
DATE: March 22, 2026 

TO: Honorable Board of County Commissioners 

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

RE: DRC-26-011 Final Detail Site Plan, Firelight North, Phase I & 2C 

Requested Action(s): 

Atwell, LLC., is requesting a PD Modification for Firelight North - Phase 1 Entry Mod and Phase 2C 
(DRC-25-067). The project consists of the Phase 1 entry road on Zemel Road and Phase 2C, the 
addition of 43 proposed single-family lots. The project site is 349.0± acres and is located at 26000 
Zemel Rd, Punta Gorda, FL. Located in Commission District II.

Analysis 

This project site is 349.0 ± 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 of Phase 1 entry road 

on Zemel Road and Phase 2C addition of 43 proposed single-family lots 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-26-011) 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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LANDSCAPE REQUIREMENTS (PHASE 1) 

PHASE 1 PERIMETER LANDSCAPE BUFFER REQUIREMENTS 
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ill Canopy Trees Provided -39 

Accent Trees Required (1 per 100 LF)-716/ 100= 7.16 x 1 = 7.16;,; .6 = 5 
AccentTrees Provided-14 
Shrubs Required (15 per 100 LF)-716/ 100 = 7.16x 15 = 107.4 x .6 = 65 
Shrubs Provided-136 

A ZEMEL ROAD (Type 'B' Buffer} -Buffer LengU1-874 LF. Buffer Width -20' 
� Canopy Trees Required (3 per 100LF)-8741100= 8,74x 3= 26,22x .6= 16 

Canopy Trees Provided -49 
Accent Trees Required {1 per 100LF)-874/ 100=8.74 x. 1 =8.74 x .6 = 6 
Accent Tree!! Provided -20 
Shrubs Required (15per 100 LF) -874 / 100 = 8.74 x 15 = 13i.1 x .6 = 79 
Shrubs Provided -197 

EAST PROPERTY L INE (Type'B' Buffer)-Buffer Length-3,144 LF, Buffer Width-20' 

& Canopy Trees Required (3 per 100 LF)-3,144 / 100 = 31.44x 3 = 94.32x ,6 = 57 
Canopy Trees Provided -232 
Accent Trees Required {1 per 100 LF)-3,144/ 100= 31.44 x 1 =31.44 x .6 = 19 
Accent Trees Pro-.ided -136 
Shrubs Required (15 per 100 LF)-3,144 f 100 = 31.44 x 15 = 471.BOx .B= 283 
Shrubs Provided -52B 

WEST PROPERTY LINE (Type 'B' Buffer) -Buffer Length-1,259 LF, Buffer Width -2IT 
Canopy Trees Required (3 per 100 LF) -1,259 / 100 = 12.59x 3 = 37.77 x .6 = 23 
Canopy Trees Provkfed -93 
Accent Trees Required (1 per 100 LF)-1,259/ 100= 12.59 x. 1 = 12,59x ,6 = 8 
Accent Trees Provided -56 
Shrubs Required (15 per 100 LF)-1,259 / 100 = 12.59X 15 = 188.85 x .B = 114 
Shrubs Provided-208 

0 
q 

LANDSCAPE REQUIREMENTS (PHASE 1) 

LIFT STATION (Type 'B' Buffer)-Buffer Length -184 LF, BuffcrWldth-15' 
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.B4 x 1 = 2 
Accent Trees P,ovided -2 
Shrubs Required (15 per 100 LF) -184 f 100=1.641. 15 = 28 
ShrubsProvided-94 

INTERIOR LANDSCAPE REQU IREMENTS 

AMENITY CENTER (Not Included in Phase 1) 
(Not Applicable f No Parking Propo:.ed) 

TREE REQUIREMENTS 

TREE PO INTS REQUIREDlOne {1) Tree Point per 2000 SF of De-.elopment Area) 
Limits of Ptiase 1 Development Arna -5,793,740 SF 
Less Existing Wetlands-<749,987 SF::. 
Adjusted Phase 1 Development Area -5,043,753 SF/ 2000 SF= 2,521.8 

(Inell.Ides Future Amenity Center) 

i�:: ��:: ����::; � :.:��g & & & 

The follo\',ing Tree Points shall trn provided for the project: 

. . i

&,. PHASE 1 
TYPE 'B' BUFFER 

BUFFER LENGTH - 716 LF 
BUFFER WIDlH-20' 
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illa-t-t--+-- TYPE 'B' BUFFER 

BUFFER LENGTH -874 LF 
BUFFER WIDTH - 20 

TREE REQUIREMENTS (PHASE 1) 

;�;�r�=:�:;v�d��7: 1,195 & 
Tree Species Mi,; Required -5 
Tree Species Mi,; Provided -5 
{P roposed lrm,s shall be comprised of a. minimum of (5) different tree species) 

�:;:
i

I��:e�ni��iI��/���1��ecies A11owed (60¾) & 
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) 

AWROVEO TREES FOR TREE POINTS ON SINGLE FAMILY LOTS 

NATIVE TREES (1.5 Tree Poi11tS) 8-10Ht 3" Cillj__M!D,_ 
Bald Cyp-ess (Taxod1um cfistichum) 
GumtoUmtxl(ButserasimarUba) 
Uve CP-k{Ouercus¥irginiana) 
Mahogal'¥{SWia-lemamahogani) 
PigeonP1um(Coe1:o!Obadiversrfolla) 
South Florida S!ash Pine (Pmus elftolln var. densa) 
Sct1.hemMagnd1a{Magnolia91anCdlora) 
soutiern Red Maple {Acer rubtumJ 
S,vee1gum (liquidambar �tyraof)ua) 
Buttom'lood(Conocarpws;erectt.rs) 
DahoonHo/ly(l!eXcassineJ 
East Palatka Holly (llexattenuata 'EastPa!alk.a') 
Geiger Tree(Cmfa s-1besta-na) 

1. (252) Single Family Loi'!! @(1}3"Cal. Tree per Lot@ 1.STree Points per Tree)= 378.DTree Points 
£ (NOTE: Tree Points Required for the Single Family Lots shall not be eligibli:> for the lree buy-oul option.) 

& 2. Buffers and Common Area Trees (Refer to Landscape Plans)= 2,145.0Tree Points 

Total Tree Points Provided= 2,510,5 Tree Poinls 

NOTE: Refer to the "Approved Tree List" for trees approved for planting on the Single Family lots. 

Scale: 1" = 200' 
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GENERAL NOTES 

All plant materials shall be Florida Grade No. 1 or better, as specified in GRADES ANO 
STANDARDS FOR NURSERY PLANTS, Paris I and II, by tho Division of Plenl lndus1ry, 
fkirida Department of Agriculture and Consume, ServiCi!s. and shaO conform lo a.men! 
American Assccialion ttfNursef)'man STANDARDS FOR NURSERY STOCK, unle:.s 
otherwisaspecified on the plansand planlr1s.I. 

Allplanl malerials.shall be gua1anteed fo1 a periodofone year(365days) arterfianl 
acceptance. All 1eplm::ementmatc1ia!ssha0beguaranteed foranadditkmal365days. 

All planting beds shaD be mulched with Mb:.ed Hardwood Mulch, !o a dep1h or three (3) 
inches, AD trees in :sod areas shaD have a 36� min. radius mulched 1fee ring, Sod shall be 

Paspalum nolalum'Bahia'sod, 

Xeriscape principles shaR be ulililed as outlined by lhe Sot1ttw1est Floticla Water Managmenl 
District. 

The Contrador shaR identify each tree v.ilh a plastic tag, idenlffying its species, Rnd retained 
untilthe Certif1C-aleof Occupancy is g1anled, 

JlJJ lantiscapeareas shall be prolected from vehitular encroachmenl by\'1heelslopsandlor 
curbingwhere immedialaly abu\led bypavement. 

Australian Pine, Brazilian Pepper, Mela!euca and Downy Rose Myrtia located on lhe property 
shaUbe removed du1ingsile preparalion . 

MulH-ltunk trees n:iquired lo be 2" Cal., shal have o minimum of one (1) 2· Cal. trunk, 

Thaquantitiesindicaled on lheplantlistare inlended as a guidefor comparison biddtllgand 
does nor 1c1ieve tho CONTRACTOR horn providing a comprehensive malerial take off, In 
lhe event that a discrepancy oc:ct1rs between the quanlilies listed in the plant list and tho 
quanUllesfndicated on the plan.thequantities ifldicated onlhe plansha!lgovem.and lhl'I 
eonlractorshal notify the. LANDSCAPE ARCHITECT of the discrepancy. 

Any allerations lolhis Jandsca.pa plan will require priorvtrilten permission of the Growth 
Management Department of Charlotte County. 

The 20' X 20' & 30' x 30'Visibifriy Triangles maintain a clear space wilhno obslructionsto 
vision between a height of lY'l'o (2) feet and a heigh! of six (6) feet above gmde: trees shaR be 
permitted in lheclear spaceas;!ong as1here i sno foiage betyeenlhese helghls. 

WilllSl'filnces when required as pRr1 of lhe landscape buffer requitemt!nls silall be: a minimt1m 
of six (6) feet in height from finished grade: opaque; decorative: and made of one (1) of the 
foDowingmatC!rials,conc:rale aggregate, sluccorrnfoh(either paintedor colored), brick,slone, 
wood, vinyl or plastic. VVhen Hu:;iuirnd as parl of a landsc�pe- buffer, chain &nk fences and 
wallsconstructed of bare concrele block, evenif painled, iireprohitiiled. 

l,IJ.JIITEtWlCENID IRRIG\TJ0/1 

(1) PlantUlgs, fences. wafts, berms and lnigalion systems required by this section must be 
maintained in good repair. landscaped and buffers must b11 kept free ofweeds, lmerand 
debris. 

{2) Damage toany ofthe lam:iscapin9or slructuresrequired bySection3-9·100,shalbe 
replanted or replaced, as applicable, wilhin90 daysor one grnwing season,whichever is 
!\oon@r. Damage lo a required fonce or waif by a natural disaster sfiaB ba repaired wi!hin 180 
days. 

(3) It is unlawful to violate any of lhe p1ovisions of Section 3-9- 100. 

{4) Tirn Deparlmenl (Zoning) may enforce compliance with Section 3·9· 100 as provided by 
law and may perfo,m reasonable inspections lo insure continued compliance, 

(5) AJI required landscaping and buffers mar be served by an automatic irrigation system 
designed to efiminate the application of water lo lmpervJcus a rem; and Ieduce impacts to 
e:i:istingnative'legala!ion. AJI Requlredlandseaping and buffersshaJlbe irrigated duringlhe 
eslahlishmenl period. The applicant may use a temporary inigalion systom or hand watering if 
theapp!icant candemonstrate 1hat suchan approachwillprovideadequalewaler for planl 
suNival. AU afternalive plans of irrigation must ba appro..-ed by the Zoning Otncial or his/her 
des.ignee. 

li1iqalion de�!!.!!__ standards. Toe fallu.<tillg standards shall apply to ttie design rnslalfalion end 
maintcnancc of lheirrigaUonsystem5. 

Auloma1ic min and soQ moistme sensing devices shall be illst11Hed with !rrigRtion systems in 
ac=rordancewith induslry slanda1ds. 

Dripor micro-jetirrigal1on shouldbe usedwhere possible. 

LO\'tlrajac1oryspray nozzlcs aroenoouraged. 

Noabovegroundlmpactheadsarepermitled. 

Irrigation systems shaD use the lowest quaUy I•raler available which \'.ill adequately and safely 
meellhewaterneedsofthe !andscaping. 

Planled detention areas and undislu1bed natural areas do not require iuigalion systems, 
p10vided how1werlhiil lheproperlyOV'mer is responsible fo1providingkrigalionfor 
supplementa!plants\'lilhin nalura! areasand plantswithin detenlionareas. 

Irrigation systems musl be properly mainlainad and operated in a manner oonsblcml wah 
watering restrictions esIabl1shed by !he applic.ible waler managemenl distrkt or local authority, 
whK;hevere1es.lricier. 

OUAUT. DESCRIPTIOtl 

PROPOSED TREES 

2:!8 Gr�en Buttonwood 

SlnhPirm 

TREE POfNTS 

CALIPER TREE POINTS 

l'Cal. 

2.5 

TOTAL TREE POI/ITS 

ns.o 

473,5 

625.0 

775.0 

& 

38.5(1.So/l) �---
Catba!;ePal_•_�_,,_c.T_. -�----+-- ---

TOTAL TREE POINTS 2,145.a,&. 
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Revisions: 
Rev. er CCU 4122/2024 
Rev. Buffer 2/03/2025 
Rev. per Comments 
04123125 
Rev, Zemmel Rd Buffers 
D3/0212026 

Date: 02/20/2024 

Scale: 1"=200' 
Drawn By: 
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Project#: 24102 
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CHARLOTTE COUNTY 

March 19, 2026 

Atwell LLC 

Attn: Heather Polito 

4161 Tamiami Trail, Bldg. 5, Unit 501 

Port Charlotte, FL. 33952 

FLORIDA 

Re: DRC-26-011 Firelight North Phase 1 Entry Mod & Phase 2C - PD Modification 
Date February 19, 2026, Site Plan Review agenda 

County staff has reviewed the PD Modification for the Firelight North Phase 1 Entry 
Mod & Phase 2C. The project consists of the Phase 1 entry road on Zemel Road 
and Phase 2C includes the addition of 43 single-family lots. This project site is overall 
349 .0± acres and is located at 26000 Zemel Rd, Punta Gorda, FL. 

It is the decision of the Zoning Official to forward DRC-26-011 to the Board of County 
Commissioners with a recommendation of approval. The comments are as follows: 

1. Reviewed site plqn for residential plat development. All structures are subject to
further review at time of Building permitting.

2. Applicant must obtain an updated Tree Removal Permit Application if more trees
are to be removed than are stated in the previously Approved Tree Removal
Permits #20241247264 and #20250930416.

3. Applicant must abide by the previously approved Native Habitat Management
Plan.

4. Applicant must abide by the previously approved Bald Eagle Management Plan.

5. Roadways shall be at least 20' wide of clear space for fire department access.

6. Gates shall be installed with an EV AC System for emergency operation use.

7. Fire hydrant required within 800' between each fire hydrant.

8. Design of the turn lanes shall be reviewed and approved by Engineering at the
Final detail site plan phase.



Decision Letter 
DRC-26-011 Firelight North Phase 1 Entry Mod & Phase 2C 
PD Modification 
Page 2 of 2 

9. CCU approves the PD modification. If utilities are impacted by the proposed
modifications, CCU plan submission, review, and approval will be required prior
to utility construction.

10. The base density for the entire subject property is currently 337 units. The
applicant has requested an additional 250 density units, which would allow for
residential development of up to 587 dwelling units on the subject property if the
BCC approves the TDU application on February 25, 2026.

11. FPC-26-01-no consolidation is needed. lots will be platted.FPC-26-01

12. 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).

13. 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.

14. 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 (informational comment).

The decision to approve or deny this PD Final Detail Site application will be made by 
the Board of County Commissioners on the April 28, 2026, 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. 
When you submit for a building permit, be sure to include a copy of this approval letter. 

Shaun Cullinan 
Planning and Zoning Official 




