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STAFF REPORT 

Palm Port Multi-Family Development 
Development Master Plan (DMP-19-174) 

From:  Heather Hansen, Senior Planner 
Thru:  Nicole Galehouse, AICP, Planning Manager  
 Frank Miles, MPA, Director, Neighborhood 

Development Services 
Date: September 17, 2019  
 

 
 

PROJECT: Palm Port Apartments, 126 units in 6 buildings (Exhibit A) 
REQUEST: Approval of the DMP with two requested waivers – one to the front yard 

setback and another to perimeter buffering requirement. 
APPLICANT: Scott Seckinger on behalf of SP Port LLC (Exhibit B) 
OWNER: SP Port LLC 
LOCATION: South of Price Blvd, West of Citizens Parkway, North of Fire Station #84, East of 

Creighton Waterway; 1651 W. Price Blvd. 
PROPERTY SIZE: +/- 8.4 acres 
ZONING: Planned Community Development (PCD)/ Midway Activity Center (AC#5) 
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I I .  PROJECT SUMMARY 
 

The applicant is planning to develop a six-building, 126-unit apartment complex on 8.4-acres 
that is zoned Planned Community Development (PCD). Multi-Family development is a permitted 
use by right in the PCD zone.  

The site is located within the Midway Activity Center (AC#5), and the proposed development 
will need to meet the site and building design requirements in the Urban Design Standards 
Pattern Book. 

They are also requesting two waivers: (A) to the minimum front setback; and (B) to the perimeter 
buffering requirement (see Section III below). Staff is recommending Conditions of Approval to 
mitigate for the requested waivers (see Section VII). 

 
I I I .  WAIVERS REQUESTED 

 

Pursuant to ULDC Sec. 53-118-Modifications of regulations, the Commission may approve 
waivers to regulations during the Development Master Plan hearing process. The following two 
waivers were requested by the applicant (EXHIBIT C): 

 

ULDC Sec. 53-109-Minimum setback requirements. 
A.  Minimum setback requirements shall be as follows, unless otherwise 

modified in the Development Master Plan: 
Group 4 – Residential: Front yards – 25 feet; Side yards – 10 feet; Rear 
yards – 10 feet. The request is to allow for a 15-foot front yard setback 
where a 25-foot setback is required.  

ULDC Sec. 53-106-Minimum lot requirements.  
B.  For lands proposed as residential, the following minimum requirements 

shall apply: 
(1)  Multifamily, cluster housing or townhouses. No minimum lot size shall 

be required, provided, however, that no structure shall be located 
closer to any peripheral property line than two (2) times the height 
of such structure. If the above waiver request is approved, the 
development will not meet this requirement and will also need a 
waiver. 

Staff Response: The proposed development, with the requested waiver, 
would encroach 10 feet into the front 25-foot setback to the east along 
Citizens Parkway. ULDC Sec. 53-109(B)(1) states that the minimum setback for 
front yards may be modified by up to 50% as long as the reduction does not 
infringe upon City right-of-way or easement and is shown on the 
Development master plan and is justified.  

• The 10-foot reduction is less than 50% of the 25-foot minimum setback 
requirement.  

• The encroachment does not infringe on City R-O-W or easements. 
• The 15-foot setback is shown on the DMP.  
• Constructing one apartment building closer to Citizens Parkway would 

not negatively impact any adjacent uses. The site improvements will 
be reviewed in more detail during the Major Site & Development phase 
of the project.    

Staff supports this waiver request. 

 WAIVER A  
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ULDC Sec. 53-113 General development regulations. The following Planned 
Community Development (PCD) District regulations shall govern the general 
development pattern of the PCD District, unless otherwise modified in the 
Development Master Plan, as well as existing and proposed physical and 
environmental site characteristics. 
A.  Perimeter buffer area: The primary purpose of the perimeter buffer area 

is to assist in assuring that potentially adverse impacts associated with 
internal development are mitigated. Areas to be classified as Planned 
Community Development shall maintain a minimum buffer area of forty 
(40) feet measured from the property line, unless modified by the 
Development Master Plan. This buffer shall only apply to the perimeter 
which abuts existing single-family recorded lots or drainage area.  
(1)  Buffer areas listed in Sec. 21-9 shall apply to all property lines within 

the Planned Community Development unless modified by the 
Development Master Plan. The request is to allow for a 10-foot buffer 
along the Creighton Waterway on the west side of the development 
where a 40-foot buffer is required per ULDC Sec. 53-113(A).  

Staff Response: This is consistent with the landscaping requirements along 
waterways in ULDC Sec. 21-9(J) below.  

ULDC Sec. 21-9. - Landscaping the perimeter of abutting land uses.  
J.  Landscape along waterways and parks. If a development abuts a 

waterway or park, additional landscape shall be required along the 
side that abuts the waterway or park. The buffer shall be ten (10) feet 
wide with two (2) rows of trees planted in a staggered pattern. Each 
row of tree shall be planted every forty (40) feet on center. One (1) 
row of tree shall be planted on the interior side of the buffer with small 
and medium shade trees found in Sec. 45-19. The other row of trees 
shall be planted with major shade trees found in Sec. 45-19.  

However, since the requirement is actually 40 feet when abutting drainage 
areas, and there are single-family lots and residences across the waterway, 
staff recommends the following conditions, which will be implemented 
during the Major Site and Development Plan (MAS) phase: 

1. A Waterway Buffer Plan approved by the City Arborist that is 
consistent with the following: 
a. All trees, shrubs and groundcover will be native species naturally 

found along waterways in North Port. 
b. Existing native trees and shrubs along the waterway at the south 

end of the property shall remain intact. 
c. Trees and shrubs shall be planted in naturalistic groupings rather 

than spaced as described in ULDC Sec. 21-9(J) above. 
d. The buffer will be more densely planted with trees and shrubs than 

the minimum requirements, resulting in a visual screen from 
properties across the waterway within 5 years. 

e. The plantings will assist in stabilizing the bank along the Creighton 
Waterway. 

Staff supports this waiver request with the recommended conditions. 
 
 

 WAIVER B  
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IV.  NEIGHBORHOOD MEETING 
 

The development team held a neighborhood meeting on August 27, 2019 at the Suncoast 
Technical College per the requirements of ULDC Sec. 53-5 (E). The notice of the meeting 
was sent to all property owners within a 1,320-foot radius of the subject property.  Three 
members of the development team and twelve residents attended the meeting. The 
agenda, sign-in sheet, and meeting notes are attached as EXHIBIT D. 

 
V.  STAFF REVIEW 

 

The following staff reviews are required for all Development Master Plan submittals prior to 
hearings held by the Planning & Zoning Advisory Board and the City Commission:  

• Pre-Application Meeting with the Staff Development Review (SDR) team 
• Formal Submittal/Resubmittal to be reviewed and approved by SDR. 
• Review for consistency with the City’s Comprehensive Plan (Comp Plan). See Section VI. 
• Compliance with the City’s Unified Land Development Code (ULDC). See Section VI. 
• Fiscal Impact Analysis. See Section VI. 
 

 

Staff Development Review – Meets Requirements/ No Objection 

 NDS/Planning Meets requirements 
 NDS/Building-Arborist Meets requirements with conditions 
 NDS/Building-Structural No objection 
 Fire & Rescue Meets requirements 
 PW/Solid Waste Meets requirements 
 PW/Stormwater & Environmental Meets requirements 
 PW/Engineering-Infrastructure No objection 
 Utilities Meets requirements 
 Finance No objection 

 
VI .  DATA & ANALYSIS 

 

 

Chapter 1 PLANNING FRAMEWORK, Article 1 Planning Vision, 3 Activity 
Centers and Town Centers, 3e. The Price/Toledo Blade intersection is an 
activity center characterized by commercial/retail uses, multifamily, 
office and industrial uses, and motels. This will be a multi-modal activity 
center. 
Staff Findings & Conclusion: Midway Activity Center (AC#5) currently has 
a mix of low-density residential, commercial/retail uses, and office and 
industrial uses. A multi-family residential development with 224 units was 
recently approved and is under construction. This would be the only other 
multi-family development in this Activity Center. The proposed DMP is 
consistent with the Planning Vision. 

Chapter 2 FUTURE LAND USE ELEMENT GOALS, OBJECTIVES & POLICIES, 
Goal 1: Ensure that the character and location of land uses maximize the 

 COMPREHENSIVE  
PLAN  

SDR  
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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. 

Policy 1.1: Land development regulations adopted to implement this 
Comprehensive Plan shall be consistent with F.S. 163.3202 (1), and based 
on and be consistent with the following densities and intensities, 
presuming concurrency requirements are satisfied, for residential and 
non-residential development as indicated below: 

Activity Centers - These lands are designated to provide an area for 
coordinated development of industrial, commercial, professional 
office, residential, public and recreational uses. This designation 
provides for a variety of uses where project components and land use 
relationships are physically and functionally integrated. (See figure 1, 
herein, for densities/intensities) 

Staff Findings & Conclusion: Figure 1 referenced in the Activity Centers 
section above, indicates that the densities and intensities of uses in the 
Midway Activity Center (AC#5) include 4% high-density residential (15 
units per acre) in the mix. The Midway Activity Center is approximately 
675 total acres. One other multi-family project was recently approved 
and is under construction in the Midway Activity Center. That 
development is on 18.1 acres. The Palm Port Apartments are on 8.4 acres. 
The two apartment projects combined are 26.5 acres, which is 3.9% of 
the total Midway Activity Center acreage. The proposed DMP is 
consistent with the Goal and Policy. 
Chapter 2 FUTURE LAND USE ELEMENT GOALS, OBJECTIVES & POLICIES, 
Goal 2: To promote an intensive mixture of employment, goods, and 
services, and residential uses in Activity Centers; to promote a wide 
variety of residential and employment alternatives; to achieve the 
highest standards of quality in the urban environment; and to provide a 
balanced and healthy tax base. 

Policy 2.5.1: AC#5 (Price Blvd./Toledo Blade Blvd.) - This Activity Center is 
intended to provide for commercial uses, residential densities, motels, and 
industrial uses. 
Policy 2.5.2: AC#5 - This Activity Center is characterized by automobile 
dependent uses due to the close proximity to I-75 and location at the 
intersection of north/south and east/west roads.  
Policy 2.5.3: AC#5 - This area will serve the entire City with a mixture of 
land uses.  
Policy 2.5.4: AC#5- Encourage connectivity to surrounding neighborhoods 
and school facilities.  
Policy 2.5.5: AC#5 - Require multi-modal means of transportation 
throughout this corridor as well as pedestrian level features in order to 
enhance safety and stimulate social activity.  

Staff Findings & Conclusion: The proposed multi-family development will 
provide housing for the city's workforce, and residents with limited 
income, in a location that is very accessible to amenities, services, and 
transportation. The development will in turn support the nearby 
commercial establishments. The proposed DMP is consistent with the Goal 
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and Policies. 
Chapter 8: HOUSING 
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 9: Address the community's employment demands, workforce 
needs, and senior livability concerns. 
Policy 9.1: Ensure that housing alternatives meet the diverse needs of the 
community, providing for the needs of fixed income seniors, empty 
nesters, working families, entry level workforce, and civil service fields. 
Policy 9.3: Consider creating and offering incentives such as alternative 
design standards in order to provide flexibility to the developer without 
negatively impacting the resulting development, as feasible and 
appropriate, to developers of housing for the low-income workforce. 

Staff Findings & Conclusion: The Area Median Income (AMI) for Sarasota 
County is $70,300 (HUD 2018), which is one of the highest in the State. The 
proposed multi-family development will provide housing that is more 
affordable than market rate housing for the City's workforce and 
households with incomes that are 40%, 60%, and 80% of AMI. The 
proposed DMP is consistent with the Goal, Objective, and Policies. 

 

CHAPTER 53 ZONING REGULATIONS 
PART 1. GENERAL PROVISIONS, Sec. 53-7. Development Master Plan 
submission, All lands proposed for a Development Master Plan (DMP) shall 
be suitable for the various purposes proposed in the request for approval. 
In addition to the standards contained herein, the developer shall 
demonstrate to the satisfaction of the Planning and Zoning Advisory Board 
and City Commission that the proposed DMP is specifically adapted and 
designed for the uses anticipated, including but not limited to lot 
configuration, access, and internal circulation. 
Staff Findings & Conclusion: The subject property is zoned Planned 
Community Development and is within the Midway Activity Center. Multi-
Family Development is a permitted use by right and the property is 
centrally located and accessible to amenities, services, and 
transportation. The Staff Development Review team's review of the 
proposed DMP concluded that the conceptual design meets the 
requirements related to lot configuration, access, and internal circulation. 
PART 2. - SCHEDULE OF DISTRICT REGULATIONS, ARTICLE VIII. PCD PLANNED 
COMMUNITY DEVELOPMENT DISTRICT. Sec. 53-102. Intent. These 
regulations are designed to protect adjacent properties from the 
potentially adverse impacts associated with mixed-use development 
and to promote efficient and economic land use among functionally 
integrated activities. This intent is achieved through coordinated 
application of standards and other physical design elements. 
Staff Findings & Conclusion: The proposed DMP includes the required 
buffering on the north, east, and south sides. The requested waiver to the 
buffering on the west side along the Creighton Waterway, which would 
allow for a 10-foot buffer, is consistent with buffering requirements along 
waterways in other zoning districts. In order to mitigate for the impact of 

 ULDC  
CHAPTER 53 
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the narrower buffer, staff is recommending conditions that would result in 
a denser buffer that would screen the development from residential 
properties on the west side of the waterway. The development will also 
need to comply with the design standards for the Midway Activity Center 
(AC#5), which requires higher standards for site and building design. The 
proposed DMP, with recommended conditions, will meet the intent of the 
PCD regulations (see Section VII of this staff report). 
PART 2. - SCHEDULE OF DISTRICT REGULATIONS, ARTICLE VIII. PCD PLANNED 
COMMUNITY DEVELOPMENT DISTRICT, Sec. 53-118-Modifications of 
regulations. Pursuant to subsection (C), such waivers or modifications 
shall only be granted where the City Commission finds that the waiver or 
modification would be consistent with the purpose and intent of this 
chapter, with the Comprehensive Plan and with any criteria made 
specifically applicable by these regulations or conditions of approval 
and would not adversely affect the public interest. 
Staff Findings & Conclusion: Waiver A is to allow for a 15-foot front yard 
setback along Citizens Parkway where 25 feet is required. ULDC Sec. 53-
109(B)(1) allows for up to a 50% reduction in the front yard setback under 
certain conditions (see Section III of this staff report). The proposed 
setback meets those conditions. The proposed DMP is in compliance with 
Chapter 53, with the requested waivers (EXHIBIT C).  

 

Staff performed a fiscal impact analysis of the proposed Palm Port 
Apartment development using the City’s Fiscal Analysis Model (NP FAM). 
The model assesses operating revenue and expenses to the City from 
new development. The model employs a modified per capita, “average 
cost” approach to determining fiscal impacts. (EXHIBIT E) 
Staff Findings & Conclusion: The model estimates that the project has a 
minimal net operating surplus over the first 5-year period, gradually 
increasing over time.  The total surplus over 30 years is $230,008. 

The benefit of providing housing that is affordable to the city's workforce, 
including teachers, nurses, public servants, technicians, and many 
others, staff concludes that the long-term social benefits add to the long-
term fiscal benefits to the City. 

 
VI I .  RECOMMENDED CONDITIONS 

 

1. A Waterway Buffer Plan approved by the City Arborist that is consistent with the following: 
a. All trees, shrubs and groundcover will be native species naturally found along waterways 

in North Port. 
b. Existing native trees and shrubs along the waterway at the south end of the property 

shall remain intact. 
c. Trees and shrubs shall be planted in naturalistic groupings rather than spaced as 

described in ULDC Sec. 21-9(J) above. 
d. The buffer will be more densely planted with trees and shrubs than the minimum 

requirements, resulting in a visual screen from properties across the waterway within 5 
years. 

e. The plantings will assist in stabilizing the bank along the Creighton Waterway. 

 FISCAL IMPACT 
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VII I .  PUBLIC HEARING SCHEDULE 
 

 Planning & Zoning Advisory Board 
Public Hearing 

October 3, 2019 
9 a.m. or thereafter  

 
City Commission 
Public Hearing 

October 22, 2019 
6 p.m. or thereafter  

 
IX.  RECOMMENDED ACTION 

 

Approve DMP-19-174 with requested waivers. 
 

X.  ALTERNATIVE ACTIONS 
 

• City Commission may modify the request by adding conditions or revising waivers. 
• City Commission may deny DMP-19-174. If that were the case, new findings would need to 

be written to support that recommendation. 
 
 

XI .  EXHIBITS 
 

 A. DMP and Building Elevations  
 B. Affidavit  
 C. Waivers Requested  
 D. Neighborhood Meeting Materials  
 E. Fiscal impact Analysis  
 F. Map Gallery  
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TAMPA CIVIL DESIGN 
Site design and Civil ENGINEERING 

17937 Hunting Bow Cir. Lutz, FL 33558, (813) 960-5685 – O, (813) 482-9128 - F 

Palm Port Apartments Modifications & Waivers 

Waiver #1: 

Requirement  
Sec. 53-106.B.(1): “No minimum lot size shall be required; provided, however, that no structure shall be 
located closer to any peripheral property line than two times the height of such structure…” 

Sec 53-109.A: Minimum setback requirements: Front – 25’ Side – 10’ Rear – 10’ 

Waiver 
 Proposed setbacks: Front – 15’ Side – 10’ Rear – 40’ 

Rationale 
 The proposed development has a future land use of Activity Center #5. The Urban Design Standards 
(which govern Activity Centers) state, “To promote the site connectivity and a “main street” feel, a 
maximum of one row of parking or a zero-lot line will be allowed at building front, which shall orient 
toward the street.” The buildings have been designed to promote a “main street” feel, being pushed as far 
as possible to the property line while still leaving space for a buffer. Without the waiver, the buildings 
would need to be set back 60’ (building height = 30’) from each property line, which would result in the 
buildings being designed in the middle of the site and the parking around the perimeter. This waiver 
serves the public interest to an equivalent degree. 

Waiver #2: 

Requirement 
Sec. 53-113.A.: “Areas to be classified as Planned Community Development shall maintain a minimum 
buffer area of 40 feet measured from the property line, unless modified by the Development Master Plan. 
This buffer shall only apply to the perimeter which abuts existing single-family recorded lots or drainage 
area.” 

Sec. 21-9.D. TABLE 1 & TABLE 2:  
North (Street ROW) – Type C (10’)  
East (Street ROW) – Type C (10’) 
South (Public Service – Fire Station) – Not Defined 
West (Other ROW) – Type C (10’) 

Waiver 
Proposed buffers: North – Type C (10’) East – Type C (10’) South – Type C (10’) West –Type C (10’) 

Rationale 
In order to conform the North Port Urban Design Standards, reduced buffers are necessary. Please see the 
rationale above, as it pertains to this wavier as well. A western buffer has been added to this revised 
waiver in order to provide light and noise screening across the Creighton Waterway. This waiver serves 
the public interest to an equivalent degree.  
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Zoning
AG - Agriculture

ROS - Recreation/Open Space

CD - Conservation District

ComRec - Commercial/Recreation

CG - Commercial General

CGS - Commercial General S

CLR - Commercial Redevelopment Low Impact

NC-HI - Neighborhood Commercial - High Intensity

NC-LI - Neighborhood Commercial - Low Intensity

OPI - Office/Professional/Institutional

PCD - Planned Community Development

V - Village

RSF-2 - Residential Single Family 2

RSF-3 - Residential Single Family 3

RTF - Residential Two Family

RMF - Residential Multi-Family

RMH - Residential Manufactured Housing

ILW - Industrial/Light Warehouse

UIC - Utility Industrial Corridor

GU - Government Use

NZD - No Zoning Designation
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