
DATE: September 10, 2025 

TO: Honorable Board of County Commissioners 

FROM: Maryann Franks, Zoning Supervisor 
Professional Qualifications as provided in Exhibit 1. 

RE: DRC-25-067- Final Detail Site Plan, Firelight North Phase 1 & 2  

Requested Action(s): 

Atwell LLC is requesting a modification to a Final Detail Site Plan approval for Firelight North-Phase 

1 & Phase 2. This project is a proposed major modification to Phase 1 (DRC-24-074) due to the 

addition of lots  around the perimeter of the property boundary as well as the proposed 

new development for Phase 2.The project consists of 337 dwelling units with  three access points.

This project site is 349.00 ± acres and is located at 26000 Zemel Rd. Punta Gorda, FL. 

Analysis: 

This project site is 349.00 ± acres and is located at 26000 Zemel Rd. Punta Gorda, FL.The site is 

designated as Burnt Store Village Residential in the 2030 Future Land Use Map and is 

currently zoned Planned Development (PD). The proposed Final Detail Site consists 337 dwelling

units with three access points and is consistent with the County’s Comprehensive Plan and 

existing PD conditions. 

This Final Detail Site Plan complies with all conditions, as well as being in compliance with the 

approved concept plan.  The site plans are attached as Exhibit 2.  

The Final Detail Site Plan has been approved through the Site Plan Review process, this proposal 

will not create any concurrency issues (Exhibit 4, Approval Letter). 

Based upon the analysis and conclusions set forth herein, in staff's professional opinion, the 

application (Final Detail Site  Plan, DRC-25-067) is generally consistent with Charlotte County's 

comprehensive plan, Charlotte County's Code of Laws and Ordinances and other applicable 

guidelines 

COMMUNITY DEVELOPMENT DEPARTMENT 
18400 Murdock Circle 

Port Charlotte, FL 33948 
Phone: 941.764.4909 | Fax: 941.764-4180 



Qualifications of Maryann Franks 

Qualifications of Maryann Franks

Position: Zoning Supervisor

Years with Charlotte County: 26

Position Summary & Experience: I have worked as a Zoning Tech I, Zoning Tech II, Permitting, 
Licensing & Zoning Supervisor, Zoning Coordinator and Zoning Supervisor for Charlotte County 
Community Development, Zoning Department for 26 years. My duties include reviewing and 
making recommendations of compliance with Charlotte County zoning regulations on preliminary 
and final detail site plans to the Board of County Commissioners. I also coordinate and compile the 
recommendations and conditions of the reviewing departments and agencies into the final 
recommendation to the Board of County Commissioners. My duties include supervising the 
Environmental Specialist, the Zoning Technicians, zoning reviews, host and attend meetings and 
providing customer service. I assist the Zoning Official and the Planners when needed. 

Exhibit 1 
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� Canopy Trees Required (3 per 100 LF) -3,144 f 100 = 31.44 x 3 = 94.32 x .B = 57 

Canopy Trees Provided -232 
Accent Trees Required (1 per 100LF)-3,1441100 = 31.44 x 1 = 31.44x ,S = 19 
Accent Trees Provided -136 
Shrubs Required (15per 100 LF)-3,144/ 100 = 31.44 x 15 = 471,60;,. ,6 = 283 
Shrubs Provided -528 

WEST PROPERTY LINE (Type 'B' Buffer) - Buffer Length -1,259 LF. Buffer Width -2U 
Canopy Trees Required (3 per 100 LF)-1,259 / 100 = 12.59 x 3 = 37.77 T. ,6 = 23 
Canopy Trees Provided -93 
Accent Trees Required (1 per 100 LF) -1,259 / 100 = 12.59 x, 1 = 12.59 x .6 = a 
Accent Trees Provided -56 
Shrubs Required (15 per 100 LF)-1,259/ 100 = 12.59;,. 15 = 188.85x .6 = 114 
Shrubs Provided -208 

LANDSCAPE REQUIREMENTS (PHASE 1) 

LIFT STATION (Type 'B' Buffer)- Buffer Length-184 LF, BufferWidth-1S 
Canopy Trees Required {3 per 100 LF)-1841100 = 1.84 x 3 = 6 
Canopy Trees Provided -7 
Accent Trees Required (1 per 100 LF) -184 / 100 = 1.84x 1 =2 
Accent Trees Provided -2 
Shrubs Required (15 per 100 LF) -184 / 100 = 1.84 x 15 = 28 
Shrubs Provided -94 

INTERIOR LANDSCAPE REQUIREMENTS 

AMEN!rf CENTER (Not Included in Phase 1) 
(Nol Applic-able / Nu Parking Propo:ied) 

TREE REQUIREMENTS 

TREE POINTS REOUIREO{One (1) Tree Point per 2000 SF or Development Area) 
Limits of Phase 1 Development Area-5,793,740 SF 
Less Existing Wetlands -<749,987 SF> 
Adjusted Phase 1 Development Area -5,043,753 SF/ 2000 SF= 2,521.8 

(Includes Future Amenity Center) 

i�:: ��:�: �!��::: � �::;L: & & 

The following Tree Points shall be provided for lhe projs!ct 

1. (252) Single Family Lots @ (1) 3"Cal. Tree per Lot@ 1.5 Tree Points per Tree)= 378.0 Tree Points 
� (NOTE: Tree Points Reqt.:ired for the Single Family Lots shall not be eligible for tt,e tree buy-out option.) 

2. Buffers and Common Area Trees (Refer to Landscape Plans)= 2,155.5 Tree Points 

Total Tree Points Provided= 2,533.5 Tree Points 

NOTE: Refer to the "Approved Tree List" for trees approved for planting on the Single Family Lots. 
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TREE REQUIREMENTS (PHASE 1) 

�:;l�r!:;�::�dr���1,195 & 
Tree Speci es Mix Required -5 
Tree Species Mix Provided -5 
(Proposed trees shall be comprised of a minimum of (5) differenl tree species) 
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ecies Allowed (60%) � 

Maximum Individual Tree Species Allowed-1,195 x ,60 = 717 
(No more than {717) of the proposed trees shall be of a single individual species) 

JIPPRDVEDTREES FOR TREE POINTS ON SINGLE FAMILY LOTS 

NAT!VETREES{1.5T!eePo,ntS)8-10Ht. 3"Cal. Min. 
Bald Cypress (Taxo::l1um disl:ichlill) 
Gumbo Umbo (Busera siflli11uba) 
UveOak(OJercusvi1g,niana) 
Maho1;a'1)'(Swieternamahogarn) 
P,geonPlum(Coccofot-ddivers1foha) 
South Flonda Slash Pine (P1nus elliott i var. densa) 
SotJ!h€mMagno/1a(Magno/1agram:ldloraJ 
SouthErnRe<IMapfe(Acerrubrnm) 
S,veetgum (l.JqUldambar styraciflua) 
Buttcnwood{::::onocarpus erectus) 
Dah«inHol�)" (lle:(cassir,e) 
East Palatka Hoity (llexattenuata'East Palatka') 
Ge!Q€rTree{Co1diasebestena) 

Scale: 1" =200' 

,�.;r T 

All planl mate,ials shall be Flc,ida Grnde No. 1 01 better, as specified ill GRADES AND 
STANDARDS FOR NURSERY PLANTS, Parts I and II, by the Di',ision of Plant lnduslry, 
Florida Department of .Agriculture and Con'5\Jmer Services, and shall conform lo current 
American Association of Nmse,yrnan STANDARDS FOR NURSERY STOCK, unless 
othe1Y1isespecified onthe plansand pl:anl list. 

All plan!malerials shallbe guaranteed for a periodof one year{365days) aflerfianl 

acceptance. AJ! replacement materials shall be guaranteed for an additional 365 days, 

All planting beds shaU be mulclied wilh Mb;ed Hardviood Mulch, to a depth of three (3) 
inches. AD t1ees in sod areas shaD have a 35� min. radius mulctHMI ltea ting. Sod shall be 
Paspalum nolatum'Bahia'sod. 

Xeriscape principles sha� be uliTIZed as oullined by 1he S011thwesl Florida Water Managmf!nl 
Districi, 

The Conlrador shal identify each free with a plastic tag, identifying its species, and ralaimid 
unrn Iha Certificate of Occupancy is granted. 

All landscape areas shall be protected from vehicular encroachment by wheelstops and/or 
curbing where Immediately abutted by pavement. 

Australian Pine, Brazifian Pepper, Melaleuca and Oo1·my Rose Mtrlle localed on the property 
shaDbe removedduringsile preparation. 

Mulli-trunk lrees 1equi1ed tu be 2"' Cal., shaD have a minimum of one (1) 2· Cal. trunk. 

The quantities indicated on the plant list are intended as a guide fm comparison bidding ami 
does nor 1e1ieve the CONTRACTOR from providing a comprehensil'e material take elf. In 
theevenllhal a discrepancy occursbetweenlhe quantitiesfisled in thepfanllislandthe 
quanlitiesindicated onlhe plan,lhe quanlitiesindk:aled on the plan shallgovem,and !he 
conlraclor shal nolfy the LANDSCAPE ARCHITECT cf lhe discrepancy. 

Any alltmilions lo this landscape phn wil require prior v1rilten permission of the Gro-,•,1h 
Management Depar1menl of Cha,lolle County. 

The 20" ;o; 20· & 30" ;o; 30' Visibility Triangles maintain a clear space with no ob:.lruclions to 
visionbetween a heighlof two{2) feel anda heightof si,;(6) fe-elabovegrade;lreesshalbe 
perm:tled In !he dear space as ;long as lhere is no loliage between these heights. 

Wallslfonccs '{jhen required as part of lhe landscape buffer requiramenb shall be: a minimum 
ofsix(6)foetin heighl frnm finishi!d grade;opaque;decorative:and made of one(1) of the 
folowing mate1ials. concrete aggregate. stuccorrnish(eill1er painledor cofored), brick.stone, 
wood. vinyl or plaslic, 'vi-'hen 1e<jui1ed as part of a landscape buffer, chain link. fences and 
walls conshucled of bi:m, concnite block, even if pninled, are prohibited. 

M.AJflTEtWlCE.NW IRR!GATIDH 

(1) Phmlings. flilnC9s. wans, berms and irrigation systems required by !his section must be 
mainlalnedin goodrepair. Landscaped andbuffersmustbe keplfreeof weeds,Iilforand 
debris. 

(2) Damage to any or the landscaping or slrudures required by Section 3-9 -100, shaD be 
repfanled or replaced. as appUcable. within 9 0  days or one growing season, wl1icilever is 
sooner, Damage lo a 1equired fence or wall by a natural disaster sh EU be repaired within 180 
days. 

(3) tl is unlavrlul lo violate anyof theprovlsionsof Seclion3-9-1DO, 

(4) The Depatlmenl (Zoning) may enfot� complianca wilh Section 3�9-100 as provided by 
law and may perform reasonable inspections lo insure conlinued compliance, 

(5) All required landscaping and buffers may bu served by an automalic irrigation syslom 
designed lo eliminate tho applicalion of waler lo impervious areas and reduce imp::ads to 
existing nalive vegetallon. All RequiredJandscap!ng and buffersshallbe irr!gated duringlhe 
establishment period. The appficanl may use a temporary irrigation system or hand watering if 
theappricantcan demonstrate lhalsuchan approachv1ilpro·,ide adequale v1aler for plan! 
sur.'ival. AJI alternative plans of irrigation must be approved by the Zoning Official or his/her 
llesigrrne. 

hrigalion design sland1:uds. The following standards shall apply lo the- design inslaffalion and 
mainlenanceof the ir,igalion systems. 

Automatic rain and soi] moisture sensing devices shall be insla9ed wi!h irrigalion s1stems in 
accordancewilh induslry slandards. 

Dripor micn>-jcl irrigalion shou!dbe usedwhere possib!e. 

Loulrajectmy spraynozzlesare encou,aged. 

No above grcund impactheadsarepermilled, 

Irrigation systems shaD use the fm·resl <JUa6ly water arnil.ible uhil.""111·,m adequately and safely 
mee\lhe wator necds oftho lands�ping, 

P!anteddelention areas and undisturbed naturalareasdonot require irrigatlon syslems, 
provided hvaever Iha! the property owner is responsible for p1ovid,ng irrigation for 
supplemental planlswilhinnaluralareasandplantswilhin detention areas, 

lnigalion systems must be prope,lj maintained and oper<1ted in a rna,mei oonsistenl \'lilh 
�:���

i:.;e�
e:;:i:��:�slabfished by the applicable l'Vlllct managomcnl disllict or local authority, 

QUAIIT. OESCR!PTIOll 

PROPOSED TREES 

216 

CALFER 

2'Cal. 

TREEPOHITS TOTAL TREE PO!rlTS 

236,0 
f-- -+- -- - -+-- ---+- - - -+----------j 

Sb�hPine J'Cal 

:St liYeOa� 4'Cal 627.5 

BaldCyp1ess 4'Cal 2.5 

TT ::.sc.r. JS.5(1.51.i) 

& 

2,155, 5& & 
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It's the Lawl 1-800-432-4770 
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September 4, 2025 

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

Re: DRC-25-067 Firelight North-Phase 1 and Phase 2 – PD Final Detail Site Plan 
Date: May 1, 2025, Site Plan Review agenda 

County staff has reviewed the PD Final Detail Site Plan for Firelight North-Phase 1 and 
Phase 2. The project consists of planned development with 621 dwelling units to be 
done in 2 phases with three (3) access points. This project site is 349± acres and is 
located at 26000 Zemel Rd. Punta Gorda, FL. 

It is the decision of the Zoning Official to forward DRC-25-067 to the Board of County 
Commissioners with a recommendation of approval. The comments are as follows: 

1. Site plan for single family development only without any gathering areas. All
structures are subject to further review at time of building permitting.

2. Plans are approved by CCU.

3. 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.

4. CCU Final Plans Approval Letter is required prior to the issuance of any
construction permits.

5. A Utility Agreement must be executed and all applicable utility connection fees
paid PRIOR to construction of utilities.

6. Contact Sandra Weaver at Sandra.Weaver@charlottecountyfl.gov for further
information on these items.

7. Use CCU Application for Plans Review and Utility Agreement and Minimum
Technical & Drawing Standards found at these links:
https://www.charlottecountyfl.gov/core/fileparse.php/529/urlt/plan-review-new- 
service-application.pdf 
Design Compliance Standards | Charlotte County, FL (charlottecountyfl.gov) 

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

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

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

mailto:ContactSandraWeaveratSandra.Weaver@charlottecountyfl.govforfurther
https://www.charlottecountyfl.gov/core/fileparse.php/529/urlt/plan-review-new-service-application.pdf
https://www.charlottecountyfl.gov/core/fileparse.php/529/urlt/plan-review-new-service-application.pdf
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10. Fire hydrant required within 800’ between each fire hydrant.

11. 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 of
any building permits.

12. Applicant will need to provide a Gopher Tortoise After-Action Report stating the
burrows have been excavated / bucket-trapped and tortoise moved out of
harm’s way for Tree Removal Approval

13. At the time of development, the project must comply with Chapter 3-5, Article
IV, Clearing, Filling and Soil Conservation requirements of the County Code. Best
Use Management Plans must be documented on final site plans and utilized
during all land clearing and development activities.

14. The project must also comply with Chapter 3-5, Article XVI, Open Space/Habitat
Reservation Trust requirements of the County Code. Given the presence of
habitat for use by listed species, the Final site and Landscape plans should
depict, and label as preserved, in perpetuity a minimum of 5% of the
development area for preservation area with calculations shown to meet or
exceed requirements OR absence of preservation of habitat, the applicant must
contribute an equal amount of $300 per acre or fraction thereof, to the Open
Space/Habitat Reservation Fund.

15. The project must comply with Chapter 3-5, Article XV, Surface Water and
Wetland Protection requirements of the County Code. A naturally vegetated
upland buffer zone shall be preserved along the perimeter of all wetlands and
natural surface waters and shall be a minimum of 15-feet in width.

16. Applicant must adhere to the Bald Eagle Management Plan submitted.

17. All internal roadways will need to be named.

18. Firelight North PD rezoning, PD-24-04, Traffic Conditions are applicable as noted
below:

19. Prior to Final Detail Site Plan approval, the applicant shall be required to meet
concurrency per Article XIV. Concurrency Management. As to transportation
concurrency, the applicant shall be required to account for project traffic and
previously approved developments which have reserved capacity in the
roadway level of service analysis. If the level of service (LOS) falls below the
adopted minimum standard due to the proposed development traffic, a
proportionate share analysis may be required to satisfy concurrency.

20. At the Final Detail Site Plan for any phase of the development submittal, the
developer shall prepare an updated traffic impact study to include a signal
warrant at project entrance on Zemel Road. Before the project can receive any
residential Certificates of Occupancy, and if the Traffic Impact Study shows that
a signal meets the warrants, the design, construction, and installation
requirements for a traffic signal at the project entrance shall be memorialized in
a developer's agreement acceptable to the County. The applicant has an
option to build a roundabout at the project entrance on Zemel Road, the
design, construction and installation requirements for such roundabout shall be
memorialized in a developer's agreement acceptable to the County.
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21. At the Final Detail Site Plan for any phase of the development submittal, the
developer shall prepare an updated traffic impact study to include a signal
warrant at the intersection of Burnt Store Road and Zemel Road. If signal warrants
are met at the intersection of Burnt Store Road and Zemel Road, and before a
certificate of occupancy for any project phase can be issued, the traffic signal
development shall be memorialized in a developer’s agreement acceptable to
the County.

22. At Final Site Plan approval process a revised TIS is required to address the site
related improvements at all access points.

23. 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 (informational
comment).

24. The landscape plans have been approved for this project. A copy of the
approved landscape plans, with the digital approval stamps, must be
uploaded/included with any/all permits for the site.

25. The TDU application is scheduled on the September 23, 2025, BCC Land Use
Consent agenda.

26. SWP-25-00034 approved on 8/11/25.

27. 5' Sidewalks are provided per PD condition

The decision to approve or deny this PD Final Detail Site Plan application will be made 
by the Board of County Commissioners on the October 28, 2025, Land Use Consent 
Agenda. It is recommended but not required to have a representative present at the 
meeting. No permits will be issued until final approval of the Board of County 
Commissioners. 

Maryann Franks Zoning Supervisor, 

On behalf of Shaun Cullinan 
Planning and Zoning Official 
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