


 

COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

Port Charlotte, FL 33948 
Phone: 941.764.1589 | Fax: 941.764-4108 

 

DATE: December 22, 2015 
 
TO:  Honorable Board of County Commissioners 
 Planning and Zoning Board 
 
FROM: Claire Jubb 
 Community Development Department Director 
 
RE: A Large Scale Plan Amendment Petition Number PA-15-10-14-LS: 

Revisions to Future Land Use (FLU) Policy 1.2.7 (The old number is FLU Policy 
1.2.6): Transfer of Density Units (TDU) Program Intent, FLU Policy 1.2.8 (The old 
number is FLU Policy 1.2.7: TDU Applicability): TDU Program, FLU Policy 1.2.9 
(The old number is FLU Policy 1.2.8): TDU Sending Zones, FLU Policy 1.2.10: 
TDU Receiving Zones, FLU Policy 1.2.11: Prohibited Receiving Zones, FLU 
Policy 1.2.14: TDU Waivers, and FLU Policy 1.2.15: Revitalizing Neighborhood 
Incentive Density; and delete old FLU Policy 1.2.9: Restrictions on Sending 
Zones (Part II.2) 

  

 
Staff Recommendation 

Approve transmittal of Petition No. PA-15-10-14-LS to the Department of Economic Opportunity 
(DEO) for review and comment, based on the findings and analysis in the Comprehensive Planning 
Division staff memorandum dated December 22, 2015 and any evidence presented at the public hearing.  
 
The Planning and Zoning Board Proposed Recommendation 

Motion to forward application No. PA-15-10-14-LS to the Board of County Commissioners with a 
recommendation of Approval/Denial of transmittal of PA-15-10-14-LS to the Department of Economic 
Opportunity (DEO) for review and comment, based on the findings and analysis in the Comprehensive 
Planning staff memorandum dated December 22, 2015, and the evidence presented at the public 
hearing. 
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Data and Analysis 

1. History of Transfer Density Units (TDU) Program  
 
The original Transfer of Development Rights (TDR) ordinance (see Attachment 1: Transfer of 

Development Rights, Ordinance Number 94-37) was adopted in 1994 to be consistent with the 1988 
Comprehensive Plan policies that called for the preservation of natural, historical, archeological and 
cultural resources.    The 1988 Comprehensive Plan did not contain policies that specifically established 
or required a TDR program, but the ordinance was adopted to implement preservation of these 
resources. The ordinance allowed residential development rights to be severed from properties 
containing natural, historical, archeological and cultural resources and transferred to properties more 
suitable for development. 

 
Policies addressing the transfer of development rights were first added to the 1997-2010 

Comprehensive Plan to address the platted lots issue. In 2004, the TDR ordinance was replaced by a 
Transfer Density Units (TDU) ordinance (see Attachment 2: Article XX, Transfer of Density Units, 
Ordinance Number 04-067). In addition to protecting ecologically valuable, historic and archeological 
resources as the TDR ordinance did, the TDU ordinance also directed growth away from areas less 
suited for development toward areas better suited for development, protected agricultural lands, 
promoted creative and compact development, attempted to reduce substandard lots, and allowed excess 
density to be transferred from property that was “vacant” and had “an approved residential development 
plan”.  

 
The TDU ordinance was revised in 2007. There were many changes to the ordinance, but only a 

few major changes. The purpose of these revisions were to make the ordinance understandable, make 
the TDU process fair to all involved, and re-establish the intent of the ordinance, to “move development 
from areas less suited for development to areas more suited for development.” One of the major changes 
was to amend the requirement pertaining to excess density as follows: “the proposed SZ (Sending Zone) 
is located in the Infill area of the USA (Urban Service Area) and the property owner has obtained a 
building permit to develop a residential use at a density below the Base Density, or a school, house of 
worship, park, cemetery or mausoleum.  This density may only be transferred to an RZ (Receiving Zone) 
in the Infill Area of the USA”. 

 
Since 1994, the TDU program has been implemented by the adopted TDR and TDU ordinances, 

the table attached to this staff report is the summary of the TDU program since it was established in 
1994. The 2007 version TDU ordinance (see Attachment 3: Article XX. Transfer of Density Units, 
Ordinance Number 2007-083) is consistent with the 1997-2010 Comprehensive Plan.  

 
The 2050 Comprehensive Plan, which was adopted in 2010 and took effect in June 2011, 

included 10 policies specifically related to the TDU program.  These policies addressed the intent of the 
TDU program, criteria for the TDU Sending and Receiving zones, possible TDU bonus programs, TDU 
waivers, and a program for providing incentive density for revitalizing neighborhoods.  In addition, Infill 
Area and Suburban Area of the Urban Service Area, established in 1997-2010 Comprehensive Plan, 
were replaced with different neighborhoods, economic districts and centers.  The adopted plan policies 
are more restrictive than the adopted TDU ordinance, which has been successfully implemented since 
1994. During the implementation of the 2050 Comprehensive Plan, staff also discovered that some of the 
new policies do not truly reflect the overall vision and intent which were established in the 2050 
Comprehensive Plan; for example, the ability to transfer the excess density, which was established to 
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“move development from areas less suited for development to areas more suited for development,” was 
excluded from FLU Policy 1.2.8: TDU Sending Zones. There have been at least two Sending Zones that 
have severed excess density. 

Petitioner Sending Zone 
Criteria 

Certificate 
No. 

Adopted 
Resolution 

No. 

Date of 
County 

Approval 

Number of 
Units of 
Density 

Approved 

Number of 
Units of 
Density 

Retained on 
Sending Zone 

LO Land Assets, 
LP 

Excess Density CSZ-016 2006-078 May 23, 2006 795 705 

The Hammocks 
Cape Haze, LLC 

Excess Density CSZ--036 2007-067 April 24, 2007 227 234 

 
It is staff’s professional opinion that TDU related policies must be revised in order to truly 

implement the vision of the Comprehensive Plan as a whole and reflect the successful TDU program. 
Following this revision to the Comprehensive Plan, staff intends to review and revise where needed the 
existing TDU Ordinance to ensure consistency. For example, the existing TDU ordinance still references 
the Infill and Suburban Areas which was removed from the County’s Comprehensive Plan. 
 

2. Overall Proposed Revisions 
The existing TDU ordinance outlines the intent, applicability, definitions, and criteria for sending 

and receiving zones, as well as related procedures for transferring density.  The proposed revisions to the 
TDU-related policies (set forth in the Future Land Use Element of the Comprehensive Plan) retain the 
intent, applicability and criteria, but eliminate the implementing regulations, which are already located in 
the TDU Ordinance and have been successfully implemented since 2007. Specifically, the intent of the 
TDU program, the TDU Sending and Receiving zones related to different neighborhoods established in 
the Comprehensive Plan, and the requirement of Rural Receiving Zones are all retained in the Future 
Land Use (FLU) Element of the Comprehensive Plan. Staff also revised TDU-related policies in the FLU 
Element to be consistent with the existing TDU Ordinance. Additionally, the proposed revisions to the 
TDU-related Policies will not result in increased density on Barrier Islands, because density cannot be 
transferred to the barrier islands from the mainland. To illustrate, the existing TDU Ordinance, Sec. 3-9-
430. Requirements (b) Receiving Zone (1)(iv)A,  specifically restricts density units from being transferred 
from: 

 a Category I Hurricane Storm Surge zone into a Tropical Storm Surge zone; 
 an AE flood zone into a VE flood zone; or 
 a less to a more restrictive flood zone.  
 

Furthermore, according to Article XX, Transfer of Density Units, Section 3-5-430: Requirements, 
(b) Receiving Zone, (iv) It must not located within the Coastal High Hazard Area, (c), “Density on property 
within the West County Planning District, which constitutes all property west of the Myakka River, may 
only be increased by a transfer of density from other property located within the West County Planning 
District.”  

 
It is not the intent of Section 163.3177(1), F.S., to require the inclusion of implementing 

regulations in the comprehensive plan; rather, the intent is to require identification of those programs, 
activities, and Land Development Regulations (LDRs) that will be part of the strategy for implementing 
the comprehensive plan and the principles that describe how the programs, activities, and LDRs will be 
carried out. Therefore, in keeping with the intent of the Florida Statutes and as directed by the Board of 
County Commissioners’ to remove implementing regulations and duplications, the proposed revisions 
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include removing language that should not be in the County’s Comprehensive Plan because it relates to 
regulatory standards which should be located in the LDRs.  

 
The following is a list of the data which is used to support the proposed revisions (Part II.2): 

 
 All data used to create the “Smart Charlotte 2050 Comprehensive Plan.” 
 Transfer of Development Rights, Ordinance Number 94-37. (Attachment 1)  
  Article XX, Transfer of Density Units, Ordinance Number 04-067. (Attachment 2) 
 Article XX. Transfer of Density Units, Ordinance Number 2007-083. (Attachment 3) 
 Charlotte County Board of County Commissioners Strategic Plan.  (Attachment 4) 
 Sec. 3-9-30. Agriculture (AG), Ordinance Number 2014-049. (Attachment 5) 
 Future Land Use Map Series Map #3: 2030 Service Area Delineation. (Attachment 6) 
 Manasota and Sandpiper Key Zoning District Overlay, Ordinance Number 2015-016. (Attachment 

7) 
 Sandhill Development Order, Resolution Number 2014-174. (Attachment 8) 
 Babcock Mixed Use FLU designation. (see Attachment 9) 
 Murdock Village Mixed Use FLUM designation. (see Attachment 10) 
 Charlotte Harbor Revitalization Plan, Ordinance Number 2015-03. (Attachment 11) 
 CSZ-016, Resolution Number 2006-078. (Attachment 12) 
 CSZ-036, Resolution Number 2007-067. (Attachment 13) 
 

3. Specific Proposed Revisions 

 FLU Policy 1.2.7 (The old number is FLU Policy 1.2.6): Transfer of Density Units (TDU) Program 
Intent 
 
FLU Policy 1.2.67: Transfer of Density Units (TDU) Program Intent 
The County shall employ a transfer of density units (TDU) program whereby the development 
rights of property may be severed in perpetuity and transferred to designated locations that are 
more appropriate for development. The TDU program identifies sending and receiving zones. The 
intent is to create a TDU process that will: 

 
1.  Assist and encourage the removal of old, outdated, platted lots and subdivisions 

throughout the County. 
2. Assist and encourage the replacement of an unsustainable and inefficient form of 

development with compact, higher density, mixed use development that is more 
sustainable and efficiently utilizes resources. 

3.  Incentivize the retention of long-term agricultural activities and the clustering of rural 
development densities to promote the reduction of as an alternative to rural large lot 
sprawl in order to reduce the premature conversion of rural lands and preserve rural 
character and viewsheds. 

4.  Incentivize the voluntary preservation of environmentally sensitive lands. 
5.  Help preserve archeological and historic sites. 
6.  Prevent density increases within the Coastal High Hazard Area (CHHA) while 

permitting reduction or redistribution of density within CHHA. 
 
Staff’s Analysis: 

In order to better meet the intent of the TDU program, which is to provide a mechanism, 
consistent with protection of the health, safety and welfare of the public, by which the following may be 
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accomplished: Residential development rights associated with real property …, which contains a bona 
fide agricultural use, …, may be properly transferred to property better suited for higher density 
residential development...; staff is only proposing to revise the second half of the sentence in item 3 by 
replacing “as an alternative to rural large lot sprawl in order to reduce” with “to promote the reduction of.” 
Item 6 is revise to make sure that no density will be allowed to be transferred in to the CHHA, but clarifies 
that the density could be transferred within the CHHA. 

 

 FLU Policy 1.2.8 (The old number is FLU Policy 1.2.7: TDU Applicability): TDU Program 
 

FLU Policy 1.2.78: TDU Applicability Program 
The TDU program shall be used during the review and approval process for all plan amendments 
and rezonings that propose to increase the base density on land and street vacations that would 
result in an accumulation of acreage allowing development of new units of density; this 
requirement shall continue to apply to lands within the County, including the lands that have been 
annexed by the City of Punta Gorda. Density units shall only be severed in whole units; a 
fractional unit shall not entitle an applicant to an additional unit.  All density transfers shall be on a 
one-for-one basis.   
 
The following are descriptions of those situations wherein transfers of density will not be required 
by the County:  
 

1. When developed consistent with a Revitalization Plan approved in accordance with 
FLU Policy 4.2.1 and 4.2.2, properties located in a Revitalizing Neighborhood may 
rezone to the maximum density allowed by their existing Future Land Use Map 
category.  Density for this increase shall may be granted by the County from RAPID 
density, described in FLU Policy 1.2.15.  Further instances of density transfers being 
granted by the County in Revitalizing Neighborhoods may be explored through the 
creation of a neighborhood’s Revitalization Plan. Density granted for increases in a 
Coastal High Hazard Area (CHHA) in accordance with a Revitalization Plan shall only 
be allowed when the RAPID density also comes from a CHHA. Notwithstanding the 
foregoing, any addition of density to the Placida Revitalizing Neighborhood may be 
implemented only through the transfer of density units (TDU Program).  The 
boundaries of the Placida Revitalizing Neighborhood are shown on SPAM Series Map 
#96. 

2. Any other specifically recognized area under FLU Policy 1.2.14 of this 
Comprehensive Plan. 

 
Staff’s Analysis: 

This policy explains where the TDU program applies and when there may be exemptions to it; 
therefore, staff is proposing to replace the title of this policy from “TDU Applicability” with “TDU Program.”  

 
According to Sec. 3-5-429. Process and Procedures, A TDU petition, if approved, will serve to 

transfer the number of density units that will be increased by a use amendment to that parcel of land 
upon which the increase occurs. The definition of “Use amendment” set forth in the TDU Ordinance is 
any “plan amendments, except those initiated by Charlotte County, rezonings, changes to the County 
Code, developments of regional impact approvals or amendments, plat vacations, street vacations, 
variances, special exceptions or any other official action by the county having the effect of permitting the 
development of land, which results in an increase or transfer of density units.” Sec.3-5-429. Process and 
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procedures (b) Certification of a sending zone (2) Determination of density for an SZ (iii) states that 
“density units shall only be certified and transferred in whole units. A fractional unit shall not entitle the 
petitioner to an additional density unit.” 

 
Additionally, the definition of “Base density” set forth in the TDU Ordinance states that “density 

calculated utilizing the zoning district of the parcel and the method of calculation described according to 
article 1, section 3-9-2, rules of construction; definitions, Charlotte County Code. If there is an 
inconsistency between the future land use map designation and the zoning district, the least intensive 
zoning district that implements the future land use map designation shall be utilized.” Therefore, for any 
increase in density above the base density, the property owner or a developer must apply for a rezoning 
or a plan amendment. “Base density” is also defined in FLU Appendix III: Definitions, which is as follows: 

 

Base Density  When consistency exists between the future land use map 
category and the zoning designation, the base density is the 
number of residential density units permitted by a lot or parcel's 
existing zoning district per gross acre of land and is determined 
by multiplying the zoning unit density by the total land area within 
the boundaries of a lot or parcel.  

 If there is an inconsistency between the future land use map 
category and the zoning district, the base density is determined 
using the least intensive zoning district that implements the 
existing future land use map designation.  

 If the future land use map category does not allow residential 
development, as in the case of Public Lands and Facilities, then 
the base density is considered zero despite the fact that the 
zoning district may allow residential development.   

 Outside the Urban Service Area, the density for platted lands that 
existed as of February 1, 1992 which are divided into individual 
lots of size less than that allowed by existing Zoning shall be one 
density unit per lot or parcel.  In all other instances, the density 
shall be base density. 

 
Therefore, the first sentence of this policy is just a description of the process to increase base 

density and the detailed language exists in the current TDU Ordinance.  It is staff’s professional opinion 
that this sentence is not necessary in this policy, which applies to the rest of the proposed deletion of this 
policy. 

 

 FLU Policy 1.2.9 (The old number is FLU Policy 1.2.8): TDU Sending Zones 
 

FLU Policy 1.2.89: TDU Sending Zones 
The following sending zones are recognized by the County: 

 
1. Lands within Managed Neighborhoods (FLUM Series Map #2). Excluding the 

Babcock Ranch Overlay District (BROD), excess non-RAPID density units may be 
removed from residentially zoned properties.  One unit of density may be retained on 
the subject parcel. Such excess density may only be transferred, consistent with FLU 
Policy 1.2.7 through FLU Policy 1.2.15, to an area located in the Urban Service Area 
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that is currently served by water and sewer or which will be served by water and 
sewer prior to issuance of a Certificate of Occupancy. 

2. Lands within the Rural Service Area (FLUM Series Map #3) properties retaining a 
bona fide agricultural use or consisting of substandard platted lots. 

3. Lands within the Resource Conservation and Preservation FLUM categories.  
4. Land within tThe Coastal High Hazard Area (FLUM Series Map #14). 
5. Any land properties containing historical or archeological resources, or land deemed 

to contain environmentally sensitive resources.    
6. Lands within tThe Prime Aquifer Recharge Area (FLUM Series Map #6). 
7. Lands Properties within the one-half mile setback of the Watershed Overlay District 

and Tippen Bay and Long Island Marsh (FLUM Series Map #4). 
8. Land within a Public Water System Wellhead Protection Area (FLUM Series Map #7). 
9. Land designated as a Wildlife Corridor Critical Linkages (FLUM Series Map #22).  

These lands properties may sever density at one unit per five acres, gross, if 
designated as Agriculture or Burnt Store Limited Development on the FLUM, and two 
units per five acres if designated Rural Estate Residential on the FLUM. 

10. Property located in the Urban Service Area for which a building permit has been 
issued, or will be issued subsequent to December 3, 2007, to develop a school, 
house of worship, park, cemetery or mausoleum, or a residential use at a density 
below the Base Density. The excess density on these properties may only be 
transferred consistent with FLU Policy 1.2.7 through FLU Policy 1.2.15 to an area 
located in the Urban Service Area that is currently served by water and sewer or 
which will be served by water and sewer prior to issuance of a Certificate of 
Occupancy. 

 
Staff’s Analysis: 

As demonstrated in the Future Land Use Data and Analysis, which was part of preparing and 
rewriting the County’s 2050 Comprehensive Plan, Managed Neighborhoods are areas where the County 
does not support future development or intensification of existing zoning entitlements.  These areas are 
sparsely developed pre-platted areas possibly containing environmentally sensitive lands, are indicated 
as being a high priority Critical Lands and Waters Identification Project area, or are adjacent to 
waterways or wetlands. To be consistent with the overall intent and vision of the Comprehensive Plan, 
and in line with Charlotte County Board of County Commissioners Strategic Plan (see Attachment 4: 
Charlotte County Board of County Commissioners Strategic Plan) regarding Economic Development, 
Growth Management and Infrastructure, the County would encourage those properties that are 
undeveloped to remain undeveloped and the base density of those lands transferred to more appropriate 
locations in the Urban Service Area.  FLU Policy 1.2.13: Possible TDU Bonus Programs, states that “The 
County shall explore the feasibility of utilizing a bonus for removing density from Managed 
Neighborhoods…” In order to fulfill the intent of the Managed Neighborhoods and protect the private 
property rights, it is staff’s professional opinion to revise item 1 of this policy to allow one unit of density 
be retained on the property. 

 
Additionally, staff is proposing to add item 10 to FLU Policy 1.2.10. This suggested change is in 

order to be consistent with the overall vision and intent of the Comprehensive Plan, which is to promote 
development in the most appropriate areas, item 2 FLU Policy 1.2.6: Transfer of Density Units (TDU) 
Program Intent and the existing TDU Ordinance, which was adopted by the Board in November 2007, 
specifically, Section 3-5-430: Requirements, (a) Sending Zone. (1) In order for property to qualify as an 
SZ, (vi), which states that the proposed SZ is located within the suburban area of the USA and the 
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property owner has obtained a building permit to develop a residential use at a density below the base 
density, or a school, house of worship, park, cemetery or mausoleum, and the property is not currently 
served by water or sewer or within any utility's five-year capital improvements program for extension of 
water and sewer. Or, if the property owner is choosing to sever all density, a building permit is not 
required. This density may only be transferred to an RZ in the infill area of the USA; or item (vii), which 
states that the proposed SZ is located in the infill area of the USA and the property owner has obtained a 
building permit to develop a residential use at a density below the base density, or a school, house of 
worship, park, cemetery or mausoleum. This density may only be transferred to an RZ in the infill area of 
the urban service area.  
 

 FLU Policy 1.2.9: Restrictions on Sending Zones  
 
FLU Policy 1.2.9: Restrictions on Sending Zones 
The County shall apply the following restrictions to sending zone sites: 
 

1. Once density is removed from a sending zone it shall not be restored to that site 
unless such area becomes targeted as a growth area through an amendment to this 
Plan.   

2. Sending zone sites qualifying under item 1 of FLU Policy 1.2.8 shall be placed under 
a conservation easement and all density severed except that owners of contiguous 
lots may retain one unit of density per each contiguous acre.   

3. Sending Zone sites qualifying under item 2 and 9 of FLU Policy 1.2.8 shall be placed 
under a conservation easement if environmentally sensitive land or agricultural 
easement if under active agricultural use and the intent is to continue that use.   

a. For sending zones that qualify under item 2, if under active agricultural use, density 
may be retained for use by the property owner, family members of the property 
owner, and a land manager at one unit per 30 acres of active agricultural use, up to a 
maximum of 5 units.   

b. For sending zones that qualify under item 9 that contain an active agricultural use, 
one unit of density may be retained and active agricultural uses may continue but not 
be intensified or expanded.  If the property owner does not choose to manage the 
land for wildlife, the County or appropriate State or non-profit agency will be given 
rights to manage any non-agricultural and non-residential portions of the property for 
wildlife usage.  

4. Sending zone sites qualifying under items 3, 4, 5, 6, 7, and 8 of FLU Policy 1.2.8 shall 
be placed under a conservation easement and no density shall be retained.   

5. The more restrictive of the sending zone qualifications shall apply. 
 
Staff’s Analysis: 

The criteria regarding the restrictions on sending zones are listed in detail in the existing TDU 
Ordinance and have been successfully implemented and utilized throughout the life of the program. 
These are located in the existing TDU Ordinance, Section 3-5-432: Covenant.  

 
Sec. 3-5-432. - Covenant.  
(a) The covenant shall be prepared by the petitioner and executed in accordance with the 

requirements of this article. Once the draft is approved, the covenant shall be signed by the 
petitioner and held in escrow pending the approval of the certification.  
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(b) The form of each covenant shall be reviewed by the county attorney. The covenant shall 
contain such provisions that are reasonably required by the county attorney proscribing the 
use of the proposed SZ following the approval of the certification, including the following:  
(1) If the property contains environmentally sensitive resources or historic or 

archeological resources, the covenant shall limit or preclude uses of the proposed SZ 
such that the resources, whichever may be applicable, will be maintained in perpetuity 
following the completion of the certification.  

(2) If the property is submitted as a bona fide agricultural use, the covenant shall restrict 
the uses of the property to bona fide agricultural uses and the use of any retained 
density to family members of the property owner or employees, and their families, 
engaged in the agricultural operation.  

(3) Limit or preclude activities which are determined through the processes of this article 
to be detrimental to the appropriate maintenance of the proposed SZ.  

(4) Indicate the property or portions thereof that is restricted from future development 
and/or subject to limitations on future development. If the SZ consists of only a portion 
of the property, the covenant shall not contain provisions over the use of the 
remainder of the property unless such provisions are deemed necessary to ensure 
the viability of the SZ. The covenant may provide for spreading the remaining density 
onto the portion of the property used as an SZ. Environmentally sensitive resources 
or historic or archeological resources shall be protected.  

(5) Bind all owners of the proposed SZ and their respective heirs, successors and 
assigns. 

(c) The covenant shall be accompanied by a management plan if required herein. 
(1) A management plan shall be required if the applicant proposes to qualify the property 

as an SZ because it contains an environmentally sensitive resource, or historic or 
archeological resource, or a bona fide agricultural use. The management plan shall 
describe how the proposed SZ will be maintained in perpetuity, how the resource 
shall be protected, and shall contain any other information reasonably requested or 
required by the community development director regarding the use, maintenance and 
the protection of the resources of the proposed SZ following the approval of the 
certification.  

(2) Substandard lots and property located within the coastal high hazard area shall not 
require a management plan. 

 
Current Agriculture Zoning District allows the maximum residential density to one unit per ten 

acres. (see Attachment 5: Sec. 3-9-30. Agriculture (AG), Ordinance Number 2014-049) The restriction 
limiting the maximum density with bona fide agricultural uses shown in this policy conflicts with the 
current zoning district. In addition, the County does not, and cannot, regulate who can occupy the 
residential units. Bona fide agricultural uses are very diverse and require varied intensity and types of 
labor. It is staff’s professional opinion that owners should be able to retain the level of residential units 
they need to facilitate that particular agricultural activity in line with the current zoning district 
requirements and be allowed to determine how many density units they would like to transfer out. Florida 
Statute Section 163.3161 (10) & (12) requires the protection of private property rights and it is staff’s 
professional opinion that these proposed revisions are in compliance with this section. 

  
 

 FLU Policy 1.2.10: TDU Receiving Zones 
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FLU Policy 1.2.10: TDU Receiving Zones 
Receiving zones inside the Urban Service Area include lands within the following designations of 
FLUM Series Map #2: 2050 Framework:  
 

1. Emerging Neighborhoods.  
2. Maturing Neighborhoods.  
3. Economic Corridors and Centers.  
4. CRAs 
5. Revitalizing Neighborhoods prior to adoption of a Revitalization Plan and also what 

may be required in accordance with a Revitalization Plan. 
6. The Rural Settlement Area Overlay District. 
 
Receiving Zones within the Rural Service Area include lands within: 
 
1. Rural Community Mixed Use areas.  
2. The Rural Settlement Area Overlay District. 

 
Staff’s Analysis: 

Staff is proposing to remove “The Rural Settlement Area Overlay District” from “Receiving Zones 
within the Rural Service Area” and add it to “Receiving Zones within the Urban Service Area” because the 
area designated as Rural Settlement Area Overlay District is already located within the Urban Service 
Area. This is to correct a scrivener’s error. (see Attachment 6: Future Land Use Map Series Map #3: 
2030 Service Area Delineation) 

 

 FLU Policy 1.2.11: Prohibited Receiving Zones 
 
FLU Policy 1.2.11: Prohibited Receiving Zones 
Density shall not be transferred into: 
 

1. Lands within Managed Neighborhoods (FLUM Series Map #2).  
2. Lands within the Resource Conservation and Preservation FLUM categories.  
3. Land Properties containing historical or archeological resources, or land deemed to 

contain environmentally sensitive resources; except that when a portion of a property 
contains these resources, that area deemed not to contain resources may receive 
density if it meets one of the criteria of a receiving zone, a conservation easement 
may will be required over the resource along with an undeveloped buffer of at least 
100 feet.   An historical structure or archeological resource that is to be integrated into 
a development will not need to be buffered. When a portion of the property contains 
environmentally sensitive resources, the area containing environmentally sensitive 
resources may receive density if impacts have been approved through an 
environmental resource permit or applicable State or Federal permit, or may have the 
required 100-foot buffer reduced if approved through an environmental resource 
permit or applicable State or Federal permit. 

4. Lands within tThe Prime Aquifer Recharge Area (FLUM Series Map #6). 
5. Lands Properties within the one-half mile setback of the Watershed Overlay District 

and Tippen Bay and Long Island Marsh (FLUM Series Map #4). 
6. Land within a Public Water System Wellhead Protection Area (FLUM Series Map #7). 
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7. Land on a bBarrier islands, except that density may be transferred within Manasota 
Key or Sandpiper Key. 

 
Staff’s Analysis: 

 The County has a comprehensive and robust site plan review process which requires 
detailed analysis and assessment of any historical, environmental or archeological resources which may 
be located on any site. The purpose of this review is to ensure the protection of these resources in line 
with local, state and federal requirements. Each site is unique and as such protection and mitigation of 
each resource should be on a site by site basis. It is staff’s professional opinion that the 100-foot buffer 
requirement has no rational nexus to the resource to be protected and it does not afford any flexibility to 
best protect and preserve these resources. For example, TAG Creekside LLC was required to amend 
more land to preservation in order to protect Alligator Creek and its shoreline at the same time, achieving 
their unique development proposal.  Furthermore, it is the Board’s direction to revise the Comprehensive 
Plan to be consistent with the intent of Florida Statutes to remove the implementing regulations. 
Furthermore, the proposed revisions to item 3 under this policy are also in compliance with Florida 
Statutes Section 163.3161 (10) & (12) relating to private property rights. It is staff’s professional opinion 
that an undeveloped buffer width shall be determined at the site plan review stage and should be 
reviewed and determined on a case by case basis. Item 7 is also revised to be consistent with the 
provisions set forth in the Manasota and Sandpiper Key Zoning District Overlay, which was adopted by 
the Board in April via Ordinance Number 2015-016. (see Attachment 7: Manasota and Sandpiper Key 
Zoning District Overlay, Ordinance Number 2015-016) 

 

 FLU Policy 1.2.14: TDU Waivers 
 
FLU Policy 1.2.14: TDU Waivers 
The following are waivers, depicted on FLUM Series Map #21, from the requirement to transfer 
density to a Receiving Zone: 

 
1. Development within the Babcock Ranch Overlay District (BROD) is exempt from any 

Transfer of Density Units policies in the Comprehensive Plan and from the Transfer of 
Density Units requirements of the Land Development Regulations, depicted on FLUM 
Series Map #21. 

2. Development entitlement amendments pursuant to an adopted equivalency matrix or 
conversion table, provided such property is located outside of the Coastal High 
Hazard Area. Any conversion to residential dwelling units above the maximum 
approved by the Comprehensive Plan or DRI development orders shall be subject to 
FLU Policy 1.2.7 through FLU Policy 1.2.15. 

 
Staff’s Analysis: 

There are three developments within the County that currently use either an adopted equivalency 
matrix or conversion table. These are Tern Bay Development of Regional Impact (DRI) (see Attachment 
8: Sandhill Development Order, Resolution Number 2014-174), Babcock Community DRI (see 
Attachment 9: Babcock Mixed Use FLU designation) and Murdock Village (see Attachment 10: Murdock 
Village Mixed Use FLUM designation). The maximum residential development rights are already 
established in the Comprehensive Plan or the Development Orders.  An adopted equivalency matrix or 
conversion table allows for increases or decreases in land uses which does not increase the number of 
external peak hour trips and does not reduce open space and conservations within the development. The 
adopted equivalency matrix or conversion table provides flexibility for development within its project 
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without any negative impacts on surrounding properties. Therefore, there is no need to transfer any 
density if the density is increased within one part of the development but does not exceed the maximum 
approved residential development rights. 
 

 FLU Policy 1.2.15: Revitalizing Neighborhoods Incentive Density 
 
FLU Policy 1.2.15: Revitalizing Neighborhoods Incentive Density  
FLUM Series Map #2: 2050 Framework illustrates those lands within the County that are now 
designated as Managed Neighborhoods.  FLU Policy 4.5.1, #3, states that no increases of density 
or intensity are allowed in these Neighborhoods.  By removing the ability of these lands to 
increase in density, the County has removed 13,092 units of potential density from underneath the 
Future Land Use Map.  The County shall hold this potential density, to be known as Revitalizing 
Area Plan Incentive Density (RAPID), and utilize it to incentivize redevelopment efforts consistent 
with FLU Policy 4.2.1. For all Revitalization Neighborhoods with plans created and adopted 
consistent with FLU 4.2.1, all density increases above base density shall may be granted by the 
County through utilization of the RAPID from Managed Neighborhoods.   The County shall 
maintain a record of all density transferred into Revitalizing Neighborhoods under this policy, 
which shall be no greater than the total amount of RAPID.   
 

Staff’s Analysis: 
During implementation of the Comprehensive Plan, staff created the Charlotte Harbor 

Revitalization Plan, which was adopted by the Board through Ordinance Number 2015-031 (see 
Attachment 11: Charlotte Harbor Revitalization Plan, Ordinance Number 2015-03) and has been working 
on creating the Parkside Revitalization Plan. In order to receive any free RAPID density, a set of criteria 
must be met. However, not every developer or property owner can meet or may not choose to meet 
these criteria. Its staffs professional opinion that it is reasonable to allow any developers or property 
owners who have a proposed residential development above base density, to have the opportunity to go 
through the normal TDU process to potentially receive additional density. It is staff’s professional opinion 
to remove the word “all” and replace “shall” with “may” to allow this kind of opportunity. 
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23 PA-01-11-35-LS & Z-01-11-36-TDR TDR-001 0 528 10/28/2003 BISCAYNE TRUST_RZ TDR Receiving-Complete YES MID 64 528             

26 Z-05-05-27-TDU CSZ-022A 35 12 5/16/2006 Dugan Porter TDU Receiving-Complete YES MID 72 12               

27 Z-05-11-79-TDU 9 38 6/20/2006 Landshore of Port Charlotte LLC TDU Receiving-Incomplete YES MID

28 Z-03-11-40-TDR TDR-004 0 45 3/9/2004 DEVONSHIRE_RZ TDR Receiving-Incomplete YES MID 78 45               

29 Z-10-06-21-TDU 1,785 3,859 11/15/2010 PEACE RIVER ASSOCIATES, LLC et.al. TDU Receiving-Incomplete YES MID

Mid-County Totals 585 3,897 585            

33 Z-05-05-36-TDU 60 236 2/21/2006 Greg Eagle TDU Receiving-Incomplete YES SOUTH/EAST

37 PA-10-01-04 & Z-10-01-05-TDU CSZ-003A.1A.1B 0 99 4/20/2010 New Foundland Five, Inc. TDU Receiving-Complete YES SOUTH/EAST 75 99               

38 Z-04-04-11-TDR TDR-006 49 55 3/15/2005 TUSCANY ISLES TDR Receiving YES SOUTH/EAST 51 55               

39 Z-06-12-68-TDU 49 31 3/20/2007 Old Burnt Store 50, LLC TDU Receiving-Incomplete YES SOUTH/EAST

40 Z-03-11-41-TDR TDR-003 87 193 2/10/2004 KB CREEKSIDE_RZ TDR Receiving YES SOUTH/EAST 53 193             

41 PA-06-10-58 & Z-06-10-59-TDU 578 25 4/26/2007 SW FLORIDA LAND FIFTEEN LLC TDU Receiving YES SOUTH/EAST

43 Z-04-10-46-TDR TDR-005 349 650 1/18/2004 REALMARK_RZ TDR Receiving YES SOUTH/EAST 79 650             

44 Z-07-04-18-TDU 7 385 8/21/2007 The Groves At Burnt Store Ranch TDU Receiving-Incomplete YES SOUTH/EAST

45 Z-07-02-10-TDU 33 956 5/15/2007 CORAL CREEK BURNT STORE TDU Receiving-Incomplete YES SOUTH/EAST

46 Z-07-12-96-TDU 13 650 3/18/2008 BRIAN PAUL FAMILY LIMITED PARTNERSHIP TDU Receiving-Incomplete YES SOUTH/EAST

47 Z-06-06-40-TDU 30 780 9/19/2006 BURNT STORE ROAD INVESTMENTS TDU Receiving-Incomplete YES SOUTH/EAST

48 Z-07-06-44-TDU 26 973 9/18/2007 SOUTH CHARLOTTE PROPERTIES TDU Receiving-Incomplete YES SOUTH/EAST

49 Z-10-04-14-TDU 9 346 8/17/2010 PRINCE RANCH, LLC TDU Receiving-Incomplete YES SOUTH/EAST

50 Z-07-06-40-TDU 33 861 9/18/2007 BURNT STORE ROAD INVESTMENTS TDU Receiving-Incomplete YES SOUTH/EAST

54 Z-06-02-16-TDU 135 216 7/18/2006 KB Homes Ft. Myers TDU Receiving-Incomplete YES SOUTH/EAST

57 Z-07-09-61-TDU 510 75 12/18/2007 WATERFRONT HOMES OF CHARLOTTE LLC TDU Receiving-Incomplete YES SOUTH/EAST

59 Z-05-10-66-TDU CSZ-006.2A 90 168 2/21/2006 Westfield Homes TDU Receiving-Complete YES SOUTH/EAST 70 168             

65 Z-11-11-22-TDU 33 817 5/14/2012 McNew Ranch TDU Receiving-Incomplete YES SOUTH/EAST

South/East County Totals 1,165 6,351 1,165        

02 PA-05-10-68 & Z-05-10-69-TDU CSZ-012.1A 6 6 1/17/2006 DCS GROUP LLC TDU Receiving-Complete YES WEST 8 6                 

05 Z-05-11-77-TDU 1 40 4/18/2006 REYNOLDS TDU Receiving-Incomplete YES WEST

07 Z-06-02-24-TDU 0 2 6/20/2006 Andrew J. and Sherry A. Dodd TDU Receiving YES WEST

11 PA-06-03-20 & Z-06-03-21-TDU CSZ-012.1B 0 1 5/16/2006 TRONT TDU Receiving-Complete YES WEST 8 1                 

12 PA-03-04-11 & Z-03-04-12-TDR LATF-003 0 2 7/8/2003 FITZSIMMONS_RZ TDR Receiving-Complete YES WEST LATF 2                 

13 PA-02-11-33 & Z-02-11-34-TDR LATF-002 0 1 2/11/2003 PAWLIKOWSKI_RZ TDR Receiving-Complete YES WEST LATF 1                 

14 PA-02-10-27 & Z-02-10-28-TDR LATF-001 0 1 2/11/2003 LEMAIN_RZ TDR Receiving-Complete YES WEST LATF 1                 

15 PA-06-07-46 & Z-06-07-47-TDU CSZ-008.1A 0 20 5/15/2007 PRESERVE AT CAPE HAZE TDU Receiving-Complete YES WEST 17 20               

20 PA-10-03-11-TDU 0 13 6/15/2010 SITTI ENGINEERING GROUP TDU Receiving-Incomplete YES WEST

22 PA-02-05-15-LS & Z-02-05-16-TDR TDR-002 0 102 8/11/2003 LAGO DEL SOL_RZ TDR Receiving-Complete YES WEST 52 102             

West County Totals 135 53 133            

RECEIVING ZONES

CERTIFICATED SENDING AND RECEIVING ZONES

12/22/2015 1 of 3
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TDR Land Acquisition Trust Fund Totals

12

13

14

 2

1

1 

18 CSZ-09-04-01 CSZ-041 0 8 5/12/2009 HRSTKA TDU Sending YES MID

21 CSZ-05-06-03 CSZ-002 0 41 8/16/2005 TREETOPS TDU Sending YES MID

24 CSZ-06-11-20 CSZ-032 1 5 1/23/2007 ROB BERNTSSON TDU Sending NO MID

30 CSZ-09-03-01 CSZ-040 0 54 4/14/2009 Roll's Landing TDU Sending YES MID

51 Resolution #2005-105 TDR-006 0 55 6/21/2005 TUSCANY ISLES_SZ TDR Sending YES MID 38 55               

52 Resolution #2003-135 TDR-002 0 102 8/11/2003 LAGO DEL SOL_SZ TDR Sending YES MID 22 102             

53 Resolution #2004-026 TDR-003 0 193 2/10/2004 KB CREEKSIDE_SZ TDR Sending YES MID 40 193             

Mid-County Totals 1 458 350            

31 CSZ-06-06-14 CSZ-028 0 1 9/12/2006 NORTON TDU Sending NO SOUTH/EAST

32 CSZ-06-06-13 CSZ-027 0 2 9/12/2006 ASBURY - HYDE TDU Sending NO SOUTH/EAST

34 CSZ-11-06-01 CSZ-044 0 86 11/8/2011 Peace River Island, LLC TDU Sending YES SOUTH/EAST

35 CSZ-09-07-03 CSZ-042 5 105 10/13/2009 Punta Riverside, Inc TDU Sending YES SOUTH/EAST

36 CSZ-06-04-09 CSZ-016 705 795 5/16/2006 LO LAND ASSETS TDU Sending NO SOUTH/EAST

42 CSZ-06-04-07 CSZ-019 2 8 5/23/2006 BARAKAT TDU Sending NO SOUTH/EAST

55 CSZ-06-05-10 CSZ-029 8 21 10/10/2006 COLLINS TDU Sending NO SOUTH/EAST

56 CSZ-08-12-02 CSZ-039 4 21 1/27/2009 Joe & Marjorie Bixby TDU Sending NO SOUTH/EAST

58 CSZ-06-01-01 CSZ-015 28 9 4/11/2006 HUNTER CREEK TDU Sending NO SOUTH/EAST

60 CSZ-07-10-07 CSZ-037 0 4 11/27/2007 Lot Vestors, LLC TDU Sending YES SOUTH/EAST

61 CSZ-07-04-03 CSZ-035 0 4 4/24/2007 NOTTINGHAM TDU Sending YES SOUTH/EAST

62 CSZ-06-10-19 CSZ-031 0 14 1/9/2007 LOT VESTORS TDU Sending YES SOUTH/EAST

63 CSZ-06-04-05 CSZ-017 0 27 5/23/2006 CHRISTA WILLIAMS #1 TDU Sending YES SOUTH/EAST

64 Resolution #2003-104 TDR-001 0 528 7/8/2003 BISCAYNE TRUST_SZ TDR Sending YES SOUTH/EAST 23 528             

66 CSZ-06-07-17 CSZ-026 0 10 9/12/2006 ALLIGATOR FARMS #2 TDU Sending NO SOUTH/EAST

67 CSZ-07-01-01 CSZ-033 0 5 2/27/2007 ALLIGATOR FARMS #4 TDU Sending NO SOUTH/EAST

68 CSZ-06-06-15 CSZ-023 0 18 8/22/2006 ALLIGATOR FARMS #1 TDU Sending NO SOUTH/EAST

69 CSZ-06-05-12 CSZ-021 0 3 6/27/2006 DODD #2 TDU Sending YES SOUTH/EAST

70 CSZ-05-08-10 CSZ-006 21 1,695 10/18/2005 WELLES TDU Sending NO SOUTH/EAST 59 168             

71 CSZ-05-09-11 CSZ-009 3 237 11/22/2005 HALL & ROONEY TDU Sending NO SOUTH/EAST

72 CSZ-06-07-16 CSZ-022 0 12 8/8/2006 JULIAN WRIGHT TDU Sending NO SOUTH/EAST 26 12               

73 CSZ-07-01-03 CSZ-034 0 30 2/27/2007 ALLIGATOR FARMS #5 TDU Sending NO SOUTH/EAST

74 CSZ-06-10-18 CSZ-030 0 10 1/9/2007 ALLIGATOR FARMS #3 TDU Sending NO SOUTH/EAST

75 CSZ-05-06-04 CSZ-003 1 343 8/16/2005 CREWS TDU Sending YES SOUTH/EAST 37 99               

76 CSZ-06-04-08 CSZ-020 0 133 5/23/2006 SEMINOLE RANCHES TDU Sending NO SOUTH/EAST

77 CSZ-05-06-05 CSZ-004 2 427 9/20/2005 FIVE CROSS TDU Sending NO SOUTH/EAST

78 Resolution #2004-048 TDR-004 0 45 3/9/2004 DEVONSHIRE_SZ TDR Sending YES SOUTH/EAST 28 45               

79 Resolution #2005-032 TDR-005 0 650 2/15/2005 REALMARK_SZ TDR Sending YES SOUTH/EAST 43 650             

80 CSZ-05-12-13 CSZ-011 0 237 1/24/2006 KHUDAIRI TDU Sending YES SOUTH/EAST

81 CSZ-05-07-07 CSZ-010 10 1,351 1/10/2006 DAUGHTRY-WILLIAMS-HITCHCOCK TDU Sending NO SOUTH/EAST

82 CSZ-06-01-02 CSZ-013 11 1,403 3/14/2006 TRIPLE I TDU Sending NO SOUTH/EAST

83 CSZ-08-10-01 CSZ-038 12 1,534 12/16/2008 ROEBUCK-SWINDLE TDU Sending YES SOUTH/EAST

84 CSZ-05-04-01 CSZ-001 6 3,583 6/21/2005 CHASTAIN TDU Sending YES SOUTH/EAST

85 CSZ-13-01-01 CSZ-046 0 650 2/12/2013 REALMARK TUCKERS GRADE LLC TDU Sending YES SOUTH/EAST

86 CSZ-14-01-01 CSZ-047 0 285 1/29/2014 CITY OF PUNTA GORDA TDU Sending YES SOUTH/EAST

South/East County Totals 818 14,286 1,502        

SENDING ZONES

12/22/2015 2 of 3
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RECEIVING ZONES01 CSZ-06-04-06 CSZ-018 0 2 5/23/2006 CHRISTA WILLIAMS #2 TDU Sending YES WEST

03 CSZ-11-11-02 CSZ-045 0 46 11/22/2011 CHARLOTTE CO. CONSERVATION CHARLOTTE TDU Sending NO WEST

04 CSZ-05-07-06 CSZ-007 19 58 11/15/2005 UP THE CREEK LLC TDU Sending YES WEST

06 CSZ-06-02-03 CSZ-014 2 19 4/11/2006 JERRY PAUL TDU Sending YES WEST

08 CSZ-05-07-08 CSZ-012 0 17 3/14/2006 DODD #1 TDU Sending YES WEST
2

11

 6

1 

09 CSZ-06-05-11 CSZ-024 0 73 8/22/2006 DODD #3 TDU Sending YES WEST

10 CSZ-07-01-02 CSZ-036 234 227 5/8/2007 HAMMOCKS CAPE HAZE TDU Sending YES WEST

16 CSZ-05-08-09 CSZ-005 3 39 10/18/2005 CORAL COVE TDU Sending NO WEST

17 CSZ-05-10-12 CSZ-008.1A 10 32 11/22/2005 THUNDERATION TDU Sending YES WEST 15 20               

19 CSZ-10-03-01 CSZ-043 0 24 6/15/2010 Najmi Properties TDU Sending YES WEST

25 CSZ-06-03-04 CSZ-025 0 151 9/12/2006 T AND G TOWER TDU Sending NO WEST

West County Totals 268 688 27              

County Totals 1,087 15,432 1,885 10,301 1,883        1,883        

12/22/2015 3 of 3
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Attachment 4: 
Charlotte County Board of 

County Commissioners  
Strategic Plan 



 

 
 

 

Charlotte Board of County Commissioners 

Strategic Plan 

 
 

2015/16 – 2016/17 Budget Process 



 

 

Introduction 

Charlotte County has a two‐year budget and planning cycle.  Every two years that process begins with 
the Charlotte Board of County Commissioners (BCC) updating their strategic focus areas and developing 
their strategic plan for the next two to five years.  In January and February of 2015, the BCC met to 
discuss and establish long‐range outcomes as well as specific initiatives for the next two to five years.  In 
setting this direction the Board considered several sets of input. 
 
Citizen input:  During November and December a citizen survey was conducted by ICMA and the 
National Research Center.  The National Citizen Survey is a standardized survey that makes use of 
statistically valid methodology, questions and sample sizes.  This survey is similar to ones done in 2007, 
2010 and 2012 giving the county the ability to compare not only with those results but also with 500+ 
governments across the nation.   
 
Employee input:  In October of 2014 we asked our employees to evaluate the organization through an 
on‐line survey.  This survey provided us with an assessment of our strengths and weaknesses as well as a 
comparison our results from 2010 and 2012.  
 
Internal expertise:    To take advantage of the wide range of knowledge and expertise within the 
organization we brought together subject matter experts from across County departments to conduct 
an analysis of our Strengths, Weaknesses, Opportunities and Threats (SWOT) by BCC Focus Area.  In 
addition we asked them to forecast what they saw as the key issues for the next 2, 5 and 10 years.   This 
year we expanded the participation in the SWOT analysis to include other agencies to provide a broader 
perspective. 

 
Charlotte Assembly:  In the summer of 2013, 125 community residents spent two days in facilitated 
conversations to provide input on a variety of county‐wide issues.  The end result was a policy statement 
that included specific projects and issues. 
 
With this information in mind, the Board then went through four distinct steps. 

1. Review and amend their Strategic Focus Areas.  This year the Board added Infrastructure as a 
distinct focus area.  The county has a vast and complex network of roads, bridges, canals, pipes and 
facilities, and as conversations progressed it became evident that to ensure the proper attention 
was afforded this network, it merited its own focus area.  The revised strategic focus areas are: 

 Quality of Life  

 Infrastructure 

 Economic Development   

 Water Resources  

 Growth Management  

 Public Safety  

 Human Services 

 Efficient & Effective Government 

 Fiscal / Financial Planning 



 

 

2. The Board then articulated desired Long‐range Outcomes for each of the Strategic Focus Areas.   
This was a new step this year.  In the past the Board developed a list of specific initiatives for the 
next few years but what was missing were longer range outcomes that would provide continuity to 
the organization.    

3. At a facilitated workshop the Board prioritized which outcomes were most critical in moving 
Charlotte County forward.  The chart below illustrates the four Priority Outcomes which then served 
as filters for selecting specific initiatives for the near term. 

4. For each focus area the Board then selected specific Initiatives to provide direction to the 
organization for the next two to five years.  These initiatives will be incorporated into the 2015/16 & 
2016/17 Budget Process to develop action steps and resource allocation. 

 

 

Priority Outcomes from 1/26/15 Workshop 

Economic and Demographic Diversification 
Consensus on Community Identity 
Improved Community Attractiveness 

Competitive Infrastructure 
   

 

Identity

Infrastructure

Attractiveness

Diversification



 

1 
 

Quality of Life:  Enhance community life by clean air and water, conservation of wildlife 

and natural resources, and provide community amenities. 

 

Long‐range Outcomes: 

 Increase access to and awareness of local natural resources 

 Develop a community brand or brands 

 Delineate the core community identity and implement strategies to foster it. 

 Improve the appearance of the community 

 Support efforts to improve education  

 Prioritize “blue water” 
 
 
2015/16 & 2016/17 Initiatives 

 Develop “Blue Water” strategy ‐ concept, marketing plan, projects 

 Enhance aesthetics of the County (gateways, US 41, SR 776) 
o Create policy on landscaping / streetscaping 
o Sustainable CIP for landscaping 
o Explore zone partnerships on landscaping 

 Evaluate needs of active lifestyle community 
o Multi‐use path opportunities 
o Softball/emerging sports as a niche for active life style 
o Explore outdoor arts facility through a public/private partnership  
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Infrastructure:  Stabilize and maintain County‐wide infrastructure 

 

Long‐range Outcomes: 

 Implement current projects 

 Maintain maintenance programs & delineate  costs 

 Plan for Unfunded projects – Justice Center, roads 
o Analyze value of various funding mechanisms– Impact Fees; MSBUs 
o Determine the amount of infrastructure needed vs. funding sources (vacant land) 
o Compare the costs of replacing old infrastructure vs. infrastructure needed for growth 

 

 

2015/16 & 2016/17 Initiatives 

 Develop a 20 year Capital schedule and identify funding 
o Expand to include maintenance projects (5, 10, 20 year schedules) 
o Incorporate results of asset management study and master plans (parks, library, facilities, 

Sheriff) 
o Seek all means of alternative funding (including state and federal) 

 Create policy on landscaping / streetscaping 

 

 

 

   



 

3 
 

Economic Development:  Create a business climate that promotes a diversified, growing 

economy consistent with established growth management plans and enhanced quality 

of life. 

 
Long‐range Outcomes: 

 Articulate community identity from an economic strategy perspective 

 Strengthen education options for a skilled workforce needed for that identity 

 Create infrastructure needed to foster development of that identity 

 Improve data and analytic capacity 

 Improve position in film industry 
 

 
2015/16 & 2016/17 Initiatives 

 Targeted approach to CRAs 
o Murdock Village 

 Secure “first” large scale project and develop alternative configurations 
 Infrastructure ‐ Toledo Blade as front door 
 Business & Technology Park  

o Parkside – medical corridor 
o Charlotte Harbor – linkage to Punta Gorda 

 Airport District as industrial corridor 

 Western Michigan University aviation, medical and arts programs 

 Creation of Visitor Center 

 Explore Incubator opportunities 

 Develop database of film industry assets 
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Water Resources:  Ensure quality of natural water resources and provide a safe and 

reliable water supply. 

 
Long‐range Outcomes: 

 Develop a Central Sewer System  

 Improve water quality in the Harbor ‐ Make it possible to swim at PC Beach  

 Strengthen public appreciation of the local natural environment and its importance to our local 
economy 

 Ensure long term water supply with regional partners 

 Enhance the credibility of CCU 

 
2015/16 & 2016/17 Initiatives 

 Develop “Blue Water” strategy 
o Drinking water – Pursue interconnects (RO plant and Babcock Ranch) 
o Wastewater  

 Develop next stage of Wastewater Master Plan 
 Educate citizens on benefits of having sewers in population dense areas  

o Reuse ‐ Education and promotion of reuse water 
o Storm water ‐ Proactive strategies for TMDL 

 Review “Waters of the US” for impact 
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Growth Management:  Manage growth and change consistent with the County’s 

comprehensive plan to maximize quality of life with an emphasis on efficient processes 

that support positive business, neighborhood communities, and protect our 

environmental assets. 

 

Long‐range Outcomes: 

 Improved community appearance 

 Improved traffic flow management 

 More efficient review processes 

 More consistent application and interpretation of rules 

 Modified land layout that would make the community more attractive to residents and businesses 

 

 
2015/16 & 2016/17 Initiatives 

 Continued progress in becoming “business‐friendly” 
o Improve consistency and predictability of regulations 
o Ensure regionally consistent on codes 

 Review “Waters of the US” for impact 

 Next stage of FEMA mapping 

 

 

Review 
“Waters of the US” 

for impact

Manage growth and change consistent with the County’s 
comprehensive plan to maximize quality of life with an 
emphasis on efficient processes that support positive 
business, neighborhood communities, and protect our 

environmental assets

Continue progress in 
becoming

business‐friendly

Improve consistency 
and predictability of 

regulations

Ensure regionally 
consistent on codes

Next phase of
FEMA Mapping
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Public Safety:  Maintain a safe and healthy community in which to live. 

 

Long‐range Outcomes: 

 Maintain low crime rate 

 Improve community safety features such as lighting, sidewalks, bike paths 

 Improve the capacity to meet growth demands with respect to response times, equipment, space 

 Execute strategies to manage risks such as code violations, driver safety, homelessness 

 Maintain good working relationships with other safety providers such as hospitals 

 Strengthen community education efforts 

 Healthier workforce 

 

 
2015/16 & 2016/17 Initiatives 

 Conduct an evaluation of current evacuation routes throughout the County 

 Increase the number of available emergency shelters and staffing 

 Sheriff’s Master Facility Plan 

 Explore MSTU for EMS services 

 Implement “fit for duty” standards 
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Human Services:  Pursue available funding sources to facilitate providing services to 

meet community needs. 

 
Long‐range Outcomes: 

 Develop a comprehensive strategic plan with community partners; integrating various plans, needs 
assessments; duplication of services and improving access. 

 Enhance coordination with outside agencies 

 Expand funding options – grants 

 Strengthen community education about services 

 Identify who uses our services and trend data about possible future use ‐ Retirees, workers 

 Better coordination with Sarasota and other surrounding counties regarding homelessness and 
transportation 

 

 

2015/16 & 2016/17 Initiatives 

 Assess capabilities to meet medical needs of  uninsured and underinsured population 

 Coordination of pharmacy services between Family Health Centers and Virginia B Andes 

 Support efforts to secure additional FQHC resources 

 Encourage medical education and training 
 

 

Coordination of 
pharmacy services 

Assess capabilities to meet 
medical needs of  uninsured 
and underinsured population

Support efforts to 
secure additional 
FQHC resources

Encourage medical 
education and 

training

Pursue available funding sources to 
facilitate providing services to meet 

community needs
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Efficient and Effective Government:  Facilitate the organization’s capacity to govern and 

manage effectively in the rapidly changing and challenging environment. 

 
Long‐range Outcomes: 

 Increase the technological & human relations skills of staff 

 Make the electronic services of the county more user friendly 

 Strengthen a culture of innovation, performance and accountability 

 Strengthen the capacity for analytics and data driven decision making 

 Improve the customer experience 

 Healthier workforce 

 Improving our communications with the public 

 Proactive approach to disbursing information (ex. press conference)  
 
 
2015/16 & 2016/17 Initiatives 

 Learn from other county’s best practices 

 Explore cooperative efforts with North Port 

 Actively engage in Peace River Water Authority policy direction 

 Provide SWFWMD participation 

 Improve communication and correct misinformation 
o Develop one page data sheets for Public Hearing issues 
o Utilization of social media 

 Promote benefit of employee health center 

 Payment structure to retain employees  
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Fiscal/Financial Planning:  Continue to increase the effectiveness of local government 

and maintain a strong financial condition. 

 
Long‐range Outcomes: 

 Improve performance and fiscal data 

 Educate staff on tools to improve fiscal management 

 Develop state level strategy for funding 

 

 

2015/16 & 2016/17 Initiatives 

 Implement employee pay‐for‐performance 

 Enhance “line of sight” between various levels of county operations 

 Integrate strategic goals into long range financial planning 

 Educate public on financial stability 
o Periodic financial updates 
o Provide education on specific issues prior to and at public hearings 
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COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

Port Charlotte, FL 33948 
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Attachment 5: 
Sec. 3-9-30. Agriculture 

(AG), Ordinance Number 
2014-049 
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COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

Port Charlotte, FL 33948 
Phone: 941.764.4909 | Fax: 941.764-4108 

 

 

 

Attachment 6: 
Future Land Use Map 
Series Map #3: 2030 

Service Area Delineation 
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COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

Port Charlotte, FL 33948 
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Attachment 7: 
Manasota and Sandpiper 

Key Zoning District 
Overlay, Ordinance 
Number 2015-016 
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COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

Port Charlotte, FL 33948 
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Attachment 8: 
Sandhill Development 

Order, Resolution 
Number 2014-174 
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COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

Port Charlotte, FL 33948 
Phone: 941.764.4909 | Fax: 941.764-4108 

 

 

Attachment 9: 
Babcock Mixed Use FLU 

designation 
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throughout the MVMU.  Site development standards, locational criteria and design 

guidelines for all uses shall be developed and adopted by the County as Land 

Development Regulations for MVMU. 

 

Special Provisions 

1. Comprehensive Transportation Analysis: The County shall require a transportation 

component for MVMU to focus both on vehicular and pedestrian traffic. By providing 

a proper mix of land uses and transportation options, a substantial portion of the trips 

for residents and employees of the District should be satisfied within the 

development itself. MVMU shall be included in the County’s comprehensive bicycle 

and pedestrian facilities plan to be prepared once redevelopment begins to address 

access, connectivity and mobility. This plan will be incorporated into the MPO’s Long 

Range Transportation Plan. 

2. Specific Transportation Connections: The close proximity of the District to major 

arterials, Tamiami Trail (U.S. 41) and El Jobean Road (S.R. 776) will enable the 

creation of a new network of connecting roads with gateways into the MVMU. In 

order to facilitate emergency evacuation, the County shall require north-south 

gateways and an east-west connector to be incorporated into the MVMU 

transportation design. 

3. Multi-modal Street Design: The arrangement and design of streets within the MVMU 

shall promote a pedestrian and bicycle friendly environment with an emphasis on 

comfortable and convenient access to neighborhoods, the Town Center, 

neighborhood shopping, parks, schools and civic uses. 

4. Open Space: Open space shall constitute no less than 20 percent of the gross 

acreage of the MVMU. As permitted throughout the MVMU, the term "open space" 

shall include, but not be limited to: preserve areas, both passive and active parks 

(including the existing regional park), pedestrian and cycling systems; and properly-

designed buffers, lakes, and waterbodies. 

5. Schools: The County shall require the MVMU to include a maximum of 35 acres 

available for development as a public primary or secondary school or other 

educational facility. Schools of higher education, including universities/colleges and 

vocational schools are not included in the acreage limitation set forth above. 

6. Other Public Facilities: At the time of rezoning, the County shall determine the need 

to locate public facilities such as sheriff substations, fire stations, government offices 

and other public services within the MVMU. 

 

BABCOCK MIXED USE (BMU)  

These lands shall develop to the standards and guidelines provided in this Comprehensive Plan 

within the policies of the Babcock Ranch Overlay District (BROD), within the Master 

Development Order for the Babcock DRI, and subsequent incremental Development Orders, 

and in the Babcock Ranch Zoning District.  The BMU covers approximately 13,630 acres and is 
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situated in the southwest portion of the Babcock Ranch, east of S.R. 31 and adjacent to the 

Charlotte-Lee County line. 

 

Maximum Density/Intensity 

Development within the BROD is limited to 17,870 dwelling units and 6,000,000 square 

feet of non-residential uses.  This total square footage for non-residential uses is further 

defined as including: 

• 4,840,000 square feet commercial/office/retail (including medical),  

• 650,000 square feet of light industrial,  

• 150,000 square feet of government/civic uses,  

• 72 golf course holes, and  

• 600 hotel rooms (360,000 square feet).  

• Primary Greenways: Minimum 4,700 acres  

• Parks: Minimum 255 acres  

• Schools square footage shall not count as part of the 6,000,000 square feet of non-

residential or public/civic square footage.  

  

The allocations for these uses throughout the BROD are set forth below, subject to the 

above totals: 

FLU Table A-8: Babcock Mixed Use Density/Intensity Standards 

Land Use Classification Development Type 
Density/Acre and Intensity 

(FAR) 

Town Center 

Residential 

Non-residential (commercial, 

retail, light industrial) 

3-24 density/ac 

 

Up to 2.0 

Village and Hamlet 

Single-family 

Multi-family 

Non-residential/Commercial 

3-6 density/ac 

6-16 density/ac 

Up to 1.0 

Civic, Community, & Misc. 

Public Facilities 

Institutional uses, government 

facilities, etc. 
Up to 2.0 

 

 

OTHER DESIGNATIONS 

 

Public Lands and Facilities 

 

PUBLIC LANDS AND FACILITIES (PL) 

These lands may be publicly or privately owned.  Public Lands and Facilities include those lands 

owned by Charlotte County government, the Charlotte County School Board, private schools, 

churches, auditoriums, theatres, museums, the City of Punta Gorda, the State of Florida, the 

United States government, private hospitals, or utilities. 
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COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

Port Charlotte, FL 33948 
Phone: 941.764.4909 | Fax: 941.764-4108 

 

 

Attachment 10: 
Murdock Village Mixed Use 

FLUM designation 
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a. Development is limited to personal and business services, general retail and 

neighborhood stores, tourism establishments and restaurants. 

b. Maximum FAR is 2.5. 

5. Mixed Development: Mixed development of Residential and 

Commercial/Professional Office uses shall comply with the following: 

a. Provide for a combination of residential and low intensity commercial or 

professional office uses on the same parcel site; 

b. Maximum residential density is 15 dwelling units per acre; 

c. Residential development must be located on a separate floor from 

commercial or office uses; and 

d. Maximum FAR is 2.5. 

 

CHARLOTTE HARBOR NEIGHBORHOOD BUSINESS/RESIDENTIAL (CHNBR) 

The Charlotte Harbor Neighborhood Business/Residential category provides for daily conve-

nience goods, professional, personal and business services, and allows for residential 

development. 

 

General Range of Uses 

Residential and commercial uses; commercial uses allowed within this category may 

include small restaurants, drug stores, specialty retail shops, professional offices and 

public services and facilities.   

 

Maximum Density/Intensity 

Density: Maximum density is ten dwelling units per acre. 

Intensity: Maximum FAR is 2.5. 

 

Special Provisions 

1. For non-residential structures that exceed 3,000 square feet of gross leasable area, 

a mix of residential and commercial uses must be provided.  

2. Developments planned for greater than 3,000 square feet of non-residential uses 

shall be approved through the Special Exception process and no one use 

(commercial or residential) shall exceed 80% of the total development. 

 

MURDOCK VILLAGE MIXED USE (MVMU)  

The Murdock Village Mixed Use category is designed for the Murdock Village Community 

Redevelopment Area (MVCRA) and will encourage a high-tech, energy efficient and 

environmentally-friendly mix of residential, retail commercial, medical, office, office showroom, 

public and educational facilities, recreational and institutional redevelopment.  The mixed use 

development focus will be on creating a vibrant and attractive gathering place for the entire 

community in the form of a town center; adequate provisions for distinct and interconnected 

multi-generational neighborhoods; "five minute walk" (the reference is not intended to be taken 

literally but to suggest easy walkable access) to parks, facilities and services; a pedestrian-
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friendly street network; and interior greenway and blueway open space linkages that integrate 

the MVCRA with existing County resources. 

 

Maximum Development  

Total development within the MVMU shall be limited to 3,023,882 square feet of 

commercial uses, 538 multi-family dwelling units and 2,744 single-family dwelling units, 

provided that these uses and development totals may be modified in accordance with 

the MVMU Equivalency Matrix, provided in FLU Section A-6.  Table A-3.6, Murdock 

Village Mixed Use Densities/Intensities, provides additional development parameters for 

the primary use areas located within MVMU. 

 

General Range of Uses 

Within the MVMU classification, the County shall allow a combination of residential, 

commercial, office, research and development, office showroom, hotels, civic, 

healthcare, parks and open space, public/institutional, educational land uses, and public 

services and facilities in order to encourage long-term sustainable development. Mobile 

homes and industrial uses, except as otherwise provided herein, are prohibited within 

the MVMU.  The following types of uses are permitted in MVMU: 

 

Neighborhood Residential: 

a. MVMU shall include distinct interconnected, multi-generational, residential 

neighborhoods. 

b. Residential neighborhoods shall feature easy access to a network of open space 

which may include bicycle/pedestrian facilities, greenways and blueways. 

c. Assisted Living Facilities shall be permitted within areas designated as 

Neighborhood Residential. 

d. Non-residential land uses located within areas designated as Neighborhood 

Residential shall be designed and developed to protect the integrity of the 

surrounding residential land uses. 

e. Internal Commercial sites shall be a maximum of four acres, although the total 

acreage of all Internal Commercial shall not exceed 16 acres, and shall only be 

built within the Neighborhood Residential Land Use District to provide for local 

daily convenience goods, retail, professional, office showrooms, healthcare, 

personal and business services. 

f. Both single-use and multi-use development sites can be located within Internal 

Commercial areas. 

g. Medium- to high-density residential will be permitted in these areas provided they 

are located on the upper floors of a mixed-use building. 

h. Multi-use development on a single parcel shall be designed and developed to 

protect the integrity of the surrounding land uses. 
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COMMUNITY DEVELOPMENT DEPARTMENT 
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Attachment 11: 
Charlotte Harbor 

Revitalization Plan, 
Ordinance Number  

2015-031 
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CSZ-016, Resolution 

Number 2006-078 
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FUTURE LAND USE - GOALS, OBJECTIVES AND POLICIES 
 

FLU Policy 1.2.67: Transfer of Density Units (TDU) Program Intent 

The County shall employ a transfer of density units (TDU) program whereby the 

development rights of property may be severed in perpetuity and transferred to 

designated locations that are more appropriate for development. The TDU 

program identifies sending and receiving zones. The intent is to create a TDU 

process that will: 

 

1.  Assist and encourage the removal of old, outdated, platted lots and 

subdivisions throughout the County. 

2. Assist and encourage the replacement of an unsustainable and inefficient 

form of development with compact, higher density, mixed use development 

that is more sustainable and efficiently utilizes resources. 

3.  Incentivize the retention of long-term agricultural activities and the 

clustering of rural development densities to promote the reduction of as an 

alternative to rural large lot sprawl in order to reduce the premature 

conversion of rural lands and preserve rural character and viewsheds. 

4.  Incentivize the voluntary preservation of environmentally sensitive lands. 

5.  Help preserve archeological and historic sites. 

6.  Prevent density increases within the Coastal High Hazard Area. (CHHA) 

while permitting reduction or redistribution of density within CHHA. 

FLU Policy 1.2.78: TDU ApplicabilityProgram 

The TDU program shall be used during the review and approval process for all 

plan amendments and rezonings that propose to increase the base density on land 

and street vacations that would result in an accumulation of acreage allowing 

development of new units of density; this requirement shall continue to apply to 

lands within the County, including the lands that have been annexed by the City of 

Punta Gorda. Density units shall only be severed in whole units; a fractional unit 

shall not entitle an applicant to an additional unit.  All density transfers shall be on 

a one-for-one basis.   

 

The following are descriptions of those situations wherein transfers of density will 

not be required by the County:  

 

1. When developed consistent with a Revitalization Plan approved in 

accordance with FLU Policy 4.2.1 and 4.2.2, properties located in a 

Revitalizing Neighborhood may rezone to the maximum density allowed by 

their existing Future Land Use Map category.  Density for this increase shall 

may be granted by the County from RAPID density, described in FLU Policy 

1.2.15.  Further instances of density transfers being granted by the County 
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in Revitalizing Neighborhoods may be explored through the creation of a 

neighborhood’s Revitalization Plan. Density granted for increases in a 

Coastal High Hazard Area (CHHA) in accordance with a Revitalization Plan 

shall only be allowed when the RAPID density also comes from a CHHA. 

Notwithstanding the foregoing, any addition of density to the Placida 

Revitalizing Neighborhood may be implemented only through the transfer 

of density units (TDU Program).  The boundaries of the Placida Revitalizing 

Neighborhood are shown on SPAM Series Map #96. 

2. Any other specifically recognized area under FLU Policy 1.2.14 of this 

Comprehensive Plan.  

 

FLU Policy 1.2.89: TDU Sending Zones 

The following sending zones are recognized by the County: 

 

1. Lands within Managed Neighborhoods (FLUM Series Map #2). Excluding 

the Babcock Ranch Overlay District (BROD), excess non-RAPID density 

units may be removed from residentially zoned properties.  One unit of 

density may be retained on the subject parcel. Such excess density may 

only be transferred, consistent with FLU Policy 1.2.7 through FLU Policy 

1.2.15, to an area located in the Urban Service Area that is currently served 

by water and sewer or which will be served by water and sewer prior to 

issuance of a Certificate of Occupancy. 

2. Lands within the Rural Service Area (FLUM Series Map #3) properties 

retaining a bona fide agricultural use or consisting of substandard platted 

lots. 

3. Lands within the Resource Conservation and Preservation FLUM 

categories.  

4. Land within tThe Coastal High Hazard Area (FLUM Series Map #14). 

5. Any land properties containing historical or archeological resources, or land 

deemed to contain environmentally sensitive resources.    

6. Lands within tThe Prime Aquifer Recharge Area (FLUM Series Map #6). 

7. Lands Properties within the one-half mile setback of the Watershed Overlay 

District and Tippen Bay and Long Island Marsh (FLUM Series Map #4). 

8. Land within a Public Water System Wellhead Protection Area (FLUM 

Series Map #7). 

9. Land designated as a Wildlife Corridor Critical Linkages (FLUM Series Map 

#22).  These lands properties may sever density at one unit per five acres, 

gross, if designated as Agriculture or Burnt Store Limited Development on 

the FLUM, and two units per five acres if designated Rural Estate 

Residential on the FLUM. 

10. Property located in the Urban Service Area for which a building permit has 

been issued, or will be issued subsequent to December 3, 2007, to develop 
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a school, house of worship, park, cemetery or mausoleum, or a residential 

use at a density below the Base Density. The excess density on these 

properties may only be transferred consistent with FLU Policy 1.2.7 through 

FLU Policy 1.2.15 to an area located in the Urban Service Area that is 

currently served by water and sewer or which will be served by water and 

sewer prior to issuance of a Certificate of Occupancy. 

9.  

 

FLU Policy 1.2.9: Restrictions on Sending Zones 

The County shall apply the following restrictions to sending zone sites: 

 

1. Once density is removed from a sending zone it shall not be restored to 

that site unless such area becomes targeted as a growth area through an 

amendment to this Plan.   

2. Sending zone sites qualifying under item 1 of FLU Policy 1.2.8 shall be 

placed under a conservation easement and all density severed except that 

owners of contiguous lots may retain one unit of density per each 

contiguous acre.   

3. Sending Zone sites qualifying under item 2 and 9 of FLU Policy 1.2.8 shall 

be placed under a conservation easement if environmentally sensitive land 

or agricultural easement if under active agricultural use and the intent is to 

continue that use.   

a. For sending zones that qualify under item 2, if under active agricultural use, 

density may be retained for use by the property owner, family members of 

the property owner, and a land manager at one unit per 30 acres of active 

agricultural use, up to a maximum of 5 units.   

b. For sending zones that qualify under item 9 that contain an active 

agricultural use, one unit of density may be retained and active agricultural 

uses may continue but not be intensified or expanded.  If the property 

owner does not choose to manage the land for wildlife, the County or 

appropriate State or non-profit agency will be given rights to manage any 

non-agricultural and non-residential portions of the property for wildlife 

usage.  

4. Sending zone sites qualifying under items 3, 4, 5, 6, 7, and 8 of FLU Policy 

1.2.8 shall be placed under a conservation easement and no density shall 

be retained.   

5. The more restrictive of the sending zone qualifications shall apply. 

 
FLU Policy 1.2.10: TDU Receiving Zones 

Receiving zones inside the Urban Service Area include lands within the following 

designations of FLUM Series Map #2: 2050 Framework:  
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1. Emerging Neighborhoods.  

2. Maturing Neighborhoods.  

3. Economic Corridors and Centers.  

4. CRAs 

5. Revitalizing Neighborhoods prior to adoption of a Revitalization Plan and 

also what may be required in accordance with a Revitalization Plan. 

5.6. The Rural Settlement Area Overlay District. 

 

Receiving Zones within the Rural Service Area include lands within: 

 

1. Rural Community Mixed Use areas.  

2. The Rural Settlement Area Overlay District. 

 

FLU Policy 1.2.11: Prohibited Receiving Zones 

Density shall not be transferred into: 

 

1. Lands within Managed Neighborhoods (FLUM Series Map #2).  

2. Lands within the Resource Conservation and Preservation FLUM 

categories.  

3. Land Properties containing historical or archeological resources, or land 

deemed to contain environmentally sensitive resources; except that when 

a portion of a property contains these resources, that area deemed not to 

contain resources may receive density if it meets one of the criteria of a 

receiving zone, a conservation easement will be required over the resource 

along with an undeveloped buffer of at least 100 feet.   An historical 

structure  or archeological resource that is to be integrated into a 

development will not need to be buffered. When a portion of the property 

contains environmentally sensitive resources, the area containing 

environmentally sensitive resources may receive density if impacts have 

been approved through an environmental resource permit or applicable 

State or Federal permit, or may have the required 100-foot buffer reduced 

if approved through an environmental resource permit or applicable State 

or Federal permit. 

4. Lands within tThe Prime Aquifer Recharge Area (FLUM Series Map #6). 

5. Lands Properties within the one-half mile setback of the Watershed Overlay 

District and Tippen Bay and Long Island Marsh (FLUM Series Map #4). 

6. Land within a Public Water System Wellhead Protection Area (FLUM 

Series Map #7). 

7. Land on a bBarrier islands, except that density may be transferred within 

Manasota Key or Sandpiper Key. 

 

FLU Policy 1.2.12: Rural Receiving Zones 
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Receiving zones in the Rural Service Area may only receive density units from 

sending zones in the Rural Service Area.  

 

FLU Policy 1.2.13: Possible TDU Bonus Programs 

The County shall explore the feasibility of utilizing a bonus for removing density 

from Managed Neighborhoods and from lands that have been enhanced by 

landowners for habitat management or ecosystem services.  The County shall 

include policies within this element to identify any bonus density applied to sending 

zones. 

 

FLU Policy 1.2.14: TDU Waivers 

The following are waivers, depicted on FLUM Series Map #21, from the 

requirement to transfer density to a Receiving Zone: 

 

1. Development within the Babcock Ranch Overlay District (BROD) is exempt 

from any Transfer of Density Units policies in the Comprehensive Plan and 

from the Transfer of Density Units requirements of the Land Development 

Regulations, depicted on FLUM Series Map #21. 

1.2. Development entitlement amendments pursuant to an adopted 

equivalency matrix or conversion table, provided such property is located 

outside of the Coastal High Hazard Area. Any conversion to residential 

dwelling units above the maximum approved by the Comprehensive Plan 

or DRI development orders shall be subject to FLU Policy 1.2.7 through 

FLU Policy 1.2.15. 

 

FLU Policy 1.2.15: Revitalizing Neighborhoods Incentive Density  

FLUM Series Map #2: 2050 Framework illustrates those lands within the County 

that are now designated as Managed Neighborhoods.  FLU Policy 4.5.1, #3, states 

that no increases of density or intensity are allowed in these Neighborhoods.  By 

removing the ability of these lands to increase in density, the County has removed 

13,092 units of potential density from underneath the Future Land Use Map.  The 

County shall hold this potential density, to be known as Revitalizing Area Plan 

Incentive Density (RAPID), and utilize it to incentivize redevelopment efforts 

consistent with FLU Policy 4.2.1. For all Revitalization Neighborhoods with plans 

created and adopted consistent with FLU 4.2.1, all density increases above base 

density shall may be granted by the County through utilization of the RAPID from 

Managed Neighborhoods.   The County shall maintain a record of all density 

transferred into Revitalizing Neighborhoods under this policy, which shall be no 

greater than the total amount of RAPID.   
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