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CHARLOTTE COUNTY 

COMMUNITY DEVELOPMENT DEPARTMENT 

 

LARGE SCALE* PLAN AMENDMENT (MAP) 

Application Information 

*Large Scale means any petition that involves a site with greater than 10 acres. 

 

Application Submittal Requirements 

• Supply one unbound copy of the Application Materials (see checklist below). Staff will have 

up to 5 working days following the application deadline day to review the application for 

completeness. If incomplete, the application will be returned with a description of the reasons why 

the application is incomplete. The applicant may resubmit the application any time prior to the 

next application deadline day. 

• Once deemed complete, the applicant will be notified that the application has been logged-in. 

The applicant is then required to supply one electronic copy, in PDF format, of all 

documents. Additional copies of certain items will be required prior to the public hearing dates. 

Do not submit the additional copies to the Building and Growth Management Department until 
requested by a staff member of the department. 

• If deemed complete, the application will be logged in and assigned to a P&Z and BCC 
hearing cycle (see attached Application Schedule). Staff will commence review. 

o The applicant is responsible for promptly providing any information that needs to be 
updated, modified, or newly submitted as part of the review; otherwise the petition may be 
continued to a later cycle or a recommendation of denial will be necessary. 

• No additional changes may be made to any information in an application subsequent to one 

week before the hearing packet is due to be compiled for the Planning and Zoning Board 

members or the NOVUS Agenda item deadline for the Board of County Commissioners. The 

planner in charge of the petition will be able to inform the applicant of the final date. 

 
Consistency with the Comprehensive Plan 

The changes proposed by this application will be reviewed with regard to consistency with the Goals, 

Objectives, and Policies (GOPs) of the Smart Charlotte 2050 comprehensive plan. Inconsistency with 

Smart Charlotte will be a basis for a recommendation of denial by Staff. 

 

The review will also be concerned with impacts to infrastructure (i.e. roads, water and sewer facilities, 

libraries, public buildings, parks, and schools), services (i.e. garbage collection, police protection, and 

fire/EMS service), the environment (i.e. impact to listed plant and animals species, soil content, 

erosion, generation of hazardous waste, water quality), and the potential for natural disasters (i.e. 

hurricanes and flooding). 
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Application Materials 

 

✓ Completed Application Form 

✓ Survey and accurate legal description (including acreage), signed and sealed by a registered land 

surveyor 

• For unplatted property, one original boundary survey - one hard copy and one copy in 

AutoCAD format 

• For platted land, one original surveyor’s sketch 

✓ Most current Title Insurance Policy or an Ownership and Encumbrance Report for subject property 

✓ Notarized authorization from each owner, as applicable (Form A) 

✓ Notarized authorization for agent to submit petition, as applicable (Form B) 

✓ A copy of any covenants, easements or restrictions that have been recorded for the subject site 

✓ Environmental Assessment Report 

✓ Traffic Impact Analysis 

• Hurricane Evacuation Study, as applicable 

✓ Letters of availability of utility service from sanitary sewer and potable water utilities that would 

provide service to the site and Estimated Potable Water and Sanitary Sewer Usage Report 

✓ Archeological/Historical Memo indicating whether or not listed objects are located on the subject 

site 

• Archeological/Historical Survey, as applicable 

✓ Adjacent property owners map and an electronic copy of the adjacent property owners list in text 

format (txt file) provided on disc 

✓ Affidavits A & B, signed and notarized 

✓ Filing fee of $2,640.00, with check made payable to the Charlotte County Board of County 

Commissioners or CCBCC 

 
 

Additional Copies for Hearing Packet 

10 copies each of the following when requested by department staff: 

• any bound items 

• any maps or other graphics sized larger than 11 X 17 (except surveys) 

• any items in color 
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ATTENTION 
If you are submitting an application that, if approved, will increase the amount of density 

allowed to be developed on your property, read this notice. 

 
FLU Policy 1.2.7 of Smart Charlotte County outlines those situations wherein the Transfer of Density Units 

program is applicable. 

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

rezonings that propose to increase the base density on land and street vacations that would result in an 

accumulation of acreage allowing development of new units of density; this requirement shall continue to 

apply to lands that have been annexed by the City of Punta Gorda.” 

 

Property may be exempted from the TDU program if located within a Revitalizing Neighborhood with an 

adopted Revitalization Plan. The exemption would need to be consistent with policies adopted into Smart 

Charlotte. 

 

If not exempted, property must meet one of these requirements in order to be an acceptable Receiving 

Zone: 
FLU Policy 1.2.10 TDU Receiving Zones 

Receiving zones inside the Urban Service Area include lands within the following designations of FLUM Series 

Map #2: 2050 Framework: 

1. Emerging Neighborhoods. 

2. Maturing Neighborhoods. 

3. Economic Corridors and Centers. 

4. CRAs 

5. Revitalizing Neighborhoods prior to adoption of a Revitalization Plan and also what may be required in 

accordance with a Revitalization Plan. 

Receiving Zones within the Rural Service Area include lands within: 

1. Rural Community Mixed Use areas. 

2. The Rural Settlement Area Overlay District. 

 

AND 

 

Must not be in a prohibited Receiving Zone: 

FLU Policy 1.2.11 Prohibited Receiving Zones 

Density shall not be transferred into: 

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

2. Lands within the Resource Conservation and Preservation FLUM categories. 

3. Land containing historical or archeological resources, or land deemed to contain environmentally 

sensitive resources; when a portion of a property contains resources, that area deemed not to contain 

resources may receive density if it meets one of the criteria of a receiving zone, a conservation easement 

will be required over the resource along with an undeveloped buffer of at least 100 feet. An historical 

structure that is to be integrated into a development will not need to be buffered. 
4. Lands within the Prime Aquifer Recharge Area (FLUM Series Map #6). 

5. Lands within the one-half mile setback of the Watershed Overlay District and Tippen Bay and Long 

Island Marsh (FLUM Series Map #4). 

6. Land within a Public Water System Wellhead Protection Area (FLUM Series Map #7). 

7. Land on a barrier island. 
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CHARLOTTE COUNTY 

COMMUNITY DEVELOPMENT DEPARTMENT 

 

APPLICATION for 

LARGE SCALE PLAN AMENDMENT (MAP) 

 

Date Received: Time Received: 

Date of Log-in: 
Petition #: 

Accela #: 

Receipt #: Amount Paid: 

 

 

1. PARTIES TO THE APPLICATION 
 

Name of Applicant: DiLaura Development, LLC. c/o Jeffrey DiLaura 

Mailing Address:  2200 Kings Highway, 

Suite 3L-100 

 

City: Port Charlotte State: FL Zip Code: 33980 

Phone Number: 610-715-7745 Fax Number: 

Email Address: jdilaura@dilauradevelopment.com 

 
 

Name of Agent:  Ben Smith  

Mailing Address: 2914 Cleveland Ave.  

City: State: FL Zip Code: 33901 

Phone Number: 239-337-3993 Fax Number: 

Email Address: bsmith@m-da.com 

 
 

Name of Engineer/Surveyor: Ryan Shute  

Mailing Address: 2914 Cleveland Ave. 
  

City: Fort Myers State: FL Zip Code: 33901 

Phone Number: 239-337-3993 Fax Number: 

Email Address: rshute@m-da.com 

 
Name of Property Owner (if more than one property owner, attach a separate sheet with a list of all owners):  
Jeffrey DiLaura, Managing Partner 

Mailing Address:  2200 Kings Highway, Suite 3L-100  

City: Port Charlotte State: FL Zip Code: 33980 

Phone Number: 610-715-7745 Fax Number: 

Email Address: jdilaura@dilauradevelopment.com 

lrodriguez
Text Box
Ben Smith, AICP & Michael Haymans, Esq.
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Text Box
Fort Myers
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2. PROPERTY INFORMATION 
If more than one account number exists, attach a separate sheet listing all information required by this section 

Property Account #:  Please See Attached  

Section: Township: Range: 

Parcel/Lot #: Block #: Subdivision: 

Total acreage or square feet of the property: 
 

3. SURVEY: 

• For unplatted property, provide one original boundary survey that is signed and sealed by a registered 

land surveyor and an accurate legal description (including acreage) of the property. 

• For platted land, provide one original surveyor’s sketch that is signed and sealed by a registered land 

surveyor and an accurate legal description (including acreage) of the property. 

 

4. PROOF OF LAND OWNERSHIP: Provide a recent Ownership and Encumbrance Report or Title 

Insurance Policy on the subject property. 

 

5. NOTARIZED AUTHORIZATION: 

• If the applicant is not the owner of the property, a written, notarized authorization from each owner 

must be provided with this application – use Form A, attached. Property owner authorization is 

required. If the property owner withdraws permission at any point during the review and approval 

process, the application is considered null and void. 

• If an agent is submitting the application for the applicant – authorization from the applicant is required – 

use Form B, attached. 

 

6. RESTRICTIONS: Provide a copy of any covenants, easements or restrictions that have been recorded for 

the subject site. 

 

7. EXISTING LAND USE DESIGNATIONS 

Future Land Use Map (FLUM) designation(s) Acreage 

Preservation  ±11.20 

Parks & Recreation  ± 3.3 

  

 

Zoning District(s) Acreage 

Parks & Recreation  ± 3.10  

Environmentally Sensitive  ± 10.08 

Residential Multi-Family-5 ± 1.32 

 

8. APPLICANT’S PROPOSED CHANGE(S): 

 
1. The Applicant is proposing to amend Map #3 for 14.51 acres of the subject property from Rural Service Area 

to Urban Service Area.  

 

lrodriguez
Text Box
1) To change Charlotte County FLUM Series Map #3: 2030 Service Area Delineation, to extend the Urban Service Area boundary to include a portion of the subject property containing approximately 14.52 acres; and 2) To amend Charlotte County FLUM Series Map #2: 2050 Framework, from Agricultural/Rural to Revitalizing Neighborhood and Managed Neighborhood.

lrodriguez
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If the proposed change involves an increase in density, which of the Receiving Zone criteria 

does the property meet, or would this be an exemption consistent with a Revitalization Plan? 
Please see attached narrative  

 

9. REASON FOR PROPOSED CHANGE(S) (attach additional sheets if necessary): 
 

Please see attached narrative.  

 
 

10. CURRENT LAND USE OF SUBJECT PROPERTY (example: house, vacant land, barn, etc.): 
Vacant.  

 
 

 
 

 

11. SURROUNDING LAND USES: 
 

North: Edgewater Village, a multi-family residential community. 

South: Charlotte Harbor 

East: A 18.08-acre vacant future Commercial Planned Development. 

West: The Charlotte Harbor Yacht Club and residential. 

 

12. ENVIRONMENTAL ASSESSMENT: 

• Provide an Environmental Assessment Report, conducted within one year or less from the date 

of submittal, that includes: 

o Maps and surveys of the subject site illustrating the existing land cover according to Level 
3 of the FLUCCS 

o Locations of listed flora and fauna species, if present. 
o If any wetlands are identified on site, provide a survey showing delineations of any 

wetlands, acreages, and the wetland Category (ENV Policy 3.1.3) under which they fall. 

o If the property is adjacent to any Federal, State, or County wildlife management areas, 
parks, preserves or reserves, supply a science-based analysis of possible impacts to the 
environmental resources of these lands and the manner in which these impacts can be 
eliminated. Where elimination is not possible, the analysis shall detail how these impacts 
can be reduced and mitigated. 

 

13. INFRASTRUCTURE: 

A. Roadway 

i. List the roads or streets upon which vehicles may travel to gain access to the site (generally 

within ¼ mile radius): 
 

Edgewater Drive provides access to Lister Street, which provides direct access to the subject property. 
 

 
 

 

ii. Traffic Impact Analysis: This study must be authored by a registered professional engineer in 

the State of Florida. Provide a study showing the impacts development of the subject site, at 

lrodriguez
Text Box
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the maximum buildout allowed, under the proposed FLUM designation(s) would have on the 

surrounding roadway network. Where traffic impacts reduce LOS below ‘D’, provide a 

proportionate fair share assessment for those impacted roadways. If buildout is voluntarily 

restricted by the applicant, the report may utilize the restricted buildout numbers. 

• Hurricane Evacuation Study: For any property that is even partially located in a Coastal 

High Hazard Area, or which generates trips wherein the majority of those trips would 

utilize a roadway that runs through a Coastal High Hazard Area, a Hurricane Evacuation 

Study must accompany any Traffic Impact Analysis. 

 

B. Potable Water and Sanitary Sewer and other Utility Services 

i. Submit a letter from any water or sewer utilities that will be serving the subject site stating 

availability of utility service to the property. 

ii. Attach an Estimated Potable Water and Sanitary Sewer Usage Report: provide a report 

showing the gallons per day that may be generated by development of the subject site at the 

maximum buildout allowed under the proposed FLUM designation(s). If buildout is 

voluntarily restricted by the applicant, the report may utilize the restricted buildout numbers. 

 

14. HISTORICAL OR ARCHEOLOGICAL SITES: The applicant must submit an 

Archeological/Historical Memo indicating that a review of the National Register of Historic Places, 

the Florida Master Site File and the Local Historic Register (when available) has been performed 

and the results of that review. If the subject site contains any object listed in these resources, the 

applicant must provide an Archeological/Historical Survey performed by a professional 

archeologist licensed in the State of Florida. 

 
15. ADJACENT PROPERTY OWNERS INFORMATION: 

Provide an electronic text file (.txt) that includes the names and addresses of all property owners 

within 200 feet of the subject property (excluding street right-of-ways), and a map indicating which 

properties are included in the address list. The Adjacent Property Owner List must be based upon 

the latest available property records of the Property Appraiser’s Office. The list shall include 

property owner’s name, mailing address, and parcel(s) or lot(s) description or account number so 

each parcel can be referenced on the Adjacent Property Owner Map. Refer to the Geographic 

Information System Internet site for mapping and owner information at http://www.ccgis.com/. 

(Use a buffer of 250 feet or larger in order to account for right-of-ways, canals, etc.) Every 

property owner within 200 feet of every parcel of land involved will be notified of the schedule of 

public hearings. 

http://www.ccgis.com/










 

 

 

 

TARPON WATERFRONT VILLAGE 

CURRENT FLU/ZONING ACREAGES 

 

EXISTING FLUCS: 

PRESERVATION: 11.01+\- AC 

PARKS & RECREATION: 8.57+\- AC 

LOW DENSITY RES: 0.75+\- AC 

TOTAL: 20.33+\- AC 

 

EXISTING ZONING DISTRICTS: 

ENVIRONMENTALLY SENSITIVE (ES): 9.71+\- AC 

PKR: 3.53+\- AC 

RMF5: 1.28+\- AC 

CT: 5.06+\- AC 

RSF3.5: 0.75+\- AC 

TOTAL: 20.33+\- AC 

 

PROPOSED FLUCS: 

PRESERVATION: 9.28 AC 

HIGH DENSITY RES: 11.05 AC 

TOTAL: 20.33+\- AC 

 



 

 

 

 

Subject Property Information 
Tarpon Waterfront Village 

 

Property Account #: 402226401007   

Section: 26 Township: 40 Range: 22 

Parcel/Lot #: 25-1 Block #: 4022 Subdivision: ZZZ 

Current Zoning: ES Current FLU: 

PRESERVATION 

TOTAL Acreage:  3.01 

 

 

 

 

 

 

 

 

 

 

 

 

Property Account #: 402226401005   

Section: 26 Township: 40 Range: 22 

Parcel/Lot #: 18 Block #: 4022 Subdivision: ZZZ 

Current Zoning: ES, PKR, RMF5   Current FLU: Parks & 

Recreation, Preservation   

TOTAL Acreage: 5.01 ac  
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Property Account #: 402226401001   

Section: 26 Township: 40 Range: 22 

Parcel/Lot #: 17 Block #: 4022 Subdivision: ZZZ 

Current Zoning: ES Current FLU: Preservation TOTAL Acreage: 6.50 ac  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Total acreage or square feet of the property: 6.50 acres 

Property Account #: 402226451001   

Section: 26 Township: 40 Range: 22 

Parcel/Lot #: 23 Block #: 4022 Subdivision: ZZZ 

Current Zoning: CT Current FLU: Parks & 

Recreation   

TOTAL Acreage: 5.06 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Page | 3 

Property Account #: 402226380001   

Section: 26 Township: 40 Range: 22 

Parcel/Lot #: 1 Block #: 4022 Subdivision: ZZZ 

Current Zoning: RSF3.5   Current FLU: Low Density 

Residential   

TOTAL Acreage: 0.75 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 
 

 

 

Subject Property Information 
Tarpon Waterfront Village 

 

Property Account #: 402226401007   

Section: 26 Township: 40 Range: 22 

Parcel/Lot #: 25-1 Block #: 4022 Subdivision: ZZZ 

Total acreage or square feet of the property: 3.00 acres 

Property Account #: 402226401005   

Section: 26 Township: 40 Range: 22 

Parcel/Lot #: 18 Block #: 4022 Subdivision: ZZZ 

Total acreage or square feet of the property: 5.01 acres 

Property Account #: 402226401001   

Section: 26 Township: 40 Range: 22 

Parcel/Lot #: 17 Block #: 4022 Subdivision: ZZZ 

Total acreage or square feet of the property: 6.50 acres 
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Tarpon Waterfront Village 
Large-Scale Future Land Use Map Amendment 

Request Narrative 

REVISED MARCH 2024 
 
I. PROPERTY INFORMATION 

The subject property (“Property”) is 19+/- acres and is located on the Charlotte Harbor, west of Tamiami Trail 
and south of Edgewater Drive in unincorporated Charlotte County, Florida (see Figure 1).  
 

 
Figure 1: Subject Property Boundary 

 
The overall project area consists of the existing Charlotte Harbor Yacht and Tennis Club (Yacht Club) and the 
vacant Property (see Figure 1-A). The project shall be known as Tarpon Waterfront Village. The Charlotte County 
Future Land Use Map (FLUM) currently designates the Yacht Club as Parks & Recreation and the zoning is 
Commercial Tourist (CT).  The Charlotte County Future Land Use Map (FLUM) designates the Property as Parks & 
Recreation and Preservation, Low-Density Residential, in addition to being partially within the Conservation 
Overlay (see Figure 2).  The Property is zoned Parks & Recreation, Environmentally Sensitive, and Residential 
Multi-Family-5. The Applicant is filing a companion rezoning application to rezone the Property and the Yacht 

lrodriguez
Text Box
PAL-23-00004
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Club to Residential Planned Unit Development, and a small-scale comprehensive plan amendment to designate 
the Property as High Density Residential and Preservation on the Charlotte County FLUM. 
 
II. REQUEST 

The applicant is requesting approval of a large-scale comprehensive plan map amendment to allow for two (2) 
map changes: 1) locate the Property in the Urban Service Area boundary and 2) designate the Property as 
Revitalizing Neighborhood. 
 
III. BACKGROUND 
The Property consists of six (6) vacant parcels. In 2008, a FLUM amendment was approved for a portion of the 
subject property via PA-07-11-08, which amended the FLUM from Medium Density Residential to Parks and 
Recreation on 3.0-acres and to Preservation on 3.3-acres. The former designation of Medium Density 
Residential would have allowed for three (3) acres of the Property to be developed at a density of 10 dwelling 
units per acre (10 du/ac) (should these 3 acres have overlapped with the Environmentally Sensitive zoning 
district, the density would have been 1 du/ 10 ac – or zero dwelling units). No additional FLUM amendments 
have been approved for the Property. 

 
Figure 2: Existing Future Land Use Map 
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IV. SURROUNDING LAND USES 
 

Directly north of the Property is Edgewater Village, a multi-family residential community located within the High 
Density Residential Future Land Use designation and zoned Residential Multi-Family-15. This combination of 
future land use and zoning allowed for the development of the property at a density of 15 dwelling units per 
acre.  
  
The property to the east was originally the former Dotzler YMCA Outdoor Center. Several comprehensive plan 
amendments were recently approved for the property, including a FLUM amendment designating the majority 
as Charlotte Harbor Commercial and the wetland areas as Preservation (PAS-21-00008). Future Land Use Map 
amendments were also approved to place the property in the Urban Service Area and designate the property as 
Revitalizing Neighborhood. A planned development rezoning was also approved which will allow for the site to 
be developed with a restaurant and shopping center known as Harpoon Harry’s (PD-21-00014).  
 
To the west is Lister Road, Crews Court and single-family residential. A single-family dwelling occupies a small 
parcel on the east side of Lister Street designated Medium Density Residential on the FLUM and zoned 
Environmentally Sensitive. West of Lister is a residential subdivision designated Low Density Residential on the 
FLUM and zoned Residential Single-Family 3.5. 
 

 
Figure 3: Surrounding Land Use 

Residential 

Commercial 

Commercial 

Residential 

Residential 

Residential 

Residential 
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Table 1 below outlines the zoning, future land use and existing land uses of the surrounding properties.  
 
Table 1: Surrounding Properties  

 Zoning Future Land Use Existing Land Use 

North RMF-15 High Density Residential Multi-Family Residential 
(Edgewater Village) 

East PD; ES Charlotte Harbor Commercial; 
Preservation 

Harpoon Harry’s 
Commercial Site 

South N/A N/A Charlotte Harbor 

West RSF-3.5;  
ES 

Medium Density Residential;  
Low Density Residential 

Single-Family Residential; 
Lister Street; Crews Ct. 

 
V. REQUEST 
Amend Future Land Use Map #3 2030 Service Area Delineation to incorporate 14.51-acres of the Property  
from Rural Service Area to Urban Service Area. 

Figure 4: Existing 2030 Service Area Delineation 
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Figure 5: Proposed Service Area Delineation 
 

Amend Future Land Use Map #2 2050 Framework to designate 14.51-acres of the subject property from 
Agricultural/Rural to Revitalizing Neighborhood. 
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Figure 6: Existing 2050 Framework 
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Figure 7: Proposed 2050 Framework
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VI. CONSISTENCY WITH COMPREHENSIVE PLAN  

 
The following provides an analysis of the requested amendments and their consistency with the Charlotte 
County Comprehensive Plan. Policies are listed in bold. 

 
FLUE Policy 1.2.3: Service Area Delineation: The County designates two distinct service areas, an 
Urban Service Area and a Rural Service Area (FLUM Series Map #3) that reinforce the preferred land 
use patterns of Charlotte County through policies that are designed to effectively discourage urban 
sprawl pursuant to Section 163.3177 F.S. (2018). Amendments to the Service Area Delineation map 
will be reviewed based upon the standards provided in FLU Policy 1.2.5. 
 

A portion of the subject property is currently designated Rural Service Area on the 2030 Service Area 
Delineation Map, though it is surrounded entirely by the Urban Service Area. The County’s intentions 
for the Rural Service Area designation are described in FLU Policy 1.2.5. In direct compliance with this 
policy, the Applicant is proposing to designate the Property within the Service Area to reinforce the 
preferred land use pattern in this area of the County, which is not rural. As demonstrated by the 
surrounding land uses, the Property is an infill property surrounded by commercial and residential 
development and is located in proximity to major roadways in Charlotte County that provide direct 
access to urban services. The request is appropriate and provides realistic expectations for 
development of the Property. As noted below, the descriptions provided in this policy do not fit the 
current character of this area or the Property. 

 
FLUE Policy 1.2.5: Rural Service Area 
For lands within the Rural Service Area, this Plan: 

1. Protects the existing rural character of the area and acknowledge that a 
certain portion of the County’s population will desire to live in a rural setting. 

The existing character of the area, as evidenced by the commercial and residential uses and major 
roadways surrounding the Property, is not rural and is not likely to satisfy those in the County’s 
population desiring to live in a rural setting. Large-lot single-family residential and the Yacht Club  
are located to the west, multifamily residential is located directly to the north, and plans for a 
restaurant and commercial retail development were recently approved for the property located 
directly to the east. The Property is located approximately three (3) blocks from US-41, a major 
commercial corridor with a multitude of major retail and service commercial centers in the 
vicinity. Sunseeker Resort, an 800+/- unit resort with dining and shopping amenities, is located 
less than a mile east along the shore of the harbor. The surrounding development pattern as 
described indicates the area is not rural in nature and the proposed amendment represents a 
logical inclusion of the Property in the Urban Service Area. Further, urban services are available 
in this area of the County and including the Property in the Urban Service Area ensures the 
existing and available public infrastructure will not be underutilized.  
 

2. Promotes lower densities in outlying rural areas which have 
infrastructure limitations. 

The area is accommodated with a full suite of available urban services and there are no 
infrastructure limitations that necessitate lower densities. The surrounding area is no longer 
characterized by infrastructure limitations and low-density residential.  
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3. Establishes a framework for future opportunities and development 

options, including standards that address the timing of future development. 
The surrounding area is entirely developed, with the exception of the property to the east, 
which was the subject of recent future land use map amendments and site plans for commercial 
development. As outlined in the request, the Applicant is seeking approval to bring the property 
into compliance with the existing conditions of the area.  
 

4. Creates a focused strategy for the regulation of mining and resource 
extraction activity. 

Resource extraction is not contemplated for the subject property. 
 

Alternatively, approval of this request will fulfill the County’s intentions for the Urban Service Area, which 
surrounds the subject property on all sides. 
 

FLU Policy 1.2.4: Urban Service Area 
For lands within the Urban Service Area, this Plan: 

1. Promotes infill redevelopment and compact new development that will 
minimize the conversion of agricultural and rural lands for urban use. 

As evidenced by the surrounding existing and proposed development, including the recently 
approved Harpoon Harry’s site located directly to the east, the requested amendment to include 
the Property in the Urban Service Area represents an opportunity for true infill development. 
 

2. Maximizes the efficient use of available urban infrastructure. 
Urban infrastructure is available and in place in the surrounding area in this location of the 
County. Encouragement of infill development reduces the need to expand infrastructure facilities 
which provides for a more efficient use of County resources and discourages underutilization of 
publicly funded available infrastructure. 
 

3. Establishes the priority locations for the extension of that infrastructure. 
No major infrastructure extensions will be necessary as a result of this request. 
 

4. Prohibits the expansion of Urban Service Area land use designations, 
identified in FLU Table A-1 of FLU Appendix I, outside the Urban Service Area. 

a. The County shall not allow any increases in density or intensity through 
rezonings or plan amendments within the Rural Service Area except 
through amendments to Rural Community Mixed Use or Mineral Resource 
Extraction FLUM categories and consistent Zoning designations. 

This request seeks to include the entire Property in the Urban Service Area and will 
allow for approval of the companion application to designate the entire project area 
as High Density Residential and Preservation on the Charlotte County FLUM. 

 
Future Land Use Element Policy 1.2.6 offers additional guidance regarding expansion of the Urban Service 
Area and provides that requests to expand the Urban Service Area should be evaluated based on the standards 
of Florida Statute 163.3177(6)(a)9. 
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FLUE Policy 1.2.6: Expansion of the Urban Service Area Review of the Urban 
Service Area boundary will occur during the Evaluation and Appraisal Report 
(EAR) process and may occur outside the EAR process if there is a need to 
evaluate the boundary. Any such review shall include an assessment of the 
adequacy of the existing development rights and forms within the Urban Service 
Area as well as appropriate locations of the existing development rights within 
the County. While the expansion of the Urban Service Area is generally 
discouraged, should the County desire to expand the Urban Service Area or 
receives a private request to expand the Urban Service Area, the standards in 
Section 163.3177 F.S. (6)(a)9. (2018) shall apply. 

 
The aforementioned statute mandates that the Future Land Use Element shall discourage the 
proliferation of urban sprawl and provides a number of indicators which should be evaluated to 
determine if an amendment does not discourage the proliferation of urban sprawl. The intention of the 
service area map amendment is to create the opportunity for a concurrent proposed amendment to 
the existing FLUM designation, allowing for the addition of residential infill to the existing Yacht Club, 
better utilizing the exiting and available Charlotte County urban services, infrastructure, and also the 
subject property, which is consistent with 163.3177(6)(a)9 F.S. as follows: 

 

1. Promotes, allows, or designates for development substantial areas of the jurisdiction to 
develop as low-intensity, low-density, or single-use development or uses. 

The companion small-scale comprehensive plan application to this request is for an 
amendment to designate the entire project area as High Density Residential and Preservation 
future land uses. The existing marina will be preserved and incorporated into the project, to 
create a mixed-use development. 
 

2. Promotes, allows, or designates significant amounts of urban development to occur in 
rural areas at substantial distances from existing urban areas while not using 
undeveloped lands that are available and suitable for development. 

The surrounding area is far from rural. It contains urban and suburban development. The 
subject property is surrounded by existing and planned development and is the definition of 
infill development. 
 

3. Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 
patterns generally emanating from existing urban developments. 

The surrounding area is not an isolated pocket in a rural area. It is nearly entirely developed. 
 

4. Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, 
native vegetation, environmentally sensitive areas, natural groundwater aquifer recharge 
areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and other significant 
natural systems. 

Wetland areas will be preserved in accordance with the policies of the County’s Comprehensive 
Plan, the County’s Land Development Code, the South West Florida Water Management 
District (SWFWMD) standards and applicable federal regulations. Furthermore, the Applicant is 
placing the wetlands in the Preservation FLUC pursuant to the companion SSCPA petition. 
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5. Fails to adequately protect adjacent agricultural areas and activities, including 

silviculture, active agricultural and silvicultural activities, passive agricultural activities, 
and dormant, unique, and prime farmlands and soils. 

No agricultural uses exist on the subject property. 
 

6. Fails to maximize use of existing public facilities and services. 
The subject property is entirely bounded by the Urban Service Area and a full suite of public 
facilities and services are existing and available. Approval of this request maximizes use of the 
surrounding existing facilities and services. 
 

7. Fails to maximize use of future public facilities and services. 
There is no need to plan for future public facilities and services at this location, as they are 
already existing and available to support development of the Property. 
 

8. Allows for land use patterns or timing which disproportionately increase the cost in time, 
money, and energy of providing and maintaining facilities and services, including roads, 
potable water, sanitary sewer, stormwater management, law enforcement, education, 
health care, fire and emergency response, and general government. 

There is no expectation that development of the subject property would be delayed based on 
the timing of facility and service availability. 
 

9. Fails to provide a clear separation between rural and urban uses. 
There are no rural uses in this area that would require any separation from the existing urban 
uses. 
 

10. Discourages or inhibits infill development or the redevelopment of existing 
neighborhoods and communities. 

Approval of this request encourages infill development. 
 

11. Fails to encourage a functional mix of uses. 
The surrounding area is a mix of uses and the proposed development is a mixed use project. The 
residential component of the proposed project will support the existing and planned commercial 
development in the area. 
 

12. Results in poor accessibility among linked or related land uses. 
The subject property is highly accessible to the surrounding land uses by multiple modes of 
transportation. 
 

13. Results in the loss of significant amounts of functional open space. 
The property is vacant, though it is not utilized for any specific functional open space purposes. 

 
The subject property is located in an area of Charlotte County that supports residential density as 
evidenced by the surrounding land use pattern. According to the University of Florida’s Bureau of 
Economic and Business Research (BEBR) population study conducted in February 2022, the estimated 
population of Charlotte County in 2021 was 190,570. By 2025, BEBR estimates that the population 
will grow by as much as 26,630 to 217,200 residents. To sustain the projected population growth, it 
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is necessary to increase residential development, consistent with Florida Statute 163.3177(1)(f)(3) 
which mandates accommodation of the permanent and seasonal population projections. The 
proposed project presents a unique expansion opportunity for Charlotte County of under-utilized 
water-front property, which will provide new living opportunities to the surrounding community. 

 
The Urban Service Area surrounds the property to the north, the west, and the east. The 14.51-acre 
portion of the Property is within the Rural Service Area, which is not consistent with the surrounding 
development pattern or existing overlay designations. Supporting Policy and Analysis Map (SPAM) Map 
#12 identifies that the entire property was within the 1997-2010 Urban Service Area, although it was 
not included in the subsequent service area map series. The proposed amendment will allow for a more 
compatible designation that supports consistency and cohesiveness with the surrounding community. 

FLUE Objective 1.3: Protection of Historic Resources 
To ensure that natural, historic, archaeological and cultural resources are protected for the 
enjoyment of all citizens through provisions of the Charlotte County Code of Laws and 
Ordinances and this Plan. 
 
FLUE Policy 1.3.2: Protection of Historical and Archaeological Resources 
The County shall protect designated historic districts (SPAM Series Map #2), areas 
surrounding identified archaeological sites, and historic structures listed on the National 
Register of Historic Places, Florida Master Site File, or Local Historic Register by identifying 
these resources for additional review. The County will also manage publicly- owned lands 
in cooperation with various agencies or groups to ensure that historic and archaeological 
resources, including the County's historic cemeteries and burial places, are protected. 
 

The subject property is within an area determined to contain potential historic and archeological 
resources by the Archaeological Predictive Model, SPAM Map #3. To assist the County in identifying 
and preserving historical sites and resources, a comprehensive historical analysis was completed for 
the subject property. A Master Site File review was completed for this site and concluded that there 
are no current or former historical resources located on the subject project site. The subject property 
is not located within a county designated historical district, as depicted on SPAM Map #2. Additionally, 
no archaeological sites or historic structures are recorded within the boundaries or abutting the site. 
Consistent with the objectives and policy of the Charlotte County Comprehensive Plan, no historically 
significant site or structures documented on the National Register of Historical Places, Florida Master 
Site File, or Local Historical Register are recorded on the subject property. 

 
FLU Objective 2.1: Protect Natural Lands 
To create, protect and manage systems of green infrastructure including open spaces 
within developments, conservation lands, areas protected by easement or covenant, 
parks, wetlands, and floodplains. 
 

The subject property contains FLUCCS code 612E, further described in the Environmental Assessment 
included with this application as high-quality mangroves. The mangrove wetlands will be preserved as 
required by Charlotte County and the SWFWMD while still allowing for compact residential 
development onsite. The area will remain preserved as it will be placed into the Preservation Future 
Land Use category. 
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FLUE Policy 4.1.1: 2050 Framework – Neighborhoods 

1. “Revitalizing" Neighborhoods. These neighborhoods include areas that are predominately 
built-out, generally 50 percent or greater, and where the housing and commercial stock is 
aging and in general need of reinvestment and revitalization. Some of these areas are 
possible candidates to receive a Community Redevelopment Area designation in the future. 
Strengthening the residential and commercial base of these neighborhoods is critical for 
maintaining long-term stability and economic value. Revitalizing Neighborhoods are 
considered infill locations within the County. Revitalizing Neighborhoods will be encouraged 
to create Revitalization Plans to outline the redevelopment goals for that neighborhood. 
 
The Applicant is proposing to add 14.51-acres of the Property to the Revitalizing Neighborhood 
on the 2050 Framework future land use map. As described above, the Property is an infill 
property surrounded by adjacent Revitalizing Neighborhood areas and in proximity to CRA 
lands, indicating that the Property is critical for maintaining long-term stability and economic 
value. Consolidating the entire Property to the Revitalizing Neighborhood 2050 framework 
represents a logical extension of the Revitalizing Neighborhood and provides for continuity of 
development expectations in an area of the County where reinvestment and revitalization are 
needed. 
 

FLU Policy 6.2.9: Low Impact Design Practices 
In partnership with SWFWMD, the County shall encourage developers and property owners 
to provide a variety of stormwater and low impact development practices, so that each 
practice will provide incremental benefits and all combined practices will: 

1. Preserve native landscaping and natural water flows; 
2. Minimize and control runoff generation at the source; 
3. Promote infiltration; 
4. Promote stormwater reuse; and 
5. Minimize site disturbance. 

 
The Applicant is proposing a residential development and corresponding improvements to the subject 
property. The proposed residential dwelling units would be concentrated away from the existing native 
vegetation located on the subject property to minimize site disturbance. Stormwater management 
requirements will be complied with at the time of site development. 

 
VII. CONCLUSION 
 
The subject property is located with frontage along Charlotte Harbor and remains one of the few vacant 
water-front properties north of the river. Currently, the subject property is partially located within a series 
of FLUM designations that are not characteristic of the surrounding development pattern and prevent the 
addition of infill development which will complement the existing Charlotte Harbor Yacht Club and support 
the surrounding commercial and residential uses. The proposed map amendments will provide the property 
with the ability to develop and revitalize this area of the county and receive urban services, creating 
development opportunities for the Charlotte Harbor Yacht Club, as well as the vacant parcels, consistent 
with the adjacent development pattern. Charlotte County has grown from a population of 159,978 in 2010 
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to 190,570 in 2021, per the BEBR Florida Estimates of Population 2021. By 2025, it is estimated that the 
Charlotte Population could grow to as many as 217,200. To accommodate the rapid growth in Charlotte 
County, it is important to provide new and revitalized residential living opportunities and new areas to 
recreate. For these reasons, the Applicant respectfully requests a recommendation of approval.  
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PARCEL 3 (OPINION OF TITLE)
O.R. 4988, PAGE 1505 (PARCEL DESCRIBED IN)

ACCESS INGRESS/EGRESS EASEMENT
O.R. 154, PAGE 201 b

LAND USE ORDINANCE 2008-084
O.R. 3327, PAGE 1369 c

PARCEL LINE TABLE

LINE #

L1

L2

L3

L4

L5

L6

L7

L8

L9

L10

BEARING

S0°34'23"E

N89°20'45"E

S22°20'46"W

S38°51'07"E

S48°51'49"E

S66°59'39"E

S16°27'02"E

S52°07'50"E

S19°47'16"E

S31°01'35"E

DISTANCE

173.81

33.56

26.05

34.78

32.23

40.42

76.50

36.19

41.22

103.43

PARCEL LINE TABLE

LINE #
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L17

L18

L19
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BEARING

S5°11'05"E

S23°24'11"E

S8°38'52"W

S4°01'41"E

S71°12'49"W

S56°07'32"W

S39°18'17"W

S41°11'31"W

S19°08'50"W

S89°55'17"E

DISTANCE

25.98

64.12

34.87

49.14

83.78

121.49

97.87

58.77

41.39

8.73

Fort Myers
2914 Cleveland Avenue

Fort Myers, Florida  33901
(239) 337-3993

Fax: (239) 337-3994
Toll free: 866-337-7341

Tallahassee
113 South Monroe Street

1st Floor
Tallahassee, Florida  32301

Toll free: 866-337-7341

Destin
5597 Highway 98

 Unit 201
Santa Rosa Beach, Florida 32459

Toll free: 866-337-7341

ENGINEERS    PLANNERS    SURVEYORS
LANDSCAPE ARCHITECTS

FL CA NO. 6532 / FL CERT NO. LB6891 / LC26000330

DEPEW

MORRIS

0

SCALE 1"=80'

804080

22160

07-18-2023

CHARLOTTE COUNTY

TMR

TAB

DILAURA
DEVELOPMENT, LLC

SECTION 26-40-22

TARPON
WATERFRONT

VILLAGE

PORT CHARLOTTE, FLORIDA, 33980
4331 & 4399 WILLOW STREET

1 OF 2

BOUNDARY AND
TOPOGRAPHIC SURVEY

(SHOWING TREES)

DESCRIPTION:
(PER OPINION OF TITLE, ATTACHMENT "B")

4399 WILLOW STREET, PARCEL 1
BEGINNING AT THE NORTHWEST COMER OF THE SW 1/4 OF THE NW 1/4 OF THE SE 1/4 OF SECTION 26, TOWNSHIP 40 SOUTH, RANGE 22 EAST, CHARLOTTE
COUNTY, FLORIDA, AND RUNNING THENCE EAST 44 YARDS; THENCE SOUTH 110 YARDS; THENCE WEST 44 YARDS; THENCE NORTH 110 YARDS TO A PLACE OF
BEGINNING. ALSO THE S 1/2 OF THE SW 1/4 OF THE NW 1/4 OF THE SE 1/4 OF SECTION 26, TOWNSHIP 40 SOUTH, RANGE 22 EAST, CHARLOTTE COUNTY, FLORIDA,
LESS BEGINNING AT THE SOUTHWEST COMER OF THE SW 1/4 OF THE NW 1/4 OF THE SE 1/4 OF SECTION 26, TOWNSHIP 40 SOUTH, RANGE 22 EAST, CHARLOTTE
COUNTY, FLORIDA; THENCE NORTHERLY ALONG THE WEST LINE OF THE E 1/2 OF SAID SECTION 26, 208.75 FEET TO A POINT; THENCE EASTERLY PARALLEL WITH
THE SOUTH LINE OF THE SW 1/4 OF THE NW 1/4 OF THE SE 1/4 OF SAID SECTION 26, 208.75 FEET TO A POINT; THENCE SOUTHERLY PARALLEL WITH THE WEST
LINE OF THE EAST 1/2 OF SAID SECTION 26,208.75 FEET TO THE SOUTH LINE OF THE SW 1/4 OF THE NW 14 OF THE SE 1/4 OF SAID SECTION 26; THENCE TO POINT
OF BEGINNING.

4331 WILLOW, PARCEL 2
ALL THAT TRACT OR PARCEL OF LAND LYING AND BEING IN THE NORTH HALF OF THE WEST HALF OF NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF
SECTION 26, TOWNSHIP 40 SOUTH, RANGE 22 EAST, CHARLOTTE COUNTY, FLORIDA DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHWEST COMER OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF THE SAID SECTION, TOWNSHIP AND RANGE, AND
RUNNING NORTH 10 CHAINS TO PLACE OF BEGINNING; THENCE EAST 950 LINKS; THENCE NORTH 263 LINKS; THENCE WEST 950 LINKS; THENCE SOUTH 263 LINKS
TO PLACE OF BEGINNING, CHARLOTTE COUNTY, FLORIDA.

PLUS THE FOLLOWING PARCEL:
THE EAST HALF OF THE NORTH HALF OF THE SOUTH HALF OF THE WEST HALF OF THE NORTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 26,
TOWNSHIP 40 SOUTH, RANGE 22 EAST, BEING ALSO KNOWN AS ALL OFMIZELL'S ADDITION TO THE TOWN OF CHARLOTTE HARBOR, FLORIDA, CHARLOTTE
COUNTY, FLORIDA.

PLUS THE FOLLOWING PARCEL:
THE EAST ONE AND ONE-HALF ACRES OF THE NW 1/4 OF THE SW 1/4 OF THE NW 1/4 OF THE SE 1/4 OF SECTION 26, TOWNSHIP 40 SOUTH, RANGE 22 EAST,
CHARLOTTE COUNTY, FLORIDA.

NO ADDRESS: OWNED BY DILAURA DEVELOPMENT, PARCEL ID NUMBER 402226401007 PARCEL 3
BEGINNING 200' E OF THE NW CORNER OF THE S.W. 1/4 OF THE S.E. 1/4 OF SEC. 26 TWP. 40 S. RGE. 22 E.; THENCE RUN SOUTH 733' MORE OR LESS TO THE MEAN
HIGHWATER LINE; THENCE ON A NORTH NORTHEASTERLY DIRECTION 400' MORE OR LESS ALONG THE MEAN HIGH WATER LINE OF PEACE RIVER TO THE WEST
BANK OF TIDE CREEK; THENCE ON A NORTH NORTHWESTERLY DIRECTION ALONG THE WEST BANK OF TIDE CREEK TO THE NORTH LINE OF THE S.W. 1/4 OF THE
S.E. 1/4 OF SEC. 26 TWP. 40 S. RGE. 22 E.; THENCE WEST ALONG SAID NORTH LINE TO THE POINT OF BEGINNING.

B.C.M.        =  BURIED UTILITY MARKER
B.W.F.        =  4' BARB WIRE FENCE
C1               =  CURVE TABLE DESIGNATION
(C)               =  CALCULATED
C.A.             =  CENTRAL ANGLE
CHD            =  CHORD
CND B.        =  CHORD BEARING
C/L              =  CENTERLINE
CLF             =  CHAIN LINK FENCE
CONC.        =  CONCRETE
CMP           =  CORRUGATED METAL PIPE
FCIR           =  FOUND CAPPED IRON ROD
FCM           =  FOUND CONCRETE MONUMENT
F.D.C.         =  FIRE DEPARTMENT CONNECTION
FIR              =  FOUND IRON ROD
FND            =  FOUND
F.P.L. E      =  FLORIDA POWER & LIGHT EASEMENT
I.D.             =  IDENTIFICATION
INST           =  INSTRUMENT
INV             =  INVERT
LB               =  LICENSED BUSINESS
L.B.E.          =  LANDSCAPE BERM EASEMENT
L.C.U.          =  LEE COUNTY UTILTIY
(M)     =  MEASURED
M.E.S.         =  MITERED END SECTION
N.F.S.          =  NOT FOUND OR SET
NO.              =  NUMBER
O.R.         =  OFFICIAL RECORDS
(P)               =  PLAT
P.B.             =  PLAT BOOK
RCP            =  REINFORCED CONCRETE PIPE
R/W             =  RIGHT OF WAY
SCIR           =  SET CAPPED IRON ROD
S.R.         =  STATE ROAD
SW              =  SIDEWALK

ABBREVIATIONS

SYMBOLS 

 LP

UP   -UTILITY POLE

- LIGHT POLE

- ELECTRIC UTILITY RISER

- SIGN POLE

- SANITARY SEWER MANHOLE
- GUY ANCHOR

- GAS VALVE
- TELEPHONE RISER

- IRRIGATION VALVE

- WATER METER

- WATER VALVE

- FIRE HYDRANT
- TRANSFORMER PAD

C

- CLEAN OUT
- BURIED UTILITY MARKERBCM

- CONCRETE
- ASPHALT

1. SURVEY WAS PREPARED WITH THE BENEFIT OF OPINION OF TITLE, PREPARED BY MICHAEL P. HAYMANS,
ATTORNEY AT LAW, P.A., DATED: JUNE 16, 2023.

2. SURVEY WAS PREPARED WITH THE BENEFIT OF TITLE COMMITMENT, PREPARED BY FIDELITY NATIONAL TITLE
INSURANCE COMPANY, COMMITMENT NUMBER: 27C165C09-229009134, COMMITMENT DATE: MARCH 30, 2023 AT
5:00 PM. TITLE COMMITMENT WAS DISTRIBUTED BY FLORIDA ABSTRACT & SECURITY TITLE CORPORATION, ON
JUNE 1, 2023.

3. BEARINGS ARE BASED ON WEST PARCEL LINE (EASTERLY RIGHT-OF-WAY LINE OF LISTER STREET), BEARING N
00°37'30" W,  AS PER FLORIDA STATE PLANE GRID, WEST ZONE NAD83-"2011".

4. COORDINATES SHOWN HEREON ARE BASED ON FLORIDA STATE PLANE GRID, WEST ZONE AND REFERENCES
NORTH AMERICAN DATUM OF 1983, 2011 ADJUSTMENT (NAD 83/2011), FDOT FPRN AND ARE SHOWN IN U.S.
SURVEY FEET

5. THE LOCATION OR EXISTENCE OF ANY UNDERGROUND OR NON-VISIBLE UTILITIES HAVE NOT BEEN
INVESTIGATED.

6. ACCORDING TO FLOOD INSURANCE RATE MAP (FIRM) 12015C0229G, DATED 12-15-2022, THIS PARCEL LIES
PARTIALLY IN FLOOD ZONES "AE", AND "VE" (BASE FLOOD ELEVATION OF 13 THROUGH 9).

7. THIS SURVEY WAS NOT INTENDED TO DELINEATE OR DEFINE ANY WETLANDS, ENVIRONMENTALLY SENSITIVE
AREAS, WILDLIFE HABITATS OR JURISDICTIONAL LINES OF ANY FEDERAL, STATE, REGIONAL OR LOCAL AGENCY,
BOARD, COMMISSION OR OTHER ENTITY. UNLESS OTHERWISE NOTED.

8. NO UNDERGROUND FOUNDATIONS OR UTILITIES HAVE BEEN LOCATED.

9. ELEVATIONS ARE BASED ON NORTH AMERICAN VERTICAL DATUM OF 1988 (NAVD88).

10. CERTIFICATE OF AUTHORIZATION LICENSE BUSINESS NO. 6891.

11. LAST DATE OF FIELD WORK PERFORMED ON 05-03-2023, FIELD BOOK 177, PAGE 14.

12. THIS SURVEY IS NOT VALID WITHOUT THE SIGNATURE AND ORIGINAL RAISED SEAL OF THE FLORIDA LICENSED
SURVEYOR AND MAPPER.

12.     WETLAND LINES AND MANGROVE LINES SHOWN HEREON WERE FLAGGED BY "OWEN ENVIRONMENTAL
          CONSULTING, LLC", IN AUGUST OF 2022.

13.     CREEK CENTERLINE SHOWN HEREON FIELD VERIFIED ON 05-03-2023 AND SHOWN ON THE SURVEY PREPARED BY
          "ARDURRA", BEARING JOB NUMBER  2019-0541-00, DATED 02-13-2020.

SURVEY NOTES:

G

BGM - BURIED GAS MARKER

- STORMWATER SEWER MANHOLE

- CATCH BASIN

- CABLE TELEVISION RISER

X X
OHU

- CHAIN LINK FENCE
- OVERHEAD UTILITY LINE
- CENTER LINE
- RIGHT OF WAY LINE

PREPARED BY:
                                                    DATE
                                      FLORIDA CERTIFICATE NO.

THOMAS M. ROOKS JR.  P.S.M.
6347

- OAK TREE
- PINE TREE
- PALM TREE
- MISCELLANEOUS TREE

DILAURA DEVELOPMENT, LLC
TARPON WATERFRONT VILLAGE, LLC,
       A FLORIDA LIMITED LIABILITY COMPANY
OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY
CCHC FUND IV, LP, A DELAWARE LIMITED PARTNERSHIP,
       AND ITS SUCCESSORS AND ASSIGNS,
       AS THEIR INTEREST MAY APPEAR
MICHAEL P. HAYMANS, ATTORNEY AT LAW, P.A.

CERTIFY TO:

DESCRIPTION:
(AS SURVEYED)

A PARCEL OF LAND SITUATED IN THE SOUTHEAST QUARTER OF SECTION 26, TOWNSHIP 40 SOUTH, RANGE 22 EAST, CHARLOTTE COUNTY, FLORIDA, BEING MORE PARTICULARLY
DESCRIBED AS:
BEGIN AT THE SOUTHWEST CORNER OF EDGEWATER VILLAGE CONDOMINIUM, AS RECORDED IN OFFICIAL RECORDS BOOK 463, PAGES 980 THROUGH 1030, CHARLOTTE
COUNTY, FLORIDA, SAID POINT BEING ON THE EASTERLY RIGHT-OF-WAY LINE OF LISTER STREET (50' RIGHT-OF-WAY); THENCE RUN S 89°58'03” E, ALONG THE SOUTH LINE OF
SAID EDGEWATER VILLAGE, A DISTANCE OF 626.73 FEET TO THE NORTHEAST CORNER OF PARCEL 17 AS RECORDED IN OFFICIAL RECORDS BOOK 2044, PAGE 587, CHARLOTTE
COUNTY, FLORIDA; THENCE RUN THE FOLLOWING THREE (3) COURSES ALONG THE EASTERLY BOUNDARY OF SAID PARCEL 17, (1) S 00°34'23” E, 173.81 FEET; (2) N 89°20'45” E,
33.56 FEET; (3) S 00°35'01” E, 329.33 FEET TO THE NORTHEAST CORNER OF PARCEL 18, AS RECORDED IN SAID OFFICIAL RECORDS BOOK 4611, PAGE 1972; THENCE RUN S
00°43'28E, ALONG THE EAST LINE OF SAID PARCEL 18, A DISTANCE OF 331.74 FEET, TO THE NORTH LINE OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF
AFOREMENTIONED SECTION 26; THENCE RUN N 89°55'17” W, ALONG SAID NORTH LINE, A DISTANCE OF 374.12 FEET, TO THE CENTERLINE OF A CREEK, SAID POINT ALSO BEING
THE NORTHEAST CORNER OF A PARCEL DESCRIBED IN OFFICIAL RECORDS BOOK 4988, PAGE 1505, CHARLOTTE COUNTY, FLORIDA; THENCE RUN ALONG SAID CENTERLINE OF
CREEK, THE FOLLOWING TWELVE (12) COURSES, (1)  S 22°20'46" W, 26.05 FEET; (2) S 38°51'07" E, 34.78 FEET; (3) S 48°51'49" E, 32.23 FEET; (4) S 66°59'39" E, 40.42 FEET; (5) S
16°27'02" E, 76.50 FEET; (6) S 52°07'50" E, 36.19 FEET; (7) S 19°47'16" E, 41.22 FEET; (8) S 31°01'35" E, 103.43 FEET; (9) S 05°11'05" E, 25.98 FEET; (10) S 23°24'11" E, 64.12 FEET;
(11) S 08°38'52" W, 34.87 FEET; (12) S 04°01'41" E, 49.14 FEET, TO THE MEAN HIGH WATER LINE OF PEACE RIVER (ELEVATION 0.06'); THENCE RUN SOUTHWESTERLY ALONG SAID
MEAN HIGH WATER LINE, THE FOLLOWING FIVE (5) COURSES, (1) S 71°12'49" W, 83.78 FEET; (2) S 56°07'32" W, 121.49 FEET; (3) S 39°18'17" W, 97.87 FEET; (4) S 41°11'31" W,
58.77 FEET; (5) S 19°08'50" W, 41.39 FEET, TO THE SOUTHWESTERLY CORNER OF SAID PARCEL IN OFFICIAL RECORDS BOOK 4988, PAGE 1505; THENCE RUN N 00°39'15" W,
ALONG THE WESTERLY LINE OF SAID PARCEL, A DISTANCE OF 733.31 FEET, TO THE AFOREMENTIONED NORTH LINE OF THE SOUTHWEST QUARTER OF THE SOUTHEAST
QUARTER, SAID POINT ALSO BEING ON THE SOUTHERLY LINE OF THE LESS PORTION OF AFOREMENTIONED PARCEL 18; THENCE RUN S 89°55'17” E, ALONG SAID SOUTHERLY LINE
AND SAID NORTH LINE, A DISTANCE OF 8.73 FEET, TO THE SOUTHEAST CORNER OF SAID LESS PORTION; THENCE RUN N 00°39'15” W, ALONG THE EASTERLY LINE OF SAID LESS
PORTION, A DISTANCE OF 208.81 FEET, TO THE NORTHEAST CORNER OF SAID LESS PORTION; THENCE RUN N 89°55'07” W, ALONG THE NORTHERLY LINE OF SAID LESS PORTION,
209.07 FEET TO THE EASTERLY RIGHT-OF-WAY LINE OF AFOREMENTIONED LISTER STREET, SAID LINE ALSO BEING THE WEST LINE OF SOUTHWEST QUARTER OF SAID SECTION 26;
THENCE RUN N 00°37'30” W, ALONG SAID EASTERLY RIGHT-OF-WAY LINE, A DISTANCE OF 625.13 FEET, TO THE POINT OF BEGINNING.
SAID PARCEL CONTAINING 14.51 ACRES, MORE OR LESS.

SCHEDULE B, PART II:
(PER TITLE COMMITMENT)

1.      ANY DEFECT, LIEN, ENCUMBRANCE, ADVERSE CLAIM, OR OTHER MATTER THAT APPEARS FOR THE FIRST TIME IN THE PUBLIC RECORDS OR IS CREATED,
         ATTACHES, OR IS DISCLOSED BETWEEN THE COMMITMENT DATE AND THE DATE ON WHICH ALL OF THE SCHEDULE B, PART I REQUIREMENTS ARE MET.
         (UNKNOWN)

2.      TAXES AND ASSESSMENTS FOR THE YEAR 2023 AND SUBSEQUENT YEARS, WHICH ARE NOT YET DUE AND PAYABLE. NOT A SURVEY ISSUE.

3.      STANDARD EXCEPTIONS:

         a.  EASEMENTS, CLAIMS OF EASEMENTS, BOUNDARY LINE DISPUTES, OVERLAPS, ENCROACHMENTS OR OTHER MATTERS NOT SHOWN BY THE PUBLIC
              RECORDS WHICH WOULD BE DISCLOSED BY AN ACCURATE SURVEY OF THE LAND. REFER TO SURVEY.

         b.  RIGHTS OR CLAIMS OF PARTIES IN POSSESSION NOT SHOWN BY THE PUBLIC RECORDS. UNKNOWN.

         c.  ANY LIEN, OR RIGHT TO A LIEN, FOR SERVICES, LABOR, OR MATERIALS HERETOFORE OR HEREAFTER FURNISHED, IMPOSED BY LAW AND NOT SHOWN
              BY THE PUBLIC RECORDS. NOT A SURVEY ISSUE.

         d.  TAXES OR ASSESSMENTS WHICH ARE NOT SHOWN AS EXISTING LIENS IN THE PUBLIC RECORDS. NOT A SURVEY ISSUE.

4.      ANY CLAIM THAT ANY PORTION OF THE INSURED LAND IS SOVEREIGN LANDS OF THE STATE OF FLORIDA, INCLUDING SUBMERGED, FILLED OR
         ARTIFICIALLY EXPOSED LANDS ACCRETED TO SUCH LAND. UNKNOWN.

5.      ANY LIEN PROVIDED BY CHAPTER 159, FLORIDA STATUTES, IN FAVOR OF ANY CITY, TOWN, VILLAGE OR PORT AUTHORITY FOR UNPAID SERVICE CHARGES
         FOR SERVICE BY ANY WATER, SEWER OR GAS SYSTEM SUPPLYING THE INSURED LAND. NOT A SURVEY ISSUE.

6.      TAXES AND ASSESSMENTS FOR THE YEAR 2023 AND ALL SUBSEQUENT YEARS, WHICH ARE NOT YET DUE AND PAYABLE. NOTE: 2022 TAXES IN THE AMOUNT
         OF $4, 230.22 ARE NOW DUE AND PAYABLE FOR #402226401001; $1,593.21 ARE NOW DUE AND PAYABLE FOR #402226401005 AND $1,820.15 ARE NOW DUE
         AND PAYABLE FOR #402226401007. NOT A SURVEY ISSUE.

7.      ACCESS EASEMENT AS FILED IN OFFICIAL RECORDS BOOK 2486, PAGE 806, OF THE PUBLIC RECORDS OF CHARLOTTE COUNTY, FLORIDA. BENEFITS SUBJECT
         PARCEL, OFF-SITE, PLOTTED.

8.      RIPARIAN RIGHTS NOT GUARANTEED OR INSURED. TITLE TO NO PORTION OF THE HEREIN DESCRIBED PROPERTY LYING BELOW ORDINARY HIGH WATER
         MARKS IS HEREBY INSURED. UNKNOWN.

9.      THE RIGHT OR INTEREST OF THE PUBLIC, IF ANY, TO USE ANY PART OF THE LAND SEA-WARD AND/OR LAKE-WARD OF THE MOST INLAND OF EITHER THE
         NATURAL LINES OF VEGETATION OR THE MOST EXTREME HIGH-WATER LINE. UNKNOWN.
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PREPARED BY:

THE PROPERTY SHOWN HEREON IS THE SAME PROPERTY DESCRIBED IN  MICHAEL P. HAYMANS, ATTORNEY AT LAW, P.A., OPINION OF TITLE, DATED JUNE 16, 2023.

CONTIGUITY STATEMENT: PARCEL 1,  PARCEL 2 AND PARCEL 3, ARE CONTIGUOUS TO EACH OTHER ALONG THEIR COMMON BOUNDARY LINES WITHOUT GAPS,
GORES, OVERLAPS OR HIATUSES.

THE MATTERS OF RECORD TO WHICH THE PARCELS ARE SUBJECT ARE AS FOLLOWS:
(PER OPINION OF TITLE)

PARCEL #1.
a. RESOLUTION NUMBER 2006-155 REVISING WATER AND SEWER DISTRICT NO. 1 BOUNDARY RECORDED AT OR BOOK 3026, PAGE 1305 PUBLIC RECORDS OF
          CHARLOTTE COUNTY, FLORIDA. AFFECTS SUBJECT PARCEL, NOT PLOTTABLE

b. EASEMENT RESERVED FOR INGRESS AND EGRESS RESERVED IN THE DEED RECORDED AT OR BOOK 154, PAGE 201 PUBLIC RECORDS OF CHARLOTTE
          COUNTY, FLORIDA. SHOWN, OFF-SITE.

c. ORDINANCE NUMBER 2008-084 RECORDED IN OR BOOK 3327, PAGE 1369, PUBLIC RECORDS OF  CHARLOTTE COUNTY, FLORIDA. AFFECTS SUBJECT PARCEL,
          SHOWN.

d. SUBJECT TO AUTOMATIC PHOSPHATE, METALS, MINERALS AND PETROLEUM RESERVATIONS BY VIRTUE OF SEC. 270.11(1), F.S., UNDER DEED RECORDED IN
          OR BOOK 4611, PAGE 1970, PUBLIC RECORDS OF CHARLOTTE COUNTY, FLORIDA. AFFECTS SUBJECT PARCEL, NOT PLOTTABLE.

e.       TAXES FOR 2023 WHICH ARE NOT YET DUE. NOT A SURVEY ISSUE.

PARCEL #2.
a. RESOLUTION NUMBER 2006-155 REVISING WATER AND SEWER DISTRICT NO. 1 BOUNDARY RECORDED AT OR BOOK 3026, PAGE 1305 PUBLIC RECORDS OF
          CHARLOTTE COUNTY, FLORIDA. AFFECTS SUBJECT PARCEL, NOT PLOTTABLE

b. EASEMENT RESERVED FOR INGRESS AND EGRESS RESERVED IN THE DEED RECORDED AT OR BOOK 154, PAGE 201 PUBLIC RECORDS OF CHARLOTTE
          COUNTY, FLORIDA. SHOWN, OFF-SITE.

c. ORDINANCE NUMBER 2008-084 RECORDED IN OR BOOK 3327, PAGE 1369, PUBLIC RECORDS OF CHARLOTTE COUNTY, FLORIDA. AFFECTS SUBJECT PARCEL,
          SHOWN.

d. SUBJECT TO AUTOMATIC PHOSPHATE, METALS, MINERALS AND PETROLEUM RESERVATIONS BY VIRTUE OF SEC. 270.11(1), F.S., UNDER DEED RECORDED IN
          OR BOOK 4611, PAGE 1970, PUBLIC RECORDS OF CHARLOTTE COUNTY, FLORIDA. AFFECTS SUBJECT PARCEL, NOT PLOTTABLE.

e.       TAXES FOR 2023 WHICH ARE NOT YET DUE. NOT A SURVEY ISSUE.

PARCEL #3.
a. RESOLUTION NUMBER 2006-155 REVISING WATER AND SEWER DISTRICT NO. 1 BOUNDARY RECORDED AT OR BOOK 3026, PAGE 1305 PUBLIC RECORDS OF
          CHARLOTTE COUNTY, FLORIDA. AFFECTS SUBJECT PARCEL, NOT PLOTTABLE

b.       TAXES FOR 2023 WHICH ARE NOT YET DUE. NOT A SURVEY ISSUE.

1 - TITLE COMMITMENT,
  SCHEDULE B, PART II,
  REFERENCE LOCATION

b - MATTERS OF RECORD,
  OPINION OF TITLE
  REFERENCE LOCATION

REVISED PER OPINION OF TITLE         07-31-2023
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TREE TABLE

POINT #

5073

5074

5075

5076

5077

5078

5079

5080

5081

5082

5083

5084

5085

5086

5087

5088

5089

5090

5091

5092

5093

5094

5095

5096

5097

5098

5099

5100

5101

5102

5103

5104

5105

5106

5107

5108

5109

5110

5111

5112

5113

5114

5115

5116

5117

5118

5119

5120

5121

5122

5123

5124

5125

5126

5127

5128

5129

5130

5131

5132

5133

5134

5135

5137

5138

5139

5140

5141

5142

5143

5144

5145

5146

5147

5148

5149

5150

5151

5152

5153

5154

5155

5156

5157

5158

5159

5160

5161

5162

5163

5164

5165

5166

5169

5170

5172

5177

5178

5179

5180

5181

5182

DESCRIPTION

14IN PINE

16IN PINE

12IN PINE

12IN PINE

12IN PINE

12IN PINE

12IN PINE

12IN PINE

10IN PINE

15IN PINE

18IN PINE

12IN CABBAGE/FIG

12IN OAK

6IN PINE

10IN PINE

30IN PINE

30IN OAK

30IN OAK

30IN OAK

24IN PINE

BAMBOO PATCH R=30FT

18IN OAK

12IN CABBAGE X 3

20IN OAK

22IN PINE

22IN PINE

12IN PINE

30in Oak

30in Fig

30in Oak

Norfolk Pine

12in Palm

12in Palm

12in Palm

42in Oak

12in Palm

12in Palm

12in Palm

12in Oak

12in Palm

14in Palm

14in OAK

14in PALM

12in PALM

12in PALM

12in PALM

12in PALM

12in PALM

12in PALM

12in PALM

30IN OAK

12IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

24IN PINE

12IN PALM

8IN OAK

30IN JACARANDA

30IN OAK

10IN OAK

14IN PALM

12IN OAK

15IN PALM

12IN PALM

15IN PALM

15IN PALM

20IN OAK

12IN PALM

12IN PALM

12IN PALM

14IN PALM

14IN PALM

14IN PALM

16IN OAK

15IN OAK

12IN OAK

12IN PALM

52IN OAK

12IN PALM

50IN OAK

18IN OAK

20IN OAK

30IN OAK

18IN OAK

22IN OAK

34IN OAK

14IN OAK

10IN OAK

14IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

12IN PALM

TREE TABLE

POINT #

5183

5184

5185

5186

5187

5188

5189

5190

5191

5192

5193

5194

5195

5196

5197

5198

5199

5200

5201

5202

5203

5204

5205

5206

5207

5208

5209

5210

5214

5215

5216

5217

5218

5219

5221

5222

5223

5224

5225

5226

5227

5228

5229

5230

5231

5232

5233

5234

5235

5236

5237

5238

5239

5240

5241

5242

5243

5244

5246

5247

5248

5249

5250

5252

5254

5255

5256

5258

5259

5260

5262

5263

5264

5265

5266

5267

5268

5269

5270

5271

5272

5273

5274

5275

5276

5277

5278

5279

5280

5281

5282

5283

5284

5285

5287

5288

5289

5290

5291

5292

5293

5294

DESCRIPTION

12IN PALM

12IN PALM

12IN PALM

24IN PINE

24IN PINE

24IN PINE

18IN PINE

12IN PALM

26IN PINE

20IN OAK

12IN PALM

12IN PALM

12IN PALM

12IN PALM

18IN OAK

18IN OAK

18IN OAK

18IN OAK

30IN OAK

14IN PALM

14IN PALM

8IN OAK

8IN OAK

10IN OAK

10IN OAK

14IN PALM

14IN PALM

14IN PALM

12" PALM

24" PINE

30" PINE

7" FIG

6" PALM

10" PALM

12" PALM

12" PALM

20" PINE

20" FIG

6" PALM

8" PALM

12" PALM

12" PALM

6" FIG

8" FIG

14" FIG

12" OAK

20" PINE

28" FIG

8" OAK

24" FIG

12" PALM

12" FIG

12" PALM-

12" PALM-

24" FIG

10" PALM

24" FIG

10" PALM

12" PALM

12" PALM

18" PALM

18" PALM

18" PALM

15" OAK

10" PALM

15" OAK

15" OAK

18" PALM

10" OAK

10" OAK

20IN OAK

12IN FIG

15" PALM

15" PALM

28" FIG

14" PALM

14" OAK

24" FIG

24" OAK

14" OAK

15" PALM

22" FIG

15" OAK

12" PINE

15" PINE

17" FIG

14" PALM

8" OAK

12" FIG

6" OAK

6" OAK

18" PALM

15" PALM

15" PALM

15" PALM

15" PALM

24" PALM

24" PALM

24" PALM

18" OAK

18" OAK

15" PALM

TREE TABLE

POINT #

5295

5297

5298

5299

5300

5302

5303

5304

5305

5306

5307

5308

5309

5310

5311

5313

5314

5315

5316

5317

5318

5319

5320

5321

5322

5323

5324

5325

5326

5327

5328

5329

5330

5331

5332

5333

5334

5335

5336

5338

5339

5340

5341

5342

5343

5344

5345

5346

5347

5348

5349

5350

5351

5352

5353

5354

5355

5356

5357

5358

5359

5360

5361

5362

5363

5364

5365

5366

5367

5368

5369

5370

5371

5372

5373

5374

5375

5376

5377

5378

5379

5380

5381

5382

5383

5384

5385

5386

5387

5388

5389

5390

5391

5392

5393

5394

5395

5396

5397

5398

5399

5400

DESCRIPTION

12" OAK

24" PINE

18" PALM

18" PALM

18" PALM

20" OAK

24" PALM

18" PALM

15" OAK

15" PALM

15" PALM

15" PALM

24" PINE

6" FIG

24" PALM

14" PALM

6" OAK

12" PALM

12" PALM

6" OAK

12" PALM

6" OAK

10" PALM

6" FIG

6" OAK

6" OAK

12" PALM

12" PALM

12" PALM

8" FIG

10" PALM

10" PALM

12" OAK

14" PALM

14" PALM

14" PALM

26" OAK

8" PINE

12" PALM

6" OAK

6" FIG

12 PALM

12 PALM

24" PINE

15" OAK

20" PALM

20" PALM

12" PALM

2O" PALM

12" PALM

20" PALM

12" PALM

12" PALM

20" PALM

20" OAK

24" OAK

10" PALM

12" PALM

18" PALM

15" OAK

12" OAK

20" PINE

30" OAK

14" PALM

14" PALM

16" PALM

20" FIG

16" PALM

15" FIG

15" PALM

20" FIG

12" PINE

12" PALM

24" PINE

24" PINE30" JACARANDA

1T" PALM

12" FIG

14" PALM

14" PALM

14" PALM

14" PALM

14" PALM

14" PALM

14" FIG

8" OAK

8" OAK

6" FIG

22" PINE

30" OAK

12" PALM

12" PALM

12" PALM

12" PALM

12" PALM

12" PALM

15" PALM

12" PALM

10" FIG

8" PALM

14" PALM

16" PALM
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Introduction 
 
The 20.11± acre property consists of Parcel ID Numbers 402226401007, 402226451001, 
402226401005 and 402226401001. The property is located in Port Charlotte within a 
portion of Section 26, Township 40 South, Range 22 East, Charlotte County, Florida 
(Exhibit A). The site consists of live oak, mangrove swamp, and mixed wetland 
hardwoods, all invaded by multiple exotic tree species to various degrees, as well as 
disturbed land, fill areas, and a marina. 
 
The proposed multifamily residential development would be located on uplands and 
exotic infested wetlands. The proposed boardwalk and observation deck for the use of 
the residents only would be located on the applicant’s state sovereign submerged lands.  
The applicant owns up to the mean high water line and therefore has riparian rights to 
Charlotte Harbor. 
 
The analysis below addresses the character of the proposed project for multifamily 
residential use in light of the proposed enhancement and preservation onsite. 
 
Vegetation 
 
The predominant upland and wetland vegetation associations were mapped in the field 
on 2021 digital color 1” = 120’ scale aerial photography. Nine vegetation associations 
were identified using the Florida Land Use, Cover and Forms Classification System 
(FLUCCS). Exhibit B depicts the approximate location and configuration of these 
vegetation associations and Table 1 summarizes the acreages by property and FLUCCS 
Code. A brief description of each FLUCCS Code is provided below. 
 
Table 1.  Acreage Summary by FLUCCS Code  

FLUCCS 
CODE 

DESCRIPTION ACREAGE 

184 Marinas 3.81 

184W** Marinas, Water 0.99 

427E3 Live Oak, Invaded by Exotics (51-75%) 4.60 

437 Australian Pine 0.24 

612E* Mangrove Swamp, Invaded by Exotics (5-9%) 7.46 

617E3* Mixed Wetland Hardwoods, Invaded by Exotics (51-75%) 0.57 

619* Exotic Wetland Hardwoods 1.25 

740 Disturbed Land 1.17 

744 Fill Areas 0.02 

Upland Subtotal 9.84 

Wetland Subtotal 9.28 

Other Surface Water Subtotal 0.99 

Total 20.11 Ac.± 

*  Potential Jurisdictional Wetlands 

**  Potential Jurisdictional Other Surface Waters 
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Hurricane Ian has caused extensive damage to all of the vegetative communities onsite, 
especially where mature exotic trees were present. The native communities are expected 
to recover within a few years. 
 
Surrounding Land 

 
Based on a review of the Charlotte County Property Appraiser's website the property is 
bordered to the west by Lister Street, to the north by multifamily housing, to the east by 
undeveloped disturbed land, and to the south by Charlotte Harbor. See Exhibit C for the 
Surrounding Land Map. 
 
Soils 
 
The Soil Survey of Charlotte County, Florida depicts three soil types as occurring on the 
property (Figure 2). One of the soil types, wulfert muck, is considered to be hydric 
(wetland) soils by the Hydric Soils of Florida Handbook. A hydric soil is defined as a soil 
that, in its natural condition, is saturated, ponded, or flooded for a sufficient period during 
the growing season to develop anaerobic conditions that favor growth and regeneration 
of hydrophytic (wetland) vegetation. This soil is generally located in the mangrove 
FLUCCS area on the site. Under native conditions the soil survey describe this soil as 
typically occurring in mangrove and salt marsh wetlands. The remaining soil types, 
generally located in the eastern and western portion of the site, are considered to be non-
hydric (upland) soils. This soil information is provided for general informational purposes 
and the accuracy of the soils mapping contained in the Soil Survey of Charlotte County, 
Florida has not been confirmed.  
 
23. Wulfert muck – This is a hydric, nearly level, and very poorly drained soil on broad 
tidal swamps. Slopes are smooth and range from 0 to 1 percent. Typically, the surface 
layer is muck that is dark reddish brown to a depth of 12 inches and dark brown to a depth 
of 36 inches. Beneath the muck is gray fine sand with light gray streaks and about 10 
percent shell fragments. Included with this soil in mapping, and making up about 15 
percent of the map unit, are small areas of Kesson soils and soils similar to Wulfert soils 
but with limestone at a depth of 20 to 40 inches. The water table fluctuates with the tide. 
Areas are subject to tidal flooding. The available water capacity is high in the organic 
horizons and low in the horizons below. Natural fertility is medium. Permeability is rapid. 
Natural vegetation consists of American mangrove, black mangrove, and needlegrass. 
This soil has moderate potential for range plant production. Saltwater marshes are on 
level sites where tidal flow of saltwater and brackish water have a significant effect on 
plant composition. When in good or excellent condition, the saltwater marsh is dominated 
by smooth cordgrass, marshhay cordgrass, seashore saltgrass, and numerous other 
grasses and forbs. These grasses and forbs provide high levels of palatable forage for 
livestock grazing. Good grazing and burning management is required to maintain these 
sites in their most desirable condition. This Wulfert soil is in the Salt Water Marsh range 
site. This soil has severe limitations for urban development and recreational uses. It is not 
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suitable for cultivated crops, pasture grasses, citrus, or woodland. The flood hazard and 
high salt and sulfur content are limitations to these uses. 
 
36. lmmokalee sand – The Immokalee series consists of very deep, very poorly and 
poorly drained soils that formed in sandy marine sediments. Immokalee soils are on 
flatwoods and low broad flats on marine terraces. Slopes range from 0 to 2 percent. Mean 
annual precipitation is about 1397 millimeters (55 inches) and the mean annual 
temperature is about 22 degrees C (72 degrees F). Under natural conditions Immokalee 
soils are used for water quality, forestry, and wildlife habitat. Large areas with adequate 
water management are used for citrus, truck crops, pastureland, and range. Potential 
native vegetation consists of longleaf and slash pine with an undergrowth of saw 
palmetto, gallberry, waxmyrtle and pineland threeawn. In depressions, water tolerant 
plants such as cypress, loblollybay gorodonia, red maple, sweetbay, maidencane, blue 
maidencane, chalky bluestem, sand cordgrass and bluejoint panicum are more common. 
 
127. Orsino fine sand - The Orsino series consists of very deep, moderately well drained, 
very rapidly permeable soils that formed in thick beds of sandy marine or aeolian deposits. 
They are on moderately high ridges in the Coastal Plain. Slopes range from 0 to 8 percent. 
Orsino soils have slow surface runoff and very rapid permeability. A water table is 
between 48 and 60 inches for more than 6 months during most years but recedes to 
depths greater than 60 inches during droughty periods. Most of this soil is used for forest. 
Native vegetation consists primarily of scrub vegetation with sand live oak, Chapman oak, 
myrtle oak, and scrub hickory. Scattered sand, slash, and longleaf pines and scattered 
bluejack, turkey, and post oak are found with a sparse understory. 
  
Please see Exhibit D for the Soils Map. 
 
FEMA  
 
Please see Exhibit E for the FEMA Map. 
 
Wetlands 
 
Areas mapped as FLUCCS Codes 612E, 617E3, and 619 are likely to be claimed as 
jurisdictional wetland by the COE and/or SFWMD (Exhibit F). It appears that the potential 
wetlands and other surface waters are connected to waters of the United States and 
therefore subject to COE regulation.  
 
The wetland areas on site range from moderate quality (FLUCCS Codes 612E) to very 
low quality (FLUCCS Codes 617E3, and 619). The short term effects of Hurricane Ian on 
the communities includes loss of trees and shrubs and stripping of leaves. Long term it is 
expected that invasive exotic vegetation will spread further across these habitats. 
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Wetland Classification Report 
 
The onsite wetlands were reviewed with respect to the County’s criteria for Wetland 
Categories.   
 
The mangrove swamp, invaded by exotics (5-9%) (FLUCCS 612E) is the only wetland 
onsite that meets the criteria to be classified as a Category I wetland.  This wetland meets 
criteria 1 as it has a permanent surface water connection to Charlotte Harbour which is 
an Outstanding Florida Water Aquatic Preserve. This wetland also meets criteria 2 as its 
hydroperiod is tidally connected via a direct natural surface water connection to the state-
owned Charlotte Harbour Buffer Preserve.  This wetland has coverage by exotic 
vegetation, primarily Brazilian pepper, of approximately 5-9%.   
 
The other wetlands onsite include the mixed wetland hardwoods, invaded by exotics (51-
75%) (FLUCCS 617E3), and the exotic wetland hardwoods (FLUCCS 619).  These 
wetlands meet the criteria to be considered Category II wetlands as they do not have a 
permanent surface water connection to Charlotte Harbour, do not provide critical habitat 
for listed species, and they are not connected via a direct natural surface water connection 
to the state-owned Charlotte Harbour Buffer Preserve or any other park or conservation 
land.  Additionally, the mixed wetland hardwoods, invaded by exotics (51-75%) (FLUCCS 
617E3), and the exotic wetland hardwoods (FLUCCS 619) communities include 
approximately 51-75% and more than 90% coverage by exotic vegetation, respectively. 
 
Listed Species 
 
The Florida Fish and Wildlife Conservation Commission species occurrence data base 
(updated June 2022) was reviewed to determine the known occurrences of species listed 
by the FWC and/or U.S. Fish and Wildlife Service (FWS) as threatened, endangered, or 
species of special concern or regulated by FWS in the project area. According to those 
data bases, the only known listed species sighting on the subject property is one bald 
eagle (Haliaeetus leucocephalus) nest that has been lost. (Exhibit G). The wildlife habitat 
onsite has been significantly altered by Hurricane Ian and will take years to recover. 
 
This assessment focuses on identifying the federal and state listed species that potentially 
could be found within the various vegetative habitats on the project site (Table 2).  
 

 

 

Table 2.  Listed Species That Could Potentially Occur Onsite 

FLUCCS 
CODE 

Species Name Status 

184, 
184W 

None  
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FLUCCS 
CODE 

Species Name Status 

427 Eastern Indigo Snake (Drymarchon corais couperi) 
Gopher Tortoise (Gopherus polyphemus) 
Florida Panther (Felis concolor coryi) 
Hand Adder’s Tongue Fern (Ophioglossum palmatum) 
Simpson’s Stopper (Myrcianthes frangrans var. simpsonii) 
Twisted Air Plant (Tillandsia flexuosa) 
Florida Bonneted Bat (Eumops floridanus) 

FT 
ST 
FE 
FE 
ST 
ST 
FE 

437 none  

612 Little Blue Heron (Egretta caerulea) 
Roseate Spoonbill (Ajaia ajaja) 
Tricolored Heron (Egretta tricolor) 

ST 
ST 
ST 

617 Limpkin (Aramus guarauna) 
Little Blue Heron (Egretta caerulea) 
Snowy Egret (Egretta thula) 
Tricolored Heron (Egretta tricolor) 
Florida Black Bear (Ursus americanus floridanus) 
Florida Panther (Felis concolor coryi) 

ST 
SE 
ST 
FE 
ST 
FE 

619 None  

740 None  

744 Gopher Tortoise (Gopherus polyphemus) ST 

 
ST – State designated Threatened 
SE – State designated Endangered 
FT – Federally designated Threatened 
FE – Federally designated Endangered 
 
Two gopher tortoise burrows (Gopherus polyphemus), which are listed as threatened by 
the FWC but not listed by the FWS, were observed in the live oak, invaded by exotics 
(FLUCCS code 427E3) in the central portion of the site (Exhibit G). It is possible that other 
gopher tortoise burrows may be scattered throughout the live oak community onsite. A 
permit from the FWC will be required if gopher tortoise burrows are found to be located 
within or immediately adjacent (25 feet or less) to proposed development areas. 
 
Given the habitats on-site and the presence of gopher tortoise burrows, the eastern indigo 
snake (Drymarchon corais couperi) may also be present on the property. The eastern 
indigo snake is listed as threatened by the FWC and FWS. The FWS uses a model that 
focuses on the size of contiguous potential habitat (both on and off the site) as well as 
the habitat types and proximity to reported eastern indigo snake sightings to determine if 
they believe this species is likely to be present on-site.   
 
The FWC database shows bald eagle nest CH-029 occurring in the middle of the site. 
This database lists this bald eagle nest as last active in 2003 and that it was last surveyed 



 6

in 2013. Currently there is no nest present onsite, and the potential nest tree has been 
dead for several years. A search of the FWC species database (updated in June 2022) 
revealed no additional known protected species within or immediately adjacent to the 
project limits. The bald eagle was removed from the Endangered Species Act (delisted) 
by the U.S. Fish and Wildlife Service (FWS) in August 2007. The Florida Fish and Wildlife 
Conservation Commission (FWC) also delisted the bald eagle at the state level in April 
2008. However, the FWS continues to regulate development activities in the vicinity of 
bald eagle nests under the Bald and Golden Eagle Protection Act. 
 
According to the FWC listed species occurrence data base the property is located within 
the FWS designated Core Foraging Area of a wood stork colony. The wood stork 
(Myrcteria americana) is listed as threatened by both the FWC and the FWS.  In the event 
that a COE permit is required for the development of this project, the FWS will require 
that the quality of wood stork foraging habitat to be impacted is evaluated using their 
evaluation matrix and that suitable in-kind compensation is provided.  
 
The Florida bonneted bat (Eumpos floridanus) is listed as endangered by the FWS and 
the FWC. The FWS has established a Consultation Area and Focal Area for this species.  
The subject parcel is located within the overall Consultation Area and Focal Area. This 
bat typically roosts in cavities within large live or dead trees but may also roost in 
abandoned buildings and under bridges. Scattered dead trees containing potential 
cavities entrances were observed during our cursory inspection. The vast majority of 
these trees consist of pine tree snags in advanced stages of decay. These potential cavity 
entrances are primarily less than approximately two inches in diameter and are likely very 
shallow not penetrating the heartwood of the snag. No evidence of bat utilization (bat 
vocalization/chatter from within the potential cavities or guano on or around the snags) 
was observed. Therefore, the Florida bonneted bat is not likely to be a significant issue 
for this project. However, the FWS will likely require that a cavity tree roost survey and/or 
multi-night acoustic survey be conducted to verify the absence of this species on-site.   
  
The wetlands onsite may provide opportunistic foraging habitat for a variety of listed and 
non-listed wading birds.  Periodic foraging by these species on-site is not likely to be a 
significant issue in the future potential development of the property.   
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Exhibit A 

Location Map 
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Exhibit B 
Vegetation Map 
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Exhibit C 
Surrounding Land Map 
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Exhibit D 
Soils Map 
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Exhibit E 
FEMA Map 
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Exhibit F 
Wetland Map 
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Exhibit G 
Protected Species Map 
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obtained from Charlotte County Property Appraisers Website.
2. Mapping based on photo interpretation of 2021 aerial

photography and ground truthing in June 2022.
3. Delineation of jurisdictional wetlands is preliminary and

subject to field review/approval by applicable regulatory
agencies.
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