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IMPORTANT NOTICE 
 
 
The information contained herein, while based upon data supplied by the seller and 
obtained form other sources deemed reliable, is subject to errors or omissions and is 
not, in any way, warranted by Harshman & Company, Inc. or by any agent, independent 
associate or employee of Harshman & Company. 
 
Harshman & Company, Inc. (Broker) hereby notifies prospective buyers that it shall be 
the buyer’s responsibility to verify any and all representations made by seller and/or 
Broker regarding the property, its condition, improvements, utilities, zoning, insurability, 
conformance and/or compliance with federal, state and local laws as well as all 
restrictions of any applicable owner’s association, boundaries and use.  Buyer 
recognizes that the Broker is not an expert in legal, tax, financial, appraising, surveying, 
structural conditions, hazardous materials, engineering or other areas.   
 

 
Exclusive Right of Sale Listing 

 
Harshman & Company, Inc. is the Exclusive Listing Agent for the subject property and is 
presenting this property to Qualified Principal Buyers with expertise in real estate 
investment and development.  Buyers are excluded from Cooperating Broker fees. 
 
 
 
 
Inquiries regarding the property described herein should be directed to: 
 
John B. Harshman, Broker 
Harshman & Company, Inc. 
1575 Main St. 
Sarasota, FL  34236 
 
Phone:  941-951-2002 
FAX:     941-366-5818 
Email: jbh@harshmanrealestate.com 
 
 

 
 



Property Summary 
 
 
 
Location:  The subject property is a well located site on the east edge of the 

downtown core with frontage on East Avenue, 1st Street and Audubon 
Place.  This is an excellent location for residential apartment or 
condominiums as well as office, restaurant or retail.  The accessibility and 
proximity to all the amenities of downtown Sarasota make this property a 
unique development opportunity.  The DTC zoning provides 
unprecedented flexibility of use and development potential of up to 10-
stories and 50-units per acre (84 units on this site). 

 
Address:          2100, 2150, 2170 1st Street, 32 N East Avenue and 19, 27, 29 Audubon 

Place Sarasota, FL 34237 
 
Parcel ID#:       2029-04-0004, 2029-04- 0008, 2029-04-0010, 2029-04-0011,  

2029-04-0012, 2029-04-0023, 2029-04-0025 
 
Neighborhood:  The surrounding neighborhood has historically been the home of 

moderately priced residential homes and apartments with surrounding 
office including Kane Plaza, a 10-story Class A office building and Centre 
Pointe, a 6-story Class A office building.  Government uses are also 
clustered along Main Street.  The neighborhood is in a very positive 
transition as a 37 unit townhouse development is under construction across 
Audubon Place from the subject.  Just 400 feet to the South is the 40 acre 
Payne Park and the north terminus of the Legacy Trail that extends from 
this point to Venice and south; a tremendous amenity for any new 
development.   

 
Zoning:   Downtown Core (DTC) which permits 10-stories and 50-units per acre 

plus office, retail, restaurant and hotel.  (84 entitled units) 
 
Opportunity Zone: The subject is located with the IRS designated Opportunity Zone which 

imparts numerous tax benefits to owning the property.  Consult your tax 
advisor for further explanation.   

 
Environmental:   The owner purchased the subject from a subsidiary of Bank of America 

and relied on its environmental phase II and phase II findings which will 
be shared with buyers.  Owner has removed all asbestos with the 
exception of approximately 4-sqft of the roofing bull.   

 
Owner:      Northeast and Audubon, LLC.    
 
Land Size:      73,305 sq. ft. +/- (1.68 acres) 
 



Improvements:   There is a two-story 13-unit apartment building on site deemed a tear 
down.  The interior of each unit has been demolished to the concrete floor 
and stud walls to remove asbestos.  However, the building may be 
renovated and put back into operation. Two structures were demolished 
and impact fee credits may be available. 

 
Taxes:        $30,062.91 (2019)  
 
Price:           $4,200,000 
      $57.29 per square foot 
   $50,000 per code entitled residential unit   
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The Downtown Core Zone District (DTC) Excerpt 
 

The Downtown Core (DTC) district is a very dense mixed-use urban area. Residential dwellings 
are generally multiple-family and located in tall structures. Residential dwellings may be built up 
to a maximum density of fifty (50) dwelling units per acre. Non-residential uses are varied and 
include department stores, entertainment facilities, restaurants, offices and lodging uses. Ground 
floor retail is allowed everywhere and is mandatory on certain designated frontages. Building 
height shall be limited to a maximum of ten (10) stories except as provided for in Table 1003 
(Building Height). Building frontages include stoops, forecourts and storefronts. 

 
When the Zone District Regulations apply: 

 
• These regulations apply to all new development.  
• To any expansion or exterior remodeling of existing buildings with a final determination from 

the Planning Director.   
 

For example, remodeling a storefront may require compliance with standards, such as; window area, window 
shape and exterior finish materials and an addition would need to comply with standards, such as; setbacks, 
height limits and parking.   

 
When these regulations do not apply: 

 
• Existing buildings and uses that do not conform to the provisions of these regulations may 

continue as they are. However, if a prohibited use ceases for 24 consecutive months, the use 
shall not be re-established.  The Planning Director may grant one extension for an additional 12 
months, provided the property owner applies for the extension at least 60 days prior to the end 
of the original 24-month period.   The application shall demonstrate that restoration of the use 
has been diligently pursued and that practical difficulties will preclude a timely restoration of the 
use within the original 24-month period.  Subsequent uses shall conform to the district 
regulations.  Any final decision of the Planning Director may be appealed to the Planning Board 
in accord with Section IV-1901 (F) of this code. 

 
• Normal repair and maintenance may be performed on existing buildings.   

 
For example, (1) repair of a broken window would not require compliance with the building design standards for 
window area and shape or (2) repair of a leaking roof would not require compliance with the roof design standards.   

 
• Any existing or approved structure or structures on a single zoning lot under condominium 

ownership or cooperative long term leases may be rebuilt after destruction to the prior extent of 
nonconformity as to height, stories and density of units per acre regardless of the percentage of 
destruction.  In the event of such rebuilding, all other applicable district requirements shall be 
met unless an Adjustment is obtained in accord with Section IV-1903 of this code. 

 
Valid Development Approvals: 

 
• A project for which an application for site plan approval has been filed prior to the effective date 

of these regulations may be reviewed, approved and constructed under the prior regulations. 
 

• A project for which a site plan has been approved under the prior regulations may be 
constructed as approved provided a building permit is issued prior to expiration of such approval. 
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• Structures and uses in projects filed prior to the effective date or which have already been 
approved and issued a building permit prior to expiration of such approval shall not be deemed 
nonconforming but shall be deemed to be lawfully existing in conformity with these regulations 
and shall be allowed to continue as lawfully existing uses or structures.   

 
Use Chart Excerpts: 

 
 

Permitted Uses Minor Conditional Use Approval 
Required 

Major Conditional Use Approval 
Required 

Residential Commercial Recreation Major Event Entertainment 
Office Commercial Parking Bars, Tavern, Nightclubs 
Retail Sales and Service Quick Vehicle Servicing Colleges 
Personal Service Oriented Alcoholic Beverage Store Community Services 
Entertainment Oriented Motor Vehicle / Boat Sales Agency 

 
Aviation and Surface Passenger 
Terminals 

Hotel / Motel and Other Temporary 
Lodging 

Motor Vehicle / Boat Showroom Detention Facilities 

Repair Oriented Commercial Wireless 
Telecommunication Towers 

 

Artisan Studios Vehicle Repair  
Basic Utilities 
 

Private Clubs  

Parks, Open Space, and 
Playgrounds 

  

Religious Institutions   
Schools   

 

Development Standards Excerpts: 
 

Density 50 units / acre 

Height 10 Stories 

Zoning Lot Size Minimum  1,800 sq. ft. 

Building Setback  

Minimum Front 0 ft. 

     Maximum Front 5 ft. 

Minimum Side 0 ft. 

Minimum Rear 0 ft.  

 
Note: Additional Exceptions for Height in the DTC. 
 
Existing buildings over 10 stories.  In the DTC, an existing building (as of January 6, 2003) over 
10 stories in height may be removed, demolished, or destroyed and replaced with a new building.  
The maximum height of such new building shall be either the number of feet which previously 
existed in the demolished building or the maximum number of stories allowed in DTC, whichever 
is greater.  
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Parking Requirements: 
 

 DTC 
Required Parking  
- Residential  1.0 spaces for each dwelling unit 
- Non-Residential 1.0 space for each 500 sq. ft. of floor area 
- Transient Lodging 0.5 space for each guest unit. 

- Bicycle One bicycle parking space shall be provided for every fifteen off-street vehicular parking 
spaces. 

Exceptions to 
Required Parking 

Liner buildings and independent building of less than 10,000 sq. ft. floor area shall not be 
required to provide off-street parking.   On street parking along the corresponding 
frontage lines shall be counted toward fulfilling the parking requirements.  Locally 
designated historic buildings shall not be required to provide parking in addition to that, 
which exists. 

Location of 
Required Parking - 
Primary Street Grid  
(See Map VI-1001) 
 

Surface parking shall be located in the second or third layer and masked by a street wall 
or liner building.  Garages shall be located in the third layer and masked by a liner 
building.  Loading areas / spaces are prohibited along frontages.  

 

The required design standards are stated in Table VI-1004 of the Downtown Code.  These 
standards are limited to portions of buildings with frontages that face a primary street.  Building 
frontages that face a secondary street are exempt from these standards.   
 
Intent of Primary Street Frontages: 
 
An excellent frontage is one that provides a high level of positive stimulus and interaction for the 
pedestrian.  In an ideal setting, buildings would form a continuous edge, generally up against the 
outer edge of the right-or-way, with large expanses of glass for pedestrians to see what is 
happening inside, and a constant sense of give-and-take between inside and outside.   The width 
of the buildings along the street would be relatively narrow, with a range and variety of stores and 
shops.  Restaurants and other uses might spill out onto the sidewalk creating open-air cafes, 
galleries and other attractions.  Landscaping is prevalent, but does not dominate the setting, and 
does not prevent the pedestrian from getting close to the buildings, storefronts and display 
window.   
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Low Tax Opportunity Zone FAQ 

 
Q: What is a Low Tax Opportunity Zone? 
 
A: Opportunity Zones, as established in the federal Tax Cut and Jobs Act of 2017, 
encourage long-term investment and job creation in targeted communities by reducing 
taxes for job creators. Opportunity Zones maintain their designation for 10 years. The 
program encourages private investment in these zones by providing a tax incentive for 
investors who invest in qualified businesses and property in these areas. 
 
Investors, such as businesses, developers and financial institutions that invest in 
targeted areas can defer capital gains taxes through investments in federally-
established Opportunity Funds. 
 
Q: How was the Opportunity Zone program created? 
 
A: The Opportunity Zone program was created as a part of the Tax Cuts and Jobs Act 
of 2017, signed by President Donald Trump in December 2017.  

 
Q: Who determines Opportunity Zones? 
 
A: The act allows the Governor of each state to nominate up to 25 percent of eligible 
census tracts as Opportunity Zones. States then submit their nominations to the U.S. 
Department of the Treasury, which has 30 days to certify the Opportunity Zones or 
provide further guidance to the state. 
 
Q: What are census tracts? 
 
A: Census tracts are small, relatively permanent statistical subdivisions of a county that 
are updated before each U.S. Census. The U.S. Census counts every resident every 10 
years. Census tracts average about 4,000 people. A census tract usually covers a 
geographically contiguous area. For example, in urban areas, census tracts correspond 
roughly to neighborhoods.  
 
Q: How many census tracts can Florida nominate? 
 
A: Florida can nominate 427 census tracts based on the federal requirements for this 
program.  
 
Q: What are low-income census tracts? 
 
A: The poverty rate for each census tract is based on how household income compares 
to the national thresholds calculated by the Census Bureau. A census tract is 
designated as a Low-Income Community when 20 percent or more of households in the 



tract fall below the poverty line (for their household size) or the median family income in 
the tract is below 80 percent of the statewide median income. 
 
Q: What is a contiguous tract, and were those included in the nomination? 
 
A: The tax bill allowed 5% of tract nominations to be tracts that did not meet the low-
income designation but were contiguous, or next to, other tracts that did meet the 
criteria. Florida chose not to nominate contiguous tracts so that the areas with the most 
need could be designated.  
 
Q: How were Opportunity Zones chosen to be nominated? 
 
A: DEO’s economists used a combination of data and project requests to determine the 
Zones.  A statistical model was created using census tract data and other economic 
indicators, such as poverty level, unemployment rates and population density. DEO 
used a proportional method of nominating tracts so that every county received at least 
one census tract nomination. Finally, DEO incorporated into the model requests from 
city and county governments, regional planning councils, nonprofits, investors, 
developers and others.  
 
Q: Why were some requests not included as an Opportunity Zone? 
 
A: DEO received requests for more than 1,200 census tracts, which is more than the 
427 the state can nominate. Feedback was incorporated as much as possible, and 
balanced with the economic analysis. For example, a request in an area with very low 
unemployment may not have been chosen.  
 
Q: How do Florida communities benefit from the Opportunity Zone program? 
 
A: Counties across Florida benefit from having another tool in their economic 
development toolbox. From rural communities to urban areas, this program will allow 
investors to strategically invest in targeted communities. This will build on each county’s 
economic development plan, bringing more jobs and capital investment into every 
county across Florida.  
 
Q: What are the next steps? 
 
A: The U.S. Department of the Treasury has 30 days to certify that the nominated tracts 
meet the criteria in the law. The Internal Revenue Service intends to start a rulemaking 
process to designate Opportunity Funds to be eligible to invest in these zones. More 
information about this process can be found here: 
https://www.irs.gov/pub/irs-drop/rp-18-16.pdf 
https://home.treasury.gov/news/press-release/sm0283 
https://www.cdfifund.gov/Pages/Opportunity-Zones.aspx 
Bill Text: https://www.congress.gov/115/bills/s293/BILLS-115s293is.pdf   
 

https://www.irs.gov/pub/irs-drop/rp-18-16.pdf
https://home.treasury.gov/news/press-release/sm0283
https://www.cdfifund.gov/Pages/Opportunity-Zones.aspx
https://www.congress.gov/115/bills/s293/BILLS-115s293is.pdf


 
 
Q: What is Florida’s role in the Opportunity Zone program moving forward? 
 
A: The legislation provides Florida the ability to nominate census tracts for the 
designation of Opportunity Zones. Opportunity Funds and their investments will be 
private-sector driven. Once a zone is certified by the U.S. Department of the Treasury, 
local communities will promote their Opportunity Zones to qualified Opportunity Funds in 
order to secure investments and bring additional economic development to local 
businesses and families.  
 
Q: What are Opportunity Funds? 
 
A: Opportunity Funds will be designated through the U.S. Department of the Treasury 
and the Internal Revenue Service as eligible based on rulemaking that has not yet taken 
place. The Opportunity Funds must invest 90 percent of their fund in Opportunity Zones 
to receive the tax benefits, which will vary depending on the number of years the 
investment is held in the Zones.  
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