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Toledo Village 

Comprehensive Plan Amendment (CPAL-22-061) 

From: Carl Benge, Planner III 

Thru: Lori Barnes, AICP, CPM Planning and Zoning 

Division Manager 

Thru: Alaina Ray, AICP, Neighborhood Development 

Services Director 

Thru: Jason Yarborough, ICMA-CM, Assistant City 

Manager 

Thru: A. Jerome Fletcher II, ICMA-CM, MPA, City 

Manager 

Date: August 18, 2022 

STAFF REPORT 

PROJECT:  CPAL-22-061 Toledo Village 

REQUEST:  Approval of Toledo Village petition for Comprehensive Plan 

Amendment 

APPLICANT:  Tony Squitieri of Forestar Group on behalf of HMTA Real Estate LLC 

OWNERS: H.M.T.A. Real Estate LLC  

LOCATION: Parcels immediately east of Toledo Blade Blvd., south of Tropicaire 

Blvd., and north of Interstate 75  (PID 1092003000, 1092002000, 

1089001000, 1111001000, and portions of 109000200, 1090001000, 

1095001000) 
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I .  BACKGROUND  

Tony Squitieri, on behalf of Forestar and H.M.T.A. Real Estate LLC (Exhibit A), has formally 

submitted a Comprehensive Plan Amendment application to the City of North Port for the ± 

83 acre site with a Future Land Use of Agricultural, Estates and Activity Center. The Future 

Land Use of the subject parcel is encroached by Activity Center 4. The Activity Center 4 

boundaries encroach an approximate 500,000 square feet portion of the subject parcel, a 

portion of which is an FPL easement. The Future Land Use of the surrounding property is 

Agricultural, Estates to the north and west, Activity Center 4 to the south, and Village to the 

east. 

I I .  PET IT ION 

COMPREHENSIVE 

PLAN  

AMENDMENT 

The applicant is petitioning the City to change the future land use of the subject property to 

allow mixed development on the site.  

• Large Scale Comprehensive Plan Amendment (CPAL-22-061) 

The applicant is requesting a Large-Scale Comprehensive Plan Amendment 

to change the land use of ± 83 acres within the City of North Port. The 

subject property currently has a Future Land Use of “Agricultural, Estates” 

and “Activity Center 4.” The applicant is proposing a future land use of 

“Village” by amending the Future Land Use Map (Exhibit B).  

I I I .  NEIGHBORHOOD MEET ING  

Pursuant to Section 53-5.E. of the Unified Land Development Code, the applicant held a 

neighborhood meeting on July 13, 2022 at 5pm at the North Port Public Library located at 

13800 Tamiami Trail, North Port, FL 34287. The meeting documents, including public notice, 

are attached as Exhibit C. 

IV .  REVIEW PROCESS  

A pre-application meeting for the project (PRE-22-021) was held on February 16, 2022. The 

petition for the Comprehensive Plan Amendment was processed for management review 

and distributed to all Directors, of which no objection was received. 
 

The proposed ordinance for the Comprehensive Plan Amendment petition has been 

reviewed and approved as to form and correctness by the City Attorney’s Office. 

V.  DATA & ANALYSIS  

FLA. STAT. § 163.3184(3) Expedited State review process for adoption of 

comprehensive plan amendments  

Since the development is greater than 10 acres, the expedited state 

review process applies. This process requires that the amendment be 

transmitted to the State within 10 days from the initial public hearing, sets 

out the agencies who must receive the review, as well as establishing 

procedures to follow after the second public hearing. 

  

FLORIDA  

STATUTES 
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COMPREHENSIVE 

PLAN 

Future Land Use Element, Goal 1 

The first goal of the Future Land Use Element is to properly locate land uses so 

as to ‘maximize the economic benefit and enjoyment of natural and man-

made resources’ while ‘minimizing the threat to health, safety and welfare.’   
 

Staff Findings and Conclusion: The applicant proposes to change the future 

land use from “Agricultural, Estates” and “Activity Center” to “Village,” 

creating an access point off Toledo Blade Blvd. for the future Toledo Villages 

development. The reclassification to “Village” has potential to increase the 

economic benefit of the property through development of mixed uses. 

Without the Future Land Use designation consistent with the balance of future 

projects within the area, the property as is would not be able to be developed 

and contribute to the economic growth of the surrounding area. 

 

Staff concludes that the proposal is consistent with FLU Goal 1. 
 

Future Land Use Element Policy 1.2 

Expansion, reclassification, or replacement of land uses shall be compatible 

and consistent with the Future Land Use Map. 
 

Staff Findings and Conclusion:  The proposed “Village” Future Land Use for the 

property would be consistent with the surrounding Future Land Uses: 

Agricultural, Estates (north and west), Activity Center (south), and Village 

(east). Reclassifying the subject parcel’s Future Land Use would help provide a 

connection from Toledo Blade Blvd. to the other parcels to the east currently 

owned by the applicant, which already has a Future Land Use designation of 

Village. 

 

Staff concludes that the proposal is consistent with FLU Policy 1.2. 
 

Future Land Use Element, Policy 2.24 

Due to the fiscal importance of Activity Centers to the City’s overall financial 

sustainability the geographic size of the Activity Centers shall not be 

decreased. In addition, any change of land use in the Activity Centers that 

does not further the financial sustainability of the City shall be prohibited. Land 

use changes for more residential use than is already permitted within the 

Activity Centers shall be prohibited, with the exception of projects that include 

loft apartments or similar mixed uses that provide low income housing.  

 

Staff Findings and Conclusion: The creation of the AC4 boundaries is not 

consistent with all parcel boundaries. An audit of all the activity centers has 

shown that activity center boundaries are inconsistent with the property 

(parcels) located along the outer edge of the activity centers. The subject 

parcel is an example of how the ambiguous boundary can have negative 

and unintended impacts. This proposal includes parcel 1092-00-3000, which is 

around 72.82 acres in size. Approximately, 500,000 square feet of that parcel is 

encroached by the activity center future land use, along with an FPL 

easement (± 1 acre). The encroachment does not take into consideration the 

geographic boundaries and its affect on the parcels. In this case, the effect on 

V.  DATA & ANALYSIS  (CONTINUED)  
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the parcel’s ability to be developed. 
 

Policy 2.24 states, due to the fiscal importance of Activity Centers to the 

City’s overall financial sustainability the geographic size of the Activity 

Centers shall not be decreased. The portion of PID 1092-00-3000 which has 

the encroachment of activity center is currently undevelopable as it is a 

narrow strip of land (±12.3 ac), approximately 100 foot wide. The 

encroached potion of the parcel has a Florida Power and Light easement 

that crosses the entire parcel, which reduces the overall area by 

approximately an acre. The parcel is configured and encroached through 

easement such that development of the majority of the parcel as a stand-

alone project would be infeasible. Changing the comprehensive plan 

amendment regarding this portion of the strip is consistent with the policy in 

that changing of the activity center Future Land Use portion of the parcel 

will provide a consistent Future Land Use connection from Toledo Blade 

Blvd. to the existing “Village” Future Land Use property to the east. 
 

Staff recognizes that Policy 2.24 prohibits reduction of the size of Activity 

Centers, however, there should be a recognition that the conflict between 

the Activity Center boundaries and the reality of specific parcel boundaries 

creates conflicts which may justify some flexibility to in order to implement 

and accomplish the overall goals of the Comprehensive Plan. In the case 

of Policy 2.24, the goal is to ensure financial stability by increasing the 

viability of development that will financially benefit the City's taxpayers. It is 

staff’s position that the reduction in the activity center through the 

comprehensive plan amendment of this property will not reduce the area 

of AC 4’s financial impact if approved, however, not allowing the change 

of this property will not only reduce, but in fact, inhibit PID 1092-00-3000 

from being developed and providing connectivity to the existing “Village” 

Future Land Use parcels to the east. The approval of this amendment is 

providing a “Village” Future Land Use, which is important for unified 

development of the area. Without the approved amendment the existing 

and proposed “Village” Future Land Use parcels to the east will remain 

undevelopable due to lack of access. 
 

Staff concludes that the proposal is consistent with FLU Policy 2.24, in that 

though it slightly reduces the size of the Activity Center to reflect the reality 

of existing parcel boundaries, it is necessary to actually accomplish the 

financial goals of the Activity Center by enabling the development of the 

property to the east and helping to spur non-residential development in the 

northeastern quadrant of the Activity Center.    
 

Future Land Use Element Policy 4.12 

The City shall preserve and promote community desired neighborhood 

character through subsequent zoning and land development regulation 

amendments. 
 

Staff Findings and Conclusion: If approved, this FLU amendment would 

allow for cohesive development within the entirety of the Village, creating 

a consistent and desired neighborhood character in this area of the City. 

V.  DATA & ANALYSIS  (CONTINUED)  

COMPREHENSIVE 

PLAN 
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COMPREHENSIVE 

PLAN 

V.  DATA & ANALYSIS  (CONTINUED)  

The Planning & Zoning Division recommends that the Planning & Zoning Advisory Board 

recommend approval of CPAL-22-061 and motion as follows: 
 

I move to recommend approval of Ordinance No. 2022-22, Petition CPAL-22-061, and find 

that, based on competent substantial evidence, the Comprehensive Plan Amendment 

meets the standards in Florida Statutes § 163.3177, § 163.3184, and § 166.041.  

Planning & Zoning 

Advisory Board 

August 18, 2022 

9:00 AM or as soon thereafter 

City Commission 

1st Reading 

September 13, 2022 

10:00 AM or as soon thereafter 

City Commission 

2nd Reading 

November 22, 2022 

6:00 PM or as soon thereafter 

PUBLIC HEARING 

SCHEDULE 

The petition for Large Scale Comprehensive Plan Amendment was 

advertised in a newspaper of general circulation within the City of North Port 

on August 2, 2022 pursuant to the provisions of Section 166.041(3)(a), Florida 

Statutes and Section 7.01(c) of the Charter of the City of North Port, and 

Chapter 1 Article II, Section 1-12 of the City’s Unified Land Development 

Code (ULDC) as amended (Exhibit D). 

PUBLIC NOTICE 

VI .  PUBL IC NOTICE & HEARING SCHEDULE  

VI I .  RECOMMENDED ACTION  

Staff concludes that the proposal is consistent with FLU Policy 4.12. 

 

Future Land Use Element Policy 5.5 

Prior to any further development approval for properties located within the 

northeast quadrant of the City shall encourage an area wide quadrant 

plan that establishes the guidelines for the coordinated development of 

the quadrant. 
 

Staff Findings and Conclusion: The reclassification of this property is 

requested in conjunction with a larger plan for the area. Recently, the city 

was awarded a grant to extend City utilities to the area, and the proposed 

reclassification would connect a larger area for those City utilities to serve. 

The property being reclassified will provide a connection from Toledo 

Blade Blvd. to the future Toledo Village development. The Toledo Village 

development will provide an opportunity for “Village” development and 

uses to the area.  

 

Staff concludes that the proposal is consistent with FLU Policy 5.5. 
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A. Affidavit 

B. Ordinance No. 2022-22 with Exhibits 

C. Notice of Public Hearing 

D. Legal Advertisement 

IX .  EXHIBITS  

VI I I .  ALTERNATIVE ACT IONS  

1. DENIAL of Ordinance No. 2022-22, Petition CPAL-22-061, reclassification from “Agricultural, 

     Estates” and “Activity Center” to Village. 

 

I move to recommend denial of Ordinance No. 2022-22, Petition CPAL-22-061, and 

find that, based on the competent substantial evidence: 

• The proposed Comprehensive Plan Amendment DOES NOT COMPLY WITH THE 

Florida  Statutes § 163.3177, § 163.3184, and § 166.041. 
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  



10 

IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  



17 

IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  
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IX .  EXHIBITS  



29 

IX .  EXHIBITS  
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IX .  EXHIBITS  


