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1.0 Executive Summary
The following report contains the planning and design recom-

mendations for the East Side and Downtown study area. The study
area encompasses the entire Community Redevelopment Area, which
was defined in the Community Redevelopment Plan prepared in 1990.
The Community Redevelopment Plan was prepared in accordance with
Florida statutes and was adopted by the Community Redevelopment
Agency and City Council in 1990.

The plan contains area-wide planning strategies, along with
additional planning and design proposals for two key focal areas:
the East Side Residential Neighborhood and the Central Retail District.

East Side Residential Neighbor-
hood

Recommendations for the
East Side Neighborhood focus on
capital improvements and other
types of assistance which will pro-
mote the renovation of existing
residences and construction of
new residences to ensure the con-
tinued viability of this residential
neighborhood. A key recommen-
dation of the plan for this area is
that Martin Luther King Jr. Bou-
levard should receive additional
streetscape improvements to up-
grade this important element of
community identity. In addition
to the improvements to the
streetscape the plan suggests the

development of a small "town square" along the street at the corner of
Virginia and Martin Luther King Jr. Boulevard. This park can also
provide the setting for a memorial to Martin Luther King Jr.

Central Retail District
The plan includes several important recommendations for the retail
district. All of the recommendations for this part of the study area are
aimed at improving the character, and amount of retail activity so that
downtown will become a focal point within the region, with a distinctive
identity. Included is the recommendation to promote additional retail
development along Sullivan Street, which is already experiencing devel-
opment of new specialty retail shops. A second proposal is to further
pursue, with the County, the development of "Herald Square" on the
properties immediately adjacent to the old County Court House. A third
proposal is to pursue additional improvements to Marion Avenue as
part of the overall efforts to enhance the special identity of the down-
town retail district.
In addition the plan
speaks to the need to
continue to improve
access to and along the
waterfront along the
entire Community Re-
development Area.

Partial plan of proposed streetscape improvements to
Martin Luther King Jr. Boulevard

Concept plan of the proposed Herald Square
development



1.0 Introduction
The following report contains the planning and design rec-

ommendations for the East Side and Downtown study area. The
study area encompasses the entire Community Redevelopment
Area, which was defined in the Community Redevelopment Plan
prepared in 1990. The Community Redevelopment Plan was pre-
pared in accordance with Florida statutes and was adopted by the
Community Redevelopment Agency and City Council in 1990.

The purpose of the planning study described in this report
is twofold: first, it serves as an update to the 1990 Downtown Commu-
nity Redevelopment Plan; and second it contains additional planning
and design strategies for two key focal areas within the Community
Redevelopment Area. Those key focal areas are the East Side Residen-
tial Neighborhood, and the Central Retail District. The purpose in fo-
cusing on these areas in more detail is to address problems and needs of
the East Side Neighborhood and to provide guidance to the CRA regard-
ing opportunities for further enhancement of the pedestrian-oriented
retail shopping area.

1.1 Punta Gorda Downtown Redevelopment Plan 1990
Beginning in 1989 the City of Punta Gorda undertook the

preparation of the Community Redevelopment Plan for the Cen-
tral Business District. That study built on a growing interest among
the members in the community to improve and revitalize the down-
town area.

The plan included a number of specific recommendations
for improving the downtown. Among the major recommendations
of that plan that have been implemented, or are in the process of
being implemented are:

The City of Punta Gorda
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Waterfront: The conversion of the municipal mobile home
park to a public and private waterfront-oriented develop-
ment.
Riverwalk: Construction of a contiguous waterfront
harborwalk extending from Cooper Street to
Fisherman's Village.
Streetscape enhancements: Implementation of pe-
destrian streetscape enhancements on West Marion
Avenue and Olympia.
Brick Streets Program: Brick streets have been con-
structed or repaired on a number of blocks in the CRA
area.

In addition, there are several redevelopment projects that
were identified in the 1990 plan that remain relevant today. These
are listed along with the proposed redevelopment projects of this
planning study in the final section of this report.

The intent of the following plan is to build on the recom-
mendations and successes of the previous plan. As noted in the
remainder of this report the CRA must now extend its focus of
action to the East Side neighborhood and to further development
and enhancement of the character of the retail district. Both of
these focal areas described in the plan must be improved and ad-
dressed if the community's Vision for the area is to be achieved.

1.2 Plan Preparation Process
The plan described in the following pages was begun in the

summer of 1999 and completed in June 2000. During the plan
preparation, a number of public meetings with residents were held.
The first series of meetings held in September 1999 focused on
developing a "Vision Statement". Participants in the Vision work-
shops discussed the study area assets and problems to develop an

Implementation of Brick Streets

Implementation of Streetscape Improvements

image, or overall concept for what the Community Redevelopment Area
should be like in the future. The Vision Statement, that resulted from
that process, is described in the following pages and sets out the overall
goals for future development and enhancement of the study area.

In subsequent meetings, the consultant team presented the find-
ings of the inventory and analysis of existing conditions, and the alter-
native concepts for further enhancement of the overall study area.
Through this process of dialog, several conclusions and points of consen-
sus were reached, and are reflected in the following sections of this re-
port.



3.0 East Side and Downtown Plan
3.1 Vision Statement

The Vision Statement represents a general characteriza-
tion of the way in which the residents would like to see the area
developed in the future. The Vision Statement serves as an overall
guide to the planning and design concepts that have been devel-
oped during the planning process. It will also serve as a guide to
future decision-making for the Community Redevelopment Agency.

The Vision Statement consists of the following six principles:

A. Punta Gorda should retain its small town character
This means: The downtown should retain retail and

other services for the residents of the study
area and the City

Activities for Families should be included

Buildings and Streets should be pedestrian
in scale

Easy access into the area should be main
tained



B. Punta Gorda should have a lively, publicly accessible
waterfront

This means: The waterfront should be the site of festi-
vals and other special activities

Linkages to and along the waterfront
should be further developed

The waterfront should have an attractive
landscaped character

C. Punta Gorda should develop a special identity within
the region

This means: The downtown needs a critical mass of
activities to attract residents and visitors

The City should develop "signature" func-
tions that distinguish it from the other spe-
cial places in the region

The downtown should present an overall
image of quality development

The City should further promote retention
and renovation of its historic structures

Enhance the waterfront landscape image Extend waterfront linkages

Develop a unique "signature" identity in the Enhance the quality image of downtown
region



ZX The downtown study area should be pedestrian-oriented
This means: Further enhancement and expansion of

high quality streetscape improvements

Development of clear pedestrian linkages
between activity centers

Implementation of "traffic-calming tech-
niques to reduce the impact of automobiles
on the downtown

E. Punta Gorda should have healthy neighborhoods
This means: Preserving and enhancing historic charac-

ter

Developing, where needed, neighborhood
parks, recreation, schools and services

Providing adequate infrastructure service
for water, sewer and storm drainage

Encouraging a range of housing prices

Develop clear pedestrian linkages

Expand high quality pedestrian improvements

Preserve and enhance historic character



F. Punta Gorda should have a high quality community
character

This means: Consistent high quality environments
within a variety of distinctive, identifiable
districts

Incorporation of art in public spaces

Encouragement of "old Florida style" ar-
chitecture

Further expansion of brick streets

Encourage "old Florida" style



12

3.2 Inventory and Analysis of Existing Conditions
The first step in the planning process was to evaluate the

existing conditions within the study area and to identify in that
analysis the problems and opportunities that presently exist. The
problems and opportunities then became the basis for recommended
actions for each of the land use sub-districts identified in the 1990
Redevelopment Plan. The following section summarizes the prob-
lems and opportunities identified through the analysis.

A. Land Use and Development
The CRA study area is comprised of commercial and residential

land uses. The commercial areas exist primarily along the U. S. 41
corridor running north-south, and the East Marion Avenue - Olympia
Avenue corridor running generally east and west.

In general the overall land use pattern in the study area
remains as it has for many years. Areas where more change has
occurred include the waterfront - as a result of the Punta Gorda
Harbor development project, and along the East Marion, Olympia
corridor east of U. S. 41. The Punta Gorda Harbor project has
added new residential uses to the waterfront, along with additional
planned open space and retail commercial uses. Immediately adja-
cent to the Harbor project is the new County judicial center build-
ing. That building caused a shift in the location of a major em-
ployer in the downtown (the county), and resulted in the old court-
house left as a vacant building without a clear future function.

The East Marion and Olympia corridor east of U. S. 41 has
undergone a transition from old residential use and structures to
new medical office-related development. The relationship of this
new development to the East Side residential community located
two blocks to the south has been the cause of substantial concern to
that neighborhood. Some residents have been fearful that the com-

mercial development, along with potential expansion of the adjacent
hospital will be allowed to expand and eliminate the East Side residen-
tial neighborhood.

B. Infrastructure
As a result of recommendations contained in the 1990 Redevel-

opment Plan, the Historic Residential District west of the downtown
commercial district has had several streets improved through the re-
placement of asphalt with brick paving. In general no major problems
with infrastructure were reported in this area.

Also as a result of the 1990 Redevelopment Plan East Marion
and Olympia Avenues east of U. S. 41 were improved. Although
new paving and lighting was installed it has been reported that
there is a portion of the corridor in which the roadways still experi-
ence flooding after significant rain storms.

Immediately adjacent to this section of the East Marion -
Olympia corridor is the East Side residential neighborhood. Dur-
ing the planning process, many representatives from this part of
the study area commented on the poor drainage throughout the
East side. Discussions between the planning team and representa-
tives of the City Engineering department suggest that the storm
drainage capacity exists in the subsurface system and that the prob-
lem may exist primarily in the improper grading of surface swales
alongside the roads.

C. Landscaping
In general, the CRA study area contains a variety of landscape
character. Parts of the study area have pleasant landscaping -
Gilchrist Park for example. In addition, the west side historic neigh-
borhood, and the east side neighborhood have residential landscape
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character defined by the tree canopies. However, the commercial por-
tions of the study area lack significant tree canopy. This is clearly
evident from looking both at the aerial photograph of the study area,
and at the individual sub areas of downtown. East Marion Avenue for
example has street trees, but their small size combined with the width
of the street weaken the overall impression of the landscape. In addi-
tion, Sullivan Street, noted as an area of new retail businesses, lacks
landscaping - particularly street trees.

Another missing element of landscape treatment is in parking
lots. The Charlotte County Memorial Auditorium and the Publix park-
ing lot are large parking areas with virtually no landscaping to break
up the asphalt appearance. Most of the parking lots in the core com-
mercial areas of the study area exhibit the same problem.

The waterfront open spaces and connected walkways are
one of the great assets of the study area, providing public access to
the waterfront along virtually the entire study area. Unfortunately
the landscape treatment of these areas is very inconsistent, and in
some locations entirely lacking. In particular, the waterfront be-
tween the Charlotte County Memorial Auditorium and the Punta
Gorda Harbor site has little if any landscaping along the waters
edge and pedestrian pathways.

These deficiencies are missed opportunities. Introducing
significant landscaping in the retail districts and waterfront can
further enhance the appearance and add to the distinctive quality
that is desired for the study area.

D. Street Furniture
One of the constraints within the core retail portions of the

CRA study area is the limited amount of sidewalk space available in
many locations. This is the result of streets that in many cases
have been widened, combined with on-street parking. Assuming
that the major roadways (East Marion, Olympia, U. S. 41) cannot be

reduced in size, the city must look to wisely use the pedestrian space
that is available.

Today, the segment of East Marion between U. S. 41 North
bound and U. S. 41 southbound presents a somewhat cluttered
streetscape appearance. The sidewalks are occupied with benches,
planters, street trees, street lights, and sculpture in several loca-
tions. In some locations this combination of elements results in too
many objects occupying too little space. While small segments of
this environment may be attractive, combined they do not now
present a strong overall image. In addition, as additional street
furniture items are purchased it is important to maintain a conti-
nuity of types of fixtures, benches etc. Lack of continuity in pur-
chasing resulting in numerous kinds of lights, benches, etc., can
exacerbate the cluttered appearance of a street.

E. Public Spaces and Pedestrian Environment
As noted above, the cluttered appearance of some street

segments is in part the result of sidewalks that are simply too
narrow to accommodate numerous items of street furniture. The
result of placing too many objects in a narrow sidewalk is a reduc-
tion in the space available for pedestrians.

In addition, the amount of traffic on the major crossing
roadways makes street crossings an important part of the pedes-
trian environment. Today, the major pedestrian crossings are not
tied - through materials, curb ramps etc.- to the pedestrian envi-
ronment of the sidewalks. The result is a sense of disconnected
and discontinuous pedestrian environment. This factor is also evi-
dent in the generally poor pedestrian connections between the wa-
terfront and the core retail district.

Another missing element in the core retail area of down-
town is a significant public space. The waterfront offers a continuous
ribbon of public space, but is located on the edge of the main retail
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district, and is therefore not a strong contributor to the character and
quality of the core retail district. Other small towns have a central
square or park often associated with a courthouse, city hall or other
civic structure.

Unfortunately the old County Courthouse does not sit on a
large landscaped block. However, the proposed improvements to
Herald Court and the property behind the old Courthouse, could
provide a sense of civic space in the retail core area, and are dis-
cussed in subsequent sections of this report.

The Charlotte County Memorial Auditorium, the other ma-
jor civic structure in the retail district is somewhat on the periph-
ery of the retail district. In addition the Auditorium is oriented
with the front door facing away from the retail district, resulting in
a weak connection to the rest of the core area.

Another location that is a potential focal point for public
activity is the new park adjacent to the new County Courthouse
building. This park, located on the west end of the building in-
cludes a small lake and gazebo. However, this facility, like the
Memorial Auditorium, is located on the periphery of the retail core,
and therefore whatever activity is generated there will not di-
rectly benefit the retail district.

F. Traffic and Parking
One-way pair street systems are generally not the preferred

pattern of traffic circulation in retail districts, as it limits the expo-
sure of shops to drive-by shoppers, and makes navigating to and
from shops and parking more difficult.

Federal highway jurisdictions play a role in determining
the traffic patterns in downtown Punta Gorda. Both U. S. 41 along
with East Marion and Olympia Avenues (U. S. 17) are subject to
federal and state Department of Transportation regulation. While
U. S. 41 is clearly a major north-south connector throughout the

state, U. S. 17 effectively ends as a major arterial roadway at its
intersection with U. S. 41 northbound and southbound legs. There-
fore it might be possible to convince the DOT to remove the federal
highway jurisdiction in the downtown area. This could open the
potential to modify the one-way system on East Marion and Olym-
pia. This concept is discussed in a subsequent section of this re-
port.

In addition to traffic flow, directional signage is important,
especially to direct visitors to downtown to parking locations. To-
day the downtown has no overall traffic signage directing visitors
to parking or other features of downtown.

The 1990 Community Redevelopment Plan investigated the
amount of parking available in downtown, and compared the supply
with the potential need for spaces, based on the amount of develop-
ment in the area. That study found that the overall supply ap-
peared to be appropriate for the amount of development at the
time. However it was noted that a significant amount of the off-
street parking supply exists in several large lots - at Publix, the
Memorial Auditorium etc. If those are removed from the supply, it
was noted that the smaller retail establishments are probably
underserved by parking, although it should also be noted that on-
street parking was not included in the study. The study also inves-
tigated the utilization of existing parking and found that the utili-
zation varied widely - from 100 percent (i.e. fully occupied) to 32
percent (very low occupancy). Based on those analyses the study
indicated that depending on assumptions about future development,
parking needs could vary between 300 spaces and 1,600 spaces,
depending on the standard used to calculate need. The lower need
results from using 1 parking space per 1000 square feet of develop-
ment. The higher need results from using a more common stan-
dard for retail space of 5 spaces per 1000 square feet of develop-
ment.

Since that study was completed there has been some, but no
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significant private development within the core retail area. Possibly
the most significant change in the parking dynamics of downtown was
the construction of the new County administration building. The relo-
cation of employees, and the new parking constructed along with that
building may have improved the parking situation in the core retail
areas as parking shifted to the new building located on the periphery of
the retail district.

Regardless of the amount of spaces required, new develop-
ment will generate the need for additional parking. The accommo-
dation of additional parking in appropriate ways within the down-
town is described in subsequent sections of this report.

3.3 Area-Wide Planning Concepts
The following paragraphs describe overall concepts for future

development within each of the land use districts defined in the 1990
Redevelopment Plan. While those districts are considered gener-
ally valid, several refinements are proposed in several locations as
noted below.

G. Urban Design Character
The preceding sections identify problems and deficiencies

among the individual components of the study area. Combined,
these individual elements define the overall character of the study
area. As noted, the area today has some positive attributes. How-
ever, the negatives - discontinuity of the pedestrian environment,
lack of pedestrian linkages to the waterfront, lack of a significant
civic space in the retail core, one-way street system, and lack of
strong streetscape character and identity now outweigh the posi-
tives.

In addition, the architectural character of the retail and
residential districts affect the perception of the study area. At this
point in time there exist a variety of architectural styles within the
study area ranging from "old Florida" residential style, to old brick
commercial structures, to modern commercial buildings. As in the
case of street furniture, some degree of continuity is beneficial to
the overall appearance of the area. However, creativity should not
be discouraged. Prospective guidelines for general treatments are dis-
cussed in subsequent sections of this report.
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Area-Wide Planning Districts

WATERFRONT
DEVELOPMENT
DISTRICT

RETAt
SUB-DtSTRlCT

MEDICAL
SERVICES
DISTRICT

EAST see
RESIDENTIAL

^ 1 DISTRICT

HISTORIC
RESIDENTIAL
DISTRICT

SOUTHEAST
RESIDENTIAL
DISTRICT

HIGHWAY
COMMERCIAL
DISTRICT

SOUTHWEST
RESIDENTIAL
DISTRICT



A. Historic Residential District
The residential area west of the downtown retail commercial

district is comprised of both a local historic district and a national regis-
ter historic district. Although their boundaries are not contiguous the
districts overlap and together contain the majority of the residential
area between U. S. 41 south bound on the east, and Shreve Street on the
west. On the north the area is bounded by West Retta Esplanade and
on the south by W. Virginia Avenue.

The intent of the plan in this section of the study area is to
preserve, maintain, and improve where needed, the quality of the
existing historic structures. Of equal importance is the guidance of
the design of new construction to ensure compatibility in architec-
tural character and quality with existing historic structures. In
general new construction in these areas should follow the "old
Florida" architectural style exemplified typically by metal roofs,
wood siding and wide porches as illustrated in the accompanying
photograph. Additions and remodeling to structures within the
national register district should conform to the Secretary of the
Interior's Guidelines for renovation and restoration of historic struc-
tures.

In addition the City should continue to replace the asphalt
streets with brick streets in accordance with the original plan for
their replacement. Street lights and signage should also be consis-
tent in form and compatible with the residential character.

Although no specific problems were noted for this neigh-
borhood by participants in the planning process, the City should
monitor the character and quality of the area carefully and be pre-
pared to take appropriate actions should problems, such as a de-
crease in property maintenance occur.

Metal roof - 5 V-Crimp style pre-
ferred

Combined hip and gable end
roof shapes

large porches

Autos, driveway and garage
preferred behind the house or
in side yard

Picket fence - or no fence

Historic Residential District General Design Guide-
lines
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B. Central Business District
The 1990 Redevelopment Plan defined one district for the cen-

tral commercial part of the CRA study area. As a result of this planning
study, it is proposed that this district be reconsidered as two subdis-
tricts - a downtown retail district, and a general commercial district as
described below. In addition, the proposed retail district overlaps the
previously defined waterfront district, indicating the desire to extend
the retail to the water's edge in certain locations.

1. Retail District
The retail district is comprised of the central core of the

downtown commercial district, approximately bounded by the wa-
terfront on the north, U. S. 41 northbound on the east, U. S. 41
southbound on the west, and W. Virginia Street on the south. It is
within this region of the study area that it is recommended the
City concentrate its efforts to expand retail activity and improve
and further enhance the pedestrian environment so as to establish
a "signature" identity for downtown.

In general terms this district is viewed as the heart of the
downtown. As such it must present a strong image - created by the
development of appropriate functions, streetscape elements, and
architectural character. Functionally the uses in this district should
focus on retail commercial activities which may include sales of
apparel, art, and interior furnishings. Restaurants are encouraged
along with outdoor dining. In addition, in keeping with the vision
expressed by Punta Gorda residents, the district should also in-
clude a food market, drugstore and other resident-oriented service
establishments.

Overall the district should be a recognized "place" which
will attract both residents and tourists. The old Florida character
of the adjacent residential neighborhood offers a readily identifi-
able architectural image which can be expanded and enhanced within
the retail district. Achieving the unique sense of place envisioned by

this plan will require a coordinated effort on the part of the City and
CRA to guide the types of uses, the character of the buildings and the
development of a more pedestrian-friendly streetscape.

While development of a unique identity is of great impor-
tance in this district, that does not mean that the area is viewed as
an isolated zone. Based on the attractiveness and visual appeal of
the historic residential district, the retail district should be strongly
linked to the residential district with streetscape and signage link-
ages providing orientation and opportunities for walking tours into
the historic district.

In addition, it is important to develop better connections
between the retail district and the east side residential district.
Virginia Avenue connects the southern edge of the retail district
directly with the east side residential neighborhood, and should be
considered for pedestrian streetscape improvements. The historic
Punta Gorda Ice Plant is also located on this link, at the corner of
Virginia and U. S. 41 northbound.

The subsequent section 3.3 B of this report contains the
detailed proposals for physical improvements in this district.

2. General Commercial District
This district is defined generally as the commercially- zoned

lands east of U. S. 41 northbound, and located between Marion
Avenue on the north and Carmalita Street on the south. In this
part of the study area it is proposed that the city continue to allow
a broader mix of commercial activities than would be appropriate
in the retail district

Since this district is more automobile-oriented in terms of
shopping, improvements to the pedestrian environment are not as
important as in the retail district. Of more importance in this area
are the edges of the commercial uses that abut adjacent residential
districts on the east and west. Along the west side of this district
the dividing line between commercial and residential uses occurs at the
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mid-block property line between U. S. 41 southbound and Goldstein
Street. On the east side the dividing line occurs along streets as opposed
to interior property lines.

In order to conserve the East Side residential neighbor-
hood it is proposed that commercial activity not be allowed to ex-
pand eastward beyond its present boundary of Dupont street, south
of East Virginia Avenue.

In those locations, the City and CRA should carefully re-
view proposed developments so that they do not adversely affect
the adjacent residential uses. Among the proposed guidelines are
the following: Where commercial properties face residential prop-
erties across streets along the east side of the district, the city
should prohibit parking from the front yards of commercial devel-
opment and should limit the number of curb cuts so as to maintain
a residential street appearance. In addition, portions of commer-
cial buildings facing residential uses should be limited in height to
one story to maintain an appropriate scale facing residential uses.

C. East Side Residential District
The East Side residential neighborhood has experienced sig-

nificant stress over the years due to a variety of social, economic
and land use changes. The overall intent of this plan is to provide
support to the neighborhood and to stabilize and improve its resi-
dential character. In general five major issues were raised by resi-
dents of the East Side neighborhood during the planning process.
These included: the need to prevent further encroachment of com-
mercial uses into the neighborhood; the need to improve drainage
conditions along neighborhood streets; the need to improve the
character and quality of public housing in the neighborhood; the
need to complete the improvements to Martin Luther King Jr. Bou-
levard; and the need for new housing to be constructed on the nu-
merous vacant lots within the neighborhood.

The desired improvements to the public housing units that pres-
ently exist within the neighborhood are the responsibility of the Punta
Gorda Housing Authority. The Authority is interested in making im-
provements to the existing units and is working on renovating them as
the agency budget will allow. While this is a short range improvement,
substantially more funds would be required to completely rebuild the
exiting residential units. The federal HOPE VI grant program is one
source of such funds. Through that program local housing agencies
may apply annually for grants up to $35 million to demolish and rebuild
severely distressed public housing units. The new developments being
constructed through the HOPE VI program are mixed-income, mixed-
finance residential communities which include market rate housing,
affordable housing and public housing residences. One of the keys to
procuring a HOPE VI grant is that the housing authority submitting
the application must have strong leadership and a good record of perfor-
mance in managing its current public housing communities. The Punta
Gorda Housing Authority should consider the possibility of applying for
a HOPE VI grant and should continue to improve its operations as the
foundation for such a grant application.

The need for new housing development within the east side
residential neighborhood is an issue that was identified in the pre-
vious Community Redevelopment Plan. That plan included a pro-
posal for a cooperative program between the City, CRA and Punta
Gorda Housing Authority to provide affordable housing. Another
approach that is proposed at this time is that the CRA assist in the
creation of a Community Development Corporation (CDC). This
type of organization - a non-profit entity dedicated to developing
affordable housing has proven successful in other similar situa-
tions in communities around the country. In support of a CDC the
CRA should consider assisting in the acquisition of parcels on which
the CDC could develop housing in the East Side neighborhood.

The subsequent section 3.3 A. describes the specific proposals
for improvement of Martin Luther King Jr. Boulevard and how the City
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and CRA can improve the drainage conditions in the neighborhood.

D. Medical Services District
The Medical Services District is located along the northern

edge of the East Side residential neighborhood. While the recent
development of doctors' offices and related medical facilities in this
district has had a beneficial effect on the entrance to the downtown
along Marion Avenue and Olympia Avenue, it has become a con-
cern for residents of the East Side Residential neighborhood. There-
fore future medical-related commercial facilities should be devel-
oped within the previously defined district, and not allowed to ex-
pand further into the residential neighborhood immediately to the
south.

While the new development in this district can be beneficial
to the Community Redevelopment Area through increased tax in-
crement, the CRA should monitor development so that a high level
of character and quality is maintained as additional development
occurs. Overall it is envisioned that the area can be developed as a
campus-like corridor focused on the hospital. In order to achieve a
campus-like setting the CRA should monitor the parking situation
in the district carefully as additional development occurs. Parking
spillover into adjacent areas is a common problem in these kinds of
districts. Enforcement of no-parking along the residential streets
bordering the Medical Services District should be considered if the
parking spillover becomes a problem.

In addition, medical facilities developed along the north side
of Virginia Avenue should be designed to minimize the visual and
functional impacts on the residential uses across the street. As
proposed for the General Commercial District setbacks, curb cuts
and landscaping along commercial properties facing the residential neigh-
borhood should maintain the scale and quality of residential properties.
In addition, landscape buffers between parking lots on adjacent proper-
ties should be considered so thatlarge unbroken expanses of parking do

not result.

E. Waterfront District
The waterfront district includes the entire length of water-

front within the CRA study area. Consequently it includes a variety
of park spaces and commercial properties. The overall objective for
future development within this district is to complete the harbor
walk connection along the entire waterfront. Although a signifi-
cant portion of the walk now exists, there are several sections that
still need to be completed. Of most importance is the completion
and upgrading of the waterfront connections between Gilchrist Park
and the Punta Gorda Harbor development site. Although it is pos-
sible to walk along this segment of waterfront, the experience is
not consistent nor well coordinated in terms of design execution.
Among the things the CRA should do is to work with the County to
improve the waterfront for pedestrian use along the Memorial Au-
ditorium site. This publicly-owned property presents a wonderful
opportunity to enhance a significant portion of the waterfront edge,
as described in the subsequent section 3.3B of this report.

Another important point for additional public action includes
the pedestrian underpasses beneath the U. S. 41 bridges. Although
it is possible to get under the bridge the character and quality of
the present experience does not encourage expanded public use of
the waterfront. The CRA should investigate ways to improve the
character of these important locations through addition of lighting
and special pedestrian paving. In addition, the light levels along
the entire waterfront walkway should be checked to ensure that
adequate lighting is provided.

Although in general landscaping is considered desirable along
the waterfront, it should not be designed or placed so as to create areas
that are not visible from adjacent streets. Where room permits, trees
with high branching structures are therefore preferred to shrubs and
low-branching trees that may obstruct sight-lines and create a percep-
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tion of an unsafe area. Where low plantings are desired they should be
kept to no more than two-three feet in height so as not to provide hiding
places.

In addition, the retail component of the Punta Gorda Har-
bor development remains to be completed. The completion of the
waterfront-oriented retail in that development is considered im-
portant to provide additional activities and attractions in the down-
town area. That development can also play an important part in
developing the "signature" identity for downtown Punta Gorda. To
emphasize the fact that the waterfront development is part of the
overall downtown, it is proposed that the CRA encourage the de-
veloper to adopt the historic character light fixtures used on Marion
and Olympia Avenues. In addition use of the same brick proposed
for special sidewalk paving and same types of benches and trash
receptacles as used in the retail district would assist in developing
a consistent theme for the area.

To overcome the distance between the Punta Gorda Harbor
waterfront development and the downtown retail district improve-
ments should be made to better link the two activity centers. As
illustrated in the subsequent section 3.3B of this report, an impor-
tant pedestrian and perhaps automobile linkage to be developed is
the extension of West Retta Esplanade from Taylor Street where it
now stops behind the Publix shopping Center to U. S. 41 north-
bound. This connection will be difficult to accomplish because the
existing shopping center buildings block the potential path of the
extended street. If and when the shopping mall is sold, or is pro-
posed to undergo renovation the CRA should approach the owner
regarding the desirability of providing the West Retta connection
through the property. If it is developed the connection should
have generous well landscaped (shade trees) pedestrian sidewalks
to create a strong linkage between the Sullivan Street area and the
Punta Gorda Harbor waterfront area.

F. Highway Commercial District
This district extends south of the Central Business District

along U. S. 41, to the southern limits of the study area. The intent
of this district remains largely the same as described in the 1990
plan - as a location for auto-oriented retail and commercial uses.
The most important design characteristic of this district is the ap-
pearance of the businesses from the street and the public streetscape
itself, particularly along the U. S. 41 corridor. The City should
proceed with the implementation of the U. S. 41 corridor landscape
improvements, especially the proposed landscaped gateway at the
point where the two legs of U. S. 41 come together. As indicated in
that plan palm trees are proposed to be installed through much of
this part of the study area along U. S. 41. The palms will make a
strong visual "statement" signifying the arrival into downtown,
making the best possible use of the limited right-of-way available
for planting.

G. Southwest Residential District
In the 1990 plan this area was not clearly identified. Today,

it is an area experiencing new residential development on vacant
lots. In addition it is the location of the History Park - a site on
which historic homes are to be relocated to save them from demoli-
tion. The area is also adjacent to the proposed linear park along
the old railroad right-of-way. As an area in transition, this part of
the Community Redevelopment Area may become so desirable (as
an extension of the historic residential market) that older, smaller
homes may eventually be torn down to provide sites for new larger
homes. Although this transition could provide the opportunity to
develop higher density housing, it is proposed that the area be retained
as a single family residential area.

While this trend is beneficial to the overall character and
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quality of the study area, future development should be carefully re-
viewed to ensure continued quality of development. Already some of the
new houses being constructed have adopted the "old Florida" style of
building with wood siding and metal roofs. This trend is considered a
desirable factor that can enhance the image of the area, and contribute
to the overall "signature" image of the CRA in general, and should be
encouraged to continue.

In addition, the development trends should be monitored
to assess housing needs relative to the supply and potential dis-
placement of affordable housing.

H. Southeast Residential District
This district was labeled "Future Residential District" in

the 1990 Redevelopment Plan. Today it is an area of modest homes,
surrounding the Charlotte High School with its planned Perform-
ing Arts Center, and Sallie Jones Elementary School. It also in-
cludes the largest portion of the public housing development in the
City.

The City should monitor this area to ensure that residences
continue to be appropriately maintained. New housing should be
encouraged in this area to maintain and improve the character and
quality of the neighborhood.

In addition, when appropriate, the City should work with
the Housing Authority to determine the best future improvements
for the public housing development located within this district. Given
the close proximity of this site to the Oak Tree Village site just to
the north, both could be combined into a single HOPE VI grant
application (provided the federal guidelines allow, as they do now,
for combination of sites that are located within 1/4 mile of each
other). At the time the housing site is considered for revitalization the
CRA should work with the Housing Authority and railroad to determine
if additional street connections could be made across the tracks. Addi-

tional connections north - and - south are considered desirable to counter
the present isolation of the East Side neighborhood.

I. Transportation
1. Auto Traffic Patterns
The traffic patterns within the study area have been largely

determined by the pattern of federal highways that run through
the downtown. The traffic planners have converted both U. S. 41 and

Existing Traffic Flow in Downtown
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U. S. 17 (Olympia and Marion) to one-way pair streets.
In general, one-way streets are not as conducive to retail

commercial development because of the restrictions they impose
on access patterns. Therefore it is proposed that the City discuss
with MPO and State DOT officials the possibility of converting a
portion of the Marion - Olympia Avenue pair to two-way traffic.
One option, subject to traffic-flow modeling, would be to retain one-
way traffic east of Nesbit Street, but allow two-way traffic on both
Marion and Olympia west of Nesbit Street, within the desired cen-
tral retail district. This would allow somewhat easier circulation
within the retail district.

Potential Modified Traffic Flow in Downtown



!

2. Bicycle and Pedestrian Loop
The implementation of the continuous waterfront har-

bor walk offers a tremendous recreational resource to the
community. In conjunction with previous proposals for a
loop pedestrian / bicycle path, there is an opportunity to de-
velop an approximate 4.2 mile loop within the CRA study
area.

As shown in the accompanying diagram the route
generally follows the alignment previously proposed as part
of the 1990 plan. It has been modified slightly to take advan-
tage of the proposed streetscape improvements along Martin
Luther King Jr. Boulevard.

J. Public Service District
The Public Service District is located in the far south-

western corner of the Community Redevelopment Area. As
described in the 1990 redevelopment plan this is an area
that includes existing public facilities including the Art Guild,
the City of Punta Gorda Public Works facilities and the site
now designated for the History Park. In addition the pro-
posed linear park along the old railroad line runs through
this area, connecting to the History Park site and the Art
Guild.

As in the 1990 plan this is an area where the City
could look to locate additional public facilities. However, the
functions selected for this area should be compatible with
adjacent residential uses.

Proposed
Bicycle
Loop

Potential
Path with
Extension
of Milk
Boulevard

Potential Bicycle and Pedestrian Loop through
the Community Redevelopment Area
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3.4 Focal Area Opportunities - Planning
and Design Concepts

The Focal Areas included in this section are designed to
detail the activities and actions needed to positively influence the
development and growth issues affecting these important areas.
Presenting a plan for each of the areas listed provides a unique
opportunity to detail the improvements and strategies which, if
accomplished, will positively affect the entire region.

A. East Side Neighborhood
Introduction

The East Side Neighborhood has been a residential neigh-
borhood since the early settlement of Punta Gorda. Although it
contains the historic A. C. Freeman House, most of the residences
are of more recent construction. In the previous redevelopment
plan this neighborhood was noted to have problems with poor build-
ing conditions and crime. In addition, portions of what were once
considered by residents to be part of the East Side residential neigh-
borhood have been developed for commercial uses along Marion
and Olympia Avenues. This pattern of commercial development
has caused great concern among residents that their neighborhood
will be totally removed for commercial construction. The commer-
cial district to the west, along with the railroad line to the south
and City limit to the east have contributed to the further isolation
of this neighborhood.

In response to these conditions the present plan supports
renewed efforts to improve the residential neighborhood through
several initiatives as described in the following sections of this re-
port. First among these is a proposal to enhance the streetscape
improvements along Martin Luther King Jr. Boulevard.

Regional Medical

Center

Mangrove Park

New County Judi-

cial Center

Public Housing

Railroad Line

Public Housing

The East Side Neighborhood



a. Martin Luther King Jr. Boulevard
Martin Luther King Jr. (MLK) Boulevard is the central

street of the East Side Neighborhood. In previous years, there
were neighborhood-serving retailers located on the corner of Vir-
ginia and MLK Boulevard, that gave the street an important func-
tion in the neighborhood. However, today, those businesses have
closed. In addition the deteriorated condition of the Oak Tree Vil-
lage public housing development, located on MLK between Fitzhugh
and Charlotte Avenues, detracts from the overall character and
quality of the street.

Although streetscape improvements were constructed along
MLK after the adoption of the 1990 Redevelopment Plan, they were
not enough to change the overall character of the street. The in-
stallation of the "historic" street lights is the most visible change of
those improvements.

In recognition of the need to support the neighborhood and
encourage further improvements, it is proposed that a new phase
of streetscape improvements be implemented. The general objec-
tive of these improvements is to create a substantial change in
character and quality of the street, and to create a recognizable
identity for the neighborhood - a place from which to begin the
process of revitalizing this important historic neighborhood.

The proposed improvements are illustrated conceptually in
the accompanying diagrammatic street cross-section. As illustrated,
the concept is to enhance the landscaping and pedestrian ameni-
ties along the street. The concept calls for installation of a combi-
nation of mature live oak trees which will provide shade for pedes-
trians, along with palm trees to give added character and identity
to the street, and distinguish it from other residential streets in
the neighborhood. The oak trees should be installed at a minimum
height of fourteen feet to ensure the immediate visual quality of
the installation. Depending on the final design of the improvements,

f sft %
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Plan View of Existing Martin Luther King Jr. Boulevard Streetscape
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the palms may be interspersed evenly with the
oaks or used as accent features in groups at street
intersection.

To enhance the pedestrian environment a
special commemorative paving is proposed that
may have, in addition to a special paving surface
such as brick, inset medallions illustrating key ex-
cerpts from Dr. King's writings and speeches. In
addition the plan illustrates the replacement of
the existing light fixtures with the double-globe
style of historic lights in order to further signify
the symbolic importance of this street. The side-
walks should also be provided with benches and
trash receptacles consistent in style with the light
fixtures.

One side of the boulevard is also shown
with a 6-foot wide on-street bicycle path. This path
is part of the overall pedestrian - bicycle loop de-
scribed in the Area-Wide Planning Concepts sec-
tion of this report, and can include trail markers and signage de-
scribing the historic character of the street and neighborhood.

As shown in the accompanying illustration of East Side Resi-
dential Neighborhood Improvement Concepts, the improvements
to Martin Luther King Jr. Boulevard are intended to extend the
entire length of the street from Marion Avenue on the north to the
railroad tracks on the south. As indicated by the arrow, a long
range concept proposed for consideration is the continuation of
Martin Luther King Jr. Boulevard across the railroad tracks, into
and through the public housing site to the south. The intent of this
concept is to reconnect the neighborhood across the tracks, and
provide improved access to the housing site on the south. In the
long range it is proposed that consideration be given to the demoli-
tion of that housing site. When local residential market conditions

Proposed Prototypical Streetscape Cross Section

allow, a new mixed-income community could be constructed on the
site, which could include public housing, affordable and market rate
residences.

Another concept illustrated for development along the en-
hanced Martin Luther King Jr. Boulevard is a Memorial Park. As
shown in the accompanying illustration, this park could be located
on a presently vacant property on the southeast corner of the in-
tersection of Martin Luther King Jr. Boulevard and Virginia Av-
enue. The park could include a Memorial to Dr. King along with
benches and shade trees. The intent is to provide a small, but
symbolic neighborhood "square" along the Boulevard.

The intersection of Martin Luther King Jr. Boulevard and
Virginia Avenue is an important location as it was at one time, the
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location of neighborhood-serving retail uses. It is hoped that as
new housing is constructed in the East Side neighborhood there
will be sufficient market to support a small commercial develop-
ment again serving the neighborhood. Should that occur it is pro-
posed that the commercial uses be located along Martin Luther
King Jr. Boulevard, north of Virginia Avenue, as they were in the
past. In order to preserve the scale and character of the adjacent
residential uses, it is proposed that the commercial buildings be
designed in the old Florida style, in such a way that they appear to
be large residential structures. Parking for these uses should be
kept to the rear or side yards, to allow the structures to face the
street, much like the residences on adjacent blocks.

Ideally the entire length of the streetscape improvements
could be constructed at one time. However, it may be necessary to
construct the improvements in phases. In that event it is proposed
that the segment of street improvements between Marion Avenue
and Charlotte Avenue be given the first priority. The segment
south of Charlotte could then be constructed in conjunction with a
new railroad crossing and the extension of the street to the south,
as described previously.

b. Brick Streets
Martin Luther King Jr. Boulevard is proposed to become a brick
street, similar to those previously implemented in the historic resi-
dential district. In order to give further identity to the East Side
neighborhood, the following streets are also proposed to receive
brick paving to replace the existing asphalt:

East Virginia Avenue between MLK Boulevard and Milus Street
East Charlotte Avenue between MLK Boulevard and Milus Street
Milus Street between East Charlotte Avenue and the waterfront
Mary Street between East Charlotte Avenue and the waterfront

Martin Luther King Jr. "Town Square"
with commemorative statue and inter-
pretive displays

Fitzhugh Avenue
Special Intersection Paving and Cross-

Large shade trees

Palm Trees for accent at intersections

East Charlotte Avenue
W

Martin Luther King Jr. Streetscape Conceptual Improvement Plan
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c. New Residential Development
For the East Side Neighborhood to stabilize and improve,

new residential construction must occur. It is anticipated that the
proposed improvements to MLK Boulevard will help encourage ad-
ditional residential construction. However, this improvement alone
will probably not be sufficient to change the negative perceptions of
the neighborhood. Therefore other actions will be required, among
which are stormwater drainage improvements to remove reported
conditions of localized standing water.

In order to implement appropriate improvements to the
stormwater drainage system, the City should begin by undertaking
an accurate survey of existing property and swale elevations. Based
on that survey, the extent of problems can be identified and appro-
priate solutions evaluated.

While some streets, such as MLK Boulevard may deserve
curb and gutter treatment with underground drainage, some streets
may be better served with an improved swale system of drainage.
The City should examine the survey results to determine the most
appropriate solution for each block within the neighborhood.

In addition to the streetscape and infrastructure improve-
ments, the city should consider other actions directly related to
housing. It is proposed that the CRA assist in the creation of a
Community Development Corporation as described in section 3.2
of this report. The purpose of this entity will be to initiate develop-
ment of new affordable housing within the East Side neighborhood.
The CRA can assist by way of providing staff resources to help
initiate a CDC. It can also assist by providing, in conjunction with
City funds, initial "seed" funding for the new entity. The CRA can
also assist through acquisition, of vacant properties for use by the
CDC.

The CRA can also assist directly in creating new housing in
the East Side neighborhood - an effort that will require the full

Opportunities for new residential development

New residences in the East Side Neighborhood should
be encouraged in the old Florida style of architecture.
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commitment of the CRA and its staff and financial resources. The CRA
can assist property owners who may wish to build new homes on vacant
properties, but who do not have the expertise to deal with permitting
and approval processes. One potential program would involve the CRA
providing grants or loans to owners wishing to build new homes, for use
in hiring qualified architects and contractors to undertake the work.
The CRA could also work with the City to minimize or defer impact fees
for new residential construction in the neighborhood.

In addition to assisting in the development of new housing in
the neighborhood the CRA should assist in encouraging improvements
to existing residences. Among the kinds of assistance the CRA could
provide are: low interest loans and grants for home improvements, along
with technical support for those improvements; provision of funds to
assist home buyers in various ways; and provision of technical support
related to issues of zoning and building regulations. These services could
be provided by the CRA - on behalf of the owner, through a consultant
architect or engineer through a loan or grant program.

The CRA should also guide new residential construction and
renovations to assist in enhancing the visual quality of the neigh-
borhood. It is proposed that owners be encouraged to build new
houses in the old Florida architectural style, as is happening in
other parts of the study area, in order to further develop this as
the distinctive character of the Community Redevelopment Area,
(see illustration on page 30) While there are examples of residences
built in this style that are more ornate, it is also possible to build
less elaborately at more reasonable cost.

The City can help improve the overall perception of the
neighborhood through positive portrayals of the East Side neigh-
borhood in the City's promotional literature.

JEast Virginia Avenue
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Concept Plan for Revitalization of Oak Tree Village
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d. Public Housing
The Punta Gorda Housing Authority owns and operates the 30

public housing residences at the Oak Tree Village development which
occupies one and a half blocks between East Charlotte Avenue and East
Virginia Avenue, with frontage on MLK Boulevard. The Authority also
owns and operates 100 public housing residences located south of the
railroad tracks along Cooper Street and Myrtle Avenue.

The Oak Tree Village site includes one story and two story
buildings. At present, the Housing Authority is renovating interi-
ors of the units and would like to continue with exterior renova-
tions. In addition to needed renovations to the buildings it is pro-
posed that the Housing Authority, subject to funding availability,
undertake additional architectural enhancements to the exterior
of the buildings, and site improvements to improve the livability,
safety and security of the site.

The accompanying illustrations show how the site plan of
the development could be modified to improve the sense of "owner-
ship" for residents of individual apartments through the relocation
of parking and creation of rear yards.

In addition, the sketch illustrates how the exteriors of the
buildings could be renovated to give an "old Florida" style to the
development through the addition of porches and metal roofs, and
through covering the existing brick cladding with stucco.

The CRA should work with the Housing Authority to de-
velop appropriate plans for the renovation of the site and the build-
ings as part of the overall program to support and enhance the
East Side neighborhood.

In the long range it is proposed that the City and CRA con-
sider extending Martin Luther King Jr. Boulevard southward across
the railroad, and connect through the present Housing Authority
site to Myrtle Avenue. This street extension is predicated on the
revitalization of the Myrtle Avenue and Cooper Street public housing as

Existing Oak Tree Village 1-story apartments

Addition of porches r1New metal roofs and stucco wall surfaces

j— Fencing to create privacy

Potential renovation of Oak Tree Village apartments
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a mixed-income community containing housing for a wide range of in-
comes in addition to public housing units. As described in the preceding
section 3.3 one approach to fund such a development would be a HOPE
VI grant. As noted in section 3.3 the Housing Authority should consider
applying for a HOPE VI grant for this purpose.

The planning and design of new communities through the HOPE
VI process is extremely important to HUD. To guide the creation of new
mixed-income communities HUD has adopted the planning and design
principles of New Urbanism. These principles are oriented to recon-
necting former public housing sites to the neighborhoods within which
they exist in order to remove the isolation and poor design that charac-
terizes most public housing sites. In the instance of the Hazel and
Cooper Street public housing sites, the plan for a new community would
seek to extend the neighborhood street grid that exists around the sites,
into and through the sites so they can once again become part of the
larger neighborhood. The proposed extension of Martin Luther King Jr.
Boulevard is part of this concept to reconnect the site to the neighbor-
hood.

The new mixed income communities built through the HOPE
VI process are also designed with the principles of CPTED (Crime
Prevention Through Environmental Design). This means that com-
munities are designed so that residential units face the streets,
and there are no "left over" public spaces that are not readily vis-
ible and secure. In general the combination of the CPTED and New
Urbanism principles create communities that look like traditional
single family neighborhoods, even though the majority of the hous-
ing may be rental.

If the HOPE VI grant application is not pursued the Hous-
ing Authority must still look to maintain, and where financially
possible, improve the existing public housing units.

Burland StreeO f
Potential Long Range Revitalization of Existing Public Housing Site
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e. Waterfront
The residents of the East Side neighborhood have commented

that they believe the creation of visual linkages to the waterfront will
improve the identity and attractiveness of the neighborhood to potential
new residents. Currently all views toward the water along neighbor-
hood streets are blocked by dense vegetation - some or all of which may
be environmentally sensitive and protected mangroves. The CEA should
undertake a vegetation survey to determine the extent of the mangroves
throughout this section of the waterfront and especially along the ends
of Milus, Mary and Booth Streets. If exotic vegetation is found within
these street rights-of-way where they extend to the waters edge, it may
be possible to remove the exotic vegetation without negatively impact-
ing the mangrove. In that event the CRA should undertake the removal
of the exotic vegetation and open the street ends as view corridors and
pedestrian access to the water. The CRA should also construct, if pos-
sible given the environmental restrictions of the street ends, boardwalk
extensions overlooking the river at those locations.

In addition, depending on the extent of protected mangrove veg-
etation, there may be waterfront land already in public ownership in
this vicinity that can be further developed as parks and public open
space. Although there may not be enough upland areas to develop a
waterfront park as extensive as Gilchrist park, the CRA and City should
develop as much waterfront land as possible as park and open space for
the East Side community.

This section of the waterfront also affords a unique oppor-
tunity to enhance the entrance to the downtown along East Marion
Avenue. In this vicinity East Marion Avenue is only one block away
from the mangroves and water edge. If the street end vistas can be
opened as described in the preceding paragraph, the CRA should

Potential Mini-Park sites along East Marion Avenue
































































