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GATEWAY ACTIVITY CENTER 
MASTER PLAN – BRIEFING

CITY OF NORTH PORT
CITY COMMISSION MEETING
MAY 28, 2024

ALAN STEINBECK | PSG | alan@psgplans.com

PRESENTATION
• Status and Context
• Review of Previous 

Work
• Recommendations
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WORK PRODUCTS

Assessment Report Stormwater Evaluation DRAFT Master Plan

+ ►

Staff and Stakeholder Engagement ►
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ASSESSMENT FINDINGS
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Environmental 
Conditions
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LAND USE SCENARIOS

GUIDING PRINCIPLES
1. Develop a land use strategy focusing on mixed-use 

development that spurs economic development to attract 
visitors and provide employment, services, and amenities for 
North Port residents.

2. Create a cohesive gateway district vision that establishes a 
sense of place for North Port residents and welcomes 
visitors.

3. Improve multi-modal transportation connectivity and access 
within and through the Activity Center.

4. Reduce flooding risk and mitigate the cumulative 
stormwater impacts from existing conditions and anticipated 
development projects.
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1999 2024

HOSPITAL AREA DEVELOPMENT EXAMPLE

LAND USE 
SCENARIO A
• Hospital-Oriented High-

Intensity Development
• Hotel
• Medical and other offices
• Retail, including 

restaurants, pharmacy, 
and medical supply

• Housing, especially 
senior housing
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LAND USE 
SCENARIO B
• Recreation and Conservation

• Natural park and trails
• Water access
• Passive outdoor 

recreation
• Indoor recreation
• Athletic or natural
• Medical uses

LAND USE 
SCENARIO C
• Local Economy and Active 

Environmental
• Mixed use development
• Active outdoor recreation 

and visitation
• Medical uses
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Scenario Analysis Findings

• Full buildout of activity center – economic development and jobs, but 
high financial and environmental costs
• Conservation – Lower cost, environmentally responsive, still economic 

opportunity
• Recommendation: focus on growth south of I-75 and let market 

response inform the decision north of I-75

NEXT STEPS
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MIXED USE 
CONVERSION
• Assess the viability of the 

most immediate 
opportunities for mixed use 
conversion.

• Expansion and potential 
assemblage of developable 
area in the SW quadrant can 
be achieved in areas not in 
the flood zone.

• Opportunity for shared 
stormwater management 
facilities.

• Development pods can be 
created. 

Action Plan

Phase I: 
Immediate 

Actions

Phase II: 
Partnership and 
Infrastructure

Phase IIIA: Full 
Buildout

Phase IIIB: 
ConservationStrengthen the 

development potential of 
the Activity Center south 
of I-75

Make visible changes to 
the area and form a 
partnership with 
development

Prepare the land north of 
I-75 for development

Take action to protect the 
land and maximize the 
benefits
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Phase I: Immediate Actions

• Avoid and minimize floodplain impacts

• Zoning use change
• Increase stormwater 

risk mitigation
• Avoid and/or 

strategically fill to 
support development

Phase I: Immediate Actions

• Strengthen the incentives for development and parcel assembly, with 
a focus on the southwestern quadrant of the Activity Center and the 
High-Density Corridor

• Focus on SW quadrant 
of area.
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Phase I: Immediate Actions

• Create a conceptual design 
for a park that doubles as a 
stormwater mitigation tool

Cascades Park in Tallahassee

Phase I: Immediate Actions

• Apply for state and federal grants to fund infrastructure 
improvements and stormwater solutions

• Master Plan includes sources to 
seek for funding.
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Phase I: Immediate Actions

• Prioritize acquisition 
of areas outside the 
flood zone and 
implement 
distributed 
stormwater 
solutions.

Phase I: Immediate Actions

• Make a plan for a 
connected trail 
network throughout 
the study area, to be 
implemented 
alongside 
development and 
stormwater 
improvements
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Phase I: Immediate 
Actions
• Conduct a 

feasibility study 
for constructing 
a greenway or a 
bypass canal 
along 
Myakkahatchee
Creek.

City of North Port Myakkahatchee
Creek Greenway Master Plan, 2007

Phase II: Partnership and Infrastructure

• Make Sumter Boulevard a more inviting place for activity by 
constructing a new gateway treatment (including signage, 
landscaping, decorative lighting, traffic calming, and other elements) 
across Sumter Boulevard south of I-75.
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Phase II: Partnership and Infrastructure

• Construct a signalized intersection at hospital entrance and stub for 
SW quadrant that is ready for new development.

Phase II: Partnership and Infrastructure

• Initiate a partnership 
for development of 
the southwest and 
High-Density 
Corridor
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Phase II: Partnership and Infrastructure

• Mitigate impacts 
with green 
infrastructure and 
best management 
practices

Inflection Point

• What level of development has been achieved in the 
Southwestern quadrant?
• Does the amount of market demand support investing in 

stormwater solutions north of I-75?
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Phase IIIA: Full Buildout

• Implement large-
scale floodplain and 
stormwater 
management 
practices

Phase IIIA: Full Buildout

• Establish a definitive 
plan for water and 
sewer extension 
north of I-75
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Phase IIIB: Conservation and Recreation

• Pursue transfer of 
development rights 
and property 
purchase to conserve 
the land north of I-75

Phase IIIB: Conservation and Recreation

• Invest in bolstering 
economic 
development 
through eco-tourism
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REQUESTED ACTION

• We are required to transmit a plan to the State of Florida 
Department of Economic Opportunity
• Endorse, Endorse with Revisions, Not Endorse with Cause

THANK YOU!
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