to install landscaping along the 
boardwalk area that provides access to the over water units. The landscaping along the boardwalk will achieve nearly 
the same affect as landscaping along the front of the building by providing visual interest and making the entry area 
more aesthetically pleasing. Furthermore, based upon the design of the over water units, there is no logical place for 
the foundational landscaping to be placed.   
 
Health, Safety and Welfare of Public 
 
Planning staff finds that the applicant’s requested deviation does not have a specific negative impact on the health, 
safety or welfare of the public. The requested will allow for a relocation of the foundational landscaping that is 
normally required along the front or sides of a building. Foundational landscaping is required to provide screening of 
buildings and to provide a more pleasing visual aesthetic. The relocation of the plantings should provide the same 
benefits and will not take away from health, safety or welfare.  
 
Planning staff finds that the applicant’s request for a deviation from LUDR, Section 5.2.13.C.1 meets both criteria found 
in LUDR, Section 4.2.4.K and staff recommends approval. 
 
Deviation from LUDR, Section 5.2.13.C.5 
 
The applicant seeks a deviation from LUDR, Section 5.2.13.C.5 which states that properties with a zoning of Multi-
Family Residential (R-3) that are developing adjacent to properties with Single-Family Residential (R-1B) zoning shall 
provide a Type “A” landscape buffer. 
 
The applicant is seeking to not install a Type “A” buffer along a portion of the eastern property line that is adjacent to 
the Sandoval and has a zoning of R-1B. There is approximately 1,311 feet of linear frontage along the eastern property 
that is adjacent to R-1B zoning. The applicant states that Type “A” buffer is not able to be installed along this property 
line because the lake system makes up the majority of the eastern property line frontage. The applicant proposes to 
plant 427 linear feet of a Type “A” buffer where there is land available to install the buffer.  
 
Analysis and Recommendation 
 
Deviations requested within a PDP are reviewed according to the standards set forth in LUDR, Section 4.2.4.K., which 
state the following: 
 
 “To provide design flexibility in developing land through the PDP process, deviations from the City of Cape 

Coral Land Use and Development Regulations which relate to standards of the zoning district of the site 
in question, including, but not limited to, area, dimensional, and other standards, may be approved in a 
PDP development order by the City Council provided that the PDP demonstrates unique and innovative 
design which would be enhanced by the approval of such deviation(s) and that the intent of such 
regulations to protect the health, safety, and welfare of the public would be served by the approval of the 
deviation.” 

 
As discussed previously, the applicant states in their letter of intent that a large portion of the eastern property line – 
where the Type “A” buffer is required – is comprised of lakes and there is no land available to plant the buffer. The 
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applicant’s landscape plan shows a Type “A” buffer for 427 feet along the eastern property line. The Type “A” buffer 
will be five feet wide and will include 17 canopy trees and 138 shrubs.  
 
Unique and Innovative Design 
 
LUDR, Section 4.2.4.K provides examples of what may constitute a unique and innovative design.  Such examples 
include dedication of open space for recreational use, the setting aside of land for conservation purposes or providing 
areas for public assembly. Planning staff finds that the applicant has demonstrated unique and innovative design 
through both the construction of the multi-family units over water and by proposing to install a Type “A” buffer where 
there is available land. The portion of the eastern property line that will not have the Type “A” buffer will consist of the 
on-site lakes which are adjacent to the Sandoval community.  
 
Health, Safety and Welfare of Public 
 
Planning staff finds that the applicant’s requested deviation does not have a specific negative impact on the health, 
safety or welfare of the public. The requested deviation will allow the applicant to place the Type “A” in an appropriate 
location where uplands are available on the eastern property line. The Type “A” buffer where installed should provide 
some moderate screening of the multi-family units from the nearby single-family homes. Staff also finds that most of 
the homes in the nearby Sandoval development will be adjacent to the large water bodies for several hundred feet. The 
shortening of the buffer should provide the same benefits and will not take away from health, safety or welfare.  
 
Planning staff finds that the applicant’s request for a deviation from LUDR, Section 5.2.13.C.1 meets both criteria found 
in LUDR, Section 4.2.4.K and staff recommends approval. 
 
Deviation from Engineering and Design Standards, Sheet G-5 (Cross Section) 
 
The applicant is requesting a deviation from the City Engineering and Design Standards (EDS), Sheet G-5 which is a cross 
section that determines standards for construction of local roads. The cross section requires local roads to be 60 feet 
wide along with four-foot shoulders and an eight-foot grass strip on the edge of the right of way. The applicant is 
requesting to install the following on the roads within the development: 
 

1. A 50-foot wide private access way, 
2. 11-foot lane widths abutting a 2’ Valley Curb, 
3. A 3-foot wide grass strip, and 
4. An eight-foot wide multi-use path on one side of the drive. 

 
The proposed roadway design is requested due to some of the narrow strips of land that are within the development. 
The applicant is adding the eight-foot wide to allow pedestrian and bicycle paths. The requested EDS Deviation has 
been reviewed by the City Site Development Division and the City Public Works Department. Both the Site 
Development Division and the Public Works Department have approved the EDS Deviation request.  
 
Deviation from Engineering and Design Standards, Sheet G-4 (Dead End Streets) 
 
The applicant is requesting a deviation from the City Engineering and Design Standards (EDS), Sheet G-4 which states 
that dead end cul-de-sac streets shall not exceed 400 feet in length. The applicant is requesting the deviation to allow 
for dead end cul-de-sac streets that are approximately 500 feet in length. The proposed roadway design is requested 
due to some of the narrow strips of land that are within the development.  
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The applicant states that multiple driveway connections that allow continuous vehicular connections are not possible. 
The applicant is providing two access points from Veterans Parkway and potentially a third access point that would 
allow for emergency vehicles to have 2-3 options for entrance into the development.  
 
The requested EDS Deviation has been reviewed by the City Site Development Division and the City Public Works 
Department. Both the Site Development Division and the Public Works Department have approved the EDS Deviation 
request. 
 
Comprehensive Plan 
 
Policy 1.15 – Multi-Family Residential (MF) 
 

Densities up to 25 units per acre are permitted in this future land use classification. For properties 
less than one acre in size, densities shall be calculated as a product of the size of the property divided 
by 43,560, multiplied by 25, rounded down. The development of multi-family projects in the Urban 
Services Reserve Area is also subject to the terms of Policies of 7.7 and 7.8, below 
 
The Residential Multi-Family Low (RML) District is designed to permit multi-family residential 
development. Single-family attached projects (three or more units only), single-family residences, 
and duplexes are also permitted in this zoning district. 
 
The Residential Multi-Family Medium (RMM) District is designed to permit higher-density multi-
family residential development. Lower-density, multi-family residential projects such as duplexes or 
single-family residences are not permitted in this zoning district. 

 
Staff Response: The development has a zoning of RML, which as stated, is compatible with the MF future land use 
designation. The development’s proposed density is approximately four dwelling units per acre, which is well under, the 
maximum density of 16 units per acre.  
 
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 ¼ 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. 
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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 ¼ 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. 

 
Staff Response: The development meets two of the four multi-family siting criteria. The development has frontage on 
Veterans Parkway, which is classified, as a principal arterial. The site is also adjacent to existing multi-family development 
to the east and represents a large site that exceeds the required size of three acres.  
 
General Standards and Requirements for PDPs 
 
This project was also evaluated for compliance with general standards and requirements found in LUDR, Section 4.2 that 
is provided below. 
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A. Environmental control standards:  The authorized representative reported the results of an environmental survey 
that was conducted May 25, 2018.  No state or federally protected species were reported nor sensitive lands 
were found.  The project complies with the four standards in LUDR, Section 5.4.  
 

B. Maintenance of improvements:  A landscape plan was submitted as part of the PDP application.  Full compliance 
with the City landscaping regulations will be verified when a site plan for the project is submitted.    
 

C. Consistency with Comprehensive Plan:  This project is consistent with several policies and goals in the 
Comprehensive Plan that are discussed in greater detail elsewhere in this report.   
 

D. Financial Responsibility:  This standard is not applicable as the owner will not be required to provide a statement 
of financial responsibility for this project.    
 

E. Dimensional requirements:  The project is compliant with dimensional requirements for the R-3 District.   
 

F. Maximum density:  This project does not exceed the maximum density of 16 units per acre. This standard is met. 
 

G. Minimum parcel size:  The R-3 district does not have a minimum size requirement, therefore, this standard is not 
applicable. 

 
H. Time limitation:  Substantial construction is required to commence within two years from the date of project 

approval or within one year fo the last permit approval for all appropriate regulatory bodies, whichever is less.   
 

I. Ownership requirements:  The property owners have signed the PDP application as required by the City.   
 

J. Special exceptions:  No special exception has been requested, therefore, this standard is not applicable. 
 

K. Deviations:  Seven deviations are requested.  The deviations have been justified adequately by the applicant,  
meet the deviation standards in the LUDR, and staff recommends approval.    
 

L. Underground Utilities:  This project will involve new construction and utilities will be placed underground.    
 
Economic Development Master Plan Analysis 
 
The amendment is directly supported by the City Economic Development Master Plan. The site proposes to develop new 
multi-family residential units at an appropriate location.  
 
Concurrency Review 
 
The project will meet concurrency requirements for solid waste, drainage, potable water, sewer, and transportation.  
Details are provided in Table 4.     
 
Table 2.  Information on Design Capacity, Usage, and Concurrency Status for Various Services. 
 

SERVICE FACILITY DESIGN 
CAPACITY 

USAGE STATUS 

Solid Waste 1,836 Tons 1,384 Tons Capacity exists 
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Drainage NA NA NA 
Potable Water 30.1 MGD6 9.4 MGD Capacity exists 
Sewer 28.4 MGD 12.8 MGD Capacity exists 
Roads 
Veterans Parkway 

 
Level of Service D 
Level of Service D 

 
14,500 AADT 
No data 
 

 
Capacity exists 
Capacity exists 
 

 
 
Public Notification 
 
This case will be publicly noticed as required by LUDR, Section 8.3.2.A and 8.3.4 as further described below. 
 
Publication:  A display ad will be prepared and sent to the News-Press announcing the intent of the petitioners as 
described within this report.  The ad will appear in the News-Press a minimum of 10 days prior to the public hearing 
scheduled before the Hearing Examiner.   
 
Written notice:  Property owners located within 500 feet from the property lines of the PDP will receive written 
notification of the scheduled public hearing. These letters will be mailed to the aforementioned parties a minimum of 10 
days prior to the public hearing scheduled before the Hearing Examiner.    
 
Posting of a Sign:  A large sign identifying the case and providing salient information will be posted on the property, as 
another means of providing notice of the request.   
 
 
RECOMMENDATION 
 
Staff finds that this PDP is consistent with the City LUDRs and Comprehensive Plan.  Staff supports all requests and 
recommends approval of the PDP. Further conditions or requirements may be in the Resolution that approves the PDP 
request.  
 
 
 
Staff Contact Information 
Chad Boyko, AICP, Principal Planner 
PH:  239-573-3162 
Email:  cboyko@capecoral.net 

                                                 
 
 

mailto:cboyko@capecoral.net
mailto:cboyko@capecoral.net


       

Department of Community Development 
Post Office Box 150027  Cape Coral, Florida 33915-0027 

1015 Cultural Park Blvd.  Cape Coral, Florida 33990 
Email: planningquestions@capecoral.net 

 

500’ NOTICE TO SURROUNDING PROPERTY OWNERS 
    

CASE NUMBER:  PDP18-0008 
 
REQUEST:  The applicant requests approval of a Planned Development Project (PDP) entitled “Cape 84 
Acres” to develop a maximum of 336 units within three phases. The PDP requests Development Plan 
approval along with the approval of several deviations. 
 
CAPE CORAL STAFF CONTACT:  Chad Boyko, Principal Planner, 239-573-3162, cboyko@capecoral.net 
 
PROPERTY OWNER(S):  MSI Holdings, LLC 
 
AUTHORIZED REPRESENTATIVE:  EnSite, Inc. 
 
UPCOMING PUBLIC HEARING: Notice is hereby given that the City of Cape Coral Hearing Examiner will hold 
a public hearing at 9:00 A.M. on January 7, 2020 on the above mentioned case. The public hearing will be held 
in the City of Cape Coral Council Chambers, 1015 Cultural Park Boulevard, Cape Coral, FL.  
 
All interested parties are invited to appear and be heard. All materials presented before the Hearing 
Examiner will become a permanent part of the record. The public hearing may be continued to a time and 
date certain by announcement at this public hearing without any further published notice. Copies of the 
staff report will be available 5 days prior to the hearing. The file can be reviewed at the Cape Coral 
Community Development Department, Planning Division, 1015 Cultural Park Blvd., Cape Coral, FL. 
 
DETAILED INFORMATION: The case report and colored maps for this application are available at the City of 
Cape Coral website, www.capecoral.net/publichearing (Click on ‘Public Hearing Information’, use the case 
number referenced above to access the information); or, at the Planning Division counter at City Hall, 
between the hours of 7:30 AM and 4:30 PM. The public hearing may be continued to a time and date certain 
by announcement at this public hearing without any further published notice. 
 
HOW TO CONTACT: Any person may appear at the public hearing and be heard, subject to proper rules of 
conduct.  You are allowed sufficient time to write or appear at the public hearing to voice your objections or 
approval.  Written comments filed with the Director will be entered into the record.  Please reference the 
case number above within your correspondence and mail to:  Department of Community Development, 
Planning Division, P.O. Box 150027, Cape Coral, FL 33915-0027.  The hearings may be continued from time to 
time as necessary. 
 
ADA PROVISIONS: In accordance with the Americans With Disabilities Act, persons needing a special 
accommodation to participate in this proceeding should contact the Human Resources Department 
whose office is located at Cape Coral City Hall, 1015 Cultural Park Boulevard, Cape Coral, Florida; 
telephone 1-239-574-0530 for assistance; if hearing impaired, telephone the Florida Relay Service 
Numbers, 1-800-955-8771 (TDD) or 1-800-955-8770 (v) for assistance. 
 
APPEALS: If a person decides to appeal any decision made by the Hearing Examiner with respect to any 
matter considered at such meeting or hearing, he or she will need a record of the proceedings, and that, 
for such purpose, he or she may need to ensure that a verbatim record of the proceedings is made, which 
record includes the testimony and evidence upon which the appeal is to be based. 

http://www.capecoral.net/publichearing
http://www.capecoral.net/publichearing


Classified Ad Receipt

(For Info Only - NOT A BILL)

Customer:

CAPE CORAL FL 33990

  USA

1015 CULTURAL PARK BLVDAddress: 

0003964015Ad No.: 
CITY OF CAPE CORAL_DEPT OF COM

$407.90Net Amt:

12/27/19Run Dates:
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Owner Name Mailing Addres Mailing City Mailing State Mailing Zip
HORSEMAN BROCK + LORRAINE 1366 CONCESSION 6 W BRANCHTON ON N0B 1L0 CANADA
MCCULLOUGH DENISE 6822 HIGHWAY 7 CAVAN MONAGHAN ON K9J 6Z9 CANADA
DEDERA RONALD J + SUSAN L 329A ROSETTA RD 5035 PARAPARAUMU RAUMATI BEACH NEW ZEALAND
ABDILL RYAN & TAMMY 2740 MIRACLE PKWY CAPE CORAL FL 33914
ANDERSON WALTER J & LINDA L/E 2624 SOMERVILLE LOOP #1908 CAPE CORAL FL 33991
ARROYO GILBERTO & ARROYO MANUELA SYLVIA 2724 MIRACLE PKWY CAPE CORAL FL 33914
BAAS KEVIN DANIEL 2665 BELLINGHAM CT CAPE CORAL FL 33991
BALL EARL MICHAEL II + DREGNE MARY BETH J/T 14953 STILLWATER DR NOVELTY OH 44072
BANICK GERARD J TR FOR BANICK TRUST 105 SW 58TH ST CAPE CORAL FL 33914
BARNHART BRIAN + HOLLY 2644 FAIRMONT COVE CT CAPE CORAL FL 33991
BARTUCCIO ELAYNE TR FOR BARTUCCIO FAMILY TRUST 2628 SOMERVILLE LOOP # 1802 CAPE CORAL FL 33991
BEACH LLOYD JOE & BETTE A 2640 SOMERVILLE LOOP #1501 CAPE CORAL FL 33991
BEALER RONALD G & DOROTHY L 3832 BELLVIEW RD SCHNECKSVILLE PA 18078
BEDDALL PATRICIA M TR FOR PATRICIA M BEDDALL TRUST 2640 SOMERVILLE LOOP # 1505 CAPE CORAL FL 33991
BEHRLE JAY H & HUTCHISON LIESE L 2644 SOMERVILLE LOOP #1405 CAPE CORAL FL 33991
BERNIER RICHARD 368 ROODE RD GRISWOLD CT 06351
BIEBERICH DENNIS A TR FOR DENNIS A BIEBERICH REVOCABLE TRUST 1/2 
+ BIEBERICH MELANIE S TR FOR MELANIE S BIEBERICH REVOCABLE TRUST 1/2 T/C 4704 W 500 N DECATUR IN 46733
BLANCHETTE PHILIP V & BLANCHETTE DONNA M 2623 SOMERVILLE LOOP #506 CAPE CORAL FL 33991
BOSUM DANA S TR FOR BOSUM TRUST 2640 SOMERVILLE LOOP # 1507 CAPE CORAL FL 33991
BOYER RYAN M + STEPHANIE F 2677 BELLINGHAM CT CAPE CORAL FL 33991
BREADMORE JOHN + RACZYNSKI PATRICIA J J/T 2708 WINDWOOD CT CAPE CORAL FL 33991
BROWN GLORIA 2628 SOMERVILLE LOOP APT 1805 CAPE CORAL FL 33991
BURGESS JANET L 2632 SOMERVILLE LOOP #1702 CAPE CORAL FL 33991
BURTON D SHAPIRO 2018 REVOCABL MELINDA S TANZMAN 2018 REVOCABLE TRUST PO BOX 207 STEPHENTOWN NY 12168
CALAMELA NICHOLAS N + CALAMELA DANIELLE E 2619 WINDWOOD PL CAPE CORAL FL 33991
CAULEY DENNIS M + SHERRY A + MILESKI GARY + CAULEY-MILESKI KIMBERLY H/W J/T 166 GREENBELT PKWY HOLBROOK NY 11741
CERBERUS SFR HOLDINGS II L P 1850 PARKWAY PL STE 900 MARIETTA GA 30067
CIGANEK DAVID J + KATHERYN L 2660 BELLINGHAM CT CAPE CORAL FL 33991
CLARK LYNN 245 RED OAK DR AMHERST NY 14221
COLSON JOAN TR FOR JOAN COLSON TRUST 2623 SOMERVILLE LOOP #507 CAPE CORAL FL 33991
COOK GARY L + CATHERINE A 5765 STRAWBERRY CIR COMMERCE TOWNSHIP MI 48382
DALESSANDRO JOSEPH JR + DALESSANDRO NELLIE L T/C 218 W ARCTIC AVE MINOTOLA NJ 08341
DARMANIN ARTHUR 4965 SEVILLE CT CAPE CORAL FL 33904
DELAPLANE JESSICA A 2640 SOMERVILLE LOOP APT 1502 CAPE CORAL FL 33991
DEXTER ROBERT W & GWEN C 2807 SW 25TH ST CAPE CORAL FL 33914
DOSTIE LOIS J TR FOR LOIS J DOSTIE TRUST 2636 SOMERVILLE LOOP #1606 CAPE CORAL FL 33991
DOWNEY WILLIAM C + MELISSA M 2647 FAIRMONT COVE CT CAPE CORAL FL 33991
DUBOIS GAIL TR FOR GAIL DUBOIS TRUST 2628 SOMERVILLE LOOP #1806 CAPE CORAL FL 33991
DURICHEN THOMAS E 2627 SOMERVILLE LOOP # 605 CAPE CORAL FL 33991
FAULKNER BRIAN M & PENNY 2685 BELLINGHAM CT CAPE CORAL FL 33991
FELTMAN JOHN + CARRIE 2802 MIRACLE PKWY CAPE CORAL FL 33914
FETTE THOMAS P TR FOR THOMAS P + VIRGINIA W FETTE TRUST 26499 HIGGINS WAY FLAT ROCK MI 48134
FITZGIBBONS MICHAEL S SR 103 BROAD MEADOW AVE EXTON PA 19341
FLEET HOMES INC 16411 OAKVIEW CIR ALVA FL 33920
FLORIDA ESTATE LLC PO BOX 100773 CAPE CORAL FL 33910
FOCA VIRGINIA TALARICO ANNA MARIE J/T 2631 SOMERVILLE LOOP # 708 CAPE CORAL FL 33991
FORD KENNETH & JILL L 2664 SUNVALE CT CAPE CORAL FL 33991
GALBRAITH GEORGETTE REILLY 2631 SOMERVILLE LOOP # 706 CAPE CORAL FL 33991
GLASSBURN VERNON T + ANNELLA 2627 SOMERVILLE LOOP #606 CAPE CORAL FL 33991
GOSSIC EDWARD + KATRINA 2671 BELLINGHAM CT CAPE CORAL FL 33991
GRANT ROSE TR FOR ROSE GRANT LIVING TRUST 2725 SW 25TH ST CAPE CORAL FL 33914



GRAZIANO PAUL + AMIE 741 DEL PRADO BLVD N CAPE CORAL FL 33909
HALL LINDA SUSAN 2632 SOMERVILLE LOOP #1701 CAPE CORAL FL 33991
HANKE ERIC + LORRAINE 197 S 7TH ST LINDENHURST NY 11757
HUISINGH ROBERT & HUISINGH DEBORAH SUSAN 2627 SOMERVILLE LOOP #607 CAPE CORAL FL 33991
IRIZARRY SARA 2720 MIRACLE PKWY CAPE CORAL FL 33914
JIANG JUN + TANG YAN FANG H/W 2681 BELLINGHAM CT CAPE CORAL FL 33991
JIMENEZ RICHARD + ELIZABETH 136 BEACON LN EATONTOWN NJ 07724
JOHNSON DANIEL J & NOREEN F 2627 SOMERVILLE LOOP # 603 CAPE CORAL FL 33991
JOHNSON KATHLEEN A 2644 SOMERVILLE LOOP # 1401 CAPE CORAL FL 33991
JUDGE ROBERT TR + JUDGE LOUISE TR FOR FOREST GROVE FARMS TRUST 1582 S 300 E DECATUR IN 46733
KARNIS JOHN A + BERNICE 8580 VERREE RD APT 440 PHILADELPHIA PA 19111
KINKADE MICHAEL C + JODIE R 2669 BELLINGHAM CT CAPE CORAL FL 33991
KLEPSCH CHARLES L/E 2708 MIRACLE PKWY CAPE CORAL FL 33914
KREMER WAYNE A & SHAWNA M 2672 BELLINGHAM CT CAPE CORAL FL 33991
KUCERA ROBERT D & TINA M 2624 SOMERVILLE LOOP #1906 CAPE CORAL FL 33991
KUKUY ONIKO + KUKUY LYUDVYK T/C 2640 SOMERVILLE LOOP #1503 CAPE CORAL FL 33991
LAVENDER MICHAEL 2713 SW 25TH ST CAPE CORAL FL 33914
LEATHERWOOD MARK 184 W MAIN ST ASHVILLE OH 43103
LIPOCZKY JOHN 164 ORCHARD RD SKILLMAN NJ 08558
LOBIANCO JOHN JR & KAREN P 2636 SOMERVILLE LOOP #1601 CAPE CORAL FL 33991
LOWE SHERRY LYNN 2632 SOMERVILLE LOOP #1708 CAPE CORAL FL 33991
LOWERY REBECCA TR FOR LOWERY FAMILY REVOCABLE TRUST 2636 SOMERVILLE LOOP # 1605 CAPE CORAL FL 33991
MARZULLO FRANK C + RUTHIE A 2634 MALAITA CT CAPE CORAL FL 33991
MCGINNIS DIANE D TR FOR DIANE D MCGINNIS REV LIVING TRUST 5300 W MUSTANG RD CEDAR RAPIDS IA 52411
MEDERNACH DAVID & ELIZABETH 10 BOULDER LN ALBURTIS PA 18011
MEYER GARY + JOAN 2736 MIRACLE PKWY CAPE CORAL FL 33914
MOLDAWSKY MARY JANE 2624 SOMERVILLE LOOP #1907 CAPE CORAL FL 33991
MSI HOLDINGS LLC PO BOX 6684 PROVIDENCE RI 02940
MULHOLLAND MARY JANE + MULHOLLAND SUZANNE + PIERCE DONALD J/T 44 WESTERN AVE LYNN MA 01904
MULLER DOROTHY + MULLER DANIEL P J/T 2624 SOMERVILLE LOOP # 1903 CAPE CORAL FL 33991
NICKERSON LESLIE J 2640 SOMERVILLE LOOP # 1508 CAPE CORAL FL 33991
ODELL GLENN + JANINE R 2631 SOMERVILLE LOOP APT 705 CAPE CORAL FL 33991
OPHELAN MARY LOU L/E 2631 SOMERVILLE LOOP # 704 CAPE CORAL FL 33991
ORO JORGE C 2811 SW 25TH ST CAPE CORAL FL 33914
OSHEA JAMES V + ELVIRA C TR FOR JAMES V + ELVIRA C OSHEA TRUST 12145 PRAIRIE ST LEMONT IL 60439
OVERHOLT JAMES E + SHARON 15742 HARGRAY NOBLESVILLE IN 46062
PACHICK RAYMOND T SR + MARY A 2628 SOMERVILLE LOOP #1808 CAPE CORAL FL 33991
PATCHELL VICTORIA A 2640 SOMERVILLE LOOP #1506 CAPE CORAL FL 33991
PERFETTI MICHAEL C + JUDITH TR FOR PERFETTI FAMILY 2011 TRUST 4420 WILLIAMS PL OAK LAWN IL 60453
POGGI PATRICIA 2623 SOMERVILLE LOOP #504 CAPE CORAL FL 33991
PRIMROSE LYLE ROGER TR PRIMROSE NANCY SUE TR FOR LYLE R + NANCY SUE PRIMROSE TRUST 2120 LINMAR DR NE CEDAR RAPIDS IA 52402
PULISCIANO BRIAN A + PATRICIA 2660 SUNVALE CT CAPE CORAL FL 33991
RAMOS JACQUELINE 2636 SOMERVILLE LOOP #1607 CAPE CORAL FL 33991
RAMS DANIEL J + KERI A 2692 BELLINGHAM CT CAPE CORAL FL 33991
REILAND HARALD WILHELM + RITA 2628 SOMERVILLE LOOP #1801 CAPE CORAL FL 33991
RIEDER RUSSELL MICHAEL & RIEDER RENEE JOYCE 2664 BELLINGHAM CT CAPE CORAL FL 33991
ROOZRORKH BAHRAM + ROOZRORKH SOHREH 4307 DEL PRADO BLVD S # 3 CAPE CORAL FL 33904
SALERNO ROBERT + TRACEY 2688 BELLINGHAM CT CAPE CORAL FL 33991
SAND JAMES + CAROL 2624 SOMERVILLE LOOP APT 1901 CAPE CORAL FL 33991
SANDOVAL COMMUNITY ASSN INC 2573 SANDOVAL PKWY CAPE CORAL FL 33991
SCOTT PATRICIA 2636 SOMERVILLE LOOP #1603 CAPE CORAL FL 33991
SEBASTIAN RICK & VALERIE 2659 SUNVALE CT CAPE CORAL FL 33991
SERAFIN EDWARD W + PO BOX 29 LINCOLN DE 19960



SICILIANO THERESE TR 2632 SOMERVILLE LOOP # 1707 CAPE CORAL FL 33991
SMITH DYANNE M 2644 SOMERVILLE LOOP #1408 CAPE CORAL FL 33991
SOMERVILLE AT SANDOVAL RECREATION ASSN INC PO BOX 1848 FORT MYERS FL 33902
SOMERVILLE AT SANDOVAL SEC I CONDO ASSN PO BOX 1848 FORT MYERS FL 33902
STIDWILL JAMES F & LUCILLE 2632 SOMERVILLE LOOP #1706 CAPE CORAL FL 33991
SZKLARSKI TERRY C + LORI D 2624 SOMERVILLE LOOP APT 1902 CAPE CORAL FL 33991
TANG DAVID + BEATRICE 23 PUBINS LN NEW HYDE PARK NY 11040
TANSEY BRIAN M + NICOLE E 2716 WINDWOOD CT CAPE CORAL FL 33991
TAYLOR SHARON S & STANLEY E 2801 SW 25TH ST CAPE CORAL FL 33914
TICHY MICHAEL E & EMILY J 2640 FAIRMONT COVE CT CAPE CORAL FL 33991
TOMMINELLI HELEN J TR FOR HELEN J TOMMINELLI TRUST 2631 SOMERVILLE LOOP #707 CAPE CORAL FL 33991
TUBB WILLIAM + MARTHA 2680 BELLINGHAM CT CAPE CORAL FL 33991
TURRANSKY ELIOT J + DONNA M 4 DARRELL DR RANDOLPH MA 02368
UNITED PROPERTIES LLC 2397 BAINBRIDGE BLVD WEST CHICAGO IL 60185
VAN HORN TRENT L + RENE L 2716 MIRACLE PKWY CAPE CORAL FL 33914
VANDERKLOK WILLIAM M 2517 SW 23RD PL CAPE CORAL FL 33914
VAVRA ROBERT + BARBARA 2623 SOMERVILLE LOOP APT 508 CAPE CORAL FL 33991
VELEZ JENIFER V 2814 MIRACLE PKWY CAPE CORAL FL 33914
VILBRANDT SUSAN M + LANIER WILLIAM H I 2628 SOMERVILLE LOOP #1804 CAPE CORAL FL 33991
WEI XINGCUN + LU XIAOJIE H/W 2906 SE 22ND AVE CAPE CORAL FL 33904
WILSON JOHN S + LISA J 2712 WINDWOOD CT CAPE CORAL FL 33991
WITTWER ROBERT E & ELLEN L 2636 FAIRMONT COVE CT CAPE CORAL FL 33991
YACOVELLI MICHAEL + KAREN 2623 SOMERVILLE LOOP #502 CAPE CORAL FL 33991
YAW QUINCY L + LASHANDA L 1485 EGRET RD HOMESTEAD FL 33035
YEATES CRAIG + ANNE 2377 CATTLEMAN DR NEW LENOX IL 60451
ZELT DAVID D + BRENDA S TR FOR BRENDA S ZELT TRUST 2627 SOMERVILLE LOOP APT 604 CAPE CORAL FL 33991
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