
 

Charlotte County Community Development 941.743.1201 

Comprehensive Planning 941.743.1292 fax 

18400 Murdock Circle, Suite 536, Port Charlotte, FL 33948 CharlotteCountyFL.gov 

MEMORANDUM 

Date:  8-29-25 

To:  Honorable Board of County Commissioners 

  Planning & Zoning Board 

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

qualifications) 

Subject: PD-25-09, a petition to amend Planned Development (PD) condition “m” as 

established in Ordinance Number 2024-017 

Applicant 

KL Westport Expansion LLC, 105 NE 1st Street, Delray Beach, FL 33444 

Request 

A request for a rezoning from Planned Development (PD) to PD. This is a major modification 

to Ordinance Number 2024-017 (Attachment 1), by amending the adopted PD condition “m” in 

order to modify the requirements of the “natural buffer with 25 feet in width”. 

History and Purpose of this Petition 

On March 28, 2023, the Board of County Commissioners (Board) approved Ordinance 

Number 2023-015 (Attachment 2) for a Planned Development (PD) rezoning for approximately 

630.82 acres of lands. As part of the application, the Board specifically adopted the requirement 

of a “Natural Buffer” as PD condition “m”, which did not define in sufficient detail the term 

“natural buffer”. 

On May 28, 2024, the Board approved Ordinance Number 2024-017 (Attachment 1) to 

specifically define the required “natural buffer” in order to ensure the visibility of the commercial 

development along SR 776 and to provide some flexibility to the number and location of the 

existing native tress to be retained within the 25-foot “natural buffer” area. 

Since then, 33 trees (Attachment 3) that had equal or greater than eight inches Diameter at 

Breast Height (DBH) and palms equal or greater than 12 inches DBH have been removed from 

Area 1 of the required 25-foot “natural buffer” due to installation of utilities, which is contrary to 

the “natural buffer” requirement.  
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Trees Removed Outside Five-foot PUE Tree Removed Within the Five-foot PUE 

Caliper/Species Tree Points Caliper/Species Tree Points 

17" Cabbage Palm 0.5 9"/8" Laurel Oak 10 

24"/24" Live Oak 27 17" Cabbage Palm 0.5 

16" Live Oak 9.5 17" Live Oak 10 

7"/6" Laurel Oak 9.5 13" Live Oak  8 

17" Slash Pine 10 16" Live Oak  9.5 

14" Live Oak 8.5 16"/6" Laurel Oak  12.5 

16" Slash Pine 9.5 8" Laurel Oak  5.5 

15" Laurel Oak 9 14" Laurel Oak  8.5 

18" Cabbage Palm 0.5 17" Live Oak  10 

13" Cabbage Palm  0.5 20" Slash Pine  11.5 

14" Cabbage Palm 0.5 16" Slash Pine  9.5 

13" Slash Pine 8 27" Slash Pine  15 

18" Live Oak 10.5 13"/9"/5" Laurel Oak 15 

20" Live Oak 11.5 17" Slash Pine  10 

8" Live Oak 5.5 TOTAL 135.5 

14" Oak 8.5   
13 " Oak 8   
9" Oak 6   
17" Slash Pine 10   
TOTAL 153.0   
19 trees located outside of the five-foot Public Utility Easement (PUE) have been removed and 14 

trees located within the five-foot PUE have been removed. 

In order to rectify this situation, the applicant is requesting to amend the PD condition “m”, 

specifically: 

• For trees equal or greater than eight inches DBH and palms equal or greater than 12 

inches DBH, which have been removed from Area 1 as shown on Figure 1 due to 

installation of utilities, the Developer is required to replace removed trees located outside 

any County approved Public Utility Easement (PUE) with like size trees. 

• If the trees removed cannot be replaced in kind and size, multiple native trees equaling 

the total tree points removed will be allowed.  

• The Developer may replace removed pine trees with approved native hardwood trees per 

the County’s list of approved tree species with prior written approval from the 

Community Development Department.  
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• All replacement trees shall be planted in the same general locations as they were 

removed outside of the easement areas within the Natural Buffer Area 1 but outside any 

PUE.   

• A minor modification application to Final Detail Site Plan (Application Number DRC-24-

221) is required to amend the originally approved landscape plan and shall be approved 

administratively. 

Conclusion  

The proposed changes will allow for similar trees which were removed from natural buffer 

Area 1 and outside of PUE to be replanted in previous general locations to achieve the original 

intent of the “natural buffer”, to establish the process of this rectification, and to provide better 

visibility for the proposed commercial development. The proposed amendment to condition “m” 

still requires more plantings than are typically required in a “perimeter landscape strip” for 

commercial development along SR 776. Therefore, it is staff’s professional opinion that the 

proposed revision to the existing PD condition “m” shall not have any negative impacts on 

surrounding residential uses. 

The Planning and Zoning Board proposed recommendation on August 11, 2025  

A motion to forward application No. PD-25-09 to the Board of County Commissioners with a 

recommendation of Approval/Denial, based on the findings and analysis in the staff memo dated 

August 2, 2025, Charlotte County’s Comprehensive Plan, and the evidence and testimony 

presented at the public hearing before the Planning and Zoning Board. 
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Attachment 1 

Ordinance Number 2024-017  
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Attachment 2 

Ordinance Number 2023-015 
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Attachment 3 

Location, Type, and Size of Removed Trees 
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PD Conditions for Application PD-25-09 
Revisions to PD Condition “m” as Established in  

Ordinance Number 2024-017 
m). A 25-foot perimeter setback for the entire PD site is not required. However, for the 
proposed expansion area, it is required to provide a natural buffer 60 feet in width as 
measured from the lot line along the multi-family portion of the frontage abutting SR 
776 and 25 feet in width as measured from the lot line along the commercial/retail 
portion of the frontage abutting SR 776. This buffer may be reduced along the 
commercial/retail portion of the plan as needed to accommodate for driveway access. 
Additionally, the following standards shall apply to the 25-foot natural buffer for 
commercial/retail development on parcels abutting SR 776: 
 
Natural 
Buffer 

Depth Supplemental 
Landscaping 

Signs per Section 3-
9-85 

Area 1 as 
shown on 
Figure 1 

20 feet Accent trees and canopy 
trees shall be allowed. 

Permitted 
 

Area 2 as 
shown on 
Figure 1 

5 feet Accent trees and canopy 
trees shall be allowed. 
Perimeter hedge row 
shall be a minimum 
height of 36 inches upon 
planting. 

Not permitted 

1. Removal of all exotic and invasive vegetation is required in Area 1 and Area 2 
shown on Figure 1. All vegetation shall be retained in Area 1 during construction 
until installation of any building roof structures has commenced. 

2. Preservation of existing native trees if applicable shall be required, except as 
provided below.  

3. Accent trees and canopy trees shall be incorporated with the existing native trees 
to achieve the equivalent of Type B buffer, including three canopy trees and one 
accent/understory tree per 100 linear feet. Perimeter hedge row (the minimum 
maintained height of 48 inches) to form a continuous, solid visual screen within 
one (1) year of planting shall be required. 

4. Tree points are subject to the County code, section 3-9-100.3: Tree requirements. 
5. Tree removal is subject to the County code, section 3-9-100.3: Tree requirements, 

except that: 
• All trees less than eight inches DBH and palms less than 12 inches DBH may 

be removed from Area 1 as shown on Figure 1. 
• All trees may be removed from Area 2 as shown on Figure 1. 
• Tree permits are required for removal of any trees with equal or greater than 

four-inch caliper and any palm with equal or greater than six (6) feet of clear 
trunk. 

6. The required landscaping for Tract S as shown on the approved General PD 
Concept Plan in Ordinance Number 2023-015 shall be completed prior to issuance 
of a Certificate of Occupancy. 

7. A tree barrier, which is used to prevent damage to tree root systems, shall be 
placed at grade and at the boundary of Area 1 as shown on Figure 1 for the 
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duration of construction of the project. However, the tree barrier shall be installed 
after consultation with county staff so that the tree barrier will not impact the 
existing tree root systems. 

 

 

Figure 1 
 

8.  For trees equal or greater than eight inches DBH and palms equal or greater than 12 
inches DBH, which have been removed from Area 1 as shown on Figure 1 due to 
installation of utilities, the Developer is required to replace removed trees located 
outside any County approved Public Utility Easement (PUE) with like size trees. If the 
trees removed cannot be replaced in kind and size, multiple native trees equaling the 
total tree points removed will be allowed. The Developer may replace removed pine 
trees with approved native hardwood trees per the County’s list of approved tree 
species with prior written approval from the Community Development Department.  All 
replacement trees shall be planted in the same general locations as they were 
removed outside of the easement areas within the Natural Buffer Area 1 but outside 
any PUE. A minor modification application to Final Detail Site Plan (Application 
Number DRC-24-221) is required to amend the originally approved landscape plan 
and shall be approved administratively. 



 

 

 
Qualifications of Jie Shao 

Position: Principal Planner 

Years with Charlotte County: 21 

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

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

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

Education:  

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

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

Professional Associations and Certifications:   

• AICP, American Association of Certified Planners since 2017 

• American Planning Association (APA), Member since 2004 

Related Past Experience: 
• Planner, Architectural Graphics Designer, University Instructor in Architecture, Suzhou 

Planning Bureau/Institute of Urban Construction & Environmental Protection (1990-1994)  

 Exhibit 1  
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