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Ordinance No. 2023-26 

Rezone—Toledo Blade 320—ILW 

From: Carl Benge, AICP, Planner III 

Thru: Lori Barnes, AICP, CPM, Assistant Director 

Development Services  

Thru: Alaina Ray, AICP, Development Services Director 

Thru: Jason Yarborough, ICMA-CM, Assistant City 

Manager 

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

Manager 

Date: September 7, 2023 

STAFF REPORT 

PROJECT:  Toledo Blade 320, REZ-22-237 

REQUEST:  To  Rezone  a portion of the subject property from No Zoning      

             Designation (NZD) to Industrial Light Warehouse (ILW) District. 

APPLICANT:  Kenrick Gallander, AICP, RWA, INC( Exhibit A) 

OWNERS: Deluxeton North Port LLC (Exhibit B) 

LOCATION: Located north of I-75 at the end of Toledo Blade Blvd. (PID 1091-00-

1000 

PROPERTY SIZE: ± 55.02 acres 
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I .  BACKGROUND  

Kenrick Gallander of RWA, INC, an agent for the applicant, on behalf of Deluxeton North 

Port LLC, has submitted a Rezone application to the City of North Port to Rezone a ± 55.02 

acre portion of PID 1091-00-1000 currently zoned No Zoning Designation (“NZD”) to 

Industrial/Light Warehouse (“ILW”).  

The properties to the north are located outside the city, under Sarasota County’s 

jurisdiction. These parcels have a zoning designation of Open Use Agricultural. The 

properties to the east, west, and south are within the City of North Port and have a zoning 

designation of  Agricultural  (to the west and east) and Village (to the east and south). 

This petition has two companion applications. Petition REZ-22-237, rezones 262.34 acres to 

“Residential Multi-Family,” and a Future Land Use Map Amendment (CPAL-22-247) to 

change the Future Land Use of the parcel to “Industrial” and “High Density Residential. 

The subject property cannot be developed until it has a zoning designation. 

I I .  PET IT ION 

REZONE 

The applicant is petitioning the City to change the zoning of the property to allow Industrial 

uses on a portion of the project parcel.  

The property is currently zoned No Zoning Designation and is 

proposing a portion of the parcel be rezoned to Industrial 

Development. The rezone proposal is implemented through 

Ordinance No. 2023-26 as attached in Exhibit C. 

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 June 29 at 5:00 PM in person at the Shannon Staub Public Library 

located at 4675 Career Lane, North Port, FL 34289. The meeting documents, including 

public notice, are attached as Exhibit D. 

IV .  REVIEW PROCESS  

A pre-application meeting for the project was held on July 6, 2022. The petition for the 

Rezone was processed for management review and distributed to all Directors, of which no 

objection was received. 

 

The proposed ordinance for the Rezone petition has been reviewed and approved as to 

form and correctness by the City Attorney’s Office. 

V.  DATA & ANALYSIS  

Staff has reviewed the proposed application for consistency with the Florida Statutes, the 

City’s Comprehensive Plan, and the City’s Unified Land Development Code (ULDC).  
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COMPREHENSIVE 

PLAN 

Florida Statutes § 166.041 Procedures for adoption of ordinances and 

resolutions. 

 

The notice requirements pursuant to this Statute have been met and are 

detailed in Section VI of this Staff Report. 

 
Staff concludes that the petition for rezoning is consistent with the 

requirements of § 166.041(3)(a) regarding ordinances that change the 

zoning map designation of a parcel of land.  

 

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 applicant is requesting to rezone the subject property 

to Industrial/Light Warehouse from NZD. The rezone will allow 

development of the land into a zoning district which supports one of the 

city’s targeted industries. Other industrial uses are located along Toledo 

Blade Blvd. The location is ideal due to the proximity to the interstate 

and frontage along Toledo Blade Blvd. An industrial use will create an 

economic increase over the currently undeveloped parcel, as is. The 

proposed “Industrial” zoning uses will be required to be within a fully 

enclosed building. 

 
Staff concludes that the proposed Rezone is consistent with Future Land 

Use Element Goal 1. 

  
Future Land Use Element, Goal 4 

Support the City’s diversity of neighborhoods by implementing targeted 

development and planning strategies for neighborhoods. This can be 

accomplished through methods including the establishment of City-

wide and neighborhood specific policies addressing development and 

redevelopment efforts, safety, stability, property values, mobility and 

aesthetic controls including street trees, public art, and entry features.  
 

Staff Findings: This petition is a part of a larger development concept. 

This petition consists of the 55.02 acres dedicated to industrial uses. The 

complete project consists of the both the 55.02 acres and the 262.34 

acres for residential multi-family. In whole, the project is providing a 

complete mixed-use development.  

 

The proposed residential portion of this parcel (not included in this 

petition) covers around 262.34 acres and will provide a range of 

FLORIDA STATUTES 

V.  DATA & ANALYSIS  (CONTINUED)  

COMPREHENSIVE 

PLAN 
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residential uses from multi-family, townhomes, and single-family 

detached dwellings.  

 
Staff concludes that the proposed Rezone is consistent with Future 

Land Use Element Goal 4 

 
Future Land Use Element, Policy 4.2 

Encourage the development of neighborhoods that provide safe 

vehicular and nonvehicular access and mobility, as well as 

convenient walkability and connectivity to parks, civic areas, schools, 

Activity Centers, and adjacent neighborhoods. Such connectivity 

may be achieved via the following transportation alternatives:  

• Bridges (including vehicular and/or pedestrian only); • Roadways; 

• Sidewalks; • Bikeways; • Fitness trails; • Golf cart paths • Blueways 

  

Staff Findings: The proposed petition is a portion of the complete 

development. As previously mentioned, the complete development 

will consist of a 55.02 acre Industrial portion and a 262.34 acre 

Residential Multi-Family area. The overall site plan submitted with the 

CPAL petition shows a street network that will be required to provide 

sidewalks. The proposed development will include multi-modal paths 

for other transportation connections. 

 
Staff concludes that the proposed Rezone is consistent with Future 

Land Use Element Policy 4.2. 

 
Future Land Use Element, Policy 4.13 

Ensure that neighborhood planning strategies are coordinated with 

the City’s priorities for the development of:  

• Parks and public spaces • Infrastructure and public facilities  

• Transportation network, including linkages, roads, bicycle-

pedestrian, transit • Natural open spaces • Waterway areas and 

blueways  

 

Staff Findings: As mentioned previously, the complete development 

will provide a park and public space. The proposed Toledo Blade 320 

development will include multi-modal paths internal to the 

development.  

 
Staff concludes that the proposed Rezone is consistent with Future 

Land Use Element Policy 4.13. 

 
Economic Development Element, Objective 1.1 

Attraction, Retention, and Expansion of Targeted Businesses - The City 

shall plan, design, and implement programs, projects, and activities 

COMPREHENSIVE 

PLAN 

V.  DATA & ANALYSIS  (CONTINUED)  

COMPREHENSIVE 

PLAN 

COMPREHENSIVE 

PLAN 
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that support and assist in the expansion of existing businesses in the 

City and the recruitment of new businesses.  

 

Staff Findings: The proposed rezoning would allow ILW uses. The 

permitted uses within ILW zoning are currently some of the targeted 

industries for the City. 

 
Staff concludes that the proposed Rezone is consistent with Economic 

Development Element Objective 1.1 

 

Economic Development Element, Policy 1.1.1 

The City will support the continuation and expansion of existing 

commercial and manufacturing enterprises at appropriate locations 

through technical assistance, the provision of incentives, and/or other 

appropriate strategies.  

 

Staff Findings: The location of this proposed zoning fits in perfect with 

the City of North Port’s future plans for the area. The City was just 

recently awarded the Florida Job Growth Infrastructure Grant, which 

awarded the City up-to one million– six hundred ninety thousand 

dollars ($1,690,000.00) for a utility extension north of I-75 along Toledo 

Blade Boulevard. As part of the agreement, the City must certify that 

at least 1,947 new jobs have been created as a result of the grant 

project (DEO Agreement No. G0077, Pg. 22). 

 

Currently, there are no numbers on how many jobs will be created by 

this property being rezoned to industrial. However, it can be said that 

the proposed rezoning will allow uses that can contribute to the 1,947 

required new jobs. 

 
Staff concludes that the proposed Rezone is consistent with Economic 

Development Element Objective 1.1.1 

 
Economic Development Element, Policy 1.15 

The City recognizes the value of continuing to establish land use 

regulations that allows industrial and commercial uses, in appropriate 

locations, that have limited options for locating in other areas of the 

County and region, if these uses employ best management practices 

that reduce negative on- and off-site impacts and are appropriately 

buffered from other potentially incompatible land uses.  

 

Staff Findings: The proposed rezoning abuts Toledo Blade Boulevard 

which is a major local road with numerous industrial uses along it. This 

particular location is also only about a half-mile north of I-75 making it 

prime location for local and regional distribution, manufacturing, or 

other light industrial uses that can be contained indoors. 

V.  DATA & ANALYSIS  (CONTINUED)  

COMPREHENSIVE 

PLAN 

COMPREHENSIVE 

PLAN 
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The proposed project will be properly buffered from the adjacent 

uses. The buffers will be required in future petitions. 

 
Staff concludes that the proposed Rezone is consistent with Economic 

Development Element Objective 1.15 

 
Chapter 1—General Provisions, Article II.—Administration of Unified 

Land Development Code, Section 1-12.—Amendments. 

E. Nature and requirements of Planning and Zoning Advisory Board 

report. (1) When pertaining to the rezoning of land, the report and 

recommendations of the Planning and Zoning Advisory Board to the 

City Commission required by Sec. 1-29 above shall show that the 

Planning and Zoning Advisory Board has studied and considered the 

proposed change in relation to the following, where applicable: 

 

(a) Whether the proposed change would be consistent with the 

adopted map series and goals, objectives and policies of the 

Comprehensive Plan. 

 

Staff Findings: The current zoning of No Zoning Designation (“NZD”) 

restricts the subject parcels from being granted uses, which is done 

through zoning designations.  The proposed rezone is compliant with 

multiple objectives and policies found within the City’s 

comprehensive code. Future development petitions will be required 

to show how development will minimize the impact to the natural 

surroundings while proposing to provide a multi-functional group of 

developments connected with various routes for multi-modal 

transportation. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(a).   

 

(b) The relationship of the proposed change to the existing land use 

pattern. 

 

Staff Findings: The proposed rezone is consistent with the adjacent 

land uses, especially the parcels to the south that are currently zoned 

Village. The rezone would have little-to-no impact on the land use 

ability of the parcels adjacent to the proposed rezone and will not 

substantially change the land use pattern of the City. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(b). 

 

(c) Whether the proposed change would lead to the creation of an 

ULDC 

V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 

ULDC 

ULDC 
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isolated zoning unrelated to adjacent and nearby districts. 

 

Staff Findings: The approval of the proposed rezone will not create an 

isolated zoning. Instead, the rezone would provide access to isolated 

parcels that are not currently developed. The proposed rezone would 

allow the applicant to move forward with future development 

petitions within the City. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(c). 

 

(d) The impact on the availability of adequate public facilities 

consistent with the level of service standards adopted in the 

Comprehensive Plan and as defined and implemented through the 

City’s Concurrency Management System Regulations as set forth in 

Chapter 5 of this Unified Land Development Code. 

 

Staff Findings: The applicant has received a Letter of Willingness to 

Serve Water, Sewer and eventually Reclaimed Water from the City of 

North Port Utilities Department. Additionally, the City Engineer has 

reviewed the project as to roadways and associated infrastructure 

with no objections. Last, Sarasota County Schools has seen the 

project, but the applicant is responsible for submitting the final school 

concurrency information later in the development process.  

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(d). 

 

(e) Whether the existing district boundaries are illogically drawn in 

relation to existing conditions on the property proposed for change.  

 

Staff Findings: The rezone would provide district boundaries that would 

facilitate access from Toledo Blade Blvd. to the entire proposed 

development. The portion of the rezone adjacent to Toledo Blade 

Blvd. will add an industrial aspect to a currently under-developed 

area. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(e). 

 

(f) Whether changed or changing conditions make the passage of 

the proposed zoning necessary. 

 

Staff Findings: Any development on the subject property would 

require a rezone. The site is currently zoned No Zoning Designation 

(“NZD”), which restricts the relationship between the subject parcel 

V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 

ULDC 

ULDC 
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V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 

and those abutting the subject parcels. The proposed rezone would 

allow industrial uses on the 55.02 acre portion of the parcel.  

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(f). 

 

(g) Whether the proposed change will adversely influence living 

conditions in the neighborhood.   

 

Staff Findings: The proposed rezone unifies the subject property with 

the adjacent properties to the east which will facilitate development 

in the area. The proposed rezone complements the development of 

neighboring properties, such as the Toledo Village, by providing 

connectivity and complementary functionality.  

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(g). 

 

(h) Whether the proposed change will create or excessively increase 

traffic congestion or otherwise affect public safety.  

 

Staff Findings: The proposed rezone does not have a direct influence 

on traffic congestion or public safety. Currently, the surrounding area 

is mostly undeveloped so any future development has the potential 

to increase the traffic, however there will be an in-depth traffic 

impact study done for future development petitions for the site as a 

whole development. The required upgrades to intersections and 

roadways will be determined by the trips generated in-and-out of the 

proposed development. Future development on the proposed site 

will be conditioned that the upgrades on the impacted infrastructure 

be met. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(h). 

 

(i) Whether the proposed change will create a drainage problem.  

 

Staff Findings: The proposed rezoning alone would have no effect on 

the drainage problem. Per the ULDC, all new development  requires 

stormwater management to be equal or reduce the stormwater 

runoff to adjacent properties. Future applications will require a 

stormwater analysis be reviewed and approved by the City’s 

Stormwater Engineer before allowing any proposed development to 

move forward. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

ULDC 

ULDC 
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V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 

1-12.E.(1).(i). 

 

(j) Whether the proposed change will seriously reduce light and air or 

solar access to adjacent areas.  

 

Staff Findings: The proposed project will be required to provide a Type 

D buffer between “Industrial” and “Village” zoning to the south that 

will reduce the impact of any built structures to the adjacent 

property. Any future development applications will be reviewed by 

staff for compliance to any and all approved conditions. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(j). 

 

(k) Whether the proposed change will adversely affect property 

values in the adjacent areas.  

 

Staff Findings: Currently, the parcel is NZD zoned, which has no 

approved uses, or potential economic benefits. The proposed rezone 

is the industrial area adjacent to Toledo Blade Boulevard. The 

increased development on the parcel will help to promote more 

positive development. For this project the success of the Industrial 

development will play a direct role in the development timing of the 

residential portion of this parcel. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(k). 

 

(l) Whether the proposed change will be a deterrent to the 

improvement or development of adjacent property in accord with 

existing regulations.  

 

Staff Findings: There are three proposed projects in this direct area. 

The three projects are on the same side of Toledo Blade Boulevard, 

and all have a mixed-use component in their development. Each of 

these proposed projects have either worked together in their designs, 

or they have used the development potential of each other’s project 

for their development calculations.  

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(l). 

 

(m) Whether the proposed change will constitute a grant of special 

privilege to an individual owner as contrasted with the public welfare.  

 

Staff Findings: The granting of this proposed rezone would not grant 

ULDC 

ULDC 

ULDC 
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V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 

the applicant any special privilege that is outside of the Industrial 

zoning guidelines. The guidelines for Industrial zoning are based on a 

City of North Port Comprehensive Plan and ULDC.  

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(m). 

 

(n) Whether there are substantial reasons why the property cannot be 

used in accord with existing zoning.  

 

Staff Findings: Currently, the property has identified as No Zoning 

Designation (NZD), which has no uses allotted to it. The potential use 

of the property is based on the entitlements granted to it through 

zoning. With the NZD zoning applied to the property, any proposed 

future development would require a rezoning, whether it be 

residential, commercial, industrial, or a mixture of uses. For any 

development a rezone is absolutely necessary.  

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(n). 

 

(o) Whether the change suggested is out of scale with the character 

of the neighborhood. 

 

Staff Findings: As mentioned previously, there are two other large-

scale projects in various stages of the review and development 

process that are similar in nature adjacent to the project associated 

with the proposed rezoning. The proposed area being rezoned is the 

industrial and connector portion of a larger development known as 

Toledo Blade 320. The proposed rezoning is a portion of a larger 

project that with the assistance of neighboring up-and-coming 

developments has the potential to truly define the neighborhood 

character of the area. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(o). 

 

(p) Whether the use causes a decrease in level of service, 

concurrency in any area listed in Chapter 5, or causes adverse effects 

on the health, safety and welfare of the citizens of North Port and its 

impossible to find other adequate sites in the City for the proposed 

use in districts already permitting such use that would maintain the 

adopted level of service, concurrency levels as listed in Chapter 5 or 

adequate services for the health, safety and welfare of the citizens of 

North Port. 

 

ULDC 

ULDC 
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PLANNING AND ZONING ADVIOSRY BOARD— 

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

recommend approval of REZ-22-237 and motion as follows” 
 

I move to find Petition No. REZ-22-237, consistent with the City of North Port Comprehensive 

Plan based on the competent substantial evidence as presented and recommended the 

City Commission approve REZ-22-237. 

Planning & Zoning 

Advisory Board 

September 7, 2023 

9:00 AM or as soon thereafter 

City Commission 

1st Reading 

September 26, 2023 

6:00 PM or as soon thereafter 

City Commission 

2nd Reading 

 TBD 

PUBLIC HEARING 

SCHEDULE 

Notice of the public hearings were mailed to the owner and property 

owners within a 1,320 feet radius of the subject property on July 13, 

2022. The petition for a Rezone 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 E). 

PUBLIC NOTICE 

VI .  PUBL IC  

VI I .  RECOMMENDED MOTION  

V.  DATA & ANALYSIS  (CONTINUED)  

Staff Findings: The proposed rezoning of this property will not 

decrease the level of service to the area, but will increase the 

usefulness of the area by developing a currently undeveloped area 

within the northeast of the City.  

 

The proposed rezone is part of a larger project called Toledo Blade 

320, which is a portion of the northeast quadrant of the Toledo Blade 

Blvd. and I-75. All future development proposals will be reviewed for 

concurrency during the potential process. 

 
Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(p). 
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A. Affidavit 

B. Deed 

C. Ordinance No. 2023-26 with Exhibits 

D. Neighborhood Meeting Documents 

E. Legal Ad 

IX .  EXHIBITS  

VI I I .  ALTERNATIVE MOTIONS  

PLANNING AND ZONING ADVISORY BOARD— 

RECOMMEND DENIAL of Petition No. REZ-22-237. 

 

I move to find Petition No. REZ-22-237, Toledo Blade 320 Rezone, not consistent with the City 

of North Port Comprehensive Plan based on the competent substantial evidence as 

presented and recommend the City Commission deny REZ-22-237.  

 
CITY COMMISSION— 

DENIAL of Petition No. REZ-22-237. 

 

I move to find Petition No. REZ-22-237, via Ordinance No. 2023-26, Toledo Blade 320 Rezone, 

not consistent with the City of North Port Comprehensive Plan [and/or Unified Land 

Development Code, and/or Florida Statutes] based on the competent substantial 

evidence as presented and deny CPAL-22-247:  

 

The proposed Rezone is NOT specifically adapted and designed for the future land uses 

anticipated. 

 

The proposed Rezone DOES NOT comply with the City of North Port Comprehensive Plan, 

the Unified Land Development Code, and other laws, ordinances, and regulations as 

requested. 

CITY COMMISSION— 

The City Commission approve REZ-22-237 and motion as follows: 

 

I move to find Petition No. REZ-22-237, via Ordinance No. 2023-26, Toledo Blade 320 Rezone, 

consistent with City of North Port Comprehensive Plan and Unified Land Development 

Code, and Florida Statutes based on the competent substantial evidence as presented 

and approve REZ-22-237. 

VI I .  RECOMMENDED MOTION (cont inued)  
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Exhibit A for REZ-22-237 
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Exhibit A for REZ-22-237 
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Exhibit B for REZ-22-237 
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Exhibit B for REZ-22-237 
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Exhibit B for REZ-22-237 
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Exhibit B for REZ-22-237 
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Exhibit B for REZ-22-237 
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Exhibit C for REZ-22-237 
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Exhibit C for REZ-22-237 
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Exhibit C for REZ-22-237 
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Exhibit C for REZ-22-237 
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Exhibit C for REZ-22-237 
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Exhibit C for REZ-22-237 
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Exhibit C for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 



44 

Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit D for REZ-22-237 
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Exhibit E for REZ-22-237 


