
 

Charlotte County Community Development 941.743.1201 

Comprehensive Planning 941.743.1292 fax 

18400 Murdock Circle, Port Charlotte, FL 33948 CharlotteCountyFL.gov 

MEMORANDUM 

Date:  04-30-26 

To:   Honorable Board of County Commissioners 

From: Jie Shao, AICP, MCP, Planner, Principal  

Subject: Petition to Expand the West Port East Community Development District (CDD), Petition 

Number CDD-26-01 

Request: 

Pursuant to Section 190.046 (Termination, Contraction, or Expansion of District) and Section 

190.005 (Establishment of District), Florida Statutes (F.S.), West Port East Community 

Development District (CDD) has submitted a petition to Charlotte County to amend Ordinance 

Number 2024-041 (Attachment 1) in order to add approximately 104.898 acres to the existing 

West Port East CDD. 

Applicant:  

West Port East Community Development District 

2300 Glades Road, Suite 410W 

Boca Raton, FL 33431 

Agent: 

Jere Earlywine, Esq.  

Jere.Earlywine@KutakRock.com  

KUTAK ROCK LLP  

107 West College Avenue  

Tallahassee, FL 32301  

Analysis: 

190.005 (1)(a)1. A metes and bounds description of the external boundaries of the district. 

Included 

190.005 (1)(a)5. A map of the proposed district showing current major trunk water mains and 

sewer interceptors and outfalls if in existence. N/A 
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190.005 (1)(a)6. Based upon available data, the proposed timetable for construction of the 

district services and the estimated cost of constructing the proposed services. These estimates 

shall be submitted in good faith but are not binding and may be subject to change. Included 

190.005 (1)(a)7. A designation of the future general distribution, location, and extent of public 

and private uses of land proposed for the area within the district by the future land use plan 

element of the effective local government comprehensive plan of which all mandatory elements 

have been adopted by the applicable general-purpose local government in compliance with the 

Community Planning Act. Included 

190.005 (1)(a)8. A statement of estimated regulatory costs in accordance with the 

requirements of s. 120.541. Included 

Staff has reviewed the requested petition in light of the following six factors and makes the 

following findings: 

1. Whether all statements contained within the petition have been found to be true and correct. 

Staff reviewed the petition and its supporting documents and concluded that the statements 

contained within the petition are true and correct. 

2. Whether the establishment of the district is inconsistent with any applicable element or 

portion of the state comprehensive plan or of the effective local government comprehensive plan. 

 On December 10, 2024, the Board of County Commissioners (Board) approved Petition CDD-

24-01 to establish the West Port East Community Development District (CDD) via Ordinance 

Number 2024-041 (Attachment 1). The subject site for this CDD contains approximately 175.877 

acres, and  is generally located south of Franklin Avenue, north of El Jobean Road (SR 776), east 

of the Crestview Waterway, and west of Toledo Blade Boulevard, in the Port Charlotte area, 

within the Murdock Village Community Redevelopment Area (CRA), and in Commission District 

IV. 
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At this time, the applicant, West Port East Community Development District, is petitioning 

the Board to add approximately 104.898 acres to the existing West Port East CDD. The additional 

property is generally located south of US 41 and north of SR 776, in the Murdock Village CRA, 

Commission District IV, and it is located immediately east to the existing CDD. 

The Comprehensive Plan’s Future Land Use Map designates the subject property as Murdock 

Village Mixed Use (MVMU) with a Planned Development (PD) zoning district via Ordinance 

Number 2025-007 (Attachment 2). On March 25, 2025,  the Board approved Ordinance Number 

2025-007 to amend the adopted PD Concept Plan, and its associated PD conditions; converting 

through the adopted equivalency matrix the previously approved 84,745.76 square feet of 

regional commercial uses to 350 units of single-family units and the previously approved 

58,394.16 square feet of regional commercial uses to 320 multi-family units; in order to have a 

mixture of residential and commercial development up to: 

• 670 residential units. 

• 250,000 square feet of regional commercial uses. 

• 150 keys of hotel use. 

• 150,000 square feet of other commercial uses, including governmental uses. 

On April 21, 2026, the Board approved a Final Detailed Site Plan (Application No. DRC-25-200) 

via Resolution Number 2026-064 (Attachment 3) for approximately 164.753 acres to allow 

residential lot development and commercial outparcel lots, along with associated roadway, 

stormwater, and utility infrastructure. The proposed expansion area is the residential portion of 

the property subject to this Final Detailed Site Plan. 

The establishment of the proposed expansion of the existing CDD is consistent with all 

applicable elements of the County’s Comprehensive Plan. 
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 Therefore, it is staff’s professional opinion that the establishment of the proposed CDD is 

consistent with all applicable elements of the County’s Comprehensive Plan.  

3. Whether the area of land within the proposed district is of sufficient size, is sufficiently 

compact, and is sufficiently contiguous to be developable as one functional interrelated 

community. 

 The area within the proposed expansion area of the CDD contains approximately 104.898 

acres, all of which form a sufficiently contiguous parcel.  Therefore, the area for the proposed 

expansion CDD is sufficiently contiguous, compact and of sufficient size to be developed as a 

functional inter-related residential community.  

 In addition, the submitted application lists the various facilities and services that the 

proposed expansion CDD may provide. Specifically, 

• Construction of the stormwater management system and landscaping/hardscape/lighting 

will be funded, owned, operated and maintained by the proposed CDD. 

• Construction of utilities (water, sewer, and reuse) will be funded by the proposed 

expansion area and will be owned, operated and maintained by the County. 

• Construction of roadways, including Toledo Blade Boulevard Widening, within the 

proposed expansion area will be funded by the proposed CDD. However, the County will 

own Flamingo Boulevard and the streets around the outparcels that were not vacated 

(Carrol Street, Odin Avenue, Kingsland Street, Oakleaf Avenue, Como Street, Walenda 

Avenue and Cumberland Avenue). The County will also maintain pavement, curb and 

gutter system of Flamingo Boulevard. The proposed CDD will maintain all other onsite 

roads including streets around outparcels and maintain water management areas, 

landscaping and street lighting for all roads including Flamingo Boulevard. 
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• Construction of offsite improvement will be funded by the proposed CDD. However, the 

Florida Department of Transportation (FDOT) will maintain all improvements in FDOT’s 

rights-of-way (US 41 and SR 776) and the County will maintain all other offsite 

improvements in County’s rights-of-way. 

4. Whether the district is the best alternative available for delivering community development 

services and facilities to the area that will be served by the district. 

The developer must provide services and facilities to a proposed project whether or not a 

CDD is formed; however, the proposed CDD will be the best financial alternative for delivering 

community development services and facilities to the area served by such CDD. Formation of the 

CDD provides a mechanism for providing the needed services/facilities and alleviating the burden 

of upfront capital costs and related payments. Establishment of the proposed CDD could also 

cover ongoing maintenance of facilities that would have accrued to the County. The alternative 

mechanisms to pay for maintenance of the infrastructure are to establish a special taxing district, 

such as a Municipal Service Benefit Unit or Municipal Service Taxing Unit (MSBU or MSTU), or to 

utilize the limited resources of the local general‐purpose government.  

5. Whether the community development services and facilities of the district will be incompatible 

with the capacity and uses of existing local and regional community development services and 

facilities. 

There is sufficient capacity in the existing public infrastructure and there are sufficient 

facilities to serve the proposed residential development within the proposed CDD. Charlotte 

County Utilities is able to supply potable water and sanitary sewer services to this proposed 

development. The proposed CDD will fund construction of the water and wastewater systems 

and these systems will be owned, operated and maintained by the County. Furthermore, 

construction of onsite roadways will be funded by the proposed CDD. For the existing CDD, the 

County will own Flamingo Boulevard and the streets around the outparcels that were not vacated 

(Carrol Street, Odin Avenue, Kingsland Street, Oakleaf Avenue, Como Street, Walenda Avenue 

and Cumberland Avenue). The County will also maintain pavement, curb and gutter system of 

Flamingo Boulevard. The proposed CDD will maintain all other onsite roads including streets 

around outparcels and maintain water management areas, landscaping and street lighting for all 

roads including Flamingo Boulevard. The proposed development is not anticipated to create 

concurrency issues. Therefore, the services and facilities of the proposed CDD will not be 

incompatible with the capacity and uses of existing local and regional services and facilities. The 

establishment of the proposed CDD will ensure that required infrastructure will be constructed, 

operated and maintained. 

6. Whether the area that will be served by the district is amenable to separate special-district 

government.  
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The area to be served by the proposed special district government is owned by KL WP Village 

LLC. The form of “Consent and Authorization of Landowner to the Establishment of a Community 

Development District” was signed by the property owner and submitted as part of this petition. 

The subject property is not currently served by an MSTU or MSBU; therefore, the subject area is 

amenable to the special district. 

Staff Conclusion:   

Staff from the County Public Works, Charlotte County Utilities, Facilities Construction & 

Maintenance, and Community Services have no objections to expand this existing west Port East 

CDD to include the additional approximately 104.898 acres. Any development impacts have been 

addressed and mitigated during the Final Site Plan review process and may be further addressed 

for any revisions to the approved Final Detail Site Plan; therefore, it is staff’s professional opinion 

that expanding the West Port East Community Development District (CDD) to include the 

additional 104.898 acres is consistent with Sections 190.046 and 190.005 F.S., and is not contrary 

to Charlotte County’s Comprehensive Plan, Charlotte County's Code of Laws and Ordinances, or 

other applicable guidelines. 
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Attachment 1 
Ordinance Number 2024-041 
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Attachment 2  
Ordinance Number 2025-007 
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Attachment 3 
Resolution Number 2026-064 
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