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Staff Report for: PD-26-01 
Hearing Date: April 13, 2026/May 26, 2026 

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: 

Agent: 

Owner(s): 

Request: 

Taylor Morrison of Florida, Inc., 28100 Bonita Grande Dr., Suite 102, Bonita Springs, FL 
34135 

Tom Sacharski, AICP - RVi Planning + Landscape Architecture, 8725 Pendery Place, 
Suite 101, Bradenton, FL 34201 

Owner of the portion of the property subject to the requested changes: 
Taylor Morrison of Florida, Inc., 28100 Bonita Grande Dr., Suite 102, Bonita Springs, FL 
34135. 
Multiple owners hold title to the portions of the property that are not subject to the 
requested changes.  

A privately initiated request to amend the Charlotte County Zoning Atlas from Planned 
Development (PD) to PD; this is a major modification to Ordinance Number 2023-003, 
specifically PD conditions “a”, “b”, and “c”, by: 

• Adding single-family attached as a permitted use.

• Increasing the approved residential development rights from 208 dwelling units to
212 dwelling units; however, the base density is 212 dwelling units, and no transfer
of density units is required.

• Adopting a proposed General PD Concept Plan, which specifically amends Phase 2,
excluding the existing amenity center and Building 11, adopted as part of the
approved General PD Concept Plan in Ordinance Number 2023-003.

Location: Commission District I:  The subject property is generally located north of Harborview 
Road, south of Westchester Boulevard, west of Loveland Boulevard, and east of Kings 
Highway, in the Port Charlotte area. 

Land Area: The subject property contains a total of 42.62± 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 (see 1,000-foot Buffer Map); and (f) 
Posted Notice.   
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Part 2 - Analysis and Conclusion 

History of the Subject Property 

The subject property is generally located north of Harborview Road, south of Westchester Boulevard, 

west of Loveland Boulevard, and east of Kings Highway, in the Port Charlotte area. 

 

 
On April 15, 1980, the Board of County Commissioners (Board) approved a Planned Development 

rezoning (PD 80-1) for 493 dwelling units, consisting of 336 garden apartments and 157 cluster villas for 

approximately 76 acres of lands. The subject property for this application is a portion of that Planned 

Development.  
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In 1985, an 8-unit condominium building known as Country Meadows Westchester within PD 80-1 

was approved by the Board. 

On October 21, 1997, a 48-unit townhouse development within PD 80-1 was approved by the Board 

via Resolution Number 971190AO (Attachment A). 

On September 19, 2006, a partial Final Detail Site Plan (DRC-PD-80-1D) was approved to construct the 

212-unit Bella Via Condominium on the 42.62 acres within PD 80-1 via Resolution Number 2006-169 

(Attachment B). Since approval, two 8-unit buildings were constructed with supporting infrastructure and 

an amenity center, leaving 196 dwelling units remaining to be built on the subject property.  

On May 24, 2022, the Board approved a modification to this Final Detail Site Plan via Resolution 2022-

059 (Attachment C). Specifically,  

• To extend the buildout date of the Bella Via residential development to May 24, 2025. 

• To revise the number of structures from 21 to 20 buildings. 

• To include two phases for this project.  

On November 20, 2022, a minor modification to this Final Detail Site Plan was approved to add two 

dumpsters.  

On January 24, 2023, the Board approved a major modification of an existing PD via Ordinance 

Number 2023-003 (Attachment D). The specifical changes are: 

• Modification of the layout and placement of some buildings. 

• Revisions to development standards as established in Final Detail Site Plan for residential 

development, called Bella Via Condominium, and approved via Resolution Number 2006-169.  

• Reduction of the approved residential development rights from 212 dwelling units to 208 dwelling 

units. 

• Adoption of the General PD Concept Plan. 

On July 11, 2023, the Board approved Resolution Number 2023-115 (Attachment E), which approved 

a modification to the PD Final Detail Site Plan (Application Number DRC-23-00012) for Bella Via 

Condominium Phase 2. The modification includes the remaining 128 multi-family units of the total 208 

units, along with associated infrastructure, on approximately 21.58 acres of the subject property. 
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Current Status 

The applicant, Taylor Morrison of Florida, Inc., owns the portion of the property subject to the 

requested changes. Specifically, the applicant requests: 

•  To add single-family attached as a permitted use. 

•  To increase the approved residential development rights from 208 dwelling units to 212 dwelling 

units; however, the base density allows up to 212 dwelling units, and therefore no transfer of density 

units is required. 

•  To adopt a proposed General PD Concept Plan, which specifically amends Phase 2, excluding the 

existing amenity center and Building 11, as previously adopted as part of the approved General PD 

Concept Plan in Ordinance No. 2023-003. 

 The applicant states that the purpose of this request is due to changing market trends and 

development scenarios. 

Consistency with the County’s Comprehensive Plan 

The majority of the subject property is located within an Emerging Neighborhood, as shown on the 

2050 Framework Map, with only a small portion designated as CRA. According to the County’s 

Comprehensive Plan, Emerging Neighborhoods include large areas of undeveloped lots or other vacant 

lands that are appropriate for residential and mixed-use development. These areas are generally located 

near regional transportation corridors, typically have access to central water and sewer infrastructure, 

and are situated in the path of future urban development. Emerging Neighborhoods provide an 

opportunity to establish a distinct community identity and to incorporate planning principles that support 

more sustainable development prior to further growth. 

The subject property is part of a Planned Development (PD) project that was originally approved in 

April 1980 for residential development. A major modification to the existing PD was approved in January 

2023, and the most recent Final Detail Site Plan was approved in July 2023 for Bella Via Condominiums 

Phase 2, allowing for 128 multi-family units. 

The proposed major modification to the existing PD, if approved, will introduce additional residential 

housing options and will not alter the overall residential character of the development. Therefore, it is 

staff’s professional opinion that the proposed changes are not contrary to the intent of the Emerging 

Neighborhood designation.  
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Furthermore, the subject property has been designated as Low Density Residential since the 

1980s; the site retains 212 base density units, which is 4.97 units per acre, and the approved 

residential development is up to 208 units. The proposed residential development is to increase 

four dwelling units from 208 dwelling units to 212 dwelling units, which is consistent with the 

Low Density Residential Future Land Use Map category. 

Therefore, the proposed changes are consistent with and supported by various goals, 

objectives and policies set forth in the County’s Comprehensive Plan. 

Compatibility and Surrounding Uses  

The subject property is located on the south side of Westchester Boulevard in the Port 

Charlotte area. The portion of the site subject to the proposed changes currently contains the 

existing amenity center and one multi-family building with supporting infrastructure, while the 

remaining portion is vacant. 

To the north, across Westchester Boulevard, are single-family homes. This area is designated 

as Low Density Residential (LDR) and is zoned Residential Single-Family 3.5 (RSF-3.5) and 

Residential Estate 1 (RE-1). 

To the south are multi-family developments, including Charleston Cay Apartments, as well as 

vacant lands designated for industrial uses and the Whidden Industrial Park, which contains 

developed commercial and light industrial uses within the Charlotte Harbor Community 

Redevelopment Area (CRA). This area is designated as LDR, Low Intensity Industrial (LII), and 

Charlotte Harbor Industrial (CHI), with zoning classifications of Planned Development (PD) and 

Industrial General (IG). 

To the west is Solaris Healthcare-Charlotte Harbor, in an area designated as LDR and High 

Density Residential (HDR), with zoning classifications of Residential Multi-Family 5 (RMF-5) and 

Residential Multi-Family 12 (RMF-12). 
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To the east are vacant lands designated for residential development, Tri-City Baptist Church, 

and single-family homes. This area is designated as LDR and is zoned RMF-5, RE-1, and Residential 

Single-Family 5 (RSF-5). 

The proposed PD rezoning will not modify the previously approved PD conditions related to 

the open space and the enhanced landscape and buffer requirements or development standards, 

including setbacks and maximum building heights. Therefore, it is staff’s professional opinion that 

the proposed development will not have any detrimental impacts on surrounding residential 

uses. 

Concurrency issues 

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

Based on the Utilities Department Availability Request Form dated October 10, 2025, potable 

water and sewer services are available and required. 

• Traffic: Based on the Traffic Impact Statement prepared by TR Transportation Consultants, 

Inc., dated December 1, 2025, and submitted with the application, the County Transportation 

Department concurs with the conclusion that the proposed development will not degrade 

the Level of Service (LOS) of any roadway below the minimum acceptable standard. The 

surrounding roadway network is capable of accommodating the additional vehicle trips 

anticipated to be generated by the development. 

• Schools: The proposed changes do not increase the approved residential development rights 

for the subject property. Therefore, no increase in student generation is anticipated as a 

result of the proposed rezoning. 

Therefore, the proposed PD rezoning does not create any concurrency issues. 

PD Concept Plan 

The PD Concept Plan associated with this PD rezoning, a major modification of the existing 

PD, was submitted for Site Plan Review. The petition number is DRC-26-008. A recommendation 

letter (Attachment F) was issued on April 2, 2026. 

Conclusion  

It is staff’s professional opinion that the proposed major modification to adopted PD 

Conditions “a”, “b”, and “c”, with the recommended amendments set forth in Exhibit “A,” is 

consistent with the Low Density Residential (LDR) Future Land Use Map (FLUM) category, as well 

as the applicable goals, objectives, and policies of the County’s Comprehensive Plan. The 

proposed development is not expected to create any detrimental impacts on 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-26-01) is generally consistent, as conditioned, with Charlotte 
County’s Comprehensive Plan, Charlotte County's Code of Laws and Ordinances and other 
applicable guidelines.    
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The Planning and Zoning recommendation on April 13, 2026:  
A motion to forward application No. PD-26-01 to the Board of County Commissioners with a 

recommendation of Approval with amended conditions a, b, and c, based on the findings and 
analysis in the staff report dated April 2, 2026, 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: The majority of the subject property is part of the 
Emerging Neighborhood (FLUM Map #2 - 2050 Framework)  

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

3. Existing Land Use on the Site: Phase I of the project has been completed and the majority of 
the subject property subject to this application is currently vacant. (see attached Site Image)   

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

FLUM: Development Standards: 

Low Density 
Residential 

(LDR) 

General Range of Uses  

Single-family residential, multi-family residential, manufactured residential 
dwelling units, recreational vehicle parks, sub-neighborhood commercial 
uses, recreational facilities in association with residential development, 
schools, and public services and facilities. 

Maximum Density 

Residential densities shall not exceed five dwelling units per acre. If zoned 
Environmentally Sensitive, the density is one dwelling unit per ten acres. 

Maximum Intensity for Sub-neighborhood Commercial Uses 

• Range of acreage: 0.4 to 3 acres 

• Maximum building coverage of a site: 60% 

• Maximum floor area ratio: 0.6 
Special Provisions for Sub-neighborhood Commercial Use 
1. Sub-Neighborhood Commercial Centers must have sufficient buffering to 

prevent intrusion into residential areas and may be developed only as a 

Planned Development (PD) with no residential uses or Commercial 

Neighborhood (CN). 

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

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

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

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

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

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

FLUM: Development Standards: 

No Change 
Low Density 
Residential 

(LDR) 

General Range of Uses  

Single-family residential, multi-family residential, manufactured residential 
dwelling units, recreational vehicle parks, sub-neighborhood commercial 
uses, recreational facilities in association with residential development, 
schools, and public services and facilities. 

Maximum Density 

Residential densities shall not exceed five dwelling units per acre. If zoned 
Environmentally Sensitive, the density is one dwelling unit per ten acres. 

Maximum Intensity for Sub-neighborhood Commercial Uses 

• Range of acreage: 0.4 to 3 acres 

• Maximum building coverage of a site: 60% 

• Maximum floor area ratio: 0.6 
Special Provisions for Sub-neighborhood Commercial Use 
1. Sub-Neighborhood Commercial Centers must have sufficient buffering to 

prevent intrusion into residential areas and may be developed only as a 

Planned Development (PD) with no residential uses or Commercial 

Neighborhood (CN). 

Zoning: Development Standards: 
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Planned 
Development 

(PD) 

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

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

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

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

Internal circulation. All streets shall be designed to provide safe, efficient and 

convenient access to land uses within the development and to roadways 

adjacent to the development. In addition to vehicular thoroughfares, 

functional pedestrian and bicycle-path systems are required in accordance 

with the county's land development regulations. 

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

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

North 

Westchester Boulevard 

Single-family homes 

 

Low Density Residential 

(LDR) 

Residential single-family 

3.5 (RSF-3.5) 

Residential Estate 1 (RE-

1)  

East 

Vacant land for residential 

development 

Tri-city Baptist Church 

Single-family homes  

Low Density Residential 

(LDR) 

Residential Estate 1 (RE-

1)  

Residential multi-family 5 

(RMF-5)  

South 

Single-family homes 

Vacant lands designated for industrial uses  

Whidden Industrial Park 

Low Density Residential 

(LDR) 

Low Intensity Industrial 

(LII) 

Charlotte Harbor 

Industrial (CHI) 

Planned Development 

(PD) 

Industrial General (IG) 

West Solaris Healthcare 

Low Density Residential 

(LDR) 

High Density Residential 

(HDR) 

Residential Multi-family 5 

(RMF-5) 

Residential Multi-family 

12 (RMF-12) 
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Table 3  
7. Buildout Calculations (square footage or density):  

The subject property retains a base density of 212 dwelling units, and the proposed development 

is for a maximum of 212 dwelling units. 

8. Is subject property in a Community, Special Planning Area or Overlay District? ...............No 

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 not adjacent to any of the existing or proposed Federal, State, or County 
wildlife management areas, parks, preserves or reserves.  (SPAM Maps, #35, #74 and #75)  

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

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

Preserves.   

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

11. Does subject property contain archaeological or historic resources? (SPAM Map #3, #44 & #70) 
On June 16, 2022, a letter from the Florida Division of Historical Recourses states that in response to 
your inquiry of June 16, 2022, the Florida Master Site File lists no cultural resources recorded for the 
property located with parcels ID: 402225227001 and 402225605000 in Charlotte County, Florida. 

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

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

• Because vandalism and looting are common at Florida sites, we ask that you limit the 
distribution of location information on archaeological sites. 

• While many of our records document historically significant resources, the documentation of a 
resource at the Florida Master Site File does not necessarily mean the resource is historically 
significant. 

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

12. Are there wetlands on the property?  No, according to the “Protected Species Assessment” 
report, prepared by Atwell, Inc. and dated October 2025, the site does not contain wetlands. 

a. Number of acres of Category I:  .................... None.  

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

13. Natural Resources:   
a. Significant natural resources or critical habitat for endangered species:  possible, according to 

the “Protected Species Assessment” report, prepared by Atwell, Inc. and dated October 2025, “20 

potentially occupied gopher tortoise burrows were found in the undeveloped areas of the property. 

Using the FWC standard burrow occupancy correction factor of 0.5 gopher tortoises per burrow, 

it is estimated that 10 gopher tortoises are present within the undeveloped areas of the property. 

No sign of gopher tortoises were observed elsewhere on-site. 
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A great egret was observed foraging around the bank of the eastern stormwater management 

pond. These ponds have the potential for periodic opportunistic foraging by both listed and non-

listed species of wading birds within the littoral zones. 

No other species listed by either the FWS or the FWC were observed on the site during the 

protected species survey or during other site visits. In addition to the site inspections, a search of 

the FWC species database revealed no additional known protected species within or immediately 

adjacent to the project limits.” 

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:  

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

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

c. Could the proposed change affect other waterfront access?  ..................................................... No 

d. Flood Zone:  The entire site is located within Flood Zone “10AE”, which is an area with a 
determined base flood elevation of 10 feet.  (per FEMA Codes)  

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

f. Is the subject site within the Coastal High Hazard Area? (FLUM Map #14)  ........................... Yes, 
the majority of the site is located within the Category 1 Storm surge of the Coastal High Hazard 
Area. 

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

15. Charlotte County Facilities and Services:  
a. Nearest Park:  .........................Chester Roberts Park, (SPAM Map #74)  

Address: ............................5084 Melbourne Street, Charlotte Harbor  
Distance: ..........................approximately 2.2 miles to the southeast of subject 
property  

b. Nearest Police Station: ...........District 3 Charlotte County Sheriff’s Office (SPAM Map #25)  
Address: ............................3280 Tamiami Trail, Port Charlotte  
Distance: ..........................approximately 3.1 miles to the northwest of subject 

property  
c. Nearest Fire/EMS Station: .....Charlotte County Fire Station No. 1 (SPAM Map #21)  

Address: ............................3631 Tamiami Trail, Port Charlotte  
Response Time: ................approximate response time is 4-6 minutes (SPAM Map #39) 

d. Nearest Library: ......................Port Charlotte Library (SPAM Map #73)  
Address: ............................2280 Aaron Street, Port Charlotte  
Distance: ..........................approximately 3.4 miles to the northwest of subject 

property 
e. Nearest Hospital: ...................AdventHealth Port Charlotte (SPAM Map #24)  

Address: ............................2500 Harbor Boulevard, Port Charlotte 
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Distance: ..........................approximately 3.2 miles to the southeast of subject 
property  

f. Nearest Emergency Shelter: ..Charlotte Harbor School (SPAM Map #21)  

Address: ............................22450 Hancock Avenue, Port Charlotte  
Distance: ..........................approximately 1.6 miles to the west of subject property  

g. Public School Attendance Boundary:   
1. Elementary School: ..........Peace River Elementary School (SFAM Map #1)  

Address: ......................4070 Beaver Lane, Port Charlotte  
Distance: ....................approximately 1.1 miles to the west of subject property  

2. Middle School: .................Port Charlotte Middle School (SFAM Map #2)  
Address: ......................23000 Midway Boulevard, Port Charlotte  
Distance: ....................approximately 3.6 miles to the northwest of subject 

property  
3. High School: .....................Charlotte High School (SFAM Map #3)  

Address: ......................1001 Education Avenue, Punta Gorda  
Distance: ....................approximately 4.6 miles to the southeast of subject 

property 

16. Concurrency:   
a. Roads Level of Service: ............................................................................... After reviewing the 

traffic impact statement submitted with the application, the County transportation department 
does not have any comments from a transportation concurrency perspective. 

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

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

The Charlotte County Utilities contains sufficient capacity to serve the proposed 

development. 

c. Sanitary Sewage Level of Service:   

1. Provider’s Name: Charlotte County Utilities (SPAM Map #84) 

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

d. Park and Recreation Level of Service:   

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

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

e. Schools: ...................................... There is no change to the approved residential development 
rights. However, the school concurrency issue must be addressed prior to submission of Final 
Detail Site Plan. 

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

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

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 Low Density Residential (LDR) on the 2030 
Future Land Use Map. The proposed Planned Development (PD) rezoning, which is a 
major modification to an existing PD, will: (1) allow single-family attached as an additional 
permitted use, and (2) increase the approved residential development rights from 208 
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dwelling units to 212 dwelling units. However, the base density allows up to 212 dwelling 
units, and therefore no transfer of density units is required. 

The proposed changes are consistent with the LDR Future Land Use Map designation and 
the County’s Comprehensive Plan. 

b. The existing land use pattern in adjacent areas:   

Finding:  The subject property is located on the south side of Westchester Boulevard in 
the Port Charlotte area. The portion of the property subject to the proposed changes 
contains two residential buildings with supporting infrastructure, while the remaining 
portion is vacant. 

To the north, across Westchester Boulevard, are single-family homes. To the south are 
multi-family developments, including Charleston Cay Apartments, as well as Whidden 
Industrial Park, which contains developed commercial and light industrial uses within the 
Charlotte Harbor Community Redevelopment Area (CRA). 

To the west is Solaris Healthcare. To the east are vacant lands designated for residential 
development, Tri-City Baptist Church, and single-family homes. 

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 changes will not increase the previously approved residential 
development rights for the subject property. Therefore, no increase in student generation 
is anticipated as a result of the proposed rezoning. 

After reviewing the Traffic Impact Statement prepared by TR Transportation Consultants, 
Inc., dated December 1, 2025, and submitted with the application, the County 
Transportation Department has no comments from a transportation concurrency 
perspective. 

The proposed development will be served by Charlotte County Utilities, which has 
sufficient capacity to accommodate the proposed residential development. 

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

Finding:  The subject property is part of a Planned Development (PD) project that was 
originally approved in April 1980 for residential development. A major modification to the 
existing PD was approved in January 2023, and the most recent Final Detail Site Plan was 
approved in July 2023 for Bella Via Condominiums Phase 2, allowing for 128 multi-family 
units. 

The proposed major modification to the existing PD, if approved, will introduce additional 
residential housing options and will not alter the overall residential character of the 
development. The previously approved 212 residential units will remain unchanged. 

Previously approved PD conditions, including the requirement for a 25-foot PD setback 
with a Type A buffer along the eastern property boundary and along the northern 
property boundary adjacent to multi-family buildings, as well as a Type B buffer along the 
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southern property boundary adjacent to properties zoned Industrial General (IG), will 
remain in effect. 

Therefore, it is staff’s professional opinion that the proposed development will not 
adversely affect living conditions or property values in the surrounding area. 

e. Would the proposed change affect public safety?   

Finding:  Public safety should not be affected by this proposed major modification to an 
existing PD zoning. 
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Attachment B 

Resolution Number 2006-169 
  

















 

File: PD-26-01 Page 18 of 22 pages Report Date: April 18, 2026 

 

 

 

 

Attachment C 

Resolution 2022-059 
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Attachment D 

Ordinance Number 2023-003 
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Resolution Number 2023-115 
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DRC Recommendation Letter 
  



 

  

 
 
  
 
 
 
 
April 2, 2026          
 
Atwell LLC 
Attn: Heather Polito   
4161 Tamiami Trail, Bldg. 5, Unit 501  
Port Charlotte, FL. 33952 
 
 
Re: DRC-26-008   Bella Via - PD Modification  
 Site Plan Review agenda date, February 12, 2026 
  
 
County staff has reviewed the PD Modification for Bella Via.  The project site is 20.43± 
acres of a total 43.60± and is located at 23479 Collina Way, Port Charlotte, FL. 
 
It is the decision of the Zoning Official to forward DRC-26-008 to the Board of County 
Commissioners with a recommendation of approval. The comments are as follows: 
 

1. Property in 10AE flood zone. Not enough level of detail to do Building review. 
Further review in next stages of review. 
 

2. Rezone to PD from PD Must comply with all PD conditions for the Final Detail 
Site Plan. 

 
3. The two utility easements shown on the owner's survey E1118/583 and 

E779/1602 did not come up in public records the property appraiser shows 
several easements 3 of which are public. See the following... Book 650, page 
2015, Book 3157, Page 236 and Book 3158, Page 1055. Is the easement shown 
on the survey correct and if so, are they public? Are the additional 
easements found on the property appraiser record located in the 
development area. Please note that any encroachments into public 
easements may require a release or occupation of easement. 

 
4. Please be advised that a mod. to the existing SWP will be required. 
 
5. Applicant will need to provide a Gopher Tortoise Burrow Excavation 

Completion Report or FWC After-Action Report stating the burrows have 
been excavated / bucket-trapped and tortoise moved out of harm’s way for 
Tree Removal Approval. 

 
 
 
 
 

Charlotte County Community Development 
Zoning Division                 941.743.1964 
18400 Murdock Circle Port Charlotte FL 33948                  CharlotteCountyFL.gov 
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6.  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 
(survey) 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. 
 

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

 
8. The project must also comply with Chapter 3-5, Article XVI, Open 

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

 
9. Fire hydrant required to within 300’ of each building. 
 
10. If the building(s) is required to have a fire sprinkler system, then the FDC (Fire 

Dept. Connection) shall be within 100’ of the fire hydrant. 
 
11. Per Charlotte County Ordinance 3-3-4 (5) Fire hydrants shall be installed as 

may be necessary so that the distance between hydrants does not exceed 
800 feet. The minimum flow from any hydrant shall be such that it is designed 
to deliver 1250 G.P.M. at 20 pounds P.S.I. residual pressure for a minimum of 
two hours. 

 
12. FDC shall be a 5” Storz connection with a height of 30” above finish grade 

and at a 30-degree angle. 
 
13. Roadways shall be at least 20’ wide of clear space for fire department 

access. 
 
14. Gates/access arms shall be installed with an EVAC System for emergency 

operation use. 
 
15. Provide secondary entrance/egress for emergency apparatus. 
 
16.  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. 
 

17. This project has not been reviewed for compliance. A full landscape plan will 
be required at time of PD Final Detail. 

 
18. PD Concept is approved. Utility plan submission and approval will be required 

prior to utility construction. 
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19. The revised General PD Concept Plan may be revised 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. 
 
 
 
 
 
 
Shaun Cullinan 
Planning and Zoning Official 
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Exhibit “A” 

Amendment to  
PD conditions “a”, “b”, and “c” 
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PD Conditions for Application PD-26-01 

Revisions to PD Conditions “a”, “b”, & “c” as Established in 
Ordinance Number 2023-003 

a.  Development on the subject property shall occur as generally illustrated in the General 
PD Concept Plan (Attachment 1: Bella Via Master Concept Plan) submitted by the 
applicant, prepared by RVi Planning and Landscape Architecture dated December 22, 
2022, except such modifications as may be required to meet the conditions of the PD 
zoning district. In addition, the conditions/comments indicated in the Site Plan Review 
(DRC-22-00185) letter dated December 21, 2022, shall be met. Such General PD 
Concept Plan shall be valid until a Final Detail Site Plan is approved per Section 3-9-
45, Planned Development (PD). Residential development standards shall be as 
indicated on the PD Concept Plan submitted by the applicant. Development in Phase 2, 
except for the existing amenity center and Building 11, shall occur as generally 
illustrated in the General PD Concept Plan (Attachment 2: Bella Via PD Concept Plan) 
submitted by the applicant, prepared by Atwell, Inc. dated January 12, 2026, revised 
March 25, 2026, except such modifications as may be required to meet the conditions 
of the PD zoning district. In addition, the conditions/comments indicated in the Site Plan 
Review (DRC-26-008) letter dated April 2, 2026, shall be met. Such General PD 
Concept Plan shall be valid until a Final Detail Site Plan is approved pursuant to 
Section 3-9-45, Planned Development (PD). 

b.  The subject property retains a base density of 212 units.  The applicant is proposing to 
develop 208 212 units in total. The development is in two phases. Phase 1 includes ten 
residential multi-family buildings (80 units), and Phase 2 includes 16 buildings (128 132 
units) as generally shown on the General PD Concept Plans. 

c.  Permitted uses: 
i.  Single-family attached. 
i. ii.  Residential multi-family. 
ii. iii. Accessory uses and structures: 

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

2. If the structure is accessory to a multi-story primary structure, colors and 
materials may differ, but shall be compatible with colors and materials used for 
the primary structure, except that metal support structures/poles shall be 
permitted. 

3. Fences or walls, which may be permitted prior to the principal uses and 
structures. 
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General PD Concept Plan 
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Qualifications of Jie Shao 

Position: Principal Planner 

Years with Charlotte County: 22 

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

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

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

Education:  

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

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

Professional Associations and Certifications:   

• AICP, American Association of Certified Planners since 2017 

• American Planning Association (APA), Member since 2004 

Related Past Experience: 

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

 Exhibit 1  
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