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STAFF REPORT 

Sun Coast Town Center 
Comprehensive Plan Amendment (CPAL-19-150), Rezone 

(REZ-19-151), and Text Amendment (TXT-19-167) 
  
From:  Heather Hansen, Senior Planner 
 Alison Christie, Senior Planner 
Thru:  Nicole Galehouse, AICP, Planning Manager  
 Frank Miles, MPA, Director, Neighborhood 

Development Services 
Date:  September 16, 2019 
 

     
 

 
 

 

 
PROJECT:  CPAL-19-150; REZ-19-151; TXT-19-167 
REQUEST:  Approval of Sun Coast Town Center petitions for Comprehensive Plan  
   Amendment, Rezone, & Text Amendment 
APPLICANT:  Tammy Shaw, on behalf of Interchange Thirty-Two Inc. 
OWNER:  Interchange Thirty-Two Inc. 
LOCATION:  5 Parcels immediately west of Toledo Blade Blvd., east of the Creighton  
             Waterway, south of Tropicaire Blvd., and north of Interstate 75 
PROPERTY SIZE: ± 19.2 acres 
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I .  BACKGROUND 
 

Tammy Shaw, on behalf of Interchange Thirty-Two Inc. and I-75 Interchange Thirty-Two LLC 
(Exhibit A), property owners, formally submitted to the City of North Port two petitions for a ± 
19.2-acre property (subject property) including a Comprehensive Plan Amendment and 
Rezone. Staff is also bringing forward a Text Amendment to add the property to the Panacea 
Activity Center (AC#4). The subject property is located north of Interstate 75 and south of 
Tropicaire Blvd., directly west of Toledo Blade Blvd. and east of the Creighton Waterway. The 
property is bordered on the north and west by Agricultural zoning, Planned Community 
Development zoning to the east, and Commercial General zoning to the south. These property 
owners also own ±14.2 acres directly to the south that is already zoned Commercial General. 
The intent is to be able to develop the total 33.4 acres as one commercial site. 

 
 

I I .  PETIT IONS 
 

The applicant is petitioning the City to change the future land use and zoning of the subject 
property to allow commercial development on the site. Staff is also bringing forward a Text 
Amendment to the Unified Land Development Code to add the property into the Panacea 
Activity Center (AC#4). 

• Large Scale Comprehensive Plan Amendment (CPAL-19-150) 
• Rezone (REZ-19-151) 
• Text Amendment (TXT-19-167) 
 

 

The applicant is requesting a Large-Scale Comprehensive Plan 
amendment to change the land use of ± 19.2 acres within the City of 
North Port. The subject property currently has a Future Land Use of 
‘Agricultural, Estates’.  The applicant is proposing a Future Land Use of 
‘Activity Center’ and the subject property would be incorporated into 
the Panacea Activity Center (AC#4) by amending the Existing Land Use 
Map (Map 2-7) (Exhibit B) and the Future Land Use Map (Map 2-8) 
(Exhibit B). The amendment also seeks to incorporate the subject 
property into the Urban Service Area by amending the Urban Service 
Area Boundary on Map 2-9 of the Comprehensive Plan (Exhibit B). The 
Large-Scale Comprehensive Plan Amendment proposal is implemented 
through Ordinance No. 2019-34, attached as (Exhibit B).  

 

The applicant also proposes to rezone the subject property to implement 
the Future Land Use of ‘Activity Center.’ The property is currently zoned 
as ‘Agricultural.’ The applicant is proposing a rezone to the City of North 
Port designation of ‘Commercial General’ (Exhibit C). The rezone 
proposal is implemented through Ordinance No. 2019-35, attached as 
(Exhibit C).  

 REZONE  

COMPREHENSIVE 
PLAN 

AMENDMENT  
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The third petition requests an amendment to the City of North Port 
Unified Land Development Code (ULDC) to add the subject property to 
the Panacea Activity Center (AC#4) by amending Chapter 55 Activity 
Center Design Regulations, Figure 55-1 and amending the Urban Design 
Standards Pattern Book map for the Panacea Activity Center (AC#4). 
The text amendment is implemented through Ordinance 2019-39, 
attached as (Exhibit D). 

 

I I I .  REVIEW PROCESS 
 
 

A pre-application meeting for the project was held on April 18, 2018.  The petitions for the 
Comprehensive Plan Amendment, Rezone, and Text Amendment were processed for 
management review and distributed to all Directors.  

The proposed ordinances for the Comprehensive Plan Amendment, Rezone, and Text 
Amendment petitions were all submitted to the City Attorney’s Office and reviewed as to form 
and correctness. 

 
IV.  DATA & ANALYSIS 

 

 

FLA. STAT. § 163.3184(3) Expedited State review process for adoption of 
comprehensive plan amendments (CPAL-19-150) 

Since the development is greater than 10 acres, it must go through the 
expedited state review process. This process requires that the amendment 
be transmitted to the State within 10 days from the initial public hearing 
and sets out the agencies who must receive the review, as well as 
procedures that must be followed after the second public hearing.  
  
FLA. STAT. §166.041 Procedures for adoption of ordinances and resolutions 
(CPAL-19-150, REZ-19-151, TXT-19-167) 

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 §166.041(3)(a) and (c) regarding ordinances that change 
the actual zoning map designation of a parcel of land and that the 
ordinances for the Comprehensive Plan Amendment and Text 
Amendment to the ULDC have been properly noticed.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Future Land Use Element, Goal 1 (CPAL-19-150, REZ-19-151) 
The first goal of the Future Land Use Element is to properly locate land uses 
so as to ‘maximize the economic benefit and enjoyment of natural and 
man-made resources’ while ‘minimizing the threat to health, safety and 
welfare.’   
Staff Findings and Conclusion: The applicant proposes to change the 
future land use from ‘Agricultural, Estates’ to ‘Activity Center’ and rezone 
the subject property from ‘Agricultural’ to ‘Commercial General’ allowing 
commercial development to take place on the property.  This maximizes 

FLORIDA 
STATUTES  

COMPREHENSIVE 
PLAN 

 TEXT 
AMENDMENT 
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the economic benefit of the property to the City and provides more 
opportunities for shopping and entertainment for residents. Staff 
concludes that the proposed uses within the subject property are 
consistent with Goal 1 of the Future Land Use Element.  

Future Land Use Element Goal 2 (CPAL-19-150) 
Activity Centers are designed to promote an intensive mixture of 
employment, goods, and services to achieve the highest standards of 
quality in the urban environment and to provide a balanced and healthy 
tax base for the City.  
Staff Findings and Conclusion: By incorporating the subject property into 
the Panacea Activity Center (AC#4), the City will have the opportunity to 
expand its tax base and give residents a wider variety of employment and 
commercial alternatives. Staff concludes that the petitions provide for a 
healthy tax base, increase economic benefit for the City, and promote a 
mixture of uses in Activity Centers, consistent with FLU Goal 2.  
Future Land Use Element Policy 2.4.1 (CPAL-19-150, TXT-19-167) 
The Panacea Activity Center (AC#4) was established to provide a large 
concentrated area with a mix of uses, including commercial, residential, 
office, industrial, and recreation at a scale to serve the City and a regional 
market.  
Staff Findings and Conclusion: Because of the subject property’s proximity 
to Interstate 75, the change in future land use and rezoning to allow for 
commercial uses will create an opportunity for a regional scale 
commercial development. The location of the subject property provides 
easy access from Toledo Blade Boulevard for City residents and from 
Interstate 75 for regional visitors. Staff concludes that the petitions support 
the intent of the Panacea Activity Center (AC#4), providing for a 
concentration of a mix of uses at a regional scale and is therefore 
consistent with FLU Policy 2.4.1.  
Future Land Use Element Policy 2.21 (REZ-19-151) 
The Comprehensive Plan requires that at the time of rezoning, a site is 
evaluated for wetlands and that disruption of wetlands be avoided or 
minimized.   
Staff Findings and Conclusion: The applicant’s environmental consultant 
stated that formal wetland determinations have not been conducted by 
either the Southwest Florida Water Management District (SWFWMD) or the 
U.S. Army Corps of Engineers (USACE). The U.S. Fish & Wildlife Service 
maintains a National Wetlands Inventory, which shows Freshwater 
Forested/Shrub wetland on the property (see below). A wetland 
determination would be required prior to any land disturbing activity and 
impacts to any wetlands would require mitigation at the time of 
development. That process is regulated by SWFWMD and USACE. Staff 
concludes that the rezoning petition is consistent with FLU Policy 2.21 since 
any potential wetland impacts will be reviewed at the time that 
development is proposed, and any impacts would require mitigation. 
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Future Land Use Element Policy 6.6 (CPAL-19-150) 
The City’s Urban Service Area Boundary was designed to accommodate 
the projected population and should be evaluated during each 
Evaluation and Appraisal Review (EAR) period. In the interim, 
modifications can be made provided that the change results in greater 
environmental protection, an increase in economic development 
opportunities, an improvement in infrastructure efficiency, a positive fiscal 
impact to the City, land use patterns that maximize public investment of 
infrastructure, and that it does not negatively affect the Capital 
Improvement Plan.  

Staff Findings and Conclusion: With these petitions, the applicant is 
proposing to change the future land use and zoning designation of the 
property to allow for future commercial development. The current Urban 
Service Area Boundary would not allow for the extension of utilities to this 
site, which is required for commercial development. The next EAR is not 
planned to be conducted until 2023. 

Environmental Protection: Agricultural uses commonly clear the land and 
use pesticides and fertilizers on a regular basis. The impacts of commercial 
uses are regulated through setbacks, buffers, lot coverage, noise limits, 
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landscaping, and other design standards. However, it is not clear that 
expanding the Urban Service Area Boundary to accommodate rezoning 
from Agricultural to Commercial would result in greater or lesser 
protections since the manner in which future activities and uses are 
conducted, whether agricultural or commercial, is unknown. 

Economic Development: These proposed changes to allow for 
commercial uses increase economic development opportunities as well 
as the City's tax base.  

Infrastructure: The applicant is proposing to amend the Urban Service 
Area Boundary in order to bring City utilities to the site, including water and 
sewer. This improves infrastructure efficiency as the developer of the site 
would be required to pay for the extension of utilities to the site while the 
City would benefit from having lines run past Interstate 75. The City does 
have the capacity for this site and is willing to provide services if and when 
it is incorporated into the Panacea Activity Center (AC#4).  

Staff concludes that the proposal is consistent with FLU Policy 6.6. 

 

Chapter 1—General Provisions, Article IV.—Rezoning, Section 1-33.—
Rezoning (REZ-19-151) 
The rezone application was reviewed by staff in accordance with ULDC 
Chapter 1, Article IV Rezoning.  
Staff Findings and Conclusion: A complete application packet was 
submitted to the Planning Division of Neighborhood Development 
Services in accordance with ULDC Sec. 1-33.E. and was processed for 
review by the Planning Division staff in accordance with ULDC Sec. 1-33.D. 
and F.  All notice requirements pursuant to ULDC Sec. 1-33.G. have been 
met. The criteria from ULDC Sec. 1-33.E.(1) are addressed below by staff 
and the applicant.  Staff concludes the petition for rezoning complies with 
the ULDC. 

Chapter 55 — Activity Center Design Regulations, Section 55-4 — General  
(TXT-19-167) 
Properties in Activity Centers are required to comply with the Urban Design 
Standards Pattern Book, both in terms of the general requirements for all 
properties and the individual requirements of each Activity Center.  

Staff Findings and Conclusion: Upon approval, this property would be 
incorporated into Activity Center 4, Panacea. At that time, any future 
development of the property would be required to meet the design 
standards set forth for Activity Center 4. The proposed text amendment 
seeks to amend Chapter 55, Figure 55-1 to reflect the proposed addition 
of the property.  Staff concludes the petition for rezoning complies with 
the ULDC. 

 

Future Land Use Element Policy 6.6  
This policy details how modifications to the City’s Urban Service Area 
Boundary can be made. To make modifications to the Boundary outside 
of the Comprehensive Plan’s Evaluation and Appraisal Review (EAR) 
period, the amendment must result in the following: 

•  Results in greater environmental protection 
•  Increases economic development opportunities 

ULDC 

URBAN SERVICE 
BOUNDARY 

CRITERIA 
(CPAL-19-150) 
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•  Improves infrastructure efficiency 
•  Results in a positive fiscal impact to the City 
•  Does not negatively affect the CIP 
•  Provides for Land Use Patterns that maximize public investment of 

infrastructure  
Staff evaluated the proposed amendment against these criteria in the 
Comprehensive Plan analysis section on pages 5-6 of this staff report. The 
staff analysis is inconclusive as to whether the Urban Service Area 
Boundary expansion will result in greater environmental protection. 

 

ULDC Section 1-12, Amendments — (E) Nature and requirements of 
Planning and Zoning Advisory Board report.  
ULDC Sec. 1-12E(1) states that pertaining to rezoning of land, the report 
and recommendations of the Planning and Zoning Advisory board to the 
City Commission shall show that they have studied and considered the 
proposed change in relation to the following sixteen criteria: 
(a) Whether the proposed change would be consistent with the adopted 
map series and the goals, objectives and policies of the Comprehensive 
Plan (See Comprehensive Plan - Future Land Use Element). 
Applicant response: Potential growth maps (10-1)(Exhibit E) demonstrate 
the growth anticipated to include the subject parcels for the 2017-2030 
growth area. Future land use map demonstrates activity center 4 while 
bordering agricultural estates, however undeveloped at this date 
agricultural estates abuts activity center 4 Future roadway & traffic flow 
demonstrates the volume to capacity anticipated is not congested on the 
arterial service road and exit 179.  
Staff Findings and Conclusion: The applicant is proposing a Comprehensive 
Plan Amendment to change the Future Land Use to ‘Activity Center’ concurrently 
with a Rezone to ‘Commercial General’.  The Commercial General zoning 
designation is consistent with the intent of the Activity Center designation and 
specifically with the goal of a mix of uses within the Panacea Activity Center 
(AC#4). The City can provide services to the area and would benefit from the 
potential of a regional scale commercial development. This proposed land use 
would maximize economic benefit to the City and provide more opportunities to 
its residents.  
b. The relationship of the proposed change to the existing land use pattern. 
Applicant response: Existing land use is agricultural estates with 
commercial to the south (March 2017 Map 2-8) (Exhibit E) and activity 
center 4, panacea.  
Staff Findings and Conclusion:  The proposed zoning designation of 
‘Commercial General’ and proposed Future Land Use of ‘Activity Center’ is 
consistent with land also owned by Interchange Thirty-Two, Inc. to the south which 
is within the Panacea Activity Center (AC#4). There is land zoned Planned 
Community Development that is also a part of the Panacea Activity Center 
(AC#4) to the east, and land zoned Agricultural to the north and west. There is a 
waterway immediately to the west that separates the subject property from the 
Agricultural zoned land. This, along with mandatory buffers, would help to keep 
the proposed more intense uses of this property from the less intense uses of the 
agricultural areas.  

REZONE 
CRITERIA 

(REZ-19-151) 



Page 8 of 14 

c. Whether the proposed change would lead to the creation of an isolated 
zoning unrelated to adjacent and nearby districts.  
Applicant response: The proposed change would not create any isolated 
zoning.  
Staff Findings and Conclusion: The subject property is surrounded by a variety 
of zoning districts, including Commercial General to the south, Planned 
Community Development to the east, and Agricultural to the west and north. 
Additionally, the CG zoning to the south and PCD zoning to the east is already a 
part of the Panacea Activity Center (AC#4).  The proposed change will not lead 
to the creation of an isolating zoning district unrelated to adjacent properties and 
nearby districts.  

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 response: With the adjacent parcel currently zoned 
commercial, future services speculation maps 4-1 and 4-2 (Exhibit E) is as 
currently anticipated and is not affected in change of said plan. FPL 
currently serves area with overhead lines on western boundary.  
Staff Findings and Conclusion:  With the change to the Urban Service Area 
Boundary and incorporation into the Panacea Activity Center (AC#4), the 
subject property would be served by central water and sewer and has received 
a willingness to serve letter from the City of North Port Utilities Department 
indicating there is capacity for the project. At the time of development, a 
Development Master Plan would be required which would include required 
stormwater management areas.    
The traffic impact study evaluated the potential impacts of a commercial 
development at this site on adjacent roadways, primarily Toledo Blade Boulevard. 
The study found that all roads surrounding the site would continue to operate at 
their current level of service except Toledo Blade southbound south of Interstate 
75 ramps which would warrant widening the roadway segment to satisfy level of 
service standards.  

e. Whether the existing district boundaries are illogically drawn in relation 
to existing conditions on the property proposed for change. 
Staff Findings and Conclusion:  The subject property is currently vacant and 
undeveloped and the existing district boundaries are drawn to include it in the 
‘Agricultural’ zoning district. The southern boundary of this district is drawn almost 
completely parallel to I-75 which aligns with where property sizes increase, 
allowing a more agricultural character. The subject property is at the far 
southeastern corner of the zoning district. The Creighton Waterway separates the 
subject property from the rest of the Agricultural land to the west, leaving it 
bordering just the portion to the north. It is also adjacent to land zoned 
Commercial General to the south. The existing district boundaries are not illogically 
drawn in relation to existing conditions on the property, however the proposed 
zoning change is also not illogical.  
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f. Whether changed or changing conditions make the passage of the 
proposed zoning necessary.  
Applicant response: Florida especially southwest Florida is the destination 
location for retirees, generation X & Y for opportunity, lifestyle, climate, and 
recreation. Healthy residential growth requires equal parts commercial 
and industrial as well as infrastructure and transportation relief. While 
agricultural estates and low density are rural in the most urban of 
development commercial services make living life easier with closer 
creature comforts. Expanding the commercial with adjacent commercial 
is the responsible development for services of residential neighborhoods.    
Staff Findings and Conclusion:  The City continues to grow with new residents 
locating here every year.  Recent commercial growth has been in other parts of 
the City, particularly to the south around U.S. 41 and near the West Villages. 
However, more residential growth is also occurring in the Toledo Blade and Price 
area with multiple multifamily developments currently moving through the 
approval process. Commercial development in this area of the City are needed 
to support these new residential developments.   
g. Whether the proposed change will adversely influence living conditions 
in the neighborhood.  
Applicant response: Adversity is necessary to build diverse neighborhoods. 
Providing services more convenient to home will not adversely affect 
residents. Traffic flow is unchanged in neighborhoods.  
Staff Findings and Conclusion:  The proposed zoning would be consistent with 
current commercially zoned land to the south, and with PCD zoned land to the 
east that is also a part of the Panacea Activity Center (AC#4). There are 
residential areas to the north and west that are zoned Agricultural. At the time of 
development of the subject property, buffers would be required where the 
property abuts residential development. A Traffic Impact Analysis will also be 
required at the Development Master Plan phase. According to the Traffic Analysis 
submitted with these petitions, improvements that will be required to 
accommodate future commercial development at this site include the widening 
of Toledo Blade southbound.  

h. Whether the proposed change will create or excessively increase traffic 
congestion or otherwise affect public safety.  
Applicant response: Traffic projections demonstrate little change in 
residential neighborhoods however will increase as desirability to live 
conveniently due to commercial in proximities and sales increase, values 
increase and increase in tax base. “Volume to capacity anticipates is not 
congested.” 
Staff Findings and Conclusion: The development of the subject property will not 
have an impact on the projected level of service of all adjacent roadways other 
than Toledo Blade southbound, south of Interstate 75 ramps. This section of 
roadway would need to be widened to meet current level of service standards.   
With these improvements, the proposed change would not affect public safety.  

i. Whether the proposed change will create a drainage problem. 
Applicant response: Soils map 2-2, hurricane zone category 4 map 2-3, 
coastal high hazard area map 5-7 (Exhibit E) demonstrates adequate 
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drainage and no coastal hazards.  
Staff Findings and Conclusion:  At this time the applicant is only proposing a 
change to the future land use and zoning designations of the property to allow 
for future commercial development. At the time of development, a 
Development Master Plan will be required, which will include stormwater 
management areas. This will be reviewed by the City Stormwater Engineer to 
ensure it meets all applicable standards and would not adversely affect drainage 
in the area.  

The subject property contains some areas within the 1.0% annual chance 
flood zone ("100-year floodplain") shown on the map below in pink. Any 
development and fill in the floodplain areas will require compensation so 
that adjacent properties will not be impacted due to that development 
during a 100-year flood event. The proposed change will not create a 
drainage problem. 
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j. Whether the proposed change will seriously reduce light and air to 
adjacent areas.  
Applicant response: Light pollutions and air flow patterns should not affect 
the area more than existing infrastructure of main arterial 6 lane highway 
and planned activity center 4 and road construction.  
Staff Findings and Conclusion:  At the time of future development, the subject 
property will be required to meet all regulations in the City’s Unified Land 
Development Code, including the Panacea Activity Center (AC#4) design 
standards, such as buffers. The proposed change will not seriously reduce light 
and air to adjacent areas.  

k. Whether the proposed change will adversely affect property values in 
the adjacent areas.  
Applicant response: Completing a full neighborhood with commercial 
services should increase desirability, sales and tax base of residential as 
well as commercial tax base over agriculture.  
Staff Findings and Conclusion:  The proposed change in zoning would allow for 
commercial development of the site which would add to the City’s tax base 
more than agricultural land. Some people consider proximity to areas that 
provide commercial uses such as entertainment, retail, and restaurants a 
desirable amenity, while others may want to live in more isolation from such 
developments. 

l. Whether the proposed change will be a deterrent to the improvement or 
development of adjacent property in accord with existing regulations.  
Applicant response: Adjacent property is commercial, separation of 
residential map 4-6 (Exhibit E) Creighton waterway enhancing 
development and in accordance with future activity center 4 and future 
growths.  
Staff Findings and Conclusion: To the south of the property is land already 
zoned Commercial General that is also owned by Interchange Thirty-Two, Inc. 
and to the east is land zoned PCD and both are already a part of the Panacea 
Activity Center (AC#4). To the north and west is land zoned Agricultural that could 
be seen as more desirable to develop as it will be conveniently located to 
commercial amenities and major roadways. Regardless, there are buffering 
requirements and other design criteria for development in all activity centers that 
address compatibility with adjacent land uses. This proposed rezone should not 
be a deterrent to development of these nearby parcels. 

m. Whether the proposed change will constitute a grant of special privilege 
to an individual owner as contrasted with the public welfare.  
Applicant response: Anticipation is no special privilege and public welfare 
is enhanced.  
Staff Findings and Conclusion:  The goal of the proposed zoning change is to 
implement the proposed land use change, incorporating the land into Activity 
Center 4 and allowing it to be developed commercially in the future. Additional 
commercial uses in the City benefits the citizens and visitors. Approval of this 
request will not constitute a grant of special privilege to an individual owner as 
contrasted with the public welfare.   

n. Whether there are substantial reasons why the property cannot be used in 
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accord with existing zoning. 
Applicant response: Location is paramount in real estate. Location to 
main arterial for services to be captured by commercial development of 
the transient traveler and revenues enhancing North Port, limited 
access/exit ramps and services are currently vacant in that area.  
Staff Findings and Conclusion:  The property is currently vacant and is zoned 
Agricultural. The subject property abuts Toledo Blade Blvd. to the east and the 
Creighton Waterway to the west, and commercially zoned property owned by 
the same property owners to the south. The intent would be to develop the 
subject property and the commercially zoned property to the south as one 
commercial development. While the central accessible location of the subject 
property is ideal for commercial development, it could also be developed for 
residential or agricultural uses. 

o. Whether the change suggested is out of scale with the character of the 
neighborhood. 
Applicant response: The neighborhood is largely undeveloped, resides 
adjacent to activity center 4 and futures of residential growth and traffic 
patterns.  
Staff Findings and Conclusion:  The proposed change is consistent with land 
zoned for commercial development to the south and with PCD zoned land to the 
east. The Creighton waterway lies to the west, separating the subject property 
from land zoned Agricultural. There is additional land zoned Agricultural to the 
north. The required buffers would be installed to separate these uses from the 
subject property at the time of future development.  

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 it is 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 response: Service potential is increased to both residential 
neighborhoods and the I-75 corridor. Future activity center 4 and village 
would warrant providing current expanded local services to increase 
desirability and sales to capacity to warrant village growth. No 
conservation areas are impacted. The opportunity to provide diverse 
services to not only residential but Interstate 75 is limited with 14 miles and 
only two exchanges, Sumter and Toledo Blade. Rezoning to commercial 
general will increase potential of tax base by sales tax, commercial tax, 
and property tax.  
Staff Findings and Conclusion:  According to the traffic study submitted by the 
applicant, all adjacent roadway level of service standards would remain the 
same, except for Toledo Blade Boulevard southbound past Interstate 75. This 
section of roadway would need to be widened to keep the current level of 
service. If this change is made there would not be adverse impacts to the health, 
safety, and welfare of residents. A more detailed Traffic Impact Study will be 
required at the time that there are specific development plans for the subject 
property, and traffic impacts would need to be mitigated. 



Page 13 of 14 

The City of North Port Utilities Department has stated they have the capacity to 
serve a future commercial development on this site upon the approval of the 
Rezone and Comprehensive Plan Amendment to include it in the Urban Service 
Area boundary and within the Panacea Activity Center (AC#4).  
 

 

ULDC Section 1-12, Amendments. (E) Nature and requirements of Planning 
and Zoning Advisory Board report. (2)  
This section states that when pertaining to other proposed text 
amendments of these zoning regulations, the Planning and Zoning 
Advisory Board shall consider and study the following two criteria:  
(a) The need and justification for the change. 
Staff Findings and Conclusion: Per ULDC Section 1-12 Amendments (A) 
Amendment Authorized, the ULDC may be amended, supplemented, 
changed or repealed from time to time. This proposed change would 
allow for future commercial development on the subject property where 
currently it could only be developed with residential and agricultural uses. 
As stated previously by the applicant and in the above staff findings and 
conclusions, commercial development would bring more money in 
property taxes to the City than agricultural land, helping the City’s tax 
base. Additionally, there is a need for more commercial property in 
accessible locations in the City of North Port. Allowing for commercial 
development on this side of the City will bring more nonresidential 
opportunities for the City’s residents and its location close to I-75 could 
bring more visitors to the City.  

(b) The relationship of the proposed amendment to the purposes and 
objectives of the City’s Comprehensive Plan, with appropriate 
consideration as to whether the proposed change will further the purposes 
of these zoning regulations and other City codes, regulations and actions 
designed to implement the Comprehensive Plan.  
Staff Findings and Conclusion: Staff evaluated the proposed amendment 
and included these criteria in the Comprehensive Plan analysis section on 
pages 3-6 of this staff report.  

 

V.  PUBLIC NOTICE & HEARING SCHEDULE 
 

 

Notices of the public hearings were mailed to the owner and property 
owners within 1,320 feet of the subject property on September 17, 2019 
(Exhibit F). The petitions for Large Scale Comprehensive Plan 
Amendment, Rezoning, and Text Amendment were advertised in a 
newspaper of general circulation within the City of North Port on 
September 18, 2019 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 G).  

 

   

PUBLIC NOTICE 

TEXT 
AMENDMENT 

CRITERIA ULDC 
(TXT-19-167) 
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Planning & Zoning Advisory Board 
October 3, 2019 
9:00 AM or as soon thereafter 

City Commission – 1st Reading 
October 22, 2019 
6:00 PM or as soon thereafter 

City Commission – 2nd reading TBD 

 
 

VI .  RECOMMENDED ACTION 
 

Staff recommends: 

1. APPROVAL of Ordinance 2019-34, Petition CPAL-19-150, comprehensive plan 
amendment, based on findings of consistency with the standards and intent of the 
adopted Comprehensive Plan and all applicable Florida Statutes. 

2. APPROVAL of Ordinance 2019-35, Petition REZ-19-151, rezoning, based on staff findings 
that this project meets the requirements of the Comprehensive Plan, the Unified Land 
Development Code, and all Federal, State and local regulations. 

3. APPROVAL of Ordinance 2019-39, Petition TXT-19-167, text amendment, based on staff 
findings that this amendment is consistent with the requirements and intent of the 
Comprehensive Plan and the Unified Land Development Code. 

 
VI I .  ALTERNATIVE ACTIONS 

 

• City Commission may deny the petitions. If that were the case, new findings would need to 
be written to support that recommendation. 

 
 

VI I I .  EXHIBITS 
 

 A. Affidavit  
 B. Ordinance 2019-34 with Exhibits   
 C. Ordinance 2019-35 with Exhibits  
 D. Ordinance 2019-39 with Exhibits  
 E. Applicant Referenced Comprehensive Plan Maps  
 F. Notice of Public Hearing  
 G. Legal Ad  

 

PUBLIC HEARING 
SCHEDULE 
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 1 

City of North Port 2 

ORDINANCE NO. 2019-34 3 
 4 

AN ORDINANCE OF THE CITY OF NORTH PORT, FLORIDA, RELATING TO CPAL-19-150, 5 
AMENDING THE COMPREHENSIVE PLAN FUTURE LAND USE MAP 2-7, EXISTING 6 
LAND USE MAP 2-8, AND URBAN SERVICE AREA BOUNDARY MAP 2-9 TO CHANGE 7 
THE FUTURE LAND USE DESIGNATION FROM AGRICULTURAL TO ACTIVITY CENTER 8 
AND TO EXPAND THE URBAN SERVICE AREA BOUNDARY FOR A ± 19.2 ACRE AREA 9 
LOCATED NORTH OF INTERSTATE 75 AND WEST OF TOLEDO BLADE BOULEVARD; 10 
PROVIDING FOR FINDINGS; PROVIDING FOR ADOPTION; PROVIDING FOR 11 
TRANSMITTAL OF DOCUMENTS; PROVIDING FOR CONFLICTS; PROVIDING FOR 12 
SEVERABILITY; PROVIDING FOR CODIFICATION; AND PROVIDING AN EFFECTIVE 13 
DATE. 14 

 15 
WHEREAS, the City of North Port is committed to planning and managing the future growth and 16 
development of the City; and 17 
 18 
WHEREAS, pursuant to Article VIII, Section 2(b) of the Constitution of the State of Florida, the North Port 19 
City Charter, and the Community Planning Act, Florida Statutes Sections 163.3161, et. seq., the City of 20 
North Port is authorized and required to adopt a Comprehensive Plan; and 21 
 22 
WHEREAS, the City Commission of the City of North Port adopted the North Port Comprehensive Plan, 23 
Ordinance No. 89-3, as amended; and 24 
 25 
WHEREAS, on July 22, 2013, the City Commission adopted Ordinance No. 2013-05, which established the 26 
Urban Service Boundary; and 27 
 28 
WHEREAS, on June 27, 2017, the City Commission adopted the Evaluation and Appraisal Report-based 29 
Amendments to the North Port Comprehensive Plan, Ordinance No. 2016-34; and  30 
 31 
WHEREAS, the subject property currently has a future land use designation of Agricultural (AG); and 32 

WHEREAS, petition CPAL-19-150 requests that the subject property be re-designated to Activity Center 33 
and updated on Comprehensive Plan Maps 2-7, 2-8, and 2-9; and 34 

WHEREAS, on October 3, 2019, the Planning and Zoning Advisory Board, acting as the Local Planning Agency 35 
for the City of North Port, held a duly advertised public hearing and recommended approval of the proposed 36 
Comprehensive Plan Amendment No. CPAL-19-150, to the City Commission; and 37 
 38 
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WHEREAS, on October 22, 2019, the City Commission held a duly noticed public hearing at which time all 39 
interested parties had an opportunity to appear and be heard and the City Commission considered all 40 
relevant evidence presented, as well as the Planning and Zoning Advisory Board’s recommendations; and 41 
 42 
WHEREAS, following the public hearing, the City Commission of the City of North Port approved the 43 
transmittal of the proposed Comprehensive Plan Amendment No. CPAL-19-150 to state, regional, and local 44 
agencies for review and comment; and  45 

WHEREAS, the proposed Comprehensive Plan Amendment No. CPAL-19-150 as approved for transmittal by 46 
the City Commission of the City of North Port, together with supporting documentation, was transmitted to 47 
the State Land Planning Agency-Florida Department of Economic Opportunity and the various agencies and 48 
governments as appropriate for review and comment in accordance with the provisions of the Act; and  49 
 50 
WHEREAS, the State Land Planning Agency-Florida Department of Economic Opportunity reviewed the 51 
proposed Comprehensive Plan Amendment No. CPAL-19-150 for consistency with Florida Statutes 52 
Chapter 163; and 53 
 54 
WHEREAS, the City Commission has determined that the proposed amendments serve the public health, 55 
safety, and welfare of the citizens of the City of North Port, Florida. 56 
 57 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY OF NORTH PORT, FLORIDA, AS 58 
FOLLOWS: 59 
 60 
SECTION 1 – FINDINGS   61 

 62 
1.01 The recitals outlined above are incorporated by reference as findings of fact as if expressly set 63 

forth herein.  64 

SECTION 2 – ADOPTION 65 
 66 
2.01 Pursuant to and in compliance with the Community Planning Act, Florida Statutes Sections 67 

163.3161, et. seq., the City Commission hereby approves and adopts Comprehensive Plan 68 
Amendment No. CPAL-19-150, as set forth herein. 69 

 70 
2.02 The amendment approved herein relate to the ± 19.2 acre area, located north of Interstate 75 71 

and west of Toledo Blade Boulevard as shown on the boundary survey, attached hereto as Exhibit 72 
“A” and incorporated as if set forth herein (the “Subject Property”). 73 

 74 
2.03 The City Commission hereby approves and adopts the amendments to Future Land Use Map 2-7 75 

of the North Port Comprehensive Plan to re-designate the Subject Property from Agricultural to 76 
Activity Center, as shown on Exhibit “B,” attached hereto and incorporated as if set forth herein.  77 
 78 

2.04 The City Commission hereby approves and adopts the amendments to the Existing Land Use 79 
Map 2-8 of the North Port Comprehensive Plan to re-designate the Subject Property from 80 
Agricultural to Activity Center, as shown on Exhibit “C,” attached hereto and incorporated as if set 81 
forth herein.  82 

 83 
2.05 The City Commission hereby approves and adopts the amendments to Urban Service Area 84 

Boundary Map 2-9 of the North Port Comprehensive Plan to re-designate the Subject Property 85 

Exhibit B



from Agricultural to Activity Center and include it within the Urban Service Area Boundary, as 86 
shown on Exhibit “D,” attached hereto and incorporated as if set forth herein. 87 

 88 
SECTION 3 – TRANSMITTAL OF DOCUMENTS 89 
 90 
3.01 The City Commission approves and directs that all required documents be transmitted to the 91 

Florida Department of Economic Opportunity, pursuant to Florida Statutes Section 163.3184. The 92 
City Manager is authorized and directed to take all necessary action to transmit these documents 93 
to the Florida Department of Economic Opportunity. 94 

 95 
SECTION 4 – CONFLICTS 96 
 97 
4.01 In the event of any conflicts between the provisions of this ordinance and any other ordinance or 98 

portions thereof, the provisions of this ordinance shall prevail to the extent of such conflict. 99 
 100 
SECTION 5 – SEVERABILITY 101 
 102 
5.01 If any section, subsection, sentence, clause, phase, or provision of this ordinance is for any reason 103 

held invalid or unconstitutional by any court of competent jurisdiction, such provision shall be 104 
deemed a separate, distinct, and independent provision and such holding shall not affect the 105 
validity of the remaining portions hereof. 106 

 107 
SECTION 6 – CODIFICATION 108 
 109 
6.01 In this ordinance, additions are shown as underlined and deletions as strikethrough. Additional 110 

codification information and notations appear in italics. These editorial notations shall not appear 111 
in the codified text.  112 

 113 
SECTION 7 – EFFECTIVE DATE 114 

 115 
7.01 The effective date of this Comprehensive Plan Amendment, if the amendment is not timely 116 

challenged, shall be thirty-one (31) days after the Florida Department of Economic Opportunity 117 
(“DEO”) notifies the City of North Port that the Comprehensive Plan Amendment package is 118 
complete, or if the Amendment is timely challenged, the Florida DEO or Administration 119 
Commission enters a final order determining the adopted Amendment is in compliance, as 120 
provided in Section 163.3184, Florida Statutes.  No development orders, development permits, 121 
or land uses dependent on this Amendment may be issued before it has become effective.  122 

 123 
 124 
READ BY TITLE ONLY at first reading by the City Commission of the City of North Port, Florida in public 125 
session the _____ day of _______________ 2019. 126 
 127 
PASSED AND DULY ADOPTED by the City Commission of the City of North Port, Florida on the second and 128 
final reading in public session on this ____ day of _______________ 2019.  129 
 130 

 131 
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CITY OF NORTH PORT, FLORIDA 132 
 133 
 134 

______________________________ 135 
CHRISTOPHER HANKS 136 
MAYOR 137 

 138 
ATTEST:   139 
 140 
 141 
______________________________ 142 
HEATHER TAYLOR 143 
ACTING CITY CLERK 144 

 145 
 146 

APPROVED AS TO FORM AND CORRECTNESS: 147 
 148 
 149 
______________________________ 150 
AMBER L. SLAYTON 151 
CITY ATTORNEY 152 
 153 

 154 
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  Ordinance No. 2019-35 

 

Page 1 of 3 

 

 1 

City of North Port 2 

ORDINANCE NO. 2019-35 3 

AN ORDINANCE OF THE CITY OF NORTH PORT, FLORIDA, RELATING TO REZ-19-151, 4 
REZONING ± 19.2 ACRES LOCATED NORTH OF INTERSTATE 75 AND WEST OF TOLEDO 5 
BLADE BOULEVARD, FROM AGRICULTURAL (AG) DESIGNATION TO COMMERCIAL 6 
GENERAL (CG) DESIGNATION; PROVIDING FOR FINDINGS; PROVIDING FOR FILING OF 7 
APPROVED DOCUMENTS; PROVIDING FOR SEVERABILITY; PROVIDING FOR CONFLICTS; 8 
AND PROVIDING AN EFFECTIVE DATE. 9 

WHEREAS, the City Commission adopted the Official Zoning Map by Ordinance 2010-15 on June 4, 2010; 10 
and 11 

WHEREAS, the subject property was re-designated from Future Land Use Designation of "Agricultural" 12 
to "Activity Center" by adoption of Ordinance No. 2019-34; and 13 

WHEREAS, the subject property is currently zoned as Agricultural (AG), which is inconsistent with the 14 
Activity Center Future Land Use Designation; and 15 

WHEREAS, petition REZ-19-151 requests that the subject property be rezoned from Agricultural (AG) to 16 
Commercial General (CG) Zoning District Designation, which is consistent with the Activity Center Future 17 
Land Use Designation, and updated as shown on the proposed revision to the Official Zoning Map; and 18 

WHEREAS, the public notice requirements pursuant to Chapter 163, Florida Statutes, and the Unified 19 
Land Development Code have been adhered to and satisfied; and 20 

WHEREAS, on October 3, 2019, the Planning and Zoning Advisory Board, acting as the Local Planning Agency 21 
for the City of North Port, held a duly noticed public hearing and recommended approval of the proposed 22 
Rezone No. REZ-19-151, to the City Commission; and 23 
 24 
WHEREAS, the City Commission held a duly noticed public hearing at which time all interested parties 25 
had an opportunity to appear and be heard and the City Commission considered all relevant evidence 26 
presented, as well as the Planning and Zoning Advisory Board’s recommendations; and 27 

WHEREAS, the City Commission finds that competent substantial evidence supports the findings and 28 
actions herein. 29 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY OF NORTH PORT, 30 
FLORIDA: 31 
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Ordinance No. 2019-35 

Page 2 of 3 

SECTION 1 – FINDINGS 32 

1.01 The recitals outlined above are incorporated by reference as findings of fact as if expressly set 33 
forth herein. 34 

35 
1.02 The City Commission has held properly-noticed noticed public hearings, received and reviewed 36 

this petition REZ-19-151 and the recommendation of the Local Planning Agency along with staff 37 
findings, and found this ordinance to be consistent with the adopted North Port Comprehensive 38 
Plan and Unified Land Development Code. 39 

SECTION 2 – REZONING 40 

2.01 The zoning classification of the ± 19.2 acre area located north of Interstate 75 and west of 41 
Toledo Blade Boulevard as shown on the boundary survey, attached hereto as Exhibit “A” and 42 
incorporated as if set forth herein, currently zoned “Agricultural” (AG) is hereby changed to 43 
“Commercial General” (CG) Zoning District Designation. 44 

2.02 The City Commission hereby approves the proposed revision to the Official Zoning Map of the 45 
City of North Port, as set forth in Exhibit “B,” attached hereto and incorporated as if set forth 46 
herein, to reflect the zoning change approved herein. 47 

SECTION 3 – FILING OF APPROVED DOCUMENTS 48 

3.01 Upon this ordinance taking effect, the City Clerk is directed to file a copy of this ordinance with 49 
the Clerk of the Circuit Court for Sarasota County, Florida and with the Florida Department of 50 
State. 51 

3.02 Upon this ordinance taking effect, the City Clerk is directed to place in the files of the Clerk of 52 
the City of North Port an updated Official Zoning Map reflecting the revision approved herein, 53 
signed by the Mayor, and attested by the City Clerk. 54 

SECTION 4 – SEVERABILITY 55 

4.01 If any section, subsection, sentence, clause, phase, or provision of this ordinance is for any 56 
reason held invalid or unconstitutional by any court of competent jurisdiction, such provision 57 
shall be deemed a separate, distinct, and independent provision and such holding shall not 58 
affect the validity of the remaining portions hereof. 59 

SECTION 5 – CONFLICTS 60 

5.01 In the event of any conflict between the provisions of this ordinance and any other ordinance or 61 
portions thereof, the provisions of this ordinance shall prevail to the extent of such conflict. 62 

SECTION 6 – EFFECTIVE DATE 63 

6.01 This ordinance shall take effect upon the effective date of Ordinance No. 2019-34, regarding 64 
Amendment CPAL-19-150 to the Comprehensive Plan. No development order or development 65 
permits dependent on this ordinance may be issued before it has become effective. 66 

READ BY TITLE ONLY at first reading by the City Commission of the City of North Port, Florida in public 67 
session the ______ day of ________________ 2019. 68 
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 69 

PASSED and DULY ADOPTED by the City Commission of the City of North Port, on the second and final 70 
reading in public session this ______ day of ________________ 2019. 71 

72 

CITY OF NORTH PORT, FLORIDA 73 

74 
CHRISTOPHER HANKS 75 
MAYOR 76 

77 
ATTEST 78 

79 

______________________________ 80 
HEATHER TAYLOR 
ACTING CITY CLERK 

81 

 82 
APPROVED AS TO FORM AND CORRECTNESS 83 

84 
85 

______________________________ 86 
AMBER L. SLAYTON 87 
CITY ATTORNEY 88 

89 
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Ordinance No. 2019-39 
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City of North Port 
ORDINANCE NO. 2019-39 

AN ORDINANCE OF THE CITY OF NORTH PORT, FLORIDA, RELATING TO TXT-19-167, 1 
AMENDING THE UNIFIED LAND DEVELOPMENT CODE TO ADD ± 19.2 ACRES LOCATED 2 
NORTH OF INTERSTATE 41 AND WEST OF TOLEDO BLADE BOULEVARD TO ACTIVITY 3 
CENTER #4 - PANACEA BY AMENDING CHAPTER 55 ACTIVITY CENTER DESIGN 4 
REGULATIONS, FIGURE 55-1 AND AMENDING THE URBAN DESIGN STANDARDS 5 
PATTERN BOOK MAP FOR ACTIVITY CENTER #4; PROVIDING FOR FINDINGS; PROVIDING 6 
FOR ADOPTION; PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY; 7 
PROVIDING FOR CODIFICATION; AND PROVIDING AN EFFECTIVE DATE. 8 
 

WHEREAS, Chapter 55 of the Unified Land Development Code (“ULDC”) sets forth regulations for 9 
development within the City’s Activity Centers; and 10 

WHEREAS, the City of North Port Urban Design Standards Pattern Book ("UDSPB") provides supplemental 11 
requirements for development within Activity Centers; and 12 

WHEREAS, Ordinance No. 2019-34 re-designated the future land use of a ± 19.2 acre area located north 13 
of Interstate 75 and west of Toledo Blade Boulevard, from Agricultural to Activity Center; and 14 

WHEREAS, petition TXT-19-167 requests that Activity Center #4 be expanded to include this property; and 15 

WHEREAS, on October 3, 2019, the City of North Port Planning and Zoning Advisory Board, designated as 16 
the Local Planning Agency, held a properly-noticed public hearing to receive public comments on the 17 
revisions to the ULDC and UDSPB; and 18 

WHEREAS, on October 22, 2019 the City Commission held a duly noticed public hearing at which time all 19 
interested parties had an opportunity to appear and be heard and the City Commission considered all 20 
relevant evidence presented, as well as the Planning and Zoning Advisory Board’s recommendations; and 21 

WHEREAS, the City Commission has determined that the proposed amendments are consistent with the 22 
Comprehensive Plan and serve the public health, safety, and welfare of the citizens of the City of North 23 
Port, Florida. 24 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY OF NORTH PORT, FLORIDA: 25 
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Ordinance No. 2019-39 

Page 2 of 3 
 

SECTION 1 – FINDINGS 26 

1.01. The recitals outlined above are incorporated by reference as findings of fact as if expressly set 27 
forth herein. 28 

SECTION 2 – ADOPTION 29 

2.01 The City Commission hereby approves and adopts the following amendments to the Unified Land 30 
Development Code: 31 

 32 
 "Chapter 55 ACTIVITY CENTER DESIGN REGULATIONS 33 
 . . . 34 
 Sec. 55-4. General 35 
 . . . 36 
 Fig. 55-1 (To be replaced in its entirety with the map identified as “Exhibit A,” attached hereto 37 

and incorporated as if set forth herein.) 38 
 . . .” 39 

 40 

2.02 The City Commission hereby approves and adopts an amendment to the Urban Design Standards 41 
Pattern Book by replacing the Activity Center #4 - Panacea map as shown in "Exhibit B,” attached 42 
hereto and incorporated as if set forth herein. 43 

SECTION 3 – CONFLICTS 44 

3.01 In the event of any conflict between the provisions of this ordinance and any other ordinance or 45 
portions thereof, the provisions of this ordinance shall prevail to the extent of such conflict. 46 

SECTION 4 – SEVERABILITY 47 

4.01 If any section, subsection, sentence, clause, phrase, or provision of this ordinance is for any reason 48 
held invalid or unconstitutional by any court of competent jurisdiction, such provision shall be 49 
deemed a separate, distinct, and independent provision and such holding shall not affect the 50 
validity of the remaining portions hereof. 51 

SECTION 5 – CODIFICATION 52 

5.01 In this ordinance, additions are shown as underlined and deletions as strikethrough. Additional 53 
codification information and notations appear in italics. These editorial notations shall not appear 54 
in the codified text. 55 

SECTION 6 – EFFECTIVE DATE 56 

6.01 This ordinance shall take effect upon the effective date of Ordinance No. 2019-150, regarding 57 
Amendment No. CPAL-19-034 to the Comprehensive Plan. No development order or development 58 
permits dependent on this ordinance may be issued before it has become effective. 59 
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Ordinance No. 2019-39 

Page 3 of 3 
 

READ BY TITLE ONLY at first reading by the City Commission of the City of North Port, Florida, in public 60 
session on the ___________ day of __________________ 2019. 61 
 
 
PASSED and DULY ADOPTED by the City Commission of the City of North Port, Florida, on the second and 62 
final reading in public session this ____________ day of __________________ 2019. 63 
 

 

     CITY OF NORTH PORT, FLORIDA 

  
CHRISTOPHER HANKS 
MAYOR 

 

ATTEST 

 

______________________________ 
HEATHER TAYLOR 
ACTING CITY CLERK 
 

 
APPROVED AS TO FORM AND CORRECTNESS 
 
 
______________________________ 
AMBER L. SLAYTON 
CITY ATTORNEY 
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FT. GREEN FINE SAND
GATOR MUCK
GATOR MUCK/DEPRESSIONAL
HALLANDALE FINE SAND
HALLANDALE FINE SAND/SLOUGH
HALLANDALE FINE SAND/TIDAL
HEIGHTS FINE SAND
HOLOPAW FINE SAND/DEPRESSIONAL
IMMOKALEE FINE SAND
IMMOKALEE SAND
IMMOKALEE-URBAN LAND COMPLEX

ISLES FINE SAND/DEPRESSIONAL
ISLES FINE SAND/SLOUGH
ISLES MUCK/FREQUENTLY FLOODED
KESSON AND WULFERT MUCKS/FREQUENTLY FLOODED
KESSON FINE SAND/FREQUENTLY FLOODED
MALABAR FINE SAND
MALABAR FINE SAND/DEPRESSIONAL
MALABAR FINE SAND/HIGH
MANATEE LOAMY FINE SAND/DEPRESSIONAL
MANATEE MUCKY LOAMY FINE SAND
MATLACHA GRAVELLY FINE SAND
MATLACHA GRAVELLY FINE SAND/LIMESTONE SUBSTRATUM
MATLACHA GRAVELLY SAND
MATLACHA-URBAN LAND COMPLEX
MYAKKA FINE SAND
MYAKKA FINE SAND/0 TO 2 PERCENT SLOPES
MYAKKA FINE SAND/DEPRESSIONAL
OLDSMAR FINE SAND/LIMESTONE SUBSTRATUM
OLDSMAR SAND
ONA FINE SAND
ONA FINE SAND/ORTSTEIN SUBSTRATUM
ORSINO FINE SAND
PALMETTO SAND
PARKWOOD VARIANT COMPLEX
PECKISH MUCKY FINE SAND/TIDAL
PINEDA FINE SAND
PINEDA FINE SAND/DEPRESSIONAL
PINEDA FINE SAND/LIMESTONE SUBSTRATUM
PINEDA-PINELLAS FINE SANDS
PINELLAS FINE SAND
PITS AND DUMPS
POMELLO FINE SAND

POMELLO FINE SAND/0 TO 2 PERCENT SLOPES
POMPANO FINE SAND
POMPANO FINE SAND/DEPRESSIONAL
POPLE FINE SAND
PUNTA FINE SAND
QUARTZIPSAMMENTS/NEARLY LEVEL
SAMSULA MUCK/DEPRESSIONAL
SATELLITE FINE SAND
SMYRNA FINE SAND
SMYRNA-URBAN LAND COMPLEX
ST. AUGUSTINE FINE SAND
ST. AUGUSTINE SAND/RARELY FLOODED
ST. JOHNS-MYAKKA COMPLEX
TAVARES FINE SAND
TAVARES FINE SAND/0 TO 5 PERCENT SLOPES
TERRA CEIA MUCK/DEPRESSIONAL
TERRA CEIA MUCK/FREQUENTLY FLOODED
TOMOKA MUCK/DEPRESSIONAL
URBAN LAND/0 TO 5 PERCENT SLOPES
VALKARIA FINE SAND
WABASSO FINE SAND
WABASSO SAND
WABASSO SAND/LIMESTONE SUBSTRATUM
WATER
WAUCHULA FINE SAND/O TO 2 PERCENT SLOPES
WAVELAND FINE SAND
WINDER SAND/DEPRESSIONAL
WULFERT MUCK/FREQUENTLY FLOODED
ZOLFO FINE SAND
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Disclaimer: This map is for reference purposes only
and is not to be construed as a legal document.
Any reliance on the information contained herein is
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contained herein or any loss resulting there from.
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Disclaimer: This map is for reference purposes only
and is not to be construed as a legal document.
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at the user's risk.  The City of North Port and its agents
assume no responsibility for any use of the information
contained herein or any loss resulting there from.
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