
 
  

Suncoast Technical College Commercial Outparcels 
Development Master Plan Amendment 

(Petition No. DMA-21-269) 
 
From: Sherry Willette-Grondin, Planner III 

Thru: Lori Barnes, AICP, CPM, Planning & 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: March 2, 2023 
 

 

STAFF REPORT 

PROJECT:  Suncoast Technical College Commercial Outparcels, DMA-21-269  
REQUEST: Consideration of a Development Master Plan Amendment to 

reconfigure lot sizes, easements, and roadway improvements on 
Toledo Blade and Cranberry Boulevard for the technical college 
commercial outparcels. 

APPLICANT: James Angeloni, Managing Member of Toledo Blade Partners, LLC 
(Exhibit A, Affidavit) 

OWNERS: Toledo Blade Partners, LLC (Exhibit B, Warranty Deed) 
LOCATION: Located generally located west of and adjacent to N. Toledo Blade 

Boulevard and north of and adjacent to N. Cranberry Boulevard 
(Activity Center #4), (PID#s 0960-01-0001, 0960-01-0002, 0960-01-0003, 
0960-01-004) 

PROPERTY SIZE: ± 14.42 acres 
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James Angeloni, Managing Member of Toledo Blade Partners, LLC, the property 
owner, submitted a development master plan amendment application to the 
City of North Port. The purpose of the application is to amend the previously 
approved Suncoast Technical College/Library development master plan (DMP-
15-024) by reconfiguring lot sizes and easements, including the cross-access 
easement, adding a right-in driveway from Toledo Blade Boulevard southbound 
with deceleration/turning lane, and a traffic signal at the intersection of Career 
Lane and Cranberry Boulevard. The traffic signal is warranted due to the updated 
traffic analysis and will be constructed by the developer. The cost for the 
signalization will be shared 50-50 between the City and the developer through a 
developer’s agreement for traffic mitigation and cost-sharing to be approved by 
the City Commission. The developer agreement will be presented to Commission 
as a future agenda item. 

The commercial outparcels comprise 14.42 acres. The property is zoned 
Commercial General (CG)with a Future Land Use of Activity Center. 
  
 

 
Pursuant to ULDC Sec. 53-118-Modifications of regulations. The Commission may 
approve modifications to regulations during the Development Master Plan 
hearing process. The applicant is not requesting any modifications of regulations 
(waivers) for this project. 
 
 
 
 
Pursuant to Section 53-5. E. of the Unified Land Development Code, a 
neighborhood meeting for the complete project was conducted on February 19, 
2015, under the approved development master plan DMP-15-024. 
  
 
 
 
 
The following staff reviews were completed before hearings held by the Planning 
and Zoning Advisory Board and the City Commission: 
  

1. Pre-Application meeting with the Staff Development Review (SDR) team.  
2. Formal Submittal/Resubmittals to be reviewed and approved by SDR. 
3. Review for consistency with the City’s Comprehensive Plan (Comp Plan). 

See Section V. 
4. Compliance with the City’s Unified Land Development Code (ULDC). See 

Section V.  

I. BACKGROUND 

II. MODIFICATION OF REGULATIONS (WAIVERS) 

III. NEIGHBORHOOD MEETING 

IV. STAFF REVIEW 
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1 The City Arborist had no objection. However, standard comments concerning the placement of 
all trees and landscaping requirements will apply during the site development/infrastructure 
stage. 
2 Building provided standard comments to be addressed at the building permit stage. 
3 Planning and Zoning had no objection to the development master plan. 
4 Environmental conditions apply at the site and development/infrastructure stage concerning the 
90-day requirement for the gopher tortoise survey prior to land clear activity for each commercial 
lot as it is developed. 
5 Engineering condition #1 - A developer’s agreement for the cost-sharing of the signalization at 
the intersection of Career Lane and Cranberry Boulevard shall be approved by the City 
Commission prior to the development of the commercial outparcels. 
6 Stormwater comments are applicable at the site development stage. Stormwater requested the 
following condition on the order of approval. The detailed stormwater system design, treatment, 
and attenuation analysis for the additional roadway imperious areas will need to be addressed in 
the future site development applications, and any needed drainage easements must be 
provided. 
7 Utilities were approved with standard conditions related to irrigation systems to be designed and 
constructed to reuse standards. These conditions are applicable at the site development stage. 

Staff Development Review Summary 
NDS- Building Arborist No Objection1 

NDS-Building Structural No Objection2 

Finance No Objection 

Fire/Rescue No Objection 

NDS-Planning and Zoning No Objection3 

Parks and Recreation No Objection 

Public Works/P&Z Environmental Meets Requirements4 

Public Works Engineering Meets Requirements with Conditions5 

Public Works Stormwater Meets Requirements with Conditions6 

Public Works Solid Waste No Objection 

Utilities Meets Requirements with Conditions7 
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Staff has reviewed the proposed development master plan for consistency with 
the City’s Comprehensive Plan and the Unified Land Development Code (ULDC).  
 
City of North Port Comprehensive Plan Chapter 2 Future Land Use 
 
Policy 2.4.1: AC #4 I-75/Toledo Blade Boulevard./ Panacea) - This Activity Center 
shall be established to provide a large concentrated area of a mixture of 
residential, commercial, office, medical, industrial, recreational and cultural 
facilities at a scale which serves the entire City, and the regional market due to its 
proximity to I-75.  
 
Staff Findings: The proposed amendments to the development master plan apply 
only to the commercial outparcels and the roadways serving the development.  
These amendments include reconfiguring lot sizes, and easements, including the 
cross-access easement, adding a right-in driveway from Toledo Blade 
southbound with a deceleration/turning lane, and a traffic signal at the 
intersection of Career Lane and Cranberry Boulevard.  The project was approved 
by City Commission in 2015 through DMP-15-024 as part of the Suncoast Technical 
College/Library Development Master Plan. The proposed uses are a combination 
of commercial, educational, and cultural facilities which serve the entire City. In 
addition, the development is located near I-75 at the Toledo Blade exit and 
immediately to the north of the North Port Park of Commerce and to the west of 
The Woodlands Phase I, an industrial, flex warehouse, and office space. This 
development integrates with the surrounding mix of uses and expands the 
commercial corridor along Toledo Blade Boulevard. 
 
Staff concludes that the proposed development is consistent with Policy 2.4.1. 
 
Comprehensive Plan - Chapter 3 – Transportation Element Goals, Objectives, and 
Policies  
 
Policy 2.1: The City, as needed, will conduct studies to identify needed 
signalization or signage improvements, turn lanes, traffic calming, connectivity, 
and crosswalk controls at warranted intersections. The cost of these 
improvements may be shared between the City and the Florida Department of 
Transportation (FDOT), or other appropriate agency(s). 
 
Staff Findings: A Traffic Impact Study was prepared by Stonefield Engineering & 
Design, LLC, on behalf of the developer and was evaluated by GHD Engineering, 
which the City from the general engineering library of consultants hired. The study 
aimed to investigate the potential impacts of the proposed commercial 
development on the adjacent roadway network. Based on the information 
provided in the Traffic Impact Study and Turn Lane analysis documents submitted 
by Stonefield Engineering & Design, LLC, dated July 21, 2021, the proposed 
expansion and development of Lots 1-5 of the Suncoast Technical College 

V. DATA & ANALYSIS 
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Commercial Subdivision will produce impacts to the City of North Port 
transportation system. The deficiency identified in the Turn Lane Analysis 
(reference Table 2) pertains to the southbound Career Lane dedicated left turn 
movement onto eastbound Cranberry Boulevard, and the eastbound Cranberry 
Boulevard dedicated left turn movement onto northbound Career Lane, with a 
combined ratio of needed capacity of 2% background and vested trips and 98% 
development generated trips.  The development of the commercial outparcels 
will warrant a traffic signal at the intersection of North Cranberry Boulevard and 
Career Lane and widen a portion of Cranberry Boulevard to reduce queue length 
to avoid any adverse impacts related to the nearby signalization at the 
intersection of Toledo Blade Boulevard. 
 
The City of North Port Public Works Department has reviewed the documents 
provided by the developer regarding the traffic impacts and the cost-sharing 
proposal and has provided the following response:  
 
“While the City acknowledges that not all of the trips passing through the 
improved intersection will be development originated, it is the City’s viewpoint 
that the proposed traffic signal primarily exists to provide relief for two turning 
movements – the left turn from southbound Career Lane to eastbound Cranberry 
Boulevard, and the left turn from eastbound Cranberry Boulevard to northbound 
Career Lane. Both of these movements carry nearly 100% development-
originated traffic….” “…the City is firm in paying no more than 50% of the 
construction cost”.  It is intended that impact fees generated by the project will 
be used for the City’s portion. 
 
A developer agreement between the City of North Port and the developer to 
share 50-50 of the cost of installing the traffic signal and widening a portion of 
Cranberry Boulevard is required. The agreement details are being finalized prior 
to legal review by the City Attorney’s Office. This item will be presented before 
the Commission as a future agenda item through an Ordinance for approval. 
 
Staff concludes that the proposed development is consistent with Chapter 3, 
Policy 2.1. 
 
Unified Land Development Code – Chapter 53 – Zoning Regulations, Article III. CG 
Commercial General District, Section 53-37. 
 
The CG Commercial General District is intended to provide areas in which the 
customary and traditional conduct of trade, retail sales, and commerce may 
be carried on without disruption by the encroachment and intrusion of 
incompatible residential uses and protection from the adverse effects of 
undesirable industrial uses. All commercial uses listed herein shall be conducted 
within completely enclosed buildings unless otherwise exempted. 
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Staff Findings: This amendment applies only to the commercial outparcels and 
the roadways serving the site. These amendments include reconfiguring lot sizes, 
and easements, including the cross-access easement, adding a right-in driveway 
from Toledo Blade southbound with a deceleration/turning lane, and a traffic 
signal at the intersection of Career Lane and Cranberry Boulevard. The lot size 
reconfiguration impacts the boundaries of lots 1-5 and meets the minimum lot size 
requirements of the CG zoning district. The driveway and the cross-access 
easement on lot one will be relocated. The utility easements will be slightly shifted 
due to the new lot configuration, and all affected easements will be recorded 
with the replat. There will be no impact on the existing technical college, library, 
private conservation, or public flowage easements on Tract 801 or Tract 201, as 
these areas are not included in the amendment. 

Staff concludes that the proposed amendment to the development master plan 
is consistent with this section. 

In 2015, staff performed a fiscal impact analysis for the Suncoast Technical 
College Development Master Plan DMP-15-024 with the City’s Economic and 
Fiscal Impact Analysis Model (NP FAM).  The project assumptions projected a 
direct output from the entire development area of $43,098,331 for the first five 
years and $86,740,409 after buildout and indirect input from the development at 
$22,226,393 plus an additional 506-1006 employees. The data was derived from 
RIMS-II (Regional Input-Output Modeling System) final demand and direct effect 
economic multipliers for 62 industry categories. The multipliers are specific to 
Sarasota County and were prepared by the Bureau of Economic Analysis at the 
US Department of Commerce. These multipliers estimate spin-off or indirect 
economic impacts from direct economic activity. 

Staff is recommending the following conditions: 

Condition #1 –  A developer’s agreement for the traffic impact mitigation and 
cost-sharing of the Cranberry Boulevard/Career Lane intersection signalization 
and the Cranberry Boulevard roadwork will be required within 180 days of the 
development master plan approval. 

Condition #2 - Stormwater comments are applicable at the site development 
stage. Stormwater requested the following condition on the order of approval. 
The detailed stormwater system design, treatment, and attenuation analysis for 
the additional roadway imperious areas will need to be addressed in the future 

VI. FISCAL IMPACT ANALYSIS

VII. CONDITIONS
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site development applications, and any needed drainage easements must be 
provided. 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Planning & Zoning Division recommends that the Planning & Zoning Advisory 
Board recommend approval of DMA-21-269, Suncoast Technical College 
Commercial Outparcels Development Master Plan Amendment, with the 
following conditions and motion as follows:  
 
I move to find Petition No. DMA-21-269, Suncoast Technical College Commercial 
Outparcels Development Master Plan Amendment consistent with the City of 
North Port Comprehensive Plan based on the competent substantial evidence as 
presented and recommend the City Commission approve the petition with the 
conditions included in the Staff Report. 
 
 
 
 
APPROVAL of DMA-21-269, Suncoast Technical College Commercial Outparcels 
Development Master Plan Amendment with Alternative Waivers and/or 
conditions. 
 
I move to recommend approval of Petition DMA-21-269, Suncoast Technical 
College Commercial Outparcels Development Master Plan Amendment with 
[no] waivers and/or [without] conditions [or any combination of waivers or 
conditions] and find that, based on competent substantial evidence, the 
development master plan complies with the North Port Comprehensive Plan and 
the Unified Land Development Code. 
 

Planning & Zoning Advisory 
Board 

Public Hearing 

March 2, 2023 
9:00 AM or as soon thereafter 

City Commission 
Public Hearing 

March 30, 2023 
6:00 PM or as soon thereafter 

 VIII. PUBLIC HEARINGS 

IX. RECOMMENDED MOTION 

X. ALTERNATIVE MOTION 
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DENY DMA-21-269, Suncoast Technical College Commercial Outparcels 
Development Master Plan Amendment 
 
I move to find Petition No. DMA-21-269, Suncoast Technical College Commercial 
Outparcels Development Master Plan Amendment is inconsistent with the City of 
North Port Comprehensive Plan based on the competent substantial evidence as 
presented and recommend the City Commission deny the petition. 
 
 
 
 
 

Exhibits 

A. Affidavit 

B. Warranty Deed 

C. Development Master Plan 
 

XI. EXHIBITS 
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