
HARBOR VILLAGE  
COMPREHENSIVE PLAN AMENDMENT 

 (LARGE-SCALE MAP) 

June 6,  2024 

PREPARED FOR: 

Maronda Homes, LLC of Florida 

SUBMITTED TO: 

Charlotte County  
Community Development Department 

18400 Murdock Circle  
Port Charlotte, FL 33948 

RVi Planning + Landscape Architecture • 1514 Broadway, Suite 201 • Fort Myers, FL 33901 • www.rviplanning.com 



RVi Planning + Landscape Architecture  • 1514 Broadway, Suite 201, Fort Myers, FL 33901 • 239-344-0000  •  www.rviplanning.com 

TABLE OF CONTENTS 

Application for Large-Scale Comprehensive Plan Amendment Map Form 

Boundary Survey & Legal Descriptions of Proposed FLUM Changes

Title Insurance Policy  

Application Authorization to Agent Form  

Warranty Deeds  

Agent Authorization Affidavits  

Environmental Report 

Traffic Impact Study  

Letter of Availability  

Master Site File Letter  

GIS Map Series 

Aerial Map  

Existing Future Land Use Map 

Proposed Future Land Use Map 

Request Narrative & Comprehensive Plan Consistency  



 

RVi Planning + Landscape Architecture 
 
 

 
 

Application for Large-Scale 
Comprehensive Plan 

Amendment Map Form 
  



 
Community Development Department 
Comprehensive Planning Section  
18400 Murdock Circle 
Port Charlotte, FL, 33948 
 

 
APPLICATION FOR A LARGE SCALE PLAN AMENDMENT (MAP)      i 
5/27/2015 

 
 
 

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:  
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: 

 
Name of Engineer/Surveyor:  
Mailing Address: 
City:  State: Zip Code: 
Phone Number: Fax Number: 
Email Address: 

 
Name of Property Owner (if more than one property owner, attach a separate sheet with a list of all owners): 
 
Mailing Address: 
City:  State:  Zip Code:  
Phone Number:  Fax Number:  

Email Address: 
 
  

ATWELL c/o Todd Rebol

SEE ATTACHED LIST OF PROPERTY OWNERS

4161 Tamiami Trail, Building 5, Unit 501

Port Charlotte FL 33952

trebol@atwell-group.com

FL 

3195 South Access Road

Englewood 34224

(941) 627-1000

rberntsson@bigwlaw.com

Robert Berntsson, Esq. and Alexis Crespo, AICP 

(941) 625-1165

4005 Maronda Way

Sanford FL 32771

(863) 990-8729

stephensc@maronda.com

Maronda Homes LLC, of Florida 
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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 #:  
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 
  
  
  

 

Zoning District(s) Acreage 
  
  
  

 
8.  APPLICANT’S PROPOSED CHANGE(S): 

 
 
 
 

  

SEE ATTACHED LIST OF PROPERTY ACCOUNT NUMBERS

Compact Growth Mixed Use 

Preservation

SEE ATTACHED LIST/ACREAGE OF ZONING DISTRICTS

reduce density from 3,960 to 3,475 units; and 3)  Amend/update the Master Development Plan/AKA "Pattern Book".

1) Amend the future land use map from 1,089 acres CGMU and 85 acres Preservation to 1,010 acres 

CGMU and 163.5+/- acres of Preservation; 2) Reduce intensity from 1,509,807 SF to 1,400,000 SF and 
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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? 
______________________________________________________________________________ 

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

 
 
 

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

 
 
 

 
11. SURROUNDING LAND USES: 

North:  
South:  
East:  
West:  

 
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): 
 
 
 

 
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 

The amendment also modifies the acreages of Preserve and CGMU future land uses in the subject property.

The Applicant has redesigned the project which involves corresponding updates to the Master Development Plan.

Lastly, the amendment decreases the intensity by 109,807 SF and decreases the density by 475 units.

Vacant

Gasparilla Road/McCall Road; Single-Family Residential 

N/A -  Amendments decrease density

Gasparilla Road/McCall Road and Cattledock Road 

Myakka River; Single-Family Residential 

Mobile Home Park; Marathon Blvd.;  Waterway; Single-Family Residential 

Myakka River; Preserve
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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 
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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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DESCRIPTION OF A PARCEL OF LAND
LYING IN SECTIONS 3 AND 10, T-41-S, R-21-E,

CHARLOTTE COUNTY, FLORIDA.

(PRESERVATION AREA #2)

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF CHARLOTTE,
LYING IN SECTIONS 3 AND 10, TOWNSHIP 41 SOUTH, RANGE 21 EAST, AND BEING FURTHER
BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING AT THE WEST 1/4 CORNER OF SAID SECTION 3, AS DEPICTED IN CERTIFIED CORNER
RECORD DOCUMENT #082719; THENCE S.00°34'26"W. (FOR A BASIS OF BEARINGS) ALONG THE WEST
LINE OF SAID SECTION 3  FOR 1304.11 FEET TO A POINT ON SAID WEST LINE, SAID POINT ALSO BEING
THE POINT OF BEGINNING; THENCE CONTINUE S.00°34'26"W. ALONG SAID WEST LINE FOR 1348.15
FEET TO THE SOUTHWEST CORNER OF SAID SECTION 3, AS DEPICTED IN CERTIFIED CORNER
RECORD DOCUMENT #082722; THENCE S.00°00'18"W. ALONG THE WEST LINE OF SAID SECTION 10
FOR 331.76 FEET TO A POINT ON SAID WEST LINE; THENCE S.89°40'52"E. FOR 80.38 FEET TO THE
BEGINNING OF A NON-TANGENT CURVE TO THE RIGHT HAVING A RADIUS OF 159.18 FEET, A DELTA
ANGLE OF 53°33'05", A CHORD BEARING OF S.60°39'27"E., A CHORD DISTANCE OF 143.42 FEET;
THENCE ALONG THE ARC OF SAID CURVE FOR 148.78 FEET TO THE BEGINNING OF A REVERSE
CURVE TO THE LEFT HAVING A RADIUS OF 745.29 FEET, A DELTA ANGLE OF 13°01'38", A CHORD
BEARING OF S.39°26'04"E. AND A CHORD DISTANCE OF 169.09 FEET; THENCE ALONG THE ARC OF
SAID CURVE FOR 169.45 FEET TO THE BEGINNING OF A COMPOUND CURVE TO THE LEFT HAVING A
RADIUS OF 271.00 FEET, A DELTA ANGLE OF 64°47'41", A CHORD BEARING OF S.83°59'08"E. AND A
CHORD DISTANCE OF 290.40 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 306.47 FEET TO
THE BEGINNING OF A REVERSE CURVE TO THE RIGHT HAVING A RADIUS OF 1439.11 FEET, A DELTA
ANGLE OF 13°26'03", A CHORD BEARING OF N.72°36'10"E. AND A CHORD DISTANCE OF 336.66 FEET;
THENCE ALONG THE ARC OF SAID CURVE FOR 337.43 FEET TO THE BEGINNING OF A REVERSE
CURVE TO THE LEFT HAVING A RADIUS OF 314.71 FEET, A DELTA ANGLE OF 32°56'41", A CHORD
BEARING OF N.60°03'38"E. AND A CHORD DISTANCE OF 178.47 FEET; THENCE ALONG THE ARC OF
SAID CURVE FOR 180.96 FEET TO THE BEGINNING OF A REVERSE CURVE TO THE RIGHT HAVING A
RADIUS OF 304.02 FEET, A DELTA ANGLE OF 32°33'38", A CHORD BEARING OF N.58°55'09"E. AND A
CHORD DISTANCE OF 170.46 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 172.77 FEET;
THENCE N.76°17'16"E. FOR 344.82 FEET TO THE BEGINNING OF A NON-TANGENT CURVE TO THE LEFT
HAVING A RADIUS OF 358.09 FEET, A DELTA ANGLE OF 56°54'45", A CHORD BEARING OF N.38°21'26"E.
AND A CHORD DISTANCE OF 341.25 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 355.69 FEET
TO THE BEGINNING OF A REVERSE CURVE TO THE RIGHT HAVING A RADIUS OF 402.36 FEET, A
DELTA ANGLE OF 42°17'21", A CHORD BEARING OF N.30°45'37"E. AND A CHORD DISTANCE OF 290.28
FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 296.98 FEET; THENCE N.53°16'10"E. FOR 212.70
FEET TO THE BEGINNING OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 491.53
FEET, A DELTA ANGLE OF 28°53'55", A CHORD BEARING OF N.41°10'33"E. AND A CHORD DISTANCE
OF 245.29 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 247.91 FEET TO THE BEGINNING OF
A REVERSE CURVE TO THE RIGHT HAVING A RADIUS OF 448.95 FEET, A DELTA ANGLE OF 31°42'37",
A CHORD BEARING OF N.38°47'30"E. AND A CHORD DISTANCE OF 245.31 FEET; THENCE ALONG THE
ARC OF SAID CURVE FOR 248.47 FEET TO THE BEGINNING OF A REVERSE CURVE TO THE LEFT
HAVING A RADIUS OF 661.98 FEET, A DELTA ANGLE OF 57°01'16", A CHORD BEARING OF N.26°46'42"E.
AND A CHORD DISTANCE OF 631.95 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 658.80
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FEET; THENCE N.00°15'16"W. FOR 630.48 FEET TO THE BEGINNING OF A NON-TANGENT CURVE TO
THE LEFT HAVING A RADIUS OF 416.91 FEET, A DELTA ANGLE OF 29°27'53", A CHORD BEARING OF
N.13°11'34"W. AND A CHORD DISTANCE OF 212.04 FEET; THENCE ALONG THE ARC OF SAID CURVE
FOR 214.40 FEET TO THE BEGINNING OF A REVERSE CURVE TO THE RIGHT HAVING A RADIUS OF
308.10 FEET, A DELTA ANGLE OF 70°05'45", A CHORD BEARING OF N.12°21'55"E. AND A CHORD
DISTANCE OF 353.86 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 376.93 FEET; THENCE
N.89°09'41"W. ALONG A LINE BEING PARALLEL TO AND 50 FEET SOUTH OF THE NORTH LINE OF THE
SOUTHWEST 1/4 OF SAID SECTION 3 FOR 837.69 FEET TO THE NORTHEAST CORNER OF LANDS
DESCRIBED IN OFFICIAL RECORDS BOOK 838, PAGE 500, PUBLIC RECORDS OF CHARLOTTE COUNTY,
FLORIDA; THENCE ALONG THE EASTERLY, SOUTHERLY AND SOUTHWESTERLY LINES OF SAID
LANDS THE FOLLOWING 4 COURSES: S.00°34'44"W. FOR 1991.48; THENCE S.45°34'26"W. FOR 275.00
FEET; THENCE N.89°25'34"W. FOR 1350.00 FEET; THENCE N.17°25'34"W. FOR 988.77 FEET TO A POINT
ON THE WEST LINE OF SAID SECTION 3, SAID POINT ALSO BEING THE POINT OF BEGINNING.

CONTAINS 71.11 ACRES, MORE OR LESS.

ATWELL, LLC
FLORIDA LICENSED BUSINESS NO. LB7832                                                                             MAY 31, 2024

_______________________________
C. DREW BRANCH, P.S.M.
PROFESSIONAL SURVEYOR & MAPPER
FLORIDA CERTIFICATION NO. 5542
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DESCRIPTION OF A PARCEL OF LAND
LYING IN SECTIONS 33 AND 34, T-40-S, R-21-E, AND

SECTION 4, T-41-S, R-21-E,
CHARLOTTE COUNTY, FLORIDA.

(PRESERVATION AREA 3)

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF CHARLOTTE,
LYING IN SECTIONS 33 AND 34, TOWNSHIP 40 SOUTH, RANGE 21 EAST AND SECTION 4, TOWNSHIP
41 SOUTH, RANGE 21 EAST, BEING FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHEAST CORNER OF SAID SECTION 4, AS DEPICTED IN CERTIFIED CORNER
RECORD DOCUMENT #052700; THENCE S.00°55'22"W. ALONG THE EAST LINE OF THE NORTHEAST 1/4
OF SAID SECTION 4 (FOR A BASIS OF BEARINGS) FOR 1314.04 FEET TO A POINT ON SAID EAST LINE,
SAID POINT BEING THE BEGINNING OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS
OF 279.82 FEET, A DELTA ANGLE OF 75°23'34", A CHORD BEARING OF S.32°31'31"W. AND A CHORD
DISTANCE OF 342.21 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 368.20 FEET TO THE
BEGINNING OF A REVERSE CURVE TO THE RIGHT HAVING A RADIUS OF 1921.19 FEET, A DELTA
ANGLE OF 07°14'21", A CHORD BEARING OF S.01°33'06"E. AND A CHORD DISTANCE OF 242.58 FEET;
THENCE ALONG THE ARC OF SAID CURVE FOR 242.74 FEET TO THE BEGINNING OF A REVERSE
CURVE TO THE LEFT HAVING A RADIUS OF 2172.36 FEET, A DELTA ANGLE OF 04°47'31", A CHORD
BEARING OF S.00°19'40"E. AND A CHORD DISTANCE OF 181.63 FEET; THENCE ALONG THE ARC OF
SAID CURVE FOR 181.68 FEET TO THE BEGINNING OF A REVERSE CURVE TO THE RIGHT HAVING A
RADIUS OF 284.80 FEET, A DELTA ANGLE OF 26°50'07", A CHORD BEARING OF S.10°41'38"W. AND A
CHORD DISTANCE OF 132.17 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 133.39 FEET TO
THE BEGINNING OF A REVERSE CURVE TO THE LEFT HAVING A RADIUS OF 325.84 FEET, A DELTA
ANGLE OF 92°49'02", A CHORD BEARING OF S.22°17'50"E. AND A CHORD DISTANCE OF 472.00 FEET;
THENCE ALONG THE ARC OF SAID CURVE FOR 527.85 FEET TO A POINT ON THE EAST LINE OF THE
NORTHEAST 1/4 OF SAID SECTION 4; THENCE S.00°58'40"W. ALONG SAID EAST LINE FOR 19.35 FEET;
THENCE N.88°36'50"W. FOR 651.03 FEET; THENCE N.03°04'09"E. FOR 379.40 FEET TO THE BEGINNING
OF CURVE TO THE LEFT HAVING A RADIUS OF 203.73 FEET, A DELTA ANGLE OF 22°38'09", A CHORD
BEARING OF N.08°14'56"W. AND A CHORD DISTANCE OF 79.97 FEET; THENCE ALONG THE ARC OF
SAID CURVE FOR 80.49 FEET TO THE BEGINNING OF A REVERSE CURVE TO THE RIGHT HAVING A
RADIUS OF 341.30 FEET, A DELTA ANGLE OF 46°25'21", A CHORD BEARING OF N.03°38'40"E. AND A
CHORD DISTANCE OF 269.03 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 276.53 FEET TO
THE BEGINNING OF A REVERSE CURVE TO THE LEFT HAVING A RADIUS OF 337.20 FEET, A DELTA
ANGLE OF 26°43'51", A CHORD BEARING OF N.13°29'25"E. AND A CHORD DISTANCE OF 155.89 FEET;
THENCE ALONG THE ARC OF SAID CURVE FOR 157.32 FEET; THENCE N.01°19'45"W. FOR 269.63 FEET
TO THE BEGINNING OF A NON-TANGENT CURVE TO THE RIGHT HAVING A RADIUS OF 172.01 FEET,
DELTA ANGLE OF 53°24'50", A CHORD BEARING OF N.25°16'04"E. AND A CHORD DISTANCE OF 154.62
FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 160.36 FEET; THENCE N.53°39'48"E. FOR 113.17
FEET TO THE BEGINNING OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 180.35
FEET, A DELTA ANGLE OF 51°58'56", A CHORD BEARING OF N.21°13'32"E. AND A CHORD DISTANCE
OF 158.07 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 163.62 FEET; THENCE N.03°59'00"W.
FOR 161.39 FEET TO THE BEGINNING OF A NON-TANGENT CURVE TO THE RIGHT HAVING A RADIUS
OF 115.47 FEET, A DELTA ANGLE OF 79°29'20", A CHORD BEARING OF N.34°10'01"E. AND A CHORD
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DISTANCE OF 147.66 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 160.20 FEET TO THE
BEGINNING OF A REVERSE CURVE TO THE LEFT HAVING A RADIUS OF 183.30 FEET, A DELTA ANGLE
OF 91°10'15", A CHORD BEARING OF N.25°02'58"E. AND A CHORD DISTANCE OF 261.85 FEET; THENCE
ALONG THE ARC OF SAID CURVE FOR 291.67 FEET; THENCE N.14°36'39"W. FOR 90.17 FEET TO THE
BEGINNING OF A NON-TANGENT CURVE TO THE RIGHT HAVING A RADIUS OF 290.35 FEET, A DELTA
ANGLE OF 28°27'17", A CHORD BEARING OF N.03°00'22"E. AND A CHORD DISTANCE OF 142.72 FEET;
THENCE ALONG THE ARC OF SAID CURVE FOR 144.20 FEET TO THE BEGINNING OF A REVERSE
CURVE TO THE LEFT HAVING A RADIUS OF 150.73 FEET, A DELTA ANGLE OF 53°56'05", A CHORD
BEARING OF N.13°55'32"W. AND A CHORD DISTANCE OF 136.70 FEET; THENCE ALONG THE ARC OF
SAID CURVE FOR 141.88 FEET; THENCE N.35°09'58"W. FOR 155.01 FEET TO THE BEGINNING OF A
CURVE TO THE RIGHT HAVING A RADIUS OF 170.84 FEET, A DELTA ANGLE OF 35°11'07", A CHORD
BEARING OF N.17°34'24"W. AND A CHORD DISTANCE OF 103.27 FEET; THENCE ALONG THE ARC OF
SAID CURVE FOR 104.91 FEET TO THE BEGINNING OF A REVERSE CURVE TO THE LEFT HAVING A
RADIUS OF 117.72 FEET, A DELTA ANGLE OF 120°04'52", A CHORD BEARING OF S.81°28'03"W. AND A
CHORD DISTANCE OF 203.98 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 246.72 FEET;
THENCE N.69°00'51"W. FOR 48.49 FEET TO A POINT ON THE SOUTH LINE OF SAID SECTION 33; THENCE
N.89°58'30"W. ALONG SAID SOUTH LINE FOR 328.71 FEET TO THE BEGINNING OF A NON-TANGENT
CURVE TO THE LEFT HAVING A RADIUS OF 66.38 FEET, A DELTA ANGLE OF 198°50'43", A CHORD
BEARING OF S.24°25'23"W. AND A CHORD DISTANCE OF 130.97 FEET; THENCE ALONG THE ARC OF
SAID CURVE FOR 230.38 FEET; THENCE S.01°21'18"W. FOR 286.67 FEET; THENCE N.87°26'43"W. FOR
101.02 FEET; THENCE N.57°38'46"W. FOR 169.62 FEET TO THE BEGINNING OF A NON-TANGENT CURVE
TO THE RIGHT HAVING A RADIUS OF 329.62 FEET, A DELTA ANGLE OF 106°22'56", A CHORD BEARING
OF N.05°45'37"W. AND A CHORD DISTANCE OF 527.82 FEET; THENCE ALONG THE ARC OF SAID CURVE
FOR 612.02 FEET; THENCE N.46°37'45"E. FOR 156.36 FEET TO THE BEGINNING OF A NON-TANGENT
CURVE TO THE LEFT HAVING A RADIUS OF 97.44 FEET, A DELTA ANGLE OF 77°19'56", A CHORD
BEARING OF N.01°07'22"E. AND A CHORD DISTANCE OF 121.76 FEET; THENCE ALONG THE ARC OF
SAID CURVE FOR 131.52 FEET; THENCE N.35°18'13"W. FOR 155.02 FEET TO THE BEGINNING OF A NON-
TANGENT CURVE TO THE RIGHT HAVING A RADIUS OF 240.62 FEET, A DELTA ANGLE OF 26°34'17", A
CHORD BEARING OF N.18°15'11"W. AND A CHORD DISTANCE OF 110.59 FEET; THENCE ALONG THE
ARC OF SAID CURVE FOR 111.59 FEET TO THE BEGINNING OF A REVERSE CURVE TO THE LEFT
HAVING A RADIUS OF 230.71 FEET, A DELTA ANGLE OF 90°27'51", A CHORD BEARING OF
N.71°10'05"W. AND A CHORD DISTANCE OF 327.59 FEET; THENCE ALONG THE ARC OF SAID CURVE
FOR 364.27 FEET TO THE BEGINNING OF A COMPOUND CURVE TO THE LEFT HAVING A RADIUS OF
370.92 FEET, A DELTA ANGLE OF 35°39'47", A CHORD BEARING OF S.44°08'09"W. AND A CHORD
DISTANCE OF 227.16 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 230.87 FEET; THENCE
S.23°11'46"W. FOR 209.10 FEET TO THE BEGINNING OF A NON-TANGENT CURVE TO THE RIGHT
HAVING A RADIUS OF 68.33 FEET, A DELTA ANGLE OF 94°24'55", A CHORD BEARING OF S.66°27'41"W.
AND A CHORD DISTANCE OF 100.28 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 112.59
FEET; THENCE N.68°10'24"W. FOR 576.90 FEET TO A POINT ON THE EASTERLY RIGHT-OF-WAY LINE
OF STATE ROAD 776 (aka McCALL ROAD), AS DEPICTED ON FLORIDA DEPARTMENT OF
TRANSPORTATION RIGHT-OF-WAY MAP SECTION 01050-2521; THENCE ALONG SAID EASTERLY
RIGHT-OF-WAY LINE THE FOLLOWING 5 COURSES: N.25°00'49"E. FOR 277.52 FEET; THENCE
N.09°55'23"W. FOR 159.14 FEET; THENCE N.64°59'20"W. FOR 211.92 FEET; THENCE N.87°17'38"W. FOR
27.71 FEET TO THE BEGINNING OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF
2356.83 FEET, A DELTA ANGLE OF 00°12'19", A CHORD BEARING OF N.24°54'16"E. AND A CHORD
DISTANCE OF 8.44 FEET; THENCE ALONG THE ARC OF SAID CURVE FOR 8.44 FEET; THENCE
S.87°47'01"E. FOR 1920.70 FEET; THENCE S.61°51'34"E. FOR 859.94 FEET TO A POINT ON THE EAST LINE
OF SAID SECTION 33; THENCE S.61°58'33"E. FOR 40.30 FEET; THENCE N.74°10'10"E. FOR 315.16 FEET;
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THENCE N.50°09'19"E. FOR 360.02 FEET; THENCE S.62°48'04"E. FOR 404.94 FEET; THENCE S.26°09'43"W.
FOR 579.76 FEET; THENCE S.71°31'20"W. FOR 694.38 FEET TO A POINT ON THE SOUTH LINE OF SAID
SECTION 34; THENCE N.89°49'55"W. ALONG SAID SOUTH LINE FOR 82.63 FEET TO THE POINT OF
BEGINNING.

CONTAINS 80.55 ACRES, MORE OR LESS.

ATWELL, LLC
FLORIDA LICENSED BUSINESS NO. LB7832                                                                             MAY 31, 2024

_______________________________
C. DREW BRANCH, P.S.M.
PROFESSIONAL SURVEYOR & MAPPER
FLORIDA CERTIFICATION NO. 5542
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DESCRIPTION OF A PARCEL OF LAND
LYING IN SECTION 3, T-41-S, R-21-E,

CHARLOTTE COUNTY, FLORIDA.

(PRESERVATION AREA 1)

A TRACT OR PARCEL OF LAND SITUATED IN THE STATE OF FLORIDA, COUNTY OF CHARLOTTE,
LYING IN AND BEING A PORTION OF THE SOUTH 1/2 OF THE NORTHWEST 1/4 OF SECTION 3,
TOWNSHIP 41 SOUTH, RANGE 21 EAST, BEING FURTHER BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING AT THE CENTER OF SAID SECTION 3, AS DEPICTED IN CERTIFIED CORNER RECORD
DOCUMENT #082720; THENCE N.00°11'31"W. ALONG THE EAST LINE OF THE NORTHWEST 1/4 OF SAID
SECTION 3 (FOR A BASIS OF BEARINGS) FOR 332.38 FEET TO THE POINT OF BEGINNING; THENCE
CONTINUE N.00°11'31"W. ALONG SAID EAST LINE FOR 332.39 FEET TO THE SOUTHEAST CORNER OF
THE NORTHEAST 1/4 OF THE SOUTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID SECTION 3; THENCE
N.89°19'30"W. ALONG THE SOUTH LINE OF THE NORTHEAST 1/4 OF THE SOUTHEAST 1/4 OF THE
NORTHWEST 1/4 OF SAID SECTION 3 FOR 658.45 FEET TO THE SOUTHWEST CORNER OF THE
NORTHEAST 1/4 OF THE SOUTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID SECTION 3; THENCE
N.00°05'28"E. ALONG THE WEST LINE OF THE NORTHEAST 1/4 OF THE SOUTHEAST 1/4 OF THE
NORTHWEST 1/4 OF SAID SECTION 3 FOR 662.85 FEET TO A POINT ON THE NORTH LINE OF THE
SOUTH 1/2 OF THE NORTHWEST 1/4 OF SAID SECTION 3, SAID POINT ALSO BEING THE NORTHWEST
CORNER OF THE NORTHEAST 1/4 OF THE SOUTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID SECTION
3; THENCE N.89°29'25"W. ALONG SAID NORTH LINE FOR 378.50 FEET TO A POINT ON SAID NORTH
LINE; THENCE S.21°52'09"E. FOR 1012.10 FEET TO A POINT ON THE WEST LINE OF THE SOUTHEAST
1/4 OF THE SOUTHEAST 1/4 OF THE NORTHWEST 1/4 OF SAID SECTION 3; THENCE S.00°05'28"W.
ALONG SAID WEST LINE FOR 354.79 FEET TO A POINT ON SAID WEST LINE; THENCE S.89°09'41"E.
ALONG A LINE BEING PARALLEL TO AND 35 FEET NORTH OF THE SOUTH LINE OF THE NORTHWEST
1/4 OF SAID SECTION 3 FOR 397.54 FEET; THENCE N.00°11'31"W. FOR 297.00 FEET; THENCE S.89°14'34"E.
FOR 264.04 FEET TO A POINT ON THE EAST LINE OF THE NORTHWEST 1/4 OF SAID SECTION 3, SAID
POINT ALSO BEING THE POINT OF BEGINNING.

CONTAINS 11.79 ACRES, MORE OR LESS.

ATWELL, LLC
FLORIDA LICENSED BUSINESS NO. LB7832                                                                             MAY 31, 2024

_______________________________
C. DREW BRANCH, P.S.M.
PROFESSIONAL SURVEYOR & MAPPER
FLORIDA CERTIFICATION NO. 5542
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Community Development Department 
Comprehensive Planning Section 
18400 Murdock Circle 
Port Charlotte, FL, 33948 

APPLICATION FOR A LARGE SCALE PLAN AMENDMENT (MAP) 1 
5/27/2015 

AFFIDAVIT 

I, the undersigned, being first duly sworn, depose and say that I am the owner or agent of the property 
described and which is the subject matter of the proposed hearing; that all answers to the questions in 
this application, and all sketches, data and other supplementary matter attached to and made a part of 
the application are honest and true to the best of my knowledge and belief.  I understand this 
application must be complete and accurate before the hearing can be advertised, and that if I am not the 
owner of the property I have attached a notarized authorization from the owner(s) to submit this 
application.  I acknowledge that all items listed in the application must be submitted concurrent at the 
time the County accepts the application.  I swear that the attached list of adjacent property owners is 
complete, including all property owners within 200 feet of the subject properties (excluding right-of-
ways), that it is correct, providing addresses as listed in the County Tax Roll. 

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

Alexis Crespo

28100 Bonita Grande Drive, Suite 305

Bonita Springs, FL 34135

FLORIDA PINELLAS

24th May 24

is personally known to me

Sandra K. Fabrizio

FL Public Notary

HH 370063   Exp 3/6/2027



Community Development Department 
Comprehensive Planning Section 
18400 Murdock Circle 
Port Charlotte, FL, 33948 

APPLICATION FOR A LARGE SCALE PLAN AMENDMENT (MAP) 1 
5/27/2015 

AFFIDAVIT B 

The applicant/owner hereby acknowledges and agrees that any staff discussion about conditions of 
approval are preliminary only, and are not final, nor are they the specific conditions or demands 
required to gain approval of the application, unless the conditions or demands are actually included in 
writing in the final development order or the final denial determination or order. 

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

FLORIDA PINELLAS

May24th 24

Alexis Crespo

is personally known to me

Sandra K. Fabrizio

FL Public Notary

HH 370063   Exp 3/6/2027
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1 INTRODUCTION 
 
Turrell, Hall & Associates, Inc. (THA) has conducted a listed species survey at Harbor Village, 
located at 15505 Cattle Dock Point Road in Port Charlotte, Florida 33981, located within Sections 
3, 4, 8, 9, 10, 33 and 34 Township 41 South, Range 21 East, in Charlotte County. The project area 
can be identified by Folio Numbers 402133400002, 402133400003, 402134300002, 412103100002, 
412103100003, 412103100004, 412103100005, 412103100006, 412103300002, 412103300003, 
412104130001, 412104130007, 412104131004, 412104176001, 412104177001, 412104178001, 
412104200001, 412104200002, 412104200003, 412104200004, 412104200009, 412104200010, 
412104200011, 412104200012, 412104200013, 412104200014, 412104200015, 412104200016, 
412104200017, 412104200018, 412104200019, 412104326003, 412104327001, 412104329002, 
412104377002, 412104400001, 412104400002, 412104400003, 412104400004, 412104400008, 
412104400009, 412104400010, 412104400011, 412104400012, 412108427001, 412109100006, 
412109100006, 412109100006, 412109100007, 412109100007, 412109100008, 412109100008, 
412109301001, 412109426001, and 412110100001. The total project area is approximately 1,150 
acres in size. The purpose of this report is to provide a summary of wildlife observations on the 
project area and to consider the potential effects of the proposed project on any state or federal 
listed species that may utilize the project area for feeding, foraging, or nesting purposes.  
 
Approximatley 409 acres of the project area and associated development has been previously 
permitted by the Southwest Florida Water Management District (Environmnetal Resource 
Permit: 43022190.001) and the Florida Department of Environmental Protection (State 404 
Program Individual Permit: 409588-001). A “Protected Species Assessment” of this portion was 
conducted by Ian Vincent & Associates. This portion of the project area was also assessed for 
Florida Bonneted bat (Eumops floridanus) presence by THA in association with those permits. The 
results of both these assessments will be incorporated into this report where appropriate.  
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2 METHODOLOGY 
 
Prior to any wildlife survey being carried out, careful consideration is given to the types of habitat 
in question and species that are known to utilize such areas. Several publications and references 
are also consulted, including The Official List of Florida’s Endangered Species, Florida’s 
Endangered and Threatened Species (dated December 2022), Florida’s Imperiled Species 
Management Plans, Florida Fish and Wildlife Conservation Commission (FWC) Species 
Conservation Measures and Permitting Guidelines, The U.S. Fish and Wildlife Service’s (FWS) 
Information for Planning and Consultation, the Florida Natural Areas Inventory (FNAI), and 
Charlotte County aerial photography.  
 
The basic objective of any wildlife survey is to obtain evidence that wildlife species are utilizing 
the project site. This site may be comprised of a primary or secondary foraging zone, a nesting 
zone, or be merely adjacent to those sites with regard to a particular listed species. As many listed 
species in Florida are cryptic and/or nocturnal, patience and sufficient time must be devoted to 
the survey. 
 
Aerial photography and the Florida Land Use, Cover, and Forms Classification System 
(FLUCFCS) maps of the site and surrounding area were consulted before arriving on-site. After 
thorough consideration of the existing habitats, a list of species that could be found on-site was 
developed. The required survey procedure for each species was then consulted to ensure that 
those procedures were followed where appropriate.  
  
A system of transects was followed throughout the project area in the early morning, afternoon, 
and dusk hours, thus allowing for the proper protocols for surveying wading birds, fox squirrels, 
gopher tortoises, and other anticipated or potential species that could occur on the project lands. 
Qualified THA biologists traversed the entire site in a series of linear transects spaced 
approximately 50 to 150 feet apart. Where the canopy was dense, transects were spaced closer 
together. Linear transects were not possible in all areas due to dense exotic vegetation throughout 
the project area. Meandering transects were used to ensure different habitat signatures observed 
from aerial photography were thoroughly surveyed. Where possible, transects were conducted 
from higher areas and along existing relatively open paths to utilize better visibility from 
aforementioned areas.  
 
A visual inspection of trees was also conducted to search for squirrel day beds, potential nesting 
cavities, and potential bat roosts. Indirect evidence such as rooting, scrape marks, nests, cavities, 
burrows, tracks, and scat were looked for and noted. Once cavity or nest trees were located, they 
were marked with a handheld GPS for further investigation prior to clearing. In addition, the 
approximate sighting location of any listed species were noted on the survey aerial. 
 
Evidence of protected plants was also searched for along transect lines. 
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3 PRELIMINARY RESEARCH 
 
Prior to field investigations, aerial photos, soil maps, and prior mapping of the project area were 
reviewed to identify various vegetation associations that are present on and adjacent to the 
project area. Various publications and databases were reviewed to identify listed plant and 
wildlife species, which could occur as well as those that had been previously documented on or 
near the project site, and also to gather information concerning the listed species. 
 
Based on the habitat types that were identified, existing knowledge of the project area, 
correspondence with other consultants, and review of publications and databases, a preliminary 
list of protected plant and animal species with the potential to occur within or near the project 
area was determined.  
 
As used herein, the term “listed species” refers to those animals listed as endangered or 
threatened by the FWS or the FWC. The following subsections document these efforts and their 
results. Table 1 features a list of listed species that could potentially utilize the project area. 
 

Table 1: Potential Threatened and Endangered Species 
Common Name Scientific Name Status 
American alligator Alligator mississippiensis FT (S/A) 
American crocodile Crocodylus acutus FT 
Eastern indigo snake Drymarchon couperi FT 
Florida pine snake Pituophis melanoleucus mugitus ST 
Gopher tortoise Gopherus polyphemus ST 
Audubon's crested caracara Polyborus plancus audubonii FT 
Bald eagle Haliaeetus leucocephalus * 
Black skimmer Rynchops niger ST 
Eastern black rail Laterallus jamaicensis jamaicensis FT 
Everglade snail kite Rostrhamus sociabilis plumbeus FE 
Florida burrowing owl Athene cunicularia floridana ST 
Florida sandhill crane Antigone canadensis pratensis ST 
Least tern Sternula antillarum ST 
Little blue heron Egretta caerulea ST 
Reddish egret Egretta rufescens ST 
Roseate spoonbill Platalea ajaja ST 
Southeastern American kestrel Falco sparverius paulus ST 
Tricolored heron Egretta tricolor ST 
Wood stork Mycteria americana FT 
Florida bonneted bat Eumops floridanus FE 
West Indian manatee Trichechus manatus FT 
Smalltooth sawfish Pristis pectinate FE 

FE = Federally Endangered     FT = Federally Threatened     ST = State Threatened     FT (S/A) = Federally designated 
Threatened species due to similarity of appearance     * = Non-listed protected species  



  Harbor Village 
Listed Species Survey Report 

May 2024 
 

4 
 

4 EXISTING CONDITIONS 
 
The Harbor Bridge project encompasses approximately 1,150 acres. It is bordered by Gasparilla 
and South McCall Roads on its west. North of the project is the Charlotte Harbor Preserve State 
Park and its south is bordered by the South Gulf Cove canal system, Village of Holiday Lake 
Community and Marathon Boulevard. The South Gulf Cove canal system connects the project 
area to Charlotte Harbor Preserve State Park and Charlotte Harbor by way of the South Gulf 
Cove Boat Lock and turning basin. There are several out-parcels of land not included in the 
project area including the Charlotte County West Port Water Reclamation Facility and various 
privately held residential parcels or undeveloped land.  
 
Currently, the majority of the project area is undeveloped land overgrown with several invasive 
plant species such as Brazilian pepper (Schinus terebinthifolia), melaleuca (Melaleuca 
quinquenervia), and Australian pine (Casuarina equisetifolia) . Evidence of spoil mounds from the 
creation of the South Gulf Coast canal system are still present on the eastern edges of the project 
area as well as the remnants of access roads used for the project. Historically, much of the land 
was used for agriculture and homesteads. Nearly all of the natural communities in the project 
area have been heavily infested by invasive exotic species and are much denser than what would 
be expected in a more natural community.  
 
The Florida Land Use, Cover, and Forms Classification System (FLUCFCS) manual was used to 
classify all the vegetative communities occurring within the site boundaries. The FLUCFCS 
exhibit attached to the Environmental Supplement report depicts the project area together with 
its vegetative cover and the approximate limits of the wetland and upland areas. Detailed 
descriptions of the various vegetative communities and any site-specific nuances can be found in 
the relative Environmental Assessment report. 
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5 RESULTS 
 
During the surveys conducted on-site, THA biologists recorded sightings of two listed species. 
The project area was surveyed for a total of 233.25 hours. Table 2 features a summary of survey 
times and weather conditions on-site. 
 

Table 2: Summary of Survey Efforts 
Date Start End Observers Survey 

Hours 
Temp. (F) Cloud 

Cover 
Precip. 

(in.) 
Wind (mph) 

1/18/2024 08:00 14:00 JOH, CH, AP 18 75 75% 0 5 NE 
1/24/2024 08:00 16:15 JOH, CH 16.5 82 55% 0 12 SE 
1/25/2024 08:00 17:30 JOH, CH, TH 24 81 35% 0 10 SE 
1/26/2024 06:00 6:30 JOH 0.5 70 5% 0 3 ENE 
2/1/2024 08:00 15:15 JOH, CH 14.5 65 5% 0 5 NE 
2/7/2024 09:30 17:30 JOH, CH 16 66 10% 0 9 NNE 
2/14/2024 08:00 14:00 CH 6 70 10% 0 7 NE 
2/16/2024 09:30 14:45 JOH, CH 10.5 77 5% 0 3 SSE 
2/22/2024 08:00 14:00 CH 6 71 0% 0 8 SSE 
3/4/2024 08:00 15:00 TH 7 82 NA 0 8 SSE 
3/7/2024 09:30 15:30 CH, MC 12 78 NA 0.04 7 ENE 
3/8/2024 10:00 13:00 CH, MC 6 75 NA 0.68 9 SE 
3/14/2024 09:30 17:30 CH, MC 16 76 NA 0 5 N 
3/15/2024 08:00 16:00 CH, MC 16 75 NA 0 8 SSE 
3/20/2024 11:00 17:15 JOH 6.25 66 5% 0 3 NE 
3/21/2024 09:00 14:30 MC 5.5 69 NA 0 6 E 
3/25/2024 10:00 18:15 JOH, MC 16.5 75 10% 0 9 SE 
3/26/2024 10:00 16:00 CH, MC 12 75 NA 0 15 S 
3/27/2024 10:15 18:00 CH, JOH, MC 23.25 86 10% 0 8 SSW 
5/2/2024 12:00 12:45 JOH 0.75 84 5% 0 4 SE 
 

5.1 LISTED SPECIES OBSERVED ON-SITE 
 
Six listed species were observed on-site by THA biologists. Two other non-listed protected species 
were observed as well. The nature, location, and frequency of these observations are outlined 
below. A map of the locations of these observations is included in the exhibits. 
 

5.1.1 American alligator (Alligator mississippiensis) 
 
Two American alligators (Alligator mississippiensis) were observed on-site. The first was observed 
in the saltwater marsh on-site on February 7, 2024. The second was observed in the Australian 
pine near surface water in the northern portion of the site on March 25, 2024 It is likely that 
American alligators utilize the deeper portions of the open wetlands and other surface waters 
throughout the project area, but they were not regularly observed on-site due to the density of 
the vegetation. 
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5.1.2 Gopher tortoise (Gopherus polyphemus) 
 
Signs of gopher tortoises (Gopherus polyphemus) were found in limited areas within the project 
area. Eighteen (18) potentially occupied burrows and Twenty-six (26) abandoned gopher tortoise 
burrows were observed in the Pine Flatwoods, Shrub and Bushlands, Mixed Hardwoods, and 
Distubed Land communities within the project area.  
 

5.1.3 American kestrel (Falco sparverius) 
 
American kestrels (Falco sparverius) were observed on January 18 and March 7, 2024, perching on 
powerlines located on Cattle Dock Point Road. It is possible that the American kestrels that were 
observed were State-designated Threatened southeastern American kestrels (Falco sparverius 
paulus).  
 

5.1.4 Bald eagle (Haliaeetus leucocephalus) 
 
Two bald eagles (Haliaeetus leucocephalus) were observed flying over the project area on February 
16, 2024. Bald eagles (Haliaeetus leucocephalus) were also observed perching on-site on March 20, 
25, and 27, 2024. All eagles were seen in the northern 1/2 of the project area. No eagle nests or 
signs of nesting were observed. 
 

5.1.5 Roseate spoonbill (Platalea ajaja) 
 
One roseate spoonbill was observed on March 27, 2024, over surface waters near the northeast 
end of Cattle Dock Road.The roseate spoonbill was perched in a Brazilean pepper  tree 
surrounded by surface waters.  On March 27, 2024, roseate spoonbills were observed perched in 
a Brazilian pepper surrounded by surface water at the northeast end of Cattle Dock Road. On 
May 02, 2024, two more roseate spoonbills were observed near the same area. Little blue herons, 
tricolored herons, snowy egrets (Egretta thula), and yellow-crowned night herons (Nyctanassa 
violacea) were all observed breeding, it is possible roseate spoonbills are breeding in this area as 
well.  
 

5.1.6 Little blue heron (Egretta caerulea) 
 
Several little blue herons were seen on the property and adjacent parcels. On March 20, 2024, a 
little blue heron was observed foraging in the pond adjacent to the Gulf Cove United Methodist 
Church in the vicinity of the project. Two little blue herons were observed in hydric meleluca and 
hydric pine communities south of Cattle Dock Road on March 25, 2024. On March 27, 2024, a little 
blue heron was observed near OSW in the southern portion of the property and one was observed 
perched in a Brazilian pepper surrounded by surface water at the northeast end of Cattle Dock 
Road. On May 02, 2024 the above area was confirmed to be a multi-species breeding colony 
including little blue herons.  
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5.1.7 Tricolored heron (Egretta tricolor) 
 
Multiple tricolored herons were observed on-site. On March 25, 2024, one was seen in the 
mangrove swamps adjacent to the tidal flats in the north of the project area. On March 27, 2024 
one tricolored heron was seen perched in a Brazilian pepper tree surrounded by surface water at 
the northeast end of Cattle Dock Road. On May 02, 2024 the above area was confirmed to be a 
multi-species breeding colony including tricolored herons.  
 

5.1.8 Wood stork (Mycteria americana) 
 
One wood stork was observed flying over an Australian pine stand in the northern third of the 
project area on March 25, 2024. An additional wood stork was observed foraging in surface waters 
in the southern portion of the project area on March 27, 2024. 
 

5.2 SPECIES OBSERVED ON-SITE 
 
While surveying the Harbor Village project area for listed species, biologists recorded sightings 
and signs of non-listed wildlife in addition to the listed species noted above. Table 3 features all 
wildlife observed on or adjacent to the project site. 
 

Table 3: List of Species Observed On-site 
Common Name Scientific Name Status 

Amphibians 
Cuban tree frog Osteopilus septentrionalis Non-native 
Oak toad Anaxyrus quercicus Non-native 
Tree frogs Hyla spp.  

Crustaceans 
Fiddler crab Family Ocypodidae  

Reptiles 
American alligator Alligator mississippiensis FT (S/A) 
Black racer Coluber constrictor   
Brown anole Anolis sagrei Non-native 
Gopher tortoise Gopherus polyphemus ST 
Southeastern five-lined skink Plestiodon inexpectatus  

Birds 
American kestrel Falco sparverius * 
American white pelican Pelecanus erythrorhynchos  
Anhinga Anhinga anhinga  
Bald eagle Haliaeetus leucocephalus * 
Belted kingfisher Megaceryle alcyon  
Black vulture Coragyps atratus  
Black-and-white warbler Mniotilta varia  
Black-bellied whistling-duck Dendrocygna autumnalis  
Blue jay Cyanocitta cristata  
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Blue-gray gnatcatcher Polioptila caerulea  
Boat-tailed grackle Quiscalus major  
Carolina wren Thryothorus ludovicianus  
Common grackle Quiscalus quiscula  
Common ground dove Columbina passerina  
Double-crested cormorant Nannopterum auritum  
Eastern phoebe Sayornis phoebe  
Eastern screech-owl Megascops asio  
Eurasian collared-dove Streptopelia decaocto  
Fish crow Corvus ossifragus  
Gray catbird Dumetella carolinensis  
Great egret Ardea alba  
Green heron Butorides virescens  
House wren Troglodytes aedon  
Killdeer Charadrius vociferus  
Little blue heron Egretta caerulea ST 
Loggerhead shrike Lanius ludovicianus  
Mourning dove Zenaida macroura  
Northern bobwhite Colinus virginianus  
Northern cardinal Cardinalis cardinalis  
Northern flicker Colaptes auratus  
Osprey Pandion haliaetus  
Palm warbler Setophaga palmarum  
Pileated woodpecker Dryocopus pileatus  
Pine warbler Setophaga pinus  
Prairie warbler Setophaga discolor  
Purple martin Progne subis  
Red-bellied woodpecker Melanerpes carolinus  
Red-shouldered hawk Buteo lineatus  
Red-tailed hawk Buteo jamaicensis  
Red-winged blackbird Agelaius phoeniceus  
Roseate spoonbill Platalea ajaja ST 
Snowy egret Egretta thula  
Swallow-tailed kite Elanoides forficatus  
Swamp sparrow Melospiza georgiana  
Tricolored heron Egretta tricolor ST 
Turkey vulture Cathartes aura  
White ibis Eudocimus albus  
White-eyed vireo Vireo griseus  
Wood stork Mycteria americana FT 
Yellow-bellied sapsucker Sphyrapicus varius  
Yellow-crowned night heron Nyctanassa violacea  
Yellow-rumped warbler Setophaga coronata  
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Mammals 
Bobcat Lynx rufus  
Coyote Canis latrans  
Eastern cottontail Sylvilagus floridanus  
Feral pig Sus scrofa Non-native 
Marsh rabbit Sylvilagus palustris  
Nine-banded armadillo Dasypus novemcinctus  
Raccoon Procyon lotor  
River otter Lontra canadensis  
Virginia opossum Didelphis virginiana  
White-tailed deer Odocoileus virginianus  

FE = Federally Endangered     FT = Federally Threatened     ST = State Threatened     FT (S/A) = Federally designated 
Threatened species due to similarity of appearance     * = Non-listed protected species 
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6 DISCUSSION 
 

6.1 PROJECT OVERVIEW 
 
The proposed Harbor Village project is a large-scale mixed use, residential, industrial, and 
commercial development with a planned marina, including the associated road and stormwater 
management infrastructure. The residential development will be comprised of single family and 
multi-family homes. The marina will be excavated in the southern portion of the project area and 
provide ingress and egress to the Butterford Waterway and the South Gulf Coast canal system. 
The project will also include preservation and enhancement of wetlands on-site including the  
establishment of a large, interconnected wetland preserve.  
 

6.2 PROPOSED IMPACTS ON POTENTIAL AND OBSERVED LISTED SPECIES 
 

6.2.1 American alligator (Alligator mississippiensis) 
 
Though the American alligator is no longer considered endangered, it is currently listed as 
federally threatened due to its similarity in appearance to the American crocodile (Crocodylus 
acutus). American alligators were observed in the saltwater marsh in the eastern portion of the 
project area on February 7, 2024 and in an Austrilian pine stand near surface water in the northern 
portion of the site on March 25, 2024. An American alligator was also observed in the stormwater 
retention pond adjacent to the northwest corner of the project area on March 20, 2024. It is likely 
that American alligators utilize the deeper portions of the open wetlands and other surface waters 
throughout the area, however, they were not regularly observed on-site due to the density of the 
vegetation. Development of the wetlands and surface waters will result in the removal of 
American alligator habitat. Some of this loss of habitat will be offset by the creation of stormwater 
retention ponds and the improvement of the habitat within the project's planned preserve areas.. 
 

6.2.2 American crocodile (Crocodyles acutus) 
 
The American crocodile is classified as federally threatened under the Endangered Species Act. 
They can be found in ponds, coves, and creeks in mangrove swamps and occasionally in inland 
and freshwater areas along the coast. The project area is not located within American crocodile 
critical habitat and the project is unlikely to have any effect on the American crocodile. 
 

6.2.3 Eastern indigo snake (Drymarchon couperi) 
 
The eastern indigo snake (Drymarchon couperi) is classified as federally threatened under the 
Endangered Species Act. Generally, this species lives and hunts in a wide variety of habitats, 
and its territory can cover large areas. It can be associated with gopher tortoise burrows and 
favors pine flatwoods, palmetto prairies, and scrub habitats as well as wetland edges. It is 
relatively reclusive in nature and is rarely observed in the wild. Immediately before 
construction of the project, an eastern indigo snake survey will be needed to ensure that they 
are not utilizing areas where large equipment will be deployed. No eastern indigo snakes have 
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been observed on-site. However, eastern indigo snakes could frequent parts of the project area. 
Special construction guidelines to protect the eastern indigo snake will be followed by 
construction personnel during all phases of construction work performed on-site. Based on 
these guidelines the project may affect, but is not likely to adversely affect, the eastern indigo 
snake. 
 

6.2.4 Florida pine snake (Pituophis melanoleucus mugitus) 
 
The Florida pine snake (Pituophis melanoleucus mugitus) is classified as a State-designated 
Threatened Species in the Florida Endangered and Threatened Species List. This species generally 
inhabits communities with well-drained, sandy soils, and little canopy cover, as the snake prefers 
to burrow in areas that receive significant sunlight. No Florida pine snakes were observed on-
site. However, it could potentially be a commensal to the gopher tortoises observed on-site, 
considering their similar habitat preferences. Contractors will be educated on the Florida pine 
snake and will be required to comply with the Species Action Plan for the Florida Pine Snake. 
 

6.2.5 Gopher tortoise (Gopherus polyphemus) 
 
The gopher tortoise is classified as a State-designated Threatened Species in the Florida 
Endangered and Threatened Species List. This species prefers upland habitats, particularly 
xeric scrub communities, and higher-elevation pine flatwoods. They can also be found in 
disturbed upland areas, including fallow, and abandoned agricultural fields, perimeters of active 
crop fields, and pastures. Eighteen (18) potentially occupied burrows and Twenty-six (26) 
abandoned gopher tortoise burrows were observed in the survey area. Prior to construction, 100% 
of suitable gopher tortoise habitat in the project area will be resurveyed for gopher tortoises. A 
gopher tortoise conservation permit will likely be required for the project development. Any 
potentially occupied gopher tortoise burrows will be excavated and captured tortoises will be 
relocated to a long-term protected recipient site. Following all permitting guidelines, the project 
is unlikely to adversely affect the gopher tortoise.  
 

6.2.6 Audobons’s crested caracara (Polyborus plancus audubonii) 
 
Audubon’s crested caracara (Polyborus plancus audubonii) is a subspecies of the crested caracara 
(Polyborus plancus) that inhabits peninsular Florida and is classified as federally threatened under 
the Endangered Species Act. Audubon’s crested caracara (hereinafter referred to as “caracara”) 
prefers native rangeland and unimproved pasture for foraging purposes. Caracara prefer 
cabbage palms for nesting surrounded by habitats with low-ground cover and shrubby 
vegetation. Due to the lack of suitable habitat on-site, the development of the project area is not 
expected to impact caracara foraging or nesting. However, the project is within the consultation 
area for FWS. Consultation and additional surveys may be required to verify that caracaras are 
not using the project area. If any evidence of caracara nesting is observed, appropriate buffers 
will be coordinated with FWS and FWC reviewers.  
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6.2.7 Bald Eagle (Haliaeetus leucocephalus)  
 
While no longer a listed species, at a state or federal level, the bald eagle is still protected by state 
rule 68A-16.002, Florida Administrative Code (F.A.C.), and federal laws (Migratory Bird Treaty 
Act of 1918 and the Bald and Golden Eagle Protection Act of 1940). An incidental take permit may 
be needed for activities taking place within 660 feet of an eagle nest during the breeding season 
(October 1 – May 15). Two bald eagles  were observed flying over the project area on February 
16, 2024. Bald eagles were observed perching on-site on March 20, 25, and 27, 2024. All eagles 
were seen in the northern 1/2 of the project area. No eagle nests or signs of nesting were observed. 
Several eagle nests near the Harbor Village project area were recorded by the Audubon 
EagleWatch Program. There is a record of a nest (CO051) located inside the project boundaries 
that was destroyed by storms in 2023. Another nest (CO098) that was active during the 2023 
season is located approximately 1 miles southeast of the project area. No state or federal 
permitting will be required for eagle nests on-site. Destroyed nest CO051 should be re-inspected 
before any construction takes place. 
 

6.2.8 Eastern black rail (Laterallus jamaicensis jamaicensis) 
 
The eastern black rail (Laterallus jamaicensis jamaicensis) is a subspecies of the black rail that 
generally inhabits dense marshlands in the eastern United States, the Caribbean, and Central 
America. The species is classified as federally threatened under the Endangered Species Act due 
largely to the loss and degradation of suitable wetland habitat. Eastern black rail breeding was 
historically possible in Charlotte County, but not confirmed. It is unlikely that black rails are 
utilizing the wetlands within the project area. The project is likely to have no effect on eastern 
black rails, but consultation with FWC and FWS will be necessary to confirm.  
 

6.2.9 Everglade snail kite (Rostrhamus sociabilis plumbeus) 
 
The Everglade snail kite (Rostrhamus sociabilis plumbeus) is a subspecies of the snail kite 
(Rostrhamus sociabilis) that inhabits Florida, Cuba, and northwestern Honduras. The Everglade 
snail kite is classified as federally endangered under the Endangered Species Act. The principal 
threat to the Everglade snail kite is the loss, degradation, and fragmentation of wetland habitats. 
The project area is not located within the critical habitat of the Everglade snail kite. No Everglade 
snail kites were observed in or adjacent to the project area. Everglade snail kite foraging habitat 
typically consists of clear and calm marsh habitats with interspersed open water and shallow 
water areas. These areas may contain sparse low trees but must be relatively clear and open to 
allow for foraging of apple snail species (Pomacea spp.), which is the everglade snail kite’s main 
food source. Such habitat is not currently present on-site, but will be created through the 
enhancement and restoration activities proposed in the preserve areas. A beneficial effect on 
suitable foraging habitat is expected as a result of the project.  
 

6.2.10 Florida burrowing owl (Athene cunicularia floridana) 
 
The Florida burrowing owl (Athene cunicularia floridana) is a subspecies of the burrowing owl 
(Athene cunicularia) that occurs in Florida. It is classified as a State-designated Threatened Species 
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in the Florida Endangered and Threatened Species List. It is a small, long-legged owl that uses 
burrows year-round for breeding and roosting purposes. Burrowing owls prefer well-drained 
sandy soil with low vegetation, typically native dry prairies. No burrowing owls were observed 
on-site or adjacent areas. There are confirmed burrowing owl burrows 1.75-2 miles south of the 
project area in Rotonda Meadows Villas and near 5075 Redwood Road. Development of the 
project is unlikely to result in any impact on Florida burrowing owls or their habitat. It is possible 
that once the project area is scraped for development or preservation, burrowing owl habitat may 
be temporarily created. Contractors will be educated on the Florida burrowing owl and any 
newly created burrows will be posted and avoided. All permitting guidelines will be followed 
until the burrows can be excavated under an incidental take permit.  
 

6.2.11 Florida sandhill crane (Antigone canadensis pratensis) 
 
The Florida sandhill crane (Antigone canadensis pratensis) is classified as a State-designated 
Threatened Species in the Florida Endangered and Threatened Species List. This subspecies of 
sandhill crane (Antigone canadensis) is a year-round resident found throughout the state. The 
Florida sandhill crane typically inhabits shallow wetland communities and pastures. No Florida 
sandhill cranes were observed on-site, and they are not expected to occur within the project area 
on account of its unsuitable habitat types currently present. The enhancement and preservation 
of wetland habitats on-site will create and protect foraging and nesting habitat for the Florida 
sandhill crane. A beneficial effect on Florida sandhill crane nesting and foraging habitat is 
expected as a result of the project.  
 

6.2.12 Imperiled beach-nesting birds 
 
The project area in its current state would likely not support use by imperiled beach-nesting birds, 
such as black skimmers (Rynchops niger) and least terns (Sternula antillarum), both of which are 
classified as a State-designated Threatened Species in the Florida Endangered and Threatened 
Species List. No least terns or black skimmers were observed during surveys. It is possible that 
once the project area is scraped for development or preservation, breeding habitat could be 
created. Both species have been recorded using land cleared for construction in Florida. Least 
terns and black skimmers could also utilize the tidal flats in the northeast corner of the project 
area. Additionally least terns could forage in lakes on-site. These areas will be included in the on-
site preserve areas so no effect to either species is expected. If any imperiled beach nesting birds 
are observed in the project area during project activities, an approved bird monitor will identify 
nesting sites and maintain buffer areas to prevent any incidental take of imperiled beach-nesting 
birds.  
 

6.2.13 Southeastern American kestrel (Falco sparverius paulus) 
 
The southeastern American kestrel is a subspecies of the American kestrel. It is a small falcon, 
which is classified as a State-designated Threatened Species in the Florida Endangered and 
Threatened Species List. The American kestrel typically nests in the abandoned cavities created 
by woodpeckers found in dead pine trees. The conversion of open sandhills and pine flatwoods 
to citrus groves in South Florida has greatly reduced its available nesting and foraging habitats. 
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The presence of southeastern American kestrels can only be confirmed from April to August 
when northern migrants are not present in Florida. American kestrels were observed on January 
18 and March 7, 2024, perching on powerlines located on Cattle Dock Point Road. Foraging 
potential for southeastern American kestrals on-site is limited by vegetation density throughout 
the site. The limited open trails provide the only suitable foraging habitat for American kestrels 
in the project area. No incidental take of southeastern kestrels is expected as a result of any 
development of Harbor Village, but additional surveys may be recommended by FWC to 
determine if threatened southeastern American kestrels are present. 
 
Eight cavity trees were recorded on-site that could potentially serve as roosting habitat for 
kestrels. These cavities will be inspected by means of a small camera and a monitor system prior 
to any potential construction or exotic removal activity to ensure that they are unoccupied prior 
to being cut down. 
 

6.2.14 Various listed wading birds  
 
Little blue herons (Egretta caerulea), tricolored herons (Egretta tricolor), roseate spoonbills (Platalea 
ajaja), which are all State-designated Threatened Species, are expected to utilize the surface water 
on-site, and in nearby areas. Little blue herons, tricolored herons and roseate spoonbills were all 
observed within the project boundaries. Little blue herons were also observed foraging in a 
retention pond at the Gulf Cove United Methodist Church east of the project area. The 
development of the project will result in the loss of on-site wetlands and other surface waters that 
could potentially be utilized by the aforementioned wading birds. The removal of artificial 
surface waters such as roadside swales and stormwater ditches is not expected to cause take of 
listed wading birds. Some reduction of foraging habitat will be offset by the creation of 
stormwater retention or artificial lakes on-site. The project will also preserve and enhance the 
remaining wetlands on-site through removal of invasive vegetation and supplemental plantings, 
which will further improve potential foraging for wading birds.  
 
An active multi-species breeding colony was observed within the project boundaries on May 2, 
2024. Little blue herons, tricolored herons, snowy egrets and yellow-crowned night-herons were 
all observed breeding on-site. Roseate spoonbills were observed in the area and could have active 
nests as well. Snowy egrets, while not listed as threatened are protected under state rules 68A-
4.001 and 68A-16.001 F.A.C. and the federal Migratory Bird Treaty Act. Any change to water levels, 
water quality, impact to nesting substrate or disturbing activities within 330 feet of the breeding 
site would result in take of the listed wading birds and/or their eggs and nests. The breeding site 
is defined as any open areas immediately adjacent (50 feet) to the nesting substrate. The breeding 
site and associated buffer area will be included in the proposed project’s preserve areas. 
Following permitting guidelines, no effect on listed wading birds or their nesting activities is 
expected in association with the project. 
 
Reddish egrets, a State-designated Threatened Species, are not expected to utilize the project area 
but one reddish egret colony was recorded 9 miles south on White Pelican Island in Gasparilla 
Sound (Data published by the Reddish Egret International Working Group). Reddish egrets 
forage exclusively in shallow (<8 inches at low tide) tidal and intertidal flats, lagoons, open 
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beaches, and reefs. There is no such habitat currently on-site. Reddish egrets prefer to roost in 
nests on mangrove keys and spoil islands in red mangroves (Rhizophora mangle). Therefore, it is 
unlikely they would utilize the project area, but they could potentially use other nearby areas.  
 
As different portions of the project area are developed, wetland areas will be enhanced and 
cleared of exotic vegetation. This enhancement will provide forageing habitat for the 
abovementioned listed wading bird species.  
 

6.2.15 Wood stork (Mycteria americana) 
 
The wood stork is a large wading bird classified as federally threatened under the Endangered 
Species Act as a result of habitat loss and degradation. The species is typically found in forested 
freshwater and estuarine wetlands in the southeastern United States. Wood storks prefer shallow 
and fluctuating water levels with low turbidity for foraging. Wood storks were observed flying 
over the northern portion of the project area. One wood stork was observed foraging in surface 
waters in the southern portion of the project area. No wood stork nests, rookeries, or roosting 
sites were found on or adjacent to the project area. Wood storks have also been reported in areas 
adjacent to the site and there are several documented wood stork colonies nearby. Two wood 
stork rookeries were recorded at the Myakka River Rookery site, which is located about 6.95 miles 
to the northwest of the project area. Three wood stork rookeries were recorded 14.40 miles to the 
east-northeast in the Morganton area of the Peace River. Additionally, there is one wood stork 
rookery 19.19 miles to the northeast in Dona Bay. Because of their distance to the aforementioned 
rookeries, the wetlands in the project area are within the rookeries “Core Foraging Areas”. Wood 
storks forage in shallow open water with water depths between 2 and 15 inches that can support 
and concentrate small fish, frogs and other aquatic prey. Due to the current density of the 
vegetation in the wetlands on-site suitable foraging habitat only becomes available when aquatic 
prey is concentrated in the shallow open areas as water draws down seasonally. Any major 
development will result in some loss of wetlands and surface waters that could be utilized by 
wood storks. The exotic removal, enhancement, and preservation of wetlands on-site will greatly 
improve available suitable foraging habitat for wood storks. In addition the creation of artificial 
ponds and stormwater retention areas will offset some impacts to suitable foraging area. Any 
impacts to suitable foraging areas that are greater than half an acre and within 18.6 miles of a 
colony site will need to mitigate the loss of suitable foraging habitat with foraging value similar 
to the impacted wetlands. Consultation with FWS will be required to account for impacts on the 
wood stork associated with the project and wood stork specific wetland credits will likely be 
required within the framework of the development of this project. 
 

6.2.16 Florida bonneted bat (Eumops floridanus) 
 
The Florida bonneted bat is a federally endangered bat species that utilizes relatively open 
terrestrial and freshwater areas as foraging habitat and as a source of drinking water. Their 
roosting habitat includes forests or other areas with suitable roost structures (tree snags, trees 
with cavities, artificial cavities, etc.). Eight cavity trees were observed on-site. These cavities will 
be inspected by means of a small camera and a monitor system prior to construction to ensure 
that they are unoccupied prior to being cut down. The Harbor Village project is located within 
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the Florida Bonneted Bat Consultation Area and contains potential roosting and foraging habitat. 
THA conducted a Florida bonneted bat survey between April 18 and May 16, 2022, as part of the 
authorization of the portion of the property previously permitted by the South West Florida 
Water Management District. The survey collected 85 nights of suitable data with five acoustic 
monitoring stations deployed. One monitoring station in the survey area collected three 
recordings of Florida bonneted bat. No calls were recorded within 120 minutes of sunset or 
sunrise indicating that there was no roosting activity on-site. This previous study concluded that 
commuting and limited foraging activities documented would be unaffected by the permitted 
work. Consultation and monitoring will be required to further assess the impact of the 
development of the unpermitted portion of the project on the Florida bonneted bat. 
 

6.2.17 West Indian manatee (Trichechus manatus) 
 
The West Indian manatee (Trichechus manatus; hereafter “manatee”) is a large marine mammal, 
which is classified as federally threatened under the Endangered Species Act and protected by 
the Marine Mammal Protection Act. Populations of the West Indian manatee in Florida are 
generally found in inland and coastal waters during the winter but can disperse great distances 
during warmer months. West Indian manatees are aquatic herbivores that graze on seagrasses 
and other aquatic vegetation. No submerged aquatic vegetation is expected in the canals adjacent 
to the project footprint. The species’ main threats are loss of warm water refugia and collisions 
with boats. In Charlotte County, Manatees are protected by the Charlotte County Manatee 
Protection Plan (CCMPP), which was approved by FWC and FWS. The CCMPP designates the 
South Gulf Cove canal system as a preferred location, where additional slips are “recommended 
at a level of no more than five slips for every 100 feet of shoreline owned by the applicant”. The 
CCMPP also identified the project area as “appropriate areas for new marinas” in the 2012 
SeaGrant study. Harbor Village has roughly 10,000 linear feet of shoreline along the South Gulf 
Cove canal system. This would allow for a recommended 500 slips to be associated with the 
project.  Consultation with the county will be required to confirm this analysis.  
 
All standard manatee protection construction conditions shall be adhered to. Manatee awareness 
and education signs shall be displayed and maintained in legible condition throughout the project 
area. 
 

6.2.18 Smalltooth sawfish (Pristis pectinate) 
 
The smalltooth sawfish (Pristis pectinate) is a federally endangered species of ray, which is named 
after its distinct snout and edged teeth that give it a saw-like appearance. The smalltooth sawfish 
was listed as federally endangered in 2003 by the National Oceanic and Atmospheric 
Administration (NOAA) due to habitat loss, and direct and accidental capture during fisheries 
activities. Smalltooth sawfish inhabit shallow coastal waters, estuaries, and rivers of the tropical 
and subtropical Atlantic Ocean and Gulf of Mexico. Juvenile smalltooth sawfish specifically rely 
on red mangroves and shallow euryhaline waters characterized by depths between the mean high 
water (MHW) line and 3 ft at mean lower low water (MLLW). These features are essential for 
juvenile smalltooth sawfish forage and refuge.  
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No part of the project area is located within the critical habitat of the  smalltooth sawfish. Salt flats 
and mangrove swamps that connect to the Myakka River in the northeast of the project area are 
to be preserved. The adjacent South Gulf Cove canal system does connect to the critical habitat of 
the smalltooth sawfish through the South Gulf Cove Lock and turning basin. Critical habitat does 
not include already permitted man-made structures. All work associated with the development 
of the proposed project shall abide by Sea Turtle and Smalltooth Sawfish Construction 
Conditions. Consultation with federal agencies may be required to assess the impact of increased 
traffic through the lock system on smalltooth sawfish and its critical habitat. 
  



  Harbor Village 
Listed Species Survey Report 

May 2024 
 

18 
 

7 CONCLUSION 
 
THA performed a listed species survey of the approximately 1,150-acre Harbor Village project 
area in Charlotte County, Florida. Preliminary research was supplemented with over 233.25 
hours of on-site investigation. Six listed species were observed on-site: American alligator, gopher 
tortoise, roseate spoonbill, little blue heron, tricolored heron, and wood stork. Several other listed 
species were not observed but have the potential to be impacted by the proposed development.  
 
The proposed Harbor Village project is a large-scale mixed use, residential, industrial, and 
commercial development with a planned marina, including the associated road and stormwater 
management infrastructure. Any major development of the project area will result in the loss of 
on-site habitat that are likely being utilized by several listed species. Preservation and 
enhancement of the natural wetlands on-site and the development of artificial lakes will offset 
negative effects of the loss of wetlands for many listed species that could potentially be using the 
site. Removal of the dense exotic vegetation will return wetlands to more natural and suitable 
habitat for many listed species. The enhanced wetlands will likely benefit Everglade snail kite 
foraging, Florida sandhill crane foraging and nesting, wading bird foraging and American 
alligator habitat.  
 
No eastern indigo snakes were observed during site surveys. Nonetheless, the federally 
threatened species could be utilizing the project area. Special construction guidelines to protect 
the eastern indigo snake will be followed by construction personnel during all phases of 
construction work performed on-site. Similarly, no Florida pine snakes were observed, however, 
they could potentially utilize gopher tortoise burrows observed on-site. Contractors will be 
educated on the Florida pine snake and will be required to comply with the Species Action Plan 
for the Florida Pine Snake. 
 
Portions of the proposed project overlap potentially occupied and abandoned gopher tortoise 
burrows. Permits will be required to excavate and relocate all gopher tortoises before construction 
commences.  
 
An active multi-species breeding wading bird colony was observed within the project boundary. 
Little blue herons, tricolored herons, snowy egrets and yellow-crowned night-herons were all 
observed breeding in the site. Roseate spoonbills were observed in the area and could have active 
nests as well. Any change to water levels, water quality, impact to nesting substrate or disturbing 
activities within 330 feet of the breeding site would result in take of the listed wading birds 
and/or their eggs and nests. The breeding site and associated buffer area will be included in the 
project’s preserve areas. Following permitting guidelines, no effect on listed wading birds or their 
nesting activities is expected in association with the project. 
 
The project area is located within the Florida bonneted bat consultation area. A past survey of a 
previously permitted portion of the project area concluded that that the commuting and limited 
foraging activities of Florida bonneted bats would be unaffected by the development of the 
proposed project. Consultation and monitoring efforts for Florida bonneted bats in the 
unpermitted portion of the project area will be required prior to any development.  
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Eight cavity trees were recorded on-site that could potentially provide roosting habitat for 
multiple listed species. Any trees that need to be removed will be inspected by means of a small 
camera and a monitor system prior to any potential construction or exotic removal activity to 
ensure that they are unoccupied prior to being cut down. 
 
The project is classified as a preferred area for the expansion of docking facilities in Charlotte 
County by the Charlotte County Manatee Protection Plan, allowing for 5 slips per 100 linear feet 
of shoreline owned by the applicant. All in-water work will follow standard manatee protection 
construction conditions.  
 
The project is near several wood stork breeding colonies and may impact foraging habitat of 
wood storks. Mitigation for wood stork foraging habitat will be required to develop the site.  
 
Based on THA’s observations, if the development of this site provides for appropriate design and 
management guidelines, it will not adversely affect any endangered, threatened, or otherwise 
protected species. These management guidelines shall be coordinated with the appropriate local, 
state, and federal agencies to better ensure their protection.   
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8 PHOTOS 
 

Figure 1: View of an American Alligator observed in saltwater marsh on-site. 
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Figure 2: Bobcat track observed on-site.

 
 

Figure 3: Cuban tree frog on-site. 
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Figure 4: Eastern screech owl on powerline adjacent to Cattle Dock Point Road.
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Figure 5: Overview of multi-species rookery at the northeast end of Cattle Dock Road.
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Figure 6: American alligator observed near Australian pine stand in north of project area.
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642E4
SALTWATER MARSHES (EXOTICS
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321E2 PALMETTO PRAIRIES 0.82
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TOTAL 144.40
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110 RESIDENTIAL 0.67

190 OPEN LAND 1.17

320 SHRUB  AND BRUSHLAND 6.13

411 PINE FLATWOODS 30.06

422 BRAZILIAN PEPPER 211.80

424 MELALEUCA 2.36
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434 HARDWOOD/CONIFER, MIXED 33.77
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510D DITCH 4.77

740 DISTURBED LAND 6.85
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814 ROADS AND HIGHWAYS 1.34
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FLUCFCS DESCRIPTION ACRES

320E4 SHRUB AND BRUSHLAND (EXOTICS
75-100%) 76.94

411E2 PINE FLATWOODS (EXOTICS 25-50%) 9.55

411E3 PINE FLATWOODS (EXOTICS 50-75%) 9.78

411E4 PINE FLATWOODS (EXOTICS
75-100%) 29.25

612E1
MANGROVE SWAMPS (EXOTICS

0-25%) 2.75

612E3
MANGROVE SWAMPS (EXOTICS

50-75%) 0.47

618E4
WILLOW AND ELDERBERRY

(EXOTICS 75-100%) 0.05

625 HYDRIC PINE FLATWOODS 1.69

625E2
HYDRIC PINE FLATWOODS (EXOTICS

25-50%) 3.15

625E4
HYDRIC PINE FLATWOODS (EXOTICS

75-100%) 10.56

640E4 VEGETATED NON-FORESTED
WETLANDS (EXOTICS 75-100%) 39.38

641 FRESHWATER MARSHES 0.71

641E2 FRESHWATER MARSHES (EXOTICS
25-50%) 1.90

642 SALTWATER MARSHES 2.25

642E2
SALTWATER MARSHES (EXOTICS

25-50%) 17.03

642E3
SALTWATER MARSHES (EXOTICS

50-75%) 2.44

642E4
SALTWATER MARSHES (EXOTICS

75-100%) 18.35

740 DISTURBED LAND 1.06

740H DISTURBED LAND HYDRIC 0.06

742 BORROW AREAS 0.36

743 SPOIL AREAS 0.54

8146 PRIMITIVE/TRAILS 2.05

833 WATER SUPPLY PLANTS 0.73

OSW OTHER SURFACE WATER 0.18

TOTAL 231.23

WATER

FLUCFCS DESCRIPTION ACRES

742 BORROW AREAS 0.36

833 WATER SUPPLY PLANTS 0.73

OSW OTHER SURFACE WATER 0.18

TOTAL 1.27

UPLANDS

FLUCFCS DESCRIPTION ACRES

320E4
SHRUB AND BRUSHLAND (EXOTICS

75-100%) 76.94

411E2 PINE FLATWOODS (EXOTICS 25-50%) 9.55

411E3 PINE FLATWOODS (EXOTICS 50-75%) 9.78

411E4
PINE FLATWOODS (EXOTICS

75-100%) 29.25

740 DISTURBED LAND 1.06

743 SPOIL AREAS 0.54

8146 PRIMITIVE/TRAILS 2.05

TOTAL 129.17

WETLANDS

FLUCFCS DESCRIPTION ACRES

612E1 MANGROVE SWAMPS (EXOTICS 0-25%) 2.75

612E3 MANGROVE SWAMPS (EXOTICS 50-75%) 0.47

618E4 WILLOW AND ELDERBERRY (EXOTICS
75-100%) 0.05

625 HYDRIC PINE FLATWOODS 1.69

625E2 HYDRIC PINE FLATWOODS (EXOTICS 25-50%) 3.15

625E4 HYDRIC PINE FLATWOODS (EXOTICS
75-100%) 10.56

640E4
VEGETATED NON-FORESTED WETLANDS

(EXOTICS 75-100%) 39.38

641 FRESHWATER MARSHES 0.71

641E2 FRESHWATER MARSHES (EXOTICS 25-50%) 1.90

642 SALTWATER MARSHES 2.25

642E2 SALTWATER MARSHES (EXOTICS 25-50%) 17.03

642E3 SALTWATER MARSHES (EXOTICS 50-75%) 2.44

642E4 SALTWATER MARSHES (EXOTICS 75-100%) 18.35

740H DISTURBED LAND HYDRIC 0.06

TOTAL 100.79

IVAN VINCENT AND ASSOCIATES - OVERLAP

FLUCFCS DESCRIPTION ACRES

422 BRAZILIAN PEPPER 49.45

425D DISTURBED TEMPERATE HARDWOODS 2.84

437 AUSTRALIAN PINE 25.95

740H HYDRIC DISTURBED LAND 14.22

OSW OTHER SURFACE WATER 2.01

TOTAL 94.47
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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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SELECT ZONE DISTRIBUTION FOR HARBOR VILLAGE
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2045 BACKGROUND AADT VOLUMES
DISTRICT 1 REGIONAL PLANNING MODEL - 2045 COST FEASIBLE NETWORK
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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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Master Site File Letter 
  



500 South Bronough Street •  Tallahassee, FL 32399-0250  •  www.flheritage.com/preservation/sitefile 
850.245.6440 ph    |    850.245.6439 fax    |    SiteFile@dos.state.fl.us 

 
 

 
 

 
This record search is for informational purposes only and does NOT constitute a 
project review. This search only identifies resources recorded at the Florida Master 
Site File and does NOT provide project approval from the Division of Historical 

Resources. Contact the Compliance and Review Section of the Division of Historical 
Resources at CompliancePermits@dos.myFlorida.com for project review information. 
 
 
May 30, 2024 
 
Rhea Lopes, AICP  
Project Director 
 
RVi Planning + Landscape Architecture 
8725 Pendery Place | Suite 101 • Bradenton, FL 34201 
607.216.2390 Mobile • 813.443.8282 Main 
 
 
 

 
In response to your inquiry of May 30, 2024, the Florida Master Site File lists one archeological site                         
recorded for the designated Harbor Village project located in Charlotte County within T41S R21E                             
Sections 03, 04, 08-10 
 
                                                                                                                                                                                          
 
 

When interpreting the results of this search, please consider the following information: 
 
• This search area may contain unrecorded archaeological sites, historical structures 

or other resources even if previously surveyed for cultural resources. 
 
• Federal, state and local laws require formal environmental review for most 

projects.  This search DOES NOT constitute such a review. If your project falls 
under these laws, you should contact the Compliance and Review Section of the 
Division of Historical Resources at CompliancePermits@dos.myFlorida.com 

 
Please do not hesitate to contact us if you have any questions regarding the results of this search. 
 
Sincerely, 
 

 
Eman M. Vovsi 
Data Base Analyst 
Florida Master Site File 
Eman.Vovsi@DOS.MyFlorida.com  
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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.   

 






















