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Ordinance No. 2022-21 

Rezone—Toledo Village 

From: Carl Benge, Planner III 

Thru: Lori Barnes, AICP, 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: August 18, 2022 

STAFF REPORT 

PROJECT:  Toledo Village, REZ-22-095 

REQUEST:  Consideration of Rezone Application from No Zoning Designation  

   (NZD)  to Village (V) District 

APPLICANT:  Tony Squitieri, Forestar (Exhibit A) 

OWNERS: H.M.T.A. Real Estate LLC  

LOCATION: Located northwest of I-75 and Toledo Blade Blvd. interchange (PIDs 

1111-00-1000, 1089-00-1000, 1092-00-2000, 1092-00-3000, and portions 

of 1090-00-2000, 1090-00-1000, and 1095-00-1000) 
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I .  BACKGROUND  

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

Rezone application to the City of North Port to Rezone ± 789 acre site zoned No Zoning 

Designation (“NZD”) to Village (“V”). The surrounding properties are zoned No Zoning 

Designation (“NZD”) to the north, Agriculture (“AG”) to the east across Toledo Blade 

Boulevard, Planned Community Development (“PCD”) to the south, and Village (“V”) to the 

east. The subject parcels have a Future Land Use of Agricultural, Estates, Village, and 

Activity Center—with a portion of the property located within Activity Center Four (“AC4”). 

The subject parcel has a companion Future Land Use application to assign “Village” zoning 

district, currently under consideration, to establish “Village” Future Land Use across all 

owned parcels. 

I I .  PET IT ION 

REZONE 

The applicant is petitioning the City to change the zoning of the property to provide for a 

unified Toledo Village zoning designation for all of the project parcels.  

The applicant is proposing to rezone the property to implement the 

Village Future Land Use. The property is currently zoned No Zoning 

Designation and is proposed to be rezoned to Village (Exhibit B). The 

rezone proposal is implemented through Ordinance No. 2022-21 as 

attached in Exhibit B. 
 

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 July 13 at 5:00 PM in person 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. 

IV .  REVIEW PROCESS  

A pre-application meeting for the project was held on February 16, 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 V of this Staff Report. 

 
Staff concludes that the petition for rezoning is consistent with the 

requirements of § 166.043(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: Rezoning the subject parcel would unify the zoning 

designation from Toledo Blade Boulevard to the adjacent Village-zoned 

parcels to the east, also owned by the applicant. The property cannot 

currently be developed without a zoning designation. Rezoning the 

property to Village would allow for development. Without access for 

development, the full potential of the currently zoned Village parcels 

could not be attained. The subject parcels providing access are narrow 

in nature, which help to minimize the impact to health, safety, and 

welfare. 

 

Any future development will be required to meet all state and local 

regulations regarding health, safety, and welfare posed by hazards, 

nuisances, incompatible land uses, and environmental degradation. 

 
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: The rezoning to Village requires various  departments and 

disciplines to generate a functional multi-neighborhood development. 

All future development on the property designated “Village” require 

design criteria be reviewed and approved during the planning stages of 

FLORIDA STATUTES 

V.  DATA & ANALYSIS  (CONTINUED)  
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development. These designs require multimodal transportation routes, 

street tree requirements, with planned public art. 

 
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 Village district requires the aforementioned 

attributes. All Village developments are regulated. Future 

development may not proceed until the approval of a Village District 

Pattern Book and Village District Pattern Plan. 

 
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: The Village district requires the forementioned attributes 

to be planned and a functional part of the proposed Village 

development. The guidelines and criteria are identified in the required 

documents (VDPP and VDPB) that regulate the development within 

the Village district, all of which include criteria for connectivity. 

 
Staff concludes that the proposed Rezone is consistent with Future 

Land Use Element Policy 4.13. 

 
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 

COMPREHENSIVE 

PLAN 

V.  DATA & ANALYSIS  (CONTINUED)  
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ULDC 

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. 

 

Applicant Findings: FUTURE LAND USE ELEMENT—VILLAGE: 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.  

 

Project Response: With the addition of the properties included with 

this rezoning application, the currently approved Toledo Village 

project will benefit from additional lands that will serve to 

accommodate necessary connections to City utilities and provide the 

main Toledo Village entrance via a parkway/Blvd., from Toledo Blade 

Blvd., to and throughout the project, helping to ensure necessary 

requirements are met/maintained for the Village land use 

classification.  

 

TRANSPORTATION ELEMENT: Objective 5: The City shall promote the 

development of an integrated bicycle/pedestrian/multiuse pathway 

system  

 

Policy 5.5: The City shall continue to implement the land development 

regulations, implementing City standards which require developers to 

provide bicycle/pedestrian pathways, where appropriate, in new 

subdivision developments.  

 

Project Response: The properties included with this rezoning 

application are integral to Village project by providing additional 

opportunities for vital mobility connectivity from Toledo Blade Blvd,. to 

the majority of the Toledo Village properties to the east and possible 

connection to the North Port Gardens property.  

 

CONSERVATION AND COASTAL ZONE MANAGEMENT ELEMENT: GOAL 

1: The City of North Port shall protect, conserve and enhance its 

natural, environmental and historic resources to ensure sustainable 

environmental quality for the future. -Natural Communities and Wildlife  

 

Objective 1: Upon adoption of the Comprehensive Plan, the City will 

review all applicable ordinances which provide for the protection and 

COMPREHENSIVE 

PLAN 

V.  DATA & ANALYSIS  (CONTINUED)  
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enhancement of its critical water resources and biologically 

productive flora and fauna, and wildlife habitats and initiate the 

deletion, revision or adoption of ordinances, based upon supporting 

data and analysis, which shall include state and federal regulations 

and guidelines.  

 

Policy 1.8: The City shall work with developers and land owners to 

preserve natural wetlands to the greatest extent possible in order to 

preserve wetland habitat vital to wading birds and wildlife, especially 

listed species, and to maintain natural surface water levels in wetland 

systems and associated habitat. Where appropriate and feasible, the 

City shall continue to support the acquisition of important wetland 

habitats/systems, and it is also preferred that mitigation for any 

wetlands that are taken due to development activity be located 

within the City of North Port or in mitigation banks adjacent to the City.  

 

Objective 4: The surface waters and groundwater resources of the City 

shall be protected to ensure that their biological, ecological, and 

hydrological functions are maintained, conserved, or improved.  

 

Policy 4.1: All protected wetlands shall include upland buffers, 

pursuant to State and Federal requirements, adjacent to these 

wetlands for habitat diversity, edge enhancement, and the promotion 

of wildlife conservation.  

 

Policy 4.4: Protection of wetland quality and function will be prioritized 

as follows: Avoidance of impacts • Minimization of impacts • 

Mitigation of impacts  

 

Objective 6: The City of North Port shall continue to enforce the City's 

wetland ordinance that conserves and protects the health, function 

and biological integrity of all remaining viable wetland systems as 

defined by State agencies in order to prevent the violation of State 

water quality standards; maintain freshwater storage capabilities; 

reduce damage to property and loss of life due to flooding; maintain 

the viability and diversity of native plants and animals and their 

habitats; and assure the continued conservation of irreplaceable 

natural resources.  

 

Policy 6.1: No wetland alteration or removal shall be permitted unless 

reasonable use of the property is dependent upon said alteration or 

removal. Appropriate, equitable and compensating mitigation or 

restoration shall be required for all wetland disturbances, pursuant to 

State and Federal guidelines. Consistent with Policy 1.8 and Policy 4.4 

of this Element, the City shall work with developers to minimize the 

impacts of developments upon wetland systems. It is also preferred 

ULDC 

V.  DATA & ANALYSIS  (CONTINUED)  
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that mitigation for any wetlands that are taken due to development 

activity be located within the City of North Port or in mitigation banks 

adjacent to the City.  

 

Project Response:  

There are 322+/- acres of wetlands on the subject properties included 

with this rezoning application that provide both challenges and 

opportunities for the design of greenbelts, walking and bicycle trails 

and facilities, natural buffer areas, and vehicular access. The subject 

properties will serve to provide an integral enhancement and 

expansion of the overall Toledo Village projects environmental 

character through the integration of greenbelts and conservation 

tracts to define the Village edges and to create definable community 

limits.  

 

RECREATION AND OPEN SPACE ELEMENT: GOAL 1: To develop and 

maintain a community park and recreation system that will provide a 

diverse range of active and passive recreational opportunities and 

facilities to meet the needs of the present and future residents of the 

City of North Port.  

 

Objective 1: To plan, acquire and improve community parks and 

open space lands consistent with the needs of North Port’s resident 

population, as determined by the City’s recreation level of service 

and the recommendations of the City of North Port Parks and 

Recreation Master Plan.  

 

Policy 1.12: The City shall continue its efforts to create an 

interconnected network of blueways, greenways, hiking paths and 

sidewalks that links parks, open spaces, schools, commercial areas, 

and neighborhoods in order to create a pedestrian- and bicyclist-

friendly environment.  

 

Objective 2: Establish general priorities for the development of a 

community park system to meet the park and recreational needs of 

present and projected resident populations, to include operations and 

maintenance needs for the City’s park system.  

Policy 2.1: Establish recreational linkages between neighborhoods, 

activity centers, and existing and proposed community parks, 

schools, government facilities, multi-purpose buildings, and 

conservation areas by utilizing facilities including but not limited to: 

roadways, pathways, greenways, pedestrian bridges, and waterways  

 

Project Response: Parks, greenbelts and conservational tracts are an 

important element of the Village concept and the use of such areas 

for passive recreation including trails for biking and hiking be included 

V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 
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V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 
in the 83 acres as part of this comprehensive plan amendment. The 

subject properties also provide a vital and necessary connection to 

the overall project for wetland preservation, open space connectivity 

and passive and active recreational areas.  

 

HOUSING ELEMENT: Goal 1: To promote the preservation and 

development of high-quality, balanced, and diverse housing options 

for persons of all income levels throughout the City of North Port.  

Objective 1: To provide a variety of housing types and affordability 

levels to accommodate the present and future housing needs of 

North Port residents.  

 

Policy 1.7: Accommodate the production of a diversity of type and 

price of housing through the land use and zoning process to 

encourage a broad range of housing opportunities, including single/

multi-family, owner/rental, and permanent/seasonal, to meet the 

community’s residential and economic needs.  

 

Project Response: The General Vision for Toledo Village is to promote 

diversified housing mixed functionally with the compatible and 

desirability for established neighborhoods. The zoning amendment for 

the 789+/- acres included in this amendment will supplement the 

existing Toledo Village project with additional opportunities for higher 

residential density options and will provide a variety of housing types 

and affordability including housing types such as single family 

attached, townhomes, and/or multi-family buildings in alignment with 

the above GOP’s.  

 

ECONOMIC DEVELOPMENT ELEMENT: Goal 5: ACHIEVE AN 

ECONOMICALLY STABLE COMMUNITY WITH A SUPERIOR QUALITY OF 

LIFE.  

 

Policy 5.1.1: Expand urban, sub-urban and neighborhood infill 

development and redevelopment housing options that support the 

workforce by planning for development near employment and 

transportation centers  

 

Project Response: The Subject property is located adjacent to one of 

the City’s significant commercial/non-residential Activity Centers (AC-

4). The Village land use and development concept will help to 

provide necessary residential development which in turn will help to 

satisfy necessary market triggers to promote development of and 

sustainability for this Activity Center.  

 

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

restricts the subject parcels from being granted uses, which is done 
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V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 
through zoning designations. The proposed rezone would unify the 

applicant’s land under Village (“V”) zoning, thus allowing the 

applicant to move forward with other applications for future 

development. The proposed rezone is compliant with multiple 

objectives and policies found within the City’s comprehensive code. 

Pattern plans 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. 

 

Applicant Findings: With the exception of 83+/- acres, the properties 

included in this rezoning application have an existing Village Future 

Land Use designation that only permits a corresponding Village zoning 

designation. As result, the amendment is proposed to provide 

consistency with the existing future land use designation for a majority 

of the subject properties and is consistent with the surrounding land 

use patterns to support and enhance the North Port Gardens DRI 

adjacent to and immediately west and south of the subject properties 

that are also part of the City’s Activity Center (AC-4).  

 

Staff Findings: The proposed rezone is consistent with the adjacent 

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

Village. The rezone would provide more connectivity by creating an 

access from Toledo Blade Boulevard to the existing Village (“V”) 

zoning parcels. 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 

isolated zoning unrelated to adjacent and nearby districts. 

 

Applicant Findings: As previously indicated, this rezoning application 

brings consistency with the current “Village” Future Land Use 

designation for all of the properties except the 83+/- acres that have 

a pending future land use map amendment pending with the City. 

The Village zoning designation will allow for the appropriate inclusion 

of these properties with the existing Village zoned properties thereby 
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V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 
reducing the potential to potentially have isolated and unrelated 

adjacent 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 currently zoned Village (“V”). The access granted by 

the proposed rezone would allow the applicant to move forward with 

future development within the existing Village zoned parcels. 

 
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. 

 

Applicant Findings: The Village process in the City of North Port is 

unique and different from typical rezoning amendment request in that 

there are required subsequent procedures that must be followed and 

that are specifically designed to address/define the specific details, 

layout, and configuration of the overall Village Project. These 

procedures define that concurrency and adopted level of service 

standards are addressed at the appropriate “Development Permit” 

stage of the Village project. As discussed with City staff the 

subsequent Village District Pattern Plan process will address the 

required concurrency review and verifications that required and 

adopted Level of Service Standards will be met consistent with the 

Unified Land Development Code. As there is no approval for 

development as a result of this rezoning, the amendment is consistent 

with the adopted level of service standards and the City’s 

concurrency Management System regulations.  

 

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 
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V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 
relation to existing conditions on the property proposed for change.  

 

Applicant Findings: The existing Village zoning boundaries were drawn 

as a result of Statutory DRI limitations in place at the time of the 

rezoning. As a result, the boundaries for the existing zoning do not 

match the existing parcel boundaries, creating existing illogically 

drawn zoning boundaries. This proposed zoning amendment seeks to 

correct the zoning boundaries to bring them in line and be consistent 

with the property boundaries.  

 

Staff Findings: The rezone would provide district boundaries that 

would facilitate access from Toledo Blade Blvd. to the existing 

“Village” zoned properties. The portion of the rezone adjacent to 

Toledo Blade Blvd. will potentially add a commercial 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. 

 

Applicant Findings: As mentioned, the existing Village future land use 

for much of the property included in this rezoning amendment 

necessitate the appropriate Village zoning designation. For those 

properties not having an existing Village future land use designation, 

they provide much needed and appropriate access and utility 

connection opportunity directly to Toledo Blade Blvd..  

 

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 parcels 

and those abutting the subject parcels. The proposed rezone would 

unify the adjacent Village (“V”) zoning and compliment the Planned 

Community Development (“PCD”) zoning abutting the subject 

properties.  

 
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.  

 

Applicant Findings: The Village zoning will allow for the Toledo Village 

project to provide needed and a variety of housing types at different 

price points to the City while providing a necessary market 
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component to facilitate the North Port Gardens DRI and overall 

economic development goals for the City to provide a diversity of 

business and employment types as an integral part of the City’s 

Activity Center (AC-4)  

 

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 Gardens DRI, by providing 

connectivity and complementary functionality. For example, the 

proposed project would allow for commercial uses that are close to 

Toledo Gardens which residents may frequent without leaving the 

neighborhood.  

 
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.  

 

Applicant Findings: As indicated response d. above, the impact on 

traffic and public safety will be thoroughly evaluated as part of the 

subsequent Village approval procedures. The Village reasoning itself 

does not provide for or have a direct approval to permit the 

development of land that would potentially have an impact or 

change on traffic and public safety.  

 

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

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

is all undeveloped so any future development has the potential to 

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

study done on the Village (“V”) zoned properties as a whole 

development. The required upgrades to intersections and roadways 

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

Village (“V”) zoned development. Future development on the 

proposed sites 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.  

 

Applicant Findings: Similar to the response provided in g. and d. 

above, the zoning change to Village zoning designation does not 

V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 



13 

permit the development of land and the subsequent Village 

procedures as defined in the City’s Comprehensive Plan and Unified 

Land Development Code requires the impact of development 

including drainage be addressed with the appropriate Village 

appropriate. The rezoning application does not itself propose a 

change or create a drainage problem.  

 

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

the drainage problem. The proposed rezoning would unify the 

applicant’s already Village (“V”) zoned properties. Per the ULDC, all 

new develop  requires stormwater management, and the unified land 

would provide more opportunities for safely distributing stormwater 

among the shared parcels to 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. 

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

 

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

solar access to adjacent areas.  

 

Applicant Findings: As indicated the zoning change to the Village 

zoning district will not change or seriously reduce light and air to 

adjacent areas. Subsequent Village applications and requirements 

will ensure detailed review of impact to adjacent areas including light 

and air are adequately addressed.  

 

Staff Findings: The proposed zoning Village has greenbelt 

requirements that will reduce the impact of any built structures to 

adjacent properties. The proposed Village zoning does not allow 

building heights taller than the ULDC allows. 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.  

 

Applicant Findings: Providing the Village zoning designation for the 

subject properties will afford the Toledo Village project to move 

V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 
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forward providing significant opportunity for increasing property 

values in the adjacent areas through onsite and public amenities 

and the added benefit of central public infrastructure to the area.  

 

Staff Findings: Currently, there is no development on the east-side of 

Toledo Blade Boulevard. The rezone would allow the connection 

from Toledo Blade Blvd. to the existing parcels to the east currently 

zoned Village, which is also owned by the applicant, that would 

promote development within the area.  

 

A portion of the proposed rezone would include the commercial 

area adjacent to Toledo Blade Boulevard. The proposed project has 

the potential to create a desired destination, which has positive 

influences on neighboring property values. The proposed rezone also 

makes a connection from Toledo Blade Blvd. to parcels currently 

zoned Village expanding the area of the proposed development 

and allowing the potential for growth in rooftops, which would also 

have a positive influence on neighboring properties. 

 
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.  

 

Applicant Findings: To the contrary, as indicated in prior approvals for 

the Toledo Village Project and the adjacent North Port Gardens 

Project, this zoning change will promote and make viable the 

development of the adjacent properties in accordance with existing 

regulations. The Toledo Village residential will provide the necessary 

rooftops to facilitate and meet market indicators to attract the 

desired non-residential development envisioned for this integral 

piece of the City’s Activity Center (AC-4).  

 

Staff Findings: Currently, there is no development on the east-side of 

Toledo Blade Boulevard. The proposed rezone of these parcels would 

allow the connectivity needed for from Toledo Blade Blvd. to existing 

parcels, owned by the applicant, already zoned Village. The 

applicant fully intends on moving forward with development 

assuming all future formal applications are reviewed and approved. 

 

There are four proposed projects in this direct area. Three on the 

same side of Toledo Blade Boulevard, and one just across the street. 

Each of these proposed projects have either worked together in their 

designs, or they have used the development potential of each 

V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 
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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.  

 

Applicant Findings: The proposed change will not grant a special 

privilege to the property owner contrasted with the public welfare. 

As stated, the Village zoning is one step in a list of required 

Procedures defined by current City regulations that must be 

proposed and approved by the City Commission. The public welfare 

is an integral part of each of those required procedures to be 

analyzed and addressed for each specific step toward the Village 

designation and approval.  

 

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

the applicant any special privilege that is outside of the Village 

zoning guidelines. The guidelines for Village zoning are based on an 

approved VDPB and VDPP. The process is the same as those that 

were followed by Wellen Park’s Village zoning approvals. 

 
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.  

 

Applicant Findings: As previously indicated, with the exception 83+/- 

acres (currently pending Future Land Use Amendment), these 

properties must have the corresponding Village zoning designation 

consistent with their current Village future land use designation. The 

properties cannot be further developed without this change.  

 

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). 

V.  DATA & ANALYSIS  (CONTINUED)  

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

of the neighborhood. 

 

Applicant Findings: The Village designation by the City necessitates 

and envisions a development of large scale that is designed to 

integrate and be located in proximity to other land use types to 

produce and become a collection of connected and planned 

neighborhoods. This area of the City of North Port has continued to 

have the existing approved and planned Toledo Village project 

along with the adjacent North Port Gardens DRI as an overall 

development area intended to provide additional housing and non-

residential uses options for this area of the City. The scale of these 

developments is intended and in line with the City’s designation of 

Activity Center (AC-4) designation of this northeast area of the City 

in proximity to I-75.  

 

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

scale project 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 

commercial and connector portion of a larger development known 

as Toledo Village. 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. 

 

Applicant Findings: The Zoning step in the overall Village process of 

the City of North Port will not decrease the level of service and 

concurrency of any area listed in Chapter 5 or cause the adverse 

effects on citizens. Concurrency and impact to levels of service and 

the impact to citizens of North Port will be specifically evaluated 

through subsequent Village application requirements where the 

applications will provide for the necessary project detail to afford the 

V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 
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Planning & Zoning 

Advisory Board 

August 18, 2022 

9:00 AM or as soon thereafter 

City Commission 

1st Reading 

September 13, 2022 

10:00 AM or as soon thereafter 

City Commission 

2nd Reading 

 November 22, 2022 

6:00 PM or as soon thereafter 

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 (Exhibit C). 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 D). 

PUBLIC NOTICE 

VI .  PUBL IC NOTICE & HEARING SCHEDULE  

evaluation of these impacts. The rezoning of the subject 

properties will not cause the adverse impact to level of service, 

concurrency or health, safety, welfare of citizens. Additionally, this 

zoning amendment provides for the consistent zoning designation for 

the already approved Village future land use designation while 

adding the much-needed 83+/- acres of frontage along Toledo Blade 

Blvd., to provide for transportation and utility connectivity to the 

Toledo Village project.  

 

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 creating a Village zoned corridor from Toledo Blade Blvd. to 

the existing Village zoned parcels to the east.  

 

The proposed rezone is part of a larger project called Toledo Village, 

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). 

V.  DATA & ANALYSIS  (CONTINUED)  

ULDC 



18 

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

recommend approval of REZ-22-095 and motion as follows: 

 

I move to recommend approval of Ordinance No. 2022-21, Petition REZ-22-095, and find 

that, based on competent substantial evidence, the Rezoning meets the standards in 

Florida Statutes § 166.041, the City of North Port’s Comprehensive Plan, and Section 1-33 of 

the Unified Land Development Code. 

A. Affidavit 

B. Ordinance No. 2022-21 with Exhibits 

C. Notice of Public Hearing 

D. Legal Advertisement 

IX .  EXHIBITS  

VI I I .  ALTERNATIVE MOTIONS  

1. DENIAL of Ordinance No. 2022-21, Petition REZ-22-095, Toledo Blade Flats. 

 

I move to recommend denial of Ordinance No. 2022-21, Petition REZ-22-095, and find that, 

based on the competent substantial evidence: 
 

• The proposed Rezoning DOES NOT COMPLY with the City of North Port Comprehensive 

Plan, the zoning regulations, and other sections of the Unified Land Development Code 

and other laws, ordinances, and regulations. [insert section#] 

VI I .  RECOMMENDED MOTION  
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