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ORDINANCE
NUMBER 2025 -

AN ORDINANCE OF THE BOARD OF COUNTY
COMMISSIONERS OF CHARLOTTE COUNTY, FLORIDA,
AMENDING THE CHARLOTTE COUNTY ZONING ATLAS FROM
PLANNED DEVELOPMENT (PD) TO PD;, A MAJOR
MODIFICATION AMENDING EXISTING ORDINANCE NUMBER
2007-063 AND ORDINANCE NUMBER 2023-019; AND
ADOPTION OF A REVISED GENERAL PD CONCEPT PLAN; IN
ORDER TO ALLOW A RESIDENTIAL DEVELOPMENT UP TO 715
RESIDENTIAL UNITS (A REDUCTION OF 179 RESIDENTIAL
UNITS), REQUIRING A TRANSFER OF 371 DENSITY UNITS
ABOVE THE BASE DENSITY OF 344 UNITS; ADOPTING A
REVISED GENERAL PD CONCEPT PLAN; FOR PROPERTY
LOCATED AT 26901 OR 27001 ZEMEL ROAD, ON THE SOUTH
SIDE OF ZEMEL ROAD AND SOUTHEAST OF BURNT STORE
ROAD, IN THE PUNTA GORDA AREA AND WITHIN THE
BOUNDARY OF THE BURNT STORE AREA PLAN AREA;
CONTAINING 334.38+ ACRES; COMMISSION DISTRICT i,
PETITION PD-25-10; APPLICANT: ZEMEL LAND PARTNERS
LLC; PROVIDING AN EFFECTIVE DATE.

RECITALS

WHEREAS, in a public hearing held on Tuesday, December 9,
2025, the Board of County Commissioners of Charlotte County, Florida (“Board”)
reviewed Petition PD-25-10, submitted by applicant, Zemel Land Partners LLC
(“Applicant”}, which requested a rezoning from Planned Development (PD) to
PD; a major modification to the existing Ordinance Number 2007-063 and
Ordinance Number 2023-019; and adoption of a revised General PD Concept
Plan; in order to allow for a residential development up to 715 residential units (a
reduction of 179 residential units); requiring a transfer of 371 density units above
the base density of 344 units; for property located on the south side of Zemel
Road and southeast of Burnt Store Road, in the Punta Gorda area and within the

boundary of the Burnt Store Area Plan area, containing 334.38+ acres;
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Commission District 1I: and more particularly described in Exhibit “A” attached
hereto ("Property”); and

WHEREAS, Petition PD-25-010 was heard by the Charlotte County
Planning and Zoning Board ("P&Z Board") and, based on the findings and
analysis provided by County Staff and the evidence presented to the P&Z Board,
the P&Z Board recommended approval on November 10, 2025; and

WHEREAS, after due consideration, based on the findings and
analysis provided by County Staff and the evidence presented to it, the Board
finds that approval of Petition PD-25-10 is consistent with the County’s
Comprehensive Plan, and that it meets the requirements for rezoning; and

WHEREAS, based on the above findings, the Board finds that the
Petition satisfies the requirements of Section 125.66, F.S. and that it is in the
best interests of the County and its citizens to approve Petition PD-25-10,

NOW, THEREFORE, BE IT ORDAINED by the Board of County
Commissioners of Charlotte County, Florida:

SECTION 1. The following petition, made by applicant,

Zemel Land Partners LLC for an amendment to the Charlotte County Zoning
Atlas is hereby approved subject to the conditions contained in the attached
Exhibit “B™;

Petition PD-25-10 requesting rezoning from Planned
Development (PD) to PD; a major modification to the
existing Ordinance Number 2007-063 and Ordinance
Number 2023-019; and adoption of a revised General
PD Concept Plan, to allow for a residential
development up to 715 residential units; requiring a
transfer of 371 density units above the base density of
344 units; for property located at 26901 or 27001
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Zemel Road, on the south side of Zemel Road and
southeast of Burnt Store Road, in the Punta Gorda
area and within the boundary of the Burnt Store Area
Plan area; containing 334.38% acres, Commission
District Il, Charlotte County, Florida, and more
particularly described in Exhibit “A” attached hereto.

SECTION 2. That the zoning for this property shall run with the

property and shall apply to any subsequent owners, heirs and assigns.

SECTION 3. This Ordinance shall take effect upon filing in the

Office of the Secretary of State, State of Florida.

[SIGNATURE PAGE FOLLOWS]
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PASSED AND DULY ADOPTED this 9th day of December, 2025.
BOARD OF COUNTY COMMISSIONERS
OF CHARLOTTE COUNTY, FLORIDA
By:
, Chairman
ATTEST:
Roger D. Eaton, Clerk of the Circuit Court

and Ex-Officio Clerk of the
Board of County Commissioners

By:

Deputy Clerk

APPROVED AS TO FORM
AND LEGAL SUFFICIENCY:

By:
Janette S. Knowlton, County Attorney

LR2025-0883 ,
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Petition PD-25-10, Revisions to the PD Conditions
Established Via Ordinance Numbers 2023-019 & 2007-063

This proposed development shall comply with all applicable requirements as set

forth in Charlotte County's Code of Laws and Ordinances. In addition, the following
shall apply:

a. Development on the subject property shall occur as generally illustrated in the
General PD Concept Plan (Attachment 1: Reverie At Firelight PD Concept Plan)
submitted by the applicant, prepared by Banks-EngineeringAtwell, dated Mareh
20 2007April 21, 2025, revised and signed October 22, 2025, and except such
modifications as may be required to meet the conditions of the PD zoning district.
In addition, the Site Plan Review comments of recommendation of approval per
the letter dated June 27, 2025, are required to be met as applicable. Such General
PD Concept Plan (DRC-25-078) shall be valid until a Final Detail Site Plan is
approved per Section 3-9-45, Planned Development (PD). the DPevelopment
Review Committee {DRC) conditions-of approvalperletierdated-July 22007 are
required-to-be-met—The open-habitatspacewetland/wetland buffer area shall be

no Iess than —'158—32152 01+ acres. lhe—PD—queepLPlan—meludee%MdLaefee

b. The subject property currently retains 33-344 units of density. The applicant is
proposing to develop a total of 894-715 umts-meludmg—ﬂ%m%—iam#y—tmﬂe—and
180-single-family-units—The-mix-of multi-familyunits—and-single-family-units-may

i ” 555 ] IF ‘I

and—p;epe;heﬂak%%&ﬁ&%ﬁ—AnV reSIdentlaI development above 344 units

shall require transferred density units. Fhe-subjectproperty-shallrequire-861-units
eftransferred-density. The transfer of density units must be approved by the Board

of County Commissioners subject to the County's Land Development Requlations
3-9-150: Transfer of Density Units, as may be amended, prior to Final Detail Site
Plan or Preliminary Plat approval Preliminars—Plat—application—orFihal-BDRG
application, whichever shall occur first.
c. No development shall occur prior to Final BRG-Detail Site Plan approval,which
will be scheduled on the Board of County Commissioners land use consent
agenda.
d. Permitted uses and accessory uses.
i. Single-family homes attached or detached.
ii. Multi-family.
iii. Townhouse.
iv. Amenities such as clubhouse, community pool, tennis court or other similar
non-commercial recreational uses and structures.
v. Community garden.
vi. Park, public or not-for-profit.

! EXHIBIT

Ifg »

Total (3 fages




vii. Accessory uses and structures. Uses and structures which are customarily
accessory and clearly incidental to permitted uses and structures are permitted
within this development, including, but not limited to:

1) Accessory structures, including, but not limited to, garages, carports and
sheds.

2) Fences or walls.

3) Swimming pools, tennis court or other similar non-commercial recreational

uses and structures,

d-e. A development time line and phasing plan for the entire PD shall be
submitted prior to Final BRG-Detail Site Plan approval. A monitoring report shall
be submitted annually from the day of Final BRG-Detail Site Plan approval until
buildout, identifying the development activities which occurred during the past year
and summarizing current and previous year statistics (as applicable).

e-f. The maximum building height for residential development is 38 feet from the base
flood elevation. The maximum building height within the recreation area is 40-38
feet from the base flood elevation.

£g.The roadways for this development shall be constructed to Charlotte County
standards. If the roadways for this development are to be private. following Final

BRG-Detail Site Plan approval, {he-deveieper—a;m%sequemly—t—he—hemeewn%
s-associationthe Firelight East Community Development District; is required to

maintain all private roads within the development area.

g-h. The development must utilize potable water and sanitary sewer utilities. The
potable water and sanitary sewer lines must be connected to the site before any
certificates of occupancy shall be issued. The developer must also extend -re-used
water utility lines along with the potable water and sanitary sewer lines throughout

the devetopment Adeveiepepsﬂag;eemem-w&h—ehaﬂeﬂ&Geuﬁty—UMmesﬁfeHhe

” B ! F ; ; L . ; ﬁ | DRC i' ! F
phase-ef-development:
h-i. The site shall be developed with a unified fandscaping theme. Only-FloridaFrendly
. : . | forland lanti ithin i1

common—areas—The developer shall also make every effort to ensure that
residential property owners within the development also utilize Florida Friendly
plantings-and-xeriscapelandscaping. The applicant shall institute an education
program for all homeowners on the correct use of pesticides, herbicides, and
fertilizers. A partnership with the Cooperative Extension Service of the University

of Florida to interact with the Florida Yards and Neighborhoods program is




the—Ghaﬁette—Geemy—Gede—Ail herltage trees shal[ be preserved unless the

applicant can provide substantial evidence that such preservation will cause the
development of the site to be severely hindered. Should any heritage tree be
removed, the applicant will plant a sufficient number of trees of the same species
to equal the girth of the tree removed. These trees will not be counted as part of
the points needed for development but in addition to those trees needed for points.
. Habitat management plan (Attachment 2: Native Habitat Management Plan) shaﬁ

be implemented to make sure that the onsite wetland identified as "wetland area”
on the General PD Concept Plan (Attachment 1) shall be restored and Dreserved
in pergetmtylhe—devei : - ; he-W

ents-of the County Gede. A naturally vegetated upland buffer zone shall
be preserved along the perimeter of all wetlands and natural surface waters to the

edge of development, The buffer shall be a minimum of fifteen (15) feet and
average twenty-five (25) feet in width as measured from the landward limit of the
wetland or surface water. Sighage as shown on the proposed habitat management
plan (Aftachment 2: Native Habitat Management Plan) shall be required to advise
residents of the conservation status of the preserves and such signs shall be
identified on the Final Detail Site Plan and be placed along the perimeter of the
preserves, partlcuiarlv where they abut develonment

There shall be one full access entrance located on Zemel Road, and one

pedestrian/vehicle access to the property located immediately to the west, which
are shown on the General PD Concept Plan (Attachment 1). An emergency access
point on Zemel Road is required unless one pedestrian/vehicle access o the
property located immediately to the west is built and provides an alternative access
to Zemel Road. The exact locations for these access points will be determined
during the Final Detail Site Plan review stage. With respect to the site related
improvements and other items. County Transportation staff reserve the right to
make additional comments at the time of Final Detail Site Plan_review.

. Prior to Final Detail Site Plan approval, the applicant shall be required to meet

concurrency per Article XIV. Concurrency Management, As to transportation
concurrency, the applicant shall be required to account for project traffic and
previously approved developments which have reserved capacity in the roadway
level of service analysis, [f the level of service (LOS) falls below the adopted
minimum standard due to the proposed development traffic, a proportionate share

analysis may be required to satisfy concurrency.A-develepers-agreementto-fund




.

g 'Re ;“”de“i'.”g the BF urnt Stel’e ' iea? IS"a'; be-finalized-and-approved prior-to-the final

At the Final Detail Site Plan for any phase of the development submittal, the

#:0.

developer shall prepare an updated traffic impact study fo include a signal warrant
at the intersection of Burnt Store Road and Zemel Road. If signal warrants are met
at the intersection of Burnt Store Road and Zemel Road, and before a cerificate
of occupancy for any project phase can be issued, the traffic signal development
shall be memorialized in a developer's agreement acceptable to the County.
Landscaping and Buffer requirements:

i. At a minimum, the 25-foot PD setback for the property boundary adjacent to

Zemel Road shall be landscaped.

ii. Ata minimum, a type B buffer must be placed within the 25-foot PD setback

along the northern, eastern, and western portion of the property lines_excepi
for wetland area -which are adjacent to the property zoned AE.

ii. At a minimum, a type B Buffer must be placed within the multi-family
development area which is adjacent to internal single-family development.
iv. Ata minimum, a type C buffer must be provided around the recreation area as

it consrdered to be smmfar to an "active use park". The-applicant-must-comply

The developer is required to provide a sidewalk throughout the subject site, with a
minimum width of five {(5)-feet along at least one side of all internal roadways. An
eight {8}-foot wide bicycle/pedestrian trail is required along the northern property
line on Zemel Road_or enter into_an agreement with the County addressing the
sidewalk construction or payment in lieu of construction, All sidewalks shall be
shown on Final Detail Site Plan. The developer shall coordinate with the
Department of Public Works. The-sidewalk-must-be-completed-at-the-time-cf-the

4. _The reecreation-amenity areas shall be a total of 7-+43.62+ acres and will contain

I

a clubhouse with a swimming pool together with other amenities such as a
basketball court, tennis courts, and a parking area. The final design of the
recreation-amenity area shall be determined at Final Detail Site Plan approval. The
clubhouse shall be built to the highest wind-bearing loads required by Charlotte
County and will be made available for use as a post-storm hurricane refuge to the
proposed neighborhood following a natural disaster. It is understood that the
clubhouse will not be able to accommodate all residents of the community.
Regarding the school concurrency issues:

i. If the school concurrency process is still required under a valid interlocal

agreement, prior to Final Detail Site Plan or Final Plat approval for any
residential development for any Phases, the applicant/property owner must




obtain a School Concurrency Availability Determination Letter (SCADL) from
Charlotte County Public Schools (CCPS) indicating that sufficient capacity
exists or has been accounted for through a binding and enforceable agreement
with CCPS to address school concurrency.

If an agreement is required, the terms of the agreement shall be incorporated

into the Planned Development Final Detail Site Plan approval and shall not

constitute a major modification.




Attachment 1
General PD Concept Plan
Reverie At Firelight PD Concept Plan
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Attachment 2
Native Habitat Management Plan
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Native Habitat Management Plan
Reverie at Firelight

October 2025

Introduction
The following Native Habitat Management Plan has been prepared to address the long-term

management of the wetland and upland preservation areas for the proposed development.

The subject property is approximately 338.02 acres and size and is located east of Burnt Store Road
and south of Zemel Road in Section 28, Township 42S, and Range 23E, Charlotte County. The project
area in its current state is comprised of pine flatwoods habitats, shrub and brushland, wet prairie
wetlands, hydric pine flatwoods, exotic wetlands, and wax myrtle willow wetlands.

l. Baseline Environmental Assessment

Preservation areas within the project are depicted on the attached habitat map. The wetland and
upland habitats identified on this parcel are categorized using nomenclature found in the most recent
edition of the Florida Department of Transportation's Florida Land Use Cover and Forms Classification

System (FLUCCS).

Il. Prohibited and Permissible Activities

Filling, dumping, construction of buildings, roads, billboards or other advertising, excavating,
alternation, trimming, or removal of native vegetation within the preservation area will be prohibited
except for restoration activities consistent with natural areas conservation management, the removal
of dead trees and shrubs or leaning trees that could cause property damage, and activities conducted
in accordance with a prescribed burn plan developed with the Florida Forest Service. For areas where
the preserve abuts development, signage will be installed in the preserve stating no dumping, filling,
etc.

1. Wildlife Protection

Any maintenance occurring in preservation areas will be conducted with consideration of listed species
or wildlife utilization. Such protective measures may include pre-management censuses to identify the
location of any listed species and their nests and/or burrows to avoid impacting them. If a listed species
is observed nesting and/or denning during maintenance activities, the maintenance activities in that
area will cease until the species in question vacates the area or an appropriate environmental
professional or regulatory agency is contacted to provide additional guidance.

IV. Native Hahitat Preservation and Management

A maintenance plan shall be implemented to ensure that the preserve area remain relatively free (<6%
aerial coverage) of exotic and nuisance vegetation species and maintain a minimum 80% aerial
coverage of desirable native vegetation species. The maintenance plan will consist of an initial
exotic/nuisance vegetation treatment and removal event, with scheduled maintenance events to
ensure that regrowth of exotic and nuisance vegetation is limited. All maintenance activities will be
conducted via a combination of hand removal and in place treatment in conjunction with spray
application of approved aquatic herbicides which can be used to selectively treat undesirable
vegetation. No herbicide treatment of desirable native species is permitted.

V.Fortuitous Finds Policy

Land management activities will adhere to federal, state and local regulations regarding any historic
resources found on site.

kimley-horn.com | 1800 Second Street, Suite 900, Sarasota, FL 34236 941 379 7600



Reverie at Firelight
Native Habitat Management Plan
October 2025

Kimley»Horn

If evidence of the existence of historic resources is discovered or observed at development sites or
during development activities after final approval, all work shall cease in the area of effect as
determined by the Historical Advisory Committee. The developer, owner, contractor, or agent thereof
shall notify the Historical Advisory immediately after finding any artifact of historical significance.
Examples of such evidence include human remains, whole or fragmentary stone tools, shell tools,
aboriginal or historic pottery, historic glass, historic bottles, bone tools, historic building foundations,
shell mounds, shell middens, or sand mounds. The Director shall assess the significance of the finds
within three working days of notification and suggest methods to mitigate any adverse effects so as to
minimize delays in development activities.

If any human skeletal remains or associated burial artifacts are discovered at development sites or
during development activity, all work in the area must cease, and the permittee must notify the nearest
law enforcement office immediately and notify the Historical Committee.

VI. Monitoring Plan

To ensure that the preservation areas meet the success criteria described above, a Time Zero
Monitoring Event will be conducted within 45 days of the initial exotic removal event. Subsequent
monitoring events will be conduced annually for a period of no less than 5 years. If, at the end of five
years, the preservation areas have met or exceeded the success criteria described above, monitoring
requirement for the preservation area shall be suspended. However, additional monitoring may be
required if the success criteria of native or invasive/nuisance plant coverage has not been achieved.

If assessment of the preserve areas demonstrates that the success criteria have been achieved, the
responsible party shall provide written certification by an Environmental Scientist that the maintenance
efforts have met applicable success criteria. If certification of success is not submitted or is not
approved by the county, then annual monitoring shall continue until the criteria has been met and
deemed successful. The monitoring program and any corrective actions to maintain the preserve area
shall be at the sole expense of the property owners or developer.

The results of these monitoring events will be compiled in monitoring reports which will include:
-Qualitative overview of vegetation species present
-Percent coverage by exotic/nuisance vegetation
-Wildlife observations
-Permanent fixed-point photo stations
-Discussion of ongoing maintenance activates
-ldentification of insufficiencies and recommendations of future remediation

Monitoring reports will be provided to the County within 45 days of the monitoring inspection
events, unless and extension by Charlotte County is granted.

If you have any questions or if | can provide any additional clarification please feel free to contact
me at 941-404-1639 and chris.kennedy@kimley-horn.com.

kimley-horn.com | 1800 Second Street, Suite S00, Sarasota, FL 34236 941 379 7600
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Sincerely,

(oo K12

Chris Kennedy
Environmental Scientist

kimley-horn.com | 1800 Second Street, Suite 900, Sarasota, FL 34236 941 379 7600
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Sign size shall be no smaller than 4 inches by 6 inches and in a
minimum font size of 28 shall include the following or equivalent

statement:

PRESERVE/CONSERVATION/BUFFER AREA

NO MOWING. NO TRIMMING. NO CLEARING. NO DUMPING.

Wetland Impact and Preservation Map

Legend

Preserve/Conservation/
Buffer Area Signage

Development Linework

I:I Project Boundary
(£ 338.02 acres)

Wetland Preservation
- (+ 123.54 acres)

Wetland Impacts
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Upland Preservation
(+ 17.44 acres)
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