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Community Development Department 

Comprehensive Planning Section  

18400 Murdock Circle 

Port Charlotte, FL, 33948 

 

APPLICATION FOR A LARGE SCALE TEXT AMENDMENT      1 
5/27/2015 

 
 
 
 

CHARLOTTE COUNTY 
COMMUNITY DEVELOPMENT DEPARTMENT 

 
LARGE SCALE PLAN AMENDMENT (TEXT) 

Application Information 
 
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 drop-dead date. 

 The filing fee is $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.  

 
  



Community Development Department 

Comprehensive Planning Section 

18400 Murdock Circle 

Port Charlotte, FL, 33948 

APPLICATION FOR A LARGE SCALE TEXT AMENDMENT 2 
5/27/2015 

CHARLOTTE COUNTY 
COMMUNITY DEVELOPMENT DEPARTMENT 

APPLICATION for 
LARGE SCALE PLAN AMENDMENT (TEXT) 

Date Received: Time Received: 

Date of Log-in: 
Petition #: 

Accela #: 

Receipt #: Amount Paid: 

1. PARTIES TO THE APPLICATION
Name of Applicant: 
Mailing Address: 

City: State: Zip Code: 

Phone Number: Fax Number: 

Email Address: 

Name of Agent: 
Mailing Address: 

City: State: Zip Code: 

Phone Number: Fax Number: 

Email Address: 

2. APPLICANT’S ATTACHMENTS
a. Submit a strikethrough/underline version of the proposed changes.

b. Describe the purpose of/reason for the proposed change.

3. ADDITIONAL REQUIREMENTS
a. Traffic Impact Study: If the proposed change could influence traffic patterns, supply a study

that identifies the impacts that could occur through adoption of the proposed change.

b. Environmental Impact Assessment: If the proposed change could have an impact on

environmental resources, supply a narrative discussing what those impacts could be and how

they will be mitigated.

c. Public Infrastructure and Service Impact Assessment:  If the proposed change could have an

impact on infrastructure or services, supply a narrative discussing what those impacts could be

and how they will be mitigated or addressed.

Maronda Homes LLC, of Florida 

4005 Maronda Way

Sanford FL 32771

(863) 990-8729

stephensc@maronda.com

Robert Berntsson, Esq. & Alexis Crespo, AICP

3195 South Access Road

Englewood FL 34224

(941) 627-1000

rberntsson@bigwlaw.com
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Parcel & Property Owners List 
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 PROPERTY OWNERS LIST & PARCEL ID NUMBERS 
Parcel ID Owner Name 

412108427001 FULLENKAMP DENNIS J TRUSTEE 
412109301001 FULLENKAMP DENNIS J TRUSTEE 
 412109100006 2008 FL RECOVERY LIMITED PRTNSP 
412109100007 2008 FL RECOVERY LIMITED PRTNSP 
412109426001 CHARLOTTE SARASOTA HOLDINGS LLP 
412110100001 CHARLOTTE SARASOTA HOLDINGS LLP 
412104400008  FULLENKAMP DENNIS J TRUSTEE 
412104400009 FULLENKAMP DENNIS J TRUSTEE 
412104400010 FULLENKAMP DENNIS J TRUSTEE 
412104400011 FULLENKAMP DENNIS J TRUSTEE 
412104377002 CAPE LATCHA LLC 
412109100008 2008 FL RECOVERY LIMITED PRTNSP 
412104329002  DJF CHARLOTTE NO 1 LLC 
412104400012 FULLENKAMP DENNIS J TRUSTEE 
412104400004 FULLENKAMP DENNIS J TRUSTEE 
412104400003 2008 FL RECOVERY LIMITED PRTNSP 
412104400001 MCCALL 37 LLC 
412104327001 FULLENKAMP DENNIS J TRUSTEE 
412104326003  FULLENKAMP DENNIS J TRUSTEE 
 412104326001 FULLENKAMP DENNIS J 
412104326002 FULLENKAMP DENNIS J 
412104177001 FULLENKAMP DENNIS J TRUSTEE 
412104176001  FULLENKAMP DENNIS J TRUSTEE 
412104178001 MAR MCCALL LLC 
412104200015 FULLENKAMP DENNIS J TRUSTEE 
412104200016 FULLENKAMP DENNIS J TRUSTEE 
412104200017  FULLENKAMP DENNIS J TRUSTEE 
412104200019 FULLENKAMP DENNIS J TRUSTEE 
412104200018 FULLENKAMP DENNIS J TRUSTEE 
412104200014 FULLENKAMP DENNIS J TRUSTEE 
 412104200013 FULLENKAMP DENNIS J TRUSTEE 
412104200012 FULLENKAMP DENNIS J TRUSTEE 
412104200011 FULLENKAMP DENNIS J TRUSTEE 
412104200010 FULLENKAMP DENNIS J TRUSTEE 
412104131004 DJF CHARLOTTE NO 1 LLC 
412104130007 DJF CHARLOTTE NO 1 LLC 
412104130001 DJF CHARLOTTE NO 1 LLC 
412104130002 DJF CHARLOTTE NO 1 LLC 
412104130005 DJF CHARLOTTE NO 1 LLC 
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412104176001  FULLENKAMP DENNIS J TRUSTEE 
412104200009  FULLENKAMP DENNIS J TRUSTEE 
 412104200004  FULLENKAMP DENNIS J TRUSTEE 
412104200003  FULLENKAMP DENNIS J TRUSTEE 
412104200002  FULLENKAMP DENNIS J TRUSTEE 
412104200001  FULLENKAMP DENNIS J TRUSTEE 
 402133400003  FULLENKAMP DENNIS J TRUSTEE 
402134300002  FULLENKAMP DENNIS J TRUSTEE 
412103100002  FULLENKAMP DENNIS J TRUSTEE 
412103100003  FULLENKAMP DENNIS J TRUSTEE 
412103100004  FULLENKAMP DENNIS J TRUSTEE 
 412103100005 2008 FL RECOVERY LIMITED PRTNSP 
412103100006 FULLENKAMP DENNIS J TRUSTEE 
412103300003 CHARLOTTE SARASOTA HOLDINGS LLP 
 412103300002 CHARLOTTE SARASOTA HOLDINGS LLP 
 412104176001 FULLENKAMP DENNIS J TRUSTEE 
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Application Authorization to Agent Form 
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Warranty Deeds & Sunbiz Information 
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Agent Affidavit 
  



Community Development Department 

Comprehensive Planning Section 

18400 Murdock Circle 

Port Charlotte, FL, 33948 

APPLICATION FOR A LARGE SCALE TEXT AMENDMENT 2 
5/27/2015 

AFFIDAVIT 

I, the undersigned, being first duly sworn, depose and say that all data and other supplementary matter 

attached to and made a part of the application and staff report are honest and true to the best of my 

knowledge and belief.   

STATE OF _____________, COUNTY OF ___________________ 

The foregoing instrument was acknowledged before me this  day of , 20       , by 

who is personally known to me or has/have produced 

as identification and who did/did not take an oath. 

Notary Public Signature Signature of Applicant or Agent 

Notary Printed Signature Printed Signature of Applicant or Agent 

Title Address 

Commission Code City, State, Zip 

Telephone Number 

(239) 850-8525

Alexis Crespo

28100 Bonita Grande Drive, Suite 305

Bonita Springs FL 34135

PINELLASFLORIDA

 24th May 24

Sandra K. Fabrizio

FL Public Notary

HH 370063   Exp 3/6/2027
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CHARLOTTE COUNTY, FLORIDA
HARBOR VILLAGE

BOUNDARY SURVEY

ATWELL
866.850.4200   www.atwell-group.com
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“ the pinnacle  of  coastal  e legance 

and modernit y”

HARBOR VILLAGE

Embrace a  l i fest y le  where the water front  isn’t  mere scener y ;  i t ’s  an integral 
par t  of  dai ly  l i fe —a playground for  water  enthusiasts  and f ishing af ic ionados 
a l ike.  However,  Harbor  Vi l lage t ranscends mere res ident ia l  of fer ings ;  i t ’s  a 
meticulously crafted ecosystem where retai l ,  commercial  ser vices,  and communal 
spaces seamlessly inter twine,  foster ing a vibrant,  walk able community.  From sun-
drenched promenades to bust l ing commercial  hubs,  ever y facet  of  Harbor Vi l lage 
is  met iculously  des igned to  enr ich l ives.  I t ’s  not  just  a  place to  res ide;  i t ’s  a  home 
where the serene melody of  the ocean harmonizes  with the l ively  pulse  of  a 
thr iv ing local  communit y.

01I l lustrat ive  Concept  Plan

02Connec t ion Plan

08Salt water  Marsh

03Recreat ion |  Open Space Plan

04Preser ve |  Open Space Plan

05Resident ia l  Vis ioning

06Commercia l  Vis ioning

07M ixed Use Vis ioning

09Typical  Roadway Cross  Sec t ions
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01
Illustrat ive Concept Plan

COMMERCIAL:
Discover  a  communit y  where convenience is 
paramount.  With s leek of f ice  spaces  foster ing 
creat iv i t y  and col laborat ion at  i ts  core,  and chic 
reta i l  s torefronts  just  steps  away,  res idents  enjoy 
unparal le led access  to  personal  ser v ices  and dai ly 
essent ia ls .  I magine the ease of  having your  favor i te 
shops just  a  shor t  strol l  f rom your  f ront  door,  ensur ing 
that  ever y  errand is  ef for t less ly  completed within  the 
v ibrant  pulse  of  your  neighborhood.

RESIDENTIAL WITH WATER-BASED USES:
Anchored by state - of-the -ar t  publ ic  boat  ramps 
and surrounded by a  bust l ing pedestr ian distr ic t , 
th is  space of fers  more than just  a  place to  moor ;  i t 
presents  an interest ing l i fest y le  poss ibi l i t y.  A  place 
of  seamless  integrat ion of  water front  l iv ing and 
communit y  connec t ion.

MIXED USE:
Exper ience the a l lure  of  l iv ing amidst  the pulse  of 
ac t iv i t y.  From the seamless  blend of  l ive -work  lof ts 
to  the v ibrant  ar ray  of  nearby reta i l  and dining 
venues,  each mixed-use lot  epitomizes  the essence of 
contemporar y l iv ing.  Pic ture yourself  steps away from 
f ine dining and premier  shopping dest inat ions,  where 
ever y  indulgence is  within reach,  enr iching your  dai ly 
l i fe  with  ef for t less  luxur y  and convenience.

RESIDENTIAL:
A place where the West  I ndies  st y le  seamless ly 
inter twines with the modern comfor ts  of  luxur y l iv ing. 
This  res ident ia l  communit y  stands as  a  testament  to 
the ar t ist r y  of  des ign whi le  being a  place to  explore, 
thr ive,  and connec t .

COMMERCIAL/LIGHT INDUSTRIAL: 
Discover  a  communit y  where convenience re igns 
supreme.  With modern of f ice  spaces  and chic 
reta i l  s torefronts  just  steps  away,  res idents  enjoy 
unparal le led access  to  local  goods,  ser v ices,  and 
employment  oppor tunit ies.  Our  commitment  to 
non-res ident ia l  areas  within  the plan enhances 
the balance of  land uses  and reduces  Vehic le 
M i les  Traveled ( VMT ) ,  a l igning per fec t ly  with  the 
benef i ts  of  mixed-use projec ts.

WHARF MIXED USE:
Exper ience the dynamic  l i fest y le  at  The Whar f 
M ixed Use t rac t ,  located at  the southern l imits  of 
the projec t .  I ntegrat ing publ ic  mar ina fac i l i t ies 
with  up to  500 wet  and dr y  boat  s l ips  per  the 
M anatee Protec t ion Plan,  th is  area wi l l  feature 
highly  amenit ized c iv ic  spaces,  commercia l  reta i l , 
restaurants,  and potent ia l ly  res ident ia l  uses. 
Designed to  create  a  t rue dest inat ion resor t  mar ina 
concept ,  res idents  of  the projec t  and Southwest 
Char lotte  a l ike  wi l l  enjoy water front  l iv ing at  i ts 
f inest .
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02
Connec t ion Plan
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03
Recreat ion |  Open Space Plan

Amidst  the sprawl ing parks  and tranqui l  greenways,  l ies  an invitat ion to  embrace the outdoors.  This  net work of  greenways  and recreat ion 
space not  only  of fers  res idents  a  sanc tuar y  of  natural  beaut y  but  a lso  ser ves  as  the connec t ive  t issue binding together  the diverse  e lements 
of  the greater  communit y.  This  recreat ion plan embodies  the t ransformative power  of  nature,  where ever y  open space ser ves  as  a  gateway to 
a  l i fe  l ived in  harmony with the wor ld  around us.

04
Preser ve |  Open Space 

Plan

From the tranqui l  shores  of  f reshwater 
lakes  to  the untamed beaut y  of  nat ive 
habitats ,  each preser ve ser ves  as  a 
refuge where nat ive  species  thr ive 
and where v is i tors  can explore  and 
appreciate  unspoi led nature.
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West  I ndies

Modern Coastal

Tropical  Landscape

I ndoor/Outdoor  Connec-
t ion

Vernacular
Charac ter ized by i ts  graceful  l ines,  l ight  colors,  and a i r y  spaces, 
th is  architec tural  s t y le  encapsulates  the essence of  i s land l i fe. 
From the iconic  ra i l ing detai l ing to  the invit ing porches,  metal 
roofs,  and color ful  shutters,  each e lement  works  in  harmony to 
create  a  sense of  p lace.  West  I ndies  architec ture  blurs  the l ines 

of  inter ior  and ex ter ior  and creates  invit ing connec t ions  bet ween 
home and nature.

05
Resident ia l  Vis ioning
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06
Commercia l 

Vis ioning
From chic  bout iques  with wood detai l ing 

to  bust l ing cafes  that  echo with the 
laughter,  each establ ishment  embodies 
the spir i t  of  coastal  l iv ing re imagined. 

Echoing the nostalgia  of  o ld  downtown 
main streets,  amidst  ample space for 

pedestr ian promenades and café seating, 
st reet  t rees  sway gent ly  bes ide planters 
and benches,  whi le  the a i r  hums with the 
melodies  of  l ive  music  and the t ranqui l 

murmur of  smal l  fountains.  Along the 
shops,  a  l ively,  ac t ivated edge thr ives, 

where each storefront  promises  an 
exper ience,  weaving together  t radit ion 
and innovat ion in  a  v ibrant  tapestr y  of 

communit y  l i fe.
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Harbor  Vi l lage boasts  pedestr ian-
friendly streets,  interconnected networks, 
and mult iple  access  routes  ta i lored for 

pedestr ians,  b ikers,  and automobi les 
a l ike,  ensur ing seamless  connec t iv i t y 

and access ibi l i t y  for  a l l .  Nest led 
within  this  dynamic  sett ing are  mixed-
use oppor tunit ies  that  ex tend beyond 

commercial  ventures,  including charming 
shops imbued with local  f la i r  and serene 

boat  docks  and ramps.

Residents  are  seamless ly  integrated into 
this  vibrant ecosystem, offer ing a l i festyle 
where stepping outside means immersing 

onesel f  in  the hear t  of  downtown, 
embracing the a l lure  of  Southwest 
Flor ida ,  and discover ing boundless 

poss ibi l i t ies.

07
M ixed Use
Vis ioning
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08
Salt water

Marsh
Salt water  marshes  stand as  l iv ing 

sanc tuar ies,  met iculously  craf ted to 
restore  and preser ve v i ta l  wet land 

ecosystems.  These marshes  not  only 
ser ve as  havens for  nat ive  f lora  and 

fauna but  a lso  encourage res idents  and 
v is i tors  a l ike  to  explore  their  t ranqui l 

paths  and tra i ls .  Also,  the included 
publ ic  boat  ramps of fer  gateways  to 

aquat ic  explorat ion,  foster ing a  sense of 
adventure and discover y.  I n  a  connec t ion 
bet ween conser vat ion and recreat ion, 

sa l t water  marshes  stand as  an invitat ion 
and dedicat ion to  susta inabi l i t y  within 

the communit y.
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09
Typical  Roadway 

Cross  Sec t ions
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Conclus ion

Harbor  Vi l lage per fec t ly  captures  the essence of  coastal  l iv ing, 
b lending West  I ndies  architec ture  with modern design.  I ts 

ex tensive mar ina is  a  standout  feature,  providing direc t  access  to 
the water  and foster ing a  deep connec t ion to  nature.  The invit ing 
streets  and v ibrant  publ ic  spaces  are  designed to  complement 
the water front  sett ing,  of fer ing a  haven for  water  enthusiasts 
and nature  lovers.  Here,  ever y  e lement  harmonizes  to  create  an 
unparal le led,  integrated l i fest y le  exper ience,  where the a l lure  of 
the mar ina and the natural  surroundings set  i t  apar t  f rom other 

communit ies  in  S outhwest  Flor ida .
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HARBOR VILLAGE COMPREHENSIVE PLAN AMENDMENT 
REQUEST NARRATIVE  

 
I. Request  

` 
Maronda Homes LLC of Florida (“The Applicant”) is requesting approval of Comprehensive Plan 
Text and Map Amendments to update the Master Land Use Plan (aka “Pattern Book”) and modify 
the Compact Growth Mixed Use (CGMU) and Preserve future land use areas on the 1,174+/-acre 
subject property.  
 
This amendment will be supplemented by a companion PD Rezone application to rezone the  
southern 843+/-acres to establish a new PD Concept Plan/Rezone Site Plan and make other 
required changes to the schedule of uses and development standards to support the Client’s 
revised development program.  
 

II. Existing Conditions  
 
The Property is generally located south of the Myakka River, east of SR 776/Gasparilla Road and 
west of the Charlotte Harbor in southwestern Charlotte County. The subject property has over 2 
miles feet of frontage on Gasparilla Road/SR 776 and is bisected by Cattledock Road. 
 
The Property is currently designated Compact Growth Mixed Use (CGMU) and Preservation on the 
Future Land Use Map, approximately 1,089+/-acres of the site are CGMU while the balance of 85 
acres is Preserve FLU. The Property is zoned a mix of Planned Development (PD), Residential 
Multi-Family (RMF-5), Residential Single-Family (RSF-2) and Environmentally Sensitive (ES). The 
Property is currently vacant and contains vegetation and wetlands. The site is within the Coastal 
High Hazard Area and Flood Zones AE-8 and AE-9. 
 

III. Surrounding Land Use Pattern  
 
This area is characterized as an urbanized area of the County by the existing mix at the intersection 
of S. McCall Road and Gasparilla Road/SR 776. Land uses include single family platted lots, 
commercial retail and industrial to the east; Village of Holiday Lake mobile homes park and a public 
park to the south; and open water/Myakka River to the north and east.  Table 1 below further 
defines the surrounding Future Land Use designations, zoning districts and existing land uses. 
 
Table 1:  Inventory of Surrounding Lands  
  FUTURE LAND USE ZONING DISTRICT EXISTING LAND USE 
NORTH Low Density Residential, 

Commercial  
RSF3.5 Single Family Residential 

SOUTH Preservation N/A Peace River 
EAST Public Lands & Facilities, 

Low Density Residential, 
Medium Density Residential 

RMF10, RSF3.5 Elementary School;  
Single- Family Residential 

WEST Public Lands & Facilities, 
Low Density Residential, 

Medium Density Residential 

RMF10, RSF3.5 Charlotte County Utilities; 
Department; Single Family 

Residential 
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VI. Property History  
 

In 2010, the Harbor Village CGMU district was adopted into the Charlotte County Comprehensive 
Plan pursuant to Ordinance 2009-002 to allow for a mixture of residential, commercial and light 
industrial uses on the subject property, commonly referred to as the “West County Town Center”.  
 
Development per the Comprehensive Plan was limited to a maximum of 3,960 dwelling and 
1,509,807 SF of non-residential uses based upon the maximum FAR of 0.0292. The CGMU future 
land use category required inclusion of a Master Land Use Plan, commonly referred to as the 
project’s Pattern Book, to effectuate a compact, walkable and bicycle-friendly, mixed-use 
community. 
 
Subsequent to the original approval, Ordinance 2021-005 was adopted to correct scrivener’s errors 
relating to the maximum allowable FAR, conservation easement requirements and the date of the 
Master Land Use Plan. 
 
Approximately 408 acres of the subject property was rezoned to Planned Development per 
Ordinance 2020-049 allowing for 1,000 dwelling units, 150 ALF beds, 200 hotel rooms, and up to 
516,000 SF of non-residential uses (if no hotel rooms and ALF units are developed). 
 
Development did not proceed per these approvals and the property remains undeveloped. Since 
these approvals were granted market demand has shifted significantly, resulting in the need to 
modernize and update the development program tied to the CGMU future land use approval.  
 
VII. Proposed Amendment Justification   

 
The amendment requests the following changes to the CGMU future land use category to support 
the Applicant’s proposed development program:  
 
1) Update the Future Land Use Map to designate 163.5+/- acres of the property’s coastal wetland 

areas in the “Preserve” future land use category, while retaining 1,010.7+/- acres of CGMU over 
the developable areas and internal wetland; and  

2) Update the Master Land Use Plan to provide a modern and marketable form of compact 
development centered around the property’s marina. 

3) Reduce the density from 3,690 dwelling units to 3,475 dwelling units and reduce the non-
residential intensity from 1,509,807 SF to 1,400,000 SF - an FAR of 0.02724.  

4) Add a public marina component with up to 500 wet and dry boat slips and mixed use 
development including commercial retail, restaurants, and residential uses.  

 
The proposed amendments are further memorialized via the enclosed Pattern Book, which outlines 
the proposed conceptual land plan consisting of “Mixed Use”, “Commercial and Commercial/Light 
Industrial”, “Residential” and “Wharf Mixed Use” tracts.  
 
The Commercial and Commercial/Light Industrial tracts line the arterial frontage along the west side 
of the property to provide local goods, services and employment for future residents and efficiently 
service the residents of proximate neighborhoods. This area of the County is generally underserved 
in employment generating land uses due to the extent of historical platting activities. Thus, the 
proposed committed non-residential areas on the plan will provide greater balance of land uses in 
the vicinity and ultimately reduce Vehicle Miles Travelled (VMT), as intended by mixed use projects.  
 
Mixed Use tracts are proposed internal to the project to provide a transition between more intensive 
commercial and light industrial uses and internal residential neighborhoods. These areas will 
consist of both residential and non-residential uses, with the residential in the form of higher density 
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dwelling types such as townhomes, multi-family buildings and attached villas. These areas will also 
integrate neighborhood commercial retail and office uses that can be co-exist compatibly with the 
residential uses. While not intended for “vertical” integration of these uses, the Mixed Use tracts will 
be highly integrated from a horizontal perspective, with consistent architecture and theming, civic 
space including parks, seating areas, and other landscape/hardscape features to create a strong 
sense of place and link the housing to the commercial areas.  
 
Residential tracts will be developed with a mix of dwelling types to accommodate a range of 
potential residents and price points. The lowest density areas are intended in the far eastern portion 
of the property where the land interfaces with the Myakka River. These lots will be larger and 
provide future residents with private docks to access the waterfront.  
 
The Wharf Mixed Use tract is proposed in the southern limits of the project and will integrate public 
marina uses into the project with a maximum of 500 wet and dry boat slips per the Manatee 
Protection Plan. These areas will be highly amenitized with civic/public spaces, commercial retail, 
restaurants, as well as potential residential uses. The intent is for integrated waterfront uses to 
provide a true destination resort marina concept for the project residents and Southwest Charlotte 
as a whole.  
 
The plan is sensitively designed around the internal freshwater wetland and coastal wetland areas 
to ensure environmental protections. The development will require further permitting through state 
and federal agencies confirm compliance with all water storage and water quality requirements.  
 
VI.  Charlotte Plan Consistency 

 
The following is an analysis of how the proposed amendment is consistent with the goals, policies 
and objectives of the Charlotte County Comprehensive Plan.  

 
“Consistency with Comprehensive Plan. The County shall issue all development orders or permits 
to be consistent with the Future Land Use Map (FLUM) Series and Charlotte 2050 Comprehensive 
Plan as specified in Chapter 163.3194, F.S. All County regulations, including the Zoning Code, 
Subdivision Regulations, and Zoning Atlas, are subordinate to the Plan and to the FLUM Series. 
Density and intensity increases shall only be allowed up to the maximum provided by the 
designation of the subject property; increases beyond the maximum shall require a comprehensive 
plan amendment to a higher intensity use should one exist.” 
 

RESPONSE: The proposed amendment will reduce, rather than increase the 
allowable uses, increase land areas in the Preserve future land use category, and 
update the Pattern Book for consistency with current market demand. No change 
to the mix of land uses and percentages of required uses is proposed to ensure a 
compact, well-integrated and mixed use project.  

 
ENV Policy 2.2.6: Environmental Land Protection. the County shall protect environmental lands 
using all available methods, including: land acquisition; incentives; land development requirements 
for the provision of conservation and preservation areas; and denial of increases in density and 
intensity. 

 
RESPONSE: The FLUM amendment will increase the total acreage in the Preserve 
FLU, thereby upholding this policy.   

 
FLU Objective 2.3: Water Quality and Quantity Protection.  To enhance the significant assets 
associated with the County’s water-based resources by ensuring that the water quality of these 
resources is protected, and the water supply is not compromised. 
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RESPONSE: The project, as further outlined in the companion PD will protect and 
enhance water quality and protection in this sensitive area where the Myakka 
River meets Charlotte Harbor. Additional lands are placed in Preserve FLU via 
these applications to effectuate this intent.  

 
FLU Policy 2.1.7: Wetland Protection.  The County shall protect wetlands so as to be consistent 
with the objectives and policies within the Natural Resources element and the Coastal Planning 
element, including the requirement that development proposals and activities protect wetlands so 
that productive natural functions shall be maintained in the post development environment. 
 

RESPONSE: The lands adjacent to Peace River are intended for wetlands and 
conservation and will continue to be protected upon approval of this amendment. 
As discussed above, the removal of the marina will serve as an environmental 
enhancement and reduce impacts on sensitive lands adjacent to the River.  

 
FLU Policy 5.7.4: Commercial Landscaping and Buffering. The County shall enforce its landscaping 
and buffer regulations on all new commercial developments to protect the aesthetic qualities of 
commercial lands; to provide shady, well-landscaped parking lots in all commercial areas; and to 
provide buffering in order to protect adjacent, less intensive land uses from adverse impacts such 
as noise, lighting, and traffic. Alternate urban design standards shall be required for areas that are 
developed under a Revitalization Plan, an Emerging Area Plan or a Special Area Plan. 
 

RESPONSE: The Pattern Book and companion PUD Concept Plan will ensure 
appropriate buffering and land use placement to ensure compatibility between 
internal residential and mixed use areas, as well as appropriate screening and 
protections for abutting residential neighborhoods.   

 
In addition to the above specific policies, the amendments will achieve the County’s stated goals of 
creating more sustainable forms of development, reducing carbon footprints, reducing VMT, and 
concentrating new growth to the Urban Service Area.  
 
VII.  Conclusion  
 
Based upon the above information, the proposed amendments are consistent with the Goals, 
Objectives and Policies of the Charlotte 2050 Comprehensive Plan and the intent for development in 
the CGMU future land use category. The amendment will reduce the environmental impacts of the 
project by designating more of the site within the Preserve future land use category and ultimately 
lowers the intensity of the project, thereby reducing impacts on public infrastructure. For these reasons, 
the Applicant respectfully requests approval of this petition.   
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May 23, 2024

Mr. Ravi Kamarajugadda, GISP
Project Manager
Charlotte County Public Works Department
7000 Florida Street
Punta Gorda, Florida 33950

RE: Harbor Village
Charlotte County, Florida
Comprehensive Plan Amendment Traffic Impact Study

Dear Mr. Bing:

A Transportation Impact Study (TIS) has been prepared for the Harbor Village development generally
located east of S McCall Road and Gasparilla Road, in Charlotte County, Florida. The site location and
the conceptual site plan are attached for reference.

In accordance with Charlotte County Engineering Design Manual Part 7 Traffic Impact Statement, this
analysis includes an evaluation of the transportation impacts of the proposed Comprehensive Plan
Amendment (CPA) for the short-term (2029) and long-term (2045) periods.

NARRATIVE
The Applicant is undertaking a CPA for the subject property generally located east of S McCall Road
and Gasparilla Road, in Charlotte County, Florida. The approved Future Land Use (FLU) for the site is
Compact Growth Mixed Use (CGMU). The Applicant is seeking to change the FLU to reduce the
amount of CGMU to add areas for Preserve and update the Master Development Plan/Pattern Book.
Currently, the site is approved for the following land uses and maximum densities:

· 3,960 single family dwelling units
· 1,509,807 square feet of commercial

The project site is now proposed to consist of the following land uses and maximum densities:

· 3,475 single family dwelling units
· 1,000,000 square feet of commercial
· 400,000 square feet of industrial

This analysis evaluates the transportation impacts associated with the proposed CPA on the nearby
study area roadway network. Specifically, the transportation impacts were evaluated for the short-
term (2029) period and long-term (2045) period.
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Project Trip Generation
The anticipated project trip generation for the proposed development was based upon the Institute
of Transportation Engineers’ (ITE) Trip Generation Manual, 11th Edition, for the approved and
proposed densities. The following Land Use Codes (LUC) were utilized:

· LUC 210 (Single-Family Detached Housing)
· LUC 820 (Shopping Center (>150K))
· LUC 110 (General Light Industrial)

As identified in Table 1, the proposed development is anticipated to reduce the previously approved
project trips by 745 net, new p.m. peak-hour trips (-439 entering, -304 exiting). Internal capture was
calculated based upon ITE 3rd Edition and pass-by rates were considered for LUC 820. According to the
pass-by rates provided in ITE’s Trip Generation Manual 11th Edition, LUC 820 has a pass-by rate of
19%.

Table 1: P.M. Peak-Hour Trip Generation

Condition
ITE TRIP GENERATION CHARACTERISTICS

DIRECTIONAL
DISTRIBUTION

GROSS TRIPS
INTERNAL
CAPTURE

PASS-BY
CAPTURE

NET, NEW TRIPS

Land Use
ITE

Code
Scale Units In Out In Out Total % Trips % Trips In Out Total

Approved

Single-Family
Detached
Housing

210 3,960 DU 63% 37% 1,988 1,168 3,156 23.1% 730 0.0% 0 1,623 803 2,426

Shopping
Center (>150k)

820 1,509.8 KSF 48% 52% 1,913 2,072 3,985 18.3% 730 19.0% 618 1,239 1,398 2,637

Total Approved Trips 3,901 3240 7,141 -- 1,460 -- 618 2,862 2,201 5,063

Proposed

Single-Family
Detached
Housing

210 3,475 DU 63% 37% 1,758 1,033 2,791 19.4% 542 0.0% 0 1,487 762 2,249

Shopping
Center (>150k)

820 1,000 KSF 48% 52% 1,422 1,540 2,962 18.3% 542 19.0% 460 921 1,039 1,960

General Light
Industrial

110 400 KSF 14% 88% 15 94 109 0.0% 0 0.0% 0 15 96 109

Total Proposed Trips 3,195 2,667 5,862 -- 1,084 -- 460 2,423 1,897 4,318

Net, New Project Trips (Proposed – Approved) -706 -573 -1,279 -- -376  -- -158 -439 -304 -745

Scheduled Improvements
The Work Programs for  Charlotte  County,  Florida Department  of  Transportation (FDOT)  District  1,
developer committed improvements, and the Capital Improvement Program (CIP) for Charlotte
County were reviewed for capacity enhancing improvements, which are currently planned and funded
for construction within the immediate vicinity of the project site. Based upon this review, there are
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no anticipated improvements within the study impact area. The existing lane geometry was used in
the analysis of existing and future roadway conditions for the study roadway segments.

Project Trip Distribution
The project traffic attributed to the development was distributed to the roadway network from the
project site. Trip distribution and assignment was based upon the results of the select zone analysis
using the FDOT District One Florida Standard Union Transportation Model Structure (FSUTMS)
planning model, specifically the Existing plus Committed (E+C) network. The trip distribution model
output is provided for reference.

Short-Term (2029) and Long-Term (2045) Study Area
The study area roadway segments are those that are defined as significantly impacted roadways, with
the project traffic representing 5.0% or greater of the available roadway capacity within a five-mile
radius of the project site, per the Charlotte County: 2023 Roadway Level of Service Data report. As
shown in Table 1, the proposed trips are anticipated to reduce in comparison to the approved trips.
Therefore, only the first directly accessed roadway segments were included in the study area roadway
network as follows:

· CR 771 from Marathon Boulevard to SR 776
· SR 776 from CR 771 to El Jobean Bridge

Short-Term (2029) Future Traffic Volume Development
In  accordance  with  Part  7  (Traffic  Impact  Statement)  of  the Charlotte County Engineering Design
Manual, service volumes and peak-hour traffic volumes included in the Charlotte County: 2023
Roadway Level of Service Data report were utilized for the analysis of existing roadway conditions.

Future traffic volumes consist of two components: project traffic and background (non-project traffic)
traffic estimates. Future background traffic is defined as the growth of existing traffic forecasted to
the short-term analysis year for the proposed development by applying the respective growth rates
provided in the Charlotte County: 2023 Roadway Level of Service Data report to the existing volumes.
Traffic volumes were grown to the short-term year of 2029.

Project trips identified in Table 1 were assigned to the distribution for the p.m. peak-hour. Proposed
project traffic was added to future background volumes to determine future total (2029) volumes at
the study intersections.
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ROADWAY ANALYSIS

Short-Term Roadway Analysis
Existing Roadway Conditions Analysis
A generalized roadway analysis was conducted for the study roadway segments using the existing
p.m., peak-hour traffic volumes provided in the Charlotte County: 2023 Roadway Level of Service Data
report. As indicated in Table 2, the study roadway segments currently operate at an acceptable LOS
during the existing condition except for the roadway segment of SR 776 from CR 771 to El Jobean
Bridge.

Table 2: Existing Peak-Hour Roadway Conditions

Roadway From To

Service Volumes

Existing
(2024)

Volume1

Greater
Than LOS D
Standard?

Existing
Laneage

LOS D Service
Volume

Peak-Hour Two-
Way Volume1

CR 771 Marathon Blvd SR 776 4D 3,222 1,767 No

SR 776 CR 771 El Jobean Bridge 4D 3,222 3,417 Yes

1. Obtained from the Charlotte County 2023 Roadway Level of Service Data

2029 Background Roadway Conditions Analysis
A generalized roadway analysis was conducted for the study roadway segments using the future
background peak-hour traffic volumes. As indicated in Table 3, the study roadway segments are
anticipated to operate at an acceptable LOS during the future background condition except for the
roadway segment of SR 776 from CR 771 to El Jobean Bridge.

Table 3: Short-Term Background Peak-Hour Roadway Conditions

Roadway From To

Service Volumes
Existing
(2024)

Volume1

Background
(2029)

Volume2

Greater Than
LOS D

Standard?
Existing
Laneage

LOS D Service
Volume

Peak-Hour Two-
Way Volume1

CR 771 Marathon Blvd SR 776 4D 3,222 1,767 2,255 No

SR 776 CR 771 El Jobean Bridge 4D 3,222 3,417 3,961 Yes

1. Obtained from the Charlotte County 2023 Roadway Level of Service Data
2. Obtained by growing the existing volumes to 2029 using the growth rates provided in Charlotte County 2023 Roadway Level

of Service Data
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According to the Community Planning Act of 2011 (also known as House Bill 7207), improvements to
study roadway segments that are identified to be needed for acceptable operations in the future
background conditions (without project trips) may be assumed in the ‘Background with
Improvements’ scenario and are not the responsibility of the developer. Based on the background
roadway analysis findings, the following Community Planning Act of 2011 improvement was assumed
in the roadway analysis:

· SR 776 from CR 771 to El Jobean Bridge
o Widen from 4-lanes to 6-lanes

The results of the background condition roadway analysis with the Community Planning Act of 2011
Assumed Improvements are summarized in Table 4 and indicate that the study roadway segments
are anticipated to operate below the LOS D service volume standard thresholds, during the
background conditions scenario with Community Planning Act of 2011 assumed improvements.

Table 4: Short-Term Background Peak-Hour Roadway Conditions with Community Planning Act of 2011
Assumed Improvements

Roadway From To

Service Volumes
Existing
(2024)

Volume1

Background
(2029)

Volume2

Greater
Than LOS D
Standard?

Existing +
Assumed
Laneage

LOS D Service
Volume

Peak-Hour Two-
Way Volume

CR 771 Marathon Blvd SR 776 4D 3,2221 1,767 2,255 No

SR 776 CR 771 El Jobean Bridge 6D3 5,2084 3,417 3,961 No

1. Obtained from the Charlotte County 2023 Roadway Level of Service Data
2. Obtained by growing the existing volumes to 2029 using the growth rates provided in Charlotte County 2023 Roadway Level of

Service Data
3. Community Planning Act Assumed Improvement
4. LOS D Service Volume based upon FDOT’s 2023 Multimodal Quality/Level of Service Handbook for a C3R, 6-Lane roadway.

(4,960 x 1.05 = 5,208)

2029 Future Total Roadway Conditions Analysis
A generalized roadway analysis was conducted for the study roadway segments using the future total
p.m. peak-hour traffic volumes. As indicated in Table 5, the study roadway segments are anticipated
to operate at an acceptable LOS during the future total conditions with Community Planning Act of
2011 assumed improvements.
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Table 5: Short-Term Future Total Peak-Hour Roadway Conditions with Community Planning Act of 2011
Assumed Improvements

Roadway From To

Service Volumes
Background

(2029)
Volume

Project
Traffic

Future Total
(2029)

Volume

Greater
Than LOS D
Standard?

Existing +
Assumed
Laneage

LOS D Service
Volume

Peak-Hour Two-
Way Volume

CR 771 Marathon Blvd SR 776 4D 3,2221 2,255 -179 2,076 No

SR 776 CR 771 El Jobean Bridge 6D2 5,2083 3,961 -566 3,395 No
1. Obtained from the Charlotte County 2023 Roadway Level of Service Data
2. Community Planning Act Assumed Improvement
3. LOS D Service Volume based upon FDOT’s 2023 Multimodal Quality/Level of Service Handbook for a C3R, 6-Lane roadway. (4,960 x 1.05 =

5,208)

Long-Term (2045) Future Traffic Volume Development
Existing Roadway Conditions Analysis
As previously indicated, a generalized roadway analysis was conducted for the study roadway
segments using the existing p.m. peak season, peak-hour traffic volumes provided in the Charlotte
County: 2023 Roadway Level of Service Data report. As shown in Table 2, the study roadway segments
currently operate at an acceptable LOS during the existing condition except for the roadway segment
of SR 776 from CR 771 to El Jobean Bridge.

2045 Background Roadway Conditions Analysis
A generalized roadway analysis was conducted for the study roadway segments using future
background 2045 traffic volumes. To obtain peak-hour volumes from the District 1 FSUTMS model,
the annual average daily traffic (AADT) was multiplied by FDOT’s Standard K of 9% to obtain peak hour
volumes. The model output is attached for reference. The projected 2045 volumes generated by the
District 1 FSUTMS were lower than the existing 2024 traffic volumes provided in the Charlotte County:
2023 Roadway Level of Service Data report. Therefore, to provide a conservative analysis, a growth
rate of 2% was applied to grow the existing roadway volumes to the long-term analysis year (2045).

As  shown  in Table 6,  the  study  roadway  segment  of  SR  776  from  CR  771  to  El  Jobean  Bridge  is
anticipated to operate above an acceptable LOS (greater than 1.0) during the 2045 background
conditions.
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Table 6: Long-Term Background Peak-Hour Roadway Conditions

Roadway From To

Service Volumes
Existing
(2024)

Volumes1

Background
(2045) Volume2

Greater
Than LOS D
Standard?

Existing
Laneage

LOS D Service
Volume

Peak-Hour Two-
Way Volume1

CR 771 Marathon Blvd SR 776 4D 3,222 1,767 2,678 No

SR 776 CR 771
El Jobean

Bridge
4D 3,222 3,417 5,179 Yes

1. Obtained from the Charlotte County 2023 Roadway Level of Service Data
2. Obtained by growing the existing volumes to 2045 by using a growth rate of 2%

Similar to the short-term background conditions analysis, based on the long-term background
roadway analysis findings, the following Community Planning Act of 2011 improvement was assumed
in the long-term roadway analysis:

· SR 776 from CR 771 to El Jobean Bridge
o Widen from 4-lanes to 6-lanes

As shown in Table 7, the study roadway segments are anticipated to operate at an acceptable LOS
(less than 1.0) during the 2045 background conditions with assumed improvements.

Table 7: Long-Term Background Peak-Hour Roadway Conditions with Community Planning Act of 2011
Assumed Improvements

Roadway From To

Service Volumes
Existing
(2024)

Volumes1

Background
(2045) Volume2

Greater
Than LOS D
Standard?

Existing +
Assumed
Laneage

LOS D Service
Volume

Peak-Hour Two-
Way Volume

CR 771 Marathon Blvd SR 776 4D 3,2221 1,767 2,678 No

SR 776 CR 771
El Jobean

Bridge
6D3 5,2084 3,417 5,179 No

1. Obtained from the Charlotte County 2023 Roadway Level of Service Data
2. Obtained by growing the existing volumes to 2045 by using a growth rate of 2%
3. Community Planning Act Assumed Improvement
4. LOS D Service Volume based upon FDOT’s 2023 Multimodal Quality/Level of Service Handbook for a C3R, 6-Lane

roadway. (4,960 x 1.05 = 5,208)
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2045 Future Total Roadway Conditions Analysis
A generalized roadway analysis was conducted for the study roadway segments using the future total
p.m. peak-hour traffic volumes. As indicated in Table 8, the study roadway segments are anticipated
to operate at an acceptable LOS during the future total condition with assumed improvements.

Table 8: Long-Term Future Total Peak-Hour Roadway Conditions with Community Planning Act of 2011
Assumed Improvements

Roadway From To

Service Volumes

Background
(2045) Volume2 Project Traffic

Future
Total

Volume

Greater Than
LOS D Standard?

Existing +
Assumed
Laneage

LOS D Service
Volume

Peak-Hour Two-
Way Volume

CR 771 Marathon
Blvd SR 776 4D 3,2221 2,678 -179 2,499 No

SR 776 CR 771 El Jobean
Bridge 6D3 5,2084 5,179 -566 4,613 No

1. Obtained from the Charlotte County 2023 Roadway Level of Service Data
2. Obtained by growing the existing volumes to 2045 by using a growth rate of 2%
3. Community Planning Act Assumed Improvement
4. LOS D Service Volume based upon FDOT’s 2023 Multimodal Quality/Level of Service Handbook for a C3R, 6-Lane roadway. (4,960 x

1.05 = 5,208)
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CONCLUSION
The Applicant is undertaking a CPA for the subject property generally located east of S McCall Road
and Gasparilla Road, in Charlotte County, Florida. The approved Future Land Use (FLU) for the site is
Compact Growth Mixed Use (CGMU). The Applicant is seeking to change the FLU to reduce the
amount of CGMU to add areas for Preserve and update the Master Development Plan/Pattern Book.
Currently, the site is approved for the following land uses and maximum densities:

· 3,960 single family dwelling units
· 1,509,807 square feet of commercial

The project site is now proposed to consist of the following land uses and maximum densities:

· 3,475 single family dwelling units
· 1,000,000 square feet of commercial
· 400,000 square feet of industrial

Overall,  the  study  roadway  segments  are  anticipated  to  operate  below  the  LOS  D  service  volume
standard thresholds during all scenarios with Community Planning Act of 2011 assumed
improvements.

After your review of this updated TIS, please let us know if you have any questions or comments.

Very truly yours,

KIMLEY-HORN AND ASSOCIATES, INC.

Becca Bond, P.E. Joanna Herbert, E.I.
Transportation Engineer Transportation Analyst

Attachments: Figure 1: Project Location Map
Figure 2: Conceptual Site Plan
FSUTMS Model Outputs
Charlotte County 2023 Roadway Level of Service Data
FDOT’s 2023 Multimodal Quality/Level of Service Handbook
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CHARLOTTE COUNTY: 2023 ROADWAY LEVEL OF SERVICE DATA

B C D E Adopted Current

To Speed Lanes        Roadway       
VV 

SNO
    Station     

 Level of Service Limits (Pk. 

Hr. Two-way Vol.) 2023 AADT

Level of Service Calculations
1

Sugg. Gr. 

Rate Level of Service
Percent (%) 

Capacity 

Used

K100
100

th
 Hr 

Vol.

From

43 Cornelius Blvd 6 SR-776 Biscayne Dr. 40 2U 5,349       5.00% 0.091         487 - 1359 1440 * D C 34%

44 Cornelius Blvd 263 Biscayne Dr. U.S. 41 40 2U 5,870       5.00% 0.091         534 - 1359 1440 * D C 37%

45 CR74/Bermont Road 111 U.S. 17 Happy Hollow Rd 45 2U 10,577     5.00% 0.091         963 1050 1620 2180 2930 D C 44%

46 CR74/Bermont Road 360 Happy Hollow Rd SR 31 55 2U 3,251       5.00% 0.091         296 440 820 1330 2710 D 0 22%

47 CR74/Bermont Road 361 SR 31 County Line 55 2U 2,070       5.00% 0.091         188 440 820 1330 2710 D 0 14%

48 CR 771 158 Rotonda Blvd E KeyStone Blvd 50 4D 12,697     5.00% 0.091      1,155 - 3078 3222 * D C 36%

49 CR 771 157 Rotonda Blvd E Ingram Blvd 50 4D 16,573     5.00% 0.091      1,508 - 3078 3222 * D C 47%

50 CR 771 155 Ingram Blvd Marathon Blvd 50 4D 24,966     5.00% 0.091      2,272 - 3078 3222 * D C 71%

51 CR 771 159 Marathon Blvd SR 776 50 4D 19,418     5.00% 0.091      1,767 - 3078 3222 * D C 55%

52 CR 775 163 C.R. 771 Boca Grande Causeway 35 2U 8,588       5.00% 0.091         781 - 594 1197 1269 D D 65%

53 CR 775 164 Boca Grande Causeway Gaspar Dr. 45 2U 6,860       3.00% 0.091         624 - 1359 1440 * D C 43%

54 CR 775 165 Gaspar Dr. Cape Haze Dr. 45 2U 8,736       5.00% 0.091         795 - 1359 1440 * D C 55%

55 CR 775 166 Cape Haze Dr. Esther St. 45 2U 9,088       5.00% 0.091         827 - 1359 1440 * D C 57%

56 CR 775 141 Esther St. Rotonda Blvd. W 45 2U 10,109     3.00% 0.091         920 - 1359 1440 * D C 64%

57 CR 775 140 Rotonda Blvd. W Short St. 45 4D 14,574     3.00% 0.091      1,326 - 3078 3222 * D C 41%

58 CR 775 128 Short St. San Casa Dr. 45 4D 12,450     3.00% 0.091      1,133 - 3078 3222 * D C 35%

59 CR 775 125 Mississippi Ave. Ainger Creek 45 4D 14,548     3.00% 0.091      1,324 - 3078 3222 * D C 41%

60 CR 775 126 Ainger Creek S.R. 776 45 4D 15,565     3.00% 0.091      1,416 - 3078 3222 * D C 44%

61 Cranberry Blvd 217 U.S. 41 Hillsborough Blvd. 40 2U 11,268     3.00% 0.091      1,025 - 1359 1440 * D C 71%

62 David Blvd 210 Lafitte Waterway Willmington Blvd. 30 2U 3,471       5.00% 0.091         316 - 594 1197 1269 D C 26%

63 Deep Creek Blvd 225 Rio De Janeiro Ave. Sandhill Blvd. 35 2U 7,096       5.00% 0.091         646 - 594 1197 1269 D D 54%

64 Deep Creek Blvd 264 Rio De Janiero Ave. Seasons Dr. 35 2U 2,810       5.00% 0.091         256 - 594 1197 1269 D C 21%

65 Easy Street 29 U.S. 41 Olean Blvd. 30 2U 2,104       2.00% 0.091         191 - 594 1197 1269 D C 16%

66 Easy Street 30 Olean Blvd. Gibralter Dr. 30 2U 2,248       4.00% 0.091         205 - 594 1197 1269 D C 17%

67 Edgewater Drive 7 Flamingo Blvd. Pellam Blvd. 40 2U 5,463       5.00% 0.091         497 - 1359 1440 * D C 35%

68 Edgewater Drive 40 Pellam Blvd. Midway Blvd. 40 2U 9,268       5.00% 0.091         843 - 1359 1440 * D C 59%

69 Edgewater Drive 39 Midway Blvd. Lakeview Blvd. 35 4D 10,139     3.00% 0.091         923 - 1179 2628 2736 D C 35%

70 Edgewater Drive 38 Lakeview Blvd. W Tarpon Blvd. 35 4D 12,083     3.00% 0.091      1,100 - 1179 2628 2736 D C 42%

71 Edgewater Drive 41 W Tarpon Blvd. Port Charlotte Blvd. 35 4D 11,775     5.00% 0.091      1,072 - 1179 2628 2736 D C 41%

72 Edgewater Drive 37 Port Charlotte Blvd Harbor Blvd. 35 4D 12,429     5.00% 0.091      1,131 - 1179 2628 2736 D C 43%

73 Edgewater Drive 36 Harbor Blvd Cousley Dr. 35 4D 13,106     5.00% 0.091      1,193 - 1179 2628 2736 D D 45%

74 Edgewater Drive 34 Cousley Dr. Gardner Dr. 35 4D 12,938     5.00% 0.091      1,177 - 1179 2628 2736 D C 45%

75 Edgewater Drive 35 Gardner Dr. U.S. 41 35 4D 13,307     5.00% 0.091      1,211 - 1179 2628 2736 D D 46%

76 Education Way 88 Toledo Blade Blvd. Murdock Circle 30 2U 5,566       5.00% 0.091         506 - 594 1197 1269 D C 42%

77 Elkcam Blvd 43 U.S. 41 Midway Blvd. 35 2U 2,674       5.00% 0.091         243 - 594 1197 1269 D C 20%

78 Elmira Blvd 90 Conway Blvd. Beacon Dr. 30 2U 3,489       5.00% 0.091         318 - 594 1197 1269 D C 27%

79 Elmira Blvd 91 Beacon Dr. Kings Highway 30 2U 2,521       5.00% 0.091         229 - 594 1197 1269 D C 19%

80 Flamingo Blvd 8 Edgewater Dr. Christopher Waterway 45 2U 5,646       5.00% 0.091         514 - 1359 1440 * D C 36%

81 Flamingo Blvd 9 Christopher Waterway SR-776 45 2U 5,849       5.00% 0.091         532 - 1359 1440 * D C 37%

82 Florida Street 172 Carmalita St. La Villa Rd. 40 2U 1,378       3.00% 0.091         125 - 1359 1440 * D C 9%

83 Forrest Nelson Blvd 82 U.S. 41 Peachland Blvd. 35 2U 6,216       5.00% 0.091         566 - 594 1197 1269 D C 47%

84 Boca Grande Causeway 162 Boca Grande Causeway C.R. 775 45 2U 8,093       3.00% 0.091         736 - 1359 1440 * D C 51%
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CHARLOTTE COUNTY: 2023 ROADWAY LEVEL OF SERVICE DATA

B C D E Adopted Current

To Speed Lanes        Roadway       
VV 

SNO
    Station     

 Level of Service Limits (Pk. 

Hr. Two-way Vol.) 2023 AADT

Level of Service Calculations
1

Sugg. Gr. 

Rate Level of Service
Percent (%) 

Capacity 

Used

K100
100

th
 Hr 

Vol.

From

169 Rotonda Blvd E 154 Boundary Blvd. C.R. 771 35 2U 4,552       5.00% 0.091         414 - 594 1197 1269 D C 35%

170 Rotonda Blvd N 122 Parade Cir. Rotonda Cir. 35 2U 2,195       2.00% 0.091         200 - 594 1197 1269 D C 17%

171 Rotonda Blvd W 135 Normandy Way Boundary Blvd. 35 2U 6,005       2.00% 0.091         546 - 594 1197 1269 D C 46%

172 Rotonda Blvd W 136 Boundary Blvd. Parade Cir. 35 2U 3,023       5.00% 0.091         275 - 594 1197 1269 D C 23%

173 Jones Loop Road S 193 Taylor Rd. I-75 45 2U 2,329       2.00% 0.091         212 - 1359 1440 * D C 15%

174 San Casa Drive 138 Worth Ave. C.R. 775 45 2U 6,147       2.00% 0.091         559 - 1359 1440 * D C 39%

175 San Casa Drive 139 S.R. 776 Worth Ave. 45 2U 6,732       2.00% 0.091         613 - 1359 1440 * D C 43%

176 Sandhill Blvd 109 Kings Highway Deep Creek Blvd. 40 2U 13,548     2.00% 0.091      1,233 - 1359 1440 * D C 86%

177 Sandhill Blvd 110 Deep Creek Blvd. Rio De Janeiro Ave. 40 2U 5,989       2.00% 0.091         545 - 1359 1440 * D C 38%

178 Sheehan Blvd 231 Midway Blvd. Alton Rd. 30 2U 2,595       5.00% 0.091         236 - 594 1197 1269 D C 20%

179 Shreve Street 150 Henry St. Pompano Ter. 30 2U 4,543       2.00% 0.091         413 - 594 1197 1269 D C 35%

180 Spinnaker Blvd 215 Cougar Way Gulfstream Blvd. 30 2U 2,712       2.00% 0.091         247 - 594 1197 1269 D C 21%

181 Spinnaker Blvd 214 Gulfstream Blvd. S.R. 776 30 2U 2,190       2.00% 0.091         199 - 594 1197 1269 D C 17%

182 Spinnaker Blvd 149 S.R. 776 Willmington Blvd. 40 2U 1,365       5.00% 0.091         124 - 1359 1440 * D C 9%

183 SR 776 306 Murdock Cir./Enterprise Dr. U.S. 41 55 4D 23,557     2.00% 0.091      2,144 - 3078 3222 * D C 67%

184 SR 776 86 Biscayne Dr. Murdock Cir/Enterprise Dr. 55 4D 26,881     2.00% 0.091      2,446 - 3078 3222 * D C 76%

185 SR 776 14 El Jobean Bridge Biscayne Dr. 55 4D 34,263     3.00% 0.091      3,118 - 3078 3222 * D D 97%

186 SR 776 13 C.R. 771 El Jobean Bridge 55 4D 37,547     3.00% 0.091      3,417 - 3078 3222 * D E 106%

187 SR 776 160 Coliseum Blvd. C.R. 771 55 4D 25,912     2.00% 0.091      2,358 - 3078 3222 * D C 73%

188 SR 776 194 Oceanspray Blvd. Coliseum Blvd. 55 4D 24,414     2.00% 0.091      2,222 - 3078 3222 * D C 69%

189 SR 776 145 Sunnybrook Blvd. Oceanspray Blvd. 55 4D 24,846     2.00% 0.091      2,261 - 3078 3222 * D C 70%

190 SR 776 146 Spinnaker Blvd. Sunnybrook Blvd. 55 4D 20,664     2.00% 0.091      1,880 - 3078 3222 * D C 58%

191 SR 776 143 Gulfstream Blvd. Spinnaker Blvd. 55 4D 28,924     2.00% 0.091      2,632 - 3078 3222 * D C 82%

192 SR 776 144 Oriole Blvd. Gulfstream Blvd. 45 4D 33,412     2.00% 0.091      3,040 - 3078 3222 * D C 94%

193 SR 776 142 Pine St. Oriole Blvd. 45 4D 30,174     2.00% 0.091      2,746 - 3078 3222 * D C 85%

194 SR 776 120 Beach Rd. Pine St. 45 4D 26,092     2.00% 0.091      2,374 - 3078 3222 * D C 74%

195 Sunnybrook Blvd 134 Boundary Blvd. Rotonda Blvd. North 35 2U 4,473       2.00% 0.091         407 - 594 1197 1269 D C 34%

196 Sunnybrook Blvd 133 Gulfstream Blvd. Boundary Blvd. 40 2U 10,162     2.00% 0.091         925 - 1359 1440 * D C 64%

197 Sunnybrook Blvd 148 S.R. 776 Oceanspray Blvd. 35 2U 6,024       2.00% 0.091         548 - 594 1197 1269 D C 46%

198 Sunnybrook Blvd 147 Waterford Ave. S.R. 776 35 2U 2,797       2.00% 0.091         255 - 594 1197 1269 D C 21%

199 Sunnybrook Road 233 Highlands Rd. Broadpoint Dr. 35 2U 5,719       3.00% 0.091         520 - 594 1197 1269 D C 43%

200 Taylor Road 179 U.S. 41 N Burnt Store Rd. 45 2U 8,549       3.00% 0.091         778 - 1359 1440 * D C 54%

201 Taylor Road 180 Burnt Store Rd. Airport Rd. 45 2U 8,988       2.00% 0.091         818 - 1359 1440 * D C 57%

202 Taylor Road 181 Airport Rd. Cooper St. 45 2U 6,559       2.00% 0.091         597 - 1359 1440 * D C 41%

203 Toledo Blade Blvd 93 Collingswood Blvd. S.R. 776 35 2U 7,496       5.00% 0.091         682 - 594 1197 1269 D D 57%

204 Toledo Blade Blvd 196 S.R. 776 U.S. 41 N 45 2U 8,349       3.00% 0.091         760 - 1359 1440 * D C 53%

205 Toledo Blade Blvd 16 U.S. 41 N Sarasota Co Line 45 4D 15,854     2.00% 0.091      1,443 - 3078 3222 * D C 45%

206 Tucker's Grade 188 U.S. 41 I-75 45 4D 14,767     5.00% 0.091      1,344 - 3078 3222 * D C 42%

208 US Highway 17 182 I-75 Marlympia Way 45 6D 15,078     2.00% 0.091      1,372 - 5250 5390 * D C 25%

209 US Highway 17 183 Regent Rd. I-75 45 6D 33,212     5.00% 0.091      3,022 - 5250 5390 * D C 56%

210 US Highway 17 284 Washington Loop Rd. S Constitutional Ave. 45 6D 16,456     2.00% 0.091      1,498 - 5250 5390 * D C 28%

211 US Highway 17 112 Peace River Shores Blvd. Washington Loop Rd. S 45 4D 16,991     5.00% 0.091      1,546 - 3078 3222 * D C 48%
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Peak Hour Two-Way AADT

B C D E

2 Lane * 1,760 2,020 **

4 Lane * 3,090 3,360 **

6 Lane * 4,760 4,960 **

B C D E

2 Lane * 19,600 22,400 **

4 Lane * 34,300 37,300 **

6 Lane * 52,900 55,100 **

B C D E

1 Lane * 970 1,110 **

2 Lane * 1,700 1,850 **

3 Lane * 2,620 2,730 **

B C D E

2 Lane * 1,380 1,950 **

4 Lane * 2,760 3,290 **

6 Lane * 4,290 4,870 **

8 Lane * 5,760 5,780 **

B C D E

1 Lane * 760 1,070 **

2 Lane * 1,520 1,810 **

3 Lane * 2,360 2,680 **

4 Lane * 3,170 3,180 **

B C D E

2 Lane * 15,300 21,700 **

4 Lane * 30,700 36,600 **

6 Lane * 47,700 54,100 **

8 Lane * 64,000 64,200 **

C3C & C3R

Adjustment Factors
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HARBOR VILLAGE COMPREHENSIVE PLAN AMENDMENT 
PUBLIC FACILITES ASSESSMENT 

 
 
The proposed amendment will reduce the density from 3,690 dwelling units to 3,475 dwelling 
units and reduce the non-residential intensity from 1,509,807 SF to 1,400,000 SF - an FAR of 
0.02724. Thus, the amendment will not increase the impacts on public facilities.  

 
 






















