
 

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:  6-10-25 

To:  Honorable Board of County Commissioners 

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

qualifications) 

Subject: Application to Transfer 1,221 Density Units onto Property Located East Side of Burnt Store 

Road, in the Punta Gorda area, within the boundary of the Burnt Store Area Plan area, 

TDU-25-01 

Purpose of This Petition: 

Application TDU-25-01 involves a request by Burnt Store Developers, LLC to transfer 198 density units 

onto 425.93± acres generally located south of Tribune Boulevard, north of San Pablo Drive, west of Green 

Gulf Boulevard, and east of Burnt Store Road, in the Punta Gorda area, within the boundary of the Burnt 

Store Area Plan area, and in Commission District II.  

 

Analysis: 

The subject property has a Future Land Use Map (FLUM) designation of Burnt Store Village Residential 

and a zoning designation of Planned Development (PD) via Ordinance Number 2024-010 (Attachment 1) 
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to allow for residential development up to 1,762 dwelling units, including single-family homes, twin villas, 

townhomes, multi-family and associated development standards. 

The subject property contains multiple parcels. The base density for the northern parcel of subject 

property located at 12390 Burnt Store Road is 13 units. The base density for the remaining properties was 

29 units. On September 26, 2022, the Board approved a TDU application via Resolution Number 2022-138 

(Attachment 2) to transfer 409 density units on this portion of the subject site; therefore, the base density 

is 438 units. Now the base density for the entire subject property is 451 units. The transfer of 198 density 

units on the subject site is required to achieve the proposed residential development up to 1,762 dwelling 

units.  

On September 26, 2023, the Board approved Final Detail Site Plan (Application Number DRC-22-00158) 

via Resolution Number 2023-182 (Attachment 3) for Turnleaf Phase 1. The approved Final Detail Site Plan 

allows for a residential development up to 438 units, and its supporting utility, roadway and surface water 

management infrastructure. 

On April 22, 2025, the Board approved Final Detail Site Plan (Application Number DRC-24-188) via 

Resolution Number 2025-139 (Attachment 4) for the Turnleaf Phase 1 Amendment, consisting of the 

reconfiguration of lots within the existing Phase 1 boundary. 

If the Board of County Commissioners (Board) approves this TDU application, this proposed transfer allows 

for residential development up to 649 dwelling units to be built on the subject property (receiving zone). 

 

Consistency with the County’s Comprehensive Plan and Section 3-9-150 of the Charlotte County Code of 
Laws and Ordinances: 

The intent of the Transfer of Density Units (TDU) program is established in Future Land Use (FLU) Policy 
1.2.7:  Transfer of Density Units (TDU) Program Intent, which states that, among other items, the intent 
of the program is to “assist and encourage the removal of old, outdated, platted lots and subdivisions 
throughout the County” and to “assist and encourage the replacement of an unsustainable and inefficient 
form of development with compact, higher density, mixed use development that is more sustainable and 
efficiently utilizes resources.”  In this case, the transferred density came from substandard platted lots and 
the subject property will have higher density development which was approved via Ordinance Number 
2024-010 (Attachment 1). 

The subject property is designated as an Emerging Neighborhood on FLUM Series Map #2:  2050 
Framework.  According to the County’s Comprehensive Plan, “Emerging" Neighborhoods include large 
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areas of undeveloped lots or other undeveloped lands in locations that are appropriate for residential and 
mixed-use development. Emerging Neighborhoods are generally near regional transportation corridors, 
typically have central water and sewer infrastructure, and are in the path of future urban development. 
These neighborhoods have the opportunity to create a sense of identity for the community and to 
introduce planning principles supporting more sustainable neighborhoods prior to further development. 
The subject property is located on Burnt Store Road, which is one of the County’s major thoroughfares in 
the South County area. The transfer of density to the subject property would allow, and is required, for 
any development above the base density. 

The criteria for a Receiving Zone within the TDU program are established in FLU Policy 1.2.11:  TDU 
Receiving Zones, which states that, among other areas, Emerging Neighborhoods qualify as Receiving 
Zones.  As detailed above, the subject site is located within an Emerging Neighborhood. 

 

Section 3-9-150(e)(1) of the TDU Code establishes the criteria for becoming a Receiving Zone and states 
that “to qualify as an RZ, the proposed RZ must comply with all of the following criteria.” These include 
being located within the Urban Service Area and being designated one of several Framework designations, 
including Emerging Neighborhood. 

The subject property is located within the Urban Service Area, and within an Emerging Neighborhood. 

Section 3-9-150(g)(4) of the TDU Code states that “for a plan amendment with a PD rezoning or a PD 
rezoning, an applicant may submit the TDU application subsequent to the adoption of the PD rezoning. 
The TDU must be approved by the board of county commissioners, and the density transferred to the RZ, 
prior to submittal by the applicant for preliminary plat approval, or, if platting will not be requested, prior 
to submittal for any permits to develop. A project which proposes to phase development in over time may 
submit individual TDU applications to transfer density equivalent to that necessary for development of 
that phase.”  This TDU application was submitted concurrently with one Certificate of Transferrable 
Density Credit which will come from the following certificates: 

• Certificate No. CSZ-001.4A.1 represents 450 units, and the certificate holder is Burnt Store Developers, 

LLC. 



4 
 

The requested 198 density units from the above-mentioned certificate must be transferred onto the 

subject property which is located outside of the Coastal High Hazard area. A new certificate to Burnt Store 

Developers, LLC, containing 252 units, will be issued after the Board approves this TDU application. 

The majority of the subject property is located outside of the Coastal High Hazard Area with Flood Zones 

10AE, A and D. The requested 198 density units from the above-mentioned certificates must be 

transferred onto the subject property which is located outside of the Coastal High Hazard area.  

 

Conclusion: 

It is staff’s professional opinion that the application is consistent with the intent and requirements of the 

County’s TDU Program as established in the County’s Comprehensive Plan, and with all requirements of 

this program established within the County Code, Section 3-9-150. 
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Attachment 1 

Ordinance Number 2024-010 
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Attachment 2 

Resolution Number 2022-138 
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Attachment 3 

Resolution Number 2023-182 
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Attachment 4 

Resolution Number 2025-139 

 















 

 

 

Qualifications of Jie Shao 

 
Position: Principal Planner 
 
Years with Charlotte County: 20 
 
Position Summary & Experience:  I have worked as a Planner for Charlotte County Community 
Development Department for over 20 years. My duties include reviewing and making 
recommendations on plan amendments, zoning map changes and text amendments to the 
County’s Comprehensive Plan as well as the Land Development Regulations to the Planning and 
Zoning Board and the Board of County Commissioners. 
 
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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