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Staff Report for:  PAL-24-04 and PD-24-14 

Meeting Date: February 10, 2025/March 25, 2025/July 22, 2025 

To: Planning and Zoning Board /Board of County Commissioners (BCC 
Transmittal)/BCC Adoption) 

From: Jie Shao, AICP, MCP, Planner, Principal (see Exhibit 1 for professional 
qualifications) 

Regarding: A request to amend the 2030 Future Land Use Map and the Zoning Atlas  

Part 1 – General Information 

Applicant: Maronda Homes, LLC of Florida, 4005 Maronda Way, Sanford, FL 32771  

Agent: Attorney Robert H. Berntsson, 3195 S. Access Road, Englewood, FL, 34224 

Owners: Multiple owners (Attachment 1) 

Request: A privately initiated request for a Large Scale Plan Amendment for approximately 
1,174.14 acres to:  

• Amend Charlotte County FLUM Series Map #1: 2030 Future Land Use from 
Compact Growth Mixed Use (CGMU)(1,081.75± acres) and Preservation 
(PR)(92.39± acres) to CGMU (1,010.69± acres) and PR (163.45± acres) in order 
to allow for a mixture of residential up to 3,475 units (a reduction of 485 
units), commercial and light industrial uses up to 1,400,000 square feet (a 
reduction of 109,807 square feet); increasing the base density from 1,631 
units or 1,790 units with an approved PD ordinance restricting development 
on Area A as identified on Figure 1-C under Section 1 of FLU Appendix VII: 
Compact Growth Mixed Use Master Development Plan to low impact 
recreational uses/passive recreational uses. 

• Amend Charlotte County FLUM Series Map #2: 2050 Framework, from 
Agricultural/Rural to Emerging Neighborhood for 28.01± acres of properties 
and for 99.13± acres of properties from Emerging Neighborhood to 
Agricultural/Rural. 

• Amend Charlotte County FLUM Series Map #3: 2030 Service Area Delineation, 
to extend the Urban Service Area boundary to include 28.01± acres of 
properties and to concurrently remove 99.13± acres of properties from the 
Urban Service Area.  
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A privately initiated request for a rezoning for approximately 840.30 acres by: 

• Amending the Charlotte County Zoning Atlas from Planned Development 
(PD)(408.39± acres, which includes 0.7 acres of Cattle Dock Point Road), 
Residential Single-family 2 (RSF-2)( 428.20± acres), and Residential Multi-
family 5 (RMF-5)(4.41± acres) to Planned Development (PD), and adopting its 
associated General PD Concept Plan in order to have a mixture of residential, 
commercial and light industrial development; increasing the base density 
from 1,114 units to 2,000 units, and requiring a transfer of 886 density units 
to reach the maximum of 2,000 units. 

Location: Commission District IV:  The subject property is generally located north of 
Delamere Boulevard, southeast of McCall Road (SR 776), east of Gasparilla Road 
(CR 771), and west of Butterford Waterway, in the West County area. 

Area: The subject property contains a total of 1,174.14± acres for the requested Large 
Scale Plan Amendment and contains a total of 840.30± acres for the requested 
PD rezoning.   

Public Notice: Public Notice has been given as required by Charlotte County Code, Section 3-9-
10; subsections (d) Published Notice; (e) Mailed Notice (1,000-foot Mailed Notice 
Map); and (f) Posted Notice. 

Part 2 – Analysis and Conclusion 

Request 

The applicant, Maronda Homes, LLC of Florida, is requesting the following: 

• A Large Scale Plan Amendment to amend the entire subject property’s Future Land Use 

Map (FLUM) designations from Compact Growth Mixed Use (CGMU)(1,081.75± acres) and 

Preservation (PR)(92.39± acres) to CGMU (1,010.69± acres) and PR (163.45± acres). 

• To amend both the Charlotte County FLUM Series Map #2(2050 Framework) and Map #3 

(2030 Service Area Delineation) from Agricultural/Rural to Emerging Neighborhood. 

• To extend the Urban Service Area (USA) boundary to add 28.01± acres. 

• To amend the Framework designations for 99.13± acres from Emerging Neighborhood to 

Agricultural/Rural and removing them from the USA.  

The stated purpose of this application is to implement the newly created Master Land Use 

Plan/Pattern Book as part of a Large Scale Plan Amendment (Text Amendment) (TCP-24-03), which 

is subject to the Board of County Commissioners’ review under public hearings. 

The applicant is also requesting a rezoning for approximately 840.30 acres of the subject 

property from Planned Development (PD)(408.39± acres, which includes 0.7 acres of Cattle Dock 

Point Road), Residential Single-family 2 (RSF-2)(428.20± acres), and Residential Multi-family 5 

(RMF-5)(4.41± acres) to PD; adopting its associated General PD Concept Plan in order to have a 

mixture of residential, commercial and light industrial development; increasing the base density 

from 1,114 units to 2,000 units; and providing for a transfer of 886 density units to reach the 

maximum of 2,000 units. 
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The applicant is concurrently applying for another Large Scale Plan Amendment (Text 

Amendment) to amend Future Land Use (FLU) Appendix VII (Compact Growth Mixed Use Master 

Development Plan) to: 

1)  Amend the name of Section 1 from “West County Town Center” to “Harbor Village”. 

2)  Revise the total acreage of this project from 1,187± to 1,174.14± acres. 

3)  Amend: 

a)  1.A: Base Residential Density to decrease the base density from 1,831 units to 1,790 

units. 

b)  1.B: Maximum Residential Density to reduce the residential development rights from 

3,960 units to 3,475 units. 

c) 1.C: to rename and amend “Maximum Floor Area Ratio” to “Maximum Commercial 

and Light Industrial Intensity.” 

d) 1.D: to remove “Perpetual Conservation Easement” and replace with “Uses Permitted 

Within Area A As Shown on Figure 1-B.” 

e)  1.E: Master Development Plan to adopt a new Master Land Use Plan/Pattern Book. 

The subject property is generally located north of Delamere Boulevard, southeast of McCall 

Road (SR 776), east of Gasparilla Road (CR 771), and west of Butterford Waterway, in the West 

County area within Commission District IV. 

 
Current Status 

On February 10, 2025, the Planning and Zoning Board recommended approval of the request 

large scale plan amendment to: 

• Amend Charlotte County FLUM Series Map #1: 2030 Future Land Use from Compact Growth 

Mixed Use (CGMU)(1,081.75± acres) and Preservation (PR)(92.39± acres) to CGMU (1,010.69± 

acres) and PR (163.45± acres) in order to allow for a mixture of residential up to 3,475 units (a 

reduction of 485 units), commercial and light industrial uses up to 1,400,000 square feet (a 



 

File Number: PAL-24-04 and PD-24-14 Page 4 of 39 pages Report Date:  July 1, 2025 

reduction of 109,807 square feet); increasing the base density from 1,631 units or 1,790 units 

with an approved PD ordinance restricting development on Area A as identified on Figure 1-C 

under Section 1 of FLU Appendix VII: Compact Growth Mixed Use Master Development Plan 

to low impact recreational uses/passive recreational uses. 

• Amend Charlotte County FLUM Series Map #2: 2050 Framework, from Agricultural/Rural to 

Emerging Neighborhood for 28.01± acres of properties and for 99.13± acres of properties from 

Emerging Neighborhood to Agricultural/Rural. 

• Amend Charlotte County FLUM Series Map #3: 2030 Service Area Delineation, to extend the 

Urban Service Area boundary to include 28.01± acres of properties and to concurrently 

remove 99.13± acres of properties from the Urban Service Area.  

Subsequently, on March 25, 2025, the Board of County Commissioners (Board) transmitted 

this application and its associated large scale map amendment (Text Amendment, Petition 

Number TCP-24-03) to the Florida Department of Commerce and other State review agencies for 

review and comments.  

On April 23, 2025, the Florida Department of Commerce (FloridaCommerce) issued a letter 

stating that “FloridaCommerce has reviewed the proposed comprehensive plan amendment for 

Charlotte County (Amendment No. 25-02ESR) received on March 26, 2025. The review was 

completed under the expedited state review process. FloridaCommerce has no comment on the 

proposed amendment”. 

On April 16, 2025, the Southwest Florida Water Management District (SWFWMD) issued a 

letter stating that “the Southwest Florida Water Management District (District) has reviewed the 

proposed amendment. We are not forwarding any comments for consideration.” 

On April 15, 2025, the Florida Fish and Wildlife Conservation Commission (FWC) issued an 

email stating that “Florida Fish and Wildlife Conservation Commission (FWC) staff reviewed the 

proposed comprehensive plan amendment in accordance with Chapter 163.3184(3), Florida 

Statutes. We have no comments, recommendations, or objections related to listed species and 

their habitat or other fish and wildlife resources to offer on this amendment.” 

On April 25, 2025, the Florida Department of Transportation issued an email stating that 

“FDOT has reviewed the transmitted amendment for Charlotte County pursuant to Section 

163.3184(3), Florida Statutes. The FDOT offered the following comment: 

There is potential need for all available data to be used in planning for new developments as it 

related to transportation in s. 163.3177(1)(f), F.S. 

Map Amendment Comment: 

There is potential for the for the need for elements in comprehensive plan to be consistent to 

aid in planning for development as it related to transportation in s. 163.3177(2), F.S. 

1. This area is listed as Emerging Neighborhood in this Plan, however, an adopted Emerging 

Area Plan could not be located in FLU Appendix V where it states. No Adopted Plans at this 

time", so please make sure to finalize a plan or update the Future Land Use Element to help 

strategic development of this area and coordination with partners. It is unknown if an 
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Emerging Area can be adopted without going through the Planning Process where appropriate 

service levels are determined. 

To confirm, in FLU Policy 4.4.2, this Plan aims to (b) include a transportation network and land 

use pattern that encourages walking and bicycling. and (c) supports transit and (d) reduces the 

number and length of automobile trips. The new Transit Development Plan (2025) calls for 

expanded service in this area, so please make sure to coordinate when feasible into the 2050 

LRTP to allow for prioritization as this area develops." 

Staff’s Response: These comments have been forwarded to the applicant for consideration.  

The subject property is designated as part of the Emerging Neighborhood; however, an Emerging 

Area Plan is not required. FLU Policy 4.4.2: Emerging Area Plans – Anticipated Results establishes 

planning practices for creating an emerging area plan, although this policy is  not applicable to this 

large scale plan amendment application, the proposed changes will ensure a walkable mixed use 

development on the subject property. In addition, On April 23, 2025, County staff had a meeting 

with the FDOT staff to go over their technical comments. Both staff from the County and the FDOT 

believe that the following proposed new requirement will be adopted in the County’s 

Comprehensive Plan and shall address the FDOT’s technical comment: 

1.F: Traffic Concurrency  

As part of the traffic study development, the applicant(s) will coordinate on methodology 

approval prior to undertaking of the full traffic study. All study assumptions will need to be 

approved by both the County and the Florida Department of Transportation (FDOT). 

Prior to approval of any developer’s agreement or mitigation agreement and permit 

approval, the applicant will coordinate with the County and the FDOT or its Systems 

Planning to produce a traffic study accounting for the cumulative impacts of approved PDs 

and all pending PD applications under review within this development. The traffic study will 

differentiate impacts from individual developments which will be used to identify full 

mitigation needs and proportionate share fees for each individual development.  

On April 25, 2025, the Florida Department of Environmental Protection sent a letter stating 

that “The Office of Intergovernmental Programs of the Florida Department of Environmental 

Protection (Department) has reviewed the above-referenced amendment in accordance with the 

provisions of Chapter 163, Florida Statutes (F.S.). The Department’s review of the proposed policies 

focused on important state resources and facilities that would be adversely impacted if the 

amendment is adopted, specifically: air and water pollution; wetlands and other surface waters of 

the state; federal and state-owned lands and interest in lands, including state parks, greenways 

and trails and conservation easements; solid waste; and water and wastewater treatment; and 

the Everglades ecosystem restoration. 

Department Comments 

While the Department recognizes that the residential density and nonresidential intensity of 

the site is proposed to be reduced by this amendment, significant impacts to Charlotte Harbor 
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Preserve State Park and Gasparilla Sound-Charlotte Harbor Aquatic Preserve are anticipated based 

on features of the proposed Master Land Use Plan. Specifically, the addition of a public marina 

with up to 500 wet and dry boat slips and mixed-use development including commercial retail, 

restaurants, and residential uses. The proposed marina basin is outside the boundaries of the 

aquatic preserves, but, if approved, it could have long-term impacts to the adjacent Gasparilla 

Sound-Charlotte Harbor Aquatic Preserve. Of note, the current ingress and egress to the proposed 

development is through a narrow canal system with a lock system to allow boat passage, one at a 

time. The lock was built to keep freshwater from the canal system from flushing into the Harbor. 

Anticipated impacts to Charlotte Harbor Preserve State Park and Gasparilla Sound-Charlotte 

Harbor Aquatic Preserve: 

• Currently, in its altered but undeveloped condition, the subject acreage functions as an 

additional buffer to the Charlotte Harbor Preserve State Park and the Gasparilla Sound-

Charlotte Harbor Aquatic Preserve. With the proposed development, this environmental 

function (i.e. water quality filtration and resource protection) would be markedly reduced. 

• Classified as a preserve, broad buffers from urban/suburban development are especially 

significant to allow for immersive natural aesthetics (regarding the visitor experience) and 

maintaining natural ecological and hydrological regimes (i.e., prescribed fire and sheet flow) 

within the Charlotte Harbor Preserve. 

• Increased discharge of pollution into the canals leading to the South Gulf Cove Lock and 

subsequently Gasparilla Sound-Charlotte Harbor Aquatic Preserve as well as wetlands of the 

preserve to the south. 

• Increased marine debris in the estuaries associated with structural damages from storm 

events. 

• Cumulative impacts causing gradual degradation of sensitive mangroves and seagrasses that 

extend along the shared perimeter of the Charlotte Harbor Preserve State Park and the 

Gasparilla Sound-Charlotte Harbor Aquatic Preserve. 

•Interference with the Cattle Dock restoration site (managed under the Department of 

Transportation) located between the South Gulf Cove Lock and El Jobean Bridge. 

CONCLUSION 

To mitigate potential adverse impacts to important state resources, the Department 

recommends the following: enhanced buffering between the proposed development and Charlotte 

Harbor Preserve, especially along northern boundary of the site; notice of proximity to state 

conservation lands to members of the proposed community to communicate aspects of 

management, including fire and hydrology; and further review of the feasibility of the number of 

boat slips associated with the public marina in this small waterway and lock system. The applicant 

should coordinate with DEP’s South District Office and Southwest Florida Water Management 

District regarding required permits and authorizations and must ensure compliance with any deed 

restrictions in effect on parcels within the amendment area. 

The Department is providing technical assistance comments consistent with s. 163.3168(3), 

F.S. The comments will not form the basis of a challenge. 
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Staff’s Response: The following requirements have been proposed to implement the FDEP’s 

recommendations and will be adopted in the County’s Comprehensive Plan: 

1.G: Buffer Between the Proposed Development Areas and State-owned Lands 

A minimum 100-foot undisturbed buffer will be provided between proposed development 

area and State-owned lands. Future owners within the project located abutting the 

required 100-foot undisturbed buffer will be provided literature and educational materials 

informing them that management activities such as prescribed fire, roller chopping, and 

other land maintenance actions may occur within the preservation lands adjacent to the 

project. The method to provide such information shall be approved through a PD rezoning. 

1.H: Slip Count Approval 

The final slip count for the project will be determined based on review by State and Federal 

Agencies. Currently, the project will need approval from the Southwest Florida Water 

Management District Florida Department of Environmental Protection and the US Army 

Corps of Engineers. At the time of permitting, the applicant must coordinate with agencies 

existing at that time. As part of those permit reviews, other agencies including but not 

limited to the Florida Fish and Wildlife Conservation Commission, Division of Historical 

Resources, US Fish and Wildlife Service, National Marine Fisheries Service, Environmental 

Protection Agency, and US Coast Guard will also look at the project. The final slip count 

built by the project will be dependent upon and compliant with the determinations made 

by all of these review agencies. 

Furthermore, a new PD condition is proposed to address locations of future docks as follows: 

All boat docks shall be located within the marina boat basin. Boat docks are prohibited along 

the Interconnector Waterway and Butterford Waterway. 

According to the FDEP document, approximately 210 acres of the subject property located 

immediately adjacent to the Butterford waterway was created from upland spoil, leaving little 

native habitat and a large invasive plant infestation; thus, it was declared no longer needed for 

conservation purposes by the Board of Trustees. There is a modification of restrictive covenant 

executed on July 17, 2023 for these 210 acres solely limiting the residential development up to 

2.5 units per acres, which complies with the existing or future Charlotte County zoning code or 

that may be approved under a planned unit development. 

History of the Subject Property 

 In May 2008, the previous owner of the subject property, Dennis J. Fullenkamp, applied for a 

Large Scale Plan Amendment (Application Number PA-08-05-29-LS) in order to have a mixed-use 

development up to 3,960 residential units and  approximately 1,509,807 square feet of 

commercial uses (the maximum Floor Area Ratio of 0.0292). The development rights for this 

project were adopted in the County’s 1997-2010 Comprehensive Plan.  
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 The County’s Comprehensive Plan was rewritten in 2009-2010, and the approved 

development rights and development guidelines for the site were readopted in the County’s 2050 

Comprehensive Plan, which is the current Comprehensive Plan. 

 On December 8, 2020, the Board approved a PD rezoning via Ordinance Number 2020-049 

(Attachment 2) for a portion of the subject property, containing approximately 408 acres, in order 

to have a mixture of residential and commercial development, including: 

• 1,000 residential dwelling units. 

• 150 beds of Assisted Living Facilities (ALFs).  

• 200 hotel rooms. 

• 431,000 square feet of commercial/office uses, 496,000 square feet of commercial/office uses 

without hotel rooms, 451,000 square feet of commercial/office uses without ALFs, or 516,000 

square feet of commercial/office uses without hotel rooms and ALFs. 

• Any residential development above 1,000 residential dwelling unit or any commercial/office 

uses above 516,000 square feet, a traffic impact statement is required to address any potential 

traffic concurrency issues as well as any additional on-site and/or offsite improvements. 

 On January 26, 2021, the Board approved Preliminary Plat (PP-20-10-15) (Attachment 3) for 

subdivision to be named, Harbor Village, for approximately 408.39 acres of the subject property. 

 On September 14, 2021, the Board approved Final Plat (FP-20-10-15) (Attachment 4) for the 

Harbor Village subdivision. 

 On March 22, 2022, the Board approved Preliminary Plat (PP-21-11-22) (Attachment 5), which 

is a replat for a subdivision to be named, Harbor Village Phase 1, consisting of 283 lots. 

 According to the application, the market demand and conditions have changed since the 

project was originally approved and adopted in the County’s Comprehensive Plan in 2009. The 

applicant, who is the contract purchaser, is requesting this Large Scale Plan Amendment for the 

entire subject property, containing approximately 1,174.14 acres, and a PD rezoning for 

approximately 840.30 acres of the subject property. 

Base Density 

 The base density for the entire property is 1,790 units, including 159 units which came from 

Area A (Figure 1-B) as part of a Large Scale Plan Amendment originally adopted by the Board in 

2009 via Ordinance Number 2009-002 and readopted into the County’s Comprehensive Plan via 

Ordinance Number 2021-005. In order to use these 159 units of base density for development, an 

approved PD ordinance is required to restrict development on Area A as identified on Figure 1-C 

to low impact recreational uses/passive recreational uses; otherwise, the base density is 1,631 

units. 

FLUM (Prior to 2009) ZONE (Prior to 
December 2014) 

Acreage Units (Base Density) 

Preservation (inside 
USA) 

AE 12.84 1.00 
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Commercial Center CG 40.88 0.00 

Commercial Center CI 16.88 0.00 

RV Park PD 33.67 167.00 

Low Density 
Residential 

RMF5 15.43 77.17 

Low Density 
Residential 

RSF2 760.91 1,521.83 

Low Density 
Residential 

RSF5 3.82 19.00 

Preservation (outside 
USA) 

RSF-2 212.70 5.00 

Public Lands & 
Facilities 

RSF-2 20.80 0.00 

Commercial Corridor    56.20 0.00 

  Total  1,174.14 1,790.99 

 

 

Figure 1-B  Figure 1-C 

The portion of the property subject to this PD rezoning includes Planned Development 
(PD)(408.39± acres, which includes 0.7 acres of Cattle Dock Point Road) Residential Single-family 
2 (RSF-2)(427.5428.20± acres), and Residential Multi-family 5 (RMF-5)(4.41± acres). The base 
density is calculated as follows: 

Zone Acreage Units (Base Density) 

PD Via Ordinance Number 
2020-049 

408.39 702 

RSF-2 192.61 (428.20-214.09-20.8) 385.22 
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RMF-5 4.41 22.05 

Area A & Area B 234.89 (214.09+20.8) 5* 

 Total 1,114.25 

*Per the County’s Comprehensive Plan, the base density for Area A and Area B is five units. 

Any development over 1,114 units is required to transfer density units onto the site, and the 
transfer of density units must be approved by the Board subject to the County’s Land 
Development Regulations 3-9-150: Transfer of Density Units, as may be amended, prior to Final 
Detail Site Plan or Preliminary Plat approval for each applicable phase, whichever occurs first. 

Consistency with the County’s Comprehensive Plan 

In order to better protect onsite wetlands and at the same time to achieve the proposed 
Conceptual Land Use Plan and Pattern Book for a new mixed-use development on the subject 
property, the applicant is requesting to amend the entire subject property’s FLUM designations 
from CGMU (1,081.75± acres) and Preservation (PR)(92.39± acres) to CGMU (1,010.69± acres) and 
PR (163.45± acres), which will increase the PR lands by approximately 71.06 acres. The proposed 
changes are consistent with Natural Resources (ENV) Goal 3: Wetlands to avoid, minimize, or 
mitigate impacts to wetlands by restoration, enhancement, creation or local wetland mitigation 
banking, when available. A “Habitat Management Plan is required for all PD rezonings to make 
sure that onsite wetlands will be restored and preserved in perpetuity.  

 

The Framework designations and the Urban Service Area (USA) boundary must match the 
proposed CGMU and PR Future Land Use Map categories. Therefore, the applicant is also 
requesting to amend both Charlotte County FLUM Series Map #2: 2050 Framework, and Charlotte 
County FLUM Series Map #3: 2030 Service Area Delineation from Agricultural/Rural to Emerging 
Neighborhood and extending the USA boundary for 28.01± acres; and concurrently amending the 
designation of 99.13± acres from Emerging Neighborhood to Agricultural/Rural and removing 
them from the USA. 



 

File Number: PAL-24-04 and PD-24-14 Page 11 of 39 pages Report Date:  July 1, 2025 

 

 

Although the USA boundary will be expanded to add approximately 28.01 acres of lands, a 
total of approximately 71.12 acres of lands are proposed to be removed from the USA. The 
developable lands, containing approximately 1,010.69 acres, for this project are located within 
the USA. and are designated Emerging Neighborhood as shown on the proposed 2050 Framework 
Map. According to the County’s Comprehensive Plan, “Emerging" Neighborhoods include large 
areas of undeveloped lots or other undeveloped lands in locations that are appropriate for 
residential and mixed use development. Emerging Neighborhoods are generally near regional 
transportation corridors, typically have central water and sewer infrastructure, and are in the path 
of future urban development. These neighborhoods have the opportunity to create a sense of 
identity for the community and to introduce planning principles supporting more sustainable 
neighborhoods prior to further development.  

The subject property is located at the southeast corner of SR 776 and CR771, two of the 
County’s major thoroughfares. The proposed development is a mixture of residential, commercial 
and light industrial uses. 

In addition, Item 2 under FLU Policy 2.4.3: Conservations Measures at the Area-Wide 
Planning Scale, states that “apply standards for Revitalizing and Emerging Neighborhoods (See 
FLU Goal 4) that focus on infill development and redevelopment, the re-positioning of 
underdeveloped platted lands to create compact, mixed use development patterns, and higher 
densities that reduce vehicle miles traveled and will support multimodal transportation networks.” 
The developable portion of the subject property will be designated as CGMU on the 2030 FLUM if 
the Board approves the requested changes of the subject property’s FLUM designations. The 
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FLUM category of CGMU is one of appropriate designations to fulfill the intent of “Emerging 
Neighborhoods.”  

The proposed development must achieve the proposed Conceptual Land Use Plan which 
illustrates locations for residential, commercial, mixed use, wetland, preservation, residential with 
water based uses, and wharf mixed use. The proposed development must comply with the 
proposed Pattern Book which establishes the vision of this mixed-use development, the  
development and preservation principals for “recreation/open space,” “saltwater marsh,” 
“residential visioning,” “commercial visioning,” and “typical roadway cross sections.” 

 The proposed PD rezoning for approximately 840.30 acres, if approved by the Board, will allow 
for: 

• Residential development up to 2,000 units. 

• Commercial and light industrial use up to: 
o 250,000 square feet of commercial. 
o 150,000 square feet of mini warehouse. 
o 200,000 square feet of office. 
o 400,000 square feet of light industrial. 
o 200 hotel rooms 

The applicant is also proposing to include a new non-residential Land Use Equivalency Matrix: 

 

 The proposed matrix will provide flexibility for non-residential development such as hotels and 
ensure that the maximum square footage for light industrial shall not increase above the approved 
square footage for light industrial within this PD. The proposed development is consistent with 
the proposed CGMU FLUM designation. 

 As mentioned above, the proposed residential, commercial, and light industrial development 
is located within a designated Emerging Neighborhood. Per FLU Policy 1.2.10: TDU Receiving 
Zones, if the Board approves this PD rezoning the applicant/property owner must transfer 
residential dwelling units for any residential development above 1,114 units onto the subject site 
per the County’s Transfer of Density Units (TDU) Code.  
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 Item 1 under CST Policy 3.2.3: Density of Development within CHHA states that the platted 
density of new development shall not exceed 3.5 units per acre. The proposed PD condition will 
ensure that the platted density of new development shall not exceed 3.5 units per acre. In 
addition, CST Policy 3.2.5: Development Requiring Special Needs Assistance states that the 
County shall strongly discourage the development of any institutional uses, such as assisted living 
facilities, group homes for handicapped persons, hospitals and such similar uses, from developing 
in the CHHA. This will help limit public expenditures for pre- and post-disaster assistance. Charlotte 
County shall continue to amend and implement its Code of Laws and Ordinances to require all 
newly-constructed nursing homes, adult congregate living facilities, and hospitals to include 
shuttering or the use of shatterproof glass, as well as independent emergency power supplies 
located above base flood elevation or otherwise protected from flooding, as part of such facilities’ 
design and construction. Therefore, the following PD condition related to permitted uses is 
proposed to address the above requirement and align with CST Policy 3.2.5: Development 
Requiring Special Needs Assistance: 

Assisted living facility (ALF) or day care center, nursing home. For ALF or nursing home, the 

following requirements shall apply: 

• The facility shall have a direct access to McCall Road (SR 776) or Gasparilla Road (CR 771). 

• The proposed building will be constructed to provide for either shuttering or shatterproof glass 

in all windows. 

• The facility will include an independent emergency power supply. 

• The facility will provide a written emergency plan under State of Florida rules with the plan 

being submitted to and approved by the Charlotte County Emergency Management Director. 

 CST Policy 3.2.4: Applications for Development within the CHHA states that the County shall 
require development within the CHHA proposing greater than one single dwelling unit to plan for 
and mitigate the effects and impacts of evacuation issues for the project site. In addition, the 
development may also be required to comply with the County's current Shelter-in-Place 
Development Policy. The applicant or property owner is required to transfer density for any 
residential development above 1,114 dwelling units from other Coastal High Hazard Areas 
(CHHAs) located in West County, onto the subject site which must be consistent with the County’s 
TDU Ordinance. The proposed development shall not increase the total evacuating residential 
units in West County. Furthermore, new residential construction will meet strict building 
standards as set forth in the Florida Building Code.  

 In addition, Item 8: Shelter Requirement, of Special Provisions under the CGMU FLUM 
designation states that where the project is located within the Coastal High Hazard Area or 
Category II Storm Surge Zone, all residents shall be required to evacuate and the developer is 
required to provide monetary contributions to the County’s shelter system.  If outside these areas, 
sufficient shelter shall be created in each development to support the residential population of the 
development in the event of a natural disaster.  

 The calculation of the shelter impact of the proposed project is as follows: 

 The proposed development for the PD rezoning contains a maximum of 2,000 residential units 
x 73% [Occupancy Rate: percent of site-built dwelling units occupied in 2024 was derived from the 
most updated 2017 Evacuation Transportation Supplemental Data Report] = 1,460 units x person 
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per household (2.14, per the County’s Comprehensive Plan) = 3,125 people x 8% (Percent Seeking 
Shelter comes from Charlotte County Public Safety and may be adjusted based on further 
discussion with Public Safety) = 250 people (who will seek shelter). 

 A generator to cover a facility which can host approximately 500 people will cost 
approximately $530,000. Therefore, the developer is required to provide a total of $265,000 
[($530,000/500) x250] as a monetary contribution to meet the shelter requirement, which should 
be $132.50 per unit. This calculation method has been confirmed with the Charlotte County 
Emergency Management Department on April 3, 2024.  Therefore, the following PD condition is 
proposed to address “Shelter Requirement” and CST Policy 3.2.4: Applications for Development 
within the CHHA: 

 Per Special Provisions Item 8. Shelter Requirement set forth in the CGMU FLUM designation, 
the developer/property owner is required to pay $134.85 per residential dwelling unit contained 
within the Final Detail Site Plan, as a monetary contribution to meet the Shelter Requirement, 
concurrently with submission of Final Detail Site Plan application. 

 It is staffs’ professional opinion that the combination of building elevation and compliance 
with the TDU related policies set forth in the County’s Comprehensive Plan and TDU Code 
complies with the requirements of “Shelter Requirement” and CST Policy 3.2.4: Applications for 
Development within the CHHA. 

 Item 9: Implementing Zoning, of Special Provisions under the CGMU FLUM designation states 
that the implementing zoning district under CGMU shall be a Planned Development district or a 
Compact Mixed Use district, as may be developed and adopted into the Land Development 
Regulations.   Therefore, the proposed PD rezoning is required by the CGMU FLUM category.  The 
proposed PD conditions are drafted to implement the proposed development guidelines which 
are subject to the Board review. 

Density and Intensity 

 The existing residential development rights for the entire subject property are 3,960 units. The 
applicant is proposing to decrease the approved maximum residential development rights by 485 
units, which is consistent with the County’s Comprehensive Plan, such as Coastal Element (CST) 
Goal 3: Development in High Hazard Areas, which provides as follows: “Direct population 
concentrations away from the Coastal High Hazard Area (CHHA)…” 

 The approved commercial entitlements for the subject property are approximately 1.5 million 

square feet, or 0.0292 FAR. The applicant is proposing to add light industrial component up to 

400,000 square feet to this development and concurrently to reduce the maximum commercial 

development rights to 1,000,000 square feet. The developable area of the subject property has 

been designated as CGMU on the 2030 FLUM, which encourages a mixture of residential, 

commercial, and industrial uses. It is staff’s professional opinion that the proposed change is 

supported by this FLUM category. 

On-site Wetlands 

 A Habitat Management Plan is proposed to make sure that the onsite wetlands identified on 

the General PD Concept Plan shall be restored and preserved in perpetuity. At a minimum, a 25-

foot buffer is required along all wetlands. 
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 The subject property is located in an area which is classified as a preferred area for the 

expansion of docking facilities in the County by the” Charlotte County Manatee Protection Plan,” 

allowing for 5 slips per 100 linear feet of shoreline owned by the applicant. All in-water work will 

follow standard manatee protection construction conditions. It is staff’s professional opinion that 

the proposed changes include marina, docks and slips are not contrary to CST Policy 1.4.7: 

Manatee Protection Plan (MPP), stating that: The County has implemented the Manatee 

Protection Plan (MPP) which was developed in coordination with and approved by the Florida Fish 

and Wildlife Conservation Commission and the U.S. Fish and Wildlife Service. The MPP has been 

determined to balance the need for manatee protection and the need for recreational and 

commercial uses and was accepted by the Board of County Commissioners on February 14, 2017.” 

 In order to prevent any landlocked outparcels, the following PD condition is drafted: 

 In order to provide connectivity to adjacent vacant property, the proposed development 

shall include rights-of-way that extend to undeveloped land that is adjacent to the PD site. 

Surrounding Uses and Compatibility Issues as Well as Proposed Uses 

The subject property is located on the southeast corner of McCall Road (SR 776) and Gasparilla 

Road (CR 771), in the West County area and contains approximately 1,174.14 acres. The site is 

currently vacant. There are some outparcels within the subject site, one of them is the County-

owned wastewater treatment plant. To the north and northwest is Gulf Cove Methodist Church, 

which is designated as Low Density Residential (LDR) with a Residential Single-family 2 (RSF-2) 

zoning. Across McCall Road (SR 776), to the northwest, there are vacant lands designated for 

commercial uses and some improved commercial; this area is designated as Commercial (COM) 

with a Commercial General (CG) zoning. Across Gasparilla Road (CR 771) to the west, there are 

improved commercial such as Publix at Gulf Cove and vacant commercial or light industrial lands, 

which areas are designated as COM and Low Intensity Industrial (LII) with a CG and an Industrial 

General (IG) zoning. Further to the west, there are single-family homes and vacant platted 

residential lots; this area is designated as LDR with a Single-family-3.5 (RSF-3.5) zoning. To the 

east, there are vacant lands designated for residential uses which have LDR FLUM designation 

with a RSF-2 zoning, and the Gulf Cove Sewer Plant owned by the County; this area is designated 

as LDR and Public Lands and Facilities (PL) with a RSF-2 zoning. Further to the east, there are 

environmentally sensitive lands owned by the State; this area is designated as Preservation (PR) 

with an Environmentally Sensitive (ES) zoning. A mobile home subdivision, called Village of Holiday 

Lake, is located immediately south of the subject site; this area is designated as Low Density 

Residential (LDR) with a Manufactured Home Conventional (MHC) zoning.  

The following specific buffers are required in order to address any potential impacts on the 

existing residential community located immediately to the south of the subject property: 

For the commercial/industrial area abutting the existing single-family homes (Village of 

Holiday Lake community to the east and southeast), at a minimum, a 30-foot-wide natural 

buffer shall be required with supplemental planting if required to maintain standards 
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consistent with type D buffer requirements, and a 6-foot opaque fence or wall to be installed 

on the project side of the buffer. 

For the residential area abutting the existing single-family homes (Village of Holiday Lake 

community to the south and southwest), at a minimum, a 30-foot-wide natural buffer shall 

be required with supplemental planting if required to maintain standards consistent with 

type C buffer requirements, and a 6-foot opaque fence or wall to be installed on the project 

side of the buffer. 

Concurrency Issues 

• Water and Sewer: The proposed development will be served by Charlotte County Utilities. 

Reclaimed water is also available for the proposed development. Charlotte County Utilities has 

sufficient capacity to serve the proposed mixed-use development. 

• Traffic: After reviewing the “Traffic Impact Analysis” report, prepared by Kimley-Horn and 

Associates, Inc., dated July 24, 2024, for the proposed PD rezoning, the County Transportation 

Engineer agreed that the following proposed PD conditions have sufficiently addressed the 

potential traffic impacts, the future widening project for Gasparilla Road, and the safety concerns: 

1. There are two proposed primary vehicle entrances located on Gasparilla Road, one 

entrance proposed on McCall Road (SR 776), and two entrances on Cattle Dock Point Road 

subject to Charlotte County and the Florida Department of Transportation approval. Each 

of these entrance points shall be allowed a maximum of one monument sign with the 

name of the development.  Lighting shall be from an external source. There is one optional 

roundabout located on Cattle Dock Point Road.  

2. The developer shall be responsible, at his own cost, for the improvements to Cattle 

Dock Point Road up to the project limits as shown on the General PD Concept Plan 

(Attachment 1). The improvements shall include the roadway and the required right of 

way. 

3. The developer will be responsible, at his own cost, for Intersection control 

improvements at the developments access points on Gasparilla Road, Cattle Dock Point 

Road and SR 776.  

4. One or more proportionate fair share agreements may be required by the County 

and/or FDOT. 

5. As part of preliminary site plans and Final Detail Site Plan applications, a detailed 

access plan and revised cumulative TIS shall be submitted for approval.  At each submittal, 

a detailed study including intersection operational analysis, signal warrant analysis, and 

turn lane analysis shall be required.  

6. Each residential neighborhood shall have at least two vehicle entrances. 

7. 20 feet of property within the required 30-foot PD setback along Gasparilla Road may 

be used as part of future right-of-way for the widening project for this roadway and will 

be dedicated to the County at such time if needed for the roadways’ widening project. 

Entrances, paved driveways, landscaping and sod are allowed within the 20 feet set aside 
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for future road widening but structures or berms are prohibited in this area. This 

dedication/conveyance may be eligible for compensation or impact fee credits to be 

determined at the time dedication/conveyance. If property is acquired for road right-of-

way, the total number of permitted residential, commercial, and light industrial uses as 

well as associated accessary uses will be considered legal-conforming and a reduction in 

the total number of residential units and non-residential square footage will not be 

required. 

8. A traffic signal will be installed by the developer at its own expense at the proposed 

Access #1 on Gasparilla Road as shown on the General PD Concept Plan (Attachment 1: 

PD Concept Plan Harbor Village) prior to issuance of the 300th residential single-family 

CO. 

• School: The following PD condition is proposed to address 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.  

ii. If an agreement is required, the terms of both agreements shall be incorporated into 

the Planned Development Final Detail Site Plan approval and shall not constitute a 

major modification. 

The Proposed Development - Not a Development of Regional Impact (DRI) 

Item 10: DRI threshold, of Special Provisions under the CGMU FLUM designation states that: 

“If a project developing under the CGMU FLUM designation meets the threshold of a Development 

of Regional Impact (DRI), a plan amendment to Mixed Use DRI is not required.” 

The following table compares the applicable DRI thresholds per the Florida Administrative 

Code to the proposed development: 

DRI Thresholds West County 
Town Center 
(Approved) 

Harbor Village 
Proposal for 

1,174.14 acres 

Harbor 
Village PD 
for 840.30 

acres 

Meet DRI 
Threshold
s 

Rule 28-24.010 Residential 
Developments: 
Any proposed residential 
development that is planned to 
create or accommodate more than 
the following number of dwelling 
units: 
(d) In counties with a population 
between 100,001 and 250,000 – 

Up to 3,960 

units 

Up to 3,475 

units 

2,000 units Yes 
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1,000 dwelling units. 
The term “dwelling unit” shall 
mean a single room or unified 
combination of rooms, regardless 
of form of ownership, that is 
designed for residential use by a 
single family. This definition shall 
include, but not be limited to, 
condominium units, individual 
apartments and individual houses. 

Rule 28-24.026: Hotel or Motel 
Development: 

Rulemaking Authority 
380.0651(3)(g) FS. Law 
Implemented 380.06 FS. History–
New 12-31-85, Formerly 27F-2.026, 
Repealed 1-5-16.Charlott [sic] 

N/A N/A 200 hotel 
rooms 

Not 
applicable 

Rule 28-24.025: Retail, Service, 
and Wholesale Development: 
Subject to the provisions of Section 
380.06(2)(d), F.S., any proposed 
retail, service, or wholesale 
business establishment or group of 
establishments operated under one 
common property ownership, 
development plan, or management 
that: 
(1) Encompasses more than 
400,000 square feet of gross area; 
or 
(2) Occupies more than 40 acres of 
land; or 
(3) Provides parking spaces for 
more than 2,500 cars; shall be a 
development of regional impact. 

1.5 million 
square feet, 
or 0.0292 
FAR 

496,000 
square feet of 
commercial/of
fice uses 
without hotel 
rooms; 
451,000 
square feet of 
commercial/of
fice uses 
without ALFs; 
or 516,000 
square feet of 
commercial/of
fice uses 
without hotel 
rooms and 
ALFs. 
 

250,000 
square feet 
of 
commercial. 
150,000 
square feet 
of mini 
warehouse. 
200,000 
square feet 
of office. 
400,000 
square feet 
of light 
industrial. 
 

Yes 

28-24.029 Industrial Plants, 
Industrial Parks and Distribution, 
Warehousing or Wholesaling 
Facilities.  
Rulemaking Authority 
380.0651(3)(c) FS. Law 
Implemented 380.06 FS. History–
New 7-25-89, Repealed 1-5-16. 

N/A 400,000 
square feet of 
light industrial 

400,000 
square feet 
of light 
industrial 

Not 
applicable 
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The proposed development “is at or above 100 percent of” (sec. 380.06(2)(b), F.S.) the 

applicable DRI threshold, which is2,000 units (rule 28-24.010, Florida Administrative Code). 

Therefore, the proposed development is subject to sec. 380.06(12)(a), F.S., which provides:  A 

proposed development that exceeds the statewide guidelines and standards specified in s. 

380.0651 and is not otherwise exempt pursuant to s. 380.0651 must be approved by a local 

government pursuant to s. 163.3184(4) in lieu of proceeding in accordance with this section. 

However, if the proposed development is consistent with the comprehensive plan as provided in 

s. 163.3194(3)(b), the development is not required to undergo review pursuant to s. 163.3184(4) 

or this section. 

The proposed development for a PD rezoning is not subject to State review for at least two 

reasons: (1) it is located in “a detailed specific area plan prepared and adopted pursuant to s. 

163.3245, F.S.,” (see Sec.  380.0651, F.S.); and (2) staff’s professional opinion is that the 

development, as conditioned, is consistent with the Comprehensive Plan. 

Because the proposed maximum residential development is consistent with the 

Comprehensive Plan it may proceed with an appropriate PD rezoning. 

Based on the above analysis, the proposed changes are consistent with the intent of the 

Emerging Neighborhood as well as the proposed CGMU & PR FLUM designations as well as the 

proposed development guidelines set forth in the County’s Comprehensive Plan. 

General PD Concept Plan 

The General PD Concept Plan associated with this PD rezoning was submitted for Site Plan 

Review. The petition number is DRC-24-139. A recommendation letter (Attachment 6) was issued 

on December 20, 2024. 

Conclusion 

It is staff’s professional opinion that this proposed Large Scale Plan Amendment and the PD 

rezoning with recommended conditions contained in Exhibit “A” attached is generally consistent 

with the County’s Comprehensive Plan, Section 163.3177, F.S., and it should not create any 

detrimental impacts on the surrounding residential properties.  

Part 3 – Summary and Recommendation 

Staff Summary:   

Based upon the analysis and conclusions set forth herein, in staff's professional opinion, the 
application (Application No. PAL-24-04) is generally consistent with Charlotte County’s 
Comprehensive Plan, Section 163.3177 Florida Statutes (F.S.), and Charlotte County's Code of 
Laws and Ordinances and other applicable guidelines.    

Based upon the analysis and conclusions set forth herein, in staff's professional opinion, the 
application (Application No. PD-24-14) is generally consistent, as conditioned, with Charlotte 
County’s Comprehensive Plan, Charlotte County's Code of Laws and Ordinances and other 
applicable guidelines.    

Planning and Zoning Board recommendation on February 10, 2025:  
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Approve a motion to forward application PAL-24-04 to the Board of County Commissioners 
with a recommendation of Approval with a 3-0 vote of transmittal of application PAL-24-04 to the 
Florida Department of Commerce and other State review agencies for review and comment, based 
on the findings and analysis in the staff report dated February 1, 2025, Charlotte County’s 
Comprehensive Plan, and the evidence and testimony presented at the public hearing before the 
Planning and Zoning Board.   

Approve a motion to forward application PD-24-14 to the Board of County Commissioners with 
a recommendation of Approval with conditions “a” through “aa” with a 3-0 vote, based on the 
findings and analysis in the staff report dated February 1, 2025, Charlotte County’s Comprehensive 
Plan, and the evidence and testimony presented at the public hearing before the Planning and 
Zoning Board. 

Part 4:  Research and Findings 

1. 2050 Framework Map Designation: Maturing Neighborhood (FLUM Map #2 - 2050 
Framework)  

2. 2030 Service Area Delineation: In the Urban Service Area  

3. Existing Land Use on the Site: The subject property is currently vacant. (See attached Site 
Image and Boundary Survey.)   

4. Existing Future Land Use and Zoning Designations:  
(See attached Future Land Use Map and Zoning Map) 

FLUM: Development Standards: 

Compact 
Growth Mixed 

Use (CGMU) 

This land use designation is established to advocate compact, transit-oriented, 

walkable and bicycle-friendly, mixed-use development within the Urban Service 

Area. This type of development shall only be located within Revitalizing and Emerging 

Neighborhoods. 

General Range of Uses 

Single-family attached and detached residential dwelling units, multi-family 

residential dwelling units, commercial uses including professional office and 

institutional uses, industrial uses and public services and facilities.  

Maximum Density/Intensity 

Density: Maximum density is 65 dwelling units per acre, gross 

Intensity:  

• Commercial: 2.5 FAR of the commercial or mixed use acreage 

• Industrial: 1.0 FAR of the industrial acreage 

Preservation 
(PR) 

These lands will be maintained as aquatic preserves, wilderness areas, wildlife 
sanctuaries, and similar uses for the protection of open spaces, natural lands, 
natural waterbodies, wetlands, and watersheds.  
General Range of Uses  
Allowable development activities include public services and facilities and 
those necessary for management of the resource and limited public access, as 
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applicable, and sparse residential use. Uses permitted in preservation areas 
shall be primarily of a passive nature, related to the aesthetic, educational and 
scientific enjoyment of the natural resources. Development identified within 
an approved land management plan of a public land management agency that 
uphold the allowable development activities listed above are considered 
consistent with this designation.  
Maximum Density/Intensity  
Density:  
Residential densities may not exceed one dwelling unit per 40 acres 
(consistent with Special Provisions provided below) and must be developed 
so as to minimize any impacts to natural resources.  
Intensity:  
The maximum Floor Area Ratio (FAR) for all non-residential structures is 0.1 
and the maximum impervious surface coverage for all residential and non-
residential uses is ten percent. 

Zoning: Development Standards: 

Planned 
Development 

(PD) 

The purpose and intent of this district is to provide flexibility and to encourage 
concentrated, energy-efficient land development, and to provide opportunities to 
impose conditions to ensure that the proposed development is consistent and 
compatible with the surrounding neighborhood. 

Minimum lot and yard requirements. Internal lot and yard requirements shall be 
established through the PD rezoning process. Unless otherwise approved by the BCC 
or provided in section 3-9-45.1, no structure shall be located closer to the peripheral 
property line of the PD than twenty-five (25) feet or as required by section 3-9-88, 
"Waterfront property," as the same may be amended, whichever is greater. 

Maximum height of structures. The maximum height for structures shall be 
established through the PD rezoning process. 

Open space. Unless otherwise approved by the BCC or as provided in section 3-9-
45.1, a minimum of twenty (20) percent of the entire PD parcel or phase shall be 
retained as open space. 

Internal circulation. All streets shall be designed to provide safe, efficient and 
convenient access to land uses within the development and to roadways adjacent to 
the development. In addition to vehicular thoroughfares, functional pedestrian and 
bicycle-path systems are required in accordance with the county's land development 
regulations. 

Residential 

Single-family 2 

(RSF-2) 

The purpose and intent of these districts is to provide for single-family residential 
dwellings and other uses normally associated therewith. Among RSF-2, RSF-3.5 and 
RSF-5 districts, there are variations in requirements for lot area, width, and certain 
yards.   

• Minimum lot area is 20,000 square feet.   

• Minimum lot width is 100 feet.   

• Setbacks:   
o Front: 25 feet 
o Side (interior): 15 feet 
o Rear (interior): 20 feet 
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o Rear (interior): 10 feet for all accessory structures 
o Rear (street): 25 feet 
o Abutting greenbelt: 15 feet 
o Abutting greenbelt: 10 feet for all accessory structures 
o Abutting water: 20 feet 

• Maximum lot coverage of all buildings is 40 percent.   

• Maximum building height is 38 feet.   

• Maximum density (units per acre):  two unit per acre.   

Commercial 

General (CG) 

The purpose and intent of this district is to allow general commercial activity. 

• Minimum lot area is 12,000 square feet. 

• Minimum width is 100 feet. 

• Setbacks: 
o Front: 15 feet 

o Side (interior): 0 feet 

o Side (street): 10 feet 

o Rear (interior or street): 10 feet 

o Abutting water: 20 feet 

• Lot coverage of all buildings: 55% 

• Height: 60 feet 

Table 1 
 
5. Proposed Future Land Use and Zoning Designations:   

(See attached Future Land Use Map and Zoning Map)   

FLUM: Development Standards: 

Existing & 
Proposed 
Compact 
Growth 

Mixed Use 
(CGMU) 

This land use designation is established to advocate compact, transit-oriented, 

walkable and bicycle-friendly, mixed-use development within the Urban Service 

Area. This type of development shall only be located within Revitalizing and Emerging 

Neighborhoods. 

General Range of Uses 

Single-family attached and detached residential dwelling units, multi-family 

residential dwelling units, commercial uses including professional office and 

institutional uses, industrial uses and public services and facilities.  

Maximum Density/Intensity 

Density: Maximum density is 65 dwelling units per acre, gross 

Intensity:  

• Commercial: 2.5 FAR of the commercial or mixed use acreage 

• Industrial: 1.0 FAR of the industrial acreage 

Existing & 
Proposed 

Preservation 
(PR) 

These lands will be maintained as aquatic preserves, wilderness areas, wildlife 
sanctuaries, and similar uses for the protection of open spaces, natural lands, 
natural waterbodies, wetlands, and watersheds.  
General Range of Uses  
Allowable development activities include public services and facilities and 
those necessary for management of the resource and limited public access, as 
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applicable, and sparse residential use. Uses permitted in preservation areas 
shall be primarily of a passive nature, related to the aesthetic, educational and 
scientific enjoyment of the natural resources. Development identified within 
an approved land management plan of a public land management agency that 
uphold the allowable development activities listed above are considered 
consistent with this designation.  
Maximum Density/Intensity  
Density:  
Residential densities may not exceed one dwelling unit per 40 acres 
(consistent with Special Provisions provided below) and must be developed so 
as to minimize any impacts to natural resources.  
Intensity:  
The maximum Floor Area Ratio (FAR) for all non-residential structures is 0.1 and the maximum 

impervious surface coverage for all residential and non-residential uses is ten percent. 

Zoning: Development Standards: 

Planned 
Development 

(PD) 

The purpose and intent of this district is to provide flexibility and to encourage 
concentrated, energy-efficient land development, and to provide opportunities to 
impose conditions to ensure that the proposed development is consistent and 
compatible with the surrounding neighborhood. 

Minimum lot and yard requirements. Internal lot and yard requirements shall be 
established through the PD rezoning process. Unless otherwise approved by the BCC 
or provided in section 3-9-45.1, no structure shall be located closer to the peripheral 
property line of the PD than twenty-five (25) feet or as required by section 3-9-88, 
"Waterfront property," as the same may be amended, whichever is greater. 

Maximum height of structures. The maximum height for structures shall be 
established through the PD rezoning process. 

Open space. Unless otherwise approved by the BCC or as provided in section 3-9-
45.1, a minimum of twenty (20) percent of the entire PD parcel or phase shall be 
retained as open space. 

Internal circulation. All streets shall be designed to provide safe, efficient and 
convenient access to land uses within the development and to roadways adjacent to 
the development. In addition to vehicular thoroughfares, functional pedestrian and 
bicycle-path systems are required in accordance with the county's land development 
regulations. 

Table 2 
 
6. Surrounding Land Uses and their Future Land Use and Zoning Designations:   

Direction: Existing Land Use: FLUM Designation: 
Zoning District 
Designation: 

North 

Forest, parks, 

recreational areas  

Golf Cove United 

Methodist Church 

Preservation (PR) 
Low Density Residential (LDR)  

Environmentally Sensitive 
(ES) 
Residential Single-family 2 
(RSF-2) 
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East 

Gulf Cove Sewer Plant 

owned by Charlotte 

County 

Vacant lands owned by 

TIITF/State Lands 

 

Public Lands and Facilities (PL) 

Preservation (PR) 

 

Residential Single-family 2 

(RSF-2) 

Environmentally Sensitive 
(ES)  

South 
Village of Holiday Lake 

for mobile homes 
Low Density Residential (LDR) 

Manufactured Home 

Conventional (MHC) 

West 

McCall Road (SR 776) 

Gasparilla Road (CR 

771) 

Vacant lands designated 

for commercial uses 

Improved commercial, 

such as Super Day 

Express and Public at 

Gulf Cove 

Vacant lands designated 

for light industrial uses 

Improved light 
industrial uses, such as 
Gasparilla Plumbing and 
Advanced Cabinetry 
Systems 

Commercial (COM) 

Low Intensity Industrial (LII) 

Commercial General (CG) 

Industrial General (IG) 

Table 3  
 
7. Buildout Calculations (square footage or density):  

The proposed Large Scale Plan Amendment would allow for a mixture of residential up to 
3,475 units (a reduction of 485 units), commercial and light industrial uses  up to 1,400,000 
square feet (a reduction of 109,807 square feet); increasing the base density from 1,631 units 
or 1,790 units with an approved PD ordinance restricting development on Area A as identified 
on Figure 1-C under Section 1 of FLU Appendix VII: Compact Growth Mixed Use Master 
Development Plan to low impact recreational uses/passive recreational uses. 

The proposed PD rezoning would allow for: 
• Residential development up to 2,000 units. 
• Commercial and light industrial use up to: 

o 250,000 square feet of commercial. 
o 150,000 square feet of mini warehouse. 
o 200,000 square feet of office. 
o 400,000 square feet of light industrial. 
o 200 hotel rooms. 
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The proposed development will occur on the portion of the property located within a 
designated Emerging Neighborhood. The subject property is qualified as a receiving zone based 
on the following: 

➢ The site for residential development meets FLU Policy 1.2.10, TDU Receiving Zones, which 
states that Receiving Zones inside the Urban Service Area include lands within the 
following designations of FLUM Series Map #2: 2050 Framework: 1. Emerging 
Neighborhoods. 

➢ FLU Policy 1.2.11. Prohibited Receiving Zones does not apply to the subject property 
because the subject property does not meet any criteria listed in FLU Policy 1.2.11. The 
policy states: 
Density shall not be transferred into: 
1.   Lands within Managed Neighborhoods (FLUM Series Map #2). 
2.   Lands within the Resource Conservation and Preservation FLUM categories. 
3. Land containing historical or archeological resources, or land deemed to contain 

environmentally sensitive resources; except that when a portion of a property contains 
these resources, that area deemed not to contain resources may receive density if it 
meets one of the criteria of a receiving zone, a conservation easement will be required 
over the resource along with an undeveloped buffer of at least 100 feet or may have 
the required 100-foot buffer reduced only if approved through an environmental 
resource permit or applicable State or Federal permit. Any development shall comply 
with Federal and State regulations as well as policies set forth in this Plan to protect 
environmentally sensitive resources. An historical or archaeological resource that is to 
be integrated into a development will not need to be buffered. 

4.  Lands within the Prime Aquifer Recharge Area (FLUM Series Map #6). 
5.  Lands within the one-half mile setback of the Watershed Overlay District and Tippen 

Bay and Long Island Marsh (FLUM Series Map #4). 
6.  Land within a Public Water System Wellhead Protection Area (FLUM Series Map #7) 

unless public potable water and sanitary sewer services are available. 
7.  Land on a barrier island, except that density may be transferred within Manasota Key 

or Sandpiper Key. 

8. Is subject property in a Community, Special Planning Area or Overlay District? ...............No 
The subject property is located outside of any Community, Special Planning Area or 

Overlay District. (FLUM Maps #8, #9, #10 or #11) 

9. Is subject property located adjacent to existing or proposed Federal, State, or  
County wildlife management areas, parks, preserves or reserves? ...................................No 

A portion of the subject property is located adjacent to any existing or proposed Federal, 
State, or County wildlife management areas, parks, preserves or reserves.  (SPAM Maps, #35, 
#74 and #75)  

10. Is the proposed land use designation consistent with the provisions of the:  

a. Charlotte Harbor Aquatic Preserves Management Plan?  (SPAM Map #36)  
The subject property is located outside the boundary of the Charlotte Harbor Aquatic 

Preserves.   

b. Lemon Bay Aquatic Preserve Management Plan?  (SPAM Map #36)  
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The subject property is located outside the boundary of the Lemon Bay Aquatic 
Preserve.   

11. Does subject property contain archaeological or historic resources? (SPAM Map #3, #27 & 
#53)  

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

When interpreting the results of this search, please consider the following information:  

• This search area may contain unrecorded archaeological sites, historical structures or other 
resources even if previously surveyed for cultural resources.  

• Federal, state and local laws require formal environmental review for most projects. This 
search DOES NOT constitute such a review. If your project falls under these laws, you should 
contact the Compliance and Review Section of the Division of Historical Resources at 
CompliancePermits@dos.myFlorida.com.” 

12. Are there wetlands on the property?  .........Yes, according to the submitted "Listed Species 
Survey Report” prepared by Turrell, Hall & Associates, Inc. Marine & Environmental 
Consulting, dated May 2024, the subject property contains approximately 258.46 acres of 
wetlands. 

a. Number of acres of Category I:  ...............The acreage will be determined during the Final 
Detail Site Plan Review process. 

b. Number of acres of Category II: …………… The acreage will be determined during the Final 
Detail Site Plan Review process. 

13. Natural Resources:   

a. Significant natural resources or critical habitat for endangered species:   
The submitted “Listed Species Survey Report” prepared by prepared by Turrell, Hall & 

Associates, Inc. Marine & Environmental Consulting, dated May 2024, states that “No 
eastern indigo snakes were observed during site surveys. Nonetheless, the federally 
threatened species could be utilizing the project area. Special construction guidelines to 
protect the eastern indigo snake will be followed by construction personnel during all 
phases of construction work performed on-site. Similarly, no Florida pine snakes were 
observed, however, they could potentially utilize gopher tortoise burrows observed on-site. 
Contractors will be educated on the Florida pine snake and will be required to comply with 
the Species Action Plan for the Florida Pine Snake. 

Portions of the proposed project overlap potentially occupied and abandoned gopher 
tortoise burrows. Permits will be required to excavate and relocate all gopher tortoises 
before construction commences.  

An active multi-species breeding wading bird colony was observed within the project 
boundary. Little blue herons, tricolored herons, snowy egrets and yellow-crowned night-
herons were all observed breeding in the site. Roseate spoonbills were observed in the area 
and could have active nests as well. Any change to water levels, water quality, impact to 
nesting substrate or disturbing activities within 330 feet of the breeding site would result 
in take of the listed wading birds and/or their eggs and nests. The breeding site and 
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associated buffer area will be included in the project’s preserve areas. Following permitting 
guidelines, no effect on listed wading birds or their nesting activities is expected in 
association with the project.  

The project area is located within the Florida bonneted bat consultation area. A past 
survey of a previously permitted portion of the project area concluded that that the 
commuting and limited foraging activities of Florida bonneted bats would be unaffected by 
the development of the proposed project. Consultation and monitoring efforts for Florida 
bonneted bats in the unpermitted portion of the project area will be required prior to any 
development.  

Eight cavity trees were recorded on-site that could potentially provide roosting habitat 
for multiple listed species. Any trees that need to be removed will be inspected by means 
of a small camera and a monitor system prior to any potential construction or exotic 
removal activity to ensure that they are unoccupied prior to being cut down. 

The project is classified as a preferred area for the expansion of docking facilities in 
Charlotte County by the Charlotte County Manatee Protection Plan, allowing for 5 slips per 
100 linear feet of shoreline owned by the applicant. All in-water work will follow standard 
manatee protection construction conditions.  

The project is near several wood stork breeding colonies and may impact foraging 
habitat of wood storks. Mitigation for wood stork foraging habitat will be required to 
develop the site.  

Based on THA’s observations, if the development of this site provides for appropriate 
design and management guidelines, it will not adversely affect any endangered, 
threatened, or otherwise protected species. These management guidelines shall be 
coordinated with the appropriate local, state, and federal agencies to better ensure their 
protection.” 

b. Possible impacts to groundwater, surface water, wetlands or other significant natural 
resources:  No 

c. Is subject property in the Watershed Overlay District? (FLUM Map #4) .......................No 

d. Is subject property in the Surface Water Protection Overlay District? (FLUM Map #5)
..........................................................................................................................................No 

e. Is subject property in the Prime Aquifer Recharge Area? (FLUM Map #6) ....................No 

f. Is subject property in a Wellhead Protection Area? (FLUM Map #7).............................No 
 
14. Coastal Planning:  

a. Is the subject site within the Coastal Planning Area? (FLUM Map #13) ......................Yes 
The subject property is located Zone 2 of the Coastal Planning Area.   

b. Could the proposed changes impact beach accessibility? ...........................................No 

c. Could the proposed change affect other waterfront access?  .....................................No 
d. Flood Zone:  The subject site is in both Flood Zone “8AE” and “9AE” (per FEMA Codes).  

e. Storm Surge Evacuation Zone:  The site is located within both Evacuation Zones “B” and 
“C”. 

f. Is the subject site within the Coastal High Hazard Area? (FLUM Map #14)  ................Yes 
The majority of the subject property is located within the Coastal High Hazard Area. 

g. Could the proposed changes impact evacuation times?  .............................................No 
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15. Charlotte County Facilities and Services:  

a. Nearest Park:  .........................Ann & Chuck Dever Regional Park (SPAM Map #74)  
Address: ............................6961 San Casa Drive, Englewood 
Distance: ..........................approximately 7.1 miles to the southwest of subject property 

b. Nearest Police Station: ...........District 4 Charlotte County Sheriff’s Office (SPAM Map #25)  
Address: ............................11051 Willmington Boulevard, Englewood 
Distance: ..........................approximately 4.5 miles to the northwest of subject property 

c. Nearest Fire/EMS Station: .....Charlotte County Fire Station No. 6 (SPAM Map #22)  
Address: ............................13600 Marathon Boulevard, Gulf Cove 
Response Time: ................approximate response time is 4-6 minutes (SPAM Map #39) 

d. Nearest Library: ......................Englewood Charlotte Library (SPAM Map #73)  
Address: ...........................3450 North Access Road, Englewood  
Distance: ..........................approximately 4.9 miles to the west of the subject site 

e. Nearest Hospital: ...................ShorePoint Health Port Charlotte (SPAM Map #24)  
Address: ............................2500 Harbor Boulevard, Port Charlotte  
Distance: ..........................approximately 13.1 miles to the northeast of subject 
property 

f. Nearest Emergency Shelter: ...... Myakka River Elementary School (SPAM Map #38)  
Address: ............................... 12650 Willmington Boulevard, Port Charlotte  
Distance: .............................. approximately 2.1 miles to the northwest of the subject site 

g. Public School Attendance Boundary:   

1. Elementary School: .............. Myakka River Elementary School (SFAM Map #1)  
Address:......................... 12650 Willmington Boulevard, Port Charlotte 
Distance: ....................... approximately 2.1 miles to the northwest of the subject site 

2. Middle School: ..................... L.A. Ainger Middle School (SFAM Map #2)  
Address:......................... 245 Cougar Way, Rotonda West 
Distance: ....................... approximately 5.9 miles to the southwest of subject property  

3. High School: ......................... Lemon Bay High School (SFAM Map #3)  
Address:......................... 2201 Placida Rd, Englewood 
Distance: ....................... approximately 8.5 miles to the southwest of the subject site 

16. Concurrency:   

a. Roads Level of Service: ......................................................................After reviewing the 
“Traffic Impact Analysis” report, prepared by Kimley-Horn and Associates, Inc., dated July 
24, 2024, for the proposed PD rezoning, the County Transportation Engineer agreed that 
the proposed transportation PD conditions have sufficiently addressed the potential traffic 
impacts, the future widening project for Gasparilla Road, and the safety concerns. 

b. Potable Water Level of Service:   
1. Provider’s Name: Charlotte County Utilities (SPAM Map #83) 

2. Analysis: The subject property is located within the Charlotte County Utilities service area. The 

Charlotte County Utilities has sufficient capacity to serve the proposed development. 

c. Sanitary Sewage Level of Service:   
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1. Provider’s Name: Charlotte County Utilities (SPAM Map #84) 

2. Analysis: The subject property is located within the Charlotte County Utilities service area. The 
Charlotte County Utilities has sufficient capacity to serve the proposed development.      

d. Park and Recreation Level of Service:   

1. Level of Service: ................Adopted Level of Service is 16 Park, Recreation & Open 
Space points (16 PROS points) per 1,000 population.   

2. Analysis: ...........................A 2009 analysis shows that the County currently has 17.2 
PROS points per 1,000 population.   

e. Schools: ..................................School concurrency will be determined at Final Detail Site 
Plan review process.   

f. Solid Waste:   

1. Refuse Collector: ..............Waste Management Inc. of Florida or another provider  

2. Solid Waste Provider: .......Public Works Dept. - Municipal Solid Waste Management   

3. Level of Service:  Zemel Road landfill currently has capacity to dispose of 4.6 million 
cubic yards of waste.  The landfill has a projected remaining lifespan to the year 2027.  
An estimated 170 acres for future disposal cells will provide disposal capacity beyond 
the year 2050.   

• Solid Waste (Landfill) 5.0 pounds per day per equivalent fulltime resident  

• Solid Waste (Recycle) 2.2 pounds per day per equivalent fulltime resident  

g. Drainage:  Level of Service:   

New arterials:  flood free in the 100-year rainfall event.   

New and improved collectors:  not less than one lane of traffic in each direction above the 
design high water elevation from a 25-year, 24-hour rainfall.   

New local residential streets:  designed and constructed with the pavement centerline at 
or above the design high water elevation resulting from a 5-year, 24-hour rainfall.   

Storm-water management facilities:  in all new subdivisions manage a 25-year, 24-hour 
rainfall.   

New parking facilities:  maximum temporary detention depth of nine inches (9”) resulting 
from a 5-year, 24-hour rainfall.   

New development on existing platted lots (except single-family, duplex, and triplex 
dwellings):  
on-site storm-water management for a 25-year, 24-hour rainfall.   

Analysis: The SW Florida Water Management District and the Community Development 
Department review storm-water management plans on a project specific basis.   

17. Capital Improvements Program:   
Are any updates to the CIP required because of this petition? ...................................No 
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18. Intergovernmental Coordination:   

Does this amendment require comments from, or coordination with adjacent 
governments or other governmental agencies? ................................................................Yes 

The large scale plan amendment application will require comments from the State review 
agencies and the City of Punta Gorda for review and comment. 

19. Has a public hearing been held on this property within the last year? ...........................No  
 
20. 2050 Comprehensive Plan:  Goals, Objectives, and Policies that may be relevant to the 

proposed amendment:   
Various goals, objectives, and policies set forth in the County’s Comprehensive Plan as 
analyzed above. 

Part 5 – Approval Criteria 

21. Standards for Rezoning Approval:  For the rezoning of land, the final action of the Board shall 
be made after giving due consideration to the following criteria:   

a. Would the proposed change be consistent with the Comprehensive Plan?   

Finding:  The proposed developable area is designated as Compact Growth Mixed Use 
(CGMU). The proposed PD rezoning will be consistent the County’s Comprehensive Plan 
only inf the Board approves the associated Large Scale Plan Amendment (Text 
Amendment) (TCP-24-03) to amend Future Land Use (FLU) Appendix VII: Compact Growth 
Mixed Use Master Development Plan for the project and the Large Scale Plan Amendment 
to amend 1) Charlotte County FLUM Series Map #1: 2030 Future Land Use from Compact 
Growth Mixed Use (CGMU)(1,081.75± acres) and Preservation (PR) (92.39± acres) to 
CGMU (1,010.69± acres) and PR (163.45± acres); 2) Charlotte County FLUM Series Map #2: 
2050 Framework, from Agricultural/Rural to Emerging Neighborhood for 28.01± acres of 
properties and for 99.13± acres of properties from Emerging Neighborhood to 
Agricultural/Rural; and 3) Charlotte County FLUM Series Map #3: 2030 Service Area 
Delineation, to extend the Urban Service Area boundary to include 28.01± acres of 
properties and to concurrently remove the 99.13± acres of properties from the Urban 
Service Area. 

b. The existing land use pattern in adjacent areas:   

Finding:  The subject property is located on the southeast corner of McCall Road (SR 776) 
and Gasparilla Road (CR 771), in the West County area and contains approximately 
1,174.14 acres. The site is currently vacant. There are some outparcels within the subject 
site, one of them is the County-owned wastewater treatment plant. To the north and 
northwest, there is a church, called Gulf Cove Methodist Church. Across McCall Road (SR 
776), to the northwest, there are vacant lands and some improved commercial. Across 
Gasparilla Road (CR 771) to the west, there are improved commercial such as Publix at Gulf 
Cove and vacant commercial or light industrial lands. Further to the west, there are single-
family homes and vacant platted residential lots. To the east, there are vacant lands 
designated for residential uses and the Gulf Cove Sewer Plant owned by the County. 
Further to the east, there are environmentally sensitive lands owned by the State. A mobile 
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home subdivision, called Village of Holiday Lake, is located immediately south of the 
subject site. 

c. The capacity of public facilities and services, including but not limited to schools, roads, 
recreational facilities, wastewater treatment, water supply, and storm-water drainage 
facilities:   

Finding: The proposed PD rezoning will increase the maximum residential density on 
subject property from 1,114 units to 2,000 units, so student populations are expected to 
increase.  It is premature at the plan amendment and rezoning stage to address the school 
concurrency issue. The following PD condition is proposed to address the school 
concurrency issue: 

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 developer/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. 

After reviewing the “Traffic Impact Analysis” report, prepared by Kimley-Horn and 
Associates, Inc., dated July 24, 2024, for the proposed PD rezoning, the County 
Transportation Engineer agreed that the proposed transportation PD conditions have 
sufficiently addressed the potential traffic impacts, the future widening project for 
Gasparilla Road, and the safety concerns. 

The proposed development will be served by Charlotte County Utilities. Reclaimed water 
is also available for the proposed development. The Charlotte County Utilities has 
sufficient capacity to serve the proposed mixed-use development. 

d. Would the proposed change adversely influence living conditions or property values in 
adjacent areas?   

Finding:  The proposed development will include residential, commercial and light 

industrial uses, the proposed commercial and light industrial uses will be generally located 

along McCall Road (SR 776) and Gasparilla Road (CR 771), which are major thoroughfares 

in the County.  The proposed development contains a 25-foot setback requirement along 

the subject property boundary and on-site wetlands will be preserved in perpetuity via the 

proposed Habitat Management Plan. The enhanced landscape buffer is required between 

the proposed development and the existing residential neighborhood. Therefore, it is 

staff’s professional opinion that the proposed development should not adversely influence 

living conditions or property values in adjacent area. 
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e. Would the proposed change affect public safety?   

Finding:  The proposed transportation PD conditions will ensure that the traffic 
concurrency and safety will be met and addressed. Therefore, public safety should not be 
affected by this proposed zoning change PD.  
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HARBOR VILLAGE 
Property Ownership Table 

Comprehensive Plan Amendment  

 
 

Ownership Entity Person/Entity Authorizing Authorized Agent 
Dennis J. Fullenkamp RVi/Atwell/Rob Berntsson Dennis J. Fullenkamp 

Charlotte Sarasota Holdings, 
LLC 

Charlotte 246 Holdings, LLC Dennis J. Fullenkamp 

Charlotte 246 Holdings, LLC 
(Sharma) 

Maronda Homes, LLC Ron Greenland/Neekaytan 
Sharma 

MAR McCall 37, LLC RVi/Atwell/Rob Berntsson Dennis J. Fullenkamp 
Fullenkamp Dennis J Trustee Maronda Homes, LLC Dennis J. Fullenkamp 

2008 FL Recovery Limited 
Partnership 

Maronda Homes, LLC Russell (Rusty) Richardson 
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HARBOR VILLAGE 
Property Ownership Table  

Zoning 

 

Ownership Entity Person/Entity Authorizing Authorized Agent 
Dennis J. Fullenkamp Maronda Homes, LLC Dennis J. Fullenkamp 

Charlotte Sarasota Holdings, 
LLC 

Charlotte 246 Holdings, 
LLC 

Dennis J. Fullenkamp 

Charlotte 246 Holdings, LLC 
(Sharma) 

Maronda Homes, LLC Ron Greenland/Neekaytan 
Sharma 

McCall 37, LLC Maronda Homes, LLC Dennis J. Fullenkamp 
DJF Charlotte NO 1, LLC Maronda Homes, LLC Dennis J. Fullenkamp 

Cape Latcha, LLC Maronda Homes, LLC Dennis J. Fullenkamp 
Fullenkamp Dennis J Trustee Maronda Homes, LLC Dennis J. Fullenkamp 

2008 FL Recovery Limited 
Partnership 

Maronda Homes, LLC Russell (Rusty) Richardson 
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Ordinance Number 2020-049 
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PP-20-10-15 
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FP-20-10-15 
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PP-21-11-22 

  



 

Charlotte County Community Development 941.764.4954 
Zoning Division 941.743 1298 fax 
18400 Murdock Circle, Port Charlotte, FL 33948 CharlotteCountyFL.gov 

March 23, 2022,  

 
2008 FL Recovery Limited Partnership by: GBR Properties Inc. 
6060 American Plaza, Suite 330 
Tulsa, OK. 74135 
 
                                
 
Dear Applicant: 
 
This letter is to confirm the decision of the Charlotte County Board of County Commissioners at their 
meeting held March 22, 2022, at 2:00 P.M., regarding the following petition: 
 

PP-21-11-22                      Quasi-judicial                              Commission District IV 

2008 FL Recovery Limited Partnership has requested Preliminary Plat replat approval for a 
subdivision to be named, Harbor Village Phase 1. It previously received Final Plat approval as 
Harbor Village on September 14, 2021 from the Board of County Commissioners. The site is 
315.56 ± acres, consisting of 283 lots. It is located North of Delamere Boulevard, Southeast of 
McCall Road (SR 776), East of Gasparilla Road (CR 771), and West of Butterford Waterway, in 
the West County area, located in Commission District IV. 

Please address the following comments with you Final Plat submission. 

1. SCADL: Prior to Final Plat approval, the applicant shall obtain a School Concurrency 
Availability Determination Letter (SCADL) from the Charlotte County School District 
indicating that sufficient capacity exists, or has been accounted for, through a binding and 
enforceable agreement, at elementary, middle, and high school levels. 

 
2. E-911: and Addressing-Missing Street names. 
 
3. Zoning: Revise County Surveyors signature block for Mr. James Davis. 

 
4. CCU – Asked for clarification verifying if roads are private, they will need easements for 

the gravity sewer. Banks Engineering provided the following response -The ROW is 
private. Separate easements or easements dedicated to CCU will be provided at final 
turnover/final plat. Also, sheet 18 P.U.E should be 10 feet not 11 feet in width. 

 

 



 

Charlotte County Community Development 941.764.4954 
Zoning Division 941.743 1298 fax 
18400 Murdock Circle, Port Charlotte, FL 33948 CharlotteCountyFL.gov 

If you require specific information regarding this matter, please contact me. 
 
Sincerely, 
 
Rick Dalton 

 
Rick Dalton, Project Coordinator 
Community Development Department 
Zoning Division 
18400 Murdock Circle 
Port Charlotte, FL 33948 
Voice: 941-764-4954 
 
CC: Todd Rebol Banks Engineering 
 
Faith Dangerfield, Property Appraiser’s Office 
Matthew Parkman, Property Appraiser’s Office  
Samantha DiPiazza, SPD-Addressing  
David Vance, SPD  
Kathleen Duffy - Goodwin, GIS 
Patty Stefan, Real Estate Services  
Jeannine Fullerton, Real Estate Services 
Kelly Danielson, CCU  
Judy Hunter, CCU  
Denise Elliot, CCU 
Ravi Kamarajugadda, Transportation  
Debra Masse, Property Appraiser’s Office 
Dawn Anspach, CAO 
Karen Benak, CAO  
Kathleen Goodwin, MSBU  
Christine Broughman, MSBU 
Jerry Olivio, CCPS 
Tracey Roberts, CCPS 
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Attachment 6 
DRC Recommendation Letter 

  



December 20, 2024 

Atwell LLC 
Attn:  Heather Polito 
4161 Tamiami Trail, Bldg. 5 Unit 501 
Port Charlotte, FL. 33952 

Re: DRC-24-139   Harbor Village – General PD Concept Plan 
August 15, 2024, Site Plan Review agenda 

County staff has reviewed the General PD Concept plan for Harbor Village.  The project 
consists of a PD with a mix of residential, commercial, industrial and marina-based uses.  
This project site is 840.30± acres and is located at 1600 McCall RD, Port Charlotte, FL. 

It is the decision of the Zoning Official to forward DRC-24-139 to the Board of County 
Commissioners with a recommendation of approval. The following comments must be 
met prior to submit Final Detail Site Plan: 

1. Roadways shall be at least 20’ wide of clear space for fire department access.

2. Gates shall be installed with an EVAC System for emergency operation use.

3. Fire hydrant required within 800’ between each fire hydrant.

4. Gates/access arms shall be installed with an EVAC System for emergency
operation use.

5. Plans will need to show our facilities at all 4 locations driveways are purposed.
Contact Jody Mansell Lighting District Superintendent for any information. Send
plans to jody.mansell@charlottecountyfl.gov when completed for approval.

6. Charlotte County and owns and maintains roadway lighting and Fiber Optic
facilities within the rights-of-way areas of this permit application. These facilities
are in very close proximity to this project and are not reflected on the plan
sheets. Any alteration, relocation, or repair, whether identified prior to
construction or unforeseen made necessary by this permit, will be made by
Charlotte County, forces contracted by Charlotte County or forces contracted
by the permit holder that install traffic signal and/or roadway lighting facilities to
all applicable standards at the applicant’s expense. All work and materials shall
conform to Charlotte County Supplemental Specifications for Traffic Signal
Installations and Charlotte County Supplemental Specifications for Roadway
Lighting Systems.

Charlotte County Community Development 
Zoning Division       941.743.1964 
18400 Murdock Circle Port Charlotte FL 33948  CharlotteCountyFL.gov 



Decision Letter 
DRC-24-139 Harbor Village 
General PD Concept Plan 
Page 2 of 4 

 

 
7. In the event a cable is cut or damaged, splice(s) will not be permitted. The 

cable(s) shall be completely replaced from point to point. Point to point is 
defined as the closest original termination or splice point within the run. The 
permit holder must make every effort to avoid damage to these facilities. 

 
8. In the event conduit damage occurs, the use of split duct pipe will not be 

accepted. The applicant shall be responsible for all costs associated to remove 
the cable(s) from the conduit, the necessary repairs made to the conduit and 
the re-installation of the cable(s), including any terminations. 
 

9. In the event alterations, relocations, or repairs become necessary, the applicant 
shall cease work within the right-of-way and apply for a Right of Way Internet 
Utilities permit. Specific stipulations or conditions will be imposed at the time of 
permit application. All work towards the damaged or relocated facility will be 
performed or supervised by Charlotte County’s Lighting District staff. 
 

10. The permit holder should be made aware that Charlotte County owns and 
maintains buried junction boxes roadway lighting and fiber optic facilities within 
the rights-of-way areas of this project. These facilities will be clearly identified 
when the contractor calls for utility locates. Extreme care should be used not to 
damage these boxes. Any alteration, relocation, or repair to these facilities, 
whether identified prior to construction or unforeseen made necessary by this 
permit, will be made by Charlotte County or forces contracted by Charlotte 
County to all applicable standards at the applicants’ expense. 
 

11. Prior to any excavations, the excavator must contact the Sunshine State One 
Call System and adhere to all conditions of Florida Statutes Chapter 556. The 
applicant shall notify the Charlotte County Lighting District (941.575.3648 or 
941.628.9300) a minimum of 48 hours prior to the start of any work. 
 

12. By acceptance of these permit conditions, the applicant acknowledges the fact 
that there is buried facilities maintained by Charlotte County in the immediate 
area of this permit application. After requesting utility locates if there are any 
questions concerning the path(s) of the buried facilities, the contractor shall 
contact Charlotte County Lighting District to assist in locating the facilities. The 
contractor can use the telephone numbers shown above to contact the 
Charlotte County Lighting District. 
 

13. Please be advised that the subject project will require Stormwater Plan Approval 
per Charlotte County Stormwater Management Ordinance No. 89-37 / County 
Code 3-5-111 to 3-5-123. The following link provides the Stormwater Plan 
Approval submittal procedures & requirements, and a downloadable 
Stormwater Plan Approval Application: 
 
https://www.charlottecountyfl.gov/departments/community-
development/building-construction/permits/stormwater-plan-approval.stml  
 

14. No public easements were shown on the site plan, or survey provided. No 
landscape plans were provided. Tract W has easements as per the plat. Any 
encroachment into public easements will require an occupation or release of 
easement. Permanent structures and retention area require a release, moveable 
items require an occupation of easement. 
 

15. The proposed General PD Concept Plan is subject to change during the PD 
rezoning process. 
 

16. Internal street names will need to be assigned to all proposed streets. 
 

https://www.charlottecountyfl.gov/departments/community-development/building-construction/permits/stormwater-plan-approval.stml
https://www.charlottecountyfl.gov/departments/community-development/building-construction/permits/stormwater-plan-approval.stml
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17. Level of detail not enough to perform a review. Please be aware of flood zone 
and FBC-Accessibility requirements. Subject to further review in future submittals. 
 

18. CCU approves the PD Concept Plan only. Full CCU plan submission and 
approval will be required prior to utility construction. 
 

19. All utilities construction must be performed in accordance with the Utilities 
Department approved and signed plans and in accordance with any conditions 
specified in the Utility Department plans approval letter. 
 

20. Utility Agreement must be executed, and all applicable utility connection fees 
must be paid prior to construction of utilities. 
 

21. Use CCU Application for Plans Review and Utility Agreement and Minimum 
Technical & Drawing Standards found at Engineering Services | Charlotte 
County, FL (charlottecountyfl.gov). 
 

22. The wetlands onsite may provide potential nesting habitat for state listed wading 
birds including the little blue heron, reddish egret, roseate spoonbill, and 
tricolored heron; and possibly the Florida sandhill crane. A preconstruction survey 
shall be conducted prior to land clearing activities and in the breeding season to 
document the presence or absence of nesting. 
 

23. Please be aware that a Charlotte County Manatee Protection Plan may be 
required for the proposed marina area. 
 

24. Destroyed nest CO051 should be re-inspected before any construction takes 
place. Current surveys will need to be done to ensure the eagles have not 
renested elsewhere. 
 

25. Staff recommends the applicant conduct an acoustic survey for the FBB and 
coordinate with the FWS if needed. 
 
 

26. Eight cavity trees were recorded on-site that could potentially serve as roosting 
habitat for kestrels. These cavities will need to be inspected prior to any potential 
construction or exotic removal activity to ensure that they are unoccupied prior 
to being cut down. 
 
 

27. Eight cavity trees were recorded on-site that could potentially serve as roosting 
habitat for kestrels. These cavities will need to be inspected prior to any potential 
construction or exotic removal activity to ensure that they are unoccupied prior 
to being cut down. 

 
28. Per ENV Policy 3.1.3: Wetland Categories, please provide staff with a report 

categorizing each wetland onsite as either category 1 or 2. A Habitat 
management Plan shall be implemented to make sure that the onsite wetlands 
shall be restored and preserved in perpetuity. At a minimum, a 25-foot buffer is 
required along all wetlands. 
 

29. Prior to or at the time of building permit application, provide a completed Tree 
Permit Application as appropriate for this site, along with a tree inventory of 
location, types, sizes of trees overlaid on a site plan of the building, parking, and 
other site amenities. Identify the trees proposed to be removed and preserved. 
All trees to be preserved or removed must be in accordance with Section 3-9-
100: Buffers, Landscaping, and Tree Requirements, of the County Code. Tree 
permits must be obtained prior to any land clearing/ fill activity or the issuance. 
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30. The Final Site Plan should comply with the requirements as established in 3-9-45 
Open Space and Article XVI Open Space/ Habitat Reservation. 
 

31. Landscaping, buffers, and tree requirements must be consistent with the 
conditions established in the PD rezoning and meet all applicable regulations of 
Section 3-9-100: Buffers, Landscaping, and Tree Requirements. 
 

32. A full landscape plan will be required for review at the time of Final PD Detail. 
 

 
33. Additional review will be required as part of PD Final Detail. 

 
 
 
 

 
 
 
Sincerely, 
 
 
 
Shaun Cullinan 
Planning and Zoning Official 
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PD Conditions for PD-24-14 

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 of the subject property shall occur as generally illustrated on the General PD 

Concept Plan (Attachment 1: PD Concept Plan Harbor Village) submitted by the applicant, 

prepared by ATWELL, LLC, dated July 17, 2024, revised June 30, 2025, except such 

modifications as may be required to meet the conditions of the PD zoning district.  The open 

space area shall be no less than 250.8± acres. The General PD Concept Plan includes 101.2± 

acres of wetland/wetland buffer area and 57.3± acres of common open space area which shall 

not include any stormwater areas. In addition, the General PD Concept Plan Site Plan Review 

(Petition No. DRC-24-139) is subject to the comments and conditions contained in the letter 

dated December 20, 2024, and signed by Shaun Cullinan, Charlotte County Planning and 

Zoning Official. The General PD Concept Plan shall be valid until a Final Detail Site Plan is 

approved per Code Section 3-9-45. 

b. The base density for the subject property is 1,114 units which was calculated based on the 

existing Residential Single-family 2 (RSF-2) and Residential Multi-family 5 (RMF-5), and Low 

Density Residential designation on the County’s Future Land Use Map set forth in the 

County’s 1997-2010 Comprehensive Plan prior to adoption of Application PA-08-05-29-LS. 

The proposal is to develop a total of 2,000 units. Any residential development above 1,114 

units shall require transferred density units and any residential development above five units 

in Area A as shown on the General PD Concept Plan shall require transfer density units.  The 

transfer of density units must be approved by the Board of County Commissioners subject to 

the County’s Land Development Regulations 3-9-150: Transfer of Density Units, as may be 

amended, prior to Final Detail Site Plan or Preliminary Plat approval for each applicable 

phase, whichever occurs first. 

c. The maximum commercial and light industrial uses: 

i. 376,600 square feet of commercial/shopping center. 

ii. 150,000 square feet of mini warehouse (approximately 6,600 square feet of 
commercial/shopping center) by using the Land Use Equivalency Matrix. 

iii. 200,000 square feet of office (approximately 85,000 square feet of 
commercial/shopping center) by using the Land Use Equivalency Matrix. 

iv. 400,000 square feet of light industrial. 

v. 200 hotel rooms (approximately 35,000 square feet of commercial/shopping center) 

by using the Land Use Equivalency Matrix. 

d. Permitted uses and structures: 

i. There shall be no outside storage of items in the commercial areas except as specifically 

allowed by Section 3-9-61, Accessory outdoor retail sales, display, and storage, of the 

Charlotte County Code.   

ii. All boat docks shall be located within the marina boat basin. Boat docks are prohibited 

along the Interconnector Waterway and Butterford Waterway. 

iii. For tracts identified as Single Family Residential: 
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1) Accessory uses and structures which are customarily accessory and clearly 

incidental to permitted uses and structures are permitted in this area. 

2) Amenities such as clubhouse, community pool, tennis course or other similar non-

commercial. 

3) Community garden. 

4) Park, public or not-for-profit. 

5) Residential single-family detached. 

6) Residential single-family attached. 

7) Recreational uses and structures. 

8) Townhouses. 

iv. For the tract identified as Residential with Water-based Uses: 

1) Accessory uses and structures which are customarily accessory and clearly 

incidental to permitted uses and structures are permitted in this area. 

2) Amenities such as docks/wet slips, clubhouse, community pool, tennis course or 

other similar non-commercial recreational uses and structures. 

3) Community garden. 

4) Multi-Family, including duplexes and townhouses. 

5) Park, public or not-for-profit. 

6) Residential single-family detached. 

7) Residential single-family attached. 

v. For the tract identified as Wharf Mixed Use: 

1) Accessory uses and structures which are customarily accessory and clearly 

incidental to permitted uses and structures are permitted in this tract. 

2) Active and passive parks and playgrounds. 

3) Art, dance, music, photo studio or gallery. 

4) Auditorium, convention center, performing arts center. 

5) Bar, cocktail lounge, nightclub, tavern. 

6) Boat sales. 

7) Clubhouse, community center. 

8) Emergency services. 

9) Essential services. 

10) General offices. 

11) General retail sales and services. 

12) Government uses and facilities. 

13) Hotel, motel, inn. 

14) Leisure vehicle rental. 

15) Marina including wet and dry boat slips. 

16) Multi-Family, including duplexes and townhouse. 

17) Noncommercial vehicle rental. 

18) Outdoor market or exhibition space. 

19) Park, public or not-for-profit. 

20) Personal services. 

21) Private club. 
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22) Recreation, indoor. 

23) Recreation, outdoor. 

24) Restaurant. 

25) Uses and structures which are constantly accessory and clearly incidental to 

permitted uses and structures in this tract. 

26) Residential single-family attached. 

vi. For tracts identified as Mixed Use: 

1) Accessory uses and structures which are customarily accessory and clearly 

incidental to permitted uses and structures are permitted in this area. 

2) Amenities such as clubhouse, community pool, tennis course or other similar 

non-commercial recreational uses and structures. 

3) Animal hospital, boarding facility. 

4) Art, dance, music, photo studio or gallery. 

5) Assisted living facility or day care center. 

6) Auditorium, convention center, performing arts center. 

7) Bank, financial services. 

8) Bar, cocktail lounge, nightclub, tavern. 

9) Boat, travel trailer and motor vehicle sales, including recreational vehicles and 

campers. 

10) Business services. 

11) Car wash. 

12) Clubhouse, community center. 

13) Community garden. 

14) Essential services. 

15) Gas station.  

16) General offices. 

17) General retail sales and services. 

18) Government uses and facilities. 

19) Hotel, motel, inn. 

20) Laundromat. 

21) Leisure vehicle rental. 

22) Liquor, package store. 

23) Medical or dental office, clinic. 

24) Multi-family, including duplexes and townhouse. 

25) Outdoor market or exhibition space. 

26) Paid or public parking lot, garage 

27) Park, public or not-for-profit. 

28) Personal services. 

29) Place of worship. 

30) Post office. 

31) Park, public or not-for-profit. 

32) Printing facilities. 

33) Private club. 
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34) Professional services. 

35) Recreation, indoor. 

36) Recreation, outdoor. 

37) Residential single-family detached. 

38) Residential single-family attached. 

vii. For tracts identified as Commercial: 

1) Animal hospital, boarding facility. 

2) Art, dance, music, photo studio or gallery. 

3) Auditorium, convention center, performing arts center. 

4) Assisted living facility (ALF) or day care center, nursing home. For ALF or nursing 

home, the following requirements shall apply: 

a) The facility shall have a direct access to McCall Road (SR 776) or 

Gasparilla Road (CR 771). 

b) The proposed building will be constructed to provide for either shuttering or 

shatterproof glass in all windows. 

c) The facility will include an independent emergency power supply. 

d) The facility will provide a written emergency plan under State of Florida 

rules with the plan being submitted to and approved by the Charlotte 

County Emergency Management Director. 

5) Bank, financial services. 

6) Bar, cocktail lounge, nightclub, tavern. 

7) Boat, travel trailer and motor vehicle sales, including recreational vehicles and 

campers. 

8) Business services. 

9) Clubhouse, community center. 

10) Commercial vehicle rental. 

11) Day care center, child. 

12) Drug store, pharmacy. 

13) Dry cleaner. 

14) Car wash. 

15) Emergency services. 

16) Essential services. 

17) Funeral homes, crematoria. 

18) Gas station. 

19) General offices. 

20) General retail sales and services. 

21) Government uses and facilities. 

22) Hotel, motel, inn. 

23) Laundromat. 

24) Leisure vehicle rental. 

25) Liquor, package store. 

26) Medical or dental office, clinic. 

27) Noncommercial vehicle rental. 
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28) Outdoor market or exhibition space. 

29) Park, public or not-for-profit. 

30) Personal services. 

31) Place of worship. 

32) Post office. 

33) Private club. 

34) Printing facilities. 

35) Private club. 

36) Professional services. 

37) Recreation, indoor. 

38) Recreation, outdoor. 

39) Restaurant. 

40) Telecommunications facility. 

41) Vehicle sales, service and rental subject to item (c)(8) under Section 3-9-69. 

42) Vocational trade, trade, or business school. 

43) Uses and structures which are constantly accessory and clearly incidental to 

permitted uses and structures in these areas. 

viii. For the Tract identified as Commercial/Light Industrial: 

1) All uses permitted under item d.vi. 

2) Building trades contractor’s office. 

3) Laboratories, class 1, 2, 3. 

4) Light manufacturing and assembly. 

5) Mini-warehouses or storage facilities. 

6) Storage of boat, travel trailer and motor vehicle, including recreational vehicles 

and campers. 

7) Wholesale sales. 

ix. Kayak/nature path may be permitted within the proposed preservation areas. 

e. The platted density of new development shall not exceed 3.5 units per acre. 

f. Non-Residential Land Use Equivalency Matrix: 
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Approved commercial and light industrial entitlements may be increased in one land use 

category and concurrently reduced in another land use category to achieve the final 

development entitlements according to the Non-Residential Land Use Equivalency Matrix. All 

applications for Final Detail Site Plan Approval shall include calculations supporting any 

proposed exchanges using the Equivalency Matrix, together with a running total of remaining 

entitlements. 

g. Heights: 

i. The maximum building heights for all non-residential and multi-family is 60 feet in 

addition to five feet of resilient freeboard. 

ii. The maximum building heights for all accessory structures is 38 feet. 

iii. The maximum building heights for single-family homes and townhouse is 38 feet in 

addition to five feet of resilient freeboard. 

iv. All structure within this PD must be constructed with a minimum finished floor elevation 

of 10.7 feet (NAVD) per the storm surge elevation study provided by the applicant. 

h. Residential development must comply with the approved pattern book. 

i. The site must be served by a central potable water and sanitary sewer system.  No Certificate 

of Occupancy shall be issued for any building not served with potable water and sanitary 

sewer.  Common areas shall be irrigated with non-potable water. 

j. The 25-foot PD setback except for 30-foot PD setback along Gasparilla Road is required as 

shown on the PD Concept Plan. Sidewalks, roads, stormwater facilities may be located within 

the PD setback. 

k. Landscaping and Buffers: 

i. At a minimum, planting equivalent to type B buffer shall be required along the property 

boundary except for wetlands as shown on the PD Concept Plan. 

ii. For all non-residential development which is immediately adjacent to any single-family 

homes and townhouse, at a minimum, planting equivalent to type C buffer for accent 

trees and canopy trees shall be required, additionally, a perimeter hedge row shall be 

required, which must be a minimum 36 inches in height upon planting (with a minimum 
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maintained height of 48 inches) to form a continuous, solid visual screen within one 

(1) year of planting . 

iii. For all non-residential development which is immediately adjacent to any multi-family 

development, at a minimum, planting equivalent to type B buffer for accent trees and 

canopy trees shall be required, additionally, a perimeter hedge row shall be required, 

which must be a minimum 36 inches in height upon planting (with a minimum 

maintained height of 48 inches) to form a continuous, solid visual screen within one 

(1) year of planting. 

iv. For the commercial/industrial area abutting the existing single-family homes (Village 

of Holiday Lake community to the east and southeast), at a minimum, a 30-foot-wide 

natural buffer shall be required with supplemental planting if required to maintain 

standards consistent with type D buffer requirements, and a 6-foot opaque fence or 

wall to be installed on the project side of the buffer. 

v. For the residential area abutting the existing single-family homes (Village of Holiday 

Lake community to the south and southwest), at a minimum, a 30-foot-wide natural 

buffer shall be required with supplemental planting if required to maintain standards 

consistent with type C buffer requirements, and a 6-foot opaque fence or wall to be 

installed on the project side of the buffer. 

vi. If Conditions k.i. through k.v., regarding the location and type of buffers, creates any 

perceived ambiguity or confusion, the General PD Concept Plan (Attachment 1) shall 

control. 

vii. For “boat, travel trailer and motor vehicle sales, including recreational vehicles and 

campers’, “car wash” and “gas station” adjacent to any residential uses: 

1) At a minimum, a 25-foot setback from the property line shall be required with an 

architecturally designed eight-foot-high masonry wall or opaque fence, and 

landscaped with a minimum of five canopy or understory trees and 18 shrubs per 

100 linear feet; or 

2) A 30-foot wide Type D buffer with planting equivalent to Type D buffer for accent 

trees and canopy trees shall be required, additionally, a perimeter hedge row shall 

be required, which must be a minimum 36 inches in height upon planting (with a 

minimum maintained height of 48 inches) to form a continuous, solid visual screen 

within one (1) year of planting shall be required. 

l. Habitat management plan (Attachment 2: Native Habitat Management Plan) shall be 

implemented to make sure that the onsite wetland identified on the General PD Concept Plan 

shall be restored and preserved in perpetuity. At a minimum, a 25-foot buffer is required along 

all wetlands. Within the project boundary, per County Code, all exotics shall be removed and 

any shoreline exposed as a result of the exotic removal shall be stabilized with appropriate 

native plantings. 

m. All common areas within each development area shall be developed with a unified 

landscaping theme for at least each neighborhood, town square or mixed-use areas. 

n. When non-canopy native trees are planted in landscape buffers, they must be planted in 

groups of three or more. 
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o. Best Management Practices (BMP) and Low Impact Development (LID) techniques for 

stormwater management may be used within the development if applicable. Examples for 

BMPs and LID techniques include one or more of the following techniques: 

i. Use of pervious paving surfaces on portions of select parking areas where weight 

loads will allow. 

ii. Use of pervious construction materials for trails, walkways and other non-vehicular 

travel ways. 

iii. Use of pervious construction materials for parking spaces for recreation areas. 

p. Stormwater ponds may be designed to include Low Impact Development (LID) techniques, 

such as the following: 

i. Rain gardens. 

ii. Littoral zones planted with native vegetation. 

iii. Entrapment systems.  

iv. Extended hydraulic retention times and increased flow paths in storm water design. 

q. Pursuant to the County’s laws, rules and regulations, Florida and federal laws, rules and 

regulations, project access and roadway improvements: 

i. There are two proposed primary vehicle entrances located on Gasparilla Road, one 

entrance proposed on McCall Road (SR 776), and two entrances on Cattle Dock Point 

Road subject to Charlotte County and the Florida Department of Transportation 

approval. Each of these entrance points shall be allowed a maximum of one monument 

sign with the name of the development.  Lighting shall be from an external source. 

There is one optional roundabout located on Cattle Dock Point Road.  

ii. The developer shall be responsible, at his own cost, for the improvements to Cattle 
Dock Point Road up to the project limits as shown on the General PD Concept Plan 
(Attachment 1). The improvements shall include the roadway and the required right of 
way. 

iii. The developer will be responsible, at his own cost, for Intersection control 

improvements at the developments access points on Gasparilla Road, Cattle Dock 

Point Road and SR 776.  

iv. One or more proportionate fair share agreements may be required by the County 

and/or FDOT. 

v. As part of preliminary site plans and Final Detail Site Plan applications, a detailed 

access plan and revised cumulative TIS shall be submitted for approval.  At each 

submittal, a detailed study including intersection operational analysis, signal warrant 

analysis, and turn lane analysis shall be required.  

vi. Each residential neighborhood shall have at least two vehicle entrances. 

vii. 20 feet of property within the required 30-foot PD setback along Gasparilla Road may 

be used as part of future right-of-way for the widening project for this roadway and will 

be dedicated to the County at such time if needed for the roadways’ widening project. 

Entrances, paved driveways, landscaping and sod are allowed within the 20 feet set 

aside for future road widening but structures or berms are prohibited in this area. This 

dedication/conveyance may be eligible for compensation or impact fee credits to be 

determined at the time dedication/conveyance. If property is acquired for road right-of-

way, the total number of permitted residential, commercial, and light industrial uses as 
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well as associated accessary uses will be considered legal-conforming and a reduction 

in the total number of residential units and non-residential square footage will not be 

required. 

viii. A traffic signal will be installed by the developer at its own expense at the proposed 

Access #1 on Gasparilla Road as shown on the General PD Concept Plan (Attachment 

1: PD Concept Plan Harbor Village) prior to issuance of the 300th residential single-family 

CO. 

r. In order to provide connectivity to adjacent vacant property, the proposed development shall 

include rights-of-way that extend to undeveloped land that is adjacent to the PD site. 

s. A sidewalk/pedestrian path shall be placed throughout the entire development, with a 

minimum width of five feet along at least one side of all internal roadways. A multi-modal path 

with a minimum width of 10 feet for use by non-automotive traffic, such as bicycles, golf carts, 

pedestrians, and skaters, is required along the proposed boulevard and as shown on the PD 

Concept Plan. 

t. Off-street parking shall comply with Section 3-9-79, Off-street Parking and Loading Facilities, 

as may be amended. Shared parking is strongly encouraged for all commercial development 

areas. On-street parking is permitted; it may be landscaped, but shall not be subject to Section 

3-9-79. 

u. All primary free-standing signs shall be monument signs. All free-standing signs facing internal 

rights-of-way shall be no more than ten feet. 

v. Commercial development is subject to the provisions of Chapter 3-5, Article XXIV, 

Commercial Design Standards, of the Charlotte County Code.  

w. For 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.  

ii. If an agreement is required, the terms of such agreement shall be incorporated into 

the Planned Development Final Detail Site Plan approval and shall not constitute a 

major modification. 

x. No development in any phase shall occur prior to Final Detail Site Plan approval of that phase.  

y. In order to satisfy Special Provisions Item 2. Mix of land uses, sub-item b and Item. 4 which 

is set forth in the Compact Growth Mixed Use (CGMU) FLUM designation, at a minimum, for 

every 100 residential Certificates of Occupancy (CO), there will be 5,000 square feet of non-

residential development within this development, from the uses under conditions d.iii though 

d.viii. above.  

z. The multi-modal path system must be completed at the time of 500 residential CO within this 

development.  For purpose of this condition, multi-family dwelling units in a building shall count 

toward the number of CO in this condition. 

aa. Per Special Provisions Item 8. Shelter Requirement set forth in the CGMU FLUM designation, 

the developer/property owner is required to pay $132.50 per residential dwelling unit 
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contained within the Final Detail Site Plan, as a monetary contribution to meet the Shelter 

Requirement, concurrently with submission of Final Detail Site Plan application.  
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Attachment 1: 

PD Concept Plan Harbor Village 
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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 (Charlotte County Parcel ID#s 412109100001, 412104355001, 412104376001, 
412104377003, 412104377001, 412104329004, 412104400005, 412104328001, 412104329003, and 
412104329001.) is located in Sections 4 & 9, Township 41S, Range 21E within Charlotte County, Florida. 

 
NATIVE HABITAT PRESERVATION AREA MANAGEMENT PLAN 
An aggressive maintenance plan shall be implemented to ensure that the preserve areas remains relatively free 
(<5% aerial coverage) of exotic and nuisance vegetative species, and maintain a minimum 80% aerial coverage 
of desirable native vegetative 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.   
 
Prohibited Activities 
Filling, excavating, alteration, trimming or removal of native vegetation within the preservation area will be 
prohibited. Except as provided in the next paragraph, only activities necessary to implement the maintenance plan 
described above will be allowed within the preservation areas. 
 
Measures to Protect Wildlife and Integrity of the Native Habitat 
Entrance to the preservation area will be limited to the homeowners and guests of the homeowners for purposes 
of viewing the area or performing maintenance activities, and contractors hired to perform maintenance activities 
required or permitted by this plan. Public access to the preservation area will not be permitted. In the case of any 
entrance to the preservation area, care shall be taken to protect wildlife and the integrity of the habitat. Habitat 
for wildlife, as well as overall increase in the ecological value of the preservation areas will be ensured through 
implementation of the maintenance plan. 
 
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 
conducted annually for a period of no less than 3 years. If, at the end of three years, the preserve areas have met 
or exceeded the success criteria described above, monitoring requirements for the preserve areas shall be 
suspended. However, additional monitoring may be required if the success criteria of native or invasive/nuisance 
pant 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, Biologist, or registered Engineer, or 
Landscape Architect 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 
areas shall be at the sole expense of the property owner(s) or developer. 
 
 



  
  
   

 The results of these monitoring events will be compiled in monitoring reports which will include: 
 
-Qualitative overview of vegetative species present 
-Percent coverage by exotic/nuisance vegetation 
-Wildlife observations 
-Permanent fixed-point photo stations 
-Discussion of ongoing maintenance activities 
-Identification of insufficiencies and recommendations for future remediation 
 
Such monitoring report must be provided to the County within 45 days of monitoring inspection event, unless 
an extension by the County is granted. 



 

 

 
Qualifications of Jie Shao 

Position: Principal Planner 

Years with Charlotte County: 21 

Position Summary & Experience:  I have worked as a Planner for Charlotte County Community 
Development Department since January 2004. My main duties include reviewing and making 
recommendations on plan amendments, zoning map changes and text amendments to the County’s 
Comprehensive Plan, and amendments to the County’s Land Development Regulations. I prepare and 
present staff reports and recommend actions to the Planning and Zoning Board and the Board of 
County Commissioners.  

I evaluate Site Plan Review applications specifically related to development within Development of 
Regional Impacts for consistency with the County’s Comprehensive Plan and Development Orders. I 
review all development within the Planned Development zoning district. I review applications for 
establishment of Community Development Districts, applications under the Transfer Density Units 
(TDU) program and track all TDUs.  

In addition, I created the US 41 Zoning District Overlay Code in 2004. I worked with the planning 
Advisory Committee to successfully create the Little Gasparilla Island Community Plan in 2007 and 
also created the Little Gasparilla Island Zoning District Overlay Code and the Bridgeless Barrier Island 
Zoning District in 2013. As a project manager, I successfully completed the US 17 Corridor Planning 
Study in 2009-2010. I served as a liaison for the South Gulf Cove Advisory Committee and the Little 
Gasparilla Island Advisory Committee in 2006-2009.  I hosted roundtable meetings to solicit public’s 
input. As a team member, I revised and rewrote the County’s Land Development Regulations in 2013-
2014. Further, I worked on the County’s Comprehensive Plan rewrite in 2009-2010, and EAR-based 
amendments for the County’ Comprehensive Plan in 2007, 2014, and 2022. 

Education:  

• September 1997 to December 2001 
University of Cincinnati; Cincinnati, Ohio; Obtained a M.S. degree in Community Planning 

• September 1986 to July 1990 
Chongqing University China; Obtained a B.S. degree in Architecture 

Professional Associations and Certifications:   

• AICP, American Association of Certified Planners since 2017 

• American Planning Association (APA), Member since 2004 

Related Past Experience: 

• Planner, Architectural Graphics Designer, University Instructor in Architecture, Suzhou 
Planning Bureau/Institute of Urban Construction & Environmental Protection (1990-1994)  

 Exhibit 1  
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