
Woodlands Parcel E 
Development Master Plan

Thru: Alison Christie, AICP, Interim Planning & Zoning 
Manager 

Thru: Alaina Ray, AICP, Neighborhood Development 
Services Director 

Date: December 22, 2021 

From: Noah Fossick, Planner II 

Thru: A. Jerome Fletcher II, City Manager 

STAFF REPORT 

PROJECT:  
REQUEST:

APPLICANT:  

OWNERS:

LOCATION:  

PROPERTY SIZE: 

Woodlands Parcel E, DMP-21-265 
Consideration of Development Master Plan Application for a 255-unit single-
family development 
Michael Woolery, Centex Homes (Exhibit A-1, Affidavit) 

Buffalo-Northport Associates II LLC and Heyward Development LLC (Exhibit A 
-2, Warranty Deed) 
Located to the east of the Cypress Falls Phase 2D plat and north of the  
Cedar Grove Phase 2A plat 
± 181.69 acres 



I .  BACKGROUND 
Mike Woolery, on behalf of Heyward Development, LLC and Buffalo-Northport Associates II, LLC has 
formally submitted a Development Master Plan application to the City of North Port to develop a ± 
181.69 acre site into a 255-unit single-family residential neighborhood. The development is located 
south of Panacea Boulevard, east of the Cypress Falls 2D Plat, and north of the Cedar Grove 2A 
Plat. The subject parcels are zoned Planned Community Development and have a Future Land Use 
of  Medium Density Residential and Recreation Open Space. The subject site is located in the 
Panacea Development of Regional Impact (DRI). The proposed site is located partially in both the 
Residential Development and Open Space/Land-Preserve Pods. The proposed low-density 
residential land use as shown within this project is permitted within the Residential Development pod. 
No development is proposed within the Open Space/Land-Preserve Pods and Recreation Open 
Space Future Land Use. 

I I . REQUESTED WAIVERS

WAIVER #1 

Pursuant to ULDC Sec.53-118-Modifications of regulations., the Commission may approve waivers to 
regulations during the Development Master Plan hearing process. The applicant is requesting  
six waivers from the ULDC. The requested modifications are outlined below: 

ULDC Sec. 37-50.A 
See Sec. 37-50.—Lighting. 

This waiver request is to allow for an average of 0.4 foot candles for sidewalk 
areas adjacent to roadways. 

Staff Response: 
ULDC Section 37-50. A. states that the minimum average maintained 
illuminance for local/private roadways, is 0.4 footcandles. For sidewalks, 
illumination requirements range from 0.9 footcandles to a maximum of 10.0 
footcandles, except for sidewalks along home frontages. Home front 
sidewalks require a minimum illumination of 0.5 footcandles and a maximum 
of 5.0 footcandles. The proposed waiver is to allow for an average of 0.4 
footcandles for sidewalks and areas adjacent to roadways. The proposal 
would match the lighting requirements of sidewalks with the lighting 
standards for the adjacent roadway.  

The ULDC lighting standards were adopted in 1990 and have not been 
updated since. Staff has concluded that this section of the Code requires 
updates which will be addressed in the ULDC rewrite. Additionally, these 
same lighting standards have been applied to the neighboring subdivisions 
of Cypress Falls and Cedar Grove, as well as in Wellen Park neighborhoods 
and have proven to be more than sufficient.  

Staff believes that this proposed lighting standard will adequately provide for 
pedestrian safety and visibility as this request is not without precedent within 
the City of North Port.  

Staff has no objection to this waiver request. 



 
 
ULDC Sec. 53-106.B 
See Sec. 53-106.—Minimum Lot Requirements. 
 
This waiver request is to allow for a minimum lot area of 4,600 square feet for 
single-family detached lots and 3,450 for single-family attached lots.  
 
Staff Response:  
ULDC Section 53-106.B. states that single-family detached and duplex lots 
within the PCD zoning district must have a minimum lot area of 7,500 square 
feet (sq ft). These smaller lot sizes add variety to the City’s housing stock and 
meet the current consumer preferences that align with smaller lots. 
Additionally, offering lots of a smaller size allows for the clustering of housing 
which allows for the preservation of open space (wetlands) within the larger 
project area while allowing the developer to provide the number of units 
necessary for the project to be fiscally feasible. The current future land use is 
Medium Density Residential, which is matched by the Residential Two-Family 
District (RTF). The RTF District allows for a minimum area of 4,375 sq ft, which is 
comparable to the requested lot sizes in the waiver request. 
 
Staff has no objection to this waiver request. 
 
 
 
ULDC Sec. 53-106.B 
See Sec. 53-106.—Minimum Lot Requirements. 
 
This waiver request is to allow for a minimum lot frontage of 40-feet for single-
family detached and 30-feet for single-family attached lots. 
 
Staff Response:  
ULDC Section 53-106.B. states that single-family detached lots and duplexes 
within the PCD zoning district shall have a minimum frontage of 50-feet. The 
current future land use is Medium Density Residential, which is equated to 
the zoning of RTF. The minimum lot width for RTF is 35 feet. Thus, the proposed 
waiver would be consistent with the existing regulations for Medium Density 
Residential. Moreover, this pattern of development is consistent with 
previous residential development projects in both the Woodlands/Panacea 
area and Wellen Park. The reduced lot frontage would further be consistent 
with the request for a reduced lot area to allow for the clustering of housing 
that contributes to preservation of the land, improved housing diversity, and 
improved density. Maximizing the land use would also contribute to an 
increase in the City’s tax base. 
 
Staff has no objection to this waiver request. 
 
 
 
 
 
 

WAIVER #2 

WAIVER #3 



WAIVER #4 
 
ULDC Sec. 53-107.A. & B.  
See Sec. 53-107.—Maximum Lot Coverage. 
 
This waiver request is to allow for a maximum lot coverage of 55%, where the 
maximum lot coverage is 50%. 
 
Staff Response:  
ULDC Section 53-107.A. states that residential lots within Activity Centers 
have a maximum lot coverage of 50%, while the applicant is proposing 55% 
lot coverages. The objective of maximum lot coverage requirements is to 
limit the amount of impervious materials constructed within the 
neighborhood area, however a small increase of 5% will not dramatically 
alter runoff. Furthermore, increasing the maximum lot coverage will help 
increase density which will limit the development impacts of the surrounding 
wetlands. 
 
Staff has no objection to this waiver request. 
 
 
 
 
ULDC Sec. 37-31.   
See Sec. 37-31.—Rights-of-Way 
 
This waiver request is to allow for a 50-foot right-of-way for local guttered 
streets as opposed to the 60-feet. 
 
Staff Response:  
ULDC Section 37-31. states that local guttered roadways have a minimum 
right-of-way width of 60 feet and the applicant is proposing to decrease of 
this requirement to allow for a 50-foot right-of-way.  This right-of-way width 
has previously been used and supported by City staff in the neighboring 
subdivisions of Cypress Falls and Cedar Grove and has proven to be 
sufficiently wide enough. A smaller right-of-way will further reduce the 
amount of impervious surfaces within the future neighborhood which may 
reduce negative stormwater runoff threats. A 50-foot right-of-way is also 
sufficiently wide enough for emergency vehicles to access the 
neighborhood in a potential emergency event. Additionally, as these are 
private roadways, traffic counts will be lower than on public roadways, 
making a smaller right-of-way width more feasible. 
 
Staff has no objection to this waiver request. 
 
 
 
 
 
 
 
 
 

WAIVER #5 



WAIVER #6 ULDC Sec. 37-41.  
See Sec. 37-41.—Bike paths, bike lanes and bike racks. 

This waiver request is to allow for a 10-foot multi-modal path to be  
constructed on one side of the entrance roads in lieu of the bike lanes to 
minimize wetland impacts on the entrance roads. 

Staff Response:  
ULDC Section 37-41.A. states that bike lanes will be required along all  
arterial and collector roadways and along all local roadways that intersect 
an arterial or collector roadway. The applicant is proposing that a 10-foot 
multi-modal path be able to satisfy this requirement. The access to Panacea 
Boulevard is constrained by an existing pond and by a proposed pond. 
Moreover, the local road will run close to two existing wetlands and a 
proposed pond. As the site is constrained by existing and required physical 
features, providing the requiring bike lanes would further constrain site 
design. The additional bike lanes may encroach into the existing wetlands, 
thus, the 10-foot multi-modal path may help to reduce the impact to the 
existing wetlands. The proposed 10-foot multi-use path would provide the 
same amenity as the bike lanes and may eliminate many of the constraints 
that the bike lanes would impose. Lastly, the multi-use path will connect to 
internal sidewalks within the neighborhood that can also be utilized by 
cyclists for fitness and leisure purposes. 

Staff has no objection to this waiver request. 

ULDC Sec. 45-20.  
See Sec. 45-20.—Street tree requirements. 

This waiver request is to allow street trees to be counted towards the 
minimum tree canopy requirements. 

Staff Response: 
The ULDC does not allow street trees to count towards the tree canopy 
coverage requirements. The applicant is requesting a waiver to allow the 
street trees to count towards these requirements, as the site is constrained 
by wetlands that are largely tree-less. Additionally, the West Villages Pattern 
Book permits street trees to be counted towards the canopy coverage 
requirements in the Wellen Park area. 

Staff has no objection to this waiver request. 

I I I . NE IGHBORHOOD MEET ING
Pursuant to Section 53-5.E. of the Unified Land Development Code, the applicant held a 
neighborhood meeting on November 15, 2021, at 6:30 PM at the Shannon Staub Public Library. The 
meeting documents, including public notice, are attached as Exhibit C. 

WAIVER #7 



The following staff reviews are required for all Development Master Plan submittals prior to hearings 
held by the Planning and Zoning Advisory Board and City Commission: 
•  Pre-Application meeting with the Staff Development Review (SDR) team 
•  Formal Submittal/Resubmittal to be reviewed and approved by SDR 
•  Review for consistency with the Comprehensive Plan and the Unified Land Development Code 

(See Section V) 
•  Fiscal Impact Analysis (See Section V) 
 
The conditions from NDS/Planning have been addressed with Final Plans. Conditions from Fire/
Rescue, PW/Engineering-Stormwater, and North Port Utilities will be required with future submittals 
and are listed in Section VI of this staff report.   

V.  DATA & ANALYSIS  

Staff has reviewed the proposed Development Master Plan for consistency with the City’s 
Comprehensive Plan and Unified Land Development Code (ULDC).  

COMPREHENSIVE 
PLAN 

Future Land Use Element, Goal 1 
Ensure that the character and location of land uses maximize the potential for 
economic benefit and the enjoyment of natural and man-made resources by 
citizens while minimizing the threat to health, safety and welfare posed by 
hazards, nuisances, incompatible land uses and environmental degradation. 
 
Staff Findings: The proposed project is a continuation of the existing Cedar 
Grove development and contributes to the character of the existing 
neighborhood. The project is also located in proximity to schools—Woodlands 
Middle School, Imagine School, and Suncoast Technical College, the North 
Port Park of Commerce, the commercial node in Activity Center 5, and I-75. 
The project will bridge the gap between the Cypress Falls and Cedar Grove 

Staff Development Review 

Finance No Objection 

Fire/Rescue Meets Requirements with Conditions 

NDS/Planning Meets Requirements 

NDS/Building-Arborist No Objection 

NDS/Building-Structural No Objection 

Parks & Recreation No Objection 

PW/Engineering-Infrastructure No Objection 
PW/Engineering-Stormwater Meets Requirements with Conditions 

PW/Environmental Meets Requirements with Conditions 

PW/Solid Waste Meets Requirements 

Utilities Meets Requirements with Conditions 

IV .  STAFF  REVIEW 



communities and create a corridor of residential communities on 
Panacea Blvd from Snover Waterway to west of Plantation Blvd. 
Additionally, the project preserves sensitive wetlands with minimal 
disturbances. 
 
Staff concludes that the proposed Development Master Plan is consistent 
with Future Land Use Goal 1. 
 
Future Land Use Element, Policy 4.2 
Encourage the development of neighborhoods that provide safe 
vehicular and non-vehicular access and mobility, as well as convenient 
walkability and connectivity to parks, civic areas, schools, Activity 
Centers, and adjacent neighborhoods. 
 
Staff Findings: The project is proposing to construct internal sidewalks as 
well as a 10-foot wide multi-modal pathway within the development 
which will encourage residential mobility and promote more healthy 
lifestyles. The project site is also located within the Panacea DRI, providing 
future residents close access to the commercial areas it may provide. The 
site is also within proximity to community assets such as the Suncoast 
Technical College and Woodlands Middle School, creating an ideal 
environment for a vibrant neighborhood.     
 
Staff concludes that the proposed Development Master Plan is consistent 
with Future Land Use Policy 4.2.  
 
 
Future Land Use Element, Policy 4.19 
Encourage and support site and building design features that promote 
neighborhood gathering points and stimulate social relationships. 
 
Staff Findings: This project is proposing to construct a 1.2-acre recreational 
site. This addition has the potential to serve as a community gathering site 
for residents to foster new relationships. The applicant is also proposing 
enhanced landscape areas throughout the development with park 
benches to encourage pedestrian activity as well as resident interaction. 
Additionally, the project’s proximity to other nearby existing residential 
neighborhoods can also provide future residents a chance to create a 
broader sense of community.  
 
Staff concludes that the proposed Development Master Plan is consistent 
with Future Land Use Policy 4.19.  
 
Chapter 53-Zoning Regulations, Part 1.-General Provisions, Section 53-7.-
Development Master Plan Submission 
A Development Master Plan (DMP) is required on this site pursuant to 
ULDC Sec. 53-6.A. as it is located in an Activity Center. ULDC Sec. 53-7. 
outlines the submission requirements for the DMP along with the submittal 
and approval process. 
 
Staff Findings: A complete application packet was submitted to the 
Planning & Zoning Division of Neighborhood Development Services in  

ULDC 



FISCAL IMPACT 
ANALYSIS 

Staff performed a fiscal impact analysis of the proposed Development 
Master Plan. The results of the fiscal analysis are just a rough estimate 
based on the assumptions staff made and input into the City’s fiscal 
analysis model (NPFAM). 
 
The model assesses operating revenue and expenses to the City from new 
developments. It employs a modified per capita, “average cost” 
approach to determine fiscal impacts (Exhibit D). 
 
Staff Findings:  
Using the above assumptions, the model estimates that the project will 
operate at a surplus of $112,903.00 through the first 5-year period, and 
continue to increase over time. The total surplus over years 1-30 is 
$2,720,075.00. This indicates the project overall would be an economic 
benefit to the City. 
 

VI .  PUBL IC HEARING SCHEDULE 

Planning & Zoning Advisory Board 
Public Hearing 

January 6, 2021 
9:00 AM or as soon thereafter 

City Commission 
Public Hearing 

January 25, 2021 
6:00 PM or as soon thereafter 

PUBLIC HEARING 
SCHEDULE 

accordance with ULDC Sec.53-7.C. on September 8, 2021. The Planning & 
Zoning Division reviewed the application in accordance with ULDC 
Sec.53-7.D. and E. 
 
 
Staff concludes that the proposed Development Master Plan is consistent 
with this section. 
 
Chapter 53-Zoning Regulations, Part 1.-General Provisions, Section 53-102.
-Intent.   
It is the intent of the Planned Community Development (PCD) zoning 
district to provide for an area for coordinated development of industrial, 
commercial, service, residential, and government uses.  
 
Staff Findings: This Development Master Plan is proposing 255 new single-
family residences to be constructed within the Panacea DRI. This new 
development has the opportunity to help create a stronger mix of land 
uses within the DRI by complimenting the new non-residential 
developments within the Benderson Flex-Industrial development and 
North Port Park of Commerce. This development will contribute to 
addressing the current housing demand. The proposed 255 new 
residences are allowed per the entitlements of the Panacea DRI. 
 
Staff concludes that the proposed Development Master Plan is consistent 
with this section. 



The Development Master Plan was approved by staff with the following conditions to be met with 
future submittals:  
 
1. The Florida bonneted bat survey should be submitted prior to start of construction. 
2. Before FDEP permits will be signed, North Port Utilities requires the following:  
 a. Four complete sets of DEP permit applications (water and sewer) and four sets of 

construction plans both sets of items shall be signed and sealed by the engineer of record.  
 b. One engineer certified (sealed) estimate for the cost of utility construction.  
 c. A check for the Utility Construction Inspection Fee. The fee shall be 6.5% of the utility 

construction costs for projects $0 to $2 million, plus 2.5% of utility construction cost over $2 
million. The minimum fee is $250.00. 

3.  Prior to commencement of utility site construction, three copies of shop drawings plus any 
copies required by the applicant shall be submitted to the Utility Department for review and 
approval. 

4. Irrigation systems shall be designed and constructed to meet reuse standards.  
5. Prior to utility site construction the Development Order, Department of Environmental 

Protection Permit and Development of Health Permit shall be posted at the project site and 
provided at the preconstruction meeting.  

6.  A developer agreement shall be negotiated with the Utility Department and approved by 
the Utility Director and City Staff prior to DEP or DOH permits being signed and released.  

7. The stormwater management system design and floodplain impact/compensation analysis 
must meet all state and local regulations in the later infrastructure (INF) application. 

8. All proposed projects or developments must comply with the Florida Fire Prevention Code 
(FFPC), 7th Edition (NFPA 1 – Fire Code, 2018 Edition with State of Florida Amendments) and 
the City of North Port Unified Land Development Code (ULDC), Chapters 25, 37 and 60 as 
outlined prior to formal submittal.  

9. Emergency Access Plans (EAP) for Fire Apparatus Access must be submitted for review and 
approval prior to commencement of all new construction as outlined in Florida Fire 
Prevention Code (FFPC), 7th Edition (NFPA-1 Fire Code, 2018 Edition), § 1:18.1.3 and § 60-10(A
-C) of the City of North Port’s Unified Land Development Code (ULDC).  

10.   Emergency Access from Cedar Grove Phases 2A and 2B out through Panacea Boulevard 
shall be maintained as previously agreed and approved upon by the Developer, the City of 
North and North Port Fire Rescue.  

11.  Per § 60-11 A(4) of the City of North Port’s Unified Land Development Code (ULDC), the 
Engineer of Record must submit drawings clearly indicating vehicle stacking and turning radii 
of all roads, entrances, cul-de-sacs and parking lots.  

12. Per § 60-11 A(3) of the City of North Port’s Unified Land Development Code (ULDC), the 
Engineer of Record must submit drawings to all gated entrance driveways to accommodate 
pre-entry vehicular stacking of not less than three (3) cars, provide a turn-around area, and 
be designed such that emergency vehicles do not have to leave the travel-way to negotiate 
any roads, turns or gates. 

 

VI I .  CONDIT IONS & SAFEGUARDS 

VI I I .  RECOMMENDED ACTION 

1. APPROVAL WITH WAIVERS AND CONDITIONS of Petition DMP-21-265, Woodlands Parcel E.  



Exhibits 

A-1. Affidavits 

A-2. Warranty Deeds 

B-1. Development Master Plan 

B-2. Elevations 

C. Neighborhood Meeting Documents 

D. Fiscal Impact Analysis 

X.  EXHIB ITS  

1. APPROVAL WITH NO WAIVER of Petition DMP 21-265, Woodlands Parcel E.  
2. DENIAL of Petition DMP-21-265, Woodlands Parcel E, with new findings to support the decision.  

IX .  ALTERNATIVE ACTIONS 
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Cedar Grove Phase 3 

Neighborhood Meeting Minutes 

November 16, 2021 

 

1. Introductions 

A. Strickland Smith, P.E. – Heidt Design, LLC 

B. Chris Pereira, Land Planning & Entitlement Manager – Pulte Group 

C. Tammy Lyday, Senior Scientist/Manager – ECT 

D. Shelby Horton, Project Coordinator – Heidt Design, LLC 

E. Rose Wallace, Manager DRE/HOA/Golf Course Operations – Pulte Group 

 

2. Location Map 

A. Discussed Cedar Grove Phase 3 location in relation to other surrounding communities. 

 

3. Cedar Grove Phase 3 Project Information 

A. Part of overall DRI approved in the late 80s called Panacea. 

B. Wetlands around the edge of the project will be preserved. Minor wetland impacts. 

C. North side of the community and the connection to Cedar Grove existing neighborhoods will 

be gated. 

D. All Cedar Grove residents will be given access through the gate. 

E. Outside residents won’t be able to use the gates. 

F. Amenity center proposed. The intent is to design a pool and park at the amenity center. 

 

Questions and Answers: 

Q: Our amenities are being used by new residents since the pool at other areas is not ready. When 

will this amenity center be completed? 

A: The amenity center will be completed within the next year. Pulte is paying a cost share and 

paying for residents. Building permits have been issued so 12 months is a fair estimate. It could 

be done before. 

Exhibit C



 

Q: Why are we sticking with the same community name? 

A: It’s another phase and extension of the existing community. There is nothing in there that will 

take away from your community. The gates are accessible by all residents. They will have their 

own amenities. 

 

Q: Where are the entrances? 

A: At the top of this map is the entrance at Panacea which will be gated. The other entrance/exit 

is on Martin Oak. It will be questionable on which entrance people will use. Access is required for 

existing homes to use these entrances. 

 

Q: Why is there optional gates? How would we access the gates? 

A: Gates can be barcoded stickers on car windows or some gates use a remote/clicker for access. 

The type of gate is unknown at this time. 

 

Q: What are the grey areas on the map? 

A: Those are the wetlands that will be preserved. 

 

Q: Is there a general idea of the size of homes and price range? 

A: Homes will likely be very similar to the existing Cedar Grove community but still working 

through that. 

 

Q: What are the lot sizes in Phase 2? 

A: Most are 50s. 

 

Q: Are you planning to have a place for a school bus stop or extra parking for parents at the school 

bus stop? 

A: It’s hard to say where the school board will put the bus stop. 

 

Q: School bus access is a big issue. Right now it’s right down the street for me. Real sharp turn and 

congested. There is no place to park for the parents. People driving on lawns. There should a safe 

turn around school bus. You should plan a place for people to park at the school bus stop. Can 

you build something for school buses? 

A (provided by other meeting attendee): The school board are the people you need to talk to. 

 

4. Conceptual Site Plan 

A. The orange lots are 50’ lots and the yellow lots are 60’ lots. 

B. There were wetland impacts in the past.  One of the mitigation requirements was to put some 

of the remaining wetlands into conservation area easements. 

C. There is no connection between Cypress Phase 2D. 

 

 

Exhibit C



Questions and Answers: 

 

Q: Is there a fire truck access? 

A: There are two entrances the fire trucks can use. The city required the connection of Phase 2B 

to put a second entrance. The code for municipalities does not require a fire truck access only. 

 

Q: Is the second entrance gated and will there be anything at the gate? 

A: Yes, there will be a gate and fence that will be landscaped. The entire community is wooded in 

by trees. 

 

Q: Where is the irrigation water coming from, CDD? 

A: This community will have its own irrigation distribution system. 

 

Q: In Cypress Falls Phase 2E the ponds spill into the wetland area right now. 

A: Ponds discharge into wetlands at the south and on the right. 

 

Q: Is there anything being planned by Phase 3? 

A: Benderson owns the land and could potentially develop. 

 

Q: Are these lakes man made? 

A: Everything in blue are man made ponds. 

 

Q: Where do the cows go? 

A: The cows are moved around by the rancher. 

 

Q: Did Benderson sell and have to buy back part of the property? 

A: Benderson used the area as an easement. 

 

 

5. Preliminary Schedule 

A. November 16, 2021 – Neighborhood Meeting for Development Master Plan (DMP) 

B. Early December 2021 – Planning and Zoning Advisory Board Hearing 

C. December 2021 – City Commission Hearing 

D. Summer 2022 – Permitting Approval / Land Development Breaks Ground 

E. Summer 2023 – Models Open for Sales 

 

Questions and Answers: 

Q: Do we get noticed for the other hearings? 

A: No, you can look at the commission schedule or call Heidt Design. 
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Q: What is the difference between hearings? 

A: Planning and Zoning gives their input to the city commission. Ultimately the commission must 

approve. After the city commission approves the community the construction plans process 

starts. 

 

Q: Where do we talk about parking? 

A: The public can go to any hearings and speak. Or you and email comments and concerns. These 

comments will be recorded. 

 

Q: Is Phase 2C moving ahead? 

A: Yes, it’s moving ahead and we can talk after about specific phases. 

 

Q: I thought they were done at the same time as Phase 2A and 2B? 

A: Yes, they were originally started together in the process but we decided we we’re quite ready 

for 2C at that time. 

 

Q: I live in 1B, when you started Phase 2A and 2B we had lots of construction coming from Martin 

Oak. I have to give you credit a lot of construction is going on the dirt road. I ride my bike a lot in 

the area. Thank you for making a good attempt to move the trucks to the other dirt road. You 

guys presented yourself well tonight and I thank you. 

 

Q: I would have to disagree. Construction trucks are speeding 40 or 45 miles an hour with kids 

and women along the street. 

A (answer by other attendee): You have to give them some credit. Drivers will make mistakes and 

speed. Pulte can’t control the speed of the drivers. 

 

Q: For the construction access, is there a sign with an arrow to show the construction guys were 

to go? 

A (answer by other attendee): Drivers don’t want to go that way, they may not know about the 

other exit but when they realize there is another exit/entrance they will take that in the future. 
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November 8, 2021 

 

 

 

The Cedar Grove Phase 3 

Notice of Neighborhood Meeting 

 

 

Dear Property Owner, 

 

This is to notify you that Heidt Design, on behalf of Centex Homes, filed a Development 

Master Plan Application with the City of North Port on September 3, 2021.  The 

Development Master Plan Application requests approval for a 255-unit residential 

subdivision located on the south side of Panacea Blvd approximately 4600 LF north of 

Martin Oak Blvd. The project is adjacent to the north boundary of Cedar Grove 2A and 

2B. See attached vicinity map.      

 

An informational Neighborhood Meeting for nearby residents will be held: 

 

• When:  Tuesday, November 16, 2021, from 6:30 PM – 7:30 PM 

 

• Where: Meeting Room at Shannon Staub Public Library 

4675 Career Lane 

North Port, FL 34289 

 

 

 

 

 

 

 

 

 

 

R:\Panacea\Woodlands Parcel E\Master Plan\Submittals\Working File\MUN\Neighborhood Mtg\Notice & Mailing\prep\Notice ltr.docx 
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CITY OF NORTH PORT, FLORIDA
DEVELOPMENT ECONOMIC AND FISCAL IMPACT MODEL
WATERCRESS COVE
SUMMARY OF ECONOMIC AND FISCAL IMPACTS

I. OPERATING REVENUE IMPACT Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30

A. Ad Valorem Taxes $1,313,093 $1,475,480 $1,599,076 $1,731,612 $1,847,943 $1,954,009 $9,921,212
B. Other Taxes $285,946 $285,946 $285,946 $285,946 $285,946 $285,946 $1,715,678
C. Permits, Fees, & Special Assessments $330,302 $330,302 $330,302 $330,302 $330,302 $330,302 $1,981,810
D. Intergovernmental Revenue $390,339 $390,339 $390,339 $390,339 $390,339 $390,339 $2,342,033
E. Charges for Services $3,073,588 $3,073,588 $3,073,588 $3,073,588 $3,073,588 $3,073,588 $18,441,530
F. Fines & Forfeitures $5,867 $5,867 $5,867 $5,867 $5,867 $5,867 $35,200
G. Miscellaneous Income $57,420 $57,420 $57,420 $57,420 $57,420 $57,420 $344,521

TOTAL OPERATING REVENUE IMPACT $5,456,555 $5,618,942 $5,742,538 $5,875,074 $5,991,405 $6,097,471 $34,781,984

II. OPERATING EXPENDITURE IMPACT Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30

General Government $1,808,766 $1,808,766 $1,808,766 $1,808,766 $1,808,766 $1,808,766 $10,852,599
Economic Environment $0 $0 $0 $0 $0 $0 $0
Physical Environment $337,022 $337,022 $337,022 $337,022 $337,022 $337,022 $2,022,135
Human Services $43,187 $43,187 $43,187 $43,187 $43,187 $43,187 $259,125
Transportation $711,291 $711,291 $711,291 $711,291 $711,291 $711,291 $4,267,747
Public Safety $1,797,502 $1,797,502 $1,797,502 $1,797,502 $1,797,502 $1,797,502 $10,785,013
Culture/Recreation $0 $0 $0 $0 $0 $0 $0
Capital $645,882 $645,882 $645,882 $645,882 $645,882 $645,882 $3,875,292
Debt & Lease $0 $0 $0 $0 $0 $0 $0

TOTAL OPERATING EXPENDITURE IMPACT $5,343,652 $5,343,652 $5,343,652 $5,343,652 $5,343,652 $5,343,652 $32,061,910

III. NET OPERATING Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30
SURPLUS/DEFICIT $112,903 $275,290 $398,887 $531,422 $647,753 $753,819 $2,720,075

IV. AD VALOREM Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30
INCREMENTAL REVENUE $1,247,438 $1,401,706 $1,519,122 $1,645,031 $1,755,546 $1,856,309 $9,425,152

V. TOTAL IMPACT FEES Years 2 - 6 Years 7 - 11 Years 12 - 16 Years 17 - 21 Years 22 - 26 Years 27 - 31 Years 2 - 31

Law Enforcement $120,214 $0 $0 $0 $0 $0 $120,214
Fire $148,323 $0 $0 $0 $0 $0 $148,323
Parks & Recreation $369,709 $0 $0 $0 $0 $0 $369,709
Transportation $1,453,177 $0 $0 $0 $0 $0 $1,453,177
Solid Waste $88,316 $0 $0 $0 $0 $0 $88,316
General Government $132,288 $0 $0 $0 $0 $0 $132,288

  TOTAL IMPACT FEES $2,312,027 $0 $0 $0 $0 $0 $2,312,027

VI. UTILITY CONNNECTION FEES Years 2 - 6 Years 7 - 11 Years 12 - 16 Years 17 - 21 Years 22 - 26 Years 27 - 31 Years 2 - 31

Water $708,750 $0 $0 $0 $0 $0 $708,750
Wastewater $965,625 $0 $0 $0 $0 $0 $965,625

  TOTAL CONNECTION FEES $1,674,375 $0 $0 $0 $0 $0 $1,674,375

VII. SUMMARY OF ANNUAL ECONOMIC IMPACTS
(Output and Earnings in Current Dollars) Year 5 Year 10 Year 15 Year 20 Year 25 Year 30

Direct Output From Development $41,018,570 $41,018,570 $41,018,570 $41,018,570 $41,018,570 $41,018,570
Direct Employment From Development 190 190 190 190 190 190
Direct Earnings From Development $10,384,640 $10,384,640 $10,384,640 $10,384,640 $10,384,640 $10,384,640

Indirect Output From Development $17,498,522 $17,498,522 $17,498,522 $17,498,522 $17,498,522 $17,498,522
Indrect Employment From Development 206 206 206 206 206 206
Indirect Earnings From Development $2,781,831 $2,781,831 $2,781,831 $2,781,831 $2,781,831 $2,781,831

Total Output From Development $73,358,374 $73,358,374 $73,358,374 $73,358,374 $73,358,374 $73,358,374
Total Employment From Development 396 396 396 396 396 396
Total Earnings From Development $13,166,471 $13,166,471 $13,166,471 $13,166,471 $13,166,471 $13,166,471

Note:  If entire jurisdiction growth forecasts are used in scenario modeling, disregard indirect and total impact categories.  For this case, direct
impacts represent total impacts.

Exhibit D


	Staff Report
	Exhibit A-1 Affidavits
	VALID Buffalo-Northport Associates II LLC[owner] - authorizing Heidt Design LLC
	VALID Buffalo-Northport Associates II LLC[owner] -authorizing Centex Homes (Pulte group)
	VALID Heyward Dev[owner] authorizing Centex Homes(Pulte group)
	VALID Heyward Dev[owner] authorizing Heidt Design LLC

	Exhibit A-2 Warranty Deeds
	OR
	113002200 - Special Warranty Deed

	Exhibit B-1 DMP
	Exhibit B-2 Elevations
	Exhibit C Nbhd Meeting
	Meeting Minutes 2021-11-16
	Neighborhood Notice Cert of Mailing 2021-11-08
	Notice Letter

	Exhibit D Fiscal Impact Analysis



