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COMMUNITY DEVELOPMENT DEPARTMENT 
18400 Murdock Circle 

Port Charlotte, FL 33948 
Phone: 941.764.4909 | Fax: 941.764-4180 

 

DATE: June 27, 2016 
 
TO:  Honorable Board of County Commissioners 
 Planning and Zoning Board 
 
FROM: Claire Jubb, Community Development Department Director 
 Shaun Cullinan, Charlotte County Planning and Zoning Official 
 Jie Shao, Planner, Principal 
 
RE: A Large Scale Text Amendment Petition Number PA-16-06-11-LS  

Requested Action(s): 
 Charlotte County, working with a private developer, request a text amendment to the County’s 

Comprehensive Plan, as follows: 
 Rename “Revitalizing Neighborhoods Incentive Density” (RAPID) to “Incentive Density”;  
 Revise Future Land Use (FLU) Policy 1.2.16: Incentive Density; and  
 Add a new FLU Policy 1.2.17: Incentive Density Usage 

 
Staff Recommendation: 

Approve transmittal of Petition No. PA-16-06-11-LS to the Department of Economic Opportunity 
(DEO) and other State review agencies for review and comment, based on the findings and analysis 
in the Comprehensive Planning Division staff memorandum dated June 27, 2016 and any evidence 
presented at the public hearing. 

 
The Planning and Zoning Board proposed recommendations: 
 Motion to forward application No. PA-16-06-11-LS to the Board of County Commissioners with 
a recommendation of Approval/Denial of transmittal of PA-16-06-11-LS to the Department of 
Economic Opportunity (DEO) and other State review agencies for review and comment, based on 
the findings and analysis in the Comprehensive Planning staff memorandum dated June 27, 2016, 
and the evidence presented at the public hearing. 
 
Applicants: 

Charlotte Commons venture, LLC 
12800 University Drive, Suite 275 
Fort Myers, FL 33907 
&  
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COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

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

 

 

Charlotte County Board of County Commissioners 
18500 Murdock Circle 
Port Charlotte, FL 33948 
 
Data and Analysis: 

In April 2016, the Charlotte County Economic Development Office selected John Burns Real 
Estate Consulting, LLC (JBREC) to conduct a study to analyze current and future housing demand 
for multifamily product in relation to the existing supply within Charlotte County. The study, Apartment 
Demand Analysis (see Attachment 1), states that: 

 
Based on economic and demographic trends within Charlotte County, JBREC projects new apartment 

demand in Charlotte County for 219 market rate units per year over the next five years. It is likely that the 
existing apartment supply will not be sufficient for the additional demand and new apartment supply will be 
needed. 

 
Population growth in Charlotte County is projected to surpass the national average, and approximately 

20.8% of households within the MSA favor rental housing. In addition, JBREC projects the trend of rental 
households in the US to increase by 4.4% annually over the next five years, due to demographic changes, 
convenience and mobility, as well as the lack of financial commitment.  

 
In addition, Charlotte County lacks low- and very low-income housing, and moderate-income/ 

workforce housing.  
 
The County retains a total of 13,092 units of Revitalizing Neighborhood Incentive Density 

(RAPID) since adoption of the County’s Comprehensive Plan in 2010. RAPID is currently restricted 
to the Revitalizing Neighborhoods.  For a residential development above the base density allowed 
on the property, a transfer of density unit(s) is required, except where specific policies have been 
established in the County’s Comprehensive Plan. In order to address the deficiency of market-rate 
rental properties, low- and very low-income housing, and moderate-income/workforce housing, 
while, at the same time, meeting the intent of the Transfer of Density Units (TDU) program (which is 
that no new density can be transferred into the Coastal High Hazard Areas or west of the Myakka 
River and Charlotte Harbor), staff suggests using the RAPID densities to address this issue 
throughout the County. Therefore, staff is proposing to rename “RAPID” density to “Incentive 
Density”, and to add a new policy that will allow the County to grant Incentive Density for all density 
increases above base density where the projects are designated for market- rental properties, low- 
and very low-income housing, and moderate-income/workforce housing and non-age restricted. 
Simultaneously, the proposed policy will also set restrictions to make sure that such projects cannot 
be located within the Coastal High Hazard Area; and if such projects are located west of the Myakka 
River and Charlotte Harbor, the Incentive Density shall come from Managed Neighborhoods west of 
the Myakka River and Charlotte Harbor, and must also come from a similar or more restrictive FEMA 
Flood Zone.  

 
  Furthermore, Charlotte Commons Venture, LLC is requesting to use RAPID density in an 
adopted Sandhill Development of Regional Impact (DRI) equivalency matrix to increase residential 
units above the maximum approved by the County’s Comprehensive Plan and the Sandhill DRI 
Development Order. There are three developments within the County that currently use either an 
adopted equivalency matrix or conversion table, these are Sandhill DRI (see Attachment 2: Sandhill 
DRI Development Order, Resolution Number 2014-174), Babcock Community DRI (see Attachment 
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COMMUNITY DEVELOPMENT DEPARTMENT 
18500 Murdock Circle 

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

 

 

3: Babcock Mixed Use FLUM Designation) and Murdock Village (see Attachment 4: Murdock Village 
Mixed Use FLUM Designation). An adopted equivalency matrix or conversion table allows for 
increases or decreases in land uses which do not increase the number of external peak hour trips 
and do not reduce open space and conservation areas within the development. The adopted 
equivalency matrix or conversion table provides flexibility for development within its project without 
any negative impacts on surrounding properties. None of the three projects are located inside the 
Coastal High Hazard Area, nor are they west of the Myakka River and Charlotte Harbor.  The 
applicant’s request meets the intent of the County’s TDU program to assist and encourage compact, 
higher density, mixed-use development that is more sustainable and efficiently utilizes resources. 
Therefore, staff has no objection to the applicant’s request. 
 

The proposed text amendment is consistent with the goals, objectives, and policies of the 
County’s Comprehensive Plan and is supported by the vision of the County to promote development 
within Economic Centers and Community Redevelopment Areas.  

   
Based on the above reasons, staff recommends approval of this text amendment. 



 

CHARLOTTE 2050 
 
 

Future Land Use – Goals, Objectives and Policies Page - 1 
 January 2016 Adoption Draft Date: 06/27/2016 
 
 
 

FLU Policy 1.2.16: 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. The County shall maintain a record of 
all density transferred into Revitalizing Neighborhoods under thisFLU Ppolicy1.2.17, which 
shall be no greater than the total amount of RAPID Incentive Density.   

 
FLU Policy 1.2.17: Incentive Density Usage 

In order to promote development and redevelopment within Revitalizing Neighborhoods, address 
the deficiency of market-rate rental properties, low-, very low- and moderate-income housing and 
workforce housing, and promote development within Economic Centers and Community 
Redevelopment Areas, the County may grant, at no cost to grantee, Incentive Density in the 
following circumstances: 
1. For In all Revitalization Neighborhoods with plans created and adopted consistent with FLU 

Policy 4.2.1, all for density increases above base density may be granted by the County 
through utilization of the RAPID from Managed Neighborhoods.   

2. Increases above base density for projects solely used for long-term market-rate rental 
properties, low-, very low- and moderate-income housing, or workforce housing. Such uses 
must be in perpetuity. Such projects must be located outside of the Coastal High Hazard 
areas, within Economic Centers, Economic Districts, or Revitalizing Neighborhoods, and shall 
not be age-restricted. In addition, if such projects are located west of the Myakka River and 
Charlotte Harbor, the Incentive Density shall come from Managed Neighborhoods west of the 
Myakka River and Charlotte Harbor, and must come from a similar or more restrictive FEMA 
Flood Zone.  

3. For use of an adopted equivalency matrix or conversion table to increase residential dwelling 
units above the maximum approved by this Plan or DRI development orders, provided such 
property is located outside of the Coastal High Hazard Area and shall not be located west of 
the Myakka River and Charlotte Harbor.   
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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Apartment Demand Analysis 

Charlotte County  

Economic Development Office 

John Burns Real Estate Consulting 



www.realestateconsulting.comwww.realestateconsulting.com
1900 Glades Road, Suite 205 | Boca Raton, FL 33431 | (561) 998-5814

April 2016

Charlotte County Economic Development Office

Punta Gorda MSA
Apartment Demand Analysis
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Background and Objectives
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Background John Burns Real Estate Consulting, LLC (“JBREC”) was retained by The Charlotte County Economic Development Office
(“Charlotte County” or “Client”) to analyze current and future housing demand in relation to existing supply for multifamily
product in the Punta Gorda MSA.

Objective The objective of this assignment is to analyze relevant real estate market conditions and economic and demographic
trends in the MSA to determine the amount of demand for multifamily for-rent product. JBREC will comment on whether or
not the current supply in the MSA is sufficient for the projected demand.

Contact Information This analysis was prepared by John Burns Real Estate Consulting,
LLC. Kristine Smale, Manager, served as Project Manager and
managed the day-to-day operations of the analysis. Mike Willinger
Senior Consultant, also contributed to this analysis. The Internal
Peer Review was completed by Lesley Deutch, Principal. Follow-
up questions should be directed to us at:

1900 Glades Road, Suite 205
Boca Raton, FL 33431
561.998.5814

Market Experts:

Lesley Deutch
Consulting

ldeutch@realestateconsulting.com
ksmale@realestateconsulting.com

mwillinger@realestateconsulting.com

Kristine Smale
Consulting

Mike Willinger
Consulting
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Executive Summary – Findings
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Based on economic and demographic trends within Charlotte County, JBREC projects new apartment demand in Charlotte County for 219
market rate units per year over the next five years. It is likely that the existing apartment supply will not be sufficient for the additional
demand and new apartment supply will be needed.

Population growth in Charlotte County is projected to surpass the national average, and approximately 20.8%1 of households within the MSA
favor rental housing. In addition, JBREC projects the trend of rental households in the US to increase by 4.4% annually over the next five
years, due to demographic changes, convenience and mobility, as well as the lack of financial commitment.

JBREC forecasts 
annual household 
growth of 2.6% per 
year in Charlotte 
County through 

2019

The portion of 
rental households 

in the US is 
projected to 

increase 4.4% over 
the next five years, 

leading to 
additional demand 

for multifamily 
construction

Need for new 
apartment supply: 
JBREC forecasts 

demand for an 
additional 219 units 

of market rate 
multifamily housing 
in Charlotte County 
per year over the 

next five years

1 US Census 2014 American Community Survey
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Executive Summary – Findings

7

In addition to the JBREC model which results in the need for new apartment supply, Charlotte County has additional factors that could
further increase the demand for rental housing.

Cheney Brothers creates 380 jobs
• The distribution company, which opened a new facility in Charlotte County in 2015, has plans to hire 

380 employees over the next five years. The median wage for these workers is $35,000, and the 
added jobs will create additional demand for rental housing. 

An accredited 4-year college may open a campus in Charlotte County
• Although no details have been publically confirmed, the Economic Development Office is working with 

an accredited school to open a campus in Charlotte County that will offer specialized degree 
programs, which could lead to 500 full-time students in the area. This will create demand for student 
and workforce housing within close proximity to the college. 

A growing number of Retirees opt to rent rather than buy
• Nationally, there is a growing trend of more retirees choosing to rent rather than purchase a home. 

Since Charlotte County is a strong retiree market, this trend will translate into additional demand for 
rental housing in the market.  

Tourism and airport traffic numbers continue to increase
• 2015 was a record year for air traffic at the Punta Gorda Airport, and tourism to the region increased. 

The Charlotte Harbor Visitor & Convention Bureau is implementing a broad-based marketing program 
to increase awareness about the area as an affordable, eco-friendly tourist destination. The additional 
traffic and tax revenue will boost the local economy and create additional jobs, which will lead to 
additional demand for workforce housing. 
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Economic and Demographic Trends
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Charlotte County (Punta Gorda MSA)

9

The Punta Gorda MSA is synonymous with Charlotte County. The Cape Coral-Fort Myers MSA is located directly south of Punta Gorda and 
the North Port-Sarasota-Bradenton MSA is north of Punta Gorda.

Sources: Google Earth

Punta Gorda MSA

North Port –
Sarasota -

Bradenton MSA

Cape Coral -
Fort Myers MSA
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Regional Location
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The Punta Gorda MSA is located within a 30 and 60 minute commute to Fort Myers and Naples to the south, respectively and approximately 
60 minute commute to Sarasota to the north. Punta Gorda is often chosen as the affordable housing alternative to surrounding employment 
centers. 

Source: ESRI

30 minutes

45 minutes

60 minutes

Destination Drive Time

Fort Myers 30 minutes

Sarasota 60 minutes

Naples 60 minutes

Tampa 90 minutes
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The Charlotte Harbor Visitor and Convention Bureau has 
increased marketing for the region as an affordable vacation 
destination with an emphasis on eco-tourism. Popular things 
to do in the region include the following:

• Arts, culture and history
• Baseball
• Beaches
• Boating and watersports
• Fishing
• Golf
• Nature and parks
• Shopping

Charlotte County Tourism
The Charlotte Harbor Visitor & Convention Bureau announced that Charlotte County Tourist Development Tax Revenues collected during 
Fiscal Year 2014-2015 were up 19% over the previous Fiscal Year, making it a record year for tourism. 

Source: Charlotte County Government, Charlotte Harbor
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Punta Gorda Airport Traffic

Servicing Cities:

Allentown, PA
Akron/Canton, OH
Asheville, NC
Belleville, IL
Cedar Rapids, IA
Cincinnati, OH
Columbus, OH
Des Moines, IA
Fort Wayne, IN
Greenville/Spartanburg, SC
Grand Rapids, MI
Harrisburg, PA
Huntington, WV
Indianapolis, IN
Kansas City, MO
Knoxville, TN
Lexington, KY
Moline/Quad Cities, IL
Niagara Falls, NY
Peoria, IL
Pittsburgh, PA
Raleigh/Durham, NC
Rockford, IL
South Bend, IN
Springfield, IL
Springfield/Branson, MO
Plattsburgh, NY
Portsmouth, NH
Toledo, OH
Youngstown, OH
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Punta Gorda Airport: Enplanements vs. Deplanements

Enplaned Deplaned

Pa
ss

en
ge

rs

The Punta Gorda Airport traffic has grown significantly over the past few years. In 2013, Allegiant Air became the exclusive carrier for the
airport and air traffic almost doubled in 2014, followed by a 33% increase in 2015. Increased air traffic and passenger capacity leads to
additional jobs in the region, which leads to demand for housing, particularly for-rent as most of these jobs are lower-paying.

Source: Punta Gorda Airport
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Demographic Snapshot: Punta Gorda MSA
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With approximately 167,000 residents, the Punta Gorda MSA comprises approximately 1% of the people and households in Florida. The
median household income is lower than both the state and national median income, but median net worth is significantly higher due to the
large number of retires in the region. This high median net worth is primarily due to home equity, as the Punta Gorda has nearly an 80%
home ownership rate. Renter households comprise approximately 21% of total households, which is less than the state and national
average, yet Charlotte County does not have the housing stock to accommodate a larger percentage of renters.

Source: ESRI, US Census

Punta Gorda MSA Florida United States

Population 167,490 19,603,994 318,536,439

Annual Population Growth 
(2015-2020) 1.02% 1.05% 0.75%

Households 77,379 7,718,695 120,746,349

Annual Household Growth
(2015-2020) 1.08% 1.05% 0.77%

Median HH Income $44,386 $47,255 $53,217

Renter Households 20.8% 35.9% 36.9%

Median Age 58.0 41.9 37.9

Median Net Worth $154,135 $77,401 $84,518

Median Home Value (2015) $135,588 $175,924
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Demographic Snapshot: Punta Gorda MSA
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The Punta Gorda population is approximately 25% the size of the Cape Cape-Fort Myers MSA. Median household income is highest in
the North Port-Sarasota-Bradenton MSA, as well as the median home value. Punta Gorda has the highest median net worth, which is
nearly 40% higher than the median net worth in the Cape Coral-Fort Myers MSA. This is due to the predominance of homeowners in the
MSA; The higher homeownership rate correlates with a higher net worth.

Source: ESRI, US Census

Punta Gorda MSA Cape Coral-Fort Myers MSA
North Port-Sarasota-

Bradenton MSA

Population 167,490 666,270 737,473

Annual Population Growth 
(2015-2020) 1.02% 1.65% 1.22%

Households 77,379 278,409 325,978

Annual Household Growth
(2015-2020) 1.08% 1.63% 1.19%

Median HH Income $44,386 $48,180 $50,306

Renter Households 20.8% 44.3% 38.6%

Median Age 58.0 47.1 51.4

Median Net Worth $154,135 $109,581 $134,674

Median Home Value (2015) $135,588 $159,416 $195,167
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Employment Growth
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Punta Gorda lost 4,200 jobs in 2008 and 2009 and recovered slightly in 2010, followed by no employment growth in 2011. The MSA has 
seen positive job growth since 2012 and currently there are 800 new jobs year over year, a growth rate of 1.8%. Job growth is expected to 
continue through 2018, with an average of 300 jobs to be added per year from 2016 through 2018 before losing 100 jobs in 2019. The 
current unemployment rate of 5.6% is slightly above the national rate of 5.0%. 

Employment History & Projections 2009 2010 2011 2012 2013 2014 2015 Current* 2016P 2017P 2018P 2019P
Payroll Survey Total 40,700 41,500 41,500 42,100 43,000 44,100 45,700 46,200 46,200 46,500 46,600 46,500

1-Year Change -2,200 800 0 600 900 1,100 1,600 800 500 300 100 -100
1-Year Growth Rate -5.1% 2.0% 0.0% 1.4% 2.1% 2.6% 3.6% 1.8% 1.1% 0.6% 0.2% -0.2%

Unemployment Rate 11.9% 12.8% 11.3% 9.5% 7.9% 6.7% 5.9% 5.6%

*Current time period reflects trailing twelve months data
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Employment Sectors
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Over the last twelve months, the Punta Gorda MSA experienced the strongest employment growth in the Education & Health Services sector 
and the Professional and Business Services high income sector. The MSA primarily consists of service, health and business jobs with the 
largest employers being Bay Front Health Punta Gorda and Publix.

2015 Largest Employers

Source: Charlotte County Economic Development

Company Name Employees
1 Bay Front Health Punta Gorda 1,739
2 Publix Super Market 1,361
3 Walmart 1,300
4 Bayfront Health Port Charlotte 1,000
5 Fawcett Memorial Hospital 854
6 Palm Automall 670
7 Winn-Dixie 664
8 The Home Depot 600
9 South Port Square 400

10 McDonald's 385
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Population Density
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The majority of Punta Gorda residents live close to the coastline with the more eastern portions of the Country consisting of rural farms
and homes. The heaviest concentration of residents in the MSA are along I75 and major transportation routes.

Source: John Burns Real Estate Consulting, ESRI

2015 Total Population
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Median Age

18

Punta Gorda is a retiree destination. The median age of the Punta Gorda MSA is 58.0 years (approximately 16 years older than that of
Florida). Additionally, the 55 and older population comprises of almost 55% of the population in the Punta Gorda MSA.

Source: John Burns Real Estate Consulting, ESRI

2015 Median Age
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Median Income
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The median income of the Punta Gorda MSA is $44,386, which is 6.0% lower than that of the state of Florida. The areas with the highest
median household income are those closest to the coast.

Source: John Burns Real Estate Consulting, ESRI

2015 Median Household Income



www.realestateconsulting.com 20

The Punta Gorda MSA population is currently growing rapidly at 3.3% year over year, according to Moody’s. JBREC projects population 
growth to increase an average of 2.4% from 2016 through 2019, which equates to an additional 17,118 people in the MSA.

Population Growth

*Current time period reflects trailing twelve months data

Population History & Projections 2009 2010 2011 2012 2013 2014 2015 Current* 2016P 2017P 2018P 2019P
Population Total 159,700 159,800 160,100 163,100 165,300 169,100 174,400 177,500 178,586 182,771 187,031 191,317

1-Year Change -600 100 300 3,000 2,200 3,800 5,300 5,600 4,186 4,260 4,286 4,387
1-Year Growth Rate -0.4% 0.1% 0.2% 1.9% 1.3% 2.3% 3.1% 3.3% 2.4% 2.4% 2.4% 2.4%

JBREC reviews population forecasts from Moody’s and ESRI, then takes into account current housing and economic trends to forecast population growth for the MSA. ESRI 
is forecasting a 1.02% annual growth rate through 2019, while Moody’s forecasts a 3.5% annual growth rate.  
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Household Growth
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Annual household growth in the Punta Gorda MSA has been steadily increasing since 2009, with 3,400 new household formations within
the past twelve months, according to Moody’s. JBREC projects household growth to average 2.6% during the next four years, which will
create continued demand for housing in the MSA.

Household History & Projections 2009 2010 2011 2012 2013 2014 2015 Current 2016P 2017P 2018P 2019P
Household Total 73,300 73,800 74,600 76,200 77,600 79,400 82,300 84,200 84,440 86,580 88,775 91,026

1-Year Change -200 500 800 1,600 1,400 1,800 2,900 3,400 2,140 2,195 2,251 2,308
1-Year Growth Rate -0.3% 0.7% 1.1% 2.1% 1.8% 2.3% 3.7% 4.2% 2.6% 2.6% 2.6% 2.6%

*Current time period reflects trailing twelve months data 

JBREC reviews population forecasts from Moody’s and ESRI, then takes into account current housing and economic trends to forecast population growth for the MSA. ESRI 
is forecasting a 1.08% annual growth rate through 2019, while Moody’s forecasts a 4.2% annual growth rate.  
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Household Growth by Income
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Household growth by income in the Punta Gorda MSA will occur mostly between $50K and $99K from 2015 to 2020.
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Population by Age
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Population growth is forecast to occur primarily in the 65-74 and 75+ age groups within the Punta Gorda MSA. However, due to the
projected job growth and a possible accredited college relocation, the younger age brackets may grow at a rate higher than what is
currently forecast.
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Renter Occupied Housing
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According to the US Census, approximately 20.8% of housing in the Punta Gorda MSA is renter occupied units. Most of these are in the
northern portion of the MSA. One investment grade apartment community is identified below, and there are many single-family and
condominium rentals in the MSA as well.

Source: John Burns Real Estate Consulting, ESRI, US Census

2015 Renter Occupied Housing Units

Lakes of 
Tuscana
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Lifestyle Group:
Affluent Estates: Established wealth - educated, 
well-traveled married couples
Upscale Avenues: Prosperous, married couples in 
higher density neighborhoods
Uptown Individuals: Younger, urban singles on 
the move
Family Landscapes: Successful younger families 
in newer housing
GenXurban: Gen X in middle age; families with 
fewer kids and mortgage
Cozy Country Living: Empty nesters in bucolic 
settings
Ethnic Enclaves: Established diversity—young, 
Hispanic homeowners with families

Middle Ground: Lifestyles of thirty-somethings

Senior Styles: Senior lifestyles reveal the effects 
of saving for retirement
Rustic Outposts: Country life with older families, 
older home
Midtown Singles: Millennials on the move; single, 
diverse, and urban
Hometown: Growing up and staying close to 
home; single householders
Next Wave: Urban denizens; young, diverse, 
hardworking families
Scholars and Patriots: College campuses and 
military neighborhoods

Highest 
Income

Lowest 
Income

Middle
Income

Tapestry Segmentation: Lifestyle Groups
The dominant Lifestyle groups for the Punta Gorda MSA include Senior Styles, Rustic Outposts and Cozy Country Living.

25
11

Source: ESRI
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Tapestry Segmentation: Clusters
The largest clusters within the Punta Gorda MSA include the following: Senior Escapes, Silver & Gold, The Elders (Senior Styles Lifestyle 
Group) and Midlife Constants (GenXurban Lifestyle Group).

26
Source: ESRI
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Tapestry Segmentation: Clusters

27
Source: ESRI

With a median age of 71.8 years, this is
Tapestry Segmentation’s oldest market. The
Elders residents favor communities designed
for senior or assisted living, primarily in
warmer climates with seasonal populations.
Most of these householders are
homeowners, although their housing varies
from mobile homes to single-family
residences to high-rise apartments. These
seniors are informed, independent, and
involved.

The Elders

Senior Escapes neighborhoods are heavily
concentrated in the warmer states of Florida,
California, and Arizona. These areas are
highly seasonal, yet owner occupied. Many
homes began as seasonal getaways and
now serve as primary residences. Forty
percent are mobile homes; half are single-
family dwellings. About half are in
unincorporated and more rural areas. Over a
quarter of the population are 65–74 years
old. Most are white and fairly conservative in
their political and religious views. Residents
enjoy watching TV, going on cruises, playing
Bingo, golfing, boating, and fishing. They are
very conscious of their health and buy
specialty foods and dietary supplements.

Almost the oldest senior market (second to
The Elders), the difference of 10 years in
median age reveals a socioeconomic
difference: This is the most affluent senior
market and is still growing. The affluence of
Silver and Gold has afforded the opportunity
to retire to sunnier climates that feature
exclusive communities and vacation homes.
These consumers have the free time,
stamina, and resources to enjoy the good
life.

Senior Escapes Silver and Gold

Midlife Constants residents are seniors, at or
approaching retirement, with below average
labor force participation and above average
net worth. Although located in predominantly
metropolitan areas, they live outside the
central cities, in smaller communities. Their
lifestyle is more country than urban. They are
generous, but not spendthrifts.

Midlife Constants
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Our rental demand analysis shows there will be significant demand for additional apartments in the Punta Gorda MSA. JBREC forecasts
household growth of 2.6% annually, leading to an additional 348 units of annual rental demand in the MSA. Approximately 63% of this
demand will be market rate apartments with a minimum rent of $700.

Source: John Burns Real Estate Consulting, US Census Bureau

DEMAND FROM HH GROWTH

Annual Household 
Income

Monthly 
Rental Rate 1/

Total Households - 
2015 2/

Total Households -  
2020 (P) 2/

% Rental 
Households 2015 

3/

2015 Calculated 
Renter HH

% Rental 
Households 2020 

3/

2020 Calculated 
Renter HH (P)

Annual New 
Rental HH (A) 4/

% that Rent 
Apartment Homes

# that Rent 
Apartment Homes 

5/

$0 to $25,000 $0 - $700 21,139 19,565 33% 6,966 44% 8,575 322 40% 129
$25,000 to $35,000 $700 - $1000 9,972 9,161 24% 2,380 32% 2,908 106 40% 42
$35,000 to $50,000 $1000 - $1400 14,304 15,472 25% 3,590 33% 5,164 315 25% 79
$50,000 to $75,000 $1400 - $2100 16,580 21,081 14% 2,345 19% 3,965 324 20% 65
$75,000 to $100,000 $2100 - $2800 9,121 13,220 5% 465 7% 896 86 15% 13

$100,000 to $150,000 $2800 - $4200 7,513 9,914 10% 717 13% 1,258 108 15% 16
$150,000+ $4200+ 3,669 5,158 7% 244 9% 456 42 10% 4

Total Total 82,300 93,570 20% 16,707 24.8% 23,223 1,303 27% 348

13.0% for 5-years or
2.6% per year

Monthly Rental Rate Total Demand
$0 - $700 129

$700 - $1000 42
$1000 - $1400 79
$1400 - $2100 65
$2100 - $2800 13
$2800 - $4200 16

$4200+ 4
Total 348

Market Rate - Relevant: 219

of the households who rent in the MSA, rent apartments with 
5+ units (opposed to SFD). JBREC assumes lower income 
groups are more likely to rent apartments.  The difference is 
attributed to future growth concentrated in the higher income 

groups that have a lower likelihood to rent apartments.

27%

TOTAL HOUSEHOLDS

Household Growth for the

RENTAL HOUSEHOLDS

1/ Assumes that in the MSA, households pay 36.2% of the annual income toward rent per American Community Survey 2014. While percentage paid by income may vary, the 
calculation is intended to establish reasonable rent ranges as perspective. Some households will spend more and some will spend less. 
2/ Estimated total existing households and annual household growth between 2015 and 2020.  Total HH for 2015 per Economy.com.  Data is adjusted based on ACS distribution.  
2020 growth per Economy.com.   
3/ Percentage of area households that are renter occupied by income level per US Census American Community Survey 2014.  For 2020 we adjusted the overall renter rate upward 
by 4.4% given our expectation of higher renter ratio trend in coming years.  Percentages by income increase given the adjusted household income distribution.
4/ Calculated gain in renter households 2015 to 2020.  Those income categories that show a decrease in households will not show household growth demand.
5/ Percentage of renters by income level that are likely to rent apartments.  Data per US Census Bureau.  Census reports 27% of all households in the MSA who rent, rent in 
structures that are 5+ units.  For purposes of this analysis, JBREC defined these as apartments.  JBREC model varies by income level assuming that lower income households are 
more likely to rent apartments than higher income households (which may tend toward single family homes). 

Punta Gorda MSA
JBREC increased the overall renter 
rate +/-4.4% and adjusted rate by 

income category to account for growth
(Forecast per JBREC, slightly below 

Moody's estimates)
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We analyzed one sizable (more than 100 units), investment grade apartment community in the Punta Gorda MSA. There is a very limited
supply of market rate apartment communities in Charlotte County. The Oaks of Henry is the first market rate multifamily development in ten
years and will open late 2016 with a scheduled delivery of 54 units.

Source: Google Earth, John Burns Real Estate Consulting LLC

Lakes of Tuscana

The Oaks on Henry
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The only large market rate apartment community we identified in the market, Lakes of Tuscana, was built more than ten years ago. The
community is currently 96.3% occupied, which is indicative of the tight supply of market rate rental housing in Charlotte County.

Sources: Local leasing offices, John Burns Real Estate Consulting LLC

Lakes of Tuscana

Amenities Pool & clubhouse, fitness 
center, tennis courts, 
business center, tot lot, car 
care center, walking trails, 
fire pit, beach, paddle boats 
& kayaks, gated

Parking Street Parking

*Straight average of all units

Sq.
Project Name City Ft. Bed Bath Low - High Average Low - High Average

Lakes of Tuscana Punta Gorda 975 1 1.0 $1,040 - $1,040 $1,040 $1.07 - $1.07 $1.07
1,107 1 1.0 $1,025 - $1,025 $1,025 $0.93 - $0.93 $0.93

Product: Garden Style Total Units: 272 1,168 1 1.0 $1,090 - $1,090 $1,090 $0.93 - $0.93 $0.93
Number of Floors: 2-floor 1,218 1 1.0 $1,075 - $1,075 $1,075 $0.88 - $0.88 $0.88

Total Occupied: 96.3% 1,384 2 2.0 $1,355 - $1,355 $1,355 $0.98 - $0.98 $0.98
1,423 2 2.0 $1,340 - $1,340 $1,340 $0.94 - $0.94 $0.94

Year Built: 2005 1,456 2 2.0 $1,250 - $1,250 $1,250 $0.86 - $0.86 $0.86
1,477 3 2.0 $1,385 - $1,385 $1,385 $0.94 - $0.94 $0.94
1,502 2 2.0 $1,215 - $1,215 $1,215 $0.81 - $0.81 $0.81
1,592 3 2.0 $1,355 - $1,355 $1,355 $0.85 - $0.85 $0.85
1,664 3 2.0 $1,535 - $1,535 $1,535 $0.92 - $0.92 $0.92

1,361 $1,242 - $1,242 $1,242 $0.92 - $0.92 $0.92

PRODUCT Rents

Base Rent Base $/SF
Plan 

Configuration

LAKES OF TUSCANA

Totals/Averages*:
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The Oaks on Henry is the first market rate apartment community to be built in Charlotte County in ten years and will contain 54 units. The
first three buildings will be open mid-May 2016, with the following three within the next six months. The property started leasing units at the
beginning of April, and has received several applications during the past two weeks. The community is not offering concessions and rents
range from $950 for a one bedroom to $1,150 for a two bedroom unit.

MIX

Sq.
Project Name City Ft. Bed Bath Low - High Average Low - High Average

The Oaks on Henry Punta Gorda 26 640 1 1.0 $950 - $950 $950 $1.48 - $1.48 $1.48
26 875 2 2.0 $1,150 - $1,150 $1,150 $1.31 - $1.31 $1.31

Product: Stacked Flats Total Units: 54
Number of Floors: 2-Story   
Parking: Exterior   
% Income/Age Restr: 0%
Year Built: 2016
Began Lease-Up: Apr-16   
Finished Lease-Up: N/A   

52 54 $1,050 - $1,050 $1,050 $1.40 - $1.40 $1.40

PRODUCT Rents

Base Rent Base $/SF
Plan 

Configuration

Totals/Averages:

The Oaks on Henry

Tenants billed seperately for 
water and trash

Amenities include:
• Clubhouse w/media 

center
• Heated pool
• Car wash area
• Doggie wash area
• Covered parking & self-

storage

Luxury Interior Features:
• Volume/Cathedral 

ceilings
• Washer/Dryer
• Stainless Steel 

appliances
• Granite Countertops
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Vacancy rates in the Punta Gorda MSA have been decreasing since 2012 and were down 4.8% in 2014, indicating a tight apartment
market.
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Permit activity declined to an all-time low in 2009 with around 300 units. Construction activity has been improving since then, and there were 
914 permits issued in the past 12 months. The majority of these have been single-family permits; Only 50 of the multifamily permits issued 
since 2009 have been in buildings of three or more units. Permit activity is expected to average 1,110 per year from 2016 through 2019, 
although very few of these are projected to be multifamily permits. 

Building Permits

Multifamily permits include rentals and for-sale condominiums. 

*Current time period reflects trailing twelve months data

Permit History & Projections 2009 2010 2011 2012 2013 2014 2015 Current 2016P 2017P 2018P 2019P
Single-Family Permits 286 293 302 327 549 610 750 784 900 1,100 1,100 900

1-Year Growth Rate -8% 2% 3% 8% 68% 11% 23% 27% 20% 22% 0% -18%
Multifamily Permits 10 132 10 2 4 0 130 130 100 110 130 100

1-Year Growth Rate -92% 1220% -92% -80% 100% -100% 13000% 13000% -23% 10% 18% -23%
Total Permits 296 425 312 329 553 610 880 914 1,000 1,210 1,230 1,000

1-Year Growth Rate -32% 44% -27% 5% 68% 10% 44% 48% 14% 21% 2% -19%
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The sales of existing homes peaked in the mid-2000s boom at close to 8,800 units per year, but dropped in 2008 to approximately 3,300
units. Since 2009, resale volume has been steadily increasing at an average of 11% per year. Sales activity increased 10% in 2015 and is
currently up 9% year over year to 6,792 sales. Resale sales activity is expected to average 7,100 units per year from 2016 through 2019.
Existing home prices have been increasing singe 2012 and are currently at $165,000 (or up 14% year over year).

Resale Home History & Projections 2009 2010 2011 2012 2013 2014 2015 Current 2016P 2017P 2018P 2019P
Annualized Existing Home Sales 4,270 4,573 4,941 5,340 5,829 6,176 6,773 6,762 7,000 7,100 7,200 7,100

1-Year Growth Rate 30% 7% 8% 8% 9% 6% 10% 9% 3% 1% 1% -1%
Median Existing Home Price $109,100 $100,600 $92,800 $107,500 $125,800 $135,800 $151,800 $165,000

1-Year Growth Rate -25% -8% -8% 16% 17% 8% 12% 14%
Burns Home Value Index™

n/a n/a n/an/a

*Current time period reflects trailing twelve months data
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The supply of listings in the Punta Gorda MSA has been trending down, with just over 2,200 listings on the market. Additionally, months of
supply continues to decrease and there are currently 4.1 months of supply on the market (single-family and multifamily for-sale).
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After peaking at around 2,000 sales per year in the mid-2000s, sales activity dropped to a low of 336 sales in 2010 and again in 2012. 
Sales have since increased to over 406 (year over year). JBREC forecasts that new home sales will reach 900 in 2017 and 2018. The 
median new home price is currently $203,800 (up 3% year over year).

New Home Projections 2009 2010 2011 2012 2013 2014 2015 Current 2016P 2017P 2018P 2019P
Annualized New Home Sales 389 336 392 336 354 335 397 406 800 900 900 700

1-Year Growth Rate -18% -14% 17% -14% 5% -5% 19% 22% 102% 13% 0% -22%

         

      
 

*Current time period reflects trailing twelve months data
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Evaluating household income as a share of home value provides a measure of housing affordability. Ranked from 1 to 10 with five being
the historical average, the current Punta Gorda MSA housing market remains slightly overpriced compared to its own history. The current
affordability index is 6.3. The price increases over the past several years may lead future residents to consider renting, as home ownership
is becoming less affordable.
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Current = 6.3

Affordability History & Projections Dec-09 Dec-10 Dec-11 Dec-12 Dec-13 Dec-14 Dec-15 Current
Burns Affordability Index™ 1.9 1.1 0.4 2.5 5.4 4.3 6.4 6.3

Median Housing Costs/Median Income 17% 16% 15% 16% 19% 21% 21% 23%

*Current time period reflects trailing twelve months data
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The conclusions and recommendations presented in this report are based on our analysis of the information available to us from our own
research and from the client as of the date of this report. We assume that the information is correct and reliable and that we have been
informed about any issues that would affect project marketability or success potential.

Our conclusions and recommendations are based on current and expected performance of the national, and/or local economy and real
estate market. Given that economic conditions can change and real estate markets are cyclical, it is critical to monitor the economy and real
estate market continuously, and to revisit key project assumptions periodically to ensure that they are still justified.

The future is difficult to predict, particularly given that the economy and housing markets can be cyclical, as well as subject to changing
consumer and market psychology. There will usually be differences between projected and actual results because events and
circumstances frequently do not occur as expected, and the differences may be material. We do not express any form of assurance on the
achievability of any pricing or absorption estimates or reasonableness of the underlying assumptions.

In general, for projects out in the future, we are assuming “normal” real estate market conditions, and not a condition of either prolonged
“boom” or “bust” market conditions. We do assume that economic, employment, and household growth will occur more or less in
accordance with current expectations. We are not taking into account major shifts in the level of consumer confidence; in the ability of
developers to secure needed project entitlements; in the cost of development or construction; in tax laws that favor or disfavor real estate
markets; or in the availability and/or cost of capital and mortgage financing for real estate developers, owners and buyers. Should there be
such major shifts affecting real estate markets, this analysis should be updated, with the conclusions and recommendations summarized
herein reviewed and reevaluated under a potential range of build-out scenarios reflecting changed market conditions.

We have no responsibility to update our analysis for events and circumstances occurring after the date of our report.
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Attachment 2: 

Sandhill DRI Development Order 

Resolution Number 2014-174 



















































































































































 

 

 

 

 

Attachment 3: 

Babcock Mixed Use FLUM 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. 

 



 

 

 

 

 

Attachment 4: 

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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SECTION 6: MVMU Equivalency Matrix 
 Single 

Family 

Multi 

Family 

Regional 

Commercial 

Other 

Commercial 

ILF / ALF Office 

Showroom 

Community 

Commercial 

Recreational 

Facility 

Internal 

Commercial 

Student 

Housing 

Single 

Family 

N/A 1.33 du / 
du 
1.3276 

242.14 sf / 
du 
0.2421 

59.74 sf / du 
0.0597 

3.50 lu / 
du 
3.5000 

0.79 ksf / du 
0.7857 

188.26 sf / 
du 
0.1883 

12.83 ac / du 
12.8333 

179.07 sf / 
du 
0.1791 

2.66 lu / 
du 
2.6552 

Multi Family 0.75 du / 
du 
0.7532 

N/A 182.39 sf / 
du 
0.1824 

45.00 sf / du 
0.0450 

2.64 lu / 
du 
2.6364 

0.59 ksf / du 
0.5918 

141.81 sf / 
du 
0.1418 

9.67 ac / du 
9.6667 

134.88 sf / 
du 
0.1349 

2.00 lu / 
du 
2.0000 

Regional 

Commercial 

4.13 du / 
ksf 
4.1299 

5.48 du 
/ksf 
5.4828 

N/A 246.70 sf / 
ksf 
0.2467 

14.45 lu / 
ksf 
14.4545 

3.24 ksf / ksf 
3.2449 

777.51 sf / 
ksf 
0.7775 

53.00 ac / ksf 
53.0000 

739.53 sf / 
ksf 
0.7395 

10.97 lu 
/ ksf 
10.9655 

Other 

Commercial 

16.74 du 
/ ksf 
16.7403 

22.22 du / 
ksf 
22.2241 

4,053.46 sf / 
ksf 
4.0535 

N/A 58.59 lu / 
ksf 
58.5909 

13.15 ksf / 
ksf 
13.1531 

3,151.59 sf / 
ksf 
3.1516 

214.83 ac / 
ksf 
214.8333 

2,997.67 sf / 
ksf 
2.9977 

44.45 lu 
/ ksf 
44.4483 

¹ Land use exchanges are based on two-way P.M. peak hour project traffic.  Use of this matrix shall be limited to the following minimums and maximums to 
ensure that impacts for transportation, water, wastewater, solid waste, and affordable housing are not exceeded.  Commercial includes such uses as:  shopping 
centers; restaurants; churches; educational (all levels); technical and vocational facilities; movie theaters; clubs and lodges; hotel/motel; funeral homes; and 
offices A university which is governed by Sec 1013.30 F.S., is subject to the requirement to adopt a Campus Master Plan and enter into an interlocal agreement 
with the local government to address its impacts and is therefore, not subject to the maximum development amounts permitted within the MVMU, i.e., 
development amounts which are established under an approved Campus Master Plan and interlocal agreement shall not be considered as being derived from 
development totals allowed within the MVMURD, notwithstanding that it may be located within the boundaries of the MVMURD. 

Land Use Minimum / Maximum Land Use Minimum / Maximum 

Single Family 500 dus / 5,000 dus Student Housing 0 lus / 1,000 lus 
Multi Family 400 dus /  5,300 dus Community Commercial 0 sfgla / 400,000 sfgla 
Regional Commercial 200,000 sfgla / 1,500,000 sfgla Recreational Facilities 0 ac / 250 ac 
Other Commercialb 593,600 sfgla / 2,291,448 sfgla Internal Commercial 0 sfgla / 100,000 sfgla 
ILF / ALF 0 lus / 1,000 lus Office Showroom 0 sf / 200,000 sf 
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b Other Commercial and General Commercial are the same for the purposes of this 
Equivalency Matrix 
Example Exchange -- Add 500 ALF / ILF living units by reducing Other Commercial:  500 lus / 
58.5909 lus/ksfgla = 8.534 or 8,534 sfgla of Other Commercial 
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