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Staff Report for: PD-26-02 
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: KL WP Village LLC, by its Manager, The Kolter Group LLC, 105 NE 1st Street, Delray Beach, 

FL 33444 

Agent: Pape-Dawson Consulting Engineers LLC, 200 NW Loop 410, San Antonio, Texas, 78212 

Owner(s): KL WP Village LLC, 105 NE 1st Street, Delray Beach, FL 33444 

 Murdock Village Community Redevelopment Agency, 18500 Murdock Circle, Port 

Charlotte, FL 33948 

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

Development (PD) to PD. This amendment constitutes a major modification to Ordinance 

Number 2025-007 by revising the adopted PD condition “e)xi)” to modify the conditions 

governing drive-through uses. 

Location: Commission District IV:  The subject property includes multiple parcels and is generally 

located north of El Jobean Road (SR 776), south of Seymour Avenue, east of the Como 

Waterway, and west of Collingswood Boulevard, within the boundary of the Murdock 

Village Community Redevelopment Area (CRA), and in the Port Charlotte area. 

Land Area: The subject property contains a total of 154.93± acres. 

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

Part 2 - Analysis and Conclusion  

Request 

The applicant, KL WP Village LLC, by its Manager, The Kolter Group LLC, is requesting an 

amendment to the adopted PD condition “e)xi)” as established in Ordinance Number 2025-007 

(Attachment 1). 
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The subject property includes multiple parcels and is generally located north of El Jobean 

Road (SR 776), south of Seymour Avenue, east of the Como Waterway, and west of Collingswood 

Boulevard, within the boundary of the Murdock Village Community Redevelopment Area (CRA), 

in the Port Charlotte area, and in Commission District IV. It contains a total of approximately 

154.93 acres. 

 
History of the Subject Property 

On January 28, 2020, the Board of County Commissioners (Board) approved Ordinance 

Number 2020-008 (Attachment 2) to allow for the construction of a mixture of retail, 

entertainment, and hotel uses, including a water park, including: 

• 2,000,000 square feet of commercial, retail, restaurant, destination entertainment, and 

accessory storage uses. 

• Two hotels with conference centers, 500 keys total. 

• Five hotels, 750 keys total. 
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• 45 acres for a water park. 

Since the Board approved this PD rezoning in 2020, no Final Detail Site Plan has been 

submitted. The PD Concept Plan expired on January 28, 2021. On March 25, 2025,  the Board 

approved Ordinance Number 2025-007 (Attachment 1) to amend the adopted PD Concept Plan, 

and its associated PD conditions; converting through the adopted equivalency matrix the 

previously approved 84,745.76 square feet of regional commercial uses to 350 units of single-

family units and the previously approved 58,394.16 square feet of regional commercial uses to 

320 multi-family units; in order to have a mixture of residential and commercial development up 

to: 

• 670 residential units. 

• 250,000 square feet of regional commercial uses. 

• 150 keys of hotel use. 

• 150,000 square feet of other commercial uses, including governmental uses. 

On October 28, 2025, the Board approved Ordinance Number 2024-041 (Attachment 3) to 

revise development standards for townhomes by reducing the “minimum lot width” from 20 feet 

to 16 feet and the “minimum side yard abutting road” from 15 feet to ten feet. 

Reason for this Request 

The applicant, KL WP Village LLC, by its Manager, The Kolter Group LLC, is seeking this 

application to modify the conditions governing drive-through uses. Drive-through uses are 

permitted under the Commercial General (CG) zoning district without restrictions such as “all 

drive-through lanes shall only be accessed from an alley” and “drive-through uses shall not be 

located at intersections.” 

The current restrictions prohibit drive-through uses on most outparcels located along El 

Jobean Road (SR 776) within this project. However, such uses are permitted on all portions of 

properties designated for commercial uses within the West Port PD project, which is located 

immediately to the west of the subject property. Additionally, drive-through uses are permitted 

for all properties along the southern side of SR 776 that are zoned CG. 

Because no alleys are proposed within the West Port Village project, the applicant is 

requesting this amendment. 

Surrounding Uses and Compatibility Issues  

Existing land uses surrounding subject property consist of commercial and vacant commercial 

lands within Murdock Village across Seymour Avenue to the north, with a Future Land Use Map 

(FLUM) designation of Murdock Village Mixed Use (MVMU) and zoned Commercial General (CG); 

additional lands within Murdock Village to the west, with a FLUM designation of MVMU and 

zoned PD for a mixture of residential and commercial development up to 1,898 single-family 

dwelling units, 804 multi-family dwelling units, and 670,522 commercial square footage. There 

are vacant commercial lands across SR 776 (El Jobean Road) to the south, with a FLUM 

designation of Commercial (COM) and zoned CG; and commercial and industrial uses across 

Collingswood Boulevard and the Auburn Waterway to the east, with a FLUM designation of Low 

Intensity Industrial (LII) and zoned Industrial General (IG).   
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It is staff’s professional opinion that the proposed removal of the two conditions governing 

drive-through uses is not contrary to the County’s Comprehensive Plan and is consistent with the 

property owner’s rights to equal opportunity, as provided to other properties zoned Commercial 

General (CG) within the County, and to establish such uses without additional restrictions. The 

proposed changes will not alter the intent of the project to create a mixed-use development, 

including residential, commercial, governmental uses, and affordable housing. 

Furthermore, the term “public” will be removed from the existing condition stating that 

“stacking lanes shall not encroach on any public right-of-way,” while the remainder of the 

condition will remain in effect to further ensure safety and prevent any interruption of the 

normal traffic flow. 

Concurrency issues 

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

The approved development rights for this property remain unchanged as a result of this 

application. 

• Traffic: Traffic impacts will remain the same because the approved development rights for 

this property remain unchanged. 

• Schools: The approved development rights for this property remain unchanged; therefore, 

there will be no increase or decrease in the student population as a result of the proposed 

changes. 

PD Concept Plan 

No revisions to the approved General PD Concept Plan as established in Ordinance Number 

2025-007 (Attachment 1) are proposed for this application. 

Conclusion  

It is staff’s professional opinion that this major modification to the existing PD, to amend the 

adopted PD condition e)xi), as shown in Exhibit “A,” is not contrary to the County’s 

Comprehensive Plan. 

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-26-02) is generally consistent, as conditioned, with Charlotte 

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

applicable guidelines.    

The Planning and Zoning Board recommendation on April 13, 2026:  

A motion to forward application No. PD-26-02 to the Board of County Commissioners with a 

recommendation of Approval with amended PD condition e)xi), based on the findings and 

analysis in the staff report dated March 21, 2026, 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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Part 4:  Research and Findings 

1. 2050 Framework Map Designation: Community Redevelopment Area (CRA) (FLUM Map #2 - 2050 

Framework)  

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

3. Existing Land Use on the Site: There are some single-family homes and other improvements on the 
existing West Port PD site, and the proposed expansion area 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: 

Murdock 
Village 

Mixed Use 
(MVMU) 

Maximum Development 
Total development within the MVMU shall be limited to 3,023,882 square feet of commercial 
uses, 538 multi-family dwelling units and 2,744 single-family dwelling units, provided that 
these uses and development totals may be modified in accordance with the MVMU 
Equivalency Matrix, provided in FLU Section A-6.  Table A-7, Murdock Village Mixed Use 
Densities/Intensities, provides additional development parameters for the primary use areas 
located within MVMU.  The maximum residential density shall not exceed 5,800 dwelling units 
total. 
General Range of Uses  
Within the MVMU classification, the County shall allow a combination of residential, retail 
commercial, hotels/motels, medical, office, office showroom, educational, recreational, 
entertainment, and institutional facilities in order to encourage long-term sustainable 
development.  Manufactured homes are prohibited within the MVMU.  The following types 
of uses are permitted in MVMU: 
Neighborhood Residential: 

a. MVMU may include distinct interconnected, multi-generational, residential 
neighborhoods. 

b. Residential neighborhoods may feature easy access to a network of open space which 
may include bicycle/pedestrian facilities, greenways and blueways. 

c. Assisted Living Facilities shall be permitted within areas designated as Neighborhood 
Residential. 

d. Non-residential land uses located within areas designated as Neighborhood 
Residential shall be designed and developed to protect the integrity of the 
surrounding residential land uses. 

e. Internal Commercial sites shall only be built within the Neighborhood Residential 
areas to provide for local daily convenience goods, retail, professional, office 
showrooms, healthcare, personal and business services. 

f. Both single-use and multi-use development sites can be located within Internal 
Commercial areas. 

g. Medium- to high-density residential will be permitted in areas designated as 
Neighborhood Residential. 

General Commercial:  General Commercial is intended for activities predominately connected 
with the sale, rental and distribution of products or performance of services.  Healthcare, 
hotels, assisted living facilities, and offices can also be located within these areas. 

a. Medium to high density residential shall be permitted in these areas. 
b. Multi-use development on a single parcel shall be compatible with surrounding land 

uses. 
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Community Commercial:  Community Commercial is intended to provide for daily and lifestyle 
needs and services for the residents of Murdock Village, as well as the residents of the general 
community.  Uses may include general retail, offices, hotels/motels, professional services, 
residential, healthcare, assisted living facilities, restaurants, and business services. 
Office Showroom:  Office Showroom is intended for activities that diversify the economic base 
of the community and are limited to light fabrication, service, printing, storage and packaging 
uses which will not have nuisance impacts on adjacent uses from dust, odor, noise, vibration, 
or glare to adjacent uses.  Office Showroom shall be designed and developed to protect the 
integrity of any surrounding residential land uses. 
University/College Campus:  University/College Campus is intended to provide educational 
and residential opportunities in an urban, rather than suburban campus.  Uses allowed 
include buildings for academic, administrative, dormitories and support services; parking 
garages and surface parking lots; and other uses customarily part of a university/college 
campus.  Such campus areas should be integrated with adjacent uses to facilitate pedestrian 
access, minimize parking requirements, and to protect the integrity of the surrounding land 
uses. 
Maximum Density/Intensity 

FLU Table A-7: Murdock Village Mixed Use Densities/Intensities 

Land Use Area Type 
Maximum 

Density 
/Acre 

Maximum 
Intensity 

(FAR) 

Neighborhood Residential 
Single Family 
Multi-family 

3-6 
6-15 

 

Internal Commercial Non-residential  2.0 

Community Commercial 
Residential 

Non-residential 
6-15 3.0 

General 
Commercial 

Residential 
Non-residential 

Up to 15 3.0 

Office Showroom Non-residential N/A 2.0 

University/College Campus Non-residential N/A 4.0 

Primary and Secondary 
Education Facilities 

Non-residential N/A 4.0 
 

Zoning: Development Standards: 

Planned 
Development 

(PD) 

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

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

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

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

• Internal circulation. All streets shall be designed to provide safe, efficient and convenient 
access to land uses within the development and to roadways adjacent to the 



 

File: PD-26-02 Page 7 of 17 pages Report Date: April 18, 2026 

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 
Murdock 

Village 
Mixed Use 
(MVMU) 

Maximum Development 
Total development within the MVMU shall be limited to 3,023,882 square feet of commercial 
uses, 538 multi-family dwelling units and 2,744 single-family dwelling units, provided that 
these uses and development totals may be modified in accordance with the MVMU 
Equivalency Matrix, provided in FLU Section A-6.  Table A-7, Murdock Village Mixed Use 
Densities/Intensities, provides additional development parameters for the primary use areas 
located within MVMU.  The maximum residential density shall not exceed 5,800 dwelling units 
total. 
General Range of Uses  
Within the MVMU classification, the County shall allow a combination of residential, retail 
commercial, hotels/motels, medical, office, office showroom, educational, recreational, 
entertainment, and institutional facilities in order to encourage long-term sustainable 
development.  Manufactured homes are prohibited within the MVMU.  The following types 
of uses are permitted in MVMU: 
Neighborhood Residential: 

a. MVMU may include distinct interconnected, multi-generational, residential 
neighborhoods. 

b. Residential neighborhoods may feature easy access to a network of open space which 
may include bicycle/pedestrian facilities, greenways and blueways. 

c. Assisted Living Facilities shall be permitted within areas designated as Neighborhood 
Residential. 

d. Non-residential land uses located within areas designated as Neighborhood 
Residential shall be designed and developed to protect the integrity of the 
surrounding residential land uses. 

e. Internal Commercial sites shall only be built within the Neighborhood Residential 
areas to provide for local daily convenience goods, retail, professional, office 
showrooms, healthcare, personal and business services. 

f. Both single-use and multi-use development sites can be located within Internal 
Commercial areas. 

g. Medium- to high-density residential will be permitted in areas designated as 
Neighborhood Residential. 

General Commercial:  General Commercial is intended for activities predominately connected 
with the sale, rental and distribution of products or performance of services.  Healthcare, 
hotels, assisted living facilities, and offices can also be located within these areas. 

a. Medium to high density residential shall be permitted in these areas. 
b. Multi-use development on a single parcel shall be compatible with surrounding land 

uses. 
Community Commercial:  Community Commercial is intended to provide for daily and lifestyle 
needs and services for the residents of Murdock Village, as well as the residents of the general 
community.  Uses may include general retail, offices, hotels/motels, professional services, 
residential, healthcare, assisted living facilities, restaurants, and business services. 
Office Showroom:  Office Showroom is intended for activities that diversify the economic base 
of the community and are limited to light fabrication, service, printing, storage and packaging 
uses which will not have nuisance impacts on adjacent uses from dust, odor, noise, vibration, 
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or glare to adjacent uses.  Office Showroom shall be designed and developed to protect the 
integrity of any surrounding residential land uses. 
University/College Campus:  University/College Campus is intended to provide educational 
and residential opportunities in an urban, rather than suburban campus.  Uses allowed 
include buildings for academic, administrative, dormitories and support services; parking 
garages and surface parking lots; and other uses customarily part of a university/college 
campus.  Such campus areas should be integrated with adjacent uses to facilitate pedestrian 
access, minimize parking requirements, and to protect the integrity of the surrounding land 
uses. 
Maximum Density/Intensity 

FLU Table A-7: Murdock Village Mixed Use Densities/Intensities 

Land Use Area Type 
Maximum 

Density 
/Acre 

Maximum 
Intensity 

(FAR) 

Neighborhood Residential 
Single Family 
Multi-family 

3-6 
6-15 

 

Internal Commercial Non-residential  2.0 

Community Commercial 
Residential 

Non-residential 
6-15 3.0 

General 
Commercial 

Residential 
Non-residential 

Up to 15 3.0 

Office Showroom Non-residential N/A 2.0 

University/College Campus Non-residential N/A 4.0 

Primary and Secondary 
Education Facilities 

Non-residential N/A 4.0 
 

Zoning: Development Standards: 

Planned 
Development 

(PD) 

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

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

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

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

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

access to land uses within the development and to roadways adjacent to the development. 

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:   



 

File: PD-26-02 Page 9 of 17 pages Report Date: April 18, 2026 

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

North 

Vacant commercial 

Improved commercial 

Forest, parks, recreational areas 

US 41 

Improved commercial 

Murdock Village Mixed 

Use (MVMU) 

Commercial (COM) 

Residential Single-family 3.5 

(RSF-3.5) 

Commercial General (CG) 

East 

Forest, parks, recreational areas 

Utility 

Approved commercial 

development via Ordinance 

number 2020-008 

 

Murdock Village Mixed 

Use (MVMU) 

Residential Multi-family 10 (RMF-

10) 

Residential Single-family 3.5 (RSF-

3.5) 

Commercial General (CG) 

Planned Development (PD) 

South 

Vacant commercial 

Improved commercial  

Warehousing, distribution 

terminals, Motor vehicle sales 

Forest, parks, recreational areas 

Medium Density 

Residential (MDR) 

Commercial (COM) 

Planned Development (PD) 

Commercial General (CG) 

West 

Vacant commercial 

Vacant residential 

Single-family homes 

Acreage not classified as 

Agricultural 

Forest, parks, recreational areas 

Commercial (COM) 

Low Density Residential 

(LDR) 

Medium Density 

Residential (MDR)  

Commercial General (CG) 

Planned Development (PD) 

Residential Single-family 3.5 

(RSF-3.5) 

Table 3  
 
7. Buildout Calculations (square footage or density):  
  The proposed changes do not involve any development rights. 

8. Is subject property in a Community, Special Planning Area or Overlay District? ...............Yes 
The subject property is located within the Murdock Village Community Redevelopment Area.  

9. Is subject property located adjacent to existing or proposed Federal, State, or  
County wildlife management areas, parks, preserves or reserves? ...................................Yes 

The existing West Port project area completely surrounds North County Regional Park.  (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, #27 & 
#53) According to the Florida Master Site File, the subject site does not contain any historic 
structures, nor is it designated as an archaeological site. 

12. Are there wetlands on the property?  The proposed changes do not involve any development 
rights. 

a. Number of acres of Category I:  .................... N/A. 
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b. Number of acres of Category II:  ................... N/A. 

13. Natural Resources:   
a. Significant natural resources or critical habitat for endangered species:  N/A 

b. Possible impacts to groundwater, surface water, wetlands or other significant natural 
resources:  N/A.   

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 and Zone 3 of the Coastal Planning Area.  

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

c. Could the proposed change affect other waterfront access?  ................................................ No 
d. Flood Zone:  The subject property is mostly located within Flood Zone “X”, which is an area 

determined to be outside of the 0.2 percent annual chance flood.  A small portion of subject 
property is located within Flood Zone “9AE”, which is an area determined with a determined base 
flood elevation of nine 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)  ........................... No 

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

15. Charlotte County Facilities and Services:  

a. Nearest Park:  ............................. North Charlotte Regional Park, (SPAM Map #74)  
Address: ............................... 1185 O’Donnell Boulevard, Port Charlotte  
Distance: .............................. immediately adjacent to subject property  

b. Nearest Police Station: ............... District 2 Charlotte County Sheriff’s Office (SPAM Map #25)  
Address: ............................... 3280 Tamiami Trail, Port Charlotte  
Distance: .............................. approximately 4.95 miles to the east of subject property  

c. Nearest Fire/EMS Station: ......... Charlotte County Fire Station No. 2 (SPAM Map #21)  
Address: ............................... 1493 Collingswood Boulevard, Port Charlotte  
Distance: .............................. approximately 1.37 miles to the east of subject property  
Response Time: .................... approximate response time is 4-6 minutes (SPAM Map #39) 

d. Nearest Library:.......................... Mid-County Regional Library (SPAM Map #73)  
Address: ............................... 2050 Forrest Nelson Boulevard, Port Charlotte  
Distance: .............................. approximately 3.15 miles to the southeast of subject property 

e. Nearest Hospital: ....................... Fawcett Memorial Hospital (SPAM Map #24)  
Address: ............................... 21298 Olean Boulevard, Port Charlotte  
Distance: .............................. approximately 4.82 miles to the east of subject property  

f. Nearest Emergency Shelter: ...... Murdock Middle School (SPAM Map #21)  
Address: ............................... 17325 Mariner Way, Port Charlotte  
Distance: .............................. approximately 0.83 miles to the southeast of subject property  

g. Public School Attendance Boundary:   
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1. Elementary School: .............. Meadow Park Elementary School (SFAM Map #1)  
Address:......................... 750 Essex Avenue, Port Charlotte  
Distance: ....................... approximately 3.39 miles to the southeast of subject property  

2. Middle School: ..................... Murdock Middle School (SFAM Map #2)  
Address:......................... 17325 Mariner Way, Port Charlotte  
Distance: ....................... approximately 0.83 miles to the southeast of subject property 

3. High School: ......................... Port Charlotte High School (SFAM Map #3)  
Address:......................... 18200 Cochran Boulevard, Port Charlotte 
Distance: ....................... approximately 1.35 miles to the southeast of subject property  

16. Concurrency:   
a. Roads Level of Service: ............................................................................... Traffic impacts will 

remain the same because the approved development rights for this property remain unchanged. 

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

2. Analysis: N/A. 

c. Sanitary Sewage Level of Service:   

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

2. Analysis: N/A. 

d. Park and Recreation Level of Service:   

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

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

e. Schools: ...................................... The proposed major modification to the approved PD conditions 
shall not increase or decrease the approved residential development rights. Therefore, the 
student population shall not be changed as a result of this application. 

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

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

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

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

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

f. Drainage:  Level of Service:   

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

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

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

19. Has a public hearing been held on this property within the last year? ...........................Yes, 
public hearings were held both on March 25, 2025, and October 28, 20205 to amend the existing PD. 

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 proposed changes only involve revisions to the requirements for drive-through uses 
and will not increase or decrease the already approved development rights for the subject 
property. Therefore, the proposed changes shall not be contrary to the County’s Comprehensive 
Plan, and the intent of the Murdock Village CRA. 

b. The existing land use pattern in adjacent areas:   

Finding:  The lands around the subject property are mostly vacant.  To the north, most of the site 
is adjacent to vacant lands within the Murdock Village Community Redevelopment Area (CRA).  
To the east, across Toledo Blade, the site is adjacent to vacant lands also within the Murdock 
Village CRA with a PD zoning via Ordinance 2020-008, and across the East Fork Waterway, there 
is the Charlotte County Fairground.  Across El Jobean Road (SR 776), to the south, there are some 
improved commercial and vacant for commercial and residential development. Further to the 
southwest of the property, there are Charlotte Sports Park and the Tippecanoe Environmental 
Park.  To the west, the site is adjacent to vacant platted residential lots. Across Biscayne Drive, to 
the west, there is improved commercial called MRT Lawn & Garden Center.   

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:   
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Finding:  The purpose of the proposed changes is to amend the approved PD condition “e)xi)” to 
modify the conditions governing drive-through uses. The proposal shall not increase or decrease 
the approved residential development rights for the subject property, so student populations are 
not expected to change as a result of this major modification to an existing PD. There shall be no 
impacts on public facilities and services as a result of the proposed changes. 

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

Finding: The proposed changes will not increase or decrease the permitted development rights. 
Therefore, the proposed revisions to the approved PD condition “e)xi)” to modify the conditions 
governing drive-through uses shall not adversely influence living conditions or property values in 
adjacent area. 

e. Would the proposed change affect public safety?   

Finding:  Public safety should not be affected by the proposed changes. 
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Exhibit “A” 
Amendment to  

adopted PD condition e)xi) 



1 

 

Application PD-26-02 
Revisions to PD Condition e)xi)  

as Established in Ordinance Number 2025-007 
Uses: 

e) The following uses may be permitted: 
xi) Drive-through uses, subject to the following conditions: 

(1) All drive-through lanes shall only be accessed from an alley. 

(2)(1) Stacking lanes shall not encroach on any public right-of-way. 

(3) Drive-through uses shall not be located at intersections. 

 



 

 

 
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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