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Part I  

Introduction  

Background and History of the P roject  

The City of Tarpon Springs has long enjoyed the status of being an internationally 
recognized destination because of its Sponge Docks and Greek culture. However, a 
combination of factors, including deteriorating conditions along the docks and limited 
tourism capacity prompted the City Commission to invest approximately 3 million dollars to 
upgrade the function and appearance of the Dock area. The result has been a strong 
resurgence in tourist related activity. 

Building on the success of the Sponge Dock project and responding to demands from 
property owners and area merchants, the City Commission decided to pursue a plan of 
action to address conditions in the greater downtown. In March of this year, the City hired 
The RMPK Group, an urban planning and design firm from Sarasota, who teamed with 
Strategic Planning Group economists from Jacksonville and Tindale-Oliver and Associates, 
Inc. transportation engineers from Tampa, to undertake the task of formulating this 
Downtown Development Action Plan.  

The location of the City of Tarpon Springs and its environs are illustrated in Figure 1 while 
the Cityõs Downtown Development Action Plan Study Area is identified in Figure 2. 

Purpose of the Plan  

The purpose of the Downtown Development Action Plan is to devise strategies that will 
resolve the physical and functional problems of the downtown area through a community 
based planning and design process. More specifically, the Plan addresses transportation and 
parking issues in the downtown and along the primary roadways. The Plan also provides 
recommendations for streetscape improvements and traffic calming techniques designed to 
provide a more attractive, pedestrian oriented environment. Other elements of urban design, 
including architecture, building size, massing, and setbacks, are analyzed in relations to 
existing land development codes to ensure appropriate regulatory provisions for future 
development and redevelopment. The Plan promotes a downtown development concept 
that introduces future land use opportunities in response to anticipated market demand 
based on economic analysis. Finally, the Plan sets forth implementation strategies that define 
the actions required by the City to succeed in revitalizing the downtown. Actions include 
organizational and regulatory recommendations as well as proposed capital improvements 
and funding strategies. 
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Figure 1  ï USGS Quadrangle Map  

[ArcView graphic] 
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Figure 2  ï Study Area Boundary  

[ArcView graphic] 
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Planning Approach  

The following project approach was used in order to organize the project in a fashion that 
clearly delineated the goals and objectives of the work, to prepare a clear and succinct 
project scope and schedule, and to include the development of a comprehensive public 
involvement strategy. 

Phase 1 ï Project Organization and Management  

During the project organization phase, the consultant and City staff worked together to 
develop a final scope of services and project schedule. In addition, a public involvement 
process was developed. The public involvement process included workshops for the general 
public and focus group meetings with the downtown merchants, local residents, property 
owners, City officials, and regional agencies. During these sessions, issues and concerns 
about the current and future state of the downtown area were discussed, as well as possible 
strategies for resolving them. 

Phase 2 ï Inventory  

The inventory phase of the project entailed the collection of data for the purposes of 
identifying the existing conditions of the urban area under study. Elements of the inventory 
included: 

Á Traffic, parking, and pedestrian circulation 

Á Existing zoning and land development 
regulations 

Á Comprehensive plans, and past planning 
studies 

Á Existing streetscape conditions 

Á Land use 

Á Existing businesses 

Á Economic status 

Á Building conditions and 
architectural character 

The majority of the above data was collected and mapped. Additionally, data obtained from 
the workshops and focus groups provided important information for the inventory. 

Phase 3 ï Analysis  

The analysis phase of the project entailed an in-depth look at how the community functions 
from a land use, circulation, and urban design standpoint. Some of the issues that were 
analyzed were as follows: 

Á City planning; including land use organization and patterns, vehicular circulation, 
parking configuration, signage design and aesthetics, and pedestrian environment. 

Á Urban design; including historic character, architectural style and quality, setbacks, 
facades, and appropriateness of building materials. 

Á Market conditions; including constraints and opportunities for redevelopment and an 
economic positioning strategy. 
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Á Owner/developer interviews: interviews with several owners/developers were 
conducted in order to form an understanding of how the existing development codes 
are affecting development and design decisions. 

Á City Planning Department interviews: interviews were held with City Planning and 
Building Department Staff to receive their assessment of how the existing codes are 
affecting development. 

Á Existing codes were analyzed to determine how they promote or detract from urban 
design patterns. 

Phase 4 ï Public Design Workshop  

A three-day public design workshop series was held so that the area merchants, residents, 
property owners, and City officials could participate in the design process. Issues, concerns, 
and strategies were revisited with special attention to strategizing and problem solving. On 
the final evening, the Concept Plan was presented to the participants along with architectural 
renderings of future development possibilities. 

Phase 5 ï Conceptual Future Land Use Plan  

Using data from the inventory, analysis, and community workshops, a draft plan was 
developed. Some of the elements contained in the preliminary plan were the following: 

Á Overall future land use plan 

Á Overall circulation plan 

Á Overall urban design plan 

Á Streetscape typical sections 

Phase 6 ï Final Urban Master Plan and Implementation Strategies  

The final phase of the project entailed assembling the final plan document and creating a 
graphic illustration of the City upon completion of future development opportunities and 
proposed improvements. The major emphasis of the plan document was to describe 
proposed future land use and public improvements and prepare implementation strategies 
for the plan. The final plan addresses the following primary issues: 

Á The plan provides a narrative description of proposed future land uses and public 
projects including a series of graphics displaying the future urban design of the 
overall study area. 

Á The Plan recommends action strategies for implementing the plan, public sector 
urban design recommendations, descriptions of proposed public and private sector 
involvement, and descriptions of private sector incentives. 

Á The Plan presents phased capital improvements, costs, and funding sources. 
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Part II  

Data Inventory  

The preparation of the Downtown Development Action Plan for Tarpon Springs required a 
thorough understanding of the existing physical conditions of the downtown area and the 
analysis of the assets and liabilities of these conditions. Information for the inventory was 
collected from several sources including site visits for the physical inventory, previous 
planning studies, interviews with City staff, technical documents and interviews with citizens 
of the area. The physical conditions of the downtown were mapped in computer (CADD) 
format and made available for public review. At the same time that the data was being 
summarized, a series of public meetings were held to solicit comments from the citizens to 
determine what they felt were the shortcomings and assets of the downtown environment 
and to determine the priorities of the community. The result of this inventory and analysis 
was the formation of clear goals and objectives for the design of the project. 

History  

Located between the 
tributaries of the Anclote 
River and the Gulf of 
Mexico, the City of Tarpon 
Springs offers its residents 
and visitors an eclectic mix 
of natural, cultural, and 
historic amenities that few 
other Florida cities can lay 
claim to. Incorporated in 
1887, Tarpon Springs has 
been home and destination 
to a myriad of people. By 
remembering the vivid 
history and diverse 
identities of these people, it 
is easy to understand how 
Tarpon Springs retains 
much of its quaintness and 
character to this day. 

 

 

Sponging Industry in Tarpon Springs  

Among the many diverse people who founded and enhanced Tarpon Springs were 
pioneering families, both Black and White, who fled from the aftermath of the Civil War and 
settled near what is now known as the Spring Bayou area. Wealthy Northerners, European 
royalty and Chicago gangland figures were all attracted to the Southern tranquility and 
unspoiled natural environment in Tarpon Springs. The arrival of Greek sponge divers in 
1905 and later on, their families, has forever influenced the character of Tarpon Springs. 
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As Tarpon Springs grew, this rich mix of people 
learned to support each other through good times 
and bad. Tarponites joined together during World 
War I to ration staples like wheat and sugar. The City 
soon recovered and enjoyed an enormous boom in 
the Twenties, however difficult times returned with 
the Great Depression and Prohibition. During the 
rise of the sponging industry, there was considerable 
conflict between sponge divers and hook boat crews. 
In spite of this, a few strong leaders from both the 
American and Greek communities formed the 
Sponge Exchange, in order to streamline the export 
of the increasingly famous sea creature to the rest of 
the world. 

Today, the citizens of Tarpon Springs are joining 
together to make sure that their city, especially the 
downtown area, regains its status as a world class 
destination and can meet this expected demand in 
the coming century. Many of these citizens bear the 
names of the earliest citizens of Tarpon Springs, 
family names that are woven into the Cityõs rich 
history. Recently, the City took on the project of 

 

The Sponge Harvest  

 
Downtown Tarpon Springs ï Tarpon Avenue  

 

redeveloping the Sponge Docks, which revitalized one of the most important pieces of the 
areaõs history. The City has enjoyed a resurgence of visitors and commerce to the Sponge 
Dock area as a result of the improvements to this area. Recognizing downtown Tarpon 
Springs as the historic core of the community and a critical component to the ultimate 
welfare of its residents, the City Commission has now initiated the process of formulating a 
plan of action to rejuvenate this area. 
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Land Use and Zoning  

Land Use  

Downtown Tarpon Springõs system of primary roadways provides a logical framework for 
describing existing land use characteristics. The following seven primary roadways provided 
the focus for the land use site inventory. Pinellas Avenue (Alternate 19), Hibiscus Street, 
Safford Avenue (Pinellas Trail), Orange Street, Tarpon Avenue, Court Street, Lemon Street 

Pinellas Avenue (Alternate 19)  

Pinellas Avenue contains predominantly commercial land use, with some residential uses on 
the west side of Pinellas, north of Orange Street. There are tourist oriented commercial uses 
on the north end, near the Sponge Docks. Additionally, the historic downtown between 
Orange and Lemon Avenues contains dominant institutional uses including St. Nicholasõ 
Church and the Cultural Center. Lemon Street to Martin Luther King shows older 
development patterns with buildings fronting the sidewalks with no setbacks and on-street 
parallel parking, which establishes a more pedestrian oriented development pattern. 

South of Tarpon Avenue, redevelopment is occurring through private sector investment. 
There are substantial economic opportunities related to the renovations of the Tarpon 
Arcade and the Classic Cars dealership, which is rapidly becoming a regional attraction. 
Another proposed redevelopment opportunity is the new Madison Bank, which involves the 
assembly of older, economically obsolete properties north of MLK on the east side of the 
road. 

Suburban oriented commercial development patterns emerge south of MLK Boulevard 
including larger buildings with expansive setbacks for on-site parking, typified by Giancolaõs 
Market and the Winn-Dixie Plaza. The proposed redevelopment of property by Walgreenõs 
on the southeast corner of MLK and Pinellas will strengthen the tax base through new 
commercial investment. Potential relocation of the existing office building at this location to 
a vacant site nearby would benefit the City. Negotiated architectural standards for 
Walgreenõs new store would provide design solutions for an attractive commercial structure 
in addition to an in-fill development opportunity that strengthens the tax base to create a 
winning endeavor for the community. 

Hibiscus Street  

The residential character of the surrounding land use patterns along Hibiscus Avenue with 
lower traffic volumes enable more opportunity for streetscape improvements even though 
the right-of-way dimensions are the same as North Pinellas Avenue. Hibiscus Avenue can 
not be underestimated as an important pedestrian link to the downtown from North Pinellas 
and North Safford Avenues. Future development should establish land uses that unify these 
areas with designs that are appropriate in scale and architectural character. 
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Figure 3  ï Aerial Photo  

[ArcView graphic] 
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Figure 4  ï Current Land Use Map  

[ArcView graphic] 
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Saff ord Avenue/Pinellas Trail  

Safford Avenue, located on the eastern edge of the study area, is the northernmost link to 
the Pinellas County Trail System. The intersection of Pinellas Avenue and Tarpon Avenue 
mark the geographic center of the historic downtown. Land use in the vicinity of this 
intersection consists of retail businesses, restaurants, Huntington Bank, and the historic 
Train Depot. 

Predominantly residential uses gradually transition north of Orange Avenue, with the 
exception of a few commercial establishments on the west side of the road. The east side of 
Safford Avenue, south of Lemon Street, is also mostly residential, while the southwest 
portion of the road contains a mixture of heavy commercial land uses such as boat building 
and repair shops. Improvements in this area should include general cleanup and 
maintenance, code enforcement, and buffering between incompatible uses. 

Orange Street  

Orange Street is home to the most dominant structural feature of the downtown, St. 
Nicholas Church. Located at the Southeast corner of the intersection of Orange Street and 
Pinellas Avenue the church provides a beautiful focal point for the community with an 
impressive domed cathedral that can be seen from nearly all areas of the downtown. 
Attractive Law Offices and local retail establishments surround the church on North Pinellas 
Avenue and to the north on Orange Street including the Chamber of Commerce office and 
offices for local architects and design professionals. Oxford House and the Hellenic society 
occupy historic structures east of the Church Annex with older housing on the north side of 
the road. Proceeding west on Orange street many of the large historic homes are being 
renovated for offices and lodging. 

Tarpon Avenue  

Approaching downtown from the east on Tarpon Avenue visitors are welcomed by a 
magnificent tree canopy overhanging the road framing attractive older homes that are now 
in transition to low to moderate intensity office and business uses. The quality of the 
pedestrian environment is very good although investment in the publicly owned right of way 
is needed to upgrade the sidewalks, improve street-lighting and use street trees to establish 
order and continuity of design. The City should also invest in a gateway feature for the main 
entrance to town. 

Building heights, massing, and setbacks easily identify this area as the original business 
corridor in Tarpon Springs. The older commercial properties in this area were developed 
with no setback from the existing road right-of-way and rely substantially upon the on-street 
parking. The buildings on this portion of Tarpon Avenue contain some of the most 
appealing architectural features in town, such as the Meres Building, and have great potential 
for improving the mix of pedestrian oriented retail and entertainment establishments that are 
characteristic of most vibrant downtown shopping areas. 
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Tarpon Avenue west of Pinellas Avenue is an attractive street providing a spectacular view 
of Spring Bayou home of the Churchõs annual Ceremony of the Epiphany. Craig Park and 
the Tarpon Springs Heritage Center provide recreational and cultural amenities in a serene 
setting that also supports periodic arts and cultural festivals that are integral elements of the 
communityõs historic way of life. This section of Tarpon Avenue includes the Spring Bayou 
Inn, an old residence that has been renovated into a beautiful bed and breakfast 
establishment that should set the trend for lodging and support businesses in this area. 

Court Street  

Court Street is fronted on the north by the rear side of the businesses facing Tarpon 
Avenue. Antique shops, art studios and restaurants are contained in attractive storefronts 
with angled parking situated on the northern portion of the road. The south side of the 
street provides parallel on-street parking. Large surface parking areas including public 
parking lots on Safford Avenue and Pinellas Avenue (formerly the Cityõs Central Park) 
combined with large expanses of surfacing parking for nearby businesses have effectively 
created a terminus to the downtown because of the uninviting pedestrian environment. 

Zoning Districts  

The comprehensive Zoning and Land Development Code control Land development in 
Tarpon Springs. The City has an admirable record of progressively altering the code to better 
accommodate changing demands in the practice of land development. The Code was most 
recently revised on March 7, 2000 

According to the Code, the Study Area contains 11 zoning districts related to general 
classifications of land-use. These are concentrated in the downtown area and along the 
primary commercial corridors. Residential zoning districts are interspersed on secondary 
roadways and on the periphery of the study area. The Pinellas Trail has its own zoning 
designation intended to provide for Trail related land uses. The zoning districts within the 
study area are summarized briefly below. 

Conditional Residential Mixed District ï CRM -7.5  

This district was established to provide for a mix of residential uses with the understanding 
that a conditional use review to analyze compatibility with development trends and 
surrounding uses would be necessary. There are several CRM zoned areas within the study 
area, including several properties between Lime and Lemon Streets on the west side of the 
study area and a few properties on the east side, just north of Orange Street. 

General Business District ï GB  

This district was established to encourage the development of centralized commercial and 
residential uses, the redevelopment of traditional shopping areas, and to promote cultural 
tourism in the National Register Historic District and Cultural Preservation District. 
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Figure 5  ï Zoning Districts Map  

[ArcView graphic] 
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Permitted uses include art galleries, florists, theatres, workshops, and vegetable stands. 
Conditional uses include taverns, commercial off-street parking, pawnbrokers, and motels. 
The majority of the study area is zoned GB. 

Intensive Business District ï IB  

This district allows for intense commercial uses including major repair services, outdoor 
storage facilities, and heavy equipment. Light manufacturing is also permitted in compliance 
with the Comprehensive Plan. IB zones in the study area are primarily on the east and 
central-east sides, including properties between Park, Cypress, Center, and Orange Streets; a 
string of properties on the south side of Lemon Street; several properties just west of 
Safford Avenue between Boyer Street and MLK Drive; and several properties east of 
Safford at the south end of the study area. 

Land Conserv ation ï LC  

This district was established in accordance with the Cityõs Comprehensive Plan to provide 
for environmentally sensitive areas that are in need of protection or preservation such as 
wetlands, and to provide for public and semi-public land uses. The only LC district in the 
study area is the triangular property at the northeast corner, near Live Oak Street and 
Safford Avenue. 

Pinellas Trail Corridor District ï PTC  

This district enables the mix of residential and commercial uses in the vicinity of the Pinellas 
Trail in order to encourage a bicycle and pedestrian-friendly and convenient environment. 
Examples of permitted uses are multifamily dwellings, retail sales, and business and 
professional offices. Examples of conditional uses include day care centers, libraries, 
sidewalk cafés, and veterinary clinics. The Trail area zoned as PTC consists of a string of 
properties along the east side of the Trail between MLK Drive and Harrison Street. 

Neighborhood Conservation District ï R-60  

This classification provides for stability and redevelopment of neighborhoods consisting of 
platted subdivisions in which the traffic and pedestrian circulation would be preserved to 
facilitate community interaction. Examples of permitted uses include churches, schools, 
public parks, and family-care homes. Examples of conditional uses include day care centers. 
Home occupations, light utilities, and community residential homes. The R-60 district within 
the study area consists of a string of properties along the east side of the Trail between Lime 
Street and MLK Drive, and a small area on the southeast corner of the Trail and Harrison 
Street. 
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Residential Multifamily ï RM, RM -15  

These districts are intended to provide for multifamily dwellings of mixed densities along 
with other compatible uses, such as single family and two family dwellings and public parks 
and recreational facilities. The majority of the RM zoned parcels in the study area are located 
between Hibiscus and Safford along the north end, with a few along the southwest side of 
the area near MLK Drive. 

Residential Office District ï RO  

This district is intended to provide for areas that would support residential uses mixed with 
professional, business, and non-profit organization offices. Examples of permitted uses 
include business and professional offices, financial institutions, personal care services, 
multifamily dwellings, and single family dwellings. Examples of conditional uses include 
boarding homes, churches, convention centers, funeral homes, hospitals, post offices, and 
lodging facilities. The parcels zoned RO include areas on both the wests side, between 
Orange and Lime Streets, and on the east side between Orange and Lemon Streets. 

Waterfront Development District ï WDI  

The Waterfront Development District was designed to allow for tourist oriented 
development near the Anclote River and Lake Tarpon, including the Sponge Docks as well 
as other water dependent and water related activities. This area makes up the northern tip of 
the study area, north of Live Oak Street. 

Neighborhood Business District ï NB  

This district permits convenience shopping and personal services in close proximity to a 
surrounding neighborhood market. Examples of uses include offices, restaurants, retail food, 
and financial institutions. Conditional uses also include repair services, retail nursery and 
garden centers, self-serve gas stations, and emergency shelters. The parcels on the northwest 
corner of Safford Avenue and Center Street are the only NB zoned properties in the study 
area. 

Land Devel opment Practices  

Several issues that impact development in the City were discovered through interviews with 
property owners, developers, the City Building Department, and Planning Staff. It is 
recommended that the City revisit these issues and pursue revisions to codes and/or policies 
to encourage private sector investment in developing and renovating properties in the study 
area. Following is a summary of these issues. 

Property Owners/Developers  

Á Desire for more flexibility in the code to enable interpretive solutions on a case by 
case basis. 
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Á Expedite permitting process. 

Á Provide for clear direction for site plan and permitting requirements so property 
owners can submit complete plans up front and limit necessary revisions. 

Á Encourage more initiative for creative problem solving. 

Á Concern over inconsistent code enforcement practices. 

Á Desire rational and reasonable application of code enforcement. 

Staff  

Á Provide preliminary plans that are not necessarily engineered up front, obtain 
preliminary site plan approval prior to going to the expense of engineering design. 

Á Need more consideration of architectural elevations and design standards (The City 
is currently pursuing architectural guidelines for the historic and cultural overlay 
districts). 

Á Drainage requirements are controlling site design because of the National Pollution 
Discharge Elimination System designation. 

Á The retrofit ordinance is more stringent than SWFWMD for stormwater retention 
requirements. 

Á Stormwater fees are excessive because the burden of the cost for improvements has 
shifted to the private sector 

Á Desire retention of brick streets, which has been addressed by a resolution defining 
the policy. 

Á Desire retention and better utilization of alleyways 

Á Concern that City Charter will inhibit redevelopment efforts because of limitation 
placed on the Cityõs ability to acquire land. 

Economics  

The Economic Positioning Strategy provides guidance for the Cityõs penetration into a 
growing regional market through actions undertaken by the City Commission in conjunction 
with area businesses and economic development organizations. The City must carefully 
assess its position in the regional market and prudently devise an economic strategy that 
supports growth while maintaining the Cityõs attractive quality of life. To capture a greater 
share of the regional market Tarpon Springs must preserve its charming character and 
expand on its overall image as a tourist destination to create a concentration of retail, civic, 
and employment activities in the Cityõs Historic Downtown. The economic development 
strategy promotes utilizing existing community assets as mechanisms to develop business 
from the customer base drawn by these sources. Following is a summary of the economic 
analysis and recommendations for a successful economic positioning strategy for Tarpon 
Springs. 
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Background  

Tarpon Springs, with its safe harbor, abundant fresh water, and favorable location on the 
Anclote River, has historically relied on its natural resources to attract growth. Spring Bayou 
became a central focal point for both Indian settlements and, later in 1881, an emerging 
winter resort and health center. The arrival of rail service in 1887, coupled with the growth 
of the natural sponge industry, created a vibrant tourist haven and saw the incorporation of 
Tarpon Springs as a City. 

One of the most dominant features of Tarpon Springs is its Greek heritage. Starting in 1905, 
Greek immigration started in earnest and established the city as the center for harvesting 
natural sponges. As the Greek culture grew, the resident population established St. Nicholas 
Greek Orthodox Church, which has become a dominant feature in downtown Tarpon 
Springs. The business district is a National Historic District with an emerging antique and 
arts market. 

Tarpon Springs Demographic s  

Tarpon Springs has demonstrated consistent growth, having gained approximately 4,700 new 
residents during the 1980s and 2,200 since 1990. The number of households has increased 
by approximately 3,100 since 1980. Per capita income has shown considerable growth, 
having increased from $7,306 in 1980(1979) to a currently estimated $19,805. Median 
household income has increased from $13,445 in 1980 (1979) to the currently estimated 
$34,589. 

 

Attribute  1980  1990  1999  

Population 13,188 17,906 20,108 

Households 5,107 7,398 8,230 

Per Capita Income $7,306 $13,554 $19,805 

Median Household $13,445 $25,251 $34,589 

 

Source: Claritas and Strategic Planning Group, Inc., 2000 

Claritas Corporation has projected that the city will experience a slight growth through 2004 
adding approximately 300 new residents. 
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Attribute  1999  2004  % Chg  

Population 21,108 21,393 6.4% 

Households 8,230 8,831 7.3% 

Per Capita $19,805 $23,36 18.0% 

Med. HH  $34,589 $37,596 8.7% 

Source: Claritas and Strategic Planning Group, Inc., 2000 
 

The population of the City creates a limited retail market. However, due to the Cityõs strong 
tourist orientation (heavily oriented toward the Sponge Docks), its market potential is 
regional rather than local. 

Regional Overview  

Tarpon Springs is situated within the Tampa/St. Petersburg MSA and a seven county 
economic/marketing region of west central Florida. The overall regional resident market 
currently numbers 3.3 million and is projected to increase to 3.8 million by 2010. 
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This seven-county region has a very large and strong retail base. The base, which was equally 
shared by Pinellas and Hillsborough Counties (out of the seven member counties in the 
greater region), has begun to shift more toward the faster growing Tampa market. 

The following chart demonstrates the breadth and strength of the regional market as well as 
its growth potential.  
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Unlike its sister coastal municipalities in Pinellas County, Tarpon Springs does not possess a 
true beach, so its regional draw is more limited. Therefore, in analyzing its potential for retail 
related market, SPG analyzed the market potential in terms of a 1, 3, and 5 mile radii. The 
detail analysis follows this summary. 

 

Attribute  1 Mile  3 Miles  5 Miles  

Pop 2004 8,248 41,375 104,414 

Pop 1999 7,843 38,637 96,728 

HH  1999 3,288 16,852 42,227 

Income $40,936 $47,043 $52,711 

Source: Claritas and Strategic Planning Group, Inc., 2000 
 

The following table shows the relative strength (expenditure potential) of various retail 
related store or merchandise groups. The percentage figures should be reviewed relative to 
the overall US average of 100%. In all cases, the overall market begins to equalize at the 5 
mile radius meaning that, at that scale, the market is predominately well served by existing 
stores (most of which are served from the US 19 corridor. 

 
 

 

Attribute  

 

1 Mile  

3 Mile  

(US Index)  

 

5 Mile  

Bldg Supply 76% 85% 91% 

Hardware 76% 85% 92% 

Retail Nursery 86% 96% 104% 

Drinking  73% 81% 87% 

Apparel Store 74% 79% 86% 

Shoe 77% 80% 85% 

Radio/TV  71% 78% 85% 
 

Source: Claritas and Strategic Planning Group, Inc., 2000 
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The location of the downtown (removed from US 19, the areaõs major arterial) and the Cityõs 
small resident population limits its growth in terms of traditional retail market share. 
However, its strong and historic tourist market, anchored by the Sponge Docks, 
demonstrates a strong potential for growth assuming: (1) a more proactive marketing 
approach, (2) correcting tourism related deficiencies and (3) expanding its venues (arts, 
antiques, etc.). 

Pinellas County has historically demonstrated a strong seasonal market as well as a strong 
tourism based on both inter and intrastate visitation. As shown below, the Countyõs tourism 
market appears to be stabilizing.  

Tourism Expenditures  

 

Year  Tax Receipts  % Growth  

1995 $8.7 million  

1996 $11.2 million 28.7% 

1997 $13.6 million 21.4% 

1998 $14.9 million 8.1% 

1999 $15.4 million 3.4% 

 

While the Sponge Docks demonstrate a strong tourism draw, its potential is limited due to 
parking and traffic flow deficiencies. Its current market is limited to day visitation, which 
limits the economic impact of its tourism. The downtown, which has developed as an 
antique center, is not connected or linked to the Sponge Docks and the two themes do not 
share the same clientele. The area does exhibit an emerging arts market, which if cultivated, 
does share a similar clientele to the sponge dock type of visitor. Finally, the lack of 
appropriate hotel/motel accommodations in proximity to these tourism anchors has 
precluded its ability to capture an overnight market. 

Tarpon Springs demonstrates strong name recognition and a historic tourism market 
anchored by the historic Sponge Docks. While the downtown is a national historic district, it 
has not achieved the success experienced by the Sponge Docks. Today, the downtown is 
vibrant but its focus is antiques, which does not enjoy high rental rates nor does its attract 
from the larger inter and intrastate tourism market enjoyed by the Sponge Docks. The future 
of the downtown is linked to the Sponge Docks, the history/culture of the area, and the 
emerging arts district. 
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Conclusions  

 

Á Economic strength is Tourism. County tourism development tax has increased by 
77% since 1995 (seems to be stabilizing) 

Á Major draw is Docks and growing art 

Á Secondary - antiques in CBD 

Á Limited local retail market (south of Lemon) 

Á Limited hospitality bed availability 

To achieve its economic potential, the City of Tarpon Springs needs to create a strategic plan 
addressing tourism. This public/private action, to create and implement a strong Tourism 
Development Strategy, should be aimed at capturing overnight stays and increasing the 
Cityõs tourism draw (capturing an increased share of the Stateõs tourism market as well as the 
Stateõs resident population). While the Docks area is a successful tourist draw, the City needs 
to provide tourists with more features or venues and create a larger pedestrian experience. 
More diversity in venues and a hospitality sector (hotel/motel rooms) will provide the tourist 
with reasons to stay for more than a few hours. 

Next steps.  

 

Á Tourism Development Strategy to create overnight stay market. 

Á Feasibility studies for hotel/motel development. 

Á Database for Docks through downtown to include parcel size, value, status, rental or 
sales price, use, square footage by type of use, contact person, phone number etc. 

Á Create linkage between docks and downtown. 

Business Inventory  

As part of the economic analysis of the City of Tarpon Springs, a business inventory was 
conducted. This inventory (see preceding page) provides an overall view of the types of 
businesses located in the project area. 

Transportation  

Tindale-Oliver and Associates, Inc. (TOA) was retained by The RMPK Group to provide an 
analysis and summary of needed improvements to Pinellas Avenue (Alternate US 19) in 
downtown Tarpon Springs to support the downtown master plan goals. The analysis 
consists of roadway, intersection, and parking analysis, as well as recommendations.  
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Figure 6  ï Business Inventory  

[ArcView graphic] 
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Figure 7  ï Traffic Counts and Projections  

[ArcView graphic] 
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Background  

Pinellas Avenue (Alternate US 19) in Tarpon Springs is a state road serving travel from 
Pasco County south to the Clearwater area, as well as trips within Pinellas County. It is 
viewed as the major north/south òMain Streetó in Tarpon Springs. Tarpon Avenue, which 
links Pinellas Avenue (Alternate US 19) with US 19, serves as the major east-west òMain 
Streetó. The City of Tarpon Springs desires to create an integrated multi-use downtown, 
connecting the traditional downtown area around the Pinellas Avenue (Alternate US 
19)/Tarpon Avenue intersection to the Sponge Dock tourist area to the north. The Tarpon 
Springs Downtown Development Action Plan is a graphic representation of the Cityõs 
proposed development plan. 

Study Area  

The City of Tarpon Springsõ area of concern in the downtown consists of Pinellas Avenue 
(Alternate US 19) from Dodecanese Boulevard to Tarpon Avenue and the major 
intersections of Pinellas Avenue/Tarpon Avenue and Pinellas Avenue/Dodecanese 
Boulevard. 

Study Procedures  

This conceptual analysis was completed using planning procedures contained in the 1998 
Florida Department of Transportation (FDOT) Level of Service Manual, FDOT Design 
Traffic Handbook, and Highway Capacity Manual. Site specific data were obtained from site 
visits; the Pinellas County MPO adopted cost feasible long range transportation model and 
turning movement counts, collected by the Florida FDOT and Pinellas County Traffic 
Engineering Department in January 2000 (peak-season). The data were analyzed using HCS 
Software version 3.2 to determine intersection level of service and arterial travel speeds, 
Synchro 4 Traffic Signal Coordination Software to investigate options in the corridor, and 
CORSIM-TSIS version 4.2 traffic simulation software to view the results of the analysis.  

Existing Conditions  

Currently, Pinellas Avenue (Alternate US 19) between Tarpon Avenue and Dodecanese 
Boulevard is a two-lane highway operating at capacity. Traffic volumes along the corridor are 
in excess of 16,000 vehicles per day with PM peak-hour volumes of approximately 1,800 
vehicles. According to the FDOT 1998 Level of Service Manual Generalized Tables, the 
corridor is level of service deficient in both the daily and peak-hour timeframes. In addition, 
the existing geometry at the Pinellas Avenue (Alternate US 19)/Tarpon Avenue intersection 
is causing delays due to the number of turning vehicles òspilling overó from the turn lanes 
into the through travel lanes.  
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Figure 8  ï Cross -Section: North Pinellas Ave. at Dodecanese 

Blvd.  

[AutoCAD graphic] 
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Figure 9  ï Cross -Section: North and South Pinellas Avenue  

[AutoCAD graphic] 
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Figure 10  ï Cross -Sections: Safford Ave. and Tarpon Ave.  

[AutoCAD graphic] 
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Figure 11  ï Cross -Sections: Orange Ave. and Hibiscus St.  

[AutoCAD graphic] 
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Although the Dodecanese Boulevard/Pinellas Avenue (Alternate US 19) intersection is not 
experiencing the same level of delays as the Tarpon Avenue/Pinellas Avenue (Alternate US 
19) intersection, there is also a òspill overó effect occurring in the turn lanes. Additionally, 
longer signal phases are required to accommodate pedestrian crossings, which limits the 
signal-timing adjustment options to improve the intersection operations for vehicles. 

Long Range Plans  

There are no capacity improvements planned in the current planning timeframe for Pinellas 
Avenue (Alternate US 19). However, in the post-2020 time frame, the long-range 
transportation plan for Pinellas County indicates US 19 will be improved to a limited access 
expressway with overpasses at major intersections and frontage roads. The frontage roads 
will provide access to businesses fronting US 19. This type of facility exists along other areas 
of US 19 in Pinellas County. The Countryside Mall and East Bay Drive areas are the best 
examples of this type of facility in Northern Pinellas County. Because of the increased speed 
and higher capacity, the improved US 19 corridor will attract longer through trips away from 
Pinellas Avenue (Alternate US 19) in the downtown Tarpon Springs area. 

Future Conditions  

The 2020 volume estimates from the Pinellas County MPOõs travel demand forecasting 
model indicate that traffic volumes are anticipated to be similar to todayõs volumes along 
Pinellas Avenue (Alternate US 19). This is due to the improvement of US 19, which will 
attract travelers. Therefore, major capacity-increasing improvements to Pinellas Avenue 
(Alternate US 19) do not appear to be a wise investment.  

However, in the interim period, continued moderate traffic growth can be expected. The 
historic trend of traffic growth on Pinellas Avenue (Alternate US 19) indicates relatively slow 
growth of between 1 and 2 percent per year This growth pattern is supported by the Pinellas 
County FSUTMS model that indicates that traffic volumes could, before the US 19 corridor 
improvements, increase by up to 25 percent from the present to 2020 or approximately or 
1.25 percent per year. 

In 2020, prior to the US 19 capacity improvements, Pinellas Avenue (Alternate US 19) is 
anticipated to operate at or above capacity between Tarpon Avenue and Dodecanese 
Boulevard. Traffic volumes along the corridor are expected to be approximately 25,000 
vehicles per day south of Tarpon Avenue, with PM peak-hour volumes topping 2,250 
vehicles, and approximately 17,400 vehicles per day north of Tarpon Avenue, with PM peak-
hour volumes topping 1,750 vehicles. According to the FDOT 1998 Level of Service Manual 
Generalized Tables, the corridor will be level of service deficient in the peak-hour. In 
addition, the Pinellas Avenue (Alternate US 19)/Tarpon Avenue intersection will experience 
excessive delays due to vehicle òspill overó from inadequate turn lane storage. The 
Dodecanese Boulevard/Pinellas Avenue (Alternate US 19) intersection will not experience 
the same delays as the Tarpon Avenue/Pinellas Avenue (Alternate US 19) intersection. This 
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is because the blockage at Tarpon Avenue provides time for the Dodecanese Boulevard 
intersection to clear prior to the total number of vehicles wanting to use the intersection 
arrival. Overall, the City of Tarpon Springs can expect similar to worse traffic operation 
conditions along this corridor in the future. 

Options  

There are several types of improvements that can be implemented to address the traffic 
problems in Tarpon Springs. However, they each depend on the goals of the City. 

Á If the City was simply interested in improving the level of service and operations of 
the roadway and intersections in the downtown, Pinellas Avenue could be four-
laned. This option will give ample capacity; however, it will increase volumes and 
speed. In addition, pedestrians will have a harder time crossing the road. 
Additionally, right-of-way will need to be purchased, which would be expensive for 
this corridor.  

Á Another option to improve the level of service is to develop one-way pairs using 
Pinellas Avenue (Alternate US 19) as the southbound leg and Safford Road as the 
northbound leg. This strategy would improve level of service, increase capacity of 
the roads and reduce delays at the intersections. The one-way pair could begin at 
Lemon Street or Tarpon Avenue and extend north to Dodecanese Boulevard. 

Á A third strategy is to develop Safford Road as a thoroughfare roadway to provide 
relief for the Pinellas Avenue (Alternate US 19) corridor. This option would assist in 
giving the downtown depth by increasing the traffic in front of businesses on Safford 
Road, as well as reducing the volumes on Pinellas Avenue. 

Á The fourth option is to introduce traffic calming techniques along Pinellas Avenue 
(Alternate US 19). Traffic calming would lower the speeds, provide a more pleasant 
driving experience and discourage through traffic from using the corridor. 

Corridor Recommendations  

The fourth option of using traffic calming techniques in the downtown is most consistent 
with the downtown master plan. Therefore, if the City of Tarpon Springs would like to 
develop a pedestrian friendly downtown the recommendation is to develop option four. This 
would include: 

Á Providing longer auxiliary turn lanes where existing lanes are too short. This will 
better serve the current and near-term future traffic demands by reducing spillover 
into the through travel lanes. This may result in the need to prohibit left-turns at 
some minor street intersections. Intersections that may require additional storage are: 

Á Pinellas Avenue at Tarpon Avenue- southbound, northbound and westbound 
turn-lanes. 

Á Pinellas Avenue at Dodecanese Boulevard- northbound, southbound and 
eastbound turn-lanes. 
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Á Implement raised pedestrian crosswalks to clearly delineate pedestrian crossings and 
slow traffic. 

Á Implement òspeed tablesó to manage the speed of traffic throughout the corridor. 
This will also increase the time each shopõs frontage is exposed to a driver. 

Á Provide intersection òbulb-outsó to shorten pedestrian crossing distances at the 
southbound approach at Tarpon Avenue and the northbound approach at Orange 
Avenue.  

Á Improve traffic signal efficiency through coordination throughout the corridor and 
add character to the streetscape. 

Á Investigate developing a Transportation Concurrency Exception Area (TCEA) in the 
downtown area. This will provide clear guidance for redevelopment relative to the 
State of Floridaõs Growth Management laws. 

Á Leave on-street parallel parking on Pinellas Avenue where it currently exists. 

Á Use aesthetic street improvements to make the corridor more pleasant to drive. 
Level of Service is a qualitative performance measure. An attractive streetscape plan 
will create an attractive downtown and provide drivers with pleasant driving 
experience, theoretically improving the level of service with a more efficient, 
pleasant, and interesting corridor.  

Parking  

Parking Overview  

The City of Tarpon Springs has investigated parking problems and options to improve 
parking since the early 1990õs. Several different options have been considered ranging from 
on-street parking to the development of vacant parcels as parking facilities, to siting a 
parking garage in the downtown. Unfortunately, each option has associated shortcomings. 

The first option considered was to increase on-street parking. However, on-street parking 
adversely affects the operations of the roadway and causes a potential safety hazard on 
roadways with the AADT that Pinellas Avenue (Alternate US 19) experiences. Pinellas 
Avenue (Alternate US 19) is a state road under the jurisdiction of the Florida Department of 
Transportation (FDOT). The FDOTõs position is not to approve on-street parking for major 
thoroughfare roadways due to safety and operational concerns. 

The second option looked at was to increase surface parking. The City of Tarpon Springs 
has done several parking studies and has found that most of the available property in the 
downtown area is too small to provide a sufficient number of parking spaces. Although the 
City has or is planning to build parking lots in the downtown area, the supply will not meet 
the demand if the downtown develops as everyone hopes. Figure 12 shows the parking 
inventory in the study area as of December 1999. 
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Figure 12  ï Parking Inventory Map  

[ArcView graphic] 
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The final option investigated was the development of a parking garage in the downtown. 
However, the distance between the tourist area and the downtown is over ½ mile and will 
not provide the connectivity the City hopes for. 

Parking Recommendations  

After reviewing the conceptual downtown action plan and the City of Tarpon Springs 
downtown Parking Study, the development of two parking garages connected by a trolley 
appears to be the best way to meet the parking needs of the downtown and connect the 
downtown to the tourist area along the Sponge Docks. Based on the land uses and traffic 
patterns in the downtown, the recommended locations for the parking garage are the parcel 
directly north of the Library on Lemon Street and the parcels north of Live Oak Street by 
the proposed convention center. The Lemon Street site will provide parking to the 
downtown shops, government office buildings, and general office land uses in the 
downtown. The Live Oak Street site will provide parking for the hotel/motel, tourist 
commercial and the ecotourism facility being proposed in the downtown master plan. By 
connecting the two parking garages by a trolley system, operating on 15 to 20 minute 
headways along Pinellas Avenue (Alternate US 19) and Safford Avenue, the City will be 
connecting two key areas, providing parking, and removing vehicles from the traffic flow. 
This scenario provides relief to all areas of concern: traffic operations, connectivity, parking, 
and establishing an active downtown area. 

Conclusion  

The development of two parking garages and a trolley service provides the City of Tarpon 
Springs with a means of addressing several major problems in the downtown. In addition, 
the trolley service will connect the tourist area around the Sponge Docks, the trailhead of the 
Pinellas County Trail (which runs along Safford Avenue) and the downtown central business 
district. Another benefit of a trolley is that it does not require tracks, allowing the route to be 
changed at will; the trolley may be used for special events or other circumstances, as the City 
desires. 

Prior to implementation of any master plan concerning a state road, contact should be made 
with the Florida DOT to determine their receptiveness to the above proposals. Measures to 
orient the use of the street for local circulation and pedestrian activities may be viewed as 
inconsistent with traditional Florida DOT objectives. If this is the case, realignment of the 
state route and assumption of Pinellas Avenue by the County or City may be necessary. Or, 
designation of an alternate road, such as Disston Avenue, may be necessary to facilitate 
regional travel and preserve the function of the state highway route. 
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Architecture  

The Tarpon Springs downtown area is a National Historic Register District, which is 
reflected in the style of the architecture, particularly found on Tarpon Avenue. In additions, 
building heights, massing, and setbacks easily identify this area as the original business 
district in Tarpon Springs. 

The predominant style of architecture is commercial vernacular, which is typical of most 
downtown areas in the United States developed in the mid-eighteen through early nineteen 
hundreds. The narrow, rectangular buildings are constructed with brick and normally contain 
two to three stories. The building style and design is conducive to a mix of uses. Large 
framed windows on the ground floor located directly on the sidewalks are ideally suited for 
storefront retail. Compartmentalized upper floors support office and residential uses. 

As illustrated on the following map, the buildings on Tarpon Avenue, Court Street, Pinellas 
Avenue (1 block west and 2 blocks south), Hibiscus Street to Orange Street, and Safford 
Avenue in the vicinity of the downtown contain most of the architecturally significant 
buildings in town. The architectural features of the buildings have great potential for 
improving the mix of pedestrian oriented retail and entertainment establishments that are 
characteristic of most vibrant downtown shopping areas. 

According to Figure 14, the buildings in the historic downtown area are generally in good 
condition with no obvious signs of structural deterioration.  However, as the real estate 
market matures and rents increase, reinvestment will begin to occur.  Historic buildings will 
be reoriented to accommodate new uses, particularly on the upper floors.  When 
rehabilitation of the building stock happens it must be undertaken in a manner that is 
consistent with the architectural heritage of the community.  Furthermore, future 
development and redevelopment within the vicinity of the Downtown should strengthen 
and expand upon these historic development patterns. 
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Figure 13  ï Architectural Significance  

[ArcView graphic] 
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Figure 14  ï Building Conditions  

[ArcView graphic] 
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Figure 15  ï Building Heights  

[ArcView graphic] 
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Urban Design  

Downtown Tarpon Springs is comprised of a grid system of roadways whose physical 
characteristics and land development patterns constitute the basic foundation of the Cityõs 
urban design. The site inventory for urban design concentrated on Tarpon Avenue and 
Pinellas Avenue, the two primary commercial corridors. These roads are comprised of 
varying urban design characteristics relating to the general quality of the pedestrian 
environment including sidewalk widths, building setbacks, and tree canopy. 

As illustrated in the accompanying series of maps, Tarpon Avenue contains very desirable 
elements of urban design including minimum building setbacks of 10 feet or less with wide 
sidewalks and an attractive tree canopy. This compressed urban form creates and exceptional 
pedestrian environment that is often associate with historic downtown areas. 

Pinellas Avenue has a fair quality pedestrian environment north of Tarpon Avenue between 
Orange Street and Read Street and east of Pinellas Avenue to Lime Avenue. These areas 
have favorable sidewalk dimensions and minimal setbacks, however the lack of tree canopy 
and the high volume of automobiles and speed of traffic detract from the pedestrian 
environment. 

Conditions of the pedestrian environment deteriorate further from the historic downtown 
on Pinellas Avenue. Traffic, narrow sidewalks in poor condition, and the lack of tree canopy 
in these areas combine to create an unpleasant pedestrian environment. Extensive road 
setbacks for parking and numerous parcels of vacant, unkempt properties also inhibit 
pedestrian activities in these locations. 

Many of the neighborhoods surrounding the study area contain very attractive tree canopies 
with many older homes in quaint settings that establish a pleasant environment. However, 
the sidewalks are often nonexistent or in very poor condition. Additionally, many in-fill 
development opportunities exist throughout the study area, which will enable a more 
compact urban and neighborhood environment and an improved pedestrian orientation for 
the community. 
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Figure 16  ï Sidewalk Widths Inventory Map  

[ArcView graphic] 
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Figure 17  ï Building Setbacks Analysis Map  
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Figure 18  ï Tree Canopy Inventory Map  
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Figure 19  ï Pedestrian Quality Analysis Map  

[ArcView graphic] 
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Part III  

Urban Conditions Analysis  

District Definitions  

For planning purposes the Tarpon Springs Study area was divided into five districts which, 
are described below and identified on the District Analysis Map. The districts are defined on 
the basis of similar land use composition, physical characteristics, function, and 
opportunities that will be addressed through proposed action strategies. Analysis of the 
existing conditions in each of the districts was considered within the context of the overall 
economic positioning strategy relative to the community objectives obtained during the 
public involvement process.  

Anclote Waterfront ï District 1  

The Anclote Waterfront District includes the property located north of Live Oak Street 
extending to the riverõs edge. The primary focus is concerned with future development 
potential of the waterfront in relation to the existing tourist related activity associated with 
the Sponge Docks. 

North Pinellas Avenue and North Safford Avenue ï District 2  

This district encompasses the north Pinellas Avenue and Safford Avenue corridors from 
Orange Street to Live Oak Street. Hibiscus Avenue is included in this district as a vital link 
between activity centers in the downtown and the Anclote Waterfront District. 

Spring Bayou ï District 3  

The Spring Bayou District extends west from Pinellas Avenue to Spring Bayou, north to 
Orange Street and south to Lemon Street. This is a transitional use area from the 
commercial oriented activity in the historic downtown to more residential, historic lodging 
and recreational uses surrounding the bayou. 

Tarpon Avenue ï District 4  

This district encompasses what is considered the historic downtown between Pinellas 
Avenue and Safford Avenue from Orange Street to Lemon Street. The district also includes 
the main entrance to the downtown from the east on Tarpon Avenue as well as Lemon 
Street, which has the potential of becoming an attractive link to the downtown from the 
east. 



City of Tarpon Springs ï Downtown Development A ction Plan  45   

Figure 20  ï Districts Map  

[ArcView graphic] 
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South Pinellas Avenue ï District 5  

The South Pinellas Avenue District incorporates the balance of the property in the study 
area extending south from Lemon Street along both Pinellas and Safford Avenues. These 
areas also provide a transition from the downtown with the emergence of tourist related 
activity associated with the Classic Cars Auto Museum and the Tarpon Arcade, then into 
community shopping uses and stabilizing residential areas. 

District Assessments  

Anclote Waterfront ï District 1  

The Anclote Waterfront District contains a substantial amount of vacant waterfront 
property that provides opportunities for future development that can strengthen the tourism 
market while resolving several transportation issues. Presently this area is anchored by the 
tourist activity surrounding the Sponge Docks. Rejuvenation of the Sponge Docks as a 
tourist attraction has increased development pressure on the few remaining vacant parcels of 
property that are currently being used for tourist parking. As the success of the Sponge 
Docks continues, seasonal traffic and parking problems may further deteriorate at the 
intersection of North Pinellas Avenue and Dodecanese Avenue. The City will be challenged 
to anticipate future parking demand while determining a creative solution for providing safe 
pedestrian access to the docks. 

  
 

Issues  

Á Older buildings and uses north of Live Oak Street on east side of Pinellas Avenue 
are a deterrent to investment 

Á Odor from the sewage treatment plant is a deterrent to investment 

Á Roadway capacity and turning movements southbound on Pinellas Avenue 

Á Pedestrian safety crossing Pinellas Avenue 
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Á Parking capacity for tourists and employees 

Á Lack of connection between the docks and areas east of Pinellas Avenue 

Opportunities  

Á Ecotourism opportunities as the head of the Pinellas Trail System 

Á Availability of vacant land 

Á City owned property as tool for development incentive 

Á Strong tourism market 

Á Water views and access 

Á Streetscape opportunities on Pinellas Avenue, Dodecanese Avenue, and Live Oak 
Street 

Á Northern gateway opportunity 
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North Pinellas Avenue and North Safford Avenue ï District 2  

On one hand, this district presents the greatest challenges to the City and is in need of 
immediate attention due to the deteriorating conditions on north Pinellas Avenue. On the 
other hand, this area has the greatest potential for dramatic change that could have the most 
significant impact on the future of the downtown. Future actions must address the 
deplorable pedestrian environment on North Pinellas Avenue to enable a sense of 
connection to the Sponge Docks and the downtown. The City must also address the 
challenge of invigorating the recreational use and development potential of the Pinellas Trail.  
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Issues  

Á 40 ft. road right of way limits opportunities for transportation, parking and 
pedestrian improvements 

Á Many older buildings abut the right of way limiting space 

Á The physical condition of the road and sidewalks is deteriorating 

Á The existing sidewalk environment on Pinellas Avenue is very under utilized. 
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Á There is no sense of security or buffering from heavy traffic. 

Á Trees and utility poles interspersed throughout the sidewalk areas impede walking 
movements and are relatively difficult to maintain. 

Á Excessive curb cuts are dangerous to pedestrians. 

Á The sparse amount of plant material that does exist on Pinellas Avenue is in need of 
maintenance and upgrading. 

Á Existing building inventory is deteriorating 

Á Conditions present an unfavorable investment image 

Á Physical conditions cause a deterrent to sound future growth and development  

Á Inadequate lot sizes 

Á Numerous unkempt, vacant parcels of land 

Á Pinellas Trail is poorly designed and under utilized 

 

Opportunities  

Á Streetscape improvements on Pinellas Avenue, Pinellas Trail, and Hibiscus Street can 
provide alternatives for pedestrian connection to the downtown 

Á Tree canopy and residential character of Hibiscus Street 

Á Vacant land   

Á Church owned property mid-block on North Pinellas Avenue 

Á In-fill development opportunities 

Á 80 ft. right of way dimension on Pinellas Trail provides sufficient space for 
improvements 

Á Pinellas Trail system 
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Spring Bayou ï District 3  

The heart and origin of Tarpon Springs emanates from Spring Bayou. Formerly the primary 
destination point in the City, Spring Bayou was the previous location of the Historic Tarpon 
Inn, which burned down in 1927. The Bayou and surrounding residential areas have an 
extremely attractive environment, with Craig Park providing a venue for artistic and cultural 
events. The challenge for the Spring Bayou District is to build on the areaõs assets, increasing 
the frequency of special events thereby establishing an additional attraction for overnight 
visitors. 
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Issues  

Á Recapturing the historic importance and connection of the Bayou 

Á Upgrading existing recreational facilities 

Á Providing additional access to the waterways 

Opportunities  

Á Waterfront location with views and access opportunities  

Á Heritage Center and existing recreational facilities 

Á Tree canopy and landscape 

Á Brick street on Tarpon Avenue 

Á Bed and Breakfast 

Á Vacant land opportunities 
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Tarpon Avenue ï District 4  

The issues surrounding parking, access, and circulation in the downtown have been the 
source of greatest concern in the City over the last several years. The conflict between 
accommodating large volumes of traffic through the downtown in an efficient manner on 
one hand, and creating a pedestrian atmosphere on the other, is the heart of the problem. 
This phenomenon, which is most apparent on Tarpon Avenue and North Pinellas Avenue, 
will require a combination of traffic calming measures and streetscape improvements that 
will establish a safe, pleasing environment for pedestrians. Convenient off-site parking 
utilizing the existing system of alleys for pedestrian access, combined with an attractive 
directional signage system, should also be considered to alleviate these problems. The City 
will also be challenged to stimulate market demand to alter the existing retail mix in the 
downtown in order to experience appreciation in rent rates and property values. Increasing 
property values attract private sector investment, enabling turnover in property and 
reinvestment in upgrading the physical condition of the existing building stock.  
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Issues  

Á Speed and volume of traffic 

Á Traffic Conflicts with pedestrian activity 

Á Turning movements at Tarpon and Pinellas Avenue 

Á Lower rent tier retail mix 

Á Perceived lack of convenient parking 

Opportunities  

Á Great traditional downtown atmosphere 

Á Streetscape opportunities Tarpon Avenue, Pinellas Avenue, Safford Avenue, Orange 
Street, Court Street and Lemon Street 

Á Gateway on east Tarpon Avenue 

Á Expansion of arts and entertainment 

Á Central Park 

Á Brick streets and alleyways 

Á Historic Train Station 

Á Connection to Pinellas Trail 

Á Public uses- Library and Cultural Center 
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South Pinellas Avenue ï District 5  

Renovations to the Tarpon Arcade and the Cultural Center, as well as the major investment 
in the Classic Car Museum and proposed development of Madison Bank and Walgreens, are 
providing new and exciting anchors for the South Pinellas Avenue District. The challenge on 
south Pinellas Avenue will be in convincing area businesses that landscaped center medians 
are an attractive treatment that will enable safer access to businesses without reducing 
visibility. Streetscape proposals for this area must also create a more appealing pedestrian 
environment through the use of shade trees and appropriate street furnishings. More 
challenging will be establishing a mix of compatible land uses adjacent to the residential areas 
on Safford Avenue in the Union Academy area.  
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Issues  

Á Center median landscaping on south Pinellas Avenue 

Á Conflicting land use between Pinellas Avenue and Safford Avenue south of Boyer 
Street to Morgan Street 

Á Perception of unsafe conditions on Pinellas Trail in vicinity of Union Academy area 

Á Poor general condition or lack of sidewalks and pedestrian amenities on side streets 

  

Opportunities  

Á 80 ft. right of way on south Pinellas Avenue provides adequate space for streetscape 

Á 10 foot sidewalks 

Á Spin-offs from new, private construction 

Á Vacant land and in-fill development sites 

Á Connection to Pinellas Trail  

Á Landscape opportunities on Pinellas Trail 

Á Gateway at Pinellas Avenue and Meres Boulevard 

Á Brick streets and connecting alley ways 
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Part IV  

Community Assessment of Issues and Concerns  

The Public Workshop Process  

The foundation for the Tarpon Springs Downtown Development Action Plan was 
established during a series of focus group meetings and public workshops with City Staff 
and citizens, held in May, June, and July of 2000. 

Focus Group Meetings  

Focus group meetings with business representatives, resident representatives, government 
agencies, and government leaders were held to obtain input from those who have a stake in 
or may have influence on the future of the community. Attendees were asked to respond to 
a series of questions designed to generate discussion. Questions were designed to extract 
different information from each group depending on the interest and expertise of the 
members. Focus group members were also asked to contribute solutions that they felt would 
resolve some of these issues. 

Business representatives were asked to summarize their issues and concerns as they relate to 
business, including economics, market demographics, current conditions in the downtown, 
obstacles to business, traffic circulation, regulations, parking, etc. Resident representatives 
were asked to discuss their general concerns and solutions for their city. Government 
agencies concentrated on projects and programs that may have an impact on the future of 
the City, especially the downtown area. Government leaders were given a more detailed 
overview of the planning process and were presented with the information obtained from 
the earlier work sessions. They discussed the political and governmental ramifications of the 
Plan and the issues and concerns of their constituents. 

Community Design Workshops  

A series of workshops were held in July to invite residents, business and property owners, 
and government leaders to participate in the design process. The first workshop began with 
an overview of the issues gleaned from consultant research and information obtained from 
the focus groups held in June. A list of strategies to deal with the issues was then presented, 
and the participants were divided into groups and asked to rank the strategies in order of 
importance. The second session presented an initial concept plan that echoed the strategies 
identified in the first design workshop, followed by some questions and comments from the 
participants. At the final workshop, the Concept Plan was presented. The Plan was refined 
from the issues and strategies sessions and the preliminary concept. Also presented were the 
graphic representations of the Plan. After the presentation, the participants were asked to 
separate into groups and discuss what they liked about the Plan, as well as list their concerns 
about the Plan. 
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The issues and concerns obtained during the public involvement process are summarized in 
the following section. Additional information obtained during the focus groups and the 
design workshops is summarized and presented in Appendices B and C of this document. 

Summary of Issues and Concerns  

After analyzing the existing conditions in the downtown area and obtaining public input, 
The RMPK Group was able to identify pertinent issues and concerns, which was necessary 
to devise strategies and determine community preferences concerning design alternatives. 

Transportation:  

Á Conflicts with through traffic 

Á Conflicts with autos and pedestrians 

Á Speeds are too high 

Á Distance between docks and downtown is too far to walk 

Á Roadways and sidewalks are in deteriorating condition 

Parking:  

Á Road widths are too small for on-street parking 

Á Lot sizes are too small for parking when redeveloped 

Á Seasonal demands create huge quantity variations 

Á Parking appears inconvenient 

Á Employers/employees are using up convenient, on-street spaces 

Á Pedestrian areas discourage walking from remote parking 

Urban Design:  

Á Poor architectural design styles for new construction 

Á Signage clutter 

Á Lack of respect for historical context in renovation 

Á Lack of pedestrian environment on Pinellas Avenue and Pinellas Trail 

Á Difficult to find oneõs way around the City 

Á No sense of arrival 

Land Use:  

Á Current anchors are too far from each other 

Á Community activity areas and buildings are too spread out, people are forced to drive 

Á Many businesses are no longer appropriate for changing market 

Á Lots are too small for redevelopment 

Á Poor interconnectedness between uses 
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Á Incompatible land uses are intruding into area 

Á Need open space for public events in downtown 

Economics:  

Á We are leaking tourist money due to lack of overnight stay/multi-day uses 

Á Properties need to turn over to redevelopers 

Á Current land uses do not meet market demands 

Á Need for stronger consumer spending in downtown 

Á Lack of regional/national marketing 

Á Missing high-end weekend travelers market 

Strategies for Action  

Following is a brief outline summarizing the findings and strategies that constitute the 
rationale behind the future concept plan. These strategies are the result of consultant 
research and the staff and communityõs assessment of the issues and concerns. 

 

Á Encourage overnight/multi-day tourist visits 

Á Create new activity nodes as City òanchorsó: 

Á Arts and culture district 

Á Museum district 

Á Hospitality/entertainment district 

Á Community shopping district 

Á Historic downtown district 

Á Sponge Docks 

Á Create a system of transportation that reroutes through traffic and calms local traffic 

Á Create convenient parking areas adjacent to the anchors 

Á Create trolley system to route residents and tourists between anchors 

Á Create public events park in central location 

Á Create gateways 

Á Enhance the Pinellas Trail experience 

Á Streetscape and beautification 

Á Architectural codes for redevelopment 

Á Renovation incentives for landowners 

Á Develop consensus in business community 

Á Develop marketing strategies and business recruitment 

Á Historic housing renovations and in-fill development 

Á Union Academy area revitalization 

Á Prioritize and fund capital improvements 



City of Tarpon Springs ï Downtown Development A ction Plan  59   

Part V 

Urban Design Framework Plan  

Conceptual Land Use Plan  

The Conceptual Land Use Plan has been developed as a guideline for promoting the sound 
development and redevelopment of the properties in the Tarpon Springs study area. The 
plan is not intended to be cast in concrete. Over time, this plan should be updated and 
revised based upon changes in the economy, public concerns, and private development 
proposals. The plan is used as an example of how the economic development and 
transportation strategies can be translated into a physical land use plan, in a fashion that 
allows a minimum of natural and cultural impact, yet promotes quality growth and 
development. The most important aspects of the plan are the following: 

Á The plan builds on existing historic and cultural resources as the foundation for 
future development 

Á The plan implements the prescribed economic positioning strategy providing 
locations for new activity nodes such as the arts, entertainment and tourist related 
districts to encourage overnight tourism 

Á The plan identifies locations for a hotel, historic lodging and bed and breakfasts to 
accommodate longer tourists visits  

Á The plan locates where the major economic based land uses should be located in 
order to best attract prospective businesses and at the same time be well integrated 
into the desired future transportation and land use patterns. 

Á The plan locates and plans for a transportation system that can accommodate the 
future growth patterns without costly retrofit and widening projects. 

Á The plan provides for alternative transportation through a trolley system with 
appropriate destinations and routing to enable convenient connections between 
activity centers 

Á The plan allocates areas of residential densities that work with the loading of future 
roadway networks, are compatible with the existing community structures of each 
area, are respectful and compatible with adjacent land uses, minimize commuting 
distances, reinforce future public transportation options, and offer a diverse range of 
housing opportunities for all income ranges and lifestyles. 

Á The plan locates commercial sites based upon expected market demands and 
reasonable residential service areas. 

Á The plan provides for the location and size of parcels of land to be set aside for 
special uses such as an ecotourism center centralized parking facilities. This 
eliminates the costly and awkward approach of having to acquire and redevelop 
property for these essential amenities later.  
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Figure 21  ï Conceptual Future Land Use Pl an  

[CorelDraw graphic] 
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Á The plan provides a tool for the City to promote economic development by showing 
prospective corporate entities locations of parcels that have been set aside for their 
purpose, thereby reducing the developersõ risk and permitting hurdles when coming 
to the community. 

Á The plan provides a holistic means for the City to guide the approvals of new 
developments based upon an agreed upon strategy.  

Á The plan allows the City to make capital improvements projections based upon 
known, future public project needs, demands, and proposed locations. 

Urban Design Strategies by District  

The Downtown Urban Design Plan is an illustrated representation of the proposed action 
strategies depicting the design and layout of future land uses and associated public 
improvements identified in the conceptual plan. The purpose of this plan is to provide a 
graphic description of the study area as it would appear after successful completion of 
redevelopment activity to enable the community to visualize its future. 

The text provides a description of future land use proposals and capital improvements, and 
the rationale behind the development strategies and recommendations. The proposals 
correspond to the previously described planning districts and the accompanying graphics 
include perspective drawings and elevations used to provide further illustration of proposed 
concepts. 

Anclote Waterfront ï District 1  

1A ï Waterfront Hotel/Conference Center/Entertainment Complex  

The market study indicated that there is demand for quality hotel accommodations in 
Tarpon Springs. It is anticipated that demand will increase as a result of the proposals 
contained in this plan, therefore a waterfront hotel, conference center, and entertainment 
complex is proposed for the north end of town on the vacant property fronting the Anclote 
river. This proposed development will increase tourist related activities, providing another 
venue that will encourage visitors to extend the amount of time they spend in Tarpon 
Springs. The multi-use complex will be tied together with an attractive boardwalk system 
extending along the Anclote shoreline. This location will also provide direct access to the 
tourist related activities at the Sponge Docks and the revitalized shopping district on North 
Pinellas Avenue. A joint venture relationship with the City is advised in order to incorporate 
a parking structure in the project. Parking capacity should be designed to accommodate 
hotel complex patrons as well as future demand from new retail development and to support 
activities at the proposed Ecotourism Center adjacent to this site 
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Figure 22  ï Downtown Urban Design Plan  

[AutoCAD graphic] 
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1B ï Ecotourism Center/Pinellas Trail Trailhead  

In furthering the concept of expanding the venue of tourist related activities and increasing 
the use of the Pinellas Trail, it is recommended that an ecotourism center be established near 
the City owned property on the Anclote river. The center would become the hallmark of the 
trail, providing river access, outfitting, canoe and kayak rentals, bike rentals an environmental 
education center and more. Across the street on Live Oak the vacant property provides an 
opportunity for trail-related lodging and a staging area for special events such as bike-a-thons 
for charity or running and cycling races. The ecotourism center would create an excellent 
origination point for bikers and hikers to use the trail system in close proximity to the 
downtown. The downtown area businesses would benefit from the increase in visitor 
revenue, while the recreation users would have the opportunity to depart from the trail and 
visit the historic downtown district. 

1C ï Sponge Docks Tourist Center with Parking  

In the future, as tourist activities increase, the site currently serving as surface parking on 
North Pinellas Avenue at Dodecanese will experience added development pressure. In 
anticipation of this increased market demand, a logical use for this property will be a mixed-
use tourist center with parking. Redevelopment of this site provides an opportunity to 
incorporate historically sensitive architectural design standards and site layout that will 
encourage pedestrian activities on both roadways. The design of the facility should 
incorporate rear surface parking in a configuration that limits the loss of currently available 
parking. 

1D ï Northern Gateway  

This northern gateway entrance will welcome residents and visitors to the Anclote 
Waterfront District as they travel southbound on Alternate 19 into the City and westbound 
on Live Oak Street from US 19.   
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Figure 23   ï Anclote Waterfront Blow -up  
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Figure 24  ï Waterfront Hotel/Conference Center Complex  
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Figure 25  ï Ecotouri sm Center  
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Figure 26  ï Northern Gateway  
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North Pinellas Avenue and North Safford Avenue ï District 2  

2A ï North Pinellas Roadway Improvements  

North Pinellas Avenue is the critical link between the tourist-related activities at the Sponge 
Docks and the downtown. Proposed road improvements are designed to calm traffic, 
upgrade the physical appearance of the corridor, and create a pedestrian oriented retail 
environment. These improvements will stimulate private sector investment encouraging 
market conditions that will enable redevelopment of economically obsolete properties such 
as the numerous small, vacant lots located along N. Pinellas Avenue. 

Streetscape improvements would be designed to accommodate short-term goals for 
beautification and pedestrian system enhancements. The project would be phased to address 
long-term parking demand by introducing diagonal parking through incentives and voluntary 
negotiated purchase agreements with property owners for additional right-of-way. These 
actions would be pursued in conjunction with long-term FDOT improvements to US 19, 
which will divert commuter and non-business traffic away from the North Pinellas corridor. 
This will enable the creation of a shopping district that will build on tourist-related activity at 
the Sponge Docks and provide the vital pedestrian link to the downtown. 

2B ï Mixed -Use Center  

A mixed-use development is proposed for the east side of North Pinellas Avenue, on the 
property currently owned by the St. Nicholas Church. This development would provide an 
anchor midway between the Sponge Docks and the downtown. It should be designed with 
desired historic architectural standards at an appropriate scale that mirrors the image of the 
Tarpon Arcade located on the west side of south Pinellas Avenue. The development would 
provide additional parking and pedestrian access to Hibiscus Street and would be a primary 
terminus for the trolley system. 

It is fully understood that the Church is currently planning a community center at this 
location. Therefore, it is extremely important that the City begin discussions with the 
Church. A partnership must be established that fulfills the aspirations of the Churchõs plans 
while addressing the communityõs social and economic objectives as described by this plan. 

2C ï Hibiscus Walk ï Live/Work Artist Community  

A unique future development opportunity exists along Hibiscus Street between Cypress and 
Orange Avenue. An artist live/work village is proposed for this area. In response to growth 
in the arts downtown, this proposal advocates establishing a district where artists can 
manufacture and display artwork in and around their homes. Streetscape improvements 
would establish a festive environment for tourists and patrons to stroll among and purchase 
local artistic creations. Future land use on Hibiscus Street north of Cypress will continue to 
be residential with in-fill housing development expected to increase as a result of the success 
of this plan. Additionally, development of a neighborhood park will strengthen the 
residential environment in this North Safford neighborhood and encourage residential 
development. 
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Figure 27  ï North Pinellas and North Safford Blow -up  
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Figure 28  ï North Pinellas Avenue Before/After  
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Figure 29  ï North Pinellas Avenue/Cedar Streetscape Typical  
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Figure 30  ï Mixed Use Center  

 


