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Section I. 
Introduction 
 
The Charlotte County Community Redevelopment Agency was established in 1992 by the Board of County Commissioners to pursue 
redevelopment activities in the Charlotte Harbor Community Redevelopment Area.  In 1994 the first CRA plan was written to address the 
deteriorating physical and economic conditions which prevailed in this historic section of the County. Much has been accomplished since the CRA’s 
inception 13 years ago, but timely updates and adjustments to the plan ensure that appropriate strategies are employed to address relevant issues 
and concerns expressed by local residents, and businesses to assure that the conditions are being improved.  
 

The arrival of Hurricane Charley in August 2004 had a devastating impact on 
the area and severely altered the landscape. With the assistance of FEMA, the 
residents of Charlotte County developed a long-term recovery plan and 
redevelopment of Charlotte Harbor was identified as high priority.   
 
To further the implementation efforts of the Charlotte Harbor Community 
Redevelopment Plan, a review of the existing plan and confirmation of 
priorities and consensus on rebuilding issues was recommended in 2005. With 
the assistance of a planning grant from the Department of Community Affairs 
(DCA) and contribution of local Tax Increment Funds (TIF) a community 
planning exercise was authorized. It is with this goal in mind that the CRA hired 
the consulting team of Dyer, Riddle, Mills and Precourt, Inc. and Heidt & 
Associates, Inc to update the eleven year old CRA Redevelopment Plan. 
 
The consulting team met with the CRA Advisory Committee (CRAAC) and 
County planning staff to discuss the Charlotte Harbor CRA redevelopment 
Plan; the problems, issues, and desires of the group. This fact-finding meeting 
was a precursor to the all-day Public Charette/Workshop which was held the 

following week. The ensuing discussion and workshop only reinforced and 
confirmed what the team’s research had revealed; while the CRA plan in its 
original form is for the most part adequate, there are some obvious issues 
that need to be addressed to make redevelopment opportunities, particularly 

in light of the properties “newly available’ for development, come to fruition.
  

Figure 1: Charlotte Harbor is located in central Charlotte County, on the 
southwest coast of Florida. 



  

Charlotte Harbor Community Redevelopment Plan 2 

Section II.  
Background  
 
History of Charlotte Harbor 
The following brief history of Charlotte Harbor is condensed from passages in the book entitled, Our Fascinating Past, Charlotte Harbor: The Later 
Years, by Lindsey Williams and U.S. Cleveland, 1993.  
 
Charlotte Harbor is one of the oldest areas in Charlotte County.  The history of the Charlotte Harbor area goes back some 3,000 years when it was 
inhabited by Native Americans, either Calusa or Timucua aborigines. These Native Americans built mounds and established camps along the edges 
of the harbor.  One large mound, which had been located at the corner of Melbourne Street and Northshore Drive, was unfortunately destroyed 
during the 1920s when land developers used its material as fill for building sites.   
 
More recent history indicates that Hernando DeSoto, who explored the southeastern United States, may have landed at Live Oak Point in 1539 
and made his base camp there; the area wasn't known as Charlotte Harbor until the 1880s.  It was acknowledged in 1988 by the DeSoto Trail 
Commission that Live Oak Point was a possible location for DeSoto’s landing.  It authorized the placement of a marker at Live Oak Point stating 
that "Some Scholars Believe Hernando DeSoto Landed near Here In 1539."    
 
In 1566, another explorer, Pedro Menendez D'Avilles, came to the Charlotte Harbor area and established the San Antonia mission-fort.  Its actual 
location has never been established.  The harbor, given the name San Carlos Bay by the Spanish, was known to be a plentiful source of fish and 
mollusks and it is believed that Menendez was instrumental in establishing a fishing industry.  Although he left the area after two years, Spanish-
Indian "ranchos" continued to fish the harbor.  This industry served the Cuban market until about the time the United States officially acquired 
Florida in 1821.     
 
Between 1763 and 1783, the British occupied Florida and the area around Charlotte Harbor was designated as an Indian Reservation.  The harbor 
was renamed Charlotte Harbor by Bernard Romans, who surveyed the area in 1774.   The name "Charlotte" was taken from Britain's Queen 
Charlotte.  
 
In 1819, the United States gained possession of Florida but this area did not really begin to be settled until shortly after the beginning of the Civil 
War.  Settlement was initiated in 1862 when a cattle dock was built by Joel Knight, Captain James McKay and Cattle Baron Jacob Summerlin along 
the northeastern shore of Charlotte Harbor.  The dock was built there in an effort to conceal Confederate smuggling operations from the "Gem of 
the Sea", a U.S. Navy gunboat which was blockading the harbor and observing the established Burnt Store cattle dock.  Jacob Summerlin had a 
contract to supply the Confederacy with beef and Captain James McKay had a paddlewheel steamboat, named "The Scottish Chief", built to run the 
Navy blockade.  Summerlin, Joel Knight and his brother Jesse, as well as other cattle barons, had used the Burnt Store dock to ship cattle to Cuba 
and were among those who utilized the new dock in order to furnish beef to the Confederacy.  A general store was built near the dock by Henry 
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Knight, brother to Joel and Jesse.  This store sold commodities smuggled in by Captain McKay after his trips to the Confederacy.  Some homes 
were also built close to these structures by cowboys or cow hunters as they preferred to call themselves.  
 
An old Indian trail became a well used cow path and this path is now paved over and named King's Highway after a prominent cattleman, Ziba 
King. Figure 2 at the end of this section provides a map of the many of the historic sites in the area. 
 
Two Union officers, Nathan H. DeCoster and John F. Bartholf, promoted the development of Charlotte Harbor.  They were stationed in Fort 
Myers during the Civil War but moved to the Charlotte Harbor area after the war was over.  Nathan DeCoster built a sawmill in the area of 
Melbourne and U.S. 41, also known as Hickory Bluff.  At the time, this sawmill was the first mill south of Tampa.   He later sold the mill and 
bought a large tract of land about a mile to the east.  He platted this land and named it Harbor View.   
 
John Bartholf was appointed superintendent of public instruction in 1869 and built a one-room schoolhouse in 1873 to serve the children of the 
village now encompassing Live Oak Point, Hickory Bluff and Harbor View.  He was also appointed postmaster at Hickory Bluff in 1876 and named 
the post office, located in the Knight store, "Charlotte Harbor" to describe the north shore territory.  An early businessman, Matthieu Giddens, 
was the person who donated the land used for the school, and also for the church and cemetery.  The Trinity Methodist Church was established in 
1873.  It is the oldest house of worship in the county and its congregation has met continuously for over 100 years. The structure has been rebuilt 
numerous times, but the pews date back to 1890.  The church is currently located near Parmley and Seneca Streets in Charlotte Harbor 
Neighborhood District.  Another man, T.S. Morgan, was operating a sugar mill on the property now owned by the county, just west of Bay Shore 
Drive. 
 
In 1921 the first bridge from Charlotte Harbor to Punta Gorda was completed.  In 1930 the census indicated that there were 299 people in Charlotte 
Harbor. The town had its own newspaper and rivaled Punta Gorda for the county seat at Charlotte County’s inception.  Although time and 
hurricanes have taken most of the original homes from Charlotte Harbor, several turn of the century homes still remain in the area.  The cattle 
dock that started the settlement at Charlotte Harbor has been replaced several times over its 135-year history. Currently, the dock serves as a public 
fishing facility.  In 1993 the American Forestry Association designated the many live oak trees in Charlotte Harbor as the Historic DeSoto Grove 
and, in the same year, the Board of County Commissioners designated Charlotte Harbor town as a Local Historic District. 
 
New Beginnings for Charlotte Harbor 
The Charlotte Harbor area remained relatively unchanged until the 1970s when development of the surrounding Port Charlotte area 
accelerated.  This development led to the realignment of U.S. 41, bisecting the Charlotte Harbor neighborhood.  Commercial development 
concentrated along the U.S. 41 corridor most often came in the form of small strip-mall shopping facilities.  As growth prospered in other areas of 
Port Charlotte, the populace shifted to the northeast and northwest leaving behind a deteriorating residential housing stock.  Also, consumer 
interest strayed from what was considered the historic commercial business district to the newer business opportunities being developed north 
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along U.S. 41.  Charlotte Harbor experienced a drastic decrease in its property values.  Properties were simply abandoned and depreciated due to a 
lack of owner interest and investment. 

In the beginning of the 1990s, residents and small-business owners began to recognize the need to band together to reverse the blight of Charlotte 
Harbor.  The Charlotte Harbor Committee was formed by volunteers who first met with the Charlotte County Sheriff's Office to develop a 
Neighborhood Watch group to deter crime.  Following moderate success from this activity, the group next planned and executed “Clean Up Days”, 
which addressed the debris that had collected on abandoned lots.  As the success of these efforts became apparent, the group was able to convince 
the Charlotte County Board of County Commissioners (BCC) to declare the area a Community Redevelopment Area as defined in Chapter 163, 
Part III of the Florida Statute. 

The Community Redevelopment Act (F.S. §163.387) states that after approval of a community redevelopment plan, each community redevelopment 
agency can establish a redevelopment trust fund. Funds allocated to this trust may be used by the Agency to finance or refinance any allowable 
redevelopment activity to implement the community redevelopment plan and to carry out redevelopment activity in recognition of the need to 
eliminate and prevent conditions of slum and blight. The Community Redevelopment Trust Fund will receive all tax increment money, grants, gifts 
or revenues generated by redevelopment activities.  The annual funding of the Community Redevelopment Trust Fund will result from additional 
incremental taxes collected in the Community Redevelopment Area by the County.  The increment available will be determined annually in an 
amount equal to 95% (ninety-five percent) of the difference between: 
 

1. The amount of ad valorem taxes levied each year by the County, exclusive of any amount from any debt service millage, on taxable real 
property contained within the geographic boundaries of the Community Redevelopment Area; and 

 
2. The amount of ad valorem taxes which would have been produced by the rate upon which the tax is levied each year by or for the County, 

exclusive of any debt service millage, upon the total of the assessed value of the taxable real property in the Community redevelopment 
Area as shown upon the most recent assessment roll used in connection with the taxation of such property by the County prior to the 
effective date of the ordinance providing for the funding of the Community Redevelopment Trust Fund or the base year.   

 
To most effectively use the tax increment revenues, the CRA and the County leverage other County, State and Federal funding sources such as 
advances, loans, tax increment revenue bonds and grants as appropriate and available to carry out the provisions of the plan and for public 
improvement projects that enhance redevelopment activities in a CRA district.  
 
In order for a local government to establish a CRA successfully, it must prove that the area meets the statutory conditions required by law, 
demonstrate a public commitment to redevelopment, and provide for a coordinated planning process among local and county governments. To 
carry out the redevelopment activity, the Community Redevelopment Act assigns a variety of powers to a municipality. Most of these powers may 
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then be delegated to a Community Redevelopment Agency: others may remain vested in the city or county commission as noted in Chapter 163.370, 
Powers; counties and municipalities; community redevelopment agencies of the Florida Statutes 
 
Finding of Blight 
Prior to any local jurisdiction being able to utilize the mechanism of redevelopment, conditions of blight must first be identified in the subject area, 
and then the findings of blight must be officially declared by the governing body. Blight can be defined by two or more of the following factors 
that impair sound growth within the County (as the statute was amended in 2002). 

• Defective or inadequate street layout; 
• Faulty layout in relation to size, adequacy, accessibility, or usefulness; 
• Unsanitary or unsafe conditions;  
• Deterioration of site or other improvements; 
• Tax or special assessment delinquency exceeding the fair value of the land; 
• Diversity of ownership or defective titles; and/or  
• Inadequate infrastructure to handle the volume of traffic flow. 
 

In 1992 a study was conducted which confirmed the conditions of blight in the Charlotte Harbor area for each of these categories. This study 
formed the basis for the Resolution 92-251 and the Charlotte County Board of County Commissioners’ (BCC) approval in the finding of blight. 
The approved Resolution 92-251 and the Finding of Necessity Study can be found in Appendix A. 
 
The Community Redevelopment Area Advisory Committee 
On November 3, 1992, via Resolution #92-251, the Board of County Commissioners (BCC) designated Charlotte Harbor as a Community 
Redevelopment Area pursuant to Florida Statutes, Section 163.330. The BCC also created the Charlotte County Community Redevelopment 
Agency (CRA) and declared itself as the governing board of the CRA charged with overseeing redevelopment of the area.  In addition, a seven-
member advisory board called the Community Redevelopment Area Advisory Committee (CRAAC), was created via Resolution 92-252 for the 
purpose of working directly with residents, merchants and government officials to build consensus between all the various interests in the 
neighborhood, as well as advise the BCC. On January 25, 2022, the Community Redevelopment Area Advisory Committee (CRAAC) was dissolved 
via Resolution 2022-005. Duties of the CRAAC were assumed as responsibilities of the CRA governing board. The Resolutions that approve these 
actions are all contained in Appendix A.  
 
The Charlotte Harbor Community Redevelopment Plan 
After a finding of necessity and creation of the community redevelopment agency, a community redevelopment plan that conforms to the 
comprehensive plan is required. The elements of the plan include: a legal description of the boundaries of the community redevelopment area; a 

http://www.charlottecountyfl.com/Adv_Committees/CRA/committee_members.asp
http://www.charlottecountyfl.com/Adv_Committees/CRA/committee_members.asp
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diagram and description of: the amount of open space, limitations on the size, height and density of buildings, the approximate number of dwelling 
units, and property that is intended for use as public parks, recreation areas, streets, public utilities, and public improvements; a neighborhood 
impact element if the area will contain low or moderate income housing; any publicly funded capital projects; the safeguards that the work will be 
carried out pursuant to the plan; controls or restrictions or covenants running with the land; assurances of replacement housing for displaced 
people; residential use element; projected costs; and timeframe of the project. Redevelopment revenue bonds or tax increment financing may then 
be issued by the local government to finance the project. Figure 3 located at the end of this section depicts the CRA area and its boundaries. 
 
In 1994, the community adopted the following vision statement for the Charlotte Harbor Community Redevelopment Area: Revitalize the Charlotte 
Harbor area by promoting the ambiance of an old Florida waterfront community with its tree canopy. 
 
There are two documents that currently govern the implementation of redevelopment activities in Charlotte Harbor: The Charlotte County 
Comprehensive Plan and the Charlotte County Land Development Code (LDC).  These regulatory documents are available on the County’s website 
or at the Charlotte County Community Development Office.  Descriptions of some of the Ordinances are provided below. 
 
In 1994, the BCC adopted three ordinances (94-67, 94-68, and 94-69) that amended the Charlotte County Future Land Use Element of the 
Comprehensive Plan to incorporate a Future Land Use Map reflecting the Charlotte Harbor Community Plan and established policies to implement 
the Community Plan for Charlotte Harbor.   
 
Today, the Charlotte Harbor Community Plan is reflected in Objectives (2.3) and Policies (2.31 to 2.3.14) of the 1997-2010 Charlotte County 
Comprehensive Plan. The Comprehensive Plan has been subsequently amended; Ordinance #2005-007 deletes language prohibiting multi-family 
residential development south of Bayshore Drive. This latest revision is a positive move that opens the door to redevelopment projects that are 
financially feasible in this area given the rapidly increasing cost of riverfront properties.  An additional amendment was adopted in November 2005 
to increase the Floor-Area- Ratios (FAR) and eliminate the maximum building coverage of a lot requirement to provide additional incentives for 
the development of mixed-use projects.   
 
Beginning in 1996, the Charlotte Harbor CRAAC recommended specific design standards for the redevelopment area.  The design standards reflect 
an “old Florida” vernacular with metal roofs, verandas, or double-hung windows required. Ordinance #96-011, adopted on February 20, 1996 
provided for permitted land uses and zoning districts that were appropriate within the CRA. These regulations were codified in the Code of Laws 
and Ordinances of Charlotte County (“the Code”). Subsequent to the approval of Ordinance #96-011, the BCC also adopted Resolution #96-026 
which provided for non-mandatory architectural design guidelines for the CRA. Both of these documents have been amended over the years to its 
present state. Ordinance #2002-040 amended Ordinance #96-011 to provide for sign regulations within the CRA and other changes deemed 
necessary, while Resolution #2002-119 amends Resolution #96-026 to replace the original architectural design guidelines with newly revised 
architectural design criteria to be used throughout the Charlotte Harbor CRA. Ordinance 98-52 made all architectural design guidelines mandatory. 
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The results of the mandatory architectural standards are beginning to be recognized as new development has started to take place within the CRA.  
The standards will assure that all rebuilding that takes place since the hurricane will meet these standards. 
 
In order to develop implementation strategies and focus resources, the CRAAC decided to identify four sub-districts for a Phase I implementation 
strategy: the Riverwalk District, the US 41 Gateway District, Charlotte Harbor Neighborhood District and the Melbourne Neighborhood District, 
each with their own unique goals and vision. The intent is to prepare distinct criteria and standards for development in each of these districts, but 
not without losing sight of the CRA’s overall vision and purpose. Phase II activities are considered to take place between 2011 and 2021, a ten-year 
planning and implementation horizon.   
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Figure 2: The information in this map was complied from many sources on Charlotte Harbor. Locations are approximate. Courtesy of Charlotte County. 
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Figure 3: The 766-acre Charlotte Harbor CRA boundary, as shown in Charlotte County Future Land Use Map 26A.  
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Section III.  
Analysis and Goal Setting 
  
Inventory Summary 
Information for the project was collected from several sources, including previous planning studies, site visits, public workshops, interviews with 
County staff, technical documents, and interviews with citizens and property owners in the CRA. The intent of this summary is to provide a general 
understanding of the existing conditions in the Charlotte Harbor Redevelopment Area and to establish a foundation for the recommendations.  
 
Population and Demographics 
The Charlotte Harbor CRA is located in the Mid-Section of Charlotte County 
beginning on the west side of the Peace River Bridge and measures approximately 766 
acres in size. The Charlotte Harbor CRA consists of two Census Block Groups; 
Census Tract 210, Block Group 1 and 2. Block Group 1 is in its entirety within the 
CRA (shown in pink) on Figure 4, (located at the end of this section) and Block Group 
2 has only a very small portion located within the CRA (shown in blue). For discussion 
purposes, only Census Block Group 1 (pink) will be considered. Omitting the small 
section of Block Group 2 will not significantly impact discussion as it contains mostly 
industrial uses in the northeast section of the CRA. Further, the section of Census 
Tract 210, Block Group 1 not contained in the CRA will compensate for Block Group 
2 not being taken into consideration. Since the Census data is from 2000, numbers 
will be approximate at this time. 
 
According to the 2000 Census data, the accompanying table is the population, 
demographic and residency breakdown for this section of the County. The population 
in Charlotte Harbor in 2000 was 74 years of age which is considerably older than 
average age for Charlotte County which is 54 years of age.   Approximately 2% of the 
population of Charlotte County resides in Charlotte Harbor. Roughly 51% or greater 
of this population was reported to be Low to Moderate income. Although there has 
been recent investment of public and private monies into the Charlotte Harbor CRA, 
including some housing rehabilitation in the residential areas, there are still a number 
of dilapidated or deteriorating structures in the CRA. The County's Low to Moderate 
Income Areas, as determined by federal guidelines, is also the Census Track that 
covers Charlotte Harbor as shown in Figure 5, located at the end of this section. 

Block Group 1, Census Tract 210, Charlotte Co., FL 

Total Population  2,503 
• White  2,294 
• Black 96 
• Native American 5 
• Asian 28 
• Other 80 

Male 996 
Female 1,507 

• Below 18 215 
• 18-24 116 
• 25-44 332 
• 45-64 353 
• Over 65 1487 

Median Age both sexes 74.1 
Number per Households 1.63 
Number of Housing Units 1,589 

• Occupied 1,292 
o Owner 621 
o Renter 671 

• Vacant 297 
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Land Use 
Charlotte Harbor CRA is an area of approximately 766 acres and contains 1,213 parcels of land. There are ten different land use designations in 
the CRA however most properties fall within four larger percentages: Coastal Residential (177.76 acres or 23.21%), Commercial (166.05 acres or 
21.68%), Industrial (133.29 acres or 17.40%), and Mixed Use (112.67 acres or 14.71%). 

 

Future Land Use Classifications 

Classification Acreage Percentage (%) 
Coastal Residential 177.76 23.21 
Commercial 166.05 21.68 
Commercial Tourist 46.37 6.05 
Industrial 133.29 17.40 
Low Density Residential 41.33 5.40 
Medium Density Residential 19.95 2.60 
Mixed Use 112.67 14.71 
Neighborhood/Residential 26.83 3.50 
Preservation 25.17 3.29 
Recreation - Non-Public 8.80 1.15 
Total 765.80 100 

 
Of these, three classifications, or 31.21% of the land is strictly for residential use, two classifications or 39.08% of the land is intended for commercial 
use, and three classifications or 24.26% of the land allows for both commercial and residential use in one form or other.  A complete description 
of these land use classifications can be found in the Charlotte County Comprehensive Plan or in Charlotte Harbor Community Redevelopment 
Project Volume II. The Charlotte Harbor Future Land Use Map (Figure 6) is located at the end of this section. 
 
Lot Size and Configuration 
Charlotte Harbor was laid out prior to current minimum lot size and 
buffering requirements. Consequently, the majority of the lots do not comply 
with Charlotte County standards. Most properties were platted and built 
prior to 1950 as small (5-10 dwelling units) subdivisions and are 
nonconforming to existing codes, with regard to setbacks, parking, lot 
dimensions and lot coverage.  The lots in Charlotte Harbor are generally 
smaller than the 10,000+ square foot lots common to neighboring Port 

Sample Lot Sizes from Representative Areas in Charlotte Harbor 
Avg. Lot Size (s.f.) Location in the CRA 

5,000 Oak Street, north of US 41 
11,300 Central Avenue, south of US 41 
8,500 Seneca Avenue area 
5,900 Gulf Coast Avenue area 
8,900 Bayshore Drive area 
8,900 Laura, Seward Street area 

10,000 (minimum) Typical Port Charlotte lot 80' x 125' (min.) 
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Charlotte. Furthermore, the layout of the lots is erratic, since many are platted in small, nonconforming subdivisions that pre-date most of the 
residential development within Charlotte County. 
 
Housing 
The CRA is home to several quality affordable housing sites and there are more in the planning stages. Villa San Carlos II on Vick Street is an 
existing affordable housing site located within the CRA. Rents at Villa San Carlos are scaled–30% of tenant income and the resident must be 62 or 
over at an income level of $17,200 or less to be eligible.  Currently, there are no vacancies at the 54 unit, Villa San Carlos II. However, in the 
development stage is Charleston Cay, located on Harborview Rd. It will have a total of 400 units; 232 for sale condominiums, 32 of those are set 
aside for households at 80% of AMI and 168 rental units will be funded by tax exempt bonds, which will be at 60% AMI or less. Also in the 
planning stages are a Senior Complex on Lister Street, and Marion Manor owned by the Archdiocese of Venice on Vick Street which requires that 
for the 32, 2-bedroom units, the (non-elderly) resident must qualify at 60% AMI or less. The table summarizes the affordable housing site available 
within the CRA. 
 
Charlotte County is supporting the development of a Community Land 
Trust to further implement the development of affordable housing in 
the community.  A Community Land Trust (CLT) allows a non-profit 
to purchase land and hold the land in perpetuity for affordable housing 
and only the house is sold or transferred, never the land. A CLT can 
reduce ownership costs and preserve affordability in a community.  
 
Transportation and Roadways 
The principal artery in Charlotte Harbor is US 41, a six-lane divided 
highway which effectively splits the CRA in half. This highway segment 
has an actual traffic volume which operates close to the level of service 
adopted in the Charlotte County Comprehensive Plan during peak 
season. The segment of US 41 at the southern boundary of the CRA is 
a constraint facility between the landfall of the bridges and Melbourne 
Street.  In February 2005, the traffic station on US 41 between Hancock 
and Harborview Road had an AADT count of 51,524 vehicles versus an 
adopted maximum of 53,228 vehicles and operated at 97% of the LOS 
for that month. The current adopted Level of Service for this roadway 
is C.    
 

Summary of Affordable Housing Sites located in the                   
Charlotte Harbor CRA 

 
Development 

Name 
CRA 

Location 
Total # 
of units 

Affordable 
# of units 

Age  
Restricted 

Eligibility 

Villa San 
Carlos II Vick Street 54 54 yes 

30% of 
tenant 
income 
of 
$17,200 
or less to 
be eligible 

Marion Manor Vick Street 32 32 no 60% AMI 
or less. 

Charleston 
Cay 

Harborview 
Rd.  400 

32 sale 
condos &  
168 rental 

units 

no 

80% of 
AMI and 
funded by 
tax 
exempt 
bonds 

Senior 
Complex Lister Street unknown  unknown yes 

 
unknown 
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The remainder of the Charlotte Harbor road network is characterized by faulty or inadequate street layout. The intersections with US 41 are at 
acute angles, causing an abnormal entry and exit situation. The streets within most of Charlotte Harbor are inadequate in size, construction and 
drainage. This general opinion is from the Charlotte County Public Works Department and the Florida Department of Transportation who have 
both pointed out the irregular street layout as being a cause of congestion and accidents. This condition exists mainly because the intersections in 
Charlotte Harbor predate modern highway design concepts for safety and ease of entry and exit.  
 
To facilitate accessibility and improve traffic movement and safety the Florida Department of Transportation initiated a Corridor Access 
Management Study (CAMP) in 2005 for the area.  The study will evaluate intersection improvements and access to the US 41 roadway throughout 
the County.  The study is expected to be completed in 2007. In addition, the Charlotte County/Punta Gorda Metropolitan Planning Organization 
(MPO) will complete the Long Range Transportation Plan for 2030.  The plan will also contain a Cost Feasible Improvements Plan which may 
include improvements within the Charlotte Harbor Community Redevelopment Area.  The draft 2030 Long Range Transportation Plan is included 
as Appendix B.  
 
Increasing alternative modes of transportation through pedestrian and bicycle systems and the development of convenient mixed use projects will 
enhance the overall transportation network in the community. A proposed Sidewalk Master plan which will allow for increased pedestrian and 
bicycle mobility throughout the Charlotte Harbor Community Redevelopment Area is shown in Figure 7, found at the end of this section.  
  
Analysis 
Many of the blighted conditions that exist in Charlotte Harbor CRA are related to a lack of sufficient infrastructure. Many of the projects identified 
in this Plan are for the entire CRA in terms of engineering, design, and construction of key infrastructure needs including water, wastewater, and 
stormwater management.  Those projects will be designed and engineered in the most cost-effective manner. Construction of those improvements 
may occur in a Phased approach as funding is approved.  If long-term financing allows for the completion of complete systems in Phase I, the CRA 
will pursue that means to allow for the most efficient and cost-effective measures to complete the infrastructure improvements.   
 
In the fall of 2004, as a result of various redevelopment objectives that were foreseen for the area, the Charlotte Harbor CRA was divided into four 
districts for planning and implementation purposes proposed by staff and approved by the CRAAC.  These districts allow for a focus and orderly 
redevelopment of the Community Redevelopment Area.  The districts allow for the development of individualized strategies specific to meet the 
needs of the identified area.  The districts are described below and identified on the CRA Districts Map found in Figure 8, located at the end of 
this section.  

 
The different districts also present opportunities that will be addressed through proposed strategies in the redevelopment plan. Analysis of the 
existing conditions in each of the districts was considered within the context of the overall economic positioning strategy for the CRA. The analysis 
also takes into consideration the community objectives expressed during the public involvement process. Overall, the intent of the analysis is to 
identify and explore issues and opportunities that will become the foundation for the redevelopment plan. 
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Each district’s analysis includes a general overview of the land use, physical characteristics, and goal for the area. The assets are identified—those 
characteristics that the community should strengthen and build upon; as well as the issues—those items that need to be addressed through 
recommendations and implementation strategies. Also included are brief descriptions of opportunities that will be expanded upon in subsequent 
sections of this redevelopment plan. 
 
River Walk District 
The 61-acre Riverwalk District is bound by Pinion Street to the west, Scenic Avenue to the north, and the Peace River to the south and east. It 
represents an area that has potential to capitalize on the scenic, recreational and historic quality of the riverfront to develop into a resort, 
entertainment, dining and specialty retail shopping destination for Charlotte County. The Land Use designations found in this district are 
Commercial, Commercial Tourist and Preservation. It is in this area that the US 41 Bridge Pedestrian Promenade is proposed to connect the two 
sides of US41 and provide public access to Charlotte Harbor. Figure 9, located at the send of this section, depicts the Riverwalk District. 
 
Goal 
To develop a mix of uses: residential, retail, and tourist-related that will provide continuous public access along Charlotte Harbor that captures the 
area’s heritage, while becoming a pedestrian-oriented destination for residents and tourists and enhancing the connection to downtown Punta 
Gorda. 
 
Assets 

• The Peace River 
• Southern Gateway to the CRA 
• Vacant land for assemblage or in-fill development 
• Quality view sheds 
• Prime development potential 
• Potential destination point 
• Increasing investment interest 
• Potential for tax base growth 
• Proximity to downtown Punta Gorda  
• Proximity to Bayshore Live Oak Park 
• Riverfront amenity 
• High visibility 
• Chester Roberts Park  
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Issues 

• Lack of pedestrian connectivity 
• Need for restaurants 
• Need for entertainment 
• Height allowances too restricting 
• Density allowances too restricting 
• Deterioration or damaged building and structures 
• Need to create a destination 
• Lack of accommodations 
• Underutilize the waterfront as an amenity 
• Lack of Infrastructure 
• Lack of parking 
• Density Transfer Provision 

 
Opportunities 

• Waterfront development to include restaurants, accommodations, retail, recreation, etc. 
• Height increase from 35 feet to a maximum of 90 feet of occupied space plus base flood elevation (BFE) or 6-8 stories over parking in 

certain areas if performance standards are met 
• Develop performance-based development standards to obtain increased height to include such items as (in no particular order at this time): 

o Riverwalk easement – dedicate to County for liability reasons 
o Enhanced Architectural and Landscape Standards 
o Open Space 
o Riverwalk Construction 
o Riverwalk funding 
o Mixed-use 
o Funding US 41 Revitalization Streetscape Plan 
o Public Space and access 
o Assemblage of land 
o Allow or provide public access dock to accommodate water taxi 

• Maintain public access and viewsheds of riverfront 
• Create incentive for assemblage of land 
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• Ensure adequate building separation and provide green space between buildings 
• Allow for increased density 
• Vacate Bayshore Road from Pinion north to US 41 to accommodate redevelopment and land assemblage opportunities if requested 
• Construct Pedestrian Promenade to improve accessibility  
• Plan and fund additional sidewalks along Melbourne, especially at creek crossing. Current bridge doesn’t have sufficient right of way to 

include a sidewalk 
• Create Incentives for infrastructure improvements 
• Evaluate the use of County owned density units to facilitate targeted redevelopment projects 
• Coordinate with the Punta Gorda CRA to facilitate events, promotions, and trolley services 

 
US 41 Gateway District 
The US 41 Gateway District measures 119 acres and is bound by Bayshore Road and Laura Street to the west, Harborview Road and Foster Avenue 
to the north, Seneca Avenue and Bayshore Road to the south, and Melbourne Street to the east. It represents an area that has potential to capitalize 
on the commercial corridor opportunities fronting US 41 to develop into an attractive retail, mixed-use, and commercial area that will serve the 
abutting residential neighborhoods as well as the rest of central Charlotte County. The Land Use designations found in this district are  
Commercial, Commercial Tourist, Coastal Residential, Industrial, Medium Density Residential, Mixed Use, Neighborhood/Residential and 
Preservation. It is in this area that the US 41 Beautification and Revitalization project is proposed. Figure 10 located at the send of this section 
depicts the US 41 Gateway District. 
 
Goal 
To revitalize the urban commercial corridor by creating a “Gateway” into the community by providing consistency with signage, landscaping, and 
enhance development standards that will encourage a mix of commercial uses that will provide services to local neighborhoods and the driving 
public.   
 
Assets 

• Northern Gateway into the CRA 
• Increasing property investment and development interest 
• Vacant land for in-fill development 
• Tax base growth potential 
• Proximity to residential areas 
• Proximity to river front 
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Issues 
• Lack of Infrastructure 
• Inadequate parcel sizes 
• Limited parking 
• Limited interconnectivity between parcels  
• Intensity of uses 
 

Opportunities 
• Height increase to a maximum of 90 feet of occupied space plus base flood elevation (BFE), or 6-8 stories over parking in an area abutting 

US 41, if performance standards are met. 
• Height increases allowed in an area bound by US 41 to the north, Harper to the west, and Seneca to the south, with maximum height (90 

ft + BFE) abutting US 41 and minimum of 35 feet required abutting Seneca and a progressively tiered (stair-step) mix of heights in between 
these two limits. 

• Develop performance-based development standards to obtain increased height to include such items as (in no particular order at this time): 
• Enhanced Architectural Standards 

o Open Space 
o Mixed-use 
o Funding US 41 Revitalization Streetscape Plan 
o Public Space and access 
o Assemblage of land 
o Increased landscaping on site 
o Providing interconnectivity between parcels 

• Maintain 60 feet maximum moving northward along US 41 out of Gateway district 
• Promote mixed-use 
• Create incentive for assemblage of land 
• Ensure adequate building separation and provide green space between buildings 
• Implement US 41 Beautification and Revitalization efforts 
• Create incentives for Infrastructure Improvements 
• Maximize location to attract appropriate businesses to area 
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Charlotte Harbor Neighborhood District 
The Charlotte Harbor Neighborhood District is an area measuring 123 acres with predominantly residential land use and zoning classifications, 
and is bound by Willow Street to the west, Scenic Avenue to the north, the Peace River to the south and Pinion Street to the east. This district 
represents an area that will capitalize on the scenic, residential, and historic quality of the residential riverfront to remain the oldest residential 
settlement in Charlotte County. The Land Use designations found in this district are Coastal Residential, Commercial Tourist, and Preservation. It 
is in this area that the Bayshore Live Oak Park is located. Figure 11 located at the send of this section depicts the Charlotte Harbor Neighborhood 
District. 
 
Goal 
To enhance the village-like residential neighborhood by providing infrastructure, pedestrian and bicycle connections, and recreational opportunities 
this will capture the area’s heritage and accommodate the needs of both residents and visitors.  The Bayshore Live Oak Park will be developed as 
the focal point of the neighborhood. 
 
Assets 

• Attractive mature oak tree canopy 
• Historic architecture  
• Historic resources 
• Proximity to river front 
• Vacant land for fill-in development 
• Proximity to main traffic corridors 
• Proximity to Bayshore Park 
• No height changes in residential areas; maintain 35 foot maximum  
 

Issues 
• Limited amount of housing stock  
• Incomplete road network 
• Lack of sidewalks in some areas 
• Lack of sewers in areas 
• Loss of housing stock and vegetation due to Hurricane Charley 
• Areas of vegetative overgrowth to harbor homeless and/or criminal element 
• Inadequate drainage of areas 
• In need of water line and facility upgrade 
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• Drainage ditches and swales overgrown with vegetation preventing water conveyance 
• Hurricane damaged trees may become a liability 
• Deteriorating physical condition 
• Insufficient street lighting in areas 
• Substandard lot sizes 
• In adequate lot size to support parking for multi-family use 
• Lack of active code enforcement 
• Deteriorating conditions of housing stock 
• Non-owner occupied dwellings or absentee landlords 
• Perception of high crime 
• Insufficient road maintenance 

 
Opportunities 

• Adopt or consider Crime Prevention Through Environmental Design (CPTED) techniques for development 
• Utilize a CPTED technician for site plan review 
• Identify “hot spots” on map based on crime data 
• Develop a lighting plan based on “hot spots” map 
• Require appropriate lighting on commercial development 
• Support a “Neighborhood Watch” group  
• Develop an “Appearance Code” that addresses lot mowing and underbrush maintenance, to deter crime and shelters for homeless 
• Maintain a mix of income housing opportunities within the entire CRA  
• Develop and construct a Pedestrian Connection to Bayshore Park along Parmley with sidewalks and streetlighting  
• Promote coordination with the Charlotte County Historical Society and the Recreation and Parks Department concerning special events in 

the CRA 
• The Charlotte Harbor Neighborhood District should receive top priority in sewer installation. 
• Devise policies for financing of sewer hookup for residential units. Do follow-up with property owners to determine if there is a consensus 

to proceed with sewers in residential neighborhood 
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Bayshore Park Opportunities 
• Increase safety at park 
• Dedicate a safety officer or ranger for parks 
• Continue acquisition of remaining Bayshore property for inclusion into Bayshore Park 
• Execute a “first right of refusal” on property the County does not own 
• Consider appropriate vendors and/or concessions 
• Plan a pedestrian connection between Bayshore Park and US 41 along Parmely Street. 

 
Melbourne Residential District  
The Melbourne Neighborhood District is an area measuring approximately 79 acres with predominately residential land uses and zoning 
classifications. One of the largest vacant parcels within the CRA is located in this area and is zoned as a Planned Development.  Development Plans 
for this site are currently being reviewed by the County.  The district is bound by Charlotte Harbor to the east, Harper Avenue to the North, Scenic 
Avenue to the south, and the tidal creek to the west.  This district represents an area that will provide new residential opportunities that will be able 
to capitalize on its location to Charlotte Harbor and the activities of the Riverwalk District and Bayshore Live Oak Park.  The Land Use designation 
found in this district include Coastal Residential and Medium-Density Residential and the zoning districts include Coastal Residential (3.5 units per 
acre) and Residential Multi-Family (15 units per acre). Figure 12 located at the send of this section depicts the Melbourne Residential District. 
 
Goal  
To enhance the village-like residential character of the district by providing infrastructure, sidewalks, and streetlighting.  Connection to the other 
subdistricts will be enhanced by pedestrian connections.   
 
Assets 

• Location to Charlotte Harbor, US 41 and Riverwalk District 
• Vacant property that will develop according to adopted architectural standards 
• Proximity to main traffic corridors 

 
Issues 

• Lack of sidewalks 
• Inadequate drainage areas 
• Speed of traffic on Melbourne Street 
• Lack of pedestrian and bicycle access on Melbourne 
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Opportunities 
• Development of vacant property 
• Chester Roberts Park to be developed as a community asset 
• Connection to Riverwalk and the Pedestrian Promenade 
 

Overall Phase I Opportunities 
• Develop funding options to complete water, wastewater, and stormwater management systems within the entire CRA 
• Removal of Exotics 
• Clearing and maintenance of vegetation/debris from drainage ditches/swales and tidal creeks 
• Create a recreational trails program 
• Pursue funding for additional sidewalks and complete the pedestrian sidewalk and bicycle plan 
• Create a funding mechanism to secure completion of the US 41 Revitalization Plan and maintenance.  
• Develop a marketing plan for business recruitment and retention as well as residential and recreational opportunities 
• Coordinate with the Punta Gorda CRA to investigate joint projects and opportunities.  

 
The Remainder of the CRA 
The remaining 384 acres outside of the aforementioned districts lie primarily north of Harper on the east side of US 41 and north of Edgewater on 
the west side of US 41. This area is mostly commercial or industrial in nature with some residential north of Edgewater Drive. This area has many 
of the same assets and issues as the designated districts, however the presence of industrial uses at the northern end of the CRA, presents some 
unique issues which demand attention. 
 
Goal 
To enhance the commercial and industrial corridors while preserving and improving the residential areas.  

 
Assets 

• Proximity to river front 
• Proximity to main traffic corridors 
• Vacant land for in-fill development 
• Tax base growth potential 
• Proximity to residential areas 
• One of few industrial areas in the County 
• Good connections to I-75 (Harborview Road & Kings Highway) 
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Issues 

• Lack of pedestrian connectivity  
• Not pedestrian friendly 
• Potential industrial impacts to abutting residential area 
• Illegal debris dumping 
• Lack of development/redevelopment incentive 
• Incomplete road network 
• Lack of sidewalks  
• Lack of sewers in areas 
• Deteriorating physical condition 
• Insufficient street lighting in areas 
• Substandard lot sizes 
• Lack of active code enforcement 
• Deteriorating conditions of housing stock 
• Non-owner occupied dwellings or absentee landlords 
• Perception of high crime 
• Inadequate drainage of areas 
• Loss of housing stock due to Hurricane Charley 
• Areas of vegetative overgrowth to harbor homeless and/or criminal element 
• In need of water line and facility upgrade 
• Hurricane damaged trees may become a liability 
• Drainage ditches and swales overgrown with vegetation preventing water conveyance 
• Insufficient road and canal maintenance 

 
Opportunities 

• The opportunities for Phase II will in many ways mirror the improvements that are planned for Phase I. It will be a continuation of 
infrastructure improvements, corridor beautification, and improving the quality of life and eliminating the blighted conditions identified in 
the area.  As opportunities arise o implement programs or projects in Phase II efforts will be made to move forward as soon as possible. 
Continue with Stormwater Master Plan Study. If no grant money from SWFWMD, investigate other financing opportunities to complete 
infrastructure improvements including water, sewer, and stormwater systems, including long-term borrowing and special taxing districts.   
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Figure 4: The Charlotte Harbor CRA consists of two Census Block Groups. 
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Figure 5: The Charlotte Harbor CRA Census Population by Gender. 
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Figure 6: Charlotte Harbor Future Land Use Map 
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Figure 7: A Sidewalk Master plan will allow for increased pedestrian and bicycle mobility throughout the Charlotte Harbor 
CRA. 
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Figure 8: The CRA Sub Districts Map 
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Figure 9: The Riverwalk District fronting the Peace River is prime for development of residential, retail, and tourist-related uses 
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Figure 10: The US 41 Gateway District will focus on a mix of commercial uses that will provide services to local neighborhoods and the 
driving public. 
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Figure 11: The Charlotte Harbor Residential District will revitalize the Charlotte Harbor area by promoting the ambiance of an old Florida 
waterfront community with its tree canopy. 
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Figure 12: The Melbourne Residential District represents an area that will provide new residential opportunities that will be able to 
capitalize on its location to Charlotte Harbor and the activities of the Riverwalk District and Bayshore Live Oak Park 
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Section IV.  
Vision and Conceptual Plan Elements 
  
Following are descriptions of the various elements of the Redevelopment Plan. The Redevelopment Plan contains proposals for future land use, 
private sector development opportunities, and recommended public investment in capital improvements. The elements presented are in various 
stages of development from conceptual planning to forthcoming design completion and preparation for construction.  
 
It should be understood that the plan will not happen all at once or perhaps not even in the sequence presented. The Redevelopment Plan is 
intended to provide guidance and direction for the CRA to take action to reach the goals, visions, and desired outcome for continued positive 
growth and development.  
 
The elements of the Redevelopment Plan are arranged and grouped by district, beginning with the Riverwalk District, US 41 Gateway District, 
Charlotte Harbor Residential District, and Melbourne Neighborhood District.  Discussions on activities that will take place in the remaining CRA 
during Phase II are then discussed.    
 
Riverwalk District  
The vision of the Riverwalk District of the CRA is to develop a mix of uses: residential, retail, and tourist-related that will provide continuous public 
access along Charlotte Harbor that captures the area’s heritage, while becoming a pedestrian-oriented destination for residents and tourists and 
enhancing the connection to downtown Punta Gorda.  
 
The Riverwalk District is not only important to the CRA, but also to Charlotte County and the surrounding Port Charlotte area as well. This district 
is the first impression tourists, visitors, and residents get as they head north on US 41, just having crossed the Peace River Bridge. This district has 
the best natural amenity available—the Peace River—which should be embraced, enhanced, and made a focal point and destination rather then a 
dividing line separating Port Charlotte from the City of Punta Gorda. Coordination with the Punta Gorda CRA will allow for enhanced recreational 
and marketing opportunities. The two CRAs can compliment each other and therefore create a synergy for the whole community to enjoy.   
 
US 41 Pedestrian Promenade  
Currently, it is not possible to complete the loop across both US 41 bridges because of the gap in public access on the Charlotte Harbor side. By 
building a pedestrian walkway under the US 41 northbound bridge, pedestrians could access river walks on either side of the bridge, connecting 
Laishley Park, Gilchrist Park, and Bayshore Live Oak Park. The county should consider acquiring waterfront easements to complete the Riverwalk 
east and west of the bridge. These easements can be acquired through donation/dedication, outright purchase, or through some other means, such 
as offering density or increase height bonuses.  Figure 13, located at the end of this section, illustrates the conceptual plan for the Pedestrian 
Promenade. 
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Design Treatment to the Bridge 
Add design features to the US 41 bridge that would identify it as the gateway to Charlotte Harbor and downtown Punta Gorda, as well as become 
a vibrant symbol of the area. Decorative lighting, so the bridge can be seen at night from Laishley Park or from Bayshore Park, banners, and special 
treatment can enhance the physical appearance of the bridge which will allow it to become the gateway symbol into the community.  
 
Gateway Beautification Project 
The Gateway is identified as the US 41 Bridges to 400 feet from where the north-bound bridge makes land fall.  The Gateway Project includes 
enhanced landscaping, special pavement, banners, and an entrance feature such as a lighthouse.  The Gateway Project is the first Phase of the 
overall US 41 Revitalization Project. Figures 14 and 15, located at the end of this section, present the conceptual plan for the Gateway Project. 
 
Riverwalk Place  
A key location within the Riverwalk District would be the area bound by US 41 to the north, Pinion Street to the west, and the riverfront to the 
south. Bayshore Road from US 41 to Pinion Street would be vacated to thru traffic and would be converted to a pedestrian corridor lined with 
shops, restaurants and other complimentary businesses provided the land was assembled and an access road to the Peace River bridge was 
developed. This area would be designed to become a focal point and destination for tourists and residents of Charlotte County as well as the region. 
Riverwalk Place captures the ambiance of a riverfront entertainment destination themed in old Florida Vernacular. With a hotel, multi-family 
housing, shops, offices, and a convenient multi-story parking structure hidden behind the commercial buildings, it will be a destination to live work 
and play. Scenic views, vistas and ample public access will allow all to enjoy the beauty and tranquility of the Peace River. Because this district is 
the only section of the CRA adjacent to the waterfront that allows increased building heights, up to 90 feet, incredible views would be created from 
the upper floors of some the tallest buildings found in Charlotte County.  So as not to overwhelm the residential neighborhood to the south of the 
Gateway Core, the tallest buildings lining US 41 will give way to a gradual stair-step decrease in height, to no more that 35 feet for buildings that 
abut the residential district. Figures 16, 17 and 18, located at the end of this section, articulate the type of uses in the area.   
 
US 41 Gateway District  
The CRA includes a portion of an older commercial corridor, US 41. The CRA currently has ordinances that enact architectural guidelines and sign 
restrictions, which will be enforced as buildings are rebuilt and new businesses start up. To improve the appearance of the corridor, investment in 
landscaping, sidewalks, signage, wastewater, and stormwater management plans are needed. In addition, the CRA will need to coordinate with the 
private water utility franchise to improve waterlines in the area.  While there is already pressure to develop the waterfront properties, the CRA 
should develop incentives to businesses and property owners along the corridor to expedite the cohesion of architectural styles and infrastructure 
improvements by offering such incentives as facade-improvement low-interest loans and/or grants, tax increment rebates, or height and/or density 
bonuses. The US 41 Gateway area, from the Bridge to Bayshore Drive, is the first priority along US 41, followed by Bayshore to Edgewater, then 
Edgewater to Gardner, the northern CRA boundary. Figures 19 and 20, located at the end of this section, present the conceptual plan for the US 
41 Gateway area. 
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Recognizing this segment of the US 41 corridor has potential for new development, careful planning and growth management will be exercised to 
encourage productive and efficient development and use of public and private resources as the area develops. Important growth management 
priorities for this area include but are not limited to: 

• Improving the management and appearance of transportation routes  
• Enhance pedestrian and bicycle connections to improve alternative transportation modes. 
• Encouraging interconnectivity and improve accessibility 
• ensuring orderly development and the efficient provision of public services  
• ensuring compatibility of land uses  
• encouraging private investment which will increase tax base and create jobs  
• Promoting mixed-use developments 
• Completing infrastructure improvements 

In order to facilitate achievement of these priorities, policies and recommendations as found in Section VII of the Redevelopment Plan can be used 
to serve as a guide for developers, property owners, County staff, and the Board of County Commissioners when development activity is being 
conceived, planned, reviewed and undertaken. Such policies can serve to supplement the policies adopted in the County’s Comprehensive Plan and 
can often serve better than specific land use standards by allowing for creativity and innovation in land use planning. 

Charlotte Harbor Neighborhood District 
The residential area north of Bayshore Live Oak Park requires some infrastructure improvements to facilitate private investment in the 
neighborhood. The county realizes that it may need to acquire some land to implement the stormwater master plan and to provide future parking. 
Currently some of the neighborhood still uses wells and septic tanks. To improve the quality and level of development in the neighborhood, 
financing options need to be developed to allow for the completion of a wastewater system and improved water lines within the district.  Crime 
rates in the area have decreased over the years with enhanced law-enforcement patrols; however, there is still a community-wide perception that 
the area is plagued with high crime. Further improvements including additional streetlighting and the development of a Neighborhood Watch 
program will re-enforce the efforts made by the Sheriff’s Department and improve the image of the neighborhood.  As the vacant properties are 
developed and the Bayshore Live Oak Park improvements are completed, and recreational activities are programmed, crime rate should continue 
to decrease.  Community policing programs should be expanded to include bike patrols as activities in the area expand. The Charlotte County 
Sheriff’s Department prepared a report on the number and types of crimes that were reported in the Charlotte Harbor CRA during 2004/2005.  A 
map which identifies these “areas of concern”, where repeat criminal activity has occurred is located at the end of Section VIII, as Figure 25. This 
information can be used to develop a street lighting plan and a community policing program. 
 
Housing Rehabilitation loans and grants may be offered to encourage property improvements and implementation of the residential design 
standards.  The residential design standards are mandatory and reflect an “old Florida” appearance. 
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Bayshore Live Oak Park 
Historically Bayshore Live Oak Park began with the CRA Land Acquisition Map adopted in 1994 by Ordinance 94-67.  What started out as an 
aspiration has turned to fruition with the acquisition of these waterfront properties. The park is currently in the 60%-90% of design process and 
undergoing permit review by the Army Corps of Engineers (ACOE) and Southwest Florida Water Management District (SWFWMD).  The 9.5-
acre public park is a key component of the Charlotte Harbor Community Redevelopment project. Dufresne-Henry, Inc. which had earlier developed 
a conceptual park plan for the county’s consideration, began work on the final design of the park layout in mid-March 2005. The theme of the park 
will focus on the history of the Charlotte Harbor area.  
 
The park’s master plan amenities include: 

• bike trails  
• canoe / kayak  
• fishing  
• nature trail / walking trail  
• picnicking  
• picnic shelter  
• restrooms 
• greenscapes 
• stormwater management facilities 

The Parks and Recreation Department has set aside funds to create the Bayshore Live Oak Park, which will include a water feature, playground, 
concert pavilion, picnic facilities, restrooms, and historical and environmental interpretative signage. The County continues to seek additional 
funding to complete the land acquisition of the designated park boundaries.  The conceptual plan for the Bayshore Live Oak Park can be located 
at the end of this section as Figures 21 and 22. 
 
Bayshore Lighting Plan 
The Bayshore Road lighting plan, also designed by Dufresne-Henry, Inc. will provide a nighttime ambiance to Bayshore Park and Bayshore Road 
that will enhance the waterfront experience. Designed using historic period lighting the plan will not only aesthetically enhance this area but will 
increase safety to this formerly dimly lit area. The same lighting standard is recommended for the other roadways and the bridge so that there is 
consistency within the area.  Banners identifying the area or specific functions or festivals may also be added to the light poles. Figure 23, located 
at the end of this section, depicts the conceptual plan for the Bayshore Lighting Plan. 
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Melbourne Neighborhood District 
The residential district west of US 41 requires infrastructure improvements including water, wastewater, and stormwater management.  Many of 
the improvements will be accomplished as new developments are built because of the larger tracks of land available for development.  The CRA 
will work with this neighborhood to provide financing and grant opportunities to complete the infrastructure improvements identified.   
 
Melbourne Street provides direct access to Harper Avenue which leads to I-75.  Because of this connection, the neighborhood is impacted by 
vehicular traffic that at times exceeds posted speed limits.  The goal of preserving and enhancing this neighborhood is centered on improving the 
traffic conditions, by encouraging traffic-calming devices and improving pedestrian and bicycle access.     
 
Housing Rehabilitation loans or grants may be developed for this area to improve or maintain the housing stock while implementing the residential 
design standards. 
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Figure 13: Conceptual drawing of the US 41 Bridge Pedestrian way in the Riverwalk District by Wilson –Miller, Inc. 
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Figure 14: Conceptual drawing of the Gateway Project in the Riverwalk District by Wilson –Miller, Inc. 
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Figure 15: Conceptual drawing of the Gateway Project entrance feature in the Riverwalk District by Wilson –Miller, Inc. 
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Figure 16: Riverwalk Concept plan designed by Atelier Design Studio, Inc.  The Key to the structures and uses can be found in Figure 17 
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A   Mixed Use 
• Row Housing  2-3 Stories (Pinion Street and Bayshore Road) 
• Retail/Office 2-3 Stories (Central Avenue and Shear Street) 
• Parking Garage 
• Residential/Hotel Tower (above parking garage) 

B Mixed Use 
• Office 3 Stories (US 41) 
• Retail/Office 3 Stories (Shear St. & Bayshore Rd) 
• Parking Garage 
• Office/Residential Tower (above parking garage) 

C Mixed Use 
• Retail/Office 3 Stories (Bayshore Road) 
• Parking Garage (including Hotel) 
• Marina 
• Restaurants with valet parking (along Riverwalk) 
• Residential Tower (above parking garage) 
• Riverwalk 

D Hotel 
• Restaurants (along Riverwalk) 
• Riverwalk 
• Pool 
• Riverfront Beach 

E Restaurants 
• Valet Parking 
• Riverwalk 
• Marina 

F Urban Street 
• Shade trees in center medium 
• Palms adjacent to building 
• 10’ Sidewalk 
• One travel lane with parallel parking 
• 80’ building to building 
• Underground Utilities 

 

Figure 17: Key to the uses found in the Riverwalk Place conceptual Plan. 
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Figure 18: A Section of Bayshore Road between Buildings B and C facing east toward the River. 



Charlotte Harbor Community Redevelopment Plan 43 
 

Figure 19: The conceptual plan for the US 41 corridor revitalization designed by Wilson-Miller 
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Figure 20: Some elevation sketches of the conceptual plan for the US 41 corridor revitalization designed by Wilson-Miller 
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Figure 21: Conceptual Bayshore Live Oak Park Plan Designed by Dufresne-Henry, Inc. 
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Figure 22: Conceptual design of the Parmley/Bayshore intersection designed by Wilson-Miller, Inc. 
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Figure 23: The yellow dots represent lighting fixtures in the Bayshore Road lighting plan designed by Dufresne-Henry, Inc. 
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Section V.  
Capital Projects 
 
The proposed Charlotte Harbor Community Redevelopment Plan contains several major projects consisting of public, private, and joint 
public/private efforts that will take at least five years for completion. It is important that the County incorporates a sound project implementation 
strategy when identifying priorities. This will ensure the most effective results in terms of addressing the community’s needs while stimulating 
private sector activity to obtain favorable return on the public sector’s financial investment.  
 
The table below identifies the Capital Projects approved by the County in the FY 2006 Capital Improvements Plan adopted by the Board of County 
Commissioners in September 2005.    
 

 
Table 1 identifies the capital projects anticipated to be needed in order to remedy the blighted conditions in the community redevelopment area. 
While many or most of the projects identified in Phase I – Years 1-5, have an identified funding source, some still do not. For those projects that 
are not yet funded, new funding sources may need to be devised or a careful assessment of existing funds may need to be reallocated. Either way, 
Section VI of the Redevelopment Plan offers many opportunities and options to further finance the projects found within the Redevelopment 
Plan. Cost Estimates are based on assigned costs as identified in December 2005. Estimates may increase if material and land costs continue to rise 
as experienced in the past year. 
 
The Table 2 includes Program Activities which are not necessarily Capital Projects, but eligible activities for tax increment revenues. These activities 
will also assist in remedying the blighted conditions identified in this redevelopment area.    
 
These projects are expected to be completed within the Phase I time frame (1-5 years). These projects are planned in keeping with and meeting the 
goals and objectives of the CRA Redevelopment Plan and Vision. 

Charlotte County Capital Improvements Program 2006; Adopted September 29, 2005 

Project Title Total FY 06 FY 07-FY 11 Project Total 

Bayshore Live Oak Park 786 148 12,180 

Bayshore Road Street Lights 351 - 351 

Harborview Corridor – Phase I (ROW Acquisition) 277 - 5,414 

Landscaping – Edgewater Drive (Harbor to Bayshore) 26 (FY 05) - 26 
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Table 1:     Capitol Projects Phase I – Years 1 through 5 
Project Estimated Cost Funding Source Year 

Charlotte Harbor CRA     

 CRA Redevelopment Plan $24,000 TIF & DCA Grant ($10K each) 2005 

 Sign-Incentive Program** $36,000+ 2004 TIF + General Revenues 2005  

 Façade Grant Program $150,000 CDBG Grant 2005-2006 

 Wastewater Engineering Study $450,000 CDBG Grant 2006 

 Water Enhancement Engineering Study $450,000 CDBG Grant 2006 

 Stormwater Management Master Plan – Phase I $250,000 General Revenue, SWFWMD Grant, 
TIF  2006 

 Stormwater Management Plan – Phase II $250,000 General Revenue, SWFWMD Grant, 
TIF  2007 

 Signage/Banners $20,000 TIF, Developer Contribution 2007 

 Roadway Paving and Maintenance $1,000,000 Greater Port Charlotte MSBU, TIF, 
Developer Contribution 2007 

 Stormwater Master Plan Implementation $10,000,000 
Potential grant from SWFWMD  

with 50% match from County, TIF, 
Developer Contribution 

2010 

 Water Line Upgrades $2,000,000 Grants, Developer Contribution, TIF 2008 

 Wastewater System Construction  $2,000,000 Grants, Developer Contribution, TIF,  2009 

 Canal Improvements and Maintenance $300,000 Special taxing units, grants, TIF 2008 

 Completion of Sidewalk Plan $3,645,000 Grants, TIF 2010 

 Welcome/Entrance Signs (not including the Gateway Sign) $160,000 TIF, Grants 2007 

 Landscape Enhancement Program $500,000 TIF, Grants, Developer Contribution On-going 

TOTAL $21,235,000+  
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Project Estimated Cost Funding Source Year 

Riverwalk District 

 Construction of Riverwalk  $5,000,000 Developer Contribution, TIF, Special 
Taxing Districts 2010 

 Pedestrian Promenade  $2,550,000 Grants, TIF, Developer Contribution, 
Special Taxing Districts  2010 

 Design Treatment to the Bridge $600,000 General Revenue,  
TIF, developer contribution 2007 

 Gateway Project – Phase I  $295,000 FDOT Grant and TIF 2006 

 Gateway Project – Phase II $400,000 Grants, TIF, Developer Contribution 2009 

 Parking Facilities TBD TIF, Developer Contribution 2010 

 US 41 Revitalization and Beautification $11,000,000 Grants, TIF Developer Contribution 2010 
TOTAL 15,045,000  

US 41 Gateway District 

 US 41 Beautification Plan - Feasibility Study $35,100 General Revenue 2005 

 US 41 Phase I - Planning/Engineering /Permitting/Construction $2,000,000 Future Sales Tax Referendum, TIF, 
Grants, Developer Contribution 2008 

 US 41 Corridor Sidewalks/Curbing/Landscaping $8,000,000 Future Sales Tax Referendum, TIF, 
grants, developer contribution 2009 

 Land Acquisition $1,000,000 TIF, grants, Developer Contribution Unknown 

 Parking Facilities TBD TIF, Developer Contribution Unknown 

TOTAL $11,040,000  

Charlotte Harbor Neighborhood District 

 Community Policing  $15,000 TIF, Grants 2008 

 Neighborhood Revitalization  $500,000 TIF, Grants 2007 

 Land acquisition $1,000,000 TIF, Grants  2010 

 Bayshore Streetlights Design and Installation $330,000 County-wide lighting MSTU 2006/2007 

 Parmley Street Enhancement TBD TIF, Grants 2010 
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 Implement Appearance Code – Additional Code Enforcement $40,000 TIF 2007 

 Housing Rehabilitation and Infrastructure Fees $400,000 CDBG Grant, TIF 2007 

TOTAL $2,285,000  

Melbourne Neighborhood District 

 Melbourne Street Improvements TBD Grants, TIF 2008 

 Housing Rehabilitation and Infrastructure Fees $200,000 CDBG Grants, TIF 2008 

 Melbourne Street Improvements $600,000 TIF, Grants, Developer Contribution 2009 

TOTAL  $800,000  
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Programs 
To assure that the vision of the area is realized additional programs should be developed that will provide incentives to developers and market 
and promote the area. The following programs will be considered in Phase I of the implementation of this plan.  
 
Table 2:      Programs for Phase I – Years 1 through 5 

Program Estimated Cost Funding Source Year 

Infrastructure Incentive Program Contingent on Development and 
TIF generated 

TIF generated from specific 
project 

2006 with smaller allocations and 
redevelopment occurs 

Marketing Plan and Materials $50,000 TIF 2008 

Impact Fee Assistance to targeted companies $100,000 TIF 2009 

Expanded Façade and Sign Grant Program $500,000 TIF, grants 2010 

Plan Updates and Ordinances as necessary County staff and Consultants             
(To Be Determined) TIF, General Fund On-going 

Code Appearance Enforcement $40,000 TIF 2007 

Develop a Regulatory Information Booklet Staff/volunteer time NA 2006 

Providing Alternative transportation services for 
special events $100,000 TIF, grants 2008-2011 

Community Policing $75,000 TIF, grants 2007 

TOTAL                                             $     To Be Determined 
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 Table 3:     Capitol Projects Phase II – Years 6 through 10 
Project Estimated Cost Funding Source Year 

Edgewater Drive/Harborview Road Corridor 

 Roadway Beautification  ($500,000 PER MILE) $790,000 TIF, grants, developer contribution  

 Improved pedestrian accessibility $300,000 TIF, grants, developer contribution  

 Land Acquisition $1,000,000 TIF, grants, developer contribution  
    
Industrial Park 

 Façade Grant Programs $250,000 TIF, grants,  2013 

 Infrastructure Improvements $1,000,000 TIF, grants, developer contribution 2012 

 Impact Fee Grant  $500,000 TIF, grants,  2012 

 Landscape Grants $500,000 TIF, grants,  2012 

 Sign Grants $100,000 TIF, grants,  2013 
    
US 41 Corridor District  (Edgewater Road to northern CRA boundary) 

 US 41 Revitalization Project ($1 MILLION PER MILE) $830,000 TIF, grants, developer contribution 2012 

 Façade Grants $500,000 TIF, grants, 2012 

 Sign Grants $100,000 TIF, grants, 2012 

 Impact Fee Grants $500,000 TIF, grants, 2012 

 TOTAL $6,370,000   
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Table 4:     Capitol Projects Phase III – Years 11 through 20  
Project Estimated Cost Funding Source Year 

TO BE DETERMINED    

    

     

     
 
Table 5:     Capitol Projects Phase IV– Years 20 through 30  

Project Estimated Cost Funding Source Year 

TO BE DETERMINED    
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Section VI.  
Project Funding 
 
Tax Increment Financing  
Tax Increment Financing (TIF) is a unique tool available to cities and counties for the redevelopment of urban areas. It is used to leverage public 
funds to promote private sector activity. Tax increment financing was originally developed over 30 years ago as a method to meet the local match 
requirements of federal grant programs. With the reduction in federal funds available for local projects, tax increment financing is standing ever 
more on its own as a method to finance local redevelopment.  
 
In Florida, tax increment financing is derived from the community Redevelopment Act of 1969, which is codified as Part III, chapter 163 of the 
Florida statutes. This act provided for a combination of public and private redevelopment efforts, but did not authorize the use of tax increment 
financing. The Act was amended in 1977 to allow tax increment financing. By Statute, municipalities must go through a number of steps to establish 
a redevelopment area and implement a tax increment district.  
 
Upon approval of the governing body, a Trust Fund for the Community Redevelopment Area may be established. The revenues for the Trust fund 
are obtained by allocating the increase in taxable assessed value above the “frozen” tax base. The Charlotte Harbor CRA Trust Fund was established 
in 2003 and established the “frozen” tax base to be the 2003 certified tax roll.  Thereafter, certain tax revenues due to increases in property value 
in excess of the base year value are dedicated and can only be spent in the redevelopment area. Taxing entities, which contribute to the tax increment, 
continue to receive property tax revenues based on frozen value and are available for general government purposes. Any funds received from a tax 
increment financing area must be used for specific redevelopment purposes outlined in the statute, and not for general government purposes. 
 
According to Florida Statute 163.387(6), funds in the Redevelopment Trust Fund can be expended for the following purposes: 

• Administrative and overhead expenses;  
• Expenses of redevelopment planning, surveys, and financial analysis, including the reimbursement of such expenses incurred before the 

redevelopment plan is adopted;  
• To acquire property;  
• To prepare land for redevelopment, including clearance, relocation of owners and occupants, and the site preparation of redevelopment 

area property;  
• To provide public facilities/utilities;  
• To sell property;  
• To acquire air rights; or  
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• To pay all expenses connected with agency bonds or notes, or other forms of indebtedness, including payment of principal and interest on 
CRA loans.  

However, Florida law specifically prohibits the expenditure of tax increment revenue for: 

• Construction of public administrative buildings unless agreed to by each taxing authority;  
• Public improvements if such capital improvement projects are normally financed through user fees or if the projects would be done within 

3 years of the approval of the community redevelopment plan pursuant to a preexisting capital improvement plan; and  
• Government operating expenses unrelated to planning and carrying out community redevelopment plans.  

Tax increment revenue is typically the major source of funding for redevelopment projects under the State of Florida Community Redevelopment 
Act. 

Tax Increment Projections 
On December 9, 2003 the BCC adopted Ordinance #2003-078, establishing the Charlotte Harbor Community Redevelopment Area Tax Increment 
Financing, which was an important turning point for the Charlotte Harbor CRA in that it allows them to use the increase in property values 
generated within the CRA to implement redevelopment activities. The 2003 base year taxable value of properties located within the boundaries of 
the CRA was $122,374,571. This allowed for the first year’s increment of $50,731 in revenue.  
 
Despite the impacts of Hurricane Charley in 2004, property values continued to increase in the CRA and a tax increment revenue of approximately 
$80,000 is expected in 2005.  Tax Increment projections are detailed in Exhibit E of this Plan.  Revenue projections are based on a number of 
assumptions that are realistic and conservative given the market conditions for the area.   
 
The CRA can obtain interim financing through a bond anticipation note, commercial loan or line of credit based on projected revenues. Several 
near-term projects will not only fulfill many of the plan’s objectives, but will also have a substantial positive impact on the tax base and should be 
pursued immediately. These funds combined with other possible funding sources identified in this plan should enable the CRA to embark on an 
aggressive public involvement program that will serve as a catalyst for private sector investment. A complete summary of the TIF projections from 
2006-2015 can be found in Appendix C. 
 
Other Funding Sources 
In addition to TIF there are other sources of potential financing for some of the projects proposed for the Charlotte Harbor CRA. One such source 
is the Community Development Block Grant (CDBG) program. 
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Congress amended the Housing and Community Development Act of 1974 (HCD Act) in 1981 to give each State the opportunity to administer 
CDBG funds for non-entitlement areas. Non-entitlement areas include those units of general local government which do not receive CDBG funds 
directly from HUD as part of the entitlement program Non-entitlement areas are counties with populations of less than 200,000. As of 2005, 
Charlotte County is not eligible for entitlement funds since the County’s population is approximately 165,000. Charlotte County must compete 
with other non-entitlement communities in the State for CDBG funds under the Small Cities program.  Grants are available for housing, 
neighborhood revitalization, and economic development with a current grant award of $750,000.   

The primary statutory objective of the CDBG program is to develop viable communities by providing decent housing and a suitable living 
environment and by expanding economic opportunities, principally for persons of low- and moderate-income. The State must ensure that at least 
70 percent of its CDBG grant funds are used for activities that benefit low- and moderate-income persons over a one-, two-, or three-year time 
period selected by the State. This general objective is achieved by granting "maximum feasible priority" to activities which benefit low- and 
moderate-income families or aid in the prevention or elimination of slums or blight. Under unique circumstances, States may also use their funds 
to meet urgent community development needs. A need is considered urgent if it poses a serious and immediate threat to the health or welfare of 
the community and has arisen in the past 18 months. 

Communities receiving CDBG funds from the State may use the funds for many kinds of community development activities including, but not 
limited to:  

• acquisition of property for public purposes;  
• construction or reconstruction of streets, water and sewer facilities, neighborhood centers, recreation facilities, and other public works;  
• demolition;  
• rehabilitation of public and private buildings;  
• public services;  
• planning activities;  
• assistance to nonprofit entities for community  development activities; and  
• assistance to private, for profit entities to carry out economic development activities (including assistance to micro-enterprises).  

CDBG Hurricane Recovery Funds 
Charlotte County received CDBG funds earmarked for Hurricane Recovery efforts.  A portion of these funds have been targeted for the Charlotte 
Harbor CRA. 
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Section 108 Loan Guarantee Program (Section 108 Program) 
CDBG non-entitlement communities may apply, provided that their State agrees to pledge the CDBG funds necessary to secure the loan. Non-
entitlement applicants may receive their loan guarantee directly or designate another eligible public entity such as an industrial development 
authority, to receive it and carry out the Section 108 assisted project. 

Section 108, the loan guarantee provision of the Community Development Block Grant program, is one of the most potent and important public 
investment tools that HUD offers to local governments. It allows them to transform a small portion of their CDBG funds into federally guaranteed 
loans large enough to pursue physical and economic revitalization projects that can renew entire neighborhoods. Such public investment is often 
needed to inspire private economic activity, providing the initial resources or simply the confidence that private firms and individuals may need to 
invest in distressed areas. Section 108 loans are not risk-free, however; local governments borrowing funds guaranteed by Section 108 must pledge 
their current and future CDBG allocations to cover the loan amount as security for the loan. 

Florida Department of Transportation Highway Beautification Grants  
These grants are available for landscape and irrigation improvements along FDOT roadways such as US 41. The grant may be submitted for in 
each project phase and requires “construction ready” landscape and irrigation plans as an integral part. 
 
State of Florida Historic Preservation Grants 
These funds may be obtained for rehabilitating designated historic structures or development programs related to historic preservation activities, 
such as installing plaques or the development and publication of informational or educational brochures. 
 
Economic Development Administration 
This Federal agency provides grants to fund public works projects. This grant/loan program assists distressed communities to attract new industries, 
encourages business expansions and primarily focuses on generating long-term, private sector employment opportunities. As funding sources and 
project phases solidify, this program should be reviewed as a funding source to be matched with private funds. 
 
Small Business Administration 
Most SBA financing is done under the 7-A program, which focuses on working capital needs. Under this program, banks loan capital to small 
businesses and the federal government guarantees 90% of the loan amount. The loans usually extend for 5 to 7 years. 
The other SBA program is known as "SBA 503". This program provides existing viable small businesses with long-term, below market rate financing 
for the acquisition of land and building, machinery and equipment and construction and renovation which results in job creation. The CRA Agency, 
the County Commission, and other local interest groups should promote educational understanding of the opportunity that is available under these 
programs. The programs are administered through the Florida Department of Commerce which is willing to provide on-site technical training and 
educational presentations. 

http://www.hud.gov/offices/cpd/communitydevelopment/programs/108/index.cfm
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Special Assessment District 
The area intended for improvements can be established as a special assessment district where the individuals receiving benefit from the 
improvements will be assessed for their share of the improvements. This is usually done on a "front-foot" basis but can be done on an area-wide 
basis. Bonds can be issued using the revenues to be generated by the assessment district as security. The revenues raised are dependent upon the 
size of the assessment and project. Further analysis of this financing option will need to be included in future updates to this plan. 
 
Local Contributions 
Local organizations and non-profits can raise funds for specific projects identified in this plan. Funds raised specifically for needs identified in this 
plan by local organizations or non-profits may be deposited into specific project line items in the Redevelopment Trust Fund.  Funds may be paid 
into the fund to implement the redevelopment goals such as landscaping improvements or maintenance. 
 
Private Finance Pool 
The availability of public funds for private improvements in the Charlotte Harbor Community Redevelopment Area is limited, making it impossible 
to address the immediate private needs of the area solely on government funding sources. As a result of this need and the development of this 
policy a cooperative effort by local lending institutions is needed and shall be promoted through the development and implementation of this 
policy. Local institutions are encouraged to review this Community Redevelopment Plan and determine the level of involvement that their 
institution can offer to the needs identified herein. 
 
The Community Reinvestment Act of 1977 requires banks to define a service area, assess local credit needs and make efforts to meet the 
community's needs. This plan can service as the basis for goal establishment and planning for local institutions. The Charlotte Harbor CRA as the 
primary agent for this plan, will maintain a standing file for local banks to submit letters of participation. As the CRA develops specific plans for 
addressing both private and public needs in the CRA, participating institutions will be included in the development and financing phase of the 
projects. All letters of participation by financial institutions will be attached and shall become a part of this plan as they are received. 
 
Tax Increment Rebates 
The CRA many initiate a program that allows a portion of the tax increment generated from a specific project to be paid to a developer for a 
specific amount for a specific time frame provided that specific criteria are met.  It is recommended that the percentage of rebate is higher in the 
first few years that the program is available to help jump start the redevelopment projects then taper off as the market and conditions improve.  
This program can also be used to pay impact fees and other improvements to encourage targeted businesses into the area.  
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Section VII.  
Recommendations and Implementation Strategies 
 
Recommendations  
Based on the inventory of assets, issues, and opportunities which were derived from County staff and public input—and presented in Section III 
of this Redevelopment Plan—the following is a list of general recommendations which provides guidance and direction for redevelopment activities 
that are consistent with the visions and goals set forth for the Charlotte Harbor CRA and its individual districts. 
 
Redevelopment 
 

• The CRA shall seek opportunities to leverage revenues through grants, commercial loans, special assessments or other financial mechanisms 
for CRA activities while reserving tax increment revenues for funding capital improvements and other programs as approved in the 
Charlotte Harbor Redevelopment Plan. 

 
• Eliminate dilapidated and unsafe structures through demolition where it is deemed appropriate. 

 
• Encourage the upgrading of existing sub-standard structures through enforcement of the County’s Building Codes and the provision of 

financial incentives for rehabilitation if possible. 
 

• Eliminate nonconforming uses that detract from the character of the CRA which may hinder investment opportunities, through negotiation, 
acquisition, exchange, transfer of development rights or any other available means in cooperation with the property owner. 

 
• In cooperation with property owners, encourage the consolidation of small parcels of land into parcels of adequate size to accommodate 

new construction. 
 

• Through successful implementation of projects and programs as described in the Redevelopment Plan, increase the tax base to generate 
additional revenue for municipal services. 

 
• Ensure that new development consists of appropriate uses that will stabilize and enhance the area while representing the desires and interests 

of area residents and property owners. 
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• Create programs for development and property rehabilitation, using financial or other economic incentives to facilitate new investment in 
the redevelopment district. 

 
• Facilitate redevelopment transitions by developing appropriate relocation plans sensitive to the needs of those whose properties will undergo 

re-use activities. 
 

• Create incentives for private sector participation in redevelopment projects and programs. 
 

• Coordinate closely with area businesses, and the Chamber of Commerce to address the needs of existing businesses through the 
redevelopment process. 

 
• Promote and market the CRA as a place to live, work, and enjoy recreational opportunities including Charlotte Harbor. 

 
Land Use and Site Planning 
 

• Clustering of development is encouraged in order to make more efficient use of land and public services, and to reduce development costs.  
 
• Strip development along the corridor transportation routes shall be avoided in order to make more efficient use of the land resources, 

reduce traffic congestion and preserve traffic safety.  
 
• Property should be developed in such a way as to encourage the development of property depths rather than rendering the rears of property 

otherwise inappropriate or unfeasible for development. 
  
• Planned Developments (PD) are encouraged, whether they be residential, commercial or industrial in nature, in order to promote orderly 

land use and development and to maximize land development capacity. 
 
• The use of common driveways and accesses to corridor roads is encouraged in order to reduce traffic congestion and preserve traffic safety 

and function. The number and frequency of driveways shall be limited.  Interconnectivity between parcels will be encouraged 
 
• Formulate future land use strategies on the premise of sound market analysis and demographic research. 

 
• Seek opportunities for land assembly at appropriate locations to support future development. 
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• Execute a “first right of refusal” for current privately owned properties that are desired by the County for redevelopment/expansion of 

County holdings such as Bayshore Park.  
 

• Work with existing property owners to replace dilapidated, non-conforming structures through property assembly to enable development 
of higher and better uses at appropriate locations. 

 
• County Staff should revise the County’s Land Development Code and Comprehensive Plan when necessary to formulate regulations that 

support the objectives of the Redevelopment Plan. 
 

• Wherever possible, maintain the integrity of the natural environment when developing property especially when significant tree canopies 
or natural habitats can he integrated into the site design. 

 
• Establish performance standards to be used within the CRA area that will provide incentives and/or bonuses for developer proposals that 

provide for additional height and/or increased density. 
 

• When undertaking streetscape improvements, new private construction and building rehabilitation, place utility lines underground where it 
is where economically feasible and where practical to improve visual qualities. 

 
• Develop “user” friendly materials that explain the regulations and standards specific to the CRA. 

 
• Prepare landscaping, streetscaping, irrigation and lighting plans for public spaces to improve the appearance of the CRA. 

 
Infrastructure and Public Services 
 

• Coordinate with all appropriate government and private utilities to ensure the provision of adequate services including, electricity, water, 
stormwater management, sanitary sewer. 

 
• Secure grant funding when possible to leverage tax increment revenues to accomplish stated goals related to the provision of adequate 

infrastructure. 
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• Coordinate with Department of Public Works Department and the Southwest Florida Water Management District (SWFWMD) to develop 
and further implement strategies to correct existing stormwater runoff and drainage problems within the redevelopment district through a 
regional approach to stormwater management. 

 
• Adequate street lighting should be provided in the CRA incorporating approved lighting design standards for all public improvements 

within the Charlotte Harbor CRA. 
 

• Evaluate existing traffic patterns and pursue any transportation improvements that may include vacating of rights of way, redistribution of 
traffic, roadway realignment, directional changes in traffic flow and other measures that will increase traffic carrying capacity and traveling 
convenience. 

 
• Work closely with the County, and Florida Department of Transportation (FDOT) to address traffic circulation problems and the physical 

appearance of the primary transportation corridors of the redevelopment district. 
 

• Work closely with the Metropolitan Planning Organization (MPO), FDOT, and Charlotte County to coordinate and establish priorities for 
proposed transportation improvements that will further the objectives of the Redevelopment Plan. 

 
• In redevelopment, ensure minimal impacts of increased traffic and activity levels on residential areas. 

 
• Create a safe, secure, appealing and efficient pedestrian/bicycle system linking all major activity area, parking facilities and other focal points. 

 
• Construct sidewalks and bicycle pathways through the CRA appropriately designed and separated from auto circulation for safety purposes 

to be used as positive tools to improve the area’s environment through the use of landscaping and other visual treatments. 
 

• Prepare a horticultural master plan for the CRA establishing a systematic tree planting program to provide a sustainable tree canopy 
enhancing the aesthetic and climatic appeal of the area. 

 
• Coordinate with the Charlotte County Sheriff’s Department and other organizations to implement neighborhood-based police and safety 

programs. 
 

• Prepare a street lighting plan to improve safety in the community.  
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• Incorporate Crime Prevention through Environmental Design (CPTED) techniques for all public places and for proposed public/private 
redevelopment projects. 

 
• Whenever possible, increase the visibility of the police force in the area to prevent crime and promote community policing. 

 
• Develop and implement a parking plan to facilitate adequate parking facilities in the CRA. 

 
• Prepare a pedestrian way plan for the entire CRA. 

 
Housing 
 

• Identify and market areas where private interests can develop housing and necessary redevelopment area and adjacent neighborhoods. 
 

• Encourage private efforts toward building housing in the redevelopment area and adjacent neighborhoods. 
 

• Continue with the formulation of financial incentives to promote a balance of housing opportunities and price points in the 
redevelopment area. 

 
• Strategically target appropriate locations within the redevelopment area to undertake new privately developed and owned multifamily 

housing developments. 
 

• Initiate in-fill housing development projects on existing and newly vacated properties. 
 

• Devise strategies to encourage live-work opportunities and preserve the single-family residences in the historic neighborhoods. 
 

• Identify and remove vacant, dilapidated housing structures that pose a threat to public health and safety. 
 

• Seek grant funds to rehabilitate homes and provide infrastructure improvements to income qualified residents. 
 

• Coordinate with the Charlotte County Community Land Trust to assure affordable housing stock is preserved in the CRA. 
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Historic Preservation 
 

• Promote Charlotte Harbor heritage by preserving its landmarks and significant structures. 
 

• Work with the Historic Preservation Board to further the organization’s goals as they pertain to historic assets in the community.   
 
Implementation Strategies 
Implementation of the Charlotte Harbor Redevelopment Plan will require coordinated efforts by the County, the Agency, local businesses, property 
owners, and residents through a series of actions and events. The following is an assortment of proposed programs, incentives, and regulations that 
could be integrated into the Charlotte Harbor CRA Redevelopment Plan to attract the type of development and redevelopment which meets the 
vision for each District and the Charlotte Harbor CRA as a whole. Some of the programs and incentives are also offered to assist existing businesses 
and residents in the area which improve their properties and meet the goals of the CRA without bearing undue hardship in the process. 
 
The purpose behind all of the proposed Charlotte Harbor CRA development related programs, incentives and regulations is to accomplish the 
following within the CRA: promote positive forms of new development and redevelopment; complete and upgrade infrastructure to meet current 
standards; reward the creation and retainment of value-added jobs; attract targeted businesses; revitalize the Charlotte Harbor Community 
Redevelopment Area; increase the non-residential tax-base; enhance and preserve existing residential neighborhoods; and foster a diverse 
employment base within the Charlotte Harbor CRA.  
 
This section of proposed implementation strategies is not intended to remain static. It is anticipated that the incentives, programs and regulations 
listed herein will be amended from time to time to improve upon their focus, delivery and impact. 
 
Land Assembly 
One of the most common obstacles to community redevelopment is the parcel size of previously developed property. Past development patterns 
typically involved the subdivision of land into individual small lots and the construction of individual buildings. In order to respond to contemporary 
market needs and regulatory requirements, lots need to be reassembled in order to carry out cost-effective and economical practical redevelopment.  
 
One approach for land assemblage is for the CRA to purchase properties and assemble them for resale. The resale prices and loan payment terms 
can be designed to make the cost of redeveloping a site marketable. 
 
This assembly is generally completed by a series of private acquisitions. However, if there are multiple owners of property in an area of planned 
assembly, one of more of the owners are likely to “holdout” for a premium over market value. In some cases, assembly is completely frustrated by 
holdouts. In others, the design of the redevelopment project is compromised as the redevelopment plan is modified to allow the holdout property 
to be excluded from the redevelopment effort. In still other cases, the developer agrees to pay the demanded premium and the economic feasibility 
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of the redevelopment project is compromised by what are otherwise unsupportable land costs. For a local government interested in community 
redevelopment, land assembly assistance by way of the power of eminent domain is often the key to successful redevelopment. 
 
 
Programs 
 
Hardship Deferral Program would be to provide a method whereby permanent Charlotte County residents living within the CRA whose total 
household income is at or below a certain level, as established by the United States government, can defer payment of all or a portion of their 
sewer, potable water special assessments until such time as their property is sold or transferred or they no longer qualify for deferral according to 
the guidelines established in the Hardship Resolution. NOTE: Hardship deferral shall only be available for homesteaded properties. 
 
Utility Connection Grant monies could be available to assist very low, low, and moderate income families who qualify according to their income. 
Approved applicants will have their plumber bill for the water/sewer connection, the meter fee and the septic abandonment fees paid by the grant, 
the amount to be determined subject to costs and availability of funds.  
 
Redevelopment Funds could be created to reverse blighted conditions and to stimulate reinvestment within the Charlotte Harbor CRA. To assist 
the private sector in this significant challenge, the County may extend grant monies to successful applicants pursuant to specific criteria and 
administrative processes as determined by the agency.  
 
(1) Examples of specific criteria could include the following: 

(a) The subject property is located within the boundaries of the Charlotte Harbor CRA. 
(b) The applicant proposes to develop or redevelop the subject property, or to expand or renovate the building or accessory structure on such 
property, and the financial assistance requested will be used in full or in part to initiate such improvements within the next twelve (12) month 
period, barring all unforeseen obstacles.  
(c) The proposed improvements will be substantive in scope/impact; will result in a highly-visible aesthetic enhancement to the property; and 
may conceivably spur similar investment in surrounding properties.  
(d) The proposed improvements pertain to the creation, retainment, or enhancement of a particular business/use which is expected to have a 
positive socio-economic impact on the corridor and neighborhood in question; or the proposed improvements pertain to the preservation and 
enhancement of a particular residential structure of historical significance. 
(e) The proposed improvements shall be in harmony with the general intent and purpose of the Charlotte Harbor CRA and will not be injurious 
to surrounding properties nor detrimental to the given corridor or neighborhood.  

 
(2) Examples of the types of assistance that may be provided include:   
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(a) Level One Matching Grants. These grants would provide for small building renovation, site upgrade projects, or code-required 
improvements which are expected to result in highly-visible, aesthetic enhancements to the property/building in question. The construction 
value of projects may be a minimum of $2,000. Projects less than this amount would not be considered for funding. All matching grants would 
constitute 50/50 public/private funding, yet the County would fund no more than $5,000 towards any given project. Examples of projects that 
may be open to Level One grants include, but would not be limited to: repainting a structure; the installation of pedestrian walk lights, decorative 
re-roofing, replacing old siding with new and improved material, the installation of landscaping, etc.  
(b) Level Two Matching Grants. These grants are similar to Level One grants, yet more significant with respect to their scope and overall cost. 
This being the case, the construction value of projects for a Level Two grant would be a minimum of $5,001, yet the County would not fund 
no more than $10,000 towards any given project.  
(c) Level Three Matching Grants. These grants are similar to Level Two grants. However, rather than being available to any/all properties 
within the Charlotte Harbor CRA, Level Three grants would only be available to properties within the Riverwalk District of the CRA. The 
construction value of projects for a Level Three grant would be a minimum of $5,001, and a maximum of $25,000. This type of grant can 
potentially offer up to $5,000 more towards given projects and is specifically restricted to properties within the Riverwalk District in recognition 
of the fact that the Riverwalk District as an area of great potential and high priority with respect to long term redevelopment.  
 

(3) Examples of Conditions of Approval: All approvals for all levels would first be required to obtain approval from the CRAAC. 
(a) Approval level. All Level One grant requests would be reviewed and approved at the Community Development level once the CRAAC 
recommended approval. Given the increased scope and cost implications, all Level Two and Three grant requests would be reviewed and 
approved first by the CRAAC and then by the Charlotte County CRA.   
(b) Matching Grants. With respect to the cost of given projects, 50/50 public/private funding would be established on the basis of construction 
costs only, and shall not be reflective of associated surveying, engineering, architectural, landscaping or similar design services.  
(c) Contract required. If a request is approved, the terms by which financial assistance would be provided shall be detailed in a Redevelopment 
Fund contract to be signed by the Charlotte County Community Redevelopment Agency, the County Administrator, the applicant and 
appropriate witnesses thereto. The County shall provide the applicant with an appropriate template to follow for this purpose.  
(d) Conditions and safeguards. In approving a request, the Charlotte County Community Redevelopment Agency would prescribe appropriate 
conditions and safeguards to ensure compliance with the Land Development Code or to satisfy the goals/objectives of the applicable 
redevelopment plan and/or corridor plan. Such conditions may include time limits for the initiation of the improvements, or any other 
conditions reasonably related to the criteria listed in the above sections.  
(f) After-the-fact reimbursement. If a request is approved, actual reimbursement would not occur until close-out of the project in accordance 
with the plans and/or permits which were approved for construction.  
(g) Window for requests. For new business operations, requests would be filed with the County prior to the issuance of a Certificate of 
Occupancy (CO). For the expansion/renovation of existing business operations, requests would be filed prior to the issuance of a Development 
Order. No requests for financial assistance pursuant to the Redevelopment Fund shall be accepted after the applicable deadline.  
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(h) Limit to requests. If financial assistance pursuant to the Redevelopment Fund is requested and approved by the County, then the subject 
business thereby waives their right to request any additional forms assistance pursuant to the Redevelopment Fund, for the subject property 
for a period of twelve (12) months.  
(i) Rescinding approval. If a request is approved and the applicant then decides to significantly revisit the conditions/circumstances which 
he/she represented, then the County Administrator shall have the right to rescind said approval, and the applicant shall be required to re-apply 
(if so desired) based on the revised set of conditions and circumstances.  
(j) Transfer of approvals. Approvals run with the business and property. An approval may only be transferred to another individual, for that 
same business on that same property, subject to an appropriate amendment to the Redevelopment Fund contract with respect to the signatories.  
(k) Expiration of Approval. Matching grants shall expire if within twelve (12) months of the request being filed, the Development Order or the 
principal building permits involved (as the case may be) have not been issued, or are not imminent. Notwithstanding, the Charlotte County 
Redevelopment Agency may approve language within the Redevelopment Fund contract which speaks differently to the expiration of approval.  

 
Appearance Code Ordinance  
This ordinance would provide benefit to the citizens of the Charlotte Harbor CRA by controlling vegetation, growth and inhabitation of vermin, 
maintenance of structures, and property appearances as outlined in the Code. The CRA could provide additional code enforcement officers to 
assure that the code was properly enforced. Incentives, such as rehabilitation and landscape loans or grants could be provided to encourage repairs 
and maintenance.   
 
Incentives 
Further, to encourage the use of the Charlotte Harbor Redevelopment Plan, to the extent authorized by state law, Charlotte County may grant the 
following incentives: 
 

• Some permit applications may be processed administratively rather than through public hearing. 
• Review fees may be subsidized or reduced with TIF revenues 
• Review fees may be deferred or subsidized with TIF revenues 
• Expedited review and approval or the application may be processed with priority over others with prior filing dates. 
• Fees in-lieu of required stormwater retention 
• A traffic impact report may be waived. 
• Tax Increment revenues generated from a particular development could be used to off-set the cost of improvements if pre-approved in the 

development agreement.  
 
Fee Adjustments. For all properties located within the Charlotte Harbor CRA, all development-related fees could be reduced by (to be determined) 
percent (%) or subsidized completely. Development related fees could include, but shall not be limited to the following: a site development plan 
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review, subdivision plan review, variances, rezoning, development agreements and amendments, special exceptions, conditional uses, land use 
amendments, comprehensive plan amendments, public hearing notices, development orders, development order extensions, change of grade 
permits, easement vacations, street vacations, subdivision inspections, site inspections, building inspections, building permits, sign permits, fire flow 
assessments, plan submittals, plan reviews, and plan resubmittals. Development-related fees specifically do not include: an occupational license, 
and contractor registration. For work/activity without proper permits in hand, payment of a penalty fee(s) shall apply and the permit fee(s) in 
question may then also be required.  
 
Deferment or subsidy of impact fee payments. Upon special request, payment of County water, sewer and parks impact fees may be deferred 
to a later point in the development review process or subsidized by TIF revenues. Rather than being paid just prior to the issuance of the building 
permit(s), these fees may be paid just prior to the issuance of the Certificate of Occupancy or the fees could be paid from TIF revenues. Payment 
of County road and school impact fees may be deferred or subsidized in a similar fashion. 
 
Expedited review and approval. Pursuant to a written request, the County Administrator may designate a given development or redevelopment 
project as one which is worthy of an expedited review and approval process. Designation by the County Administrator shall be purely discretional 
and afforded only in the most extraordinary circumstances. If and once such occurs, a Community Development staff member shall be designated 
as project liaison and will work in close contact with the applicant and his/her agent(s). Once formal plans have been prepared and submitted to 
the County, the project liaison will oversee an expedited staff development review of the project. In so doing, the project liaison may take the 
necessary steps to schedule a Pre-Application Meeting for Site Plan Review. 
 
Fees in-lieu of required stormwater retention. Following the adoption of the Charlotte Harbor Stormwater Management Plan, individuals who 
own property in the Charlotte Harbor CRA may be eligible to receive a credit for implementing the stormwater management plan or may be eligible 
for a payment-in-lieu-of to implement the master plan and share in the use of an off-site publicly owned and maintained stormwater retention area, 
as the case may be, in exchange for appropriately calculated fees. For this incentive to be available, the County must own appropriately designated 
land within reasonable proximity to the subject property.  
A program will be established to facilitate the implementation of the Comprehensive Stormwater Master Plan once the plan is adopted by the 
Board of County Commissioners.   
 
Various programs could be developed to meet the overriding goals articulated in this redevelopment plan and identified by the following categories: 
 
Category 1:  Performance Based Increased Density and Height limits 
Any increase in density above standard densities or increased in height would be tied to performance standards adopted by the Board of County 
Commissioners. 
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Category 2:  Promoting Superior Site Design & Quality Development 
The physical layout, orientation and design of a proposed development can greatly affect the activities on site, the connectivity to uses and activities 
off site, and the overall neighborhood character and aesthetic appreciation of the development.  While less quantitative than other categories, there 
are a number of planning and design elements recognized by the planning professions that greatly contribute the quality of development.  Some of 
the objectives under this category may include, but are not limited to: 
 

• Connectivity:  the placement of uses, development, and pathways on site realizes and complements connections amongst uses internally and 
externally; 

• Clustering:  concentrating development on a tract of land to increase areas of open space and/or preservation on site; 
• Exterior design and Materials:  Treatment of facades, fenestrations and provision of ornamental features can greatly enhance the quality of 

development.  Use of colonnades, awnings, arcades and balconies can provide shade to pedestrians and further accent the building façade.  
Building recesses and setbacks can promote greater light and air, mitigating effects of increased building bulk and height. 

 
The CRA will continue to revise and implement design standards that meet the following objectives:  
 

(a)The building shall have an appropriate and fully integrated rooftop architectural treatment, which substantially screens all mechanical 
equipment, stairs and elevator, towers and provides an architecturally interesting skyline view. 
(b) The building shall have varying, stepped down elements to provide visual interest, rather than a straight-line edge fronting the street. 
 

• Orientation:  Street and building placement can be designed to orient activities and vistas. Buildings maintain view corridors. Undulating 
streets can break up monotonous grid systems and slow traffic.  The location of public parks, open space, community facilities and public 
squares relative to other development can create a sense of cohesiveness and community; and 

• Underground Utilities:  provision of underground utilities enhances the aesthetic value of a community while affording additional protection 
from hurricanes. 

 
Category 3:  Public Open Space & Recreational Areas 
Open space, landscaping and buffering provided in addition to that required under the County’s land use and development regulations, ordinances 
and resolutions are encouraged. Provision of passive and active recreational areas and facilities are highly valued objectives in this category.  
Connection to existing public recreational areas and achievement of target areas and facilities under the Redevelopment Plan shall be considered 
and encouraged. 
 
Category 4:  Enhanced Waterfront Access & Use 
Provision of new and/or enhanced opportunities for public access and use of waterfront resources are priority goals.  Objectives rewarded under 
this category may include but are not limited to: 
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• Provision of land and/or facilities that expand existing public parks and facilities; 
• Provision of waterfront boardwalks, esplanades, and/or pathways; 
• Provision of sitting areas and other passive–related improvements; 
• Provision of piers, docks, and boat-launches; 
• Provision of parking lots or parking structures at or adjacent to waterfront locations, serving the general public; and 

 
Category 5:  Charlotte Harbor CRA Improvement Fund 
Contributions to the Charlotte Harbor CRA Improvement Fund (CHIF) can be made in accordance with a schedule approved by the County to 
achieve greater density and/or height for a development site.  Contributions collected under CHIF will be used by the County to make public 
improvements in the Charlotte Harbor CRA, where developments achieve additional development through awards under this category.  Monies 
under this fund could be used, but are not limited to the following types of public improvements:  the Riverwalk enhancement in the Riverwalk 
district or the US 41 Revitalization and Beautification project in the US 41 Gateway District. Other uses could include: public parks, bike and or 
pedestrian paths, greenbelt and nature trails, plantings, and infrastructure improvements.   The County will prepare an annual report describing the 
amount of money collected under this program, current and proposed expenditures, and projects under this program, inclusive of an anticipated 
time schedule. 
 
Category 6:  Mixed Use/retail-office-residential 
Developers are encouraged by incentive-based programs to  provide a mix of uses for each applicable each land use district such as : US 41 Gateway 
District - 30-40% residential; 60-70% office/commercial; Riverwalk district - 60-70% residential/accommodations and 30-40% commercial. 
 
Category 7:  Transportation Improvements 
The provision of transportation improvements in excess of those required under other regulations and review procedures shall be objectives under 
this plan, based on achieving suitability and eligibility criteria.  The improvements that may be encouraged under this category may include but are 
not limited to: 

• Provision of land to support existing and proposed right-of-ways on and off-site needed by the County; 
• Physical construction of and/or payments for right-of-way improvements on and off-site in excess of those required by the County or 

other agency; 
• Provision of streetscape improvements (plantings, street furniture, etc); 
• Provision of traffic control measures (e.g. signalization); 
• Traffic calming control measures; 
• Developer agrees to provide a parking structure that includes public parking in addition to the required private parking. 

(a) The parking structure is not visible from street. 
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(b) Parking structure is designed to be compatible with the overall design of the project and does not resemble the typical parking 
structure. 

• Interconnectivity between parcels 
Category 8:  Maintaining a balance of Housing products   
As housing costs continue to escalate, the provision of housing that is affordable (30% of income is spent on housing) to the workforce associated 
with commercial services and industries will continue to be an important objective to sustain the County’s and CRA’s socio-economic long-term 
objectives.   
 
Category 9:  Land Assemblage 
The pre-platted nature of the County poses challenges to the aggregation of land needed to support a quality commercial and/or mixed-use 
development.  Developments that assemble properties will be encouraged and incentives will be developed to encourage assembly. 
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Section VIII. 
Statutory Requirements 
 
Chapter 163, Part III requires that a Community Redevelopment Plan contains the following information: 
 
Approximate amount of parks and open space 
Currently the Charlotte Harbor CRA provides for 33.97 acres or 4.44% of the land to preservation and recreation. The location of these lands is 
depicted in Figure 24 on page 90 and the Future Land Use Map on page 26. However with the acquisition of the 9.5 acres of residential properties 
along Bayshore Road which is being designed and converted to Bayshore Live Oak Linear Park, the amount of parks and open space increases to 
43.47 acres or 5.7% of the land.  
 
Street Layout 
Figure 24, located at the end of this section, depicts the street layout of the Charlotte Harbor CRA as it currently exists. However there is a 
recommendation within this the Redevelopment Plan to vacate Bayshore Road from US 41 north to Pinion Street to accommodate potential land 
assemblage for development of tourist accommodations, specialty shops, restaurants and other amenities which will enhance and create a 
destination of the waterfront. 
 
Limitations on the Type, Size, Height, number and proposed use of buildings 
The Future Land Use classifications as described in the Charlotte County Comprehensive Plan 1997-2010, and the overlying zoning designations 
for the Charlotte Harbor CRA together provide the current limitations on the type, size, height, number and proposed use of buildings within the 
Charlotte Harbor CRA.  
 
This Redevelopment Plan supports new height limitations for certain designated areas within the Riverwalk District and the US 41 Gateway District 
of the CRA. The height increase may allow for additional multi-family and resort accommodations to develop within the CRA provided parking 
and infrastructure needs are met.  
 
Number of dwelling units 
According to the 2000 Census Data (see Section I), there are approximately 1,589 dwelling units (only an approximation, as the Census Tract and 
Block is not an exact correlation to the CRA boundaries) of various types and character, including, single-family multi-family, rental units, owner 
occupied units, and detached units in existence in the CRA.  
 
Currently, the CRA has seven land use classification that allow residential development of one type or other. Allowable residential densities range 
from a high of 15 units per acre in Commercial Tourist and mixed Use to a low of 1 unit per 10 acres in preservation. There is a total of 356.88 
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acres of land that could potentially allow residential dwelling units, however some land use classifications, like mixed and Neighborhood/ Residential 
only allow for a certain percentage of the total land to be dedicated to residential because of the requirement for a mixed-use type distribution.  
 
The following table shows the potential number of dwelling units that could be developed if all land which allowed for residential was developed 
to the maximum density currently allowed. Of course it is very unlikely that this will ever happen 
 
Redevelopment program activities will strive to cultivate the positive neighborhood characteristics cited by the community during public workshops 
and reduce or eliminate the negative characteristics. While the Redevelopment Plan contained herein identifies areas of residential use, it is assumed 
that these areas would be developed by the private sector in response to favorable market conditions resulting from the success of the 
redevelopment program. 
 

Potential Dwelling Units in the CRA 
 

Classification Acreage Density # Units 

Coastal Residential 177.76 -9.5 
(park ac) 3.5 du/ac 588 

Commercial Tourist 46.37 15 du/ac 695 
Low Density  
Residential 

41.33 3.5 du/ac 144 

Medium Density 
Residential 

19.95 10 du/ac 199 

Mixed Use 112.67 @ 40% 
(max) 15 du/ac 676 

Neighborhood/ 
Residential 

26.83 @ 
40% (max) 10 du/ac 107 

Preservation 25.17 1 du/10 ac 2 
Total 356.88  2,411 max. 
Existing    1,589 du 

 
The residential land use locations are depicted in Figure 24, the Future Land Use Map.  
 
Intended Use of Property for public parks, recreation areas, streets, public utilities and public improvements 
Sections IV and V of this Redevelopment Plan presents the proposals for all the intended uses of property for public parks, recreation areas, streets, 
public utilities and public improvements The proposed budgets for these projects and plans are also presented.  
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Neighborhood Impact Statement 
Redevelopment activity in any neighborhood has a mixed impact on the existing population. Such activity generally improves property values in 
the area, educates risk-adverse mortgage lenders on the merits of mortgage lending in the area, and draws the interest of developers, property 
renovators, and new urban residents to the neighborhood. Neighborhood associations form or strengthen, and neighborhood crime-watch 
networks become more effective. Community services improve, the crime rate drops, and public facilities are replaced or upgraded. The reduction 
of crime is, and will be, an important aspect for redevelopment in the Charlotte Harbor area. Figure 25, found at the end of this section, illustrates 
the Areas of Concern based on crime statistics provided by the Charlotte County Sheriff’s Department for the months of January to August 2005. 
 
However, the same activity can cause the process of gentrification to occur, which essentially pushes the economically marginal residents out of 
the area, into a neighborhood for which there is less demand for housing accommodations.  
 
The County operates a housing rehabilitation program for such circumstances, and can facilitate low interest mortgage loans, deferred payments, 
and the ability to facilitate movement to adjacent, lower cost neighborhoods. Charlotte County is committed to providing assistance available to 
current area residents to keep them in their homes, and within the area. The County is also committed to maintaining a significant supply of 
affordable housing in the area and supports the development of a Community Land Trust. 
 
Adjacent Resident Population 
Charlotte Harbor, because of its unique historical, locational and physical characteristics, is the gateway neighborhood for the surrounding 
neighborhoods.  Port Charlotte and Punta Gorda will benefit greatly from the revitalization of the area. The revitalization of Charlotte Harbor will 
have a positive spill over effect into each of these areas, in terms of new interest from urban residents, lenders and investors, jobs creation for the 
current residents of these neighborhoods, and improvements in public facilities and infrastructure sorely needed in those areas. 
 
New residents and businesses, and economic activity, in Charlotte Harbor will also create new confidence in this area, an important consequence 
of the public commitment to the area. Provided that the County’s redevelopment process is sensitive to the short-term and ongoing impacts of the 
process on adjacent areas, there should be no real downside to adjacent neighborhood residents of the redevelopment efforts in Charlotte Harbor. 
 
Relocation, Replacement Housing, Affordable Housing 
As detailed earlier, the County’s policies regarding relocation and replacement housing are intended to minimize the impact and inconvenience of 
relocation. There is an ample supply of affordable housing in the general area, and the County’s housing program is expanding and focused on 
affordable housing development and retention. At this time, there is no element of this Plan that would require resident relocation. However, the 
Plan is intended to be dynamic, and so the condition may arise in the future. If so, the County is prepared to offer assistance available to mitigate 
the impacts of any relocation that may be required. The County will also assist business needs for relocation as a result of the implementation of 
this Plan 
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Traffic Circulation 
Traffic circulation in the area is often congested during special events. During those peak periods of congestion, the problem is exacerbated by 
several factors, including the lack of adequate parking facilities for peak periods of parking demand, a neighborhood street pattern utilizing 
historically narrow streets, and the lack of a practical transit alternative for those who otherwise might park outside the area and ride in on a shuttle. 
Certainly, additional redevelopment in the area will create additional travel and parking demand, and place additional stress on the area’s 
transportation network. To a certain extent, traffic congestion and a shortage of parking is endemic to dense and successful urban areas, and the 
answer to such problems is not necessarily to continue building new capacity. Improvements in transportation facilities as they occur in the area 
should improve conditions for current and future residents, business owners and visitors. 
 
Developing mixed use projects and enhancing pedestrian and bicycle connections will help to facilitate improvements to transportation patterns in 
the area.  Improvements identified in the Florida Department of Transportation (FDOT) and the local MPO plans will also assist in facilitating 
improvements to traffic movement and circulation. A roadway concurrency mitigation plan may need to be developed in some areas of the CRA. 
 
Environmental Quality 
The redevelopment activity envisioned for area will be accompanied by a variety of infrastructure improvements that will all contribute to an 
improvement in environmental quality. All currently vacant property, which is subsequently redeveloped, will mitigate any ground pollution present. 
Improvements to sanitary sewer, water and stormwater systems will improve surface and ground water quality. Additional shade trees and public 
landscape will improve air quality and reduce any visual pollution present. Any special clean-up services or solid waste disposal services will improve 
the area, as will the special attention paid to resolving code and property maintenance problems in the area. 
 
Availability of Community Facilities and Impact on Schools 
It is unlikely that the new residential development anticipated by the Plan will place a significant burden upon the Charlotte County School System. 
New provisions for school concurrency requirements will be developed that are consistent with implementation of this redevelopment plan and 
meet the overall objectives of the State and local governments.   
 
Identify Publicly Funded Capital Projects 
See Section V of this Redevelopment report for a complete description of all publicly funded capital projects within the Charlotte Harbor CRA. 
 
Safeguards that the Work of Redevelopment will be according to Plan 
This Charlotte Harbor Community Redevelopment Plan is the guiding document for future development, redevelopment, programs, projects, and 
activities in and for the Charlotte Harbor redevelopment area, In order to assure that redevelopment will take place in conformance with the 
projects, goals and policies expressed in this Plan, the Community Redevelopment Agency will utilize the regulatory devices, instruments and 
systems used by the Charlotte County to permit development and redevelopment within its jurisdiction. These regulatory devices, etc., include but 
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are not limited to the Comprehensive Plan, the Land Development Code, adopted design guidelines, and County authorized development review 
processes. Further, the Redevelopment Plan sets forth proposed uses and illustrates them on the accompanying maps. 
 
Provide for Retention of Control 
The Charlotte County Board of County Commissioners which acts as the Charlotte Harbor Community Redevelopment Agency retains the vested 
authority and responsibility for: 

1. The power to grant final approval to Redevelopment Plans and modifications. 
2. The power to authorize issuance of revenue bonds as set forth in Section 163.385, F. S. 
3. The power to approve the acquisition, demolition, removal or disposal of property as provided in Section 163.370(3), F.S. and  

 the power to assume the responsibility to bear loss as provided in Section 163.370(3), F.S. 
 
The Community Redevelopment Agency shall provide adequate safeguards or any other provisions necessary to carry out the goals and objectives 
of the Community Redevelopment Plan to ensure that all leases, deeds contracts, agreements, and declarations of restrictions relative to any real 
property conveyed shall contain restrictions and/or covenants to run with the land and its uses. 
 
Replacement Housing and Relocation 
The County’s relocation assistance policies provide an equitable treatment for all property owners and tenants in the event of displacement resulting 
from property acquisition by the Redevelopment Agency.  It is anticipated that property acquisitions within the redevelopment area will also occur 
through private enterprise. Private sector land acquisition and redevelopment projects are not subject to the same provisions. If a voluntary sale is 
made the relocation of occupants—whether tenants or owners—is the responsibility of the parties to that sale.  
 
Determinations concerning residential and non- residential uses 
Currently there are no plans to disrupt or change the residential land uses currently found in the Charlotte Harbor CRA. The majority of 
redevelopment projects, plans and elements occur in the Riverwalk District, which has some allowance for residential in the Commercial Tourist 
Land Use classification, and the US 41 Gateway District which allows for in Mixed Use, Commercial Tourist, Coastal Residential, and 
Neighborhood Residential. If anything, there will be a greater allowance for residential units in these two districts as there are proposals to provide 
for bonus density increases based on performance standards. The other two residential areas, the Charlotte Harbor Neighborhood District and the 
Melbourne Neighborhood District, will remain primarily residential with the exception of the Bayshore Live Oak Park on the south side of Bayshore 
Road. The Park will provide a great asset to the residential neighborhoods.   
 
Duration 
The provisions of this Plan, and as may be amended, shall remain in effect, and serve as a guide for the future redevelopment activities in the entire 
designated Charlotte Harbor Community Redevelopment Area through January 2036. All redevelopment financed by increment revenues shall he 
completed by December 9, 2033. 
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CONCLUSION: This Community Redevelopment Plan provides a framework for infrastructure improvements, improved access management 
and pedestrian connections, incentives to encourage assembly of property and redevelopment of the Community Redevelopment Area as an 
attractive, safe, pedestrian –friendly and economically successful community that promotes a positive image and identity for the entire County 
community.  This Community Redevelopment Plan deliberately and reasonably addresses the blighted area conditions observed and finding of 
necessity determinations made, ratified, and confirmed by the Board.  To realize the redevelopment vision of this Community Redevelopment Plan, 
community leaders, business persons and residents alike are encouraged to support the redevelopment objectives and continue to do so over time 
and changing administrations so that the vision is successfully implemented and transcends into reality. 
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Figure 24: CRA Future Land Use Map illustrates the intended land uses, which includes public parks, recreation, open space and residential 
uses.  This map also depicts the street layout as it existed at the time of adoption of this Plan.  Future Land Use Map may be updated from time 
to time. 
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Figure 25: CRA Future Land Use Map illustrates the intended land uses, which includes public parks, recreation, 
open space and residential uses.  This map also depicts the street layout at it currently exists. 
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Introduction 
The Charlotte County – Punta Gorda 
Metropolitan Planning Organization 
(MPO) is responsible for developing the 
2030 Long Range Transportation Plan 
(LRTP).  This LRTP serves as a guide for 
coordinated, comprehensive, inter-
jurisdictional transportation planning 
throughout Charlotte County.  The goal of 
this LRTP is to identify the location, 
function, and magnitude of new and 
improved transportation infrastructure for 
all of Charlotte County, including the City 
of Punta Gorda.  The Plan presents a 
balance of modes including highway, 
transit, bicycle, and pedestrian 
improvements.   

The Plan was developed in coordination 
with the update of the Sarasota/Manatee 
MPO’s LRTP. 

Public Comment / Plan Adoption 
On November 2, 2005, the 2030 Long 
Range Transportation Plan was presented 
at the Public Workshop held at the 
Cultural Center of Charlotte County.  
 
The LRTP is currently open for public 
comments until the Plan is adopted at the 
MPO’s December 
12, 2005 Board 
Meeting.  
Changes to the 
LRTP can be 
made during this 
review period to 
address public 
comments or to 
reflect updated 
information.  
 

Contents 
 
Introduction – Page 1 
 
Plan Development - Page 2 
 
Goals - Pages 3-4 
 
Land Use - Page 5 
 
2030 Needs Plan - Pages 6-8 
 
2030 Cost Feasible Plan - Pages 9-11 
 
Financial Resources - Page 12 
 
Revenue & Costs - Page 13 
 
Public Involvement - Pages 14-15 
 
Contact the MPO - Page 16 

2030 Long Range Transportation Plan 
Summary Report 

 

November 2005 Charlotte County – Punta Gorda Metropolitan Planning Organization 
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Plan Development 

 
Development Process 
The Plan Development Process starts with an estimate of future 
transportation demand and leads to the adoption of the “Cost 
Feasible Plan” that will guide the funding and implementation of 
future transportation projects in Charlotte County.  Throughout the 
process the public is afforded opportunities to participate in the 
development of the Plan.  
 
 

Development of 
Land Use Forecasts 

Development of 
Needs Plan 

Development of 
Cost Feasible Plan 

Cost Feasible Plan 
Adoption 

Long Range Transportation Plan 
Development Process 

Development of 
Planning Tools 
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Goals 

Goals 
The 2030 LRTP is guided by a set of Goals, Objectives, and 
Policies.  These Goals, Objectives, and Policies are a combined 
effort from Charlotte County, the City of Punta Gorda, and the 
MPO. The 2030 LRTP Goals include: 

Goal 1:  Transportation Philosophy - The MPO, County and 

City declare a transportation planning philosophy grounded in the 
Transportation Equity Act for the 21st Century (TEA21) and 
subsequent updates to federal reauthorization, emphasizing 
protection of the public investment, provision of transportation 
options, protection of neighborhoods and the environment, 
economic development and public participation. 

Goal 2:  Intermodal/Multi Modal Facilities - Coordinate 

each component of the transportation system with other 
components to achieve convenience, energy and traffic flow 
efficiency, safety and cost effectiveness. 

Goal 3:  Major Roadways - Maintain an integrated roadway 

system which is safe, economical and convenient for efficient 
traffic circulation throughout the City and County. 

Goal 4:  Sidewalks/Bikeways - Provide bicycle/pedestrian 

facilities on collector and arterial roadways, accessing educational 
facilities, governmental facilities, commercial facilities, new 
residential plats and subdivisions and recreational facilities. 

Goal 5:  Aviation - Systematically expand aviation facilities 

concurrently with increases in general aviation and scheduled 
passenger service demand. 

Goal 6:  Pipelines and Regional Ports - New port and 

pipeline locations shall be compatible with adjacent land uses; and 
support environme ntal and transportation goals. 

Goal 7:  Railroads - Preserve existing railroad systems and 

pursue opportunities to improve railroad freight and passenger 
service. 

Goal 8:  Public Transit - Provide a high quality, low cost 

public bus service that is safe, convenient and accessible to all and 
accommodates transportation disadvantaged while improving the 
quality of life by building a 
sense of community through 
connecting neighborhoods. 

Goal 9:  Level of 

Service - Monitor road 

facility levels of service and 
prioritize improvements, in 
part, according to 
congestion. 
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Goals 

Goal 10:  Capital Improvements Program - Develop capital 

improvement priorities and support MPO adoption of  a 
Transportation Improvement Program annually which will be 
coordinated with the state work program and the local capital 
improvement programs. 

Goal 11:  Major Intra-County Transportation Corridors 

- Provide for efficient intra-county and inter-county vehicular travel 

by planning an integrated system of transportation corridors. 

Goal 12:  Street Corridor Design - Street corridors represent 

a significant proportion of public land and, as such, will be 
designed to gain the most public good possible. 

Goal 13:  Environmental Considerations - New and 

expanded transportation systems will continue to be aligned and 
designed to protect environmentally sensitive habitats and air 
quality. 

Goal 14:  Development Regulations - Maintain clear, 

concise, and enforceable development regulations which fully 
address on-site and off-site development impacts, yet function in a 
streamlined manner. 

Goal 15:  Intergovernmental Coordination - Participate in 

and share the leadership of all necessary and desirable programs in 
coordinating transportation planning and improvements within or 
affecting the County. 

Goal 16:  Public Participation - The public participation 

process for transportation planning shall include complete 
information, timely public notice; full access to key decisions; and 
early and continuing involvement of the public.  The objectives and 
policies adopted by the MPO November 21, 1994 and in the 
Interlocal Agreement with the Sarasota/Manatee MPO adopted 
February 14, 2005 are incorporated here by reference.  
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Population & Employment Projections 
The 2030 LRTP development process includes the future population and employment projections.  These projections are used to forecast the 
likely travel demand that will exist in the year 2030.  This data will also be used for Charlotte County’s Comprehensive Plan as well as other 
planned residential and commercial development in Charlotte County.  
 
 

Land Use 

Year 2030 Total Population Year 2030 Total Employment 

Population  
Projections 

2000 – 142,500 
2005 – 162,900 
2010 – 192,200 
2015 – 213,600 
2020 – 228,000 
2025 – 250,600 
2030 – 272,800 

Employment 
Projections 
2000 – 57,900 
2005 – 66,000 
2010 – 77,700 
2015 – 86,500 
2020 – 93,000 
2025 – 102,700 
2030 – 113,900 
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2030 Needs Plan – Highway 

42 Projects at Costs of over $1.1 Billion 
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2030 Needs Plan – Highway 
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The Transit Needs Plan for the public transportation element of the 
LRTP are spelled out in the Charlotte County 
Transit Development Plan (TDP) 2005 – 2014, 
which is a 5 and 10 year plan.  The TDP is a 
multi-year plan required by the FDOT that calls 
for a description of the transit agency’s vision 
for public transportation, along with an 
assessment of transit needs and a staged 
implementation program to set the priorities for improvements.  
The TDP provides direction and input to the LRTP and the MPO’s 
Transportation Improvement Plan.  The transit needs projects are 
listed below. 

2030 Needs Plan –Transit Projects 
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2030 Cost Feasible Plan – Highway Projects 

20 Projects at Cost of over $603 Million 
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2030 Cost Feasible Plan – Highway Projects 
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Transit Projects 
Transit projects developed for the Cost 
Feasible Plan are based on the current 
Transit Development Plan (TDP) and the 
current and expected revenues available 
through 2030.  The Transit Cost Feasible 
Plan includes the entire 
TDP which, is shown 
in detail in the 
Transit Needs 
Plan section and 
is summarized 
in the following 
graphic: 

Bicycle & Pedestrian Projects 
Projects for both the bicycle and 
pedestrian portions of the Cost Feasible 
Plan will be identified based on the 
assumption that all future road projects, 
except on limited access roads, will 
include bikeways and sidewalks. 

The remaining bicycle and pedestrian 
projects will be selected for funding 
through an iterative scoring and public 
involvement process and are exclusively 
retrofits of existing facilities.  

Pedestrian improvements will be selected 
at a future date.  A more detailed 
description of the project prioritization 
processes for bicycle and pedestrian 
projects is available in the following plans 
or documents: Charlotte Harbor Heritage 
Trails Master Plan, August 2002; Sales 
Tax Sidewalks 1998 and 2002; City of 
Punta Gorda Sidewalk and Bicycle Trails 
Plan; and US 41 Sidewalk Priorities, 
Adopted October 13, 2003.   

 

2030 Cost Feasible Plan – Transit and Bicycle/Pedestrian Projects 

Cost Feasible  
Transit Projects 

Operating Expenses 
• More Buses in Daily Service 
• Dial-A-Ride Evening Hours 
• Saturday Service 
• Sunday Service 
• US 41 Corridor Shuttle 

Service 
• Dial-A-Ride in Englewood 
• North Port Service to Pt 

Charlotte 
• Express Bus to Ft. Myers 
• Intercity from Punta Gorda to 

Arcadia 
• Transit Planner/Technical  

Specialist 
 
Capital Expenses 

• Bus Replacement 
• Buses for Service Expansion 

o US 41 Corridor 
o Englewood 
o North Port 
o Ft Myers 
o Arcadia 

• Maintenance, Misc., & 
Passenger Amenities 

• Bus Washing System 
• Advanced Public Transit 

System Technology 
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Total Revenues (x$1,000)

State Other
 $51,547

SIS/FIHS, $309,235

Base Impact Fees 
$40,543

Other Modes $59,658
LOGT $77,569

Enhanced Impact Fee 
$73,926

Enhanced Sales Tax 
$83,382

Other $157,309

Base Revenues 2011 to 2030 
Base federal and state revenues total 
$383.1 million. This includes state roads 
($360.8 million), public transportation 
($8.5 million) and bicycle and pedestrian 
enhancement funds ($13.8 million).  
Existing County funding sources include 
local option gas taxes (LOGT) ($77.6 
million) and impact fees ($40.5 million).  
The local option sales tax 25 percent of 
receipts to transportation capital expansion 
is scheduled to expire in 2008.  Of county 
gas tax revenues, $37 million is used to 
fund public transportation operations and 
maintenance.   Existing county revenues to 
fund road projects total $118.1 million.   

Enhanced Revenues 2011 to 2030 
Because existing revenue sources would 
not fund all needed improvements for the 
2030 transportation system, several 
enhanced revenue sources were 
considered in developing the 2030 Cost 
Feasible Plan.  Transportation impact fees 
were assumed to be increased by 75% in 
2011, 50% in 2016, 25% in 2021, and 
25% in 2026.  This is forecasted to 
generate approximately $114.5 million.  
The Local Option Sales Tax was assumed 

to be extended from 2011 to 2030, 
generating $83.4 million. 
 
Enhanced county revenues from these 
sources total $157.4 million.  Given the 
county’s track record in implementing 
impact fees and sales tax and with the 
MPO Board adoption of the 2030 Cost 
Feasible Plan as presented, it is reasonable 
to expect that these enhanced revenue 
sources will be implemented as presented. 

Total Base and Enhanced 
Revenues 2011 to 2030 
The total base and enhanced revenues for 
funding the 2030 Cost Feasible Plan are 
$621.2 million.  This includes the $157.4 
million in additional county funding as 
discussed above.   
 

Financial Resources  
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Revenue & Costs 
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Introduction 
Public involvement for this LRTP Update 
has been encouraged at all meetings of the 
Technical Advisory and Citizen Advisory 
Committees and supported in numerous 
ways. The meetings are advertised in local 
newspapers, announced on the MPO’s 
website and are open to the public. 
Agendas are mailed to an extensive 
mailing list and provided at all public 
libraries before the meetings.  The public 
is invited and afforded opportunities to 
speak on any transportation issue. 

Public Involvement Process 
The MPO has a number of committees 
including, the Bicycle/Pedestrian 
Advisory Committee (BPAC), the 
Transportation Disadvantaged Local 
Coordinating Board (LCB), the Technical 
Advisory Committee (TAC), and the 
Citizens Advisory Committee (CAC).  
Each committee has members that 
represent different public agencies and 
interests in the community.   As part of the 
public involvement plan, all of these 
committees were involved in developing, 

reviewing, and making comments on the 
LRTP.  Their input and suggestions were 
solicited in the development of the Needs 
and the Cost Feasible Plans.  

 

LRTP Meetings 
A number of meetings were held to 
develop and discuss the LRTP.  The LRTP 
discussions were part of the regularly 
scheduled agency meeting or scheduled as 
a separate workshop.  The agencies or 
committees involved and the meetings 
dates are shown below. 

MPO Board Meetings 
♦ February 14, 2005 
♦ May 9, 2005 
♦ August 8, 2005  

♦ October 10, 2005 
♦ December 12, 2005 –Adoption 

TAC and CAC Meetings  
♦ January 26, 2005 
♦ April 27, 2005  
♦ July 27, 2005 
♦ September 28, 2005  
♦ November 16, 2005 – Draft 

LRTP 
Joint TAC/CAC LRTP Workshop Meetings  

♦ May 25, 2005  
♦ June 29, 2005  
♦ August 31, 2005  

Charlotte County, City of Punta Gorda 
and Charlotte County Airport Authority 
LRTP Workshop Meetings  

♦ February 23, 2005 
♦ March 16, 2005 
♦ April 12, 2005 
♦ May 25, 2005 
♦ June 29, 2005 
♦ July 8, 2005 
♦ July 14, 2005 
♦ July 22, 2005 
♦ August 31, 2005 
♦ September 6, 2005 

Public Involvement 
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♦ September 28, 2005 
♦ October 12, 2005 

Joint Charlotte County MPO & 
Sarasota/Manatee MPO LRTP 
Coordination Meetings 

♦ November 11, 2004 
♦ December 8, 2004 
♦ March 3, 2005 
♦ May 12, 2005 
♦ October 17, 2005 
 

Public Workshop 
A formal Public Workshop was held on 
Wednesday, November 2nd 2005 at the 
Cultural Center of Charlotte County, 
Conference Room A, 2280 Aaron Street, 
Port Charlotte, Florida from 3:00 pm to 
6:00 pm.  The Workshop was advertised 
in local newspapers on October 26th and 
November 2nd 2005. 
 

Scheduled Public Hearing  
A formal Public Hearing to adopt the 2030 
Long Range Transportation Plan 
Summary Report will be held at the 
December 12, 2005 MPO Board Meeting 

at 2:00 pm.   The Public Hearing will be 
advertised in local newspapers on 
November 11th and December 5th 
2005.  

Public Involvement 
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How to Contact the MPO 
The Charlotte County-Punta Gorda 
Metropolitan Planning Organization 
conducts transportation planning activities 
for the City of Punta Gorda and Charlotte 
County.  If you are interested in the 
activities of the MPO or would like to 
provide input to the transportation 
planning process, please contact the MPO. 
 
Contact: 
Mr. Mark L. Gumula, AICP 
MPO Director 
 
Charlotte County – Punta Gorda 
Metropolitan Planning Organization 
28000 Airport Road, A-6 
Punta Gorda, FL  33982-2409 
Tel. (941) 639-4676 Fax (941) 639-8153 
Email: Bekie@ccmpo.com 
Website: www.ccmpo.com 
 
 
 
 
All meetings of the MPO Board and its committees are open to the public. Any person requiring special accommodations to participate in this meeting, should contact the Charlotte County-
Punta Gorda Metropolitan Planning Organization prior to the meeting by calling (941) 639-4676; if you are hearing or speech impaired, call (800) 955-8770 Voice/(800) 955-8771 TDD.  The 
MPO’s planning process is conducted in accordance with Title VI of the Civil Rights Act of 1964 and related statutes.  Any person or beneficiary who believes he or she has been 
discriminated against because of race, color, religion, sex, age, national origin, disability, or familial status may file a complaint with the Florida Department of Transportation District One 
Title VI Coordinator Jacquelin Brown at (863) 519-2757 or by writing her at Post Office Box 1249, Bartow, Florida  33831. 

Contact the MPO 
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Assumptions      

• Assume the milleage rate is constant at 5.3709 for the next ten years    
• Assume a six percent (6%) increase in property values from 2005 to 2015    
• Assume in 2006 that Dunkin Donuts, 1 commercial industrial building, 2 buildings in Central Park development, and 8 buildings in the Preserve 

are added to the tax roll.     
• Assume in 2007 that Rooms To Go, KFC, McDough Warehouse, 2 additional industrial buildings, 3 rebuilt residential buildings, plus  

7 more buildings in Central Park Office Park and the remaining units at the Preserve are added to the tax roll.  
• Assume in 2008 that McDonalds, one commercial office building, Nissan Auto, Auto Repair and Tamiami Motors are added to the tax roll.  
• Assume in 2009 that a portion of the MF development on Harborview, car wash, 2 commercial condos, bank building, MF affordable housing 

units, and an auto repair are added to the tax roll.   
• Assume in 2010 that the remaining portion of the MF development on Harborview, 4 commercial buildings,   
• Rainbow Flea Market and Carpet World are renovated or rebuilt, 10 new residential units are added to the tax roll.  
• Assume in 2011 that one mixed-use waterfront development is added to the tax roll.   
• Assume in 2012 that a Mixed Use project in the Riverwalk is on the tax roll.    
• Assume in 2013 a mixed use water front project and 10 new residential units are added to the tax roll.   
• Assume in 2014 that 10,000 sq. foot commercial building space on US41 is developed and on the tax roll.  
• Assume in 2015 that 10,000 square feet of commercial space on US41 is developed and added to the tax roll. 

TAX INCREMENT PROJECTIONS 2006 - 2015 
CHARLOTTE HARBOR CRA 

Year Frozen Tax Base 
Property Tax 

Value 

Projected 
Improvement 

Value 
Total Increase in 
Property Value Increase Value 

Mileage 
Rate TIF 

2003 $122,374,571            
2004 $122,374,571 $133,567,820     $11,193,249   $50,731
2005 $122,374,571 $138,502,987     $16,128,416 5.3709 $82,293
2006 $122,374,571 $146,813,166 $32,900,000 $179,713,166 $57,338,595 5.3709 $292,562
2007 $122,374,571 $190,495,956 $26,640,000 $217,135,956 $94,761,385 5.3709 $483,506
2008 $122,374,571 $230,164,114 $4,300,000 $234,464,114 $112,089,543 5.3709 $571,921
2009 $122,374,571 $248,531,960 $42,100,000 $290,631,960 $168,257,389 5.3709 $858,509
2010 $122,374,571 $308,069,878 $47,800,000 $355,869,878 $233,495,307 5.3709 $1,191,376
2011 $122,374,571 $377,222,071 $40,000,000 $417,222,071 $294,847,500 5.3709 $1,504,417
2012 $122,374,571 $442,255,395 $40,000,000 $482,255,395 $359,880,824 5.3709 $1,836,240
2013 $122,374,571 $511,190,719 $15,000,000 $526,190,719 $403,816,148 5.3709 $2,060,413
2014 $122,374,571 $557,762,162 $2,500,000 $560,262,162 $437,887,591 5.3709 $2,234,258
2015 $122,374,571 $593,877,891 $2,500,000 $596,377,891 $474,003,320 5.3709 $2,418,533
Total            $13,584,758
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ORDINANCE

NO. 2003- 01C1f

AN ORDINANCE PROVIDING FOR FUNDING OF THE
CHARLOTTE HARBOR COMMUNITY REDEVELOPMENT
AREA TRUST FUND; CREATING SECTIONS 3-9-50.8
THROUGH 3-9-51.5 OF THE CODE OF LAWS AND
ORDINANCES OF CHARLOTTE COUNTY. FLORIDA;
PROVIDING FOR A SHORT TITLE; PROVIDING FOR
DEFINITIONS; PROVIDING FOR ANNUAL
APPROPRIATIONS TO THE FUND BY TAXING
AUTHORITIES; PROVIDING A FORMULA FOR
DETERMINING THE AMOUNTS OF ANNUAL
APPROPRIATIONS; PROVIDING FOR IMPLEMENTATION
AND MANAGEMENT OF THE FUND BY THE BOARD OF
COUNTY COMMISSIONERS SITTING AS THE
CHARLOTTE COUNTY COMMUNITY REDEVELOPMENT
AGENCY; PROVIDING FOR AN ANNUAL AUDIT;
PROVIDING FOR SEVERABILITY; AND PROVIDING AN
EFFECTIVE DATE.
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WHEREAS, Part III of Chapter 163 Florida Statutes sets forth the Community

Redevelopment Act of 1969 (the. Acr); and

WHEREAS, the Act sets forth mechanisms for the identification and elimination

of blight in local communities; and

WHEREAS, Charlotte County is a political subdivision of the State of Florida; and

WHEREAS, on November 3, 1992, the Board of County Commissioners of

Charlotte County ("Board') adopted Resolution Number 92-251 pursuant to the Act

which established the Charlotte Harbor Community Redevelopment Area ("Charlotte

Harbol"); and

WHEREAS, Resolution Number 92-251 sets forth certain findings of fact relating

to the existence of slum and blighted areas within Charlotte Harbor; and
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Section 3-9-50.9 Short Title.

Sections 3-9-50.8 through 3-9-51.5 shall be known as the "Charl~tte Harbor TIF

Code."

Section 3-9-51. Definitions

Unless specifically defined below or elsewhere in this Ordinance, words and

phrases used in this Code shall be ascribed a meaning which they have In common

usage and which gives this Code its most reasonable application

Fund shall mean the Charlotte Harbor Community Redevelopment Area Trust

Fund.

/ncrement(s) shall mean amounts Taxing Authorities are required to appropriate

to the Fund on an annual basis as determined by a formula set forth hereafter.

Taxing Authority(ies) shall mean the State of Florida. Charlotte County and any

authority I special district (as defined In Section 165.031 (5) Florida Statutes) or other

public body of the state, except a school district, library district, neighborhood

improvement district created pursuant to the Safe Neighborhoods Act, metropolitan

transportation authority, water management district created under Section 373.069

Florida Statutes, a special district that levies ad valorem taxes on taxable real property

in more than one county or a special district the sole source or revenue of which is ad
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valorem taxes on the effective date of this Code.

Section 3-9-51.1. Funding of Community Redevelopment Trust Fund.

In accordance with Section 163.387 of the Act. the Board hereby provides for the

funding of the Fund. Monies allocated to and deposited into the Fund and monies

3



earned by the Fund are hereby appropriated to the Agency for the purposes set forth in

the Plan and all other activities authorized by law.

Section 3-9-51.2. Annual Appropriation of Tax Increment.

(a) The Fund shall be funded in an annual amount that is not less than the

Increment of each Taxing Authority.

The Increment shall be determined and appropriated annually. The(b)

Increment shall be an amount equal to ninety-five per cent (95%) of the difference

between:

(1) The amount of ad valorem taxes levied each year by each Taxjng

Authority, exclusive of any amount from any debt service millage, on taxable real

property within Charlotte Harbor; and

(2) The amount of ad valorem taxes which would have been produced by

the rate upon which the tax is levied each year by or for each Taxing Authority,

exclusive of any amount from any debt service millage, upon the total of the assessed

value of the taxable real property in Charlotte Harbor I as shown on the most recent

assessment roll used in connection with the taxation of real property in Charlotte Harbor

by each Taxing Authority prior to the effective date of this Code.

Section 3-9-51.3. Obligation of Taxing Authorities to Appropriate Funds 0
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Annually.

Commencing on the effective date of this Code, each Taxing Authority(a)

shall appropriate a sum that is no less than the Increment specified in Subsection 3-9-

Except as provided in51.2(b) above to the Fund by January 1 of each year.

to annuallyTaxing Authorities' obligation3-9-51.3 (c) theSubsection below,
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appropriate the Increments shall continue for so long as any indebtedness pledging

Increment revenues for the payment thereof is outstanding, but shall not exceed thirty-
~Q.

If the Plan is amended, each Taxing Authority shall make the annual(30) years.

appropriation for a period not to exceed thirty (30) years from the date that the Plan is

amended.
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(b) Any Taxing Authority that does not pay an annual Increment to the Fund

by January 1 shall pay the Fund a penalty of five per cent (5%) of the outstanding

Increment together with one percent (1%) interest thereon for each month that the

Increment is outstanding.

(c) the provisions of Subsection 3-9-51.3(a) above,Notwithstanding

Charlotte County's obligation to annually appropriate the Increment shall continue until

all loans, advances, and Indebtedness, if any, and interest thereon, undertaken or

incurred by the Agency as a result of redevelopment In Charlotte Harbor have been

paid.

Section 3-9-51.4. Fund Implementation.

(a) Prior to the expenditure of any Increment revenue, the recipient or the

user of the revenue, the amount of the revenue to be expended. and the deadline for

expenditure shall be specified. Each appropriation shall be reviewed every five (5)

An appropriation shall be discontinued in the event that it is not renewed oryears.

approved for another five (5) years.

(b) Monies in the Fund may be expended from time to time for the following

purposes, when directly related to financing or refinancing of redevelopment in Charlotte

Harbor pursuant to the Plan:
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(1) Administrative and overhead expenses necessary or incidental to

Plan implementation.

Expenses of redevelopment. planning. surveys and financial(2)

analysis, including the reimbursement of Charlotte County or the Agency for such

expenses incurred before the Plan was approved or adopted.

The acquisition of real property in Charlotte Harbor.

Capital projects approved by the Board.

The clearance and preparation of any redevelopment area for

redevelopment and relocation of site occupants as provided in Section 163.370 of the

Act.

The repayment of principal and interest or any redemption premium(6)

bond anticipationnotes and any other form offor loans. advances. bonds.

indebtedness.

All expenses incidental to or connected with the issuance. sale,

redemption, retirement or purchase of Agency bonds, bond anticipation notes or other

forms of indebtedness including funding of any reserve, redemption or other fund or

account provided for in the ordinance or resolution authorizing such bonds, notes or

form of indebtedness.

The Agency shall establish and set up the Fund and develop and(c)

promulgate rules, regulations, and criteria whereby the Fund may be promptly and

effectively administered.
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(d) The Agency shall establish and maintain books and records and adopt

procedures to enable the Agency to utilize monies in the Fund for their stated purposes

without undue delay.

On the last day of the Agency's fiscal year, any money remaining in the

Fund after payment of expenses shall be:

(1) Returned to each Taxing Authority which paid the Increment in the

proportion that the amount of the payment of such Taxing Authority bears to the total

amount paid into the Fund by all Taxing Authorities within Charlotte Harbor for that year;

(2) Used to reduce the amount of any indebtedness to which Increment

revenues are pledged: or

(3) Deposited into an escrow account for the purpose of later reducing any

indebtedness to which Increment revenues are pledged.

Section 3-9-51.5. Fund Management. Independent Audit.

The Agency shall be responsible for the receipt, custody, disbursement,

accountability, management and proper application of all monies paid into the Fund,

subject to the relevant provisions of Florida law. the Plan and this Code

The Agency shall provide for an independent financial audit of the Fund(b)

each fiscal year and a report of the audit. The report shall describe the amount and
0
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source of deposits into, and the amount and purpose of withdrawals from the Fund

during the fiscal year and the amount of principal and interest paid during the year on

any indebtedness to which is pledged Increment revenues and the remaining amount of

the indebtedness. The Agency shall provide a copy of the report to each Taxing

Authority,"
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Conflict With Other Ordinances. The provisions of this ordinance

shall supersede any provisions of existing ordinances in conflict herewith to the extent

of said conflict.

Section 3. Severability. If any provision of this ordinance is for any reason held

unconstitutional or invalid, the remainder of this ordinance shall not be affected.

Section 4. Effective Date. This ordinance shall become effective upon filing in

the Office of the Secretary of State, State of Florida.

BOARD OF COUNJY COMMISSIONERS
OF CHARLOTT~ OO~f(N"fi'LORIDA
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ATTEST:
Barbara T. Scott, Clerk of
Circuit Court and Ex-Officio
Clerk to the Board of County
Commissioners

BY~' .10 £. A 1/}".
/ D~~~'l;-cle~ I. ~tl A~

APPROVED AS TO FORM
AND LEGAL SUFFICIENCY:
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