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Ordinance 2023-12 

Toledo Village Pattern Book (VP2-22-140) 

From: Carl Benge, AICP, 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: May 4, 2023 

STAFF REPORT 

PROJECT:  VP2-22-140 Toledo Village 

REQUEST:  Approval of Toledo Village Pattern Book 

APPLICANT:  Tony Squitieri of Forestar Group on behalf of H.M.T.A. 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, 109000200, 1090001000, 1095001000, 1088002000,  

1088001000, 1097002000, 1097001000, and 1111001000)  

PROPERTY SIZE: ± 2,086 acres 
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I .  BACKGROUND  

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

Village District Pattern Book (VDPB) application to the City of North Port Planning and 

Zoning Division. The application requests the approval of the VDPB as the second step of 

the Toledo Village development approval process. 

The VDPB provides the governing framework for development within the Toledo Village 

development, located north of I-75 and east of Toledo Blade Boulevard. The VDPB provides 

design, density, intensity, and use regulations for the Village.  

This project began with Ordinance 2001-46, the Glawson/Carlton Comprehensive Plan 

Amendment on the eastern parcels, which approved the original Village Future Land Use. 

In May of 2003, H.M.T.A. purchased the parcels east of  the Glawson/Carlton area and 

applied for a Future Land Use Map amendment to reclassify the approximately 571 acres as 

Village. The City approved the FLUM amendment with Ordinance 04-37.  

The Department of Community Affairs (DCA) flagged the FLUM amendment for neglecting 

to provide a density cap. DCA and the City of North Port proposed a Stipulated Settlement 

Agreement for the rezone to address this concern and avoid litigation. On April 23, 2007, the 

City approved Ordinance 07-16 to address the issues with Ordinance 04-37. 

On August 29, 2006, the City approved Ordinance 06-18, which rezoned ±1,296 acres from 

Sarasota County designation OUE-1 to the City of North Port’s Village zoning designation. In 

2007, the City Council approved Ordinance 07-21, which adopted the Toledo Village 

Pattern Book and Index Map for ±1,837 acres of Village zoned property 

Prior to the subject petition and its companion applications, the most recent approval on 

these properties was Ordinance 2022-22, which amended the Future Land Use of ±83.417 

acres to Village, and Ordinance 2022-21, which rezoned ±789 acres to Village. 

IV .  REVIEW PROCESS  

The City held a pre-application meeting with the applicant for the project (PRE-22-021) on 

February 16, 2022. The applicant submitted a petition for the Toledo Village Pattern Book on 

July 14, 2022. Staff provided comments on the submission based on requirements found 

within the ULDC. Once the applicant addressed the required revisions in their application 

package, the petition was moved forward in the approval process. A final plan set was 

submitted on February 27, 2023. 
 

The City Attorney’s Office reviewed Ordinance 2022-13 to adopt the Toledo Village Pattern 

Book for form and correctness (Exhibit B).  
 

The City of North Port’s Comprehensive Plan’s Future Land Use Element and ULDC Chapter 

53 provide the Village District Pattern Book requirements. ULDC Article XVIII, Section 53-

213.B, lists six requirements that the VDPB must include and require Planning and Zoning 

Advisory Board recommendations and City Commission approval.  
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COMPREHENSIVE 

PLAN 

Comprehensive Plan, Future Land Use Element, Objective 1 

Future development activities shall continue to be directed in 

appropriate areas as depicted on the Future Land Use Map, and shall 

encourage the use of innovative land development regulations, 

consistent with sound planning principles, minimal natural limitations, 

the goals, objectives and policies contained within this plan, and the 

community character.  

 
Staff Findings: The subject property has existing Village FLU classification and 

Village Zoning designation. The Village district zoning is the most progressive 

zoning district within the City. The district allows for a more customized 

approach to large community planning. The applicant can propose density, 

intensity, and design criteria that differ from standard zoning district per the 

ULDC. 

 

The Village district requires a greenbelt to surround the village to mitigate the 

impact of the development on the surrounding areas. The goals, objectives, 

and policies that help direct the proposed project can be found within the 

comprehensive plan under Village Land Use. 
 

Comprehensive Plan, Future Land Use Element, Policy 1.6 

Subdivisions shall be designed so that all individual lots have access to 

the internal street system, and lots along the periphery are buffered 

from major roads and incompatible land uses.  
 
Staff Findings: Per ULDC Sec. 37-12.F.(3), all new subdivisions lots shall abut and 

have access to a public or private street. The proposed project has a 

complete internal street network that provides access to all lots proposed for 

development.  

 

Per ULDC Sec. 53-216, a greenbelt is required at the perimeter of the village. 

This greenbelt will buffer the village land use with the surrounding uses, which 

are Agricultural (north & east) and Activity Center Four (west & south). The 

applicant has proposed a minimum width of 50-feet. 
 

Comprehensive Plan, 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: As previously mentioned, the proposed project has an internal 

street network that provides safe vehicular access. The applicant has also 

proposed multimodal pathways throughout the project, which will provide 

V.  DATA & ANALYSIS  

COMPREHENSIVE 

PLAN 

COMPREHENSIVE 

PLAN 



4 

access to amenities from the internal neighborhoods. These pathways will 

provide access for pedestrians, cyclists, and golf carts to navigate Toledo 

Village without using an automobile.  

 
Comprehensive Plan, 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: The proposed Toledo Village utilizes a complete streets 

model for the internal rights-of-way. Section 9, Roadways & Pathways of the 

VDPB Toledo Village, incorporates three (3) distinct roadway types 

(collector, local street—type 1, & local street—type 2). The VDPB includes 

one collector, three local streets of various lengths.  Bicycle lanes and 5-ft 

wide pedestrian sidewalks (on both sides of the right of way) are 

incorporated into the street design.  

 

Pathways will be constructed with a stabilized base and covered with 

concrete, asphalt, mulch, or gravel were  designed within 30-50 foot wide 

rights-of-way. The pathways will range from 8 to 10 feet wide. A complete 

street model will be used on all collector roads and local street—type 1.  

 

 

ULDC Sec. 53-208.A.(2)(c)(II) requires the minimum size of a village park to 

be at least five (5) acres. The proposed VDPB includes a minimum of a 20-

acre Village Park to provide a large public recreational amenity (Pg. 

7:Section 2.1).  

 
Comprehensive Plan, Future Land Use Element, Goal 5 
This goal describes the intent of the ‘Village’ land use classification 

including to promote a pattern of development that will overcome the 

problems associated with urban sprawl; encourage a better jobs/housing 

balance; promote a pattern of development that will reduce reliance on 

the personal automobile by allowing a greater variety of land uses closer to 

work and home; protect and enhance environmental assets and provide 

for an orderly transition from rural to urban land uses through a planning 

process that couples a build out vision with the proper timing and location 

of adequate public facilities through the preparation of Village District 

Pattern Plans. 
 

Staff Findings: The purpose of the VDPB is to give the development a 

sustainable way to create standards that allow the City and developer to 

reach a common vision. Villages in the City of North Port consist of 

numerous neighborhoods with various amenities and uses. This mixture of 

uses and amenities reduces the number of vehicular trips leaving the area, 

which helps to reduce the demand on existing streets, such as Toledo 

Blade Boulevard.  

V.  DATA & ANALYSIS  (CONTINUED)  

COMPREHENSIVE 

PLAN 

COMPREHENSIVE 

PLAN 
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ULDC 

ULDC 

 

Village zoning allows residential (25-40%), commercial (20-60%), office (10

-25%), civic (10-25%), and parks & open space (10%-no max) uses. The 

proper mixture of uses could encourage a positive job and housing 

balance that may reduce residence dependence on the personal 

automobile.  

 

The mixture of uses allowed by Village zoning provides a development 

buffer from the more commercially-intense Activity Center area adjacent 

to Toledo Village into a less-intense mixed-use area, which will help 

reduce the physical and visual development along with environmental 

impacts.  

 
Comprehensive Plan, Future Land Use Element, Objective 13 

In order to fulfill the build-out vision for the City of North Port, any property 

under unified ownership or united application within the City, which can 

meet the minimum requirements to form a village, town center, and 

neighborhoods contributing to the formation of a village, may receive a 

Village Land Use Classification.  

 

Staff Findings: Since 2003 (Ordinance 04-37) H.M.T.A. Real Estate, LLC has 

worked to purchase, rezone, and develop the Toledo Village area. In 

2007, a Village Pattern Book and Index Map were approved (Ordinance 

07-21). Recently, the City approved H.M.T.A.’s requests (CPAL-22-061 & 

REZ-22-095) to amend the Future Land Use Map and rezone the subject 

property under one unified Village zoning designation. The subject 

property is under common ownership and unified FLU and zoning 

designations which fulfill the minimum requirements of the Village Future 

Land Use Classification.  

 
Chapter 53 Zoning Regulations, Article XVIII—Village, Section 53-213 

Pattern Book/Village Index Map  

This section of the ULDC stipulates the minimum required information that 

must be in the Village Index Map and Pattern Book.  

 

Sec. 53-213.B.(1): A village pattern book shall be prepared by the 

property owner and submitted for city staff review, review and 

recommendations by the Planning and Zoning Advisory Board, and City 

Commission final action. City review and approval shall occur prior to the 

application for the first VDPP. The map shall be adopted by ordinance 

and may be subsequently amended by ordinance.  

 

Staff Findings: The applicant has followed the proper process for VDPB 

applications. The applicant/owner prepared the proposed VDPB and 

submitted the application package for review by city staff, who have 

found the package ready for Planning and Zoning Advisory Board review 

and recommendation to City Commission. City Commission makes the 

final decision on the application. The City cannot process the next phase 

of Toledo Village’s development before Commission approves the 

proposed VDPB application.  

V.  DATA & ANALYSIS  (CONTINUED)  

COMPREHENSIVE 

PLAN 
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Planning & Zoning 

Advisory Board 

May 4, 2023 

9:00 AM or as soon thereafter 

City Commission 

1st Reading 

May 23, 2023 

6:00 PM or as soon thereafter 

City Commission 

2nd Reading 

June 27, 2023 

6:00 PM or as soon thereafter 

PUBLIC HEARING 

SCHEDULE 

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). 

PUBLIC NOTICE 

VI .  PUBL IC NOTICE & HEARING SCHEDULE  

ULDC 

 

Sec. 53-213.B.(4): The Pattern Book must contain conceptual designs 

of collector and arterial roadways and greenbelts, architectural styles 

of public buildings, site design requirements for village centers, and the 

calculation of the total acres by use to be included in the overall 

Village development.  

 

Staff Findings: The Toledo Village Pattern Book includes the 

requirements of Section 53-2103.B.(4). The specific elements can be 

found on the following pages of the proposed VDPB: 

· Total Acreage Calculations – Pages 7-11 

· Greenbelts and Conservation Standards – Pages 12-14 

· Village Center Site Design Requirements – Pages 23-24 

· Roadway and Pathway Types – Pages 25-32 

V.  DATA & ANALYSIS  (CONTINUED)  
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The Planning & Zoning Division recommends that the Planning & Zoning Advisory Board 

recommend approval of Ordinance 2022-12 and motion as follows: 
 

I move to recommend City Commission approve Ordinance No. 2022-12, Petition VP2

-22-140, Toledo Village Pattern Book, and find that, based on the competent 

substantial evidence: 

• The proposed ordinance DOES COMPLY with the North Port Comprehensive Plan 

and ULDC 

A. Affidavit 

B. Ordinance No. 2022-12 with Exhibits 

C. Notice of Public Hearing 

D. Legal Advertisement 

IX .  EXHIBITS  

VI I I .  ALTERNATIVE ACT IONS  

1. DENIAL of Ordinance No. 2022-12, Petition VP2-22-140, Toledo Village Pattern Book. 

 

I move to recommend denial of Ordinance No. 2022-12, Petition VP2-22-140, Toledo 

Village Pattern Book, and find that, based on the competent substantial evidence: 

• The proposed ordinance DOES NOT COMPLY with the North Port Comprehensive 

Plan and/or ULDC. 

VI I .  RECOMMENDED ACTION  
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Exhibit A for VP2-22-140 
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Exhibit A for VP2-22-140 
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Exhibit A for VP2-22-140 
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Exhibit B for VP2-22-140 
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Exhibit B for VP2-22-140 
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Exhibit B for VP2-22-140 
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Exhibit B for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 



25 

IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 



28 

IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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IX .  EXHIBITS  

Exhibit C for VP2-22-140 
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Exhibit D for VP2-22-140 


