
 

File: PAS-20-00005 and PD-20-00004 Page 1 of 17 pages Report Date:  August 3, 2020 

 
Staff Report for: PAS-20-00005 and PD-20-00004 

Meeting Date: August 10, 2020  September 8, 2020 

To: Planning and Zoning Board  Board of County Commissioners 

From: Shaun Cullinan, Planning and Zoning Official (see Exhibit 1 for professional qualifications) 

Regarding: A request to amend the Zoning Atlas  

Part 1 – General Information 
Applicant: Seventeen and Seventy-five LLC, 821 Fifth Avenue South, Naples, FL 34102  

Agent: William Dempsey, 821 Fifth Avenue South, Naples, FL 34102 

Owner: Seventeen and Seventy-five LLC, 821 Fifth Avenue South, Naples, FL 34102  

Request: A privately initiated request to:  
• (a) Amend the Charlotte County Future Land Use Series Map #1: 2030 Future Land Use, 

from Low Density Residential and High Density Residential to the Commercial.   
• (b) Amend the Charlotte County Zoning Atlas from Planned Development, Residential 

Multifamily-5, and Residential Multifamily-10 to the Planned Development zoning 
classification.   

Location: The lots which requires a FLUM amendment are: (a) 3300-3506 Rosemary Drive and the 
entire property to be rezoned PD is: (b) 6201 Duncan Rd. and 3300-3506 Rosemary Dr.  

Area: The site contains a total of: (a) 2.47-acres, plus (b) 19.15-acres = 21.62 acres (more or 
less).   

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

 

Part 2 – Recommendation 
Staff Recommendation of August 3, 2020:   

Recommend approval of petition number PAS-20-00005 based on the findings and analysis in the 
Comprehensive Planning Division staff report dated August 3, 2020.   

Recommend approval of petition number PD-20-00004 based on the findings and analysis in the 
Comprehensive Planning Division staff report dated August 3, 2020.   

The Planning and Zoning Board proposed recommendation for August 10, 2020:  
A motion to forward petition number PAS-20-00005 to the Board of County Commissioners with a 

recommendation of Approval / Denial, based on the findings and analysis in the staff report dated August 3, 
2020, Charlotte County’s Comprehensive Plan, and the evidence and testimony presented at the public hearing 
held before the Planning and Zoning Board.   

A motion to forward petition number PD-20-00004 to the Board of County Commissioners with a 
recommendation of Approval / Denial, based on the findings and analysis in the staff report dated August 3, 
2020, Charlotte County’s Comprehensive Plan, and the evidence and testimony presented at the public hearing 
held before the Planning and Zoning Board.   
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At their regularly scheduled Planning and Zoning Board (P&Z) meeting dated September 14, 2020, there 

were only four members present.  The motion was made to approve the petition, this resulted in a deadlock 
of two-two, under the Rules and Procedures, a tie constitutes recommendation of denial.  A handful of citizens 
spoke on the petition primarily on the impact of the rail-truck portion and the siding portion, which go hand in 
hand.  The P&Z agreed that this may be too impactful to the existing residential neighborhoods.  
 

Part 3 – Analysis and Conclusion 
Analysis:   

The attached Location Map shows the general location of subject property at the northeast corner of 
Interstate-75 and U.S. Highway 17.  The Area Image shows the specific location of subject property, 
adjacent to the south of the Atlantic Coastline Railroad, which is operated by the Seminole Gulf Railway.  
The Site Image is a close-up view of the aerial photograph showing the lots and parcels that make up 
subject property, which is comprised of parts of three old subdivisions including “Punta Gorda Pinery”, 
“Pineapple Center” and “Golf Club Estates”, which was the most recent plat recorded in 1924.  Lots 44 
and L8, and parcel P8 were all part of a previous plan amendment (PA-07-12-97) and rezoning to Planned 
Development (Z-07-12-98).  Parcel P8 was once a part of Block “I” of Golf Club Estates; however, this 
portion of the plat was vacated in 2008 (PV-08-01-02) as a step towards implementing the previously 
approved planned development; however, that development never occurred, probably due to the Great 
Recession of 2007-2009.   

Subject property has a Framework Map designation of Economic Center.  The applicant’s proposed 
rail to truck transfer station, would be the first of its kind in Charlotte County, and could be a significant 
jobs creator and economic boost to the area.  Subject property is a good location for a rail to truck transfer 
station because of its location adjacent to the railroad, and at the junction of two major highways, 
Interstate-75 and U.S Highway 17 (Duncan Road).  This location is also close to the newly constructed 
extension of Piper Road, which also provides convenient access to Punta Gorda Airport.  The applicant is 
also proposing to construct Rosemary Drive and Somerset Road, to Charlotte County standards, in order 
to provide access to subject property and better connect the existing road network.   

Subject property has three different FLUM designations, which are; Commercial, Low Density 
Residential, and High Density Residential.  The plan amendment is proposed so that the property will have 
a Commercial FLUM designation.  Subject property also has three different zoning classifications, which 
are: PD, RMF-5, and RMF-10.  The companion rezoning request is to assign the Planned Development 
zoning classification to subject property to allow the proposed railroad siding for a rail-to-truck transfer 
station on Parcel One and also buffer and screen the proposed uses from surrounding properties.  The 
attached FLUM Maps and Zoning Maps show the existing and proposed Future Land Use Map 
designations and zoning classifications.   

According to the applicant’s Narrative the purpose of this application is to assign a Commercial FLUM 
designation to subject property and then rezone subject property to Planned Development, with specific 
conditions, which would allow the applicant to develop permitted Commercial General uses along with a 
railroad siding for a rail-to-truck transfer station on Parcel One.  The applicant has acquired 15 additional 
lots along Rosemary Drive and is proposing a new Planned Development for subject property, which 
includes these lots.  The acquisition of additional lands and the discovery of an existing eagles’ nest has 
required significant revisions to the previously approved Planned Development.  The new Concept Plan 
proposes three separate development areas.  Parcel One is for a railroad siding for a rail-to-truck transfer 
station; Parcel Two is for uses which are permitted uses in the Commercial General zoning district along 
with other specified permitted uses, that complement the rail-to-truck transfer station; and Parcel Three 
is for storm-water facilities, utilities, and project signage.  The PD rezoning process has been proposed by 
the applicant so the County could better protect the surrounding residential uses and improve the visual 
appearance with architectural design standards for buildings along Duncan Road, while at the same time 
screen the industrial uses with the conditions for approval of the Planned Development zoning district.   
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Compatibility and Impacts on Adjacent Land Uses:   
Existing land uses surrounding subject property consist of; the Atlantic Coastline Railroad (120’) and 
Riverside Drive (50’) to the north, then single-family and two-family residences, which are zoned RMF-10.  
Vacant commercial land and Interstate-75 (350’) are located to the west, which is zoned CG.  U.S. Highway 
17 (250’) and vacant commercial lands are located to the south, which are zoned ECAP.   Finally, single-
family residences and vacant lots are located to the east, which are zoned RMF-5 and RMF-10.  The impact  
 

Part 3 – Analysis and Conclusion (continued) 
on future adjacent land uses to the south and west would be relatively minor because of the locations of 
U.S. 17 and Interstate-75.  The residences located to the east of Somerset Road are closest to the proposed 
development and will experience the greatest impact.  However, these homes will be separated from this 
development by a street and the development will be screed with a type “D” landscape buffer, which will 
include a six-foot high sight-obscuring fence or wall.  The residential uses to the north will also be screened 
with a type “D” landscape buffer and are over 170 feet away from this development separated by the 
railroad and Riverside Drive.   

The Planned Development (PD) zoning district is intended to “encourage concentrated, energy-
efficient land development through the use of innovative land use planning and structural design 
techniques.  Conventional zoning requirements are replaced by flexible performance criteria” (sub-section 
3-9-45(a)).  Uses and structures permitted in a Planned Development (PD) zoning district include (sub-
section 3-9-45(b)): “Any residential, commercial, industrial, or public land uses and structures are 
permitted in this district, provided the proposed development is shown to be consistent with the goals, 
objectives and policies of the comprehensive plan, and consistent with the future land use element, and 
the standards and criteria contained in the following sections.”  

Planning staff agrees that the proposed rezoning may be permitted, and can be supported, by the 
2050 Comprehensive Plan, if the Future Land Use Map (FLUM) designation is changed to Commercial.  The 
Planned Development regulations were specifically crafted to allow commercial or industrial development 
adjacent to residential areas, with extensive 25-foot wide setbacks, and perimeter landscape buffers and 
screening.  Therefore, the proposed zoning map amendment to Planned Development for subject 
property should have minimal impacts on the adjacent residences and vacant properties, if adequate 
screening and buffers are required for this proposed development.  Staff’s recommendation for screening 
and buffers are provided in the Planned Development Rezoning Conditions for the PD rezoning.   
 
Consistency with Charlotte County’s Comprehensive Plan:   

The Framework designation for subject property is Economic Center (see Framework Map).  Subject 
property is located in an Economic Center and FLU Objective 5.3, Economic Centers and CRAs, of the 
Comprehensive Plan’s Future Land Use Element is applicable to this petition.  Staff has identified (pages 
13-15) these and several other Goals, Objectives and Policies from the Comprehensive Plan that support 
this proposed rezoning.   

The applicant is requesting a FLUM classification of Commercial (FLUM Map) for all of subject 
property.  The Land Use Guide provides a description of the “General Range of Uses” for the Commercial 
FLUM classification, which states: “This category provides for full range of sales and service activities.  
These uses may occur in self-contained centers, multi-story structures, campus parks, municipal central 
business districts, or along arterial highways.  In reviewing zoning requests or site plans, the specific 
intensity and range of uses, and design will depend on location factors, particularly compatibility with 
adjacent uses, availability of highway capacity, ease of access and availability of other public services and 
facilities.  Uses should be located to protect adjacent residential use from such impacts as noise or traffic.  
In wellfield protection areas uses are prohibited that involve the use, handling, storage, generation or 
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disposal of hazardous toxic material or substances, or waste or petroleum products.”  Both Commercial 
and Industrial FLUM classification have maximum Floor Area Ratio of 1.0.  Subject property consists of 
21.62 acres (941,767 square feet), therefore the maximum building square footage for this development 
would be 941,767 square feet.  The maximum lot coverage for all buildings may not exceed 55 percent of 
the lot area in the CG zoning district.  As such, staff recommends that the maximum building coverage on 
subject property be limited to 55 percent or 517,971 square feet.   
 

Part 3 – Analysis and Conclusion (continued) 
The applicant is requesting a rezoning to Planned Development (Zoning Map).  Along with this 

application the applicant has submitted the proposed PD Rezoning Conditions, which includes a schedule 
of uses to allow the proposed rail-to-truck transfer station on Parcel One, as well as c uses permitted on 
Parcel Two.  These uses are equivalent to a list of permitted uses allowed in the CG zoning district, with 
some additional uses relating to the rail-to-truck transfer station.  This will allow development of subject 
property as proposed, provided they install extensive screening, construct Rosemary Drive and Somerset 
Road to County standards, and comply with all other County development codes.   
 
Concurrency Issues:  

• Potable Water and Sanitary Sewer:  Subject property is in the City of Punta Gorda certificated service 
area for potable water and sanitary sewer (Spam Maps #83 and #86 Certificated Utility Areas).  The 
proposed development will create the need for a potable water supply and treatment of wastewater.  
The applicant is proposing that the City of Punta Gorda will supply water and sewer service to the site.  
If subject property is eventually developed to its maximum capacity of 941,767 square feet (maximum 
FAR = 1.0), the potable water and waste-water treatment needs would be approximately as noted in 
the table below.   

Square feet:  Amount of water needed: Amount of waste-water generated:  
941,767 square feet maximum  = 94,207 gpd = 80,076 gpd 

• Student Generation:  The proposed development will not generate any new students.   

• Traffic:  After reviewing the applicant’s Traffic Impact Statement and Concept Plan the County 
Transportation Project Manager has concluded that there will be no change in the existing Level of 
Service (LOS).  However, he also stated that “With respect to the site related improvements and other 
items, County Transportation staff reserve the right to make additional comments at the time of 
detailed site plan development level.”  See attached Transportation Memo, dated July 15, 2020, from 
Transportation Project Manager.   

Based on these facts the proposed development should not create any concurrency issues.   

Planned Development Concept Plan:   
The proposed Concept Plan was reviewed and commented on by County Staff, after which the Zoning 

Official determined that the PD Concept Plan should be approved subject to 21 conditions.  The conditions 
for this approval are stated in the Planning and Zoning Official’s decision letter dated February 5, 2020 to 
Weiler Engineering.  This letter included statements that additional conditions would be established by 
the BCC through the Planned Development (PD) rezoning process.   

Conclusion:   
The proposed PD Concept Plan and Planned Development Rezoning Conditions, which includes a list 

of permitted uses and specific Development Standards, may be consistent with the County’s 
Comprehensive Plan.  The applicant is requesting a Commercial FLUM classification and a zoning map 
amendment to Planned Development for subject property.  Code requirements for a Planned 
Development include a 25-foot PD setback, and extensive landscape buffers and screening of the 
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proposed uses from surrounding residential and commercial properties.  The proposed schedule of uses 
and planned rail-to-truck transfer station should not create any detrimental impacts on the surrounding 
properties if adequately screened and buffered.  As such, staff recommends approval of the proposed 
zoning map amendment from Planned Development, Residential Multifamily-5, and Residential 
Multifamily-10 to Planned Development, with the conditions listed below.   
 
 

Part 3 – Analysis and Conclusion (continued) 
 
Recommended Conditions of Approval:   

The applicant has proposed a schedule of uses and development standards in their Narrative as part 
of their application.  Staff is in agreement with what the applicant has proposed and is recommending 
approval.  Staff’s primary concern is screening of views from the adjacent residential properties and U.S. 
17 (Duncan Road), which is a major gateway and thoroughfare for Charlotte County residents and visitors 
to Charlotte County.  The following conditions are recommended for adoption if the Planned Development 
rezoning is approved.   

Planned Development Rezoning Conditions:  
a. Development on subject property shall occur as detailed in the PD Concept Plan submitted by the 

applicant, prepared by The Weiler Engineering Corporation, dated October 11, 2019 and revised on 
July 13, 2020, except such modifications as may be required to meet the conditions of the PD zoning 
district.  In addition, the Site Plan Review conditions of approval per letter dated February 5, 2020 are 
required to be met.  Creation of individual lots within Parcel 1 or Parcel 2 may be done as a minor 
amendment to the Final Site Plan.  Lots and parcels may be platted or re-platted as necessary.   

b. Permitted uses:  
i. Within Parcel 1:  Railroad siding - rail to truck transfer station.   
ii. Within Parcel 2:   

1. All permitted and conditional principal uses in the CG zoning district shall be allowed.  No 
special exceptions shall be allowed.   

2. Mini-warehouses may have accessory outdoor storage areas that are equal to, or less than, 
the square footage of the mini-warehouse storage units, for recreational vehicles only, 
including boats, travel trailers, RVs and campers.   

3. Truck stops.   
4. Light manufacturing and assembly in a completely enclosed building.   
5. Lumber and building supply establishments and yards.   
6. Wholesale sales.   
7. Mass transit terminals and yards.   

iii. Within Parcel 3:  Stormwater and signage.   
c. Development applications for each parcel shall include submittal of a revised Traffic Impact Statement 

based on the use proposed.   
d. All development is subject to the following Development Standards:   

i. The maximum Floor Area Ratio is 1.0 (100 percent).   
ii. The maximum lot coverage is 55 percent.   
iii. The setback requirements are the same as the requirements under the CG zoning district.   

e. The maximum building height for this development shall be 60 feet measured from base flood 
elevation points as these may apply to the project site.   

f. The maximum height for outside storage is 50 feet, and the maximum height for equipment is 60 feet.   
g. Conditions specific to the use of the property as a railroad siding are as follows:  
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i. The railroad siding is subject to the provisions of American Railway Engineering and Maintenance-
of-Way Association (AREMA) safety and construction standards.   

ii. The interim staging of off-loaded containers awaiting shipment shall not exceed 14 days.   
iii. Off-loaded containers shall not be stacked higher than three containers.   
iv. No hazardous waste material shall be transferred at the site.   
v. There shall be a paved access route for on-site loading or unloading areas.   
vi. All loading and unloading of containers shall be done by side loader only.   

 

Part 3 – Analysis and Conclusion (continued) 

Planned Development Rezoning Conditions: (continued)  

h. Except for train deliveries, the operation hours for railroad sidings shall be from 7:00 AM to 7:00 PM 
during the weekdays, and weekend operation is not allowed.   

i. No on-site development beyond the land clearing shall occur prior to Final Site Plan Review approval.   

j. The developer shall minimize impervious surfaces within the development wherever practicable.   

k. The roadways for this development shall be constructed to Charlotte County standards.  The applicant 
will be improving two undeveloped County roads, Rosemary Drive and Somerset Road, to Charlotte 
County’s standards.   

l. 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.  
When available, the developer must also extend re-used water utility lines along with the potable 
water and sanitary sewer lines throughout the development.   

m. The site shall be developed with a unified landscaping theme.   

n. 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 the irrigation system throughout the 
development.   

o. 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.   

p. Landscaping and Buffer requirements:  
i. Within the 25-foot setback, no pavement or other structure are permitted, except for the 

construction of a wall, berm, fence or pedestrian access.   
ii. At a minimum, a type “B” buffer must be placed within the 25-foot PD setback along the westerly 

property line, that is adjacent to the property zoned Commercial General.  A type “D” buffer must 
be placed along the northerly lot line, along the Atlantic Coastline Railroad line and west of Lot 
“1A” of Block “A.  A type “D” buffer must also be placed along the westerly right-of-way line of 
Somerset Road, and along the southerly property line adjacent to Duncan Road (U.S. 17).  A type 
“A” buffer must be placed within the 25-foot PD setback along the north, east and southerly 
property lines of Parcel Three (3).   

q. This development is subject to the provisions of Chapter 3-5, Article XXIV, Charlotte County 
Commercial Design Standards.   

r. Exterior signage shall meet the existing Sign Code, Section 3-9-95.  No special exception or variance 
shall be granted for any signage on the site.   
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s. Access to Duncan Road at Somerset Road shall be subject to Florida Department of Transportation 
review and approval.   

 
 
 
 
 

Part 4:  Research and Findings 

1. 2050 Framework Map Designation:..... Emerging Neighborhood and Economic Corridor  
(FLUM Map #2 - 2050 Framework)  

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

3. Existing Land Use on the Site: ........... subject property consists of a vacant lots and parcels.   

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

FLUM: Development Standards: 

Low Density 
Residential 

(LDR); 
 

High Density 
Residential 

(HDR); 
 

and 
 

Commercial 
(COM) 

Low Density Residential:  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 Intensity:  Maximum density shall not exceed five dwelling units per acre.   

High Density Residential:  Single-family residential, multi-family residential, recreational 
vehicle parks, sub-neighborhood commercial uses, and recreational facilities in association 
with residential development, schools, and public services and facilities.  

Maximum Intensity:  Maximum density shall not exceed 15 dwelling units per acre.   

Commercial:  This category provides for full range of sales and service activities. These uses 
may occur in self-contained centers, multi-story structures, campus parks, municipal 
central business districts, or along arterial highways. In reviewing zoning requests or site 
plans, the specific intensity and range of uses, and design will depend on location factors, 
particularly compatibility with adjacent uses, availability of highway capacity, ease of 
access and availability of other public services and facilities. Uses should be located to 
protect adjacent residential use from such impacts as noise or traffic. In wellfield 
protection areas uses are prohibited that involve the use, handling, storage, generation or 
disposal of hazardous toxic material or substances, or waste or petroleum products.  

Maximum Intensity:  Maximum FAR shall not exceed 1.0.   

Zoning: Development Standards: 
Residential 

Multifamily-5 
(RMF-5); 

 
Residential 

Multifamily-10 
(RMF-10); 

 
and 

 
Commercial 

General 

The purpose and intent of the RMF-5 and RMF-10 zoning districts is to offer low- or high-
density residential with emphasis on multifamily use.   
The purpose and intent of the CG district is to allow general commercial activity.   

Standard:                                      RMF-5:                         RMF-10:                               CG:          . 
Minimum lot area:…...…7,500 square feet……7,500 square feet….….12,000 square feet 
Minimum lot width:………………80 feet…………………80 feet…………………………….100 feet  
Setbacks:   

Front:……………………………….25 feet……………….25 feet……………………………...15 feet  
Side (interior):………………….15 feet……………….15 feet…………………………..zero feet 
Side (street):………..…………..15 feet………………15 feet……………………………...10 feet  
Rear (interior):…………………15 feet……………..…15 feet………………………………10 feet  
Rear (street):……………………15 feet…………………15 feet………………………….….10 feet  
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(CG) Abutting water:……………….20 feet……………..…20 feet………………………………20 feet  
Maximum lot coverage:…………40 %.......................40 %.....................................55 %  
Maximum building height:…….60 feet………………..60 feet………………………….…..60 feet  
Maximum density:…………………5/acre.………..……..10/acre…………………………..…..1.0 FAR  

Table 1 
 
 

Part 4:  Research and Findings (continued)  
 
5. Proposed Future Land Use and Zoning Designations: (see Future Land Use Map and Zoning Map.)   

FLUM: Development Standards: 

Commercial 
(COM) 

General Range of Uses.  This category provides for full range of sales and service activities.  These 
uses may occur in self-contained centers, multi-story structures, campus parks, municipal central 
business districts, or along arterial highways.  In reviewing zoning requests or site plans, the specific 
intensity and range of uses, and design will depend on location factors, particularly compatibility with 
adjacent uses, availability of highway capacity, ease of access and availability of other public services 
and facilities.  Uses should be located to protect adjacent residential use from such impacts as noise 
or traffic.  In wellhead protection areas uses are prohibited that involve the use, handling, storage, 
generation or disposal of hazardous toxic material or substances, or waste or petroleum products.   

Maximum Intensity.  Maximum FAR shall not exceed 1.0.  Development should be consistent with 
the applicable underlying zoning classification standards and land development regulations.   

Zoning: Development Standards: 

Planned 
Development 

(PD) 

Minimum Lot and Yard Requirements.  There are no minimum lot and yard requirements for this 
district, provided no structure shall be located closer to the peripheral property line of the PD than 
25 feet or as required by section 3-9-88, "Waterfront property," as the same may be amended, 
whichever is greater.  If the PD abuts water, the minimum setback shall be 20 feet.  However, 
minimum lot and yard requirements other than those contained in this section and section 3-9-88 
may also be established through the final site plan approval process.   
Maximum Height of Structures.  There is no maximum height for structures in this district, except as 
required by section 3-9-88, "Waterfront property," as the same may be amended.  Maximum height 
limits other than those contained in section 3-9-88 may also be established through the PD review 
process.   
Open Space.  A minimum of 20 percent of the entire PD parcel or phase shall be open space, which 
may include vegetated areas unencumbered by an impervious surface.   
Utilities.  Potable water supply, sewage treatment and water management systems, utility lines and 
easements shall be designed in accordance with requirements of the county subdivision regulations 
except as modified in subsection (c)(1)e of this section, "Relation to utilities, public facilities and 
services”.   
Internal Circulation.  Streets to be dedicated to the public shall be designed and constructed in 
accordance with the subdivision regulations or other appropriate design standards.  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 master plan.   

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

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

North 
Atlantic Coastline Railroad, 

Riverside Drive and  
one- & two-family homes 

High Density Residential Residential Multifamily-10 
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East Single-family residences 
and vacant lots 

Low Density Residential,  
High Density Residential,  
and Commercial (COM) 

Residential Multifamily-5 
Residential Multifamily-10  
and Commercial General 

South Vacant land Enterprise Charlotte 
Airport Park 

Enterprise Charlotte 
Airport Park (ECAP) 

West Vacant lots Commercial (COM) Commercial General (CG) 

Table 3  
 

Part 4:  Research and Findings (continued)  
7. Buildout Calculations (square footage or density):  

The Comprehensive Plan allows a maximum floor area ratio of 1.0 for commercial developments, 
which would allow a maximum of 941,767 square feet of building area on this 21.62-acre site.  The 
Land Development Regulations limits the lot coverage of all buildings to 55 percent of the area of the 
lot, which is a maximum of 517,971 square feet for the building footprints.  If this zoning map 
amendment to Planned Development is approved the applicant will be able to use and develop 
subject property as stated in the ordinance authorizing this Planned Development zoning district.   

8. Is subject property in a Community, Special Planning Area or Overlay District? ............. Yes 
Subject property is located in the U.S. 17 special planning area.  (FLUM Maps #8, #9, #10 or #11)  

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

Subject property is not located adjacent to any existing or proposed Federal, State, or County 
wildlife management areas, parks, preserves or reserves.  (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) 
The applicant received a review letter from the State Division of Historic Resources stating that 

the Florida Master Site File (FMSF) lists no Archeological Sites or Cultural Resources on subject 
property (see FMSF Letter dated May 20, 2020).   

This research does not constitute a detailed review.  If any archeological or historical resources 
are found state laws require that the applicant contact the Compliance and Review Section of the 
Division of Historical Resources at 850-245-6333.  This proposed commercial development does 
appear to comply with Future Land Use Policy 6.2.13, Archeological Resource Protection.   

12. Are there wetlands on the property?  ..........Yes, 0.33 acres of wetlands are located on the site .   

a. Number of acres of Category I:  .................... To be determined by FDEP.  

b. Number of acres of Category II:  ................... To be determined by FDEP.  

13. Natural Resources:   

a. Significant natural resources or critical habitat for endangered species:   
Charlotte County’s Environmental Specialist performed a cursory review and provided comments 
on the attached Memorandum (Environmental Memo dated July 10, 2020).  Environmental staff 
will conduct another review and site inspection during the Site Plan Review process.   

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

Part 4:  Research and Findings (continued)  
14. Coastal Planning:  

a. Is the subject site within the Coastal Planning Area? (FLUM Map #13) .................................. Yes 
Subject Property is located within Zone One 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 “8AE”, which are areas in which base 
flood elevations have been determined to be at the eight-foot elevation.  (per FEMA Codes)  

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

f. Is the subject site within the Coastal High Hazard Area? (FLUM Map #14)  ............................ Yes 
Subject Property is located within the Tropical Storm Surge zone.   

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

15. Facilities and Services:  

a. Nearest Park:  ............................. Darst Park, (SPAM Map #92)  
Address: ............................... 537 Darst Avenue, Punta Gorda  
Distance: .............................. approximately 0.60 miles to the north of subject property  

b. Nearest Police Station: ............... District 4 Charlotte County Sheriff’s Office (SPAM Map #42)  
Address: ............................... 7474 Utilities Road, Punta Gorda  
Distance: .............................. approximately 2.0 miles to the south of subject property  

c. Nearest Fire/EMS Station: ......... Charlotte County Fire Station No. 6 (SPAM Map #38)  
Address: ............................... 27589 Disston Avenue, Punta Gorda  
Distance: .............................. approximately 1.7 miles to the east of subject property  
Response Time: .................... approximate response time is 4-6 minutes (SPAM Map #39) 

d. Nearest Library:.......................... Punta Gorda Public Library (SPAM Map #91)  
Address: ............................... 401 Shreve Street, Punta Gorda  
Distance: .............................. approximately 3.3 miles to the west of subject property 

e. Nearest Hospital: ....................... Bayfront Health (SPAM Map #41)  
Address: ............................... 809 East Marion Avenue, Punta Gorda  
Distance: .............................. approximately 1.9 miles to the west of subject property  

f. Nearest Emergency Shelter: ...... South County Regional Park (SPAM Map #38)  
Address: ............................... 670 Cooper Street, Punta Gorda  
Distance: .............................. approximately 2.0 miles to the west of subject property  

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

Address: ........................ 27050 Fairway Drive, Punta Gorda  
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Distance: ....................... approximately 1.0 miles to the east of subject property  
2. Middle School: ..................... Punta Gorda Middle School (SFAM Map #2)  

Address: ........................ 1001 Education Avenue, Punta Gorda  
Distance: ....................... approximately 3.0 miles to the west of subject property  

3. High School: ......................... Charlotte High School (SFAM Map #3)  
Address: ........................ 1001 Education Avenue, Punta Gorda  
Distance: ....................... approximately 2.8 miles to the west of subject property  

 

Part 4:  Research and Findings (continued)  
16. Concurrency:   

a. Roads Level of Service: ............................................................................... No impact.   
See attached Transportation Memo, dated July 15, 2020, from Transportation Project Manager.   

b. Potable Water Level of Service:   

1. Provider’s Name: ............................................. City of Punta Gorda Utilities, (SPAM Map #83) 

 225 gallons per ERU per day 

Permitted Facility Capacity Current Facility Usage Proposed Land Use 
Estimated water needs 

10,000,000 gallons per day 5,397,000 gallons per day 94,207 gallons per day 

Table 4 

2. Analysis:  City of Punta Gorda Utilities has approval from the PSC to provide up to 10,000,000 
gpd through their potable water plant and most recently has been producing approximately 
5,397,000 gpd.  Subject property is in the City of Punta Gorda Utilities’ service area.  If the 
Board approves this application the future development of up to 941,767 square feet could 
ultimately be constructed in the Planned Development (PD) zoning district.  If developed to 
the maximum capacity allowed by code, up to 94,207 gpd of potable water may be needed.  
There is sufficient capacity to serve this proposed development.  (see Utility Availability Letter, 
dated February 24, 2020)   

c. Sanitary Sewage Level of Service:   

1. Provider’s Name: ......................................... City of Punta Gorda Utilities , (SPAM Map #86) 

 190 gallons per ERU per day 

Permitted Facility Capacity Current Facility Usage 
Proposed Land Use 

Estimated sewer needs 

12,000,000 gallons per day 2,514,000 gallons per day 80,076 gallons per day 

Table 5 

2. Analysis:  City of Punta Gorda Utilities has approval from the PSC to treat up to 12,000,000 
gpd through their waste-water treatment plant and most recently has been treating 
approximately 2,514,000 gpd.  Subject property is in the City of Punta Gorda Utilities’ service 
area.  If the Board approves this application a development of up to 941,767 square feet could 
ultimately be constructed in the Planned Development (PD) zoning district.  If developed to 
the maximum capacity allowed by code, up to 80,076 gpd of waste-water may need to be 
treated.  There is sufficient capacity to serve this proposed development.  (see Utility 
Availability Letter, dated February 24, 2020)   

d. Park and Recreation Level of Service:   
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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.   

 
 
 

Part 4:  Research and Findings (continued)  
 

e. Schools: ...................................... There will not be any impact on school concurrency.   

f. Solid Waste:   

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

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

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

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

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

g. Drainage:  Level of Service:   

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

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

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

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

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

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

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

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

18. Intergovernmental Coordination:   
Does this amendment require comments from, or coordination with,  

adjacent governments or other governmental agencies? ............................................................. No 

This application does not require comments from any other government or agency; however, 
planning staff did send a notice to the City of Punta Gorda.     

19. Has a public hearing been held on this property within the last year? ............................ No 
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Public hearings were held before the Planning & Zoning Board and the BCC in 2008.  The BCC 
approved Ordinance Number 2008-031 on March 18, 2008 approving a previous rezoning to Planned 
Development for a portion of subject property.  The applicant then requested, and was granted, a plat 
vacation of a portion of subject property later in 2008.   

 
 
 

Part 4:  Research and Findings (continued)  
20. 2050 Comprehensive Plan:  Goals, Objectives, and Policies that may be relevant to the 

proposed amendment:   
Future Land Use: 

FLU GOAL 1:  2050 FRAMEWORK.  Implement a land use and development framework based upon Smart 
Growth Principles that will:  
• Preserve and protect natural resources.  
• Preserve and support agricultural uses.  
• Protect and enhance residential neighborhoods.  
• Promote a compact, efficient, and environmentally sensitive pattern of development.   
• Promote economic development.  
• Discourage urban sprawl pursuant to Section 163.3177 Florida Statutes (F.S.).  
• Encourage and support energy efficient land use forms.  
• Ensure adequate services and facilities to serve new and existing development.  
• Protect private property rights.  
FLU Objective 1.1:  Planning Strategy Implementation.  To create a planning framework and 
implementation strategy that will enhance the livability of Charlotte County; preserve or enhance its 
natural, cultural, and physical resources; discourage urban sprawl pursuant to Section 163.3177 F.S. 
(2015); promote sustainable and energy-efficient land use patterns.   

FLU Policy 1.1.1:  Planning Principles.  These Planning Principles shall guide the creation of land use 
policy and development regulations within Charlotte County and shall be implemented through the 
policies contained in this Charlotte 2050 Comprehensive Plan.  These principles shall include:   
• Preserving open space, farmland, natural beauty and critical environmental areas.   
• Promoting urban development and redevelopment.   
• Taking advantage of compact building design.   
• Encouraging distinctive, attractive, mixed use communities with a strong sense of place.   
• Encouraging the creation of walkable neighborhoods in population centers that can support compact 

development.   
• Creating a range of housing opportunities and choices.   
• Providing a variety of transportation choices.   
• Encouraging community and stakeholder collaboration.   
• Making development decisions predictable, fair and cost effective.   

FLU Objective 1.2:  Future Land Use Map (FLUM).  To direct the timing, location, density, and intensity 
of development and redevelopment throughout Charlotte County consistent with the Planning 
Principles in the 2050 Framework Report and Concept Plan.   

FLU Policy 1.2.4:  Urban Service Area.  For lands within the Urban Service Area, this Plan:   
1. Promotes infill redevelopment and compact new development that will minimize the conversion of 

agricultural and rural lands for urban use.   
2. Maximizes the efficient use of available urban infrastructure.   
3. Establishes the priority locations for the extension of that infrastructure.   
4. Prohibits the expansion of Urban Service Area land use designations, identified in FLU Table A-1 of FLU 

Appendix I, outside the Urban Service Area.   



 

File: PAS-20-00005 and PD-20-00004 Page 14 of 17 pages Report Date:  August 3, 2020 

FLU Objective 1.4:  Protection of Private Property Rights.  To recognize and respect private property 
rights, including the right to farm, and to respect such rights and the impact upon them when preparing 
recommendations for land use decisions.   

FLU Policy 1.4.2:  Notice of Property Owners and Neighboring Lands.  The County shall provide 
appropriate notice to the property owner(s), the general public and owners of neighboring lands of 
all applications for amendments to the Comprehensive Plan, Zoning Atlas, and Land Development 
Regulations.   

 

Part 4:  Research and Findings (continued)  
FLU GOAL 4:  PLANNING CONCEPT PLAN IMPLEMENTATION – NEIGHBORHOOD PROTECTION AND 
ENHANCEMENT.  Enhance the livability and viability of neighborhoods through the implementation of a 
coordinated strategy that discourages urban sprawl pursuant to Section 163.3177 F.S. (2015) and:  
• Preserves and protects existing viable neighborhoods and subdivisions.   
• Promotes revitalization and infill development in neighborhoods that are aging.   
• Redefines existing under-developed platted subdivisions by promoting alternatives that create walkable 

places which integrate commercial uses and introduces a mixture of housing types.   
• Establishes limitations and constraints for areas of platted lots that are sparsely developed, lack urban 

services, or are encroaching into sensitive environmental lands.   
FLU Objective 4.1:  Discourage Urban Sprawl.  To transform the character, function, and form of the 
planned residential land uses within Charlotte County into functional, sustainable neighborhoods as 
part of the planning approach to redefining the County’s platted lands.  The County shall continue to 
encourage reduction of the total number of vacant lots.  Reducing the number of vacant lots is not 
necessarily intended to result in reduced overall buildout but is intended to ensure sustainable buildout 
occurs.   

FLU Policy 4.1.2:  Overall Reduction in Platted Lands.  The County shall continue to pursue the 
objective of reducing the total number of vacant lots by a minimum of one percent per year during 
the planning period (2010-2030) of this Plan, through the following actions:   
1. Implementation of the Neighborhood Framework.   
2. Implementation of a graduated impact fee schedule that encourages development within 

Revitalizing Neighborhoods.  
3. If appropriate, public acquisition of lots for preservation, restoration, recreation, viable habitat for 

listed species, or outdoor education using public funds.   
4. Creating incentives for plat vacations or re-platting lots within targeted areas through an 

administrative plat vacation or re-platting process where the cost is borne by the County if a density 
reduction occurs as a result of the plat vacation or re-platting.   

5. Creating incentives for the assembly and re-platting of lots by private interests for redevelopment 
or other purposes.   

6. Selective acquisition of lots by the County for use in property assembly, lot swaps, or transfers of 
density units where such action satisfies a public need, such as the provision of infrastructure or 
urban services.   

7. Facilitation of the re-assembling of lots.   
FLU Policy 4.1.6:  Neighborhood Compatibility.  The County shall protect the quality and integrity of 
established neighborhoods from adjacent incompatible development and shall include specific review 
criteria for rezoning actions to address residential compatibility.  The following shall be considered:  
1. A method for determining compatibility between residential zoning classifications.   
2. Buffer or transition requirements necessary to develop or achieve compatibility where appropriate.  

The purpose of such criteria is to provide standard and predictable measures for establishing and 
creating compatibility through landscaping, buffers, natural areas or transitional development 
practices in an effort to:  
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a. Lessen impacts and integrate development along the edges of properties where different zoning 
districts are present,  

b. Screen undesirable views,  
c. Preserve tree canopy and vegetation, and  
d. Facilitate the safe movement of traffic and pedestrians in vehicle use areas.   

 
 
 

Part 4:  Research and Findings (continued)  
FLU GOAL 5:  PLANNING CONCEPT PLAN IMPLEMENTATION – ECONOMIC DEVELOPMENT. 
Provide an Economic Development Program and Strategy that:  
• Focuses on business creation and expansion.   
• Aligns public investments, incentives and Future Land Use element policies to encourage and protect 

economic development opportunities that leverage existing economic assets.   
FLU GOAL 5.1:  2050 Framework – Economic Development.  To focus economic development activity 
in the form of Economic Districts, Centers and Corridors to support economic growth and planned 
residential development.   

FLU Policy 5.1.1:  Priority for the Provision of Urban Services.  The County shall establish the priority 
for the extension of urban services and facilities in Economic areas as follows:   
1. First priority: Economic Districts.   
2. Second priority: Economic Centers with completed Special Area Plans, Community Redevelopment 

Areas (CRAs) and Economic Corridors.   
3. Third priority: Economic Centers or Corridors supporting Emerging Neighborhoods with Special Area 

Plans.   
4. Fourth priority: Economic Centers or Corridors supporting Emerging Neighborhoods without Special 

Area Plans.   
FLU Objective 5.3:  Economic Centers and CRAs.  To create distinctive places of unique character and 
identity, maximize their economic benefit, and create more walkable and transit supportive places.   

FLU Policy 5.3.1:  Economic Centers.  Economic Centers are focused locations of regional commercial 
and employment uses. Although these Centers have yet to fully develop and currently lack the 
intensity and mix of use that would maximize their economic benefit and create more walkable and 
transit supportive places, these areas will be encouraged to change and redevelop over time into 
economically vibrant, walkable, mixed use centers with unique and identifiable character.   

FLU Objective 5.5:  Support Business Creation and Future Economic Development Opportunities.  To 
support and foster economic development activities that focus on business creation and expansion, and 
protection of future economic opportunities.   
FLU Objective 5.7:  General Standards for Non-Residential Development.  To ensure that future 
commercial, office and industrial uses are consistent and compatible with the character of the area in 
which the uses are located.   

FLU Policy 5.7.1:  Limiting Industrial Uses Adjacent to Residential.  The County shall require industrial 
development infringing upon existing residential land uses or upon lands designated as a "Residential" 
land use category on the FLUM to provide a development plan that outlines methods that will be used 
to limit any noise, smell, and sight impacts of the development.   
FLU Policy 5.7.2:  Industrial Use Buffers.  The County shall require industrial uses to create a buffer 
that protects adjacent incompatible land uses by means such as natural, vegetative barriers.  These 
land uses include, but are not limited to, lands designated as Preservation, Resource Conservation 
and all lands acquired by county, State, or Federal agencies for preservation and conservation 
purposes.   
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FLU Policy 5.7.4:  Commercial Landscaping and Buffering.  The County shall enforce its landscaping 
and buffer regulations on all new commercial developments to protect the aesthetic qualities of 
commercial lands; to provide shady, well-landscaped parking lots in all commercial areas; and to 
provide buffering in order to protect adjacent, less intensive land uses from adverse impacts such as 
noise, lighting, and traffic.  Alternate urban design standards shall be required for areas that are 
developed under a Revitalization Plan, an Emerging Area Plan or a Special Area Plan.   

 
 

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?   
Findings:  The proposed rezoning to Planned Development (PD) would be consistent with the County’s 
Comprehensive Plan if the Board of County Commissioners finds the requested Plan Amendments to 
the FLU Maps to the Commercial designation is appropriate.   

b. The existing land use pattern in adjacent areas:   
Findings:  Subject property consists of vacant lands located along the south side of the Atlantic 
Coastline Railroad, adjacent to commercial uses to the west and south, which are zoned CG and ECAP.  
A residential subdivision is located adjacent to the east with some existing single-family residences 
and numerous vacant lots, which are zoned RMF-5.  Few of the lots in this subdivision have been 
developed; therefore, this could be an appropriate location for the proposed change to the Planned 
Development zoning district, based on the recommended conditions of approval, including extensive 
screening and buffering of subject property from adjacent residential areas and public streets.   

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:   
Findings:  The proposed rezoning to the Planned Development zoning district does not involve new 
commercial or industrial intensity because a similar PD was previously approved for the majority of 
subject property.  The proposed change is intended to allow subject property to be used for a rail to 
truck transfer station and related uses, which would not impact schools or parks.  The potential future 
redevelopment could be as much as 941,767 square feet of industrial or commercial space.  The 
County’s Transportation Project Manager does not anticipate any significant change in traffic patterns 
and the existing streets will continue to operate at an acceptable Level of Service at maximum build-
out of subject property.  No additional roadway capacity improvements are recommended.  The 
proposed development will create additional demand for potable water and sanitary sewer service 
from the City of Punta Gorda Utilities; however, the City of Punta Gorda Utilities does have sufficient 
capacity to serve subject property.   

d. Would the proposed change adversely influence living conditions or property values in adjacent 
areas?   
Findings:  The proposed rail to truck transfer station and related industrial and commercial uses could 
affect living conditions or property values of adjacent residential properties if nothing is provided to 
address these affects.  However, extensive screening, landscaping and buffering requirements are 
proposed as a condition of approval of this Planned Development rezoning, which can make the 
proposed uses compatible with adjacent properties.  The requested rezoning of subject property to 
Planned Development allows the BCC to adopt appropriate restrictions and conditions related to the 
PD and these conditions, along with existing County codes, will require setbacks, landscape buffers, 
and screening to protect the living conditions and property values in adjacent residential areas.   

e. Would the proposed change affect public safety?   
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Findings:  Public safety should not be affected by this proposed zoning change from Planned 
Development, Residential Multifamily-5, and Residential Multifamily-10 to Planned Development to 
allow redevelopment of subject property for a rail to truck transfer station.  The proposed 
development could provide a benefit to the residents of the area and community with jobs, and new 
screening, landscaping, and buffers, which will adequately screen views and enhanced the 
appearance of subject property for the residential neighbors and the public traveling on Duncan Road.   

 



 
 
 

Qualifications of Shaun Cullinan 
 
 
Position: Planning and Zoning Official  
 
Years with Charlotte County: 8.5 
 
Position Summary & Experience:  I have worked as the Planning and Zoning Official for Charlotte 
County Community Development Department for over six years. My duties include reviewing and 
making determinations of compliance with Charlotte County zoning regulations on all Land Use 
items presented to the Board of County Commissioners and Board of Zoning Appeals.  I also 
make binding final determinations pertaining to all aspects of the Land Development Regulations. 
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