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Executive Summary  
Because  the  future  land  use  map  of  the  Comprehensive  Plan  guides  development,  the 
percentages  of  lands  within  various  categories  of  future  land  use  map  classification  is 
noteworthy, provided below: 

 
Approximately 23҈ ƻŦ /ŀǇŜ /ƻǊŀƭΩǎ ƭŀƴŘǎ ŀǊŜ ŎƭŀǎǎƛŦƛŜŘ ŀǎ hǇŜƴ 
Space, Parks and Recreation Facilities, Preserves, or Public Facilities. 
The largest group of future land use categories is Residential (Single 
Family, Multi-Family, and Single Family/Multi-Family by PDP), 
totaling ±57% of the land area. Mixed- use categories (Commercial 
Activity Center, Downtown Mixed, Flexible Development Overlay 
District, Mixed Use, Mixed Use Preserve, and the Pine Island Road 
District) comprise ± 14% of the land area. Approximately 4% of the 
land area is within the Commercial/Industrial category 
(Commercial/Professional and Light Industrial). Just over 2% of the 
City lacks a City future land use classification; most of these 
properties lie far to the north, and are awaiting designation. 

 
 
           Quick Fact! 
The Residential Build- out 
Analysis shows a capacity 
of 171,495 (low 
projection) to 210,987 
(theoretical maximum   
projection) dwelling  
units. 
 

The Build-Out Analysis identifies a land capacity ranging from 89,629 to 129,121 additional residential 
dwelling units that could be built. Adding these estimates to the 81,866 units that existed as of September 
2015 brings the potential residential build-out to 171,495 to 210,987 dwelling units. On the non-residential 
side, there is a potential for 49.8 million (M) to 350.8 M square feet of additional non-residential gross 
floor area to be built. Adding these estimates to the existing 21.6 M square feet of non-residential gross 
floor area brings the potential non-residential floor area at build-out to 71.4 M to 372.4 M square feet. 
Details on the data and methodology used by staff to arrive at these forecasts are explained further in this 
report. The maximum projections are provided for theoretical purposes and should not be regarded as 
yields that could be achieved on a citywide basis. The low projections provided within this report are the 

 

                        Quick Fact! 
 

The Edison Mall in Ft. Myers has 1.05 
million square feet of retail floor area. 
 
In comparison, the Coralwood Center in 
Cape Coral has approximately 390,660 
square feet of floor area, including the unit 
formerly known as Sears/K-mart. 

anticipated yields, based on historical data and trends. 
Even lower yields than these could be realized if 
development trends decline   or   if   unimproved   lands   
continue   to   lie dormant or are reclassified to another 
land use. The existing and projected yields for each future 
land use classification are provided in Table 1. 
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Figure 1 Future Land Use Groups (note: does not include non-City FLU properties (2% of City)) 
 
 
 
 
 
 

 

 

 

 

 

 

   
 
 
 

 
 

Figure 2 Coralwood Center (f.k.a. Coralwood Mall) 
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Table 1 - Existing and Projected Dwelling Units and Non-Residential Floor Area 
 
 
 
 
 
 
 
 
 
 
Future Land Use 

 

 
 
 
 
 
 
 

FLU 

Code 

 
 
 
 
 

 
Existing 

Dwelling 

Units 2015*  

 
 

Projected Dwelling Units 

at Build-out 

  

 
 
Existing Non- 

Residential 

Floor Area 

2015* 

(Million Sq 

Ft) 

 
 
Projected Non-Residential 

Floor Area at Build-out 

(Million Sq Ft) 

 

Low High 
  

Low High 

Commercial Activity 

Center 
 

CAC 
 
490  

 
644 

 
5,839 

  
0.0 

 
10.6 

 
115.3 

Commercial/  

Professional**  
 

CP 
 
899 

 
0 

 
31 

  
5.8 

 
17.9 

 
78.0 

Downtown Mixed DM 675 2,840 11,146  2.4 3.1 27.6 

Highway Commercial HC 0 0 0  0.0 0.0 0.1 

Light Industrial I 0 0 0  2.1 2.2 13.2 

Low Density Residential 

I 
 

LDRI 
 
0 

 
21 

 
21 

  
0.0 

 
0.0 

 
0.0 

Low Density Residential 

II 
 

LDRII 
 
24 

 
91 

 
249 

  
0.0 

 
0.0 

 
0.0 

Multiple Family 

Residential 
 

MF 
 
11,264 
 

 
21,340 

 
30,070 

  
0.0 

 
0.0 

 
0.0 

Mixed Use Preserve (All 

Types and Classes) 
 

MUP 
 
0 

 
0 

 
1,133 

  
0.0 

 
9.3 

 
13.0 

Mixed Use MX 2,379 5,119 7,845  0.8 3.4 9.9 

Natural Resources/ 

Preservation 
 

PR 
 
0 

 
0 

 
0 

 
0.0 

 
0.0 

 
0.0 

Not Available NA 0 0 0 0.0 0.0 0.0 

Open Space OS 0 0 0 0.0 0.0 0.0 

Public Facilities PF 16 0 0  4.5 5.5 55.4 

Pine Island Road District PIRD 1,010 3,720 5,030  6.0 19.1 59.7 

 
Single Family Residential 

 
SF 

 
48,540 

 
64,424 

 
71,329 

  
0.0 

 
0.0 

 
0.0 

Single Family and Multi- 

Family by PDP 
 

SM 
 
16,589 

 
71,591 

 
76,589 

  
0.0 

 
0.0 

 
0.0 

 
Sub-Districts (all)** *  

Sub- 

Districts 
 
0 

 
1,705 

 
1,705 

  
0.0 

 
0.3 

 
0.3 

Totals 81,866 

 

171,495 210,987  21.6 71.4 372.4 

* Existing Use October, 2015 

** Includes Flexible Development Overlay District 

** *  Sub-Districts are overlays to future land use classifications within which special regulations apply 
 

 
 

The future population can be projected by applying the 2010 Census rates of household size (2.54 persons 
per dwelling unit) and a moderate vacancy level (10%) to the dwelling unit projection. Although the variables 
of household size and vacancy level may change in the future, it has held relatively constant over recent 
years. The low permanent population projection  based  on  the  low  dwelling  unit  projection  is  392,000±,  
while  the  theoretical  maximum projection is 482,000±. This would be an increase of 154% or 212%, 
respectively, compared to the 2010 population of 154,305. 
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Figure 3 - Dwelling Units by Future Land Use Classification 

 
The non-residential floor area projected yield increases are proportionally greater than the projected 
residential increases. The low projection and theoretical maximum projection would be 231% and 1,624% 
increases, respectively, over existing inventories. 
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Int roducti on 
 

This report contains an inventory of existing residential 
and non-residential development with an analysis of the 
build-out potential of the City of Cape Coral. The report 
includes low and maximum projections of the number 
of residential households, referred to as dwelling units. 
Because non-residential units vary dramatically in size, 
the quantity of non-residential units is not as meaningful 
as the total building space, expressed as floor area. 

 
 
 
 
 

                    Quick Fact! 
      17% of Cape CƻǊŀƭΩǎ land 
      area is classified as Natural 
      Resources/Preservation.               

 
The Comprehensive Plan provides limitations for maximum residential densities, expressed in dwelling 
units per acre. Cape /ƻǊŀƭΩǎ most abundant future land use classification is Single Family 
Residential, which has a maximum of 4.4 dwelling units per acre. Multi-family development is typically 
significantly higher. For example, Concordia at Cape Coral is a multi- family development with 11.6 
dwelling units per acre. In other more urbanized cities, multi- family densities of 50 to 100 dwelling 
units per acre are not uncommon. Although high-rise development is typically associated with high 
density, low-rise and mid-rise development can also have relatively high densities. 

 

 
 

This report does not provide discussion on the 
pros and cons of relative density. The 
advantages and disadvantages of low and 
high densities is the subject of much planning 
literature. Density of development is one of 
the key tools a local government can use to 
control development. 
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Examples of development at various densities are illustrated below: 

 

 
Figure 4 - Single Family: ± 4.4 DU per Acre (Cape Coral), Source: http:// leepa.org/  

 

 

 

Figure 5 - Duplex: ± 8.8 DU/acre (Cape Coral), Source: http:// leepa.org/  

http://leepa.org/
http://leepa.org/
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Figure 6 Multi -Family: ± 11.6 DU/acre (Concordia of Cape Coral) 

 

 

 
Figure 7 Multi -Family: ± 45 DU Acre (Beau Rivage-Fort Myers) 
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Figure 8 Multi -Family: ± 63 DU per Acre (St Tropez & Riviera - Ft. Myers) 

 

 
 

The equivalent limitations for non-residential development 
are established by maximum intensities, expressed as 
floor area ratios (FARs)--not as densities. The FAR is the 
total square feet of a building divided by the total square 
feet of the site on which the building is located. In Cape 
Coral, the FAR excludes the area of parking garages and 
residential dwelling units; however, some other 
communities treat this differently. 

 

 

Figure 9 Floor Area Ratio Diagrams (Source: American Planning 
Association, A Planners Dictionary, 2004) 

Floor Area Ratio (FAR) Explained 

 
Floor Area Ratio (FAR) is the building 
floor area, divided by the land area of 
the site. Buildings of varying numbers 
of stories can have the same FAR, 
because the FAR is a measure of the 
total floor area of a building, not just 
the building's footprint. 

 
Higher FARs indicate a more urban 
development style. Although higher 
FARs may contribute to problems such 
as traffic congestion, they are typical 
of pedestrian friendly communities 
where m a s s t r a n s i t  
f u n c t i o n s w e l l . Low FARs are 
indicative of suburban communities 
where circulation is highly dependent 
on the private automobile. 

 
While the average existing FAR of 
commercial development in Cape 
Coral is 0.23, it is not uncommon to 
have FARs of 20 or more in business 
districts of large cities. 
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Examples of developments with various densities are illustrated below: 
 
 
 

 
Figure 10: ±14,176 Squ. Ft.; FAR: ±0.17 (Walgreens, Cape Coral), Source: http:/ / leepa.org/  

 
 
 
 

 

 
Figure 11: ±101,205 Squ. Ft.; FAR: ±0.20 (City Hall, Cape Coral), Source: http:// leepa.org/  

http://leepa.org/
http://leepa.org/
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Figure 12: ±138,134 Squ. Ft.; FAR: ±0.24 (Lowes, Cape Coral), Source: http:// leepa.org/  

http://leepa.org/
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Figure 13: ±200,200 Squ. Ft.; FAR: ±0.26 (Publix and 4 Units---MidPoint Center, Cape Coral) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 14: ±92,377 Squ. Ft.; FAR: ±1.25 (Lee County Public Works, Ft. Myers), Source: http:// leepa.org/  


