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Staff Report for: PD-25-10 
Hearing Date: November 10, 2025/December 9, 2025 

To: Planning and Zoning Board/Board of County Commissioners  

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

Regarding: A request to amend the Zoning Atlas  

Part 1 – General Information 

Applicant: Zemel Land Partners LLC, 5800 Lakewood Ranch Boulevard, Sarasota, FL 34240 

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

Owner(s): Zemel Land Partners LLC, 5800 Lakewood Ranch Boulevard, Sarasota, FL 34240 

Request: A privately initiated request to amend the Charlotte County Zoning Atlas from 

Planned Development (PD) to PD, which is a Major Modification to the existing 

PD, Ordinance Number 2007-063 and Ordinance Number 2023-019, in order to: 

• Have a residential development up to 715 residential units (a reduction of 179 

residential units); requiring transfer of density of units for residential 

development above the base density of 344 units. 

• Adopt a revised General PD Concept Plan. 

Location: Commission District II:  The subject property is located at 26901 or 27001 Zemel 

Road; within the boundary of the Burnt Store Area Plan area and in the Punta 

Gorda area. 

Land Area: The subject property contains a total of 334.38± acres. 

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

Part 2 - Analysis and Conclusion  

Request 

The applicant and property owner, Zemel Land Partners LLC, is requesting a major 

modification to Ordinance Number 2007-063 (Attachment 1) and Ordinance Number 2023-019 
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(Attachment 2) and adoption of a revised General PD Concept Plan in order to allow for a 

residential development up to 715 residential units (a reduction of 179 residential units). This 

modification requires transfer of 371 density units in order to achieve the maximum residential 

development of 715 units. 

The subject property, consisting approximately 334.38 acres, is located on the south side of 

Zemel Road and southeast of Burnt Store Road, within the boundary of the Burnt Store Area Plan 

area, in the Punta Gorda area, and in Commission District II. 

 

History of the Subject Property 

Planned Development (PD) Rezonings. Base Density, & Plat 

On September 18, 2007, the Board of County Commissioners (Board) approved an 

amendment to the Zoning Atlas from Agriculture Estates (AE) to Planned Development (PD) for 

the entire subject property via Ordinance Number 2007-063 (Attachment 1), in order to have a 

mixed residential development including 180 single-family units and 714 multi-family units.  The 

subject property retains a base density of 33 units and will require a total of 861 units of 

transferred density in order to achieve the development up to 894 dwelling units. The associated 

PD Concept Plan expired on September 19, 2008, based on the Planned Development code that 

existed at that time. In February 2023, the property owner submitted a request to extend the 

expired PD Concept Plan. On April 25, 2023, the Board approved the extension request via 

Ordinance Number 2023-019 (Attachment 2). 

On May 23, 2023, the Board approved a TDU application via Resolution Number 2023-077 

(Attachment 3) to transfer 311 density units onto the subject property. As of today, the new base 

density for this property is 344 units. 
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On September 12, 2023, the Board approved a Preliminary Plat application for a residential 

subdivision to be named Residences at Burnt Store East, consisting of 344 single-family lots and 

20 tracts on the subject property (Attachment 4).  

On February 27, 2024, the Board approved a request to establish the “Firelight East 

Community Development District (CDD)” via Ordinance Number 2024-001 (Attachment 5). 

Construction of the stormwater management system, onsite wetland conservation/mitigation, 

public roadways (onsite), hardscape, landscaping and irrigation, streetlights/undergrounding of 

electrical lines, and the recreational amenities within the boundary of the proposed CDD will be 

funded, owned, and maintained by this CDD. 

On September 10, 2024, the Board approved Final Detail Site Plan for the first phase of this 

development, which consists of 344 single-family units, via Resolution Number 2024-143 

(Attachment 6). 

The subject property was reduced in size from approximately 338.02 acres to approximately 

334.38 acres as a result of the establishment of Zemel Road as the County’s right of way. 

Current Status  

The applicant/property owner is requesting a major modification to the existing PD 

conditions and its associated General PD Concept Plan and to adopt a revised General PD Concept 

Plan, allowing for a residential development up to 715 dwelling units (a reduction of 179 units). 

The stated purpose of this application is to reduce density units and to allow for secondary 

connection to the property located immediately to the west of the subject property, which is 

owned by the applicant. 

Consistency with the County’s Comprehensive Plan 

The site is designated Emerging Neighborhood on the 2050 Framework Map (FLUM Map #2 

2050 Framework). 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 

on Zemel Road, which connects Burnt Store Road and US 41 in the South County area. It is staff’s 

professional opinion that, although the proposed major modification is to lower the density and 

provide a connection with other adjacent property, it still allows for a residential development 

with a proposed habitat management plan to restore and preserve approximately 152.01 acres 

of onsite wetlands, and their uplands and buffers, which is consistent with the intent of the 

Emerging Neighborhood designation. 
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The Future Land Use Map (FLUM) designation for the site is Burnt Store Village Residential 

(BSVR) which allows for up to five units per acre. The proposed PD rezoning will decrease the 

already approved residential development rights from 894 units to 715 units, which is 

approximately 2.14 units per acre. Staff’s professional opinion is that the proposed changes are 

not contrary to its FLUM designation of BSVR. 
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The subject property is located outside of the Coastal High Hazard Area (CHHA). The proposed 

changes are not contrary to policies related to development within the CHHA. 

According to the proposed revised General PD Concept Plan and the submitted “Native 

Habitat Management Plan” prepared by Kimley-Horn and Associates, Inc., dated October 2025, 

the subject property contains approximately 123.54 acres of wetlands and 17.44 acres of 

uplands. A total of approximately 0.27 acres of onsite wetlands are proposed to be impacted 

within the project area for a roadway crossing to provide access for the proposed residential 

homes to Zemel Road. Due to design constraints of the site, no reasonable alternative exists. In 

total, the project proposes to preserve approximately 152.01 acres of wetlands and wetland 

buffers, which comprise 99.99% (140.953/140.98) of the onsite wetlands. Additionally, 

hydrologic connections of natural flowways shall be maintained during and after all development 

activities. 

Approximately 99.99% of the onsite wetlands will be protected and preserved in perpetuity 

via a wetland management plan. It is staff’s professional opinion that the proposed impact on 

approximately 0.27 acres of wetland is not contrary to ENV Policy 3.1.9: Roads which states that 

“Roads necessary for access to upland portions of a subject property may cross wetlands provided 

they cross the least sensitive portion (i.e., narrowest, most degraded, etc.) of the affected 

wetlands and all environmental permitting procedures have been followed. Minimally invasive 

building techniques and pervious road surfaces will be required.” The submitted Habitat 

Management Plan which will be part of the PD conditions to ensure that the majority of the onsite 

wetlands will be protected and preserved. 

Therefore, it is staff’s professional opinion that the proposed changes are consistent with the 

Comprehensive Plan’s various natural resource policies such as protection of species, 

preservation of habitat, exotic plant removal, and the wetland protection and preservation. 
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Surrounding Uses and Compatibility Issues  

The subject site is located in the South County area and within the boundary of the Burnt 

Store Area Plan. An approved PD via Ordinance Number 2024-034 (Attachment 7) is for 273 

residential units on property located immediately to the west of the subject property. Further to 

the west, there is an established residential neighborhood (Punta Gorda Isles) which includes 

single-family homes and some vacant residential lots; this area is designated as Low Density 

Residential (LDR) with Residential Single-family 3.5 (RSF-3.5) zoning. Across Zemel Road, to the 

northwest of the subject property, there are vacant lands designated for residential 

development, the State-owned lands, and the Burnt Store Colony Mobile Home Park; these areas 

are designated as BSVR and Resource Conservation (RC) with a RE zoning and Manufactured 

Home Park (MHP) zoning. To the northwest, across Zemel Road, the property, containing 

approximately 349.1 acres, is also owned by the applicant, and allows for a residential 

development up to 1,000 units without any commercial uses or a mixture of residential and 

commercial development up to 466 units and commercial uses up to 100,000 square feet. This 

area is designated as BSVR with the PD zoning (Ordinance Number 2024-033) (Attachment 8). To 

the east and south of the subject site, there are environmentally sensitive lands owned by the 

State of Florida. 

 

Based on the above data, it is staff’s professional opinion that the proposed changes to 

reduce to the maximum residential development rights from 894 units to 715, to provide internal 

connection to a residential development located immediately to the west of the subject property, 

and to revise development conditions, will minimize detrimental or negative impacts on 

surrounding residential uses. 
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Concurrency issues 

• Water and Sewer: The site is located in an area serviced by Charlotte County Utilities, the 

Burnt Store site. An “Availability Request Form” from Charlotte County Government Utilities 

Department dated March 10, 2025, states that: “potable water, sanitary sewer and reclaimed 

water are available to the subject property. Services are available through a private developer’s 

agreement to extend them.” In addition, the proposed change will decrease the already approved 

maximum residential development rights from 894 dwelling units to 715 units; therefore, it 

should reduce the water usage and have less sewage generation. 

• Traffic: After reviewing the traffic impact statement prepared by Kimley-Horn and Associates, 

Inc., dated April 21, 2025, and submitted with the application, staff from the County Public Works 

Department agrees with the conclusion which states that: “Access to the site, as shown in the 

conceptual site plan, is provided through the following access connections:  

• One (1) full-access connection along Zemel Road 

• One (1) cross access connection to Firelight South  

The study area roadway segments are anticipated to operate within Charlotte County’s adopted 

Level-of-Service standards in the future total traffic conditions.” However, based on Article XIV. 

Concurrency Management, staff has some concerns related to the future traffic 

concurrency/capacity on both Burnt Store Road and Zemel Road given the development trend in 

that area. Therefore, County staff requested the developer to prepare cumulative traffic impact 

statement for the Firelight developments (North, South, East) and also proposes the following 

PD transportation condition: 

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. 

• School: The proposed changes will decrease the approved residential development rights 

from 894 dwelling units to 715 units; therefore, the student population is expected to be reduced 

as a result of the proposed rezoning. In addition, the following existing PD condition shall remain 

in order to address the school concurrency issues: 

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 
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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 the agreement shall be incorporated into the 

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

modification. 

PD Concept Plan 

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

Review. The petition number is DRC-25-078. A recommendation letter was issued on June 27, 

2025 (Attachment 9).  

Conclusion  

It is staff’s professional opinion that this PD rezoning request with the recommended 

conditions contained in Exhibit “A” attached is consistent with the Burnt Store Village Residential 

FLUM category and various goals, objectives, and policies set forth in the County’s 

Comprehensive Plan as well as vision and intent of the Burnt Store Area Plan. As conditioned, the 

proposed development minimizes detrimental impacts on the surrounding 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. PD-25-10) is generally consistent, as conditioned, with Charlotte 

County’s Comprehensive Plan, Charlotte County's Code of Laws and Ordinances and other 

applicable guidelines.    

The Planning and Zoning Board recommendation on November 10, 2025:  

A motion to forward application No. PD-25-10 to the Board of County Commissioners with a 

recommendation of Approval with conditions “a” through “r”, based on the findings and analysis 

in the staff report dated October 28, 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: Emerging 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)   

4. Existing Future Land Use and Zoning Designations:  
(see attached Future Land Use Map and Zoning Map.)   
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FLUM: Development Standards: 

Burnt Store 

Village 

Residential 

(BSVR)  

General Range of Uses 

Residential, commercial, recreational, institutional uses and public services and 

facilities are allowed in this category, and may either be independently developed or 

integrated through a common plan of development. The Burnt Store Village 

Residential land use category is intended to provide for a range of housing options 

including multi-family and single-family dwelling units sold either fee-simple or as 

condo units. Recreational vehicles may also be developed as a primary use. Each 

space that is to be occupied by a recreational vehicle shall count as a unit of density 

and any recreational vehicle use must be developed per Special Provision (3) below 

Maximum Density 

Density: Properties within this land use category are allowed one dwelling unit per 

ten acres by right. Property of more than 20 acres in size may develop up to five 

dwelling units per acre and property of 20 acres or less may develop up to one 

dwelling unit per acre. Any density above one dwelling unit per ten acres must be 

transferred through a TDU.  

Intensity: Commercial uses must be developed in a compact, nodal configuration. 

Retail development is limited to 0.25 maximum FAR and office and institutional 

development is limited to 0.5 maximum FAR. Commercial developers are encouraged 

to work with Charlotte County, the U.S. Postal Service and other governmental 

service providers to locate branch facilities in commercial areas. 

Mix of Uses Commercial and institutional development within this classification is 

limited to ten percent of the total development area for properties outside of the 

Commercial Node, as illustrated on the Burnt Store Area Map (SPAM Series Map #5). 

Residential may be developed independently of other uses; however, other uses may 

only be developed when integrated into a residential development plan. 

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. 
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In addition to vehicular thoroughfares, functional pedestrian and bicycle-path systems are 
required in accordance with the county's land development regulations. 

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

(see attached Future Land Use Map and Zoning Map.)   

FLUM: Development Standards: 

No Change 

Burnt Store 

Village 

Residential 

(BSVR)  

General Range of Uses 

Residential, commercial, recreational, institutional uses and public services and 

facilities are allowed in this category, and may either be independently developed or 

integrated through a common plan of development. The Burnt Store Village 

Residential land use category is intended to provide for a range of housing options 

including multi-family and single-family dwelling units sold either fee-simple or as 

condo units. Recreational vehicles may also be developed as a primary use. Each 

space that is to be occupied by a recreational vehicle shall count as a unit of density 

and any recreational vehicle use must be developed per Special Provision (3) below 

Maximum Density 

Density: Properties within this land use category are allowed one dwelling unit per 

ten acres by right. Property of more than 20 acres in size may develop up to five 

dwelling units per acre and property of 20 acres or less may develop up to one 

dwelling unit per acre. Any density above one dwelling unit per ten acres must be 

transferred through a TDU.  

Intensity: Commercial uses must be developed in a compact, nodal configuration. 

Retail development is limited to 0.25 maximum FAR and office and institutional 

development is limited to 0.5 maximum FAR. Commercial developers are encouraged 

to work with Charlotte County, the U.S. Postal Service and other governmental 

service providers to locate branch facilities in commercial areas. 

Mix of Uses Commercial and institutional development within this classification is 

limited to ten percent of the total development area for properties outside of the 

Commercial Node, as illustrated on the Burnt Store Area Map (SPAM Series Map #5). 

Residential may be developed independently of other uses; however, other uses may 

only be developed when integrated into a residential development plan. 

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 25 feet 
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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 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.  

Utilities.  

PDs shall be served by public water and sanitary sewers, storm and surface drainage 

systems, and other applicable utilities systems. The preceding sentence shall not 

apply if the developer:  

1.  Provides private facilities, utilities or services approved by appropriate public 

agencies as substantially similar to public services which would otherwise be 

provided to the development under conventional zoning; and 

2.  Makes provision for their continued operation thereafter, or until public facilities, 

utilities and services are available for use. 

Major Modification.  

Generally, additions, deletions, changes in the use, density, or other specifications of 

an approved PD Concept Plan or Final Detail Site Plan are considered a major 

modification. In reaching a decision as to whether or not the change(s) are substantial 

enough to be considered a major modification, and subject to reapplication as a new 

development plan, the Zoning Official shall, after reviewing the following criteria, 

determine whether the changes are substantial enough to be considered a major 

modification:  

1. An increase of development rights shall generally be considered a major 

modification. In no case shall the intensity or density be increased over the maximum 

permitted by Future Land Use Map designation of the subject property.  

2. Any change in parking areas resulting in an increase or reduction of ten percent 

or more in the number of spaces approved.  

3. Structural alterations significantly affecting the basic size and form of the 

building(s) as shown on the approved plan. Changes in form will only be considered 

substantial if they occur within 200 feet of the boundary of the PD district.  

4.  Substantial changes in location or type of pedestrian or vehicular accesses or 

circulation, as determined by the County Engineer. 

Table 2 
 
6. Surrounding Land Uses and their Future Land Use and Zoning Designations:   
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Direction: Existing Land Use: FLUM Designation: Zoning District Designation: 

North 

Zemel Road 
Vacant lands designated for 
residential development 
State-owned lands 

Burnt Store Village 
Residential (BSVR) 
Resource Conservation 

(RC) 

Planned Development (PD) 
Residential Estate (RE-1) - The 

base density is one unit per 

10 acres per Burnt Store Area 

Plan. 

East 
Environmentally sensitive land 

owned by State of Florida 

Resource 

Conservation 
Agricultural Estates (AE) - 1 unit 

per 10 acres 

South 
Environmentally sensitive land 

owned by TIITF/State of Florida 

Resource 

Conservation 
Environmentally Sensitive (ES) 

West 

Vacant property owned by the 
applicant  
Residential neighborhood 

including single-family homes 

and vacant residential lots 

Burnt Store Village 
Residential (BSVR) 
Low Density 
Residential (LDR) 

Planned Development (PD)  

Residential single-family 3.5 

(RSF-3.5) 

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

The subject property currently retains 344 non-CHHA residential units. The proposed residential 

development is up to 715 dwelling units. If the Board approves this PD rezoning, in order to develop 

the site based on the proposed General PD Concept Plan, the applicant/property owner must transfer 

residential dwelling units onto the subject site for any development above 344 units. The entire site 

for residential development is 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). 
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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 
Subject property is located within the boundary of the Burnt Store Area Plan area.  

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

The subject property is located adjacent to the State-owned lands to the east and south.  (SPAM 
Maps, #52, #92 and #93)  

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

a. Charlotte Harbor Aquatic Preserves Management Plan?  (SPAM Map #53)  
Subject property is located outside the boundary of the Charlotte Harbor Aquatic Preserves.   

b. Lemon Bay Aquatic Preserve Management Plan?  (SPAM Map #53)  
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, #44 & 

#70) According to the document contained in the previous applications for the subject property, 
no archeological or historical resources on the subject property or within one-half mile of the 
properties. 

12. Are there wetlands on the property?  Yes, according to the submitted “Native Habitat 

Management Plan” prepared by Kimley-Horn and Associates, Inc., dated October 2025, the site 
contains wetlands. 

a. Number of acres of Category I:  .................... Yes. 

b. Number of acres of Category II:  ................... None. 

13. Natural Resources:   
a. Significant natural resources or critical habitat for endangered species:  According to the 

submitted “Environmental Narrative” prepared by Kimley-Horn and Associates, Inc., dated April 

2025, a bald eagle nest was previously observed onsite, adjacent to the drainage canal extending 

through the center of the project area. Subsequent field reconnaissance did not observe any bald 

eagle nests within the project area. In addition to the database searches, scientists with Kimley-

Horn have performed multiple field surveys of the project. The most recent field survey was 

conducted by Jeb King in January 2025. Species surveyed for included the species listed in the table 

below. Methodology utilized to evaluate the site for gopher tortoise was consistent with FFWCC 

Gopher Tortoise Permitting Guidelines. There is a nest located offsite to the south (greater than 

660’ from the proposed development). No potentially occupied burrows. 

b. Possible impacts to groundwater, surface water, wetlands or other significant natural 
resources:  None have been identified. 

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:  
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a. Is the subject site within the Coastal Planning Area? (FLUM Map #13) ................................. Yes 
Subject Property is located within Zone 2 and Zone 3 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 Flood Zone “D”. Flood Zone “D” is an area in which 
flood hazards are undetermined, but possible. (per FEMA Codes)  

e. Storm Surge Evacuation Zone:  The site is located within Evacuation Zone “C”.   

f. Is the subject site within the Coastal High Hazard Area? (FLUM Map #14)  ............... No 

g. Could the proposed changes impact evacuation times?  ........................................... No 

15. Charlotte County Facilities and Services:  

a. Nearest Park:  ............................. Bissett Park (SPAM Map #74)  
Address: ............................... 12455 Path Avenue, Punta Gorda 
Distance: .............................. approximately 7.6 miles to the north of subject property   

b. Nearest Police Station: ............... District 4 Charlotte County Sheriff’s Office (SPAM Map #25)  
Address: ............................... 7474 Utilities Road, Punta Gorda 
Distance: .............................. approximately 14 miles to the north of subject property  

c. Nearest Fire/EMS Station: ......... Charlotte County Fire Station No. 5 (SPAM Map #22)  
Address: ............................... 26287 Notre Dame Boulevard, Punta Gorda 
Response Time: .................... approximate response time is 4-6 minutes (SPAM Map #39) 

d. Nearest Library:.......................... Punta Gorda Charlotte Library (SPAM Map #73)  
Address: ............................... 401 Shreve St, Punta Gorda 
Distance: .............................. approximately 13.9 miles to the northwest of subject property 

e. Nearest Hospital: ....................... ShorePoint Health Punta Gorda (SPAM Map #24)  
Address: ............................... 809 E Marion Ave, Punta Gorda 
Distance: .............................. approximately 14.5 miles to the northwest of subject property  

f. Nearest Emergency Shelter: ...... Kingsway Elementary School (SPAM Map #21)  
Address: ............................... 23300 Quasar Boulevard, Port Charlotte  
Distance: .............................. approximately 21 miles to the northwest of subject property  

g. Public School Attendance Boundary:   

1. Elementary School: .............. Sallie Jones Elementary School (SFAM Map #1)  
Address: ........................ 1230 Narranja Street, Punta Gorda 
Distance: ....................... approximately 13.6 miles to the northwest of subject property  

2. Middle School: ..................... Punta Gorda Middle School (SFAM Map #2)  
Address: ........................ 825 Carmalita Street, Punta Gorda 
Distance: ....................... approximately 13.5 miles to the northwest of subject property  

3. High School: ......................... Charlotte High School (SFAM Map #3)  
Address: ........................ 1250 Cooper Street, Punta Gorda 
Distance: ....................... approximately 13.7 miles to the northwest of subject property 

16. Concurrency:   

a. Roads Level of Service: ...............................................................................  After reviewing the 
traffic impact statement prepared by Kimley-Horn and Associates, Inc., dated April 21, 2025, and 
submitted with the application, staff from the County Public Works Department agrees with the 
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conclusion which states that: “Access to the site, as shown in the conceptual site plan, is provided 
through the following access connections:  

• One (1) full-access connection along Zemel Road 

• One (1) cross access connection to Firelight South  

The study area roadway segments are anticipated to operate within Charlotte County’s adopted 
Level-of-Service standards in the future total traffic conditions.” 

b. Potable Water Level of Service:   

1. Provider’s Name: Charlotte County Utilities (SPAM Map #66) 

2. Analysis: The site is not currently provided with the water service, it is located in an area 

serviced by Charlotte County Utilities, the Burnt Store site.  

c. Sanitary Sewage Level of Service:   

1. Provider’s Name: Charlotte County Utilities (SPAM Map #69) 

2. Analysis: The site is not currently provided with the water service, it is located in an area 
serviced by Charlotte County Utilities, the Burnt Store site.  

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: ...................................... The proposed change will decrease the approved residential 
development rights from 894dwelling units to 715 units; therefore, the student population is 
expected to be reduced as a result of the proposed rezoning. 

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  

f. 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.   
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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 

18. Intergovernmental Coordination:   

Does this amendment require comments from, or coordination with, adjacent governments or 
other governmental agencies? .................................................................................................... No. 
However, the advertisement of this application will be emailed to the City of Punta Gorda. 

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 subject property is designated as Burnt Store Village Residential (BSVR) on 

the 2030 Future Land Use Map. The site is also located within the Burnt Store Area Plan. 

The proposed Planned Development (PD) rezoning, which is a major modification to the 

existing PD, if approved, will allow for residential development up to 715 units (a 

reduction by 179 units). The proposed change is consistent with and supported by various 

goals, objectives, and policies set forth in the County’s Comprehensive Plan and the vision 

and intent of the Burnt Store Area Plan. 

b. The existing land use pattern in adjacent areas:   

Finding:  The subject site is located in the South County area and within the boundary of 

the Burnt Store Area Plan. An approved PD via Ordinance Number 2024-034 (Attachment 

7) for 273 residential units for property located immediately to the west of the subject 

property. Further to the west, there is an established residential neighborhood (Punta 

Gorda Isles), which includes single-family homes and some vacant residential lots. Across 

Zemel Road, to the northwest of the subject property, there are vacant lands designated 

for residential development, the State-owned lands, and the Burnt Store Colony Mobile 

Home Park. To the northwest, across Zemel Road, the property, containing approximately 

349.1 acres, is also owned by the applicant, allows for a residential development up to 

1,000 units without any commercial uses or a mixture of residential and commercial 
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development up to 466 units and commercial uses up to 100,000 square feet. To the east 

and south of the subject site, there is environmentally sensitive land owned by the State 

of Florida. 

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 change will decrease the approved residential development rights 

from 894 dwelling units to 715 dwelling units; therefore, the student population is 

expected to be reduced as a result of the proposed rezoning. In addition, the following 

existing PD condition shall remain in order to address the school concurrency issues: 

• If the school concurrency process is still required under a valid interlocal agreement, 

prior to Final Detail Site Plan or Final Plat approval for any residential development for 

any Phases, the applicant/property owner must obtain a School Concurrency 

Availability Determination Letter (SCADL) from Charlotte County Public Schools (CCPS) 

indicating that sufficient capacity exists or has been accounted for through a binding 

and enforceable agreement with CCPS to address school concurrency.  

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

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

modification. 

After reviewing the traffic impact statement prepared by Kimley-Horn and Associates, 

Inc., dated April 21, 2025, and submitted with the application, staff from the County 

Public Works Department agrees with the conclusion which states that: “Access to the 

site, as shown in the conceptual site plan, is provided through the following access 

connections:  

• One (1) full-access connection along Zemel Road 

• One (1) cross access connection to Firelight South  

The study area roadway segments are anticipated to operate within Charlotte County’s 

adopted Level-of-Service standards in the future total traffic conditions.” However, based 

on Article XIV. Concurrency Management, staff still has some concerns related to the 

future traffic concurrency/capacity on both Burnt Store Road and Zemel Road given the 

development trend in that area. Therefore, County staff requested developer to prepare 

cumulative traffic impact statement for Firelight developments (North, South, East) and 

also staff proposes the following PD transportation condition: 

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 
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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. However, based on Article XIV. Concurrency Management, staff still has 

some concerns related to the future traffic concurrency/capacity on Burnt Store Road 

given the development trend in that area. Therefore, the following PD condition remains: 

The site is located in an area serviced by Charlotte County Utilities, the Burnt Store site. 

The proposed change will decrease the already approved maximum residential 

development rights from 894 dwelling units to 715 units; therefore, it should decrease 

the water usage and have less sewage generation. In addition, the Charlotte County 

Utilities retains sufficient capacity to serve the proposed residential development. 

Therefore, it is staff’s professional opinion that the proposed changes shall not create any 

concurrency issues. 

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

adjacent areas?   

Finding: The proposed changes will decrease the approved maximum residential 

development rights by 179 dwelling units. The proposed PD conditions will ensure that 

the proposed development shall not create any negative noise or visual impacts on 

surrounding existing and future residents. The approved PD conditions require a 25-foot 

setback along the subject property boundary and an enhanced landscaping and buffer. It 

is staff’s professional opinion that the proposed changes shall not adversely influence 

living conditions or property values in adjacent areas. 

e. Would the proposed change affect public safety?   

Finding:  The proposed residential development as conditioned shall not affect public 

safety. 
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Ordinance Number 2024-001 
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Attachment 6 
Resolution Number 2024-143 
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Attachment 7 
Ordinance Number 2024-034  
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Ordinance Number 2024-033 
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DRC Recommendation Letter 

  



 

June 27, 2025  

Zemel Land Partners, LLC 
Attn:  Michael Neal 
5800 Lakewood Ranch Blvd. 
Sarasota, FL. 34240 

Re: DRC-25-078   Reverie at Firelight – General PD Concept Plan 
Date: May 15, 2025, Site Plan Review agenda 

County staff has reviewed the General PD Concept plan for Reverie at Firelight.  The 
project consists of a proposed modification to the previously approved 894-unit 
residential planned development.  The property is approximately 338 acres and is 
located south of Zemel Road, west of US 41 and east of Burnt Store Road.  The project is 
a proposed 715-unit residential Planned Development. The project is located at 27001 
Zemel Road, Punta Gorda 33955, and the Charlotte County Parcel ID is 422328200001. 
There will be one point of access to the site off Zemel Road and one connection to the 
adjacent property to the west via the proposed roundabout.   This project site is 338± 
acres and is located at parcel # 422382000001, 27001 Zemel Rd, Punta Gorda, FL. 

It is the decision of the Zoning Official to forward DRC-25-078 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. Any encroachment into the FPL easement is the sole responsibility of the
owner to obtain permission. I could not obtain the document for the 60' right-
of-way shown on the survey as Book 48, Page 129. Items are not permitted in
public road right-of-way.

2. 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-permit.stml 
Please call 941-575-3650 with any questions. 

3. Site plan for review. Not enough level of detail to be able to provide
comments. Subject to further review in future submittals and to the structures
at time of building permitting. Any places of public accommodation require
accessible parking.

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

https://www.charlottecountyfl.gov/departments/community-development/building-construction/permits/stormwater-permit.stml
https://www.charlottecountyfl.gov/departments/community-development/building-construction/permits/stormwater-permit.stml


Decision Letter 
DRC-25-078 Reverie at Firelight 
General PD Concept Plan 
Page 2 of 3 

4. All internal roadways will require street names. Please reach out to our
addressing department to check for street name availability.

5. Rezone to PD. Must replat.

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

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

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

9. Applicant must follow all conditions in Approved DRC-24-030.

10. If modifications to the approved Landscaping Plan are required, applicant
must submit an updated (#20250101306) Tree Removal Application.

11. 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). Proposed PD conditions have not been provided
for review.

12. A full landscape plan will be required at time of PD Final Detail.

13. 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).

14. CCU approves the PD Concept plan. Full Utility plan submission/approval will
be required prior to utility construction.

15. The proposed General PD Concept Plan may be required to be revised to be
consistent with the proposed PD conditions during the PD rezoning process.

The General PD concept plan approval shall be valid until Final Detail Site Plan. 
Concept Plans are approved by the Board of County Commissioners. 

Sincerely, 

Shaun Cullinan 
Planning and Zoning Official 
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Petition PD-25-10, Revisions to the PD Conditions  

Established Via Ordinance Numbers 2023-019 & 2007-063 

This proposed development shall comply with all applicable requirements as set 
forth in Charlotte County's Code of Laws and Ordinances. In addition, the following 
shall apply: 

a. Development on the subject property shall occur as generally illustrated in the 
General PD Concept Plan (Attachment 1: Reverie At Firelight PD Concept Plan) 
submitted by the applicant, prepared by Banks EngineeringAtwell, dated March 
29, 2007April 21, 2025, revised and signed October 22, 2025, and except such 
modifications as may be required to meet the conditions of the PD zoning district. 
In addition, the Site Plan Review comments of recommendation of approval per 
the letter dated June 27, 2025, are required to be met as applicable. Such General 
PD Concept Plan (DRC-25-078) shall be valid until a Final Detail Site Plan is 
approved per Section 3-9-45, Planned Development (PD). the Development 
Review Committee (DRC) conditions of approval per letter dated July 2, 2007 are 
required to be met. The open habitat spacewetland/wetland buffer area shall be 
no less than 158.32152.01± acres. The PD Concept Plan includes 34.44± acres 
of lake area. Areas indicated for single-family development and multi-family 
development will be developed as such. Revisions consistent with the notes on the 
approved PD Concept Plan shall be permitted. Residential development standards 
shall be as indicated on the PD Concept Plan, with minor modifications allowed 
only to increase lot sizes. 

b. The subject property currently retains 33 344 units of density. The applicant is 
proposing to develop a total of 894 715 units including 714 multi-family units and 
180 single-family units. The mix of multi-family units and single-family units may 
be changed consistent with the PD Concept Plan. If more than 356 single family 
units are proposed, the applicant shall submit a revised Traffic Impact Statement 
and proportionate share analysis. Any residential development above 344 units 
shall require transferred density units.The subject property shall require 861 units 
of transferred density. 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 Preliminary Plat application or Fihal DRC 
application, whichever shall occur first. 

c. No development shall occur prior to Final DRC Detail Site Plan approval, which 
will be scheduled on the Board of County Commissioners land use consent 
agenda. 

d. Permitted uses and accessory uses. 
i. Single-family homes attached or detached. 
ii. Multi-family. 
iii. Townhouse. 
iv. Amenities such as clubhouse, community pool, tennis court or other similar 

non-commercial recreational uses and structures. 
v. Community garden.  
vi. Park, public or not-for-profit. 
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vii. Accessory uses and structures. Uses and structures which are customarily 
accessory and clearly incidental to permitted uses and structures are permitted 
within this development, including, but not limited to: 
1) Accessory structures, including, but not limited to, garages, carports and 

sheds. 
2) Fences or walls. 
3) Swimming pools, tennis court or other similar non-commercial recreational 

uses and structures. 
c. The developer shall minimize impervious surfaces within the development 

wherever practicable. 
d.e. A development time line and phasing plan for the entire PD shall be 

submitted prior to Final DRC Detail Site Plan approval. A monitoring report shall 
be submitted annually from the day of Final DRC Detail Site Plan approval until 
buildout, identifying the development activities which occurred during the past year 
and summarizing current and previous year statistics (as applicable). 

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

f.g. The roadways for this development shall be constructed to Charlotte County 
standards. If the roadways for this development are to be private. following Final 
DRC Detail Site Plan approval, the developer, and subsequently, the homeowner' 
s associationthe Firelight East Community Development District, is required to 
maintain all private roads within the development area. 

g.h. The development must utilize potable water and sanitary sewer utilities. The 
potable water and sanitary sewer lines must be connected to the site before any 
certificates of occupancy shall be issued. The developer must also extend .re-used 
water utility lines along with the potable water and sanitary sewer lines throughout 
the development. A developer's agreement with Charlotte County Utilities for the 
extension of potable water, sanitary sewer, and re-use lines must be approved by 
the Board of County Commissioners prior to the final DRC application for any 
phase of development. 

h.i. The site shall be developed with a unified landscaping theme. Only Florida Friendly 
plantings and/or xeriscaping shall be allowed for landscape plantings within the 
common areas. The developer shall also make every effort to ensure that 
residential property owners within the development also utilize Florida Friendly 
plantings and xeriscape landscaping. The applicant shall institute an education 
program for all homeowners on the correct use of pesticides, herbicides, and 
fertilizers. A partnership with the Cooperative Extension Service of the University 
of Florida to interact with the Florida Yards and Neighborhoods program is 
encouraged. Only natural organic or other slow release forms of fertilizers shall be 
utilized throughout the development. 

i. All landscaping must be irrigated as necessary to ensure survival. When made 
available by the Utility, non-potable water shall be utilized for common area and 
private irrigation throughout the development. The developer is encouraged to 
construct grey water retention basins on site if at all possible. The developer, a 
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homeowner's association, community development district or similar entity, is 
required to maintain all common areas within the development area. 

j. The development must comply with Chapter 3-2, Article IX, Tree Requirements, of 
the Charlotte County Code. All heritage trees shall be preserved unless the 
applicant can provide substantial evidence that such preservation will cause the 
development of the site to be severely hindered. Should any heritage tree be 
removed, the applicant will plant a sufficient number of trees of the same species 
to equal the girth of the tree removed. These trees will not be counted as part of 
the points needed for development but in addition to those trees needed for points. 

k. Habitat management plan (Attachment 2: Native Habitat Management Plan) shall 
be implemented to make sure that the onsite wetland identified as “wetland area” 
on the General PD Concept Plan (Attachment 1) shall be restored and preserved 
in perpetuityThe developer shall maintain hydrogeology to all of the wetlands. The 
project must comply with Chapter 3-5, Article XV, Upland Buffer Zone 
requirements of the County Code. A naturally vegetated upland buffer zone shall 
be preserved along the perimeter of all wetlands and natural surface waters to the 
edge of development. The buffer shall be a minimum of fifteen (15) feet and 
average twenty-five (25) feet in width as measured from the landward limit of the 
wetland or surface water. Signage as shown on the proposed habitat management 
plan (Attachment 2: Native Habitat Management Plan) shall be required to advise 
residents of the conservation status of the preserves and such signs shall be 
identified on the Final Detail Site Plan and be placed along the perimeter of the 
preserves, particularly where they abut development. 

l. A Conservation Easement preserving in perpetuity all wetlands and associated 
buffer uplands in the area shall be granted to the County or the Southwest Florida 
Water Management District. A copy of the easement shall be sent to the County 
Attorney's Office and Comprehensive Planning Section of the Community 
Development Department for review and approval prior to being filed with the Clerk 
of the Circuit Court. The filing shall be completed prior to Preliminary Plat 
application or Final DRC application, whichever shall occur first. 

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

m. 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.A developer's agreement to fund 
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the widening the Burnt Store Road shall be finalized and approved prior to the final 
DRC application for any phase of development. 

m.n. 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. 

n.o. Landscaping and Buffer requirements: 
i. At a minimum, the 25-foot PD setback for the property boundary adjacent to 

Zemel Road shall be landscaped. 
ii. At a minimum, a type B buffer must be placed within the 25-foot PD setback 

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

iii. At a minimum, a type B Buffer must be placed within the multi-family 
development area which is adjacent to internal single-family development. 

iv. At a minimum, a type C buffer must be provided around the recreation area as 
it considered to be similar to an "active use park". The applicant must comply 
with Chapter 3-5, Article XVIII, Landscaping and Buffer Requirements, of the 
County Code. 

v. The developer is required to remove exotic/nuisance species from the subject 
property. 

o. The developer shall obtain stormwater approval prior to final DRC approval. 
Applicable SWFWMD and Army Corp. permits must be obtained prior to the 
commencement of development. All stormwater facilities must be designed to 
protect groundwater and surface water resources. 

p. The developer is required to provide a sidewalk throughout the subject site, with a 
minimum width of five (5) feet along at least one side of all internal roadways. An 
eight (8) foot wide bicycle/pedestrian trail is required along the northern property 
line on Zemel Road or enter into an agreement with the County addressing the 
sidewalk construction or payment in lieu of construction. All sidewalks shall be 
shown on Final Detail Site Plan. The developer shall coordinate with the 
Department of Public Works. The sidewalk must be completed at the time of the 
50% completion of the residential development. 

q. The recreation amenity areas shall be a total of 7 .113.62± acres and will contain 
a clubhouse with a swimming pool together with other amenities such as a 
basketball court, tennis courts, and a parking area. The final design of the 
recreation amenity area shall be determined at Final Detail Site Plan approval. The 
clubhouse shall be built to the highest wind-bearing loads required by Charlotte 
County and will be made available for use as a post-storm hurricane refuge to the 
proposed neighborhood following a natural disaster. It is understood that the 
clubhouse will not be able to accommodate all residents of the community. 

r. Regarding the school concurrency issues:  
i. If the school concurrency process is still required under a valid interlocal 

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

q.ii. 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. 

r. The applicant shall work with the Charlotte County Public Schools Transportation 
Department to provide a bus stop(s) and shelter(s) for the community. Should the 
pick up and drop off point be located at the entrance of the development, the 
developer shall allow for sufficient room for a parent drop-off and bus pick-up along 
with an adequate me􀃎s for traffic circulation at the entrance. A shelter for the 
children is required at the pick-up area(s). This addition must be shown on the 
Final DRC plan for approval. 

s. Any changes in the Concept Plan must receive a recommendation from the Natural 
Resources Planning Section and the Comprehensive Planning Section. 

The developer shall install a sign at the end of the cul-de-sac in the northwest comer 
of the project informing residents that, in the future, a connection may be provided to 
the properties to the west of the site. 
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Attachment 1 
General PD Concept Plan 

Reverie At Firelight PD Concept Plan 
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Native Habitat Management Plan 

Reverie at Firelight 

October 2025 
 
 
Introduction 
The following Native Habitat Management Plan has been prepared to address the long-term 
management of the wetland and upland preservation areas for the proposed development. 

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

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

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

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

 
IV. Native Habitat Preservation and Management 
A maintenance plan shall be implemented to ensure that the preserve area remain relatively free (<5% 
aerial coverage) of exotic and nuisance vegetation species and maintain a minimum 80% aerial 
coverage of desirable native vegetation species. The maintenance plan will consist of an initial 
exotic/nuisance vegetation treatment and removal event, with scheduled maintenance events to 
ensure that regrowth of exotic and nuisance vegetation is limited. All maintenance activities will be 
conducted via a combination of hand removal and in place treatment in conjunction with spray 
application of approved aquatic herbicides which can be used to selectively treat undesirable 
vegetation. No herbicide treatment of desirable native species is permitted. 

 
V. Fortuitous Finds Policy 

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

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

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

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

 
The results of these monitoring events will be compiled in monitoring reports which will include: 

-Qualitative overview of vegetation species present 
-Percent coverage by exotic/nuisance vegetation 
-Wildlife observations 
-Permanent fixed-point photo stations 
-Discussion of ongoing maintenance activates 
-Identification of insufficiencies and recommendations of future remediation 

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

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

mailto:chris.kennedy@kimley-horn.com
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Sincerely, 

Chris Kennedy 
Environmental Scientist 
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Petition PD-25-10, Revisions to the PD Conditions  

Established Via Ordinance Numbers 2023-019 & 2007-063 

This proposed development shall comply with all applicable requirements as set 
forth in Charlotte County's Code of Laws and Ordinances. In addition, the following 
shall apply: 

a. Development on the subject property shall occur as generally illustrated in the 
General PD Concept Plan (Attachment 1: Reverie At Firelight PD Concept Plan) 
submitted by the applicant, prepared by Atwell, dated April 21, 2025, revised and 
signed October 22, 2025, and except such modifications as may be required to 
meet the conditions of the PD zoning district. In addition, the Site Plan Review 
comments of recommendation of approval per the letter dated June 27, 2025, are 
required to be met as applicable. Such General PD Concept Plan (DRC-25-078) 
shall be valid until a Final Detail Site Plan is approved per Section 3-9-45, Planned 
Development (PD). The wetland/wetland buffer area shall be no less than 152.01± 
acres. . 

b. The subject property currently retains 344 units of density. The applicant is 
proposing to develop a total of 715 units. Any residential development above 344 
units shall require transferred 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 , whichever shall occur 
first. 

c. No development shall occur prior to Final Detail Site Plan approval, which will be 
scheduled on the Board of County Commissioners land use consent agenda. 

d. Permitted uses and accessory uses. 
i. Single-family homes attached or detached. 
ii. Multi-family. 
iii. Townhouse. 
iv. Amenities such as clubhouse, community pool, tennis court or other similar 

non-commercial recreational uses and structures. 
v. Community garden.  
vi. Park, public or not-for-profit. 
vii. Accessory uses and structures. Uses and structures which are customarily 

accessory and clearly incidental to permitted uses and structures are permitted 
within this development, including, but not limited to: 
1) Accessory structures, including, but not limited to, garages, carports and 

sheds. 
2) Fences or walls. 
3) Swimming pools, tennis court or other similar non-commercial recreational 

uses and structures. 
e. A development time line and phasing plan for the entire PD shall be submitted prior 

to Final Detail Site Plan approval. A monitoring report shall be submitted annually 
from the day of Final Detail Site Plan approval until buildout, identifying the 
development activities which occurred during the past year and summarizing 
current and previous year statistics (as applicable). 
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f. The maximum building height for residential development is 38 feet from the base 
flood elevation. The maximum building height within the recreation area is 38 feet 
from the base flood elevation. 

g. The roadways for this development shall be constructed to Charlotte County 
standards. If the roadways for this development are to be private. following Final 
Detail Site Plan approval, the Firelight East Community Development District is 
required to maintain all private roads within the development area. 

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

i. The site shall be developed with a unified landscaping theme. The developer shall 
also make every effort to ensure that residential property owners within the 
development also utilize Florida Friendly plantings. The applicant shall institute an 
education program for all homeowners on the correct use of pesticides, herbicides, 
and fertilizers. A partnership with the Cooperative Extension Service of the 
University of Florida to interact with the Florida Yards and Neighborhoods program 
is encouraged. 

j. All heritage trees shall be preserved unless the applicant can provide substantial 
evidence that such preservation will cause the development of the site to be 
severely hindered. Should any heritage tree be removed, the applicant will plant a 
sufficient number of trees of the same species to equal the girth of the tree 
removed. These trees will not be counted as part of the points needed for 
development but in addition to those trees needed for points. 

k. Habitat management plan (Attachment 2: Native Habitat Management Plan) shall 
be implemented to make sure that the onsite wetland identified as “wetland area” 
on the General PD Concept Plan (Attachment 1) shall be restored and preserved 
in perpetuity. A naturally vegetated upland buffer zone shall be preserved along 
the perimeter of all wetlands and natural surface waters to the edge of 
development. The buffer shall be a minimum of fifteen (15) feet and average 
twenty-five (25) feet in width as measured from the landward limit of the wetland 
or surface water. Signage as shown on the proposed habitat management plan 
(Attachment 2: Native Habitat Management Plan) shall be required to advise 
residents of the conservation status of the preserves and such signs shall be 
identified on the Final Detail Site Plan and be placed along the perimeter of the 
preserves, particularly where they abut development. 

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

n. 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. 

o. Landscaping and Buffer requirements: 
i. At a minimum, the 25-foot PD setback for the property boundary adjacent to 

Zemel Road shall be landscaped. 
ii. At a minimum, a type B buffer must be placed within the 25-foot PD setback 

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

iii. At a minimum, a type B Buffer must be placed within the multi-family 
development area which is adjacent to internal single-family development. 

iv. At a minimum, a type C buffer must be provided around the recreation area as 
it considered to be similar to an "active use park".  

p. The developer is required to provide a sidewalk throughout the subject site, with a 
minimum width of five feet along at least one side of all internal roadways. An eight 
foot wide bicycle/pedestrian trail is required along the northern property line on 
Zemel Road or enter into an agreement with the County addressing the sidewalk 
construction or payment in lieu of construction. All sidewalks shall be shown on 
Final Detail Site Plan. The developer shall coordinate with the Department of 
Public Works.. 

q. The amenity area shall be a total of 3.62± acres and will contain a clubhouse with 
a swimming pool together with other amenities such as a basketball court, tennis 
courts, and a parking area. The final design of the amenity area shall be 
determined at Final Detail Site Plan approval. The clubhouse shall be built to the 
highest wind-bearing loads required by Charlotte County and will be made 
available for use as a post-storm hurricane refuge to the proposed neighborhood 
following a natural disaster. It is understood that the clubhouse will not be able to 
accommodate all residents of the community. 

r. Regarding the school concurrency issues:  
i. If the school concurrency process is still required under a valid interlocal 

agreement, prior to Final Detail Site Plan or Final Plat approval for any 
residential development for any Phases, the applicant/property owner must 
obtain a School Concurrency Availability Determination Letter (SCADL) from 
Charlotte County Public Schools (CCPS) indicating that sufficient capacity 
exists or has been accounted for through a binding and enforceable agreement 
with CCPS to address school concurrency.  



 

4 

 

ii. 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. 
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Reverie at Firelight 

October 2025 
 
 
Introduction 
The following Native Habitat Management Plan has been prepared to address the long-term 
management of the wetland and upland preservation areas for the proposed development. 

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

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

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

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

 
IV. Native Habitat Preservation and Management 
A maintenance plan shall be implemented to ensure that the preserve area remain relatively free (<5% 
aerial coverage) of exotic and nuisance vegetation species and maintain a minimum 80% aerial 
coverage of desirable native vegetation species. The maintenance plan will consist of an initial 
exotic/nuisance vegetation treatment and removal event, with scheduled maintenance events to 
ensure that regrowth of exotic and nuisance vegetation is limited. All maintenance activities will be 
conducted via a combination of hand removal and in place treatment in conjunction with spray 
application of approved aquatic herbicides which can be used to selectively treat undesirable 
vegetation. No herbicide treatment of desirable native species is permitted. 

 
V. Fortuitous Finds Policy 

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

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

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

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

 
The results of these monitoring events will be compiled in monitoring reports which will include: 

-Qualitative overview of vegetation species present 
-Percent coverage by exotic/nuisance vegetation 
-Wildlife observations 
-Permanent fixed-point photo stations 
-Discussion of ongoing maintenance activates 
-Identification of insufficiencies and recommendations of future remediation 

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

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

mailto:chris.kennedy@kimley-horn.com
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Sincerely, 

Chris Kennedy 
Environmental Scientist 
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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)  
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