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INTRODUCTION

This report has been prepared to determine the feasibility of annexing land located along US Highway 441, from east of Fern Drive to east of the intersection with CR 44 (herein referred to as the “East Annexation Area”). This area consists of 46 parcels of land and 27 property owners. The entire annexation area is within unincorporated Lake County, Florida. The attached aerial map illustrates the area under consideration, which totals approximately 106 acres. The boundaries were chosen to be consistent with the City’s utility service area and the City’s JPA Planning Area so as to meet the provisions in Florida Statutes for a compact and contiguous annexation. 
Since no qualified electors reside within the annexation area, no referendum is required.  State Statute 171.0413(6) provides for the City to initiate annexations with the consent of at least 50% of the property owners. The consenting property owners plus the properties covered by the recorded Covenants to Annex represent 52% of the total 106 acres. City staff has prepared this report consistent with the requirements of Chapter 171, Florida Statutes (F.S.), to ascertain the regulatory and practical considerations in annexing the area.
STATUTORY REQUIREMENTS
Chapter 171, Florida Statutes (F.S.), outlines the process for an involuntary annexation, as well as prerequisites for an area to be annexed. (Chapter 171 is included in Appendix A.) Section 171.043, F.S., states that a municipal governing body may propose to annex an area only if it meets the following general standards:

“(1)
The total area to be annexed must be contiguous to the municipality’s boundaries at the time the annexation proceeding is begun and reasonable compact, and no part of the area shall be included within the boundary of another incorporated municipality.” (Section 171.043(1), F.S.)
As stated above, the proposed annexation area consists of 46 parcels of land. The total perimeter of the proposed annexation area is 30,528 feet.  The total perimeter contiguous to the City Boundary is 12,940 feet, or 42.4 percent of the proposed annexation area.  Therefore the area is contiguous to the City of Leesburg.  In addition, the proposed area is concentrated in a single area and is compact, consistent with State requirements. Finally, the proposed annexation is entirely within unincorporated Lake County and not within the boundary of another incorporated municipality.
Besides these general standards, Florida Statutes require that if the proposed annexation area does not meet the requirements of being developed for urban purposes (Section 171.043(2)(a)-(c), F.S.), the area must meet either (a) or (b) below:

“(a)
Lies between the municipal boundary and an area developed for urban purposes, so that the area developed for urban purposes is either not adjacent to the municipal boundary or cannot be served by the municipality without extending services or water or sewer lines through such sparsely developed area; or

(b)
Is adjacent, on at least 60 percent of its external boundary, to any combination of the municipal boundary and the boundary of an area or areas developed for urban purposes as defined in subsection (2).

The purposes of this subsection is to permit municipal governing bodies to extend corporate limits to include all nearby areas developed for urban purposes and, where necessary, to include areas which at the time of annexation are not yet developed for urban purposes whose future probably use is urban and which constitute necessary land connections between the municipality and areas developed for urban purposes or between two or more areas developed for urban purposes.” (Section 171.043(3)(a)-(b), F.S.)

While the area of contiguity is under the 60 percent threshold, the proposed annexation area represents a gap between different parts of the City Limits, whereby completing the annexation would form a more regular municipal boundary and be consistent with the City’s existing utility service area.  Therefore, the proposed annexation area meets the standards required by Section 171.043(3), F.S. to be eligible for annexation.
As a result of this analysis, the proposed East Annexation Area is hereby certified to meet the annexation criteria contained in Chapter 171.043, Florida Statutes.

EXISTING ZONING AND LAND USES
The existing zoning for the properties in the annexation area is County C-2 (Community Commercial), RMRP (Mobile Home Rental Park District), RP (Residential Professional), CP (Planned Commercial District), LM (Light Industrial District), and R-1 (Rural Residential). 

The annexation area is proposed to be rezoned to City C-3 (Highway Commercial) and P (Public).  These zoning districts are compatible with commercial development located along a highway corridor.    
The City would have two years from the effective date of the annexation (proposed for December 13, 2010) to modify its zoning map and code to complete the jurisdictional change. The proposed rezoning of this property is being done concurrently with the annexation, with a proposed effective date of December 13, 2010.

FUTURE LAND USES

The annexation area is proposed to be designated CG (General Commercial), I (Institutional), and C (Conservation) on the City of Leesburg Future Land Use Map, which is in keeping with the City of Leesburg Future Land Use designations in the surrounding area.  The area is not projected to change from its existing character that of highway commercial uses. The amendment to the Future Land Use Map will be processed next year with the Leesburg Comprehensive Plan Update and EAR-based Amendments.

MUNICIPAL SERVICES

The utility infrastructure is already in place to serve the proposed annexation area, as shown on the attached Utility Map.  A General Land Use Map is also attached.  Water, Wastewater, Gas, Electricity and Fiber Optics are available in this area through the City.
Required Utility Connection

The City of Leesburg limits the expense imposed on a property owner for connection to the municipal water or sanitary sewer systems by requiring connection only when the lines are available within 200 feet of a parcel. If lines are not available, the City may elect to allow a property owner to continue to use a well or septic tank as long as they meet all County and State health and safety standards. Otherwise, if safety standards are not being met, a property owner may be required to connect regardless of the location of municipal service lines. Likewise, the City may elect to extend lines to within 200 feet of the property and compel connection. The City generally charges a fee for new connections.
Those within the area to be annexed who are within the distances specified in the County’s ordinances would already have to connect to the City’s utilities regardless of the annexation. 

Irrigation Wells

An existing well currently used for irrigation purposes may, with the City’s consent, continue to be used for such purposes as long as adequate prevention devices are installed to prevent the back flow of water into the City water system, or the irrigation system must be entirely separate from the City system with no interconnections.

Re-use Water

The area to be annexed lies within the City’s reclaimed water service area.  Although reclaimed water is not presently available in this portion of the reclaimed water service area, the City has installed a reclaimed water transmission main in preparation for providing service.  When reclaimed water becomes available, the St. Johns River Water Management District irrigation rules prohibit use of ground water, including from private wells, for irrigation purposes.  Therefore, when reuse becomes available, irrigation system connection is mandatory.

Solid Waste

City garbage collection will be offered to the annexation area under the same rates and terms as the remainder of the City. The timing of provision of this service will comply with Chapter 171 of the Florida Statutes.

Emergency Services

The entire annexation area is within the projected service areas for both the Police and Fire/Emergency Services for the City. Immediately upon the effective date of the annexation (proposed December 13, 2010), the City would coordinate daily Police patrols, and first response efforts for the area.

Right-of-way Maintenance

Right-of-way maintenance along U.S. Highway 441 will remain the responsibility of the Florida Department of Transportation.

AD VALOREM TAXATION

The City of Leesburg receives a percentage of the ad valorem tax collected within incorporated areas. For fiscal year 2010-11, the City millage rate is 4.3179 mills ($4. 3179 for every $1,000 of property valuation). 
In fiscal year 2009-10 there was a total of 19.2034 mills collected from a City property owner, including the City’s 4.3179 mills with the assessments of all other governmental bodies. The same year, property owners in unincorporated Lake County paid, on average, 15.2077 mills for ad valorem taxes (including taxes collected by Lake County, the Lake County School District, the Lake County Water Authority and the Leesburg Regional Hospital District).
FIRE SERVICE FEES

A portion of the increase in property taxes payable by the owners of property within the annexation area will be offset by the elimination of fire service fees to the County. Fire services in the unincorporated area are funded through a special assessment. Fire services within the City of Leesburg are funded through the ad valorem tax.  The City's Fire Department has an ISO rating of 2 which could significantly reduce property insurance rates.
STORMWATER FEES

The City of Leesburg has a Stormwater Services Fee of $6.00 per 2,000 square feet of impervious area. Pavement, concrete pads, sidewalks and buildings are included as impervious area for this calculation. A Stormwater Credit of up to 67% can be obtained with proper proof that retention areas and other improvements were engineered to retain all or a portion of the Stormwater run-off on the property. Engineered drawings and a certification signed by a licenses engineer are necessary to obtain a credit.
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