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STAFF REPORT 

Ordinance No. 2024-05 

Toledo Blade 320 – Residential 

Multi-Family (RMF) 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

PROJECT: REZ-23-120 "Serenity" 

REQUEST: Rezone from Residential Single-Family (RSF-2) to Residential 

Multi-Family (RMF) District. 

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

OWNERS: Toledo Blade, LLC (Exhibit B) 

LOCATION: S. Toledo Blade Boulevard (Parcel ID 1007-25-2118) 

PROPERTY SIZE: ± 18.63 acres 

  

From: 
 
Thru: 
 
Thru: 

Carl Benge, AICP, Planner III 

 
Hank Flores, AICP, CFM, Planning & Zoning Manager 

 
Lori Barnes, AICP, CPM, Development Services, Assistant 

Director 
 

Thru: Alaina Ray, AICP, Development Services Director 

Thru: Jason Yarborough, ICMA-CM, Deputy City Manager 

Thru: A. Jerome Fletcher II, ICMA-CM, MPA, City Manager 

Date: February 1, 2024 

 

PROJECT:  Toledo Blade 320 Residential Multi-Family (RMF), REZ-23-137  

REQUEST: Approval of Ordinance No. 2024-05, rezoning ± 262.34 acres from No Zoning 

Designation (NZD) to Residential Multi-Family (RMF). 

APPLICANT: Kenrick Gallander, AICP – RWA, Inc (Exhibit A, Affidavit) 

OWNERS: Deluxeton North Port LLC (Exhibit B, Warranty Deed) 

LOCATION: Located on the east side of Toledo Blade Boulevard, approximately one-mile 

north of Interstate 75 (PID # 1091-00-1000). 

PROPERTY SIZE: ± 262.34 acres 
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On June 16, 2023, the Planning & Zoning Division received from Kenrick Gallander, an 

agent for the property owner Deluxeton North Port LLC, a Rezone (REZ) petition to rezone 
a ± 262.34-acre property generally located on the east side of Toledo Blade Boulevard 

and north of I-75 (PID 1091-00-1000) from No Zoning Designation (NZD) to Residential 
Multi-Family. 

 
There is no description of NZD zoning within the Unified Land Development Code (ULDC). 

The current NZD zoning does not comply with the future land use (FLU) placed on the 
parcel through CPA-22-247, which established a High-Density Residential (HDR) future 

land use on this portion of the property. Per Florida Statute 163.3202(1), the City must 

enforce land development regulations that are consistent with the City’s Comprehensive 
Plan and Unified Land Development Code (ULDC). This requires the City to allow rezoning 

of the property within one (1) year of the FLU change to allow the property to come into 
compliance with its current High-Density Residential FLU. 

 
The applicant has rezoned an approximate 55-acre portion of this parcel for industrial uses 

fronting along Toledo Blade Boulevard, which satisfies this requirement on that portion of 
land; however, the remaining portion needs a zoning designation. The proposed rezone 

to RMF would correct the inconsistency of the current NZD with the Comprehensive Plan 
by rezoning the remainder of the parcel to a zoning designation that is consistent with the 

High-Density Residential Future Land Use. 
 

The subject property is part of a larger parcel that fronts an arterial road (S. Toledo Blade 
Boulevard) approximately 1 mile north of I-75. 

 

A mixture of zoning districts currently exists in the immediate surrounding area, including 
Agricultural (AG), Industrial (ILW), Village (V), and Planned Community Development 

(PCD). [AR1]While the properties abutting the subject site have an AG and Village zoning 
district, PCD is located approximately 250 feet to the south. 

 

[AR2] 

I . B ACKGROUND 
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Petition REZ-23-137 proposes a Rezone, changing the zoning of the 

+262.34-acre property from No Zoning Designation (NZD) to 

Residential Multi-Family (RMF). (See Zoning Map attached as 

Exhibit C). The implementing ordinance to amend the Zoning Map 

is Ordinance No. 2024-05 (Exhibit D). 

 

 

In compliance with Section 53-5.E. of the Unified Land Development Code, the applicant 

held a neighborhood meeting on August 10, 2023, at 5:30 PM at the Morgan Family Center 

located at 6207 W Price Blvd, North Port, Florida 34291. The meeting documents, 

including the public notice, are attached as Exhibit E. 

 

 
 

A pre-application meeting for the project was held on December 7, 2022 (PRE-22-220). 

REZ-23-137 was processed for management review. No reviewing department issued 
comments. 

 
The City Attorney's Office reviewed and approved the proposed Ordinance 2024-05 as to 

form and correctness. 

 

Staff has reviewed the proposed application for consistency with Florida Statutes, the City's 

Comprehensive Plan, and the City's Unified Land Development Code (ULDC). 
 

Florida Statutes § 166.041 Procedures for adoption of ordinances and 

resolutions. 

 

The notice requirements under this Statute have been met and are 

detailed in Section VI of this Staff Report. 

 

Staff concludes that the petition for rezoning is consistent with the 

requirements of § 166.041(3)(a) regarding ordinances that change the 
zoning map designation of a parcel of land.

IV. RE VI EW PROCE SS 

 
REZONE 

  

I I . PE T I T ION 

I I I . NEIGHBORHOOD ME ET ING 

V. D AT A & ANALYSI S 
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Future Land Use Element, Goal 1 

Ensure that the character and location of land uses maximize the 

potential for economic benefit and the enjoyment of natural and man-

made resources by citizens while minimizing the threat to health, safety 

and welfare posed by hazards, nuisances, incompatible land uses, and 

environmental degradation. 

 

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. 

 

Policy 1.1: High-Density Residential – These lands are designated for 

high-density residential areas with an emphasis on multi-family use 
(maximum of 15.0 residential units per gross acre excluding bonuses, 

incentives, or transfer of development rights). 
 

Staff Findings: The location on the east side of Toledo Blade Boulevard and 
adjacent to future Light Industrial development provides is suitable for RMF 

zoning and enables economic benefits to be realized by providing diversified 
housing products close to an employment center. RMF will also allow a more 

clustered development type enabling greater buffering and preservation to 
reduce the impact on the surrounding areas than a solely single-family 

detached development.  
 

The FLU of this portion of the property was recently changed from 

Agricultural, Estates to High-Density Residential. The High-Density 
Residential FLU allows the RMF product the applicant will develop. 

Currently, the NZD zoning is not consistent with the recently approved 
Future Land Use. Rezoning the property to RMF would bring the subject 

parcel into compliance with the City's Comprehensive Plan and ULDC. 

 

Additionally, developments on a property with an RMF zoning designation 

require review through the Major Site and Development process, which 

provides the City with greater control and higher requirements than 

single-family development for the preservation of trees, native species, 

and habitat to facilitate the enjoyment of natural and man-made 

resources. 
 

Staff concludes that the proposed RMF zoning is consistent with 

Future Land Use Element Goal 1, Objective 1, and Policy 1.1. 

 

Future Land Use, Policy 4.2: Encourage the development of 

neighborhoods that provide safe vehicular and non-vehicular access and 

COMPREHENSIVE 

PLAN 

COMPREHENSIVE 
PLAN 
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mobility, as well as convenient walkability and connectivity to parks, civic 

areas, schools, Activity Centers, and adjacent neighborhoods. Such 
connectivity may be achieved via the following transportation 

alternatives: 
• Bridges (including vehicular and/or pedestrian only); 

• Roadways; 
• Sidewalks; 

• Bikeways; 
• Fitness trails; 

• Golf cart paths; and, 

• Blueways. 
 

Staff Findings: This portion of the parcel is currently zoned "No Zoning 
Designation (NZD)," which does not allow any development. The 

development on this portion of the parcel requires a change in zoning. 
Rezoning this parcel to RMF would not only allow this portion of the parcel 

to comply with the FLU map, Comprehensive Plan, and the ULDC, but 
also allow future development petitions that could address and meet the 

standards found in Policy 4.2. 
 

Staff concludes that the proposed RMF zoning is consistent with 
Future Land Use Policy 4.2. 

 

 

Transportation Element, 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.  

 

Objective 5: The City shall promote the development of an integrated 

bicycle/pedestrian/multi-use pathway system. 

 

Staff Findings: The proposed RMF zoning requires any development to be 

reviewed through the Major Site and Development (MAS) process, which 
would result in better management practices to control access to S. Toledo 

Blade Boulevard, which is an arterial road. The MAS also includes a review 
of all pedestrian and bicycle pathways to ensure connectivity to the 

immediate surrounding areas. 
 

Staff concludes that the proposed RMF zoning is consistent with 

the Transportation Element, Policy 4.4 and Objective 5.  
 

Housing Element Goal 1 

To promote the preservation and development of high-quality, balanced, 

and diverse housing options for persons of all income levels throughout the 

COMPREHENSIVE 

PLAN 

COMPREHENSIVE 

PLAN 
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City of North Port. 

 

Goal 1: To promote the preservation and development of high-quality, 

balanced, and diverse housing options for persons of all income levels 

throughout the City of North Port. 

 

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

to accommodate the present and future housing needs of North Port 

residents. 

 

Policy 1.2: Designate on the Future Land Use Map, additional acreage for 

medium/high density residential use in areas serviced or planned for 

potable water and wastewater facilities. 

 

Policy 1.3: The City shall continue to encourage private sector efforts 

through the provision of incentives in the Unified Land Development Code 

to construct housing alternatives to the single family detached dwelling 

unit. 

 

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

of housing through the land use and zoning process to encourage a broad 

range of housing opportunities, including single/multi-family, owner/rental, 

and permanent/seasonal, to meet the community's residential and 

economic needs. 

 

Policy 1.9: Consistent with the Future Land Use Element and the Capital 

Improvement Element, housing should be located within areas where 

supporting infrastructure is available or planned including: public transit, 

schools, parks, emergency services, hurricane shelters and utilities. 

 

Objective 6: Increase efforts to balance social, economic and 

environmental considerations in housing sustainability. 

 

Staff Findings: Currently, there are 441.622 acres of RMF zoning in the 

City of North Port, which is only 0.66% of the total zoning acreage 

throughout the City. The proposed RMF designation on this portion of the 

subject property would provide for a diverse housing type in an area that, 

at the development, will have transportation, water, and wastewater 

facilities, as well as schools, parks, and other essential services. Approval 

of this Rezone would allow for the construction of housing alternatives to 

single-family attached homes and help the city provide a broad range of 

housing opportunities. 

 

Staff concludes that the proposed RMF zoning is consistent with 

the Housing Element Goal 1, Objective 1, and Policies 1.2, 1.3, 

1.7, 1.9, and Objective 6. 
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Economic Development Element, Goal 5: Achieve an Economically 

Stable Community with a Superior Quality of Life 

 

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

development and redevelopment housing options that support the 

workforce by planning for development near employment and 

transportation centers. 

 

Policy 5.1.2: Expand housing options that support the local workforce by 

planning for development near employment and transportation centers. 

 

Policy 5.1.3: Promote policies and activities that support the quality of life 

of our targeted workforce. 

 

Staff Findings: The proposed RMF zoning may provide housing 

opportunities that support the workforce in the area with access to 

transportation centers such as Toledo Blade Boulevard and I-75. The RMF 

zoning may allow for more affordable and lower-maintenance options for 

residents than those provided by single-family detached dwellings. 

 

Staff concludes that the proposed RMF zoning is consistent with 

the Economic Development Element Goal 5, Policies 5.1.1, 5.1.2, 
and 5.1.3. 

 

Chapter 1—General Provisions, Article IV.—Rezoning, Section 1-

33.— Rezoning. Unified Land Development Code (ULDC) Section 1-33. 

details submission requirements for a Rezoning application.  

 

Staff Findings: A complete application packet was submitted to the 

Planning & Zoning Division of the Development Services Department in 

accordance with ULDC Sec. 1-33.E. and processed for review by Staff in 

accordance with ULDC Sec. 1-33.D. and F. The criteria for a Rezoning per 

ULDC Sec. 1-33.E.(1). are addressed below by Staff and the applicant.  

 

Staff concludes that the proposed RMF zoning is consistent with 

the Section 1-33 of the Unified Land Development Code. 
 

Chapter 1—General Provisions, Article II.—Administration of 

Unified Land Development Code, Section 1-12.—Amendments. 

E. Nature and requirements of Planning and Zoning Advisory Board 

report. (1) When pertaining to the rezoning of land, the report and 

recommendations of the Planning and Zoning Advisory Board to the City 
Commission required by Sec. 1-33 shall show that the Planning and 

Zoning Advisory Board has studied and considered the proposed change 
in relation to the following, where applicable: 

ULDC 

COMPREHENSIVE 

PLAN 

ULDC 
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(a) Whether the proposed change would be consistent with the adopted 
map series and goals, objectives and policies of the Comprehensive Plan. 

 

Applicant Findings: The proposed RMF rezone application will implement 

the proposed High-Density Residential land use and is consistent with 
the city's Comprehensive Plan 

 

Staff Findings: Staff find this petition is consistent with the goals, 

objectives, and policies of the Comprehensive Plan. Please see 

Comprehensive Plan Analysis on Pages 3-10 of this Staff Report.  
 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

1-12.E.(1).(a). 

 

 

(b) The relationship of the proposed change to the existing land use 

pattern. 

 

Applicant Findings: The proposed change is compatible with the 

existing land use pattern. 

 

Staff Findings: This parcel was the subject of a Comprehensive Plan 

Amendment – Large (CPAL), CPAL-22-247, which changed the future 
land use designation from Agricultural, Estates to High-Density 

Residential (HDR). The proposed zoning change would permit a 
mixture of residential product types with a density of up to 15 dwelling 

units per acre. Based on wetlands surveys, the final number of units 
may be constrained. 
 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

1-12.E.(1).(b). 

 

 

 

(c)Whether the proposed change would lead to the creation of an 

isolated zoning unrelated to adjacent and nearby districts. 

 

Applicant Findings: The proposed change will not lead to the creation 

of an isolated unrelated district as the property use would remain 

residential. 

 

Staff Findings: There is a mixture of zoning districts in the surrounding 

area, including Agricultural (AG), Light Industrial (ILW) Village (V), and 

Planned Community Development (PCD). The abutting properties within 

North Port city limits ILW[AR3]and V. PCD zoning is also located 

ULDC 

ULDC 
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approximately 300 feet to the south, with allowed uses including 

industrial, commercial, office, and multi-family. The ULDC requires 

buffering and compatibility standards to minimize any incompatibilities 

between uses. 
 

Staff concludes that the proposed Rezone is consistent with ULDC Sec. 1-

12.E.(1).(c). 

 

(d) The impact on the availability of adequate public facilities consistent 

with the level of service standards adopted in the Comprehensive Plan 

and as defined and implemented through the City's Concurrency 

Management System Regulations as set forth in Chapter 5 of this 

Unified Land Development Code. 

 

Applicant Findings: Adequate public facilities are available to serve the 

site consistent with the established levels of service. 

 

Staff Findings: No concurrency/level of service issues were identified 

during the management review of the proposed rezoning. Further 

concurrency review will be conducted based on the possible impacts of 

the development at the time of the Major Site and Development Plan 

review. 
 

Staff concludes that the proposed RMF zoning is consistent with ULDC 

Sec. 1-12.E.(1).(d). 

 

(e) Whether the existing district boundaries are illogically drawn in 

relation to existing conditions on the property proposed for change. 

 

Applicant Findings: No response. Note, from staff the required narrative 

responses under Section 1-33 are inconsistent with the required 

findings in Sec. 1-12.E 

 

Staff Findings: RMF zoning may complement the surrounding properties 

by providing housing options for new industrial, commercial, or office 

workforces for the neighboring industrial, commercial, and other non-

residential uses. 
 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

1-12.E.(1).(e). 

 

(f) Whether changed or changing conditions make the passage of the 

proposed zoning necessary. 

 

Applicant Findings: The need to provide a more diverse mix of housing 

products in the City makes the change necessary. 

ULDC 

ULDC 

ULDC 
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Staff Findings: The subject property is a portion of a +318.89-acre 

tract. Currently, this ±262.34 portion of the parcel has an NZD 

designation, which renders the parcel unusable and inconsistent with 

the City's Comprehensive Plan. The Future Land Use (FLU) of the parcel 

was recently changed from Agricultural, Estates to High-Density 

Residential, which allows the Residential Multi-Family (RMF) zoning 

district. 
 

Staff concludes that the proposed RMF zoning is consistent with ULDC 

Sec. 1-12.E.(1).(f). 

 
(g) Whether the proposed change will adversely influence living 

conditions in the neighborhood. 

 

Applicant Findings: The proposed zoning change from no city-

designated zoning district to RMF will not adversely influence living 

conditions in the neighborhood. The city's Unified Land Development 

Code and the appropriately established site development regulations 

addressing minimum buffering, landscaping, setbacks, building 

heights, open space/preserve areas, and the appropriate clustered site 

design will ensure the internal and external conditions of the future 

development will be compatible and complementary to neighborhoods 

in the adjacent area. Therefore, the proposed project will not negatively 

affect the health, safety, and welfare of the community. Additionally, 

the proposed uses are compatible with the existing and planned 

surrounding uses/development. 

 

Staff Findings: The proposed rezoning would allow the parcel to be 

developed. Any proposed development of this parcel will meet ULDC 

site regulations, such as setbacks, buffering, open space, etc., to 

reduce potential impacts to surrounding areas. Future petitions will be 

required to provide traffic and environmental studies indicating the 

effects and possible improvements if triggered by development. 
 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

1-12.E.(1).(g). 

 

(h) Whether the proposed change will create or excessively increase 

traffic congestion or otherwise affect public safety. 

 

Applicant Findings: The proposed change will not excessively increase 

traffic or otherwise affect public safety. 

 

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

on traffic congestion or public safety. The RMF zoning would allow for 

ULDC 

ULDC 
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the development of the property for 900 dwelling units as proposed by 

the applicant. Per the Institute of Transportation Engineers Trip 

Generation Manual 11th Edition, multi-family uses generate an average 

of 6.74 weekday trips per unit compared to single-family uses, which 

generate an average of 9.43-weekday trips per unit. Single-family units 

generate higher trip numbers per unit due to a variety of factors 

including higher occupancy counts per unit and service trips (lawn 

maintenance, repair companies). 

 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

1-12.E.(1).(h). 

 
(i) Whether the proposed change will create a drainage problem. 

 

Applicant Findings: The proposed change will not create a drainage 

problem. 

 

Staff Findings: The proposed Rezone alone does not affect drainage. 

The ULDC requires stormwater management systems for new 

development wherein the post-development runoff cannot exceed 

predevelopment runoff. At the time of the Major Site and Development 

review, a full stormwater analysis for the development will be reviewed 

and required to meet the standards of the City's Stormwater Engineer 

before the issuance of any development orders. 
 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

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

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

solar access to adjacent areas. 

 

Applicant Findings: The proposed change will not reduce light and air 

to adjacent areas. 
 

Staff Findings: The proposed RMF zoning district would allow for an 

increase in the maximum building height from 0 feet to 70 feet. However, 

there is no evidence that the increased building height would reduce light 

and air or solar access to adjacent areas. Furthermore, development on 

the site will be required to comply with minimum buffering, setbacks, 

and open space. A compliance and compatibility review will be 

conducted at the time of the Development Master Plan/Major Site and 

Development Plan review. 

 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 
1-12.E.(1).(j). 

 

ULDC 

ULDC 
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(k) Whether the proposed change will adversely affect property values 

in the adjacent areas. 

 

Applicant Findings: The proposed change will not adversely affect 

property values in the area. 

 

Staff Findings: Staff reviewed the historical just (market) value of 

several single-family home sites that are adjacent to existing RMF 

development and found no evidence that property values were 

impacted by the RMF zoning. Furthermore, a Cambridge study has 

shown, "Despite invidious assumptions about multi-family housing, 

census data for 2000 show that working communities with multi-family 

dwellings have higher house values than other types of working 

communities. The average value of owner-occupied houses was 

highest in working communities with the most multi-family units. 

Among working communities, the high multi-family areas had the 

highest home values, the mixed-stock areas the next highest, and the 

single-family areas had the lowest." ("America’s Working Communities 

and the Impact of Multi-family Housing,” Cambridge, MA: Joint Center 

for Housing Studies, 2004, p. 17). 
 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

1-12.E.(1).(k). 

 

(l) Whether the proposed change will be a deterrent to the 

improvement or development of adjacent property in accord with 

existing regulations. 

 

Applicant Findings: The proposed change will not be a deterrent to the 

improvement or development of adjacent properties. 

 

Staff Findings: It is not expected that the proposed rezoning would be 

a deterrent to the improvement or development of adjacent property.   
 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

1-12.E.(1).(l). 

 
(m) Whether the proposed change will constitute a grant of special 

privilege to an individual owner as contrasted with the public welfare. 

 

Applicant Findings: The proposed change will not constitute a grant of 

special privilege. 

 

Staff Findings: The proposed rezoning does not grant any special 

privileges to the owner. The parcel needs to be rezoned in order for 

the property to be in compliance with the recent future land use map 

ULDC 

ULDC 

ULDC 
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amendment. Not allowing the property to be rezoned to the requested 

zoning may be viewed as a taking by not allowing the rezoning to occur 

to come into compliance with the City’s Comprehensive Plan. 
 

Staff concludes that the proposed RMF zoniing is consistent with ULDC Sec. 

1-12.E.(1).(m). 

 

(n) Whether there are substantial reasons why the property cannot be 

used in accord with existing zoning. 

 

Applicant Findings: Given the current market demands, growing 

population, and need to improvements to the city’s vital infrastructure 

as indicated in the city’s Comprehensive Plan, developing the site 

within the existing zoning and use limitation is neither economically 

feasible nor desirable to the citizens of North Port. The city has 

indicated a need for developments which complement the city’s desire 

to improve housing diversity and expand accessibility to its vital 

infrastructure. Developing this property under the existing zoning will 

not provide the desired benefits to the city, public services, and 

infrastructure to the area. 

 

Staff Findings: Currently, the subject property has a No Zoning 

Designation (NZD), which has no permitted uses in our ULDC. Any use or 

development of the subject property requires a rezoning. Without rezoning 

the parcel, nothing can be done on-site other than uses allowed under the 

Right to Farm Act. 
 

Staff concludes that the proposed Rezone is consistent with ULDC Sec. 

1-12.E.(1).(n). 

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

the neighborhood. 
 

Applicant Finding: The proposed change to zone the subject property 
to RMF is not out of scale with the character of the surrounding 

neighborhood. Through the appropriate site design, implementation of 
adequate buffering, landscaping, setbacks, height, and other site 

design elements, the proposed project will help ensure the future 
Toledo Blade 320 residential development is compatible and consistent 

with the current and future trends/character of both the external and 
internal surrounding neighborhoods. 

 

Staff Findings: The subject property is located in the northeastern 

most portion of the city. The portion of the parcel subject to the rezone 

is adjacent to Light Industrial (ILW) [AR4]and Village (including 

commercial, industrial, mixed-use and diverse housing types) zoning. 

ULDC 

ULDC 
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ULDC Sec. 53-147 permits one-and-two family homes in RMF zoning, 

showing that single-family and multi-family uses are compatible. 

Additionally, future development petitions on the site will be required 

to comply with minimum buffering, setbacks, and open space. A full 

compliance and compatibility review will be conducted at the time of 

the Development Master Plan/Major Site and Development Plan review. 
 

Staff concludes that the proposed Rezone is consistent with ULDC Sec. 1-

12.E.(1).(o). 

 

(p) Whether the use causes a decrease in level of service, concurrency 

in any area listed in Chapter 5, or causes adverse effects on the health, 

safety, and welfare of the citizens of North Port and it’s impossible to 

find other adequate sites in the City for the proposed use in districts 

already permitting such use that would maintain the adopted level of 

service, concurrency levels as listed in Chapter 5 or adequate services 

for the health, safety and welfare of the citizens of North Port. 

 

Applicant Findings:  The proposed public services, facilities, and 

infrastructure associated with the development of this project will 
provide a public benefit to the residents of the community. The 

proposed development will be consistent with the adopted levels of 
service standards and will not adversely affect public safety. 

 

Staff Findings: No concurrency/level of service issues were identified 

during the management review of the proposed Rezone. Furthermore, 

concurrency review will be conducted based on the actual development 

proposal’s impacts anticipated at the time of the Major Site and 

Development Plan review. 

 

Any development necessitates review through a Major Site and 

Development petition, through which preservation of trees, native 

species, and habitat will be required to ensure the enjoyment of natural 

and man-made resources. Other adequate sites for RMF are not 

available. Less than one percent (1%) of the City’s land area has an 

RMF zoning designation (versus ±37% RSF). Additionally, because 

one-and-two-family development is permitted in RMF, several areas 

zoned RMF are actually developed as single-family  residential, further 

reducing the land area available for multi-family development. 
 

Staff concludes that the proposed RMF zoning is consistent with ULDC Sec. 

1-12.E.(1).(p). 

 
 

 

VI . PU BLIC NOTICE & HE ARI NG SCHED ULE 

ULDC 
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VI I . RECOMMENDED MOTIONS 

Notice of the public hearings was mailed to the owner and property 

owners within a 1,320 feet radius of the subject property on January 

16, 2024. The petition for rezoning was advertised in a newspaper 

of general circulation within the City of North Port on January 12, 

2024, 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 F) 

 

 

 

 

PLANNING AND ZONING ADVISORY BOARD 

 

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

Board recommend approval of REZ-23-137 and motion as follows: 

 

I move to recommend approval of Ordinance No. 2024-05 and find that, based on 

the competent substantial evidence, the rezoning will not adversely affect the public 

interest, health, safety, and general welfare; and that the specific requirements in 

the City of North Port Comprehensive Plan, and the standards listed in Section 1-

33.E(1) of the Unified Land Development Code have been met 

 

CITY COMMISSION 

 

The City Commission approve REZ-23-137 and motion as follows: 

  

I move to approve Ordinance No. 2024-05 and find that, based on the competent 

substantial evidence, that the rezoning results in a ________ [insert one: “gain,” 

PUBLIC NOTICE 

PUBLIC HEARING 

SCHEDULE 

Planning & Zoning 

Advisory Board 

February 1, 2024 

9:00 AM or as soon thereafter 

City Commission 

1st Reading 

February 27, 2024 

6:00 PM or as soon thereafter 

City Commission 

2nd Reading 

March 5, 2024 

10:00 AM or as soon 

thereafter 
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“loss” or “no change to”] the net employment opportunities; the rezoning will not 

adversely affect the public interest, health, safety and general welfare; and the 

specific requirements in the City of North Port Comprehensive Plan, and the 

standards listed in Section 1-33.E(1) of the Unified Land Development Code have 

been met.
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PLANNING AND ZONING ADVISORY BOARD 

 

I move to recommend denial of Ordinance No. 2024-05, and find that based on the 

competent substantial evidence one or more of the requirements of the City of North Port 

Comprehensive Plan and Unified Land Development Code Section 1-33.E(1) have NOT been 

met, including: 

 

[Select one or more WITH SUPPORTING REASONS:] 

(a) The proposed change IS NOT consistent with the future land use map and the goals, 

objectives, and policies of the City of North Port Comprehensive Plan. 

(b) The relationship of the proposed change to the existing land use pattern IS, in 

effect, adverse to the public interest, health, safety, and general welfare. 

(c) The proposed change WOULD lead to the creation of an isolated zoning unrelated 

to adjacent and nearby districts. 

(d) The impact on the availability of adequate public facilities IS NOT consistent with 

the level of service standards adopted in the City of North Port Comprehensive Plan 

and as defined and implemented through the City's Concurrency Management 

System Regulations as set forth in Chapter 5 of the Unified Land Development 

Code. 

(e) There ARE NO relevant changed or changing conditions that make the passage of 

the proposed zoning necessary. 

(f) The proposed change WILL adversely influence living conditions in the 

neighborhood. 

(g) The proposed change WILL create or excessively increase traffic congestion or 

otherwise affect public safety. 

(h) The proposed change WILL create a drainage problem. 

(i) The proposed change WILL seriously reduce light and air to adjacent areas. 

(j) The proposed change WILL adversely affect property values in the adjacent areas. 

(k) The proposed change WILL be a deterrent to the improvement or development of 

adjacent property in accord with existing regulations. 

(l) The proposed change WILL constitute a grant of special privilege to an individual 

owner as contrasted with the public welfare. 

(m) There ARE NO substantial reasons why the property cannot be used in accord with 

existing zoning. 

(n) The proposed change IS out of scale with the character of the neighborhood. 

(o) The proposed use CAUSES a decrease in level of service and concurrency in any 

VII I . ALTE R N ATI VE MOTIONS 
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area listed in Chapter 5, or causes adverse effects on the health, safety and welfare 

of the citizens of North Port; and it IS possible to find other adequate sites in the 

City for the proposed use in districts already permitting this use that would maintain 

the adopted level of service and concurrency levels as listed in Chapter 5, or 

adequate services for the health, safety and welfare of the citizens of North Port. 

 

 

CITY COMMISSION 

 

I move to deny Ordinance No. 2024-05, and find that based on the competent substantial 

evidence one or more of the requirements of the City of North Port Comprehensive Plan and 

Unified Land Development Code Section 1-33.E(1) have NOT been met, including: 

 

[Select one or more WITH SUPPORTING REASONS:] 

(a) The proposed change IS NOT consistent with the future land use map and the 

goals, objectives, and policies of the City of North Port Comprehensive Plan. 

(b) The relationship of the proposed change to the existing land use pattern IS, in 

effect, adverse to the public interest, health, safety, and general welfare. 

(c) The proposed change WOULD lead to the creation of an isolated zoning unrelated 

to adjacent and nearby districts. 

(d) The impact on the availability of adequate public facilities IS NOT consistent with 

the level of service standards adopted in the City of North Port Comprehensive 

Plan and as defined and implemented through the City's Concurrency Management 

System Regulations as set forth in Chapter 5 of the Unified Land Development 

Code. 

(e) There ARE NO relevant changed or changing conditions that make the passage of 

the proposed zoning necessary. 

(f) The proposed change WILL adversely influence living conditions in the 

neighborhood. 

(g) The proposed change WILL create or excessively increase traffic congestion or 

otherwise affect public safety. 

(h) The proposed change WILL create a drainage problem. 

(i) The proposed change WILL seriously reduce light and air to adjacent areas. 

(j) The proposed change WILL adversely affect property values in the adjacent areas. 

(k) The proposed change WILL be a deterrent to the improvement or development of 

adjacent property in accord with existing regulations. 

(l) The proposed change WILL constitute a grant of special privilege to an individual 

owner as contrasted with the public welfare. 

(m) There ARE NO substantial reasons why the property cannot be used in accord with 

existing zoning. 
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(n) The proposed change IS out of scale with the character of the neighborhood. 

(o) The proposed use CAUSES a decrease in level of service and 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 possible to find other adequate sites in the 

City for the proposed use in districts already permitting this use that would 

maintain the adopted level of service and concurrency levels as listed in Chapter 

5, or adequate services for the health, safety and welfare of the citizens of North 

Port. 
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