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MSBUs

• MSBU 
– Manasota Key Beach Renourishment

• Timeline of Key Events
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Purpose of Beach Renourishment

• Purpose of beach restoration 
• To combat the daily erosion 
• Minimize storm impact to the upland structures 
• Assist in the protection of personal property  
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Beach Renourishment – Manasota Key

• Combination of storm recovery and daily 
erosion
– Restoring and replanting of the dune systems that 

were lost
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Beach Renourishment
• Beach Renourishment Rate Methodology
• Changes to parcels
• Federal, State and County funding
• Rate Comparison between Cycle 1 and Cycle 2
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Beach Renourishment

• Beach Renourishment Rate Methodology
• Changes to parcels

Add 
methodology 
description; 
PFM presents 
this
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Beach Renourishment Assessment History
 In 2017, Peter A. Ravella Consulting, LLC (PARC) developed a beach renourishment assessment methodology and 

financing plan for the implementation of Charlotte County’s Comprehensive Shoreline Management Program (CSMP).

 Since the initial 8-year assessment cycle, coastal regions of Charlotte County have continued to experience beach 
erosion and significant storm damage, necessitating the continuation of the assessment on Manasota Key and Don 
Pedro for another cycle.

Don Pedro-Knight Island Beach 
Renourishment MSBU

Manasota Key Beach 
Renourishment MSBU
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 The beach renourishment assessment features two separate components: one for regular maintenance of the shoreline, and one for 
larger capital projects including, but not limited to, rock revetments and the installation of shoreline armoring structures. The total 
cost, assuming no state or federal funds is $43.7M ($6.7M annual debt service).

• In Manasota Key, this includes 2,025 unique parcels, while in Don Pedro-Knight Island, this includes 1,190 unique parcels. The below 
table provides an overview of parcels subject to the MSBU assessments by property type:

 Project costs are subject to the eight-year assessment cycle and financing interval. Project costs summarized 
below assume no state and federal dollars will be received. 

Parcel Type: Manasota Key Don Pedro-Knight Island
Residential 1,996 1,174
Commercial 23 6
Government 6 10
Total 2,025 1,190

Manasota Key Total Annual
Capital $23,524,613 $3,625,072
Maintenance $3,021,095 $377,637
Total $26,545,708 $4,002,708
Don Pedro-Knight Island Total Annual
Capital $23,505,495 $3,622,125
Maintenance $2,196,751 $274,594
Total $25,702,246 $3,896,719

Assessment Methodology



 The ongoing investments in beach renourishment provide a direct and 
special benefit to all properties within the MSBU by protecting the natural 
beach environment, enhancing storm-damage protection for properties 
and supporting infrastructure, and improving and sustaining the market 
and rental value of properties. 

 The MSBU also expands the recreational opportunities for property 
owners, tenants, customers, and visitors by increasing the beach and 
ensuring its accessibility, a major factor driving residency, rentals, and 
commercial activity within the MSBU. This component of the assessment, 
which applies to all eligible parcels within the MSBU, is known as the REC 
assessment, and comprises of the majority (80 percent) of project costs. 

 In addition to benefits to all properties, investments in beach 
renourishment provide an even greater level of benefit to properties 
located closer to the shoreline, within the Nearshore Benefit Zone (NBZ), 
including reduced shoreline-retreat risk, reduced land-loss risk, and more 
convenient access to the beach. Approximately 20 percent of project costs 
are allocated to the NBZ, a fair and reasonable allocation, as benefits to 
this area are comparatively limited in scope. 

REC and Nearshore Benefit Zone (NBZ) Assessments
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 Residential REC assessments are apportioned by the number of equivalent dwelling units (EDUs), while commercial and government 
REC assessments are based on the parcel’s just value as a percentage of total MSBU commercial or government just value, 
respectively.

• An assessment floor is applied for both commercial and government parcels such that no parcel is assessed for less than that of one 
EDU for the applicable geography. 

 NBZ assessments are apportioned based on an NBZ factor – a composite score of one point for every ten feet of beachfront length and 
one point for every one-tenth of parcel acreage. Assessments are assigned according to each subject parcel’s percentage of total NBZ 
factor points. 

• The below table provides an overview of the 28 new NBZ parcels in Manasota Key and three new NBZ parcels in Don Pedro-Knight 
Island. These parcels were added to the assessment roll primarily as a result of the subdivision of what was previously one parcel 
into several separate parcels. The majority of these parcels represent condominium units that share an existing property address but 
were individually parceled out.

Assessment Apportionment
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Manasota Key Don Pedro
411912525002 411912532005 411912532012 412033151025
411912525004 411912532001 411912483005 412033151024
411912532010 411912532007 411912403006 412031476025
411912525006 411912532004 411912532000
411912525003 411912525001 411912525000
411912525005 411912532008 411912532002
411912532009 411912525008 411901702145
411912532011 411912532006 411912403006
411912532003 411913231032
411912525007 411912532013
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Rate Comparison
Manasota Key Beach Renourishment

*Cycle 1: Capital rate portion was reduced to $0 in year 8.
  Cycle 2: Proposed Annual Rate includes Federal funding at $7,099,166, State funding at $796,245, and County subsidy at $11,840,000.
 Max Rate is showing the full rate without Federal, State or County contributions.
There is an additional $7,106,008 in State funding that has not yet been awarded. 
Proposed Annual Rate will be reduced upon award of additional State and Federal funding. 

Cycle 1 Cycle 2
Proposed

Property Type Basis Units Annual Rate Units Annual Rate Max Rate
Commercial Recreation VALU 17,443.080 $            1.417 27,842.550 $              0.73 $          3.91 

Capital $          1.332* $              0.36 $          3.54 
Maintenance $            0.085 $              0.37 $          0.37 

Government Recreation VALU 2,006.943 $            1.422 12,051.204 $              0.73 $          3.91 
Capital $          1.337* $              0.36 $          3.54 

Maintenance $            0.085 $              0.37 $          0.37 
Nearshore Benefit Zone PT 2,333.696 $          59.420 3,391.830 $            45.80 $      251.18 

Capital $        55.850* $            22.96 $      228.34 
Maintenance $            3.570 $            22.84 $        22.84 

Residential Recreation EDU 2,232.000 $        363.600 2,164.000 $          259.56 $   1,393.70 
Capital $      341.770* $          126.82 $   1,260.96 

Maintenance $          21.830 $          132.74 $      132.74 
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Timeline of Key Events
• March 17  Board Workshop Discussion
• April 6 – 7 Community Outreach
• May 19  Board Workshop for MSBU Rates
• July 22 or 23  Initial Assessment Resolution Public Hearings
• August TRIM notices mailed
• September 8  Final Assessment Resolution Public Hearings
• September 8  First Budget Public Hearing (Rate Resolution for all MSBUs)

• September 15  Certify assessment roll
• November 1  Tax bills mailed
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