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PROJECT: DMP-24-080, Sarasota Memorial Hospital (SMH) at Sumter

REQUEST: Development Master Plan approval for the development of medical facility
consisting of a 150-bed Hospital and 60,000 square feet of medical office space
in Phase L.

APPLICANT: Jackson R. Boone, Esq (Exhibit A—Affidavit)

OWNERS: Sarasota County Public Hospital District (Exhibit B—Deed)

LOCATION: 4900 North Sumter Boulevard - Southeast corner (quadrant) of Sumter Boulevard
and Interstate 75

ZONING: Planned Community Development (PCD)

FUTURE LAND USE: Activity Center 3

PID NUMBER: 0956-14-3522

PROPERTY SIZE: + 32.00 acres (1,393,920 square feet)




I. BACKGROUND

Jackson R. Boone, Esq., representing the Sarasota County Public Hospital District (Owner),
filed a Development Master Plan (DMP) (Exhibit C) application to develop the subject
property for a multi-phased, Acute Care Hospital with an emergency care center, parking
garage, and associated medical buildings and services, including, but not limited to:
landscaping, parking, and stormwater management facilities. The Site Plan provided is a
conceptual plan and does not provide detailed information on these various
requirements. As a part of the application, the applicant has requested 23
Modifications/Waivers from the Unified Land Development Code (ULDC).

It is expected that the project will be completed over an extended period of time with
Phase I proposed to consist of a 150-bed hospital and 60,000 square feet of medical office
space. The site is located at the southeast corner (quadrant) of Sumter Boulevard and I-
75 (PID 0956-14-3522). The property contains 32 acres of land.

On May 28, 2024, the City Commission endorsed the City of North Port Gateway Activity
Center Master Plan, a study of Activity Center 3, which contains the subject property. This
study integrated strategic land use scenarios with effective stormwater solutions to allow
the area to become both a commercial and environmental asset for the City. The subject
property was designated as a medical facility in the Master Plan.

The property has three (3) wetlands. One of the wetlands is approximately 6.73 acres, the
second wetland is 1.40 acres, and the third wetland is 1.08 acres. The applicant has applied
for and received approval for an Environmental Resources Permit (ERP) from the
Southwest Florida Water Management District (SWFWMD). As a part of that permit, the
two (2) wetlands totaling 7.81 acres will be mitigated through a wetlands mitigation bank.
The other wetland shall be incorporated into the design of the project for stormwater
detention.

The applicant provided a Wildlife, Vegetation, and Wetland Study, which details the
environmental conditions of the property. Future development will required to meet all
environmental regulations as required in the ULDC.

The applicant has provided a Traffic Impact Study (Exhibit D) for Phase I of the project.
This report was reviewed by Anthony Friedland, P.E., Infrastructure Engineer with Public
Works. The applicant shall be required to meet all transporation requirements to include,
at a minimum, turn lanes and a traffic signal at the project entrance. These improvements,
as well as any other identified improvements will be incorporated as a part of the review
of the Major Site and Development Plan (PMAS).
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SITE INFORMATION:

CURRENT LAND USE

Future Land Use Map Designation: Activity Center 3 (AC-3)
Zoning Map Designation: Planned Community Development
Existing Land Uses: Vacant/Undeveloped

SURROUNDING LAND USES:

Direction Existing Land Uses Future L-and U.se Zon.mg IV!ap
Map Designation Designation
North Vacant/Undeveloped Activity Center 3 PCD
South Single-Family Residential Low Density Residential RSF2
East Single-Family Residential Low Density Residential RSF2
West Vacant/Undeveloped Activity Center 3 PCD
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PROJECT SUMMARY & BACKGROUND (CONTINUED)
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DMP-24-080, SMH at Sumter (TDR RECEIVING ZONE - EXCEPT AC-3) DMP-24-080, SMH at Sumter moﬂhﬂlﬂ
ACTIVITY CENTER (PCD) Planned Community Development R RITEE
[ Petition Boundary [ ACTIVITY CENTER (TDR RECEIVING
[_JLOW DENSITY RESIDENTIAL ZONE - EXCEPT AC-3)

OB —

~EmE—

II. MODIFICATION OF REGULATIONS

Through the Development Master Plan process, the applicant may request modifications/waivers of
regulations in accordance with ULDC Sec. 53-118. The applicant has requested the 23 modifications.
As a part of the review of this esecton, staff took into consideration that the site plan provided by
the applicant, which is conceptual in nature. Prior to any construction commencing on the property,
an application for a Major Site and Development Plan must be submitted, reviewed, and approved.

1. Chapter 21 Landscape Regulations
It is the intent of the City Commission of the City of North Port to promote the health,
safety and welfare of existing and future residents of and visitors to the City by establishing
minimum standards for the installation and continued maintenance of landscaping within
the City of North Port.

Applicant’'s Request & Justification:

Relief is requested from the Chapter 21 Landscape regulations to allow SMH to utilize its
experience across its various facilities to design and implement a landscape plan which
meets the unique needs and layout of a medical campus facility. Further, because this
medical campus facility will be master planned and developed in phases, this will help
facilitate an integrated design throughout the development of the site. A Type C 10" wide
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landscape buffer is provided around the perimeter of the property to enhance
compatibility with adjacent properties.

Staff Analysis & Recommendation:
Staff has no objection to this request. SMH will provide landscaping consistent with their
other facilities.

Chapter 25 - Parking and Loading Regulations

The standards in this chapter are intended and shall be interpreted to assure that all
developments provide for adequate and safe storage and movement of vehicles in a
manner consistent with good engineering and site design principles. It is the intent of
these regulations that all uses provide off-street parking on the premises for which it is
intended to serve. Where a use has not been specifically listed in this chapter, the
department responsible for land development services shall assign the parking
requirements in accordance with the most similar use to the proposed development.

Applicant’s Request & Justification:

Relief is requested from the Chapter 25 Parking regulations to allow SMH to utilize its
experience across its various facilities to design and implement a parking layout, design,
and space totals which meets the unique needs and layout of a medical campus facility
which will be master planned and developed in phases.

Staff's Analysis & Recommendation:

Staff has no objection to this request. Minimum parking calculations will be required at
the time of the Major Site and Development Review. These calculations will establish the
minimum number of off- street parking spaces necessary. This can be determined by
referencing standard parking resources from the Institute for Transportation Engineers
(ITE), Urban Land Institute (ULI), National Parking Association, or the American Planning
Association (APA). Alternatively, a parking demand study can be conducted to
demonstrate theappropriate minimum off-street parking space standard.

Chapter 29 - Signage Regulations

The intent of this chapter is to establish sign standards that will promote safety, protect
and preserve the aesthetic and visual environment, character and quality of the City and
the value of property; to create a more attractive economic and business climate; to reduce
urban clutter; and to eliminate nuisance forms of advertising by ensuring that signs are
compatible with surrounding land uses and, will not, by their type, size, location,
construction or manner of display, endanger the public safety of individuals, confuse or
mislead or obstruct the vision necessary for traffic safety of North Port.

Applicant’s Request & Justification:

Relief is requested from the Chapter 29 Signage regulations to allow SMH maximum
flexibility for final design of the various signages to be implemented on the site as part of
the medical campus. The proposed medical campus facility use is unique and distinctive
from other potential uses in the ULDC, and this request is also consistent with the Signage
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regulations for Government Use proposed by the new ULDC which is up for adoption this
summer.

Staff's Analysis & Recommendation:

Staff has no objection to this request. Pursuant to the recently rewrite of the Unified Land
Development Code (ULDC) approved on August 6, 2024, property located within a
Government/Civil Use may excluded from the requirements for signage.

Sec. 53-3(G) - Dumpsters. Solid masonry walls shall be placed around all dumpster pads.
The wall shall be solid on three (3) sides with a gate to allow proper access. The dumpster
pad shall be constructed in accordance with the City of North Port's Department of Public
Works specifications.

Applicant’'s Request & Justification:

Relief is requested from Sec. 53-3(G) to allow SMH maximum flexibility in incorporating
the onsite dumpsters into the phased development of the site. There is no request for
relief from the construction standards of the dumpster pads; relief is merely requested
from the wall, gate, and associated wall height standards.

Staff's Analysis & Recommendation:
Staff has reviewed the request and has no objections. The applicant will be required to
coordinate with the Solid Waste Division on the location of dumpsters for the project.

Sec. 53-3(H) — Mechanical Equipment

(1) To improve aesthetic and visual impact, mechanical equipment areas in non-
residential zones, including air conditioning units, shall be enclosed by a masonry
wall and with a hedge to improve aesthetic quality.

(@) The wall shall be a minimum of six (6) feet in height or to the highest point of the
equipment, whichever is lower.
(b) No wall shall be greater than eight (8) feet.

(2) For mechanical equipment placed on top of buildings, there shall be no part of the
unit visible from any ground level point and the wall shall be painted the same color
as the roof.

(3) All covers for mechanical equipment shall be built to sustain one hundred thirty (130)
mph winds.

Applicant’s Request & Justification:

Relief is requested from the Sec. 53-3(H) wall and design standards for mechanical
equipment to allow SMH maximum flexibility for incorporating onsite mechanical
equipment into the phased development of the site. SMH is confident it will design an
aesthetically pleasing site that protects adjacent properties from potential negative
impacts.

Staff's Analysis & Recommendation:
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Staff has reviewed this request and has no objection to the items # 1 and 2. However, staff
would not support a modification of the minimum wind load requirements for mechanical
equipment. This is a requirement of the Florida Building Code and may not be waivered.

Sec. 53-3(I) — Lift Stations

(1) Lift stations shall be placed to the rear of any non-residential property and in
compliance with the City of North Port Utilities Department standards and provide
easement and access to the lift station in accordance with the Utilities Department.

(2) All lift stations shall be enclosed with a wall which reflects the architecture of the area
and landscaped to improve aesthetic quality.

(3) Walls shall be built to the City of North Port Utility Department standards and shall
have open areas for ventilation and access.

(4) All lift stations and walls shall be permitted separately from any other structure through
the Building Department.

Applicant’'s Request & Justification:

Relief is requested from the Sec. 53-3(I) location and wall standards to allow SMH
maximum flexibility to work with staff on incorporating lift stations into the phased
development of the site. The separate permitting process for the lift station construction
is acknowledged, and easements and access will be provided to the easements in
accordance with the Utilities Department.

Staff's Analysis & Recommendation:
Staff has reviewed the request and has no objections. The applicant will be required to
coordinate with the Utilities Department regarding this request as a part of the MAS.

Sec. 53-3(M) - Connectivity

All developments or redevelopment projects within Activity Centers 2, 3, 4, 5 and 6 or
any future activity center or commercial zoning district, shall be connected to the
adjacent neighborhoods with a two (2) lane vehicular bridge with sidewalks on both sides
as approved by the City Manager or designee.

Applicant’s Request & Justification:

Relief is requested from the Sec. 53-3(M) connectivity standards as SMH does not believe
potential connectivity from its property to nearby Balsey Street or Belladonna Avenue and
the introduction of the associated daily vehicle trips on those local roadways would be
compatible nor within the public interest.

Staff's Analysis & Recommendation:

Staff has reviewed this request and has no objection. The ULDC does not contemplate a
connection between the subject property and the adjacent single-family neighborhood.
The regulations for connectivity in this area is contemplated to be imposed on the property
located to the north of the subject property, which is not a party to the application.
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10.

Sec. 53-3(0) - Lighting

Street lighting and pedestrian lighting shall be installed at the developer's expense and
shall maintain the levels indicated in lighting tables I and II below for all pedestrian and
vehicular areas. A signed and sealed photometric shall be submitted with all lighting
plans showing placement and lighting levels as required.

Applicant’s Request & Justification:

Relief is requested from the Sec. 53-3(0) lighting standards to allow SMH flexibility to
replicate a site lighting design consistent with its other medical facility properties in
compliance with applicable regulations and in a manner that will not create a nuisance for
surrounding properties.

Staff's Analysis & Recommendation:

Staff has no objection to this request. The applicant will still be required to provide a
photometric plan and comply with minimum requirements for lighting. This modification
will allow the application some flexibility in design consistent with other SMH campuses.

Sec. 53-7(H) - Time limit on Development Master Plan

Approved Development Master Plans shall be voided two (2) years following the
approval if commencement of development procedures and evidence of applications to
pursue development is not satisfactory as determined by the designated City Engineer
and the Director responsible for land development services.

Applicant’'s Request & Justification:

Relief is requested from Sec. 53-7(H) to remove the two-year expiration of approval if site
development and other associated activities have not occurred within this timeframe. SMH
not foresee this being an issue with which it cannot comply for initial development on the
site; however, it cannot accurately predict the timing of the various multiple medical
services which will be provided at the property. Removing the potential for an inadvertent
expiration of the DMP will allow for increased speed to market of medical services at the
property during the phased course of development.

Staff's Analysis & Recommendation:

Staff has no objection to this request. The development is proposed to be developed in
phases. As such, the applicant will be required to provide a schedule of the expected
duration of when each phase is expected to be commenced and completed. Phasing may
also be incorporated within any required Development Agreement.

Sec. 53-106(A)(1 & 2) - Minimum Lot Requirements
A. Each lot or parcel of land proposed for use as nonresidential within the PCD District
shall have a minimum land area of at least one-half (¥2) acre as proposed in the
Development Master Plan.
(1) All nonresidential uses permitted by right or by special exception within any
residential district shall have a minimum land area of fifteen thousand (15,000)
square feet.
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11.

12.

(2) Each lot or parcel of land within a Planned Community Development (PCD) District
proposed for use as nonresidential shall have a minimum frontage of one hundred
(100) feet on an approved public or private street.

Applicant’s Request & Justification:

Relief is requested from Sec. 53-106(A)(1 & 2) to allow SMH to efficiently master plan the
property and potential facilities and services. The property could be subdivided in the
future in a manner that could create a conflict with these minimum lot requirements, and
therefore relief is requested.

Staff's Analysis & Recommendation:
Staff has no objection to this request. Staff would like to note that the property currently
meets the minimum lot requirements if the property were to be developed as one site.

Sec. 53-107(A) — Maximum Lot Coverage

A. The maximum lot coverage of each lot by principal buildings and other structures shall
not exceed the following percentages of the lot area for each land use group, provided
that the development meets all buffer yards, open space, setback and density
requirements:

(5) Group 5, Government Use (GU): Fifty percent (50%).

Applicant’'s Request & Justification:

Relief is requested from Sec. 53-107(A) to allow SMH to efficiently master plan the property
and potential facilities and services. It is anticipated the lot coverage needed to
accommodate the phased development of the medical campus facilities will exceed this
standard.

Staff's Analysis & Recommendation:

Staff has no objection to this request. Due to the scope of the proposed project, relief may
be needed in order to accomplish the construction of the project as desired by the
applicant.

Sec. 53-107(B)(1 & 2) — Maximum Lot Coverage

B. Maximum lot coverage by principal buildings and other structures may be modified in
the Development Master Plan in accordance with Sec. 53-118 of these regulations and the
following criteria:

(1) Under no circumstances should these standards be varied to increase lot coverage
by principal buildings and other structures more than fifty percent (50%) of the lot
area.

(2) All uses which have lot coverage standards increased must meet all other lot, parcel
and open space requirements.

Applicant’'s Request & Justification:
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13.

14.

Relief is requested from Sec. 53-107(B)(1 & 2) to allow SMH to efficiently master plan the
property and potential facilities and services. It is anticipated the lot coverage needed to
accommodate the phased development of the medical campus facilities will exceed these
standards.

Staff's Analysis & Recommendation:

Staff has no objection to this request. Due to the scope of the proposed project, relief may
be needed in order to accomplish the construction of the project as desired by the
applicant.

Sec. 53-109(A & B) — Minimum Setback Requirements
A. Minimum setback requirements shall be as follows, unless otherwise modified in the
Development Master Plan:

Land Use Groups Front Yards Side Yards Rear Yards
(feet) (feet) (feet)
Group 5 - Government Use (GU) 0 0 20

B. Minimum setback for yards may be modified in accordance with Sec. 53-118 these
regulations and the following criteria:

(1) Reduction of front and side yards may be allowed in all land use groups up to fifty
percent (50%), subject to; the reduction does not infringe upon a City right-of-way or
easement and is shown on the Development Master Plan and justified.

(2) No reduction shall be allowed in rear yard setbacks.

Applicant’'s Request & Justification:

Relief is requested from Sec. 53-109(A & B) to allow SMH the flexibility necessary to
efficiently master plan the property and potential facilities and services. It is unknown if
relief is absolutely necessary at this time; however, in the abundance of caution and to
accommodate the phased development to occur on the property, relief is hereby
requested.

Staff's Analysis & Recommendation:
Staff has no objection to this request. However, in reviewing the required setbacks, staff
believe that the proposed project will be able to meet these requirements.

Sec. 53-110(A & C) — Maximum Building Height

A. No buildings or structures in any land use group within a PCD District shall exceed a
maximum height of seventy (70) feet, unless otherwise modified in the Development
Master Plan.
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15.

C. Whenever a building or structure is allowed to exceed the maximum height
requirements, additional side and rear yards or usable open space shall be provided at
a ratio of one (1) foot for each four (4) feet of additional building height.

Applicant’s Request & Justification:

Relief is requested from Sec. 53-110(A & C) to allow for the maximum building height
(150") necessary to accommodate full buildout of a medical campus facility on the property
and to prevent restrictions associated with the increased setback or open space standards
provided in subsection C.

Staff's Analysis & Recommendation:

Staff has no objection to this request. Due to the size of the project site (32 acres) it is not
expected that any proposed structure would result in negative effects on light and air to
adjacent properties.

Sec. 53-113(A) — Perimeter Buffer Area

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.

(2) Restricted use. No buildings, accessory buildings, parking and loading areas, storage
areas or other principal uses shall be permitted within the perimeter buffer areas.

(@) These areas shall contain passive recreational facilities, such as picnic areas, nature
trails, areas of native habitat and water resources.

(b) Golf courses may be permitted, provided that no storage and maintenance yards,
club houses or pro shops are located within the buffer areas.

(c) Certain transportation facilities, for the purpose of ingress and egress to the
Planned Community Development District, and utility lines and appurtenances may cross
the perimeter buffer areas, provided that they minimize the amount of buffer area devoted
to this use.

(i)Uses may include road pedestrian rights-of-way.
(iDIn native habitats, these uses shall only be allowed in a manner consistent with
the Comprehensive Plan and with approval of the appropriate State agency.
(3) Landscaping. Land designated as a buffer area shall be landscaped and screened in
accordance with the provisions of Chapter 21, Landscaping Regulations, of this Unified
Land Development Code or as modified by the Development Master Plan.

Applicant’'s Request & Justification:

Relief is requested from Sec. 53-113(A) to allow SMH the maximum flexibility to efficiently
master plan the property and potential facilities and services. It is unknown at this time if
relief is needed from the 40" width area, however, this could arise during the continued
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16.

17.

phased development of the property. Relief is also needed from the requirement to place
passive recreational facilities within the perimeter buffer area. Cognizant of the residential
neighborhood bordering the property, SMH has initially planned for stormwater to
encompass a larger portion of its eastern and southern border to enhance compatibility.

Staff's Analysis & Recommendation:
Staff has no objection to this request. Staff believes that the proposed project will provide
more than adequate landscaping consistent with their other hospital operations.

Sec. 53-113(B) — Open Space
The primary purposes of open space is to assist in conserving or preserving native habitats
and to assure internal buffering among otherwise incompatible land uses. A minimum of
thirty percent (30%) open space shall be required for the entire area unless modified by
the DMP. All landscaped buffer areas may be included as part of the calculation of open
Sspace area.
(1) Restricted use. The minimum open space shall not be improved with buildings,
structures, driveways, roads, parking or loading areas, outdoor storage or similar uses.
(@) Minimum open space areas shall include active and passive recreation areas, golf
courses, waterways, retention/detention facilities, floodplains, nature trails, picnic
areas, landscaped areas and open space in native habitat.
(2) Landscaping. Land designated as minimum open space shall be landscaped and
screened in accordance with Chapter 21, Landscaping Regulations, of this Unified Land
Development Code.
(3) Street trees shall be placed pursuant to Chapter 45.

Applicant’'s Request & Justification:

Relief is requested from Sec. 53-113(B) to allow SMH the maximum flexibility to efficiently
master plan the property and potential facilities and services. A modification is requested
to establish a minimum open space of 2.5%, replicating the minimum open space required
for the SMH property in Wellen Park. It is desired to avoid potential issues with required
minimum open space that could arise during the long term continued phased
development of the property.

Staff's Analysis & Recommendation:
Staff has no objection to this request. Consistent with the proposed SMH project in Wellen
Park, staff can support the requested 2.5 percent minimum open space.

Sec. 53-113(C) — Public Land Dedication

C. Public land dedications. Dedication for public utilization of a portion of gross project
land area shall be required where such dedication is in conformity with the City
Comprehensive Plan for the areas involved and a finding is made by the appropriate public
body (City Planning and Zoning Advisory Board, City Commission, School Board and
Sarasota County, etc.) that a demonstrated need exists (for schools, parks, police and fire
stations, etc.).
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18.

19.

Applicant’s Request & Justification:

As SMH is a public hospital district, this section may not be applicable; however, relief is
requested from Sec. 53-113(C) to allow SMH to utilize all of the property for master
planning the phased medical campus facilities.

Staff's Analysis & Recommendation:
Staff has no objection to this request. The proposed project is expected to encompass
most of the subject property and relief from this provisions would allow for flexibility.

Sec. 55-4(B)(2 & 4) — Architectural and Art

B.(2) AIll new construction, renovation, or redevelopment shall incorporate the
architectural style designated in the approved architectural guidelines for the
development and the elevations shall be submitted along with the major site and
development plan (MAS), subdivision plan or Development Master Plan (DMP) for
review and approval by the City or required boards.

(4) TItis the responsibility of the developer of parcels abutting lower intensity land uses
or unlike land uses to provide a ten (10) foot wide landscape buffer and an eight (8)
foot solid masonry wall or a landscaped berm with plantings to maintain an eight
(8) foot height along the perimeter of the Activity Center zone, to reduce adverse
impacts.

Applicant’'s Request & Justification:

Relief is requested from Sec. 55-4(B)(2 & 4) to remove the architectural requirement for
the property to allow SMH to design the structures consistent with their branded
architectural theme, as well as to remove the perimeter buffering requirement to as
specified by subsection 4. SMH will utilize its experience with designing medical campus
facilities adjacent to residential property in order to provide perimeter buffering which
incorporates a design SMH deems best for aesthetic and compatibility purposes.

Staff's Analysis & Recommendation:

Staff has no objection to this request. SMH facilities have been designed in their
architectural style. Relief from this provision would allow the proposed facility to be
consistent with this style.

Sec. 55-4(C) LEED Designation

C. All new construction, renovations, or redevelopment within Activity Centers shall
incorporate fifty percent (50%) of the building with Leadership in Energy and
Environmental Design (LEED) or Florida Green Building standards and the site shall be
Low Impact Development (LID) designed.

Applicant’'s Request & Justification:

Relief is requested from Sec. 55-4(C) to remove the new construction, renovation, and
redevelopment 50% LEED or Florida Green Building and LID design requirements. This will
allow SMH maximum flexibility to master plan the property and design the medical
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20.

21.

22.

campus facilities consistent with applicable AHCA, Fire Code, and Building Code
requirements.

Staff's Analysis & Recommendation:
Staff has no objection to this request. As a part of the construction of the project, SMH will
be required to adhere to the Florida Building Code.

Sec. 55-5(A) — Architectural Design and Public Art

A. All development architectural design and public art shall be submitted with the major
site and development plan, subdivision plan, or Development Master plan for review
and approval by the City staff and/or City Commission. The design shall adhere to the
applicable design standards set forth in the Urban Design Standards Pattern Book
(UDSPB) and this Unified Land Development Code.
(1) Public art shall be approved by City Staff and/or City Commission prior to the

issuance of a development order.

Applicant’'s Request & Justification:

Relief is requested from Sec. 55-5(A) to remove the associated regulations concerning
architectural design and public art. SMH intends to provide its own unique design and
provision of visitor amenities via the facilities to be constructed on the property. Art and
other aesthetically pleasing design elements will be incorporated in plans for the facilities
to the benefit of the public. While no specific guarantee of public art is provided, SMH
implements art in a number of its facilities as part of its brand.

Staff's Analysis & Recommendation:
Staff has no objection to this request. It is expected that public art will be provided
consistent with other SMH projects.

Sec. 55-6 - Bicycle Racks and Benches

Bicycle and pedestrian amenities shall be provided as determined by the square footage
of the building(s) on the site as indicated in the table below and may be located in any
zoning district.

Applicant’s Request & Justification:

Relief is requested from Sec. 55-6 to allow SMH to provide its own unique design and
provision of visitor amenities via the facilities to be constructed on the property in a
manner it deems best during the phased development of the property.

Staff's Analysis & Recommendation:
Staff has no objection to this request. It is expected that bicycle racks and benches will be
provided consistent with other SMH projects.

Sec. 55-9 — Public Art

A. Public art is required in all Activity Centers. Public art shall be regulated and placed in
accordance to the specifications in Chapter 59 of these regulations and shall adhere
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to the goals and vision of the City. Public art shall be approved by City Staff and/or
City Commission.
B Public art shall be provided as part of pedestrian amenities. It shall be the responsibility
of the developer to submit plans for public art for approval by the City Commission.
C. Public art shall be regulated by Chapter 59.

Applicant’s Request & Justification:

Relief is requested from Sec. 55-9 to remove the public art regulations. Art and other
aesthetically pleasing design elements will be incorporated in plans for the facilities to the
benefit of the public. While no specific guarantee of public art is provided, SMH
implements art in a number of its facilities as part of its brand.

Staff's Analysis & Recommendation:
Staff has no objection to this request. It is expected that public art will be provided
consistent with other SMH projects.

23. Chapter 59 - Public Art Regulations
The City of North Port intends to promote aesthetic enrichment of the community by
supporting the private acquisition, installation, and maintenance of public art on private
property accessible to the public for citizens' and visitors' appreciation and enjoyment and
to encourage the preservation and protection of existing works of art.

Applicant’'s Request & Justification:

Relief is requested from the Chapter 59 Public Art Regulations. SMH is requesting relief
from all applicable Urban Design Pattern Book regulations to provide the ability to have
complete control over all design considerations associated with all contemplated phases
of development for the property. SMH believes this approach will allow for superior design
to the benefit of the public which keeps within its carefully curated aesthetic brand.

Staff's Analysis & Recommendation:
Staff has no objection to this request. It is expected that public art will be provided
consistent with other SMH projects.

Notes (Provided by Applicant)

1. All structures, signs, parking, and other design standards for the property shall meet or
exceed all applicable AHCA requirements.

2. Relief is granted from all applicable Urban Design Pattern Book Regulations. Sarasota
County Public Hospital District facilities are required to comply with all applicable AHCA
requirements and architectural and design features for the facilities are provided within the
parameters of the distinct “SMH" brand.

3. This DMP is to allow for phased development of a medical campus. At full buildout, the
campus could include all necessary services to support an acute care hospital including an
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emergency care center, medical office building, central energy plant, parking deck/garage,
etc.

III. NEEIGHBORHOOD MEETING

Pursuant to Section 53-5.E. of the Unified Land Development Code, the applicant held a
Neighborhood Meeting on July 1, 2024, at 5:30 PM, at the Morgan Family Center located at 6207 West Price
Boulevard, North Port, Florida 34291. The meeting documents, including the public notice, are
attached as Exhibit E.

IV. REVIEW PROCESS

The following staff reviews were completed before hearings held by the Planning and Zoning
Advisory Board and the City Commission:

1. Pre-Application meeting with the Staff Development Review ("SDR") team (held on
April 3, 2024).

2. Formal submittal (and any requisite Resubmittals) and approval with conditions by
Staff Development Review (SDR).

3. Review for consistency with the City's Comprehensive Plan. See Section V.

4, Compliance with the City's Unified Land Development Code (ULDC). See Section V.

All reviews by Staff verify consistency with the Comprehensive Plan and the Unified Land
Development Code, as well as any other applicable regulatory documents. The following table
details all relevant reviewers and any required conditions for future submittals.

Staff Development Review
Finance No Objection
Fire/Rescue Meets Requirements with Conditions’
DS/Planning & Zoning No Objection
DS/Natural Resources-Arborist No Objection
DS/Natural Resources-Environmental No Objection
DS/Building-Structural No Objection
Parks & Recreation No Objection
PW/Engineering-Infrastructure Meets Requirements with Conditions?®
PW/Engineering-Stormwater Meets Requirements with Conditions?
PW/Solid Waste No Objection
Utilities No Objection
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All proposed projects or developments shall comply with the Florida Fire Prevention Code (FFPC),
8th Edition (NFPA 1 - Fire Code, 2021 Edition with State of Florida Amendments) and the City of
North Port Unified Land Development Code (ULDC), Chapters 37 and 60 as outlined prior to
formal submittal.

Travel lanes to have not less than twenty feet (20') of unobstructed width and an unobstructed

vertical clearance of thirteen feet six inches (13'6") to allow for unimpeded access by fire apparatus

in accordance with the Florida Fire Prevention Code, 8th edition (NFPA-1 Fire Code, 2021 Edition),

§ 1:18:2.3.5.1.1 & 18:2.3.5.1.2 and & 60-11(B) of the ULDC.

Per § 60-12 of the ULDC, required fire lanes must be provided, with the inner edge of the roadway

not less than ten feet (10') and not more than thirty feet (30) from the building, and must extend

not less than thirty feet (30) on each side of the major public entrance to a building, or unit of a

building.

Based upon the Risk and Life Safety factors to be considered for this type of project, it is

recommended that Fire Department Access be provided for 360° of the elevations for the

proposed Sarasota Memorial Hospital. Be advised that the City of North Port Fire Rescue District's
largest ladder truck is approximately 75" in length. This recommendation shall be in combination
with impervious and pervious surfaces and meet the requirement set forth in the Florida Fire

Prevention Code (FFPC), 8th Edition (NFPA-1 Fire Code, 2021 Edition), § 1:18.2.3, § 60-12 of the

ULDC and accommodate fire apparatus.

Referencing the proposed Medical Office Building and Central Energy Plant. Per ULDC § 60-

12. - Fire lanes and fire department accessibility to buildings:

E. In buildings up to two (2) stories, with fire sprinklers and alarms installed, at least one (1)

elevation (side) of each building shall be accessible to the fire department.

(1) In buildings two (2) stories to four (4) stories, up to a maximum height of fifty (50) feet, with
fire sprinklers and alarms installed, at least two (2) elevations (sides) of each building shall be
accessible to the fire department.

(2) In buildings greater than four (4) stories, over fifty (50) feet in height, with fire sprinklers and
alarms installed, at least three (3) elevations (sides) of each building shall be accessible to the
fire department.

Dead-end roads more than one hundred fifty feet (150") must provide turning radii capabilities

for fire apparatus as outlined in Florida Fire Prevention Code, 8th edition (NFPA-1 Fire Code, 2021

Edition), § 1:18.2.3.5.4, and § 37-32 and § 60-11(B) of the ULDC.

The following comments were sent with PRE-24-052 and must be evaluated and addressed at the

MAS stage:

1. Trafficimpact study, along with all information and analyses requested in the comments sent
with PRE-24-052, are missing from this submittal. See below for a copy of these previously
sent comments. Please resubmit this package and include the information requested below:

1. Please submit a Traffic Impact Statement (TIS) that contains the following:
i. Proposed Daily Trips generated by the proposed development.
ii. Peak AM Hour Trips generated by the proposed development.
iii. Peak PM Hour Trips generated by the proposed development.
iv. Trip generation rates shall follow the criteria shown in the Institute of
Transportations Engineers (ITE) Trip Generation Manual, Latest Edition.
v. A graphic distribution of trips from the proposed development to the
roadway network.
vi. Perform a left turn lane warrant analysis in compliance with the National
Cooperative Research Program (NCHRP) Publication 745.
vii. Perform a right turn lane warrant analysis in compliance with NCHRP
Publication 279.
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viii. The TIS should be signed and sealed by a professional engineer licensed by
the State of Florida and qualified to prepare the TIS.

2. Perform traffic signal warrant analysis for driveway. A traffic signal is recommended to
be able to stop traffic for entering/exit ambulances.

3. Evaluate compacity of Eldron Avenue and its intersection with Sumter (via La France
Ave)) and Salford Boulevard. Eldron Avenue is an east-west roadway that lays just
wouth of the future hospital site. It is possible that this will take on additional traffic
due to the hospital and additional improvements such as stop signs, turn lanes, etc.
nay need to be completed prior to the hospital’s opening.

3. The future detailed design of the stormwater management system must meet all requirements in
the City of North Port Unified Land Development Code (ULDC) Stormwater Regulations. Detailed
stormwater quality treatment calculations and water quantity attenuation analysis must be provided
in the later detailed design applications. If the later detailed design includes hydraulic modeling
that shows additional pond footprint will be needed, changes may be needed to the DMP for
reapproval.

4.  Minimum parking calculations be provided and supported with data for each phase of development
(at the time of MAS or site development).

V. STAFF ANALYSIS AND FINDINGS

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).

Comprehensive LS 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.

Objective 1: Future development activities shall continue to be directed in
appropriate areas as depicted on the Future Land Use Map, and shall
encourage the use of innovative land development regulations, consistent
with sound planning principles, minimal natural limitations, the goals,
objectives and policies contained within this plan, and the community
character.

The area currently under consideration for the DMP is planned as the future
site of Sarasota Memorial Hospital (SMH) and will be developed as a
significant healthcare facility. The primary access to the site is through
Sumter Boulevard.

A facility of this type will provide for the healthcare needs of the residents of
northern North Port by offering a wide range of medical services, including
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Comprehensive
Plan

24-hour inpatient care, surgical procedures, and advanced medical
treatments.

Public hospitals have tax-exempt status due to their vital role in providing
community benefits and essential services. The economic benefit of such
services, especially those offered by non-profit major healthcare facilities,
cannot be solely measured in monetary terms, and extends beyond
quantifiable metrics. As of now, the City hosts only one emergency room on
Toledo Blade Boulevard and one proposed hospital in Wellen Park. The
Toledo Blade Boulevard location is not equipped to handle major medical
emergencies such as surgeries, transfusions, or prolonged critical care.
Patients requiring such services are typically transported via ambulance to
Sarasota Memorial Hospital (Sarasota Campus), located approximately 13
miles from the central city, with a travel time of about 30 minutes via I-75.
The intangible benefit of advanced healthcare accessibility within the city
limits is that comprehensive care is provided to meet individuals' health
needs, enhancing the preservation of residents' lives, well-being, and safety,
outweighing any direct financial benefits.

Staff concludes that the proposed DMP is consistent with Future Land Use
Element Goal 1 and Objective 1.

Future Land Use Element, Objective 3: The economic base shall be
increased and diversified relative to the City's economic tax base through
planning and development activities which attract new business and
industries, while also encouraging the expansion of existing businesses and
industries as indicated in the Economic Development Element.

Policy 3.3: To promote overall sustainability and tax base diversification, the
City shall pursue a goal of at least 18% non-residential development.

The proposed project creates temporary construction jobs upon
development of the property and at development completion, induced
employment opportunities for the targeted workforce in areas near
employment centers and transportation corridors consistent with Economic
Development Element goals, objectives, and policies. The development
would also produce direct jobs for administration, medical, technological,
onsite management, and operations personnel. Therefore, granting the
petition would result in a net gain for job creation.

Staff concludes that the proposed DMP is consistent with Future Land Use
Element Objective 3, Policy 3.3.

Transportation Element
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Comprehensive
Plan

Comprehensive
Plan

Policy 4.4: The City shall continue to implement its Unified Land
Development Code to provide adequate access management controls to
limit the proliferation of commercial and residential driveways along arterial
and collector roadways. Current platted lots with direct access to arterial and
collector roadways may continue to develop.

The proposed DMP will be implemented through a Major Site and
Development Plan (MAS) petition, through which access management best
practices will be applied to control access onto Sumter Boulevard, which is a
major arterial roadway within the City.

Staff concludes that the proposed DMP is consistent with the Transportation
Element, Policy 4.4.

Economic Development Element, Goal 5: Achieve an Economically Stable
Community with a Superior Quality of Life

Objective 5.1: The City encourages the full utilization by businesses and
industries of the economic development enhancement programs
implemented by the Legislature for the purpose of the development and
expansion of permanent job opportunities, especially for the economically
disadvantaged, brownfield designations, tax incentives, community
development corporations, and other programs designed to enhance
economic and employment opportunities.

The future healthcare facility will offer diverse career opportunities, promote
a lifestyle that integrates living, working, and recreational activities, and keep
tax dollars within the city limits. Historically, the healthcare sector has been
a source of stability and job growth in communities, significantly contributing
to the local economy and job market. According to the American Hospital
Association website, hospitals serve as an economic anchor in communities,
with each hospital job supporting about two additional jobs and every dollar
spent by a hospital generating roughly $2.30 of additional business activity.
Additionally, hospitals are among the leading sources of private-sector jobs
(Figure 1).

Staff concludes that the proposed DMP is consistent with the Economic
Development Element Goal 5, Objective 5.1.
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New Employ- Empl (Place of N Potential Candi-
N . | B National Avg
Title er Demand Residence) Regional Avg Wage W dates per Open-
age ing

Registered Nurses 131 8,269 $85,400 $95,300, 64
Personal Care Aides 127 4,638 $32,300 $32,700, 38
Nursing Assistants 60 4,109 $35,800 $38,700. 71
Home Health Ades 15 1,552 $32,300 $32,700 36
Medical Assistants 35 2,413 $43,000 $43,400 70
Medical Secretaries and

IAdministrative Assistants 30 2,615 $41,600 $44,300 88
Licensed Practical and

Licensed Vocational 27 1,644 $56,600 $60,400 62
Receptionists and Infor-

mation Clerks 23 3.254 $35,700 $37,100 146
Medical and Health Ser-

lvices Managers 19 1,357 $122,100 $134,500. 73
Physicians, All Other 13 961 $373,000 $266,500, 74
Nurse Practitioners 12 802 $126,400, $134,600; 67
Physical Therapists 11 742 $102,600 $105,500: 68

Figure 1 — Potential new jobs - a snapshot in time (North Port-Bradenton-Sarasota, FL MSA,
NAICS 62 - Health Care)
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City staff has conducted a Fiscal Analysis of the proposed project. According
to the analysis, the City of North Port can expect a Net Benefit of $35,304,132
for Phase I of the project.

City of Morth Port Fiscal Impact

Thes table bakow dsplays th esimated addiional benefts, costs, and net benefis o be recebved By Clty of Morth Porl over the need £

Project.

BEMEFITE PROIEET HOUSEHOLRE
pales Taxes &0 $63,857
Pl Property Taxes &0

. . FFAE Property Tamas £0 £0
Fiscal Analysis S o o
Bullding Panmits and Fees £0 £0

Irpact Fis £32 501,960 50

Litility Piervesnuas 54,008,958 £0

Lty Framchisn Feas £368 374 50

Miscalaneous Taxes and User Foes 57,533,016 £0

Commmcations Services Taos 20, 751 &0

Uity Servics Taxas 5110,940 £0

Slabe Sheared Fervanue =] 50

Baonedits Subrtotal $44, TEO, B0 $63.957

COSTE PROIEST HOUSEHOLDS
Cerst of Gowerrenent Sindoes {85,160, 783) $0
Crst af Uity Senvioes (84,351 563) 50
Costn Subbotal ($9,520,646) 50

hint Bonofis 35,240,174 $63.957

Annual Flscal Net Benefits for City of North Port
BEMEFITS COsTS HET BEMEFITS
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#30.0m
425.0m
$20.0m
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Unified Land
Development
Code

Unified Land
Development
Code

Chapter 53-Zoning Regulations, Part 1.-General Provisions, Section 53-
102.-Intent.

The purpose of the PCD Planned Community Development District is to provide
an area for coordinated development of industrial, commercial, service,
residential and government uses within a park-like setting. The establishment of
this district provides a mechanism to attract major employers to the City, which
can contribute to the diversification of the economic base in a manner consistent
with the City's adopted Comprehensive Plan. The PCD District provides for a
variety of uses where project components and land use relationships are
physically and functionally integrated. This concept incorporates a wide range of
traditional industrial uses with a variety of non-industrial activities which may
support or otherwise relate to the commerce/industrial activities which may
support or otherwise relate to the commerce/industrial economic base of the
City. Generally, PCD land uses include manufacturing, wholesaling and
warehousing, construction services, transportation activities, retail trade and
service, residential and government uses. It is the intent of these regulations to
facilitate the harmonious interaction of land uses not individually provided for in
other industrial, commercial, service, residential or government use districts
through grouping of similar uses. 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, which regulate location, open space, ground coverage,
height, lighting, signage, landscape, buffer and other physical design elements.

Staff Findings: The proposed project is a proposed multi-phase medical facility.
Phase I consist of a 150-bed hospital and 60,000 square feet of medical office
space.

PCD allows a variety of land uses, including manufacturing, wholesaling and
warehousing, construction services, transportation activities, retail trade and
service, residential, and government uses. The proposed development is
considered as a government use.

It is the intent of the PCD zoning district to facilitate the harmonious interaction
of land uses not individually provided for in other industrial, commercial, service,
residential or government use districts through grouping of similar uses. The
proposed project would increase the variety of the services currently provided
within the area.

Staff concludes that the proposed Development Master Plan is consistent
with this section.
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VI. PUBLIC NOTICE AND HEARING SCHEDULE

Notice of Public Hearings were mailed to the owner and property owners within a 1,320 feet radius
of the subject property on August 21, 2024. The petition was also advertised in a newspaper of
general circulation within the City of North Port on August 21, 2024 in accordance with 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 I, Section 1-12 of the City's Unified Land Development Code
(ULDC) as amended (Exhibit F).

Planning & Zoning Advisory Board September 5, 2024
Public Hearing 9:00 AM or as soon thereafter
PUBLIC HEARING
SCHEDULE
City Commission September 10, 2024
Public Hearing 10:00 AM or as soon thereafter

VII. STAFF RECOMMENDATION

Staff Recommendation: Staff recommends approval of the proposed Development
Master Plan, Petition DMP-24-080 — Sarasota Memorial Hospital (SMH) at Sumter
Boulevard, subject to the requested 23 Modifications/Waivers delineated in Section I and
the Conditions of Approval delineated in Section IV.

VIII. RECOMMENDED MOTION

PLANNING & ZONING ADVISORY BOARD

MOTION TO APPROVE: I move to recommend approval of Petition No. DMP-24-080 as
presented and find that based on the competent substantial evidence, the development master
plan complies with the Unified Land Development Code.

CITY COMMISSION

MOTION TO APPROVE: I move to approve Petition No. DMP-24-080 as presented and find that
based on the competent substantial evidence, the development master plan complies with the
Unified Land Development Code.
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MOTION TO APPROVE WITH MODIFICATIONS AND/OR CONDITIONS (only Commission): I
move to approve Petition No. DMP-24-080 with condition numbers 1 - 4 as identified in Section
IV of the staff report, with Modification/Waivers Numbers 1 - 23 as identified in Section II of the
Staff Report; and find that, based on competent substantial evidence, the Development Master
Plan and the modifications comply and are consistent with the intent of the Unified Land
Development Code and the Comprehensive Plan, and do not adversely affect the public interest.

IX. ALTERNATIVE MOTION

PLANNING & ZONING ADVISORY BOARD

MOTION TO DENY: I move to recommend denial of Petition No. DMP-24-080 and find that,
based on the competent substantial evidence:

[Select one or more WITH SUPPORTING REASONS:]

1. The proposed Development Master Plan IS NOT specifically adapted and designed for the
uses anticipated, including but not limited to lot configuration, access, and internal
circulation.

2. The proposed Development Master Plan 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. [Include the section
references, as applicable]

CITY COMMISSION

MOTION TO DENY: I move to deny Petition No. DMP-24-080 and find that, based on the
competent substantial evidence:

[Select one or more WITH SUPPORTING REASONS:]

1. The proposed Development Master Plan IS NOT specifically adapted and designed for the
uses anticipated, including but not limited to lot configuration, access, and internal
circulation.

2. The proposed Development Master Plan 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. [Include the section
references, as applicable]
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X. EXHIBITS

A. Affidavit

B. |Warranty Deed

C. | Proposed Development Master Plan

D. |Traffic Impact Study

E Neighborhood Meeting Documents

F. Public Notices
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Exhibit A for DMP-24-080

AFFIDAVIT

| {the undersigned), Jackson R. Boone Esq (Agent) _being first duly sworn, depose and say that

| am the owner, atiorney, attorney-in-fact, agent, lessee or representatwe of the owner of the property described and which
is the subject matter of the proposed application; that all answers to the questions in this application, and all sketches, data
and other supplementary matter attached to and made a part of the application are honest and accurate to the best of my
knowledge and belief. | understand this application must be complete and accurate before the application can be processed
or hearing can be advertised, and that { am authorized to sign the application by the owner or owners. | authorize City of North
Port staff and agents to visit the site as necessary for proper review of this application. If there are any special conditions such
as locked gates, restricted hours, guard dogs, etc., please provide the name and telephone number of the individual who can

allowaccess.
Sworn and subscribed beforeme this__ /<]~ dayof f’il‘*fb"‘b o ZOLL{M,__.
. S Jackson R. Boone, Esq.
S|gnaturé, of Applicant or Authorized Agent Print Name andTitle
STATEOF__Z/ /0 . COUNTYOF ___ 5 4 75074
The foregoing instrument was acknowledged by me this_/77" dayof /77 ¢ 4 . 20..0¢ , by
LT o) £, A f{,!/m— i oV who is personally known to me or has produced

AT as identification.

) eal Below :
) % G © T MARGARET R, WILLIAMSON
//*/f;,,»a- B it s f it MY COMMISSION # HH 46483
Slgnature < Notary Public g S

EXPIRES: January 22,2028

AFFIDAVIT
AUTHORIZATION FOR AGENT/APPLI<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>