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Duke Commercial Center 

Voluntary Annexation 

Ordinance 2020-17

STAFF REPORT 

PROJECT: ANX-20-057, Duke Commercial Center Annexation 

REQUEST: Approval of Ordinance 2020-17, voluntary annexation into City of North Port  

APPLICANT: Martin P. Black on behalf of Evan Duke (Exhibit A-1, Affidavit) 

OWNER: 5 Diamonds of Venice, LLC (Exhibit A-2, Warranty Deed) 

LOCATION: ±800 feet west of the southwest corner of the intersection of River Road and 

Tamiami Trail  

PROPERTY SIZE: ±1.6 acres 

From: Alison Christie, AICP, Senior Planner 

Thru: Frank Miles, MPA, Director, Neighborhood Development 

Services 

Nicole Galehouse, AICP, Planning Division Manager 

Date: March 17, 2020 
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I .  BACKGROUND

Martin P. Black on behalf of property owner Evan Duke of 5 Diamonds of Venice, LLC, formally 

submitted to the City of North Port a petition for voluntary annexation for a ±1.6 acre property, 

‘subject property’, located near the southwest corner of the intersection of River Road and Tamiami 

Trail. The property currently has the Sarasota County zoning designation of ’Open Use Estate’ and 

the Sarasota County future land use designation of ‘Rural’. The property is located within the City’s 

Future Annexation Area, meaning it has been designated to be considered for annexation. It is 

bordered to the west by the new Wastewater Treatment Plant, vacant West Villages land within the 

City of North Port to the south, Tamiami Trail to the north, and Sarasota County land with a 

communication tower to the east.  

The applicant previously submitted a petition for voluntary annexation to the City in July 2018 under 

project number ANX-18-102. At that time, the applicant also submitted petitions for a 

comprehensive plan amendment, rezone, and development master plan. However, it was 

determined that until a Joint Planning Agreement is made between the City of North Port and 

Sarasota County, any petition to change the future land use of a property would first have to go 

through Sarasota County approvals. Therefore at this time the applicant has only submitted a 

petition to voluntarily annex into the City and intends to submit petitions for a comprehensive plan 

amendment and rezone at a later date.  

The application for annexation was originally processed as a resubmittal and received on January 

17, 2020. It was distributed to directors for Management Review and all departments reviewed and 

had no comments other than the below from Utilities:  

• The current driveway to the Southwest Wastewater Treatment Plant is not a public access road, it

is a driveway to the plant. No ingress/egress access to the proposed parcel will be granted by

the Utility Department.

It was determined by staff that this comment will be addressed in future submittals and is not 

material to the annexation petition.  

After conferring with the City Attorney’s Office, the applicant submitted a new annexation petition 

and it was given a new project number of ANX-20-057 in order to meet ULDC requirements. 

Ordinance 2020-17 was submitted to the City Attorney’s Office and reviewed as to form and 

correctness.  

I I .  REVIEW PROCESS

I I I .  DATA & ANALYSIS

FLORIDA STATUTES 
FLA. STAT. §171.044  Voluntary Annexation 

Owners of property in unincorporated county contiguous to a municipality 

may petition the municipality to be annexed. The non-emergency ordinance 

shall be published for two consecutive weeks in a newspaper of general 

circulation. A copy of the notice must be provided via certified mail to the 

Board of County Commissioners at least 10 days prior to publishing.  

Ordinance 2020-17 was advertised pursuant to the above state statute 

requirements on March 18, 2020 and March 25, 2020. A copy of the notice 

was sent to the Sarasota County Board of County Commissioners on March 7, 

2020. Staff concludes that the requirements of FLA. STAT. §171.044  have been 

met.  
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Future Land Use Element, Policy 2.1.7  

Policy 2.1.7 encourages voluntary annexations in Sarasota County between 

Warm Mineral Springs and the eastern boundary of the West Village 

Improvement District in order to expand the City’s tax base and the 

Mediterranea Activity Center (AC #1).  

Staff Findings: The subject property is located within the above area of 

Sarasota County and would be expanding the Mediterranea Activity Center 

should it be annexed. This policy also outlines how the annexed property must 

be zoned. Though a zoning designation is not proposed through a rezone 

petition at this time, it will be required to be rezoned to Planned Community 

Development, consistent with this policy.  

Staff concludes that the proposed annexation is consistent with Policy 2.1.7 of the 

Future Land Use Element of the Comprehensive Plan.  

 

Future Land Use Element, Policy 2.1.13 

Policy 2.1.13 identifies potential annexation areas 1A, 1B, and 1C on Map 1. It 

also states that upon annexation, the City shall recommend a future land use 

designation of ‘Activity Center 1’ be applied through a comprehensive plan 

amendment.  

Staff Findings: The subject property is located within potential annexation area 

1B as identified on Map 1 in Policy 2.1.13. A comprehensive plan amendment 

is not currently proposed. At the time a comprehensive plan amendment is 

submitted for this property, it will be required to be consistent with this policy.  

Staff concludes that the proposed annexation is consistent with Policy 2.1.13 of the 

Future Land Use Element of the Comprehensive Plan.  

 

Chapter 53—Zoning Regulations, Article 1—Map; Boundaries, Section 22—

Annexations 

ULDC Sec. 53-22 stipulates that annexations shall be by non-emergency 

ordinance and must meet Florida Statutes Chapter 171. As the annexation 

would change the City boundaries this change must be reflected on the 

Official Zoning Map. The section also lists submission requirements for a 

complete annexation application packet as well as the review process and 

public hearing process.  

Staff Findings: The annexation petition was submitted to the City and reviewed 

for sufficiency to ensure all appropriate supporting documents were included. 

In accordance with the review process, the annexation ordinance will be 

heard by both the Planning and Zoning Advisory Board and City Commission. 

This section includes time limits which require a resubmittal to be submitted 

within 180 days of the formal application. Therefore this submittal was 

processed as a new formal application and given a new project number that 

is separate from the original submittal in 2018. Notice was sent to property 

owners within 1,320 feet of the subject property.  

Staff concludes that the proposed annexation is consistent with ULDC Sec. 53-22.  

 

 

COMPREHENSIVE 

PLAN 

ULDC 
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Staff performed a fiscal impact analysis of the proposed voluntary annexation 

using the City’s Fiscal Analysis Model (NP FAM). The model assess operating 

revenue and expenses to the City from new developments. The model employs 

a modified per capita, “average cost” approach to determining fiscal impacts 

(Exhibit E).  

Staff Findings: The model estimates that the project operates at a deficit of 

$1,212 through the first five-year period, but operates at a surplus of $105,150 

over years 1-30. At this time, the applicant is only proposing a voluntary 

annexation of property into the City of North Port. At the time of future 

development, it will be required to meet the standards of the Mediterranea 

Activity Center (AC #1). The acreage was entered into the model as 

“commercial/retail” based on allowable uses in that activity center and 

calculated at a 0.25 Floor Area Ratio (FAR) and 17,424 square foot facility. A 

more detailed fiscal impact analysis will be required with the development 

master plan.  

IV . PUBL IC NOTICE & HEARING SCHEDULE

Notices of the public hearings were mailed to property owners within 1,320 feet 

of the subject property on March 19, 2020 (Exhibit C). The ordinance was 

advertised in a newspaper of general circulation within the City of North Port 

on March 18, 2020 and March 25, 2020 pursuant to the provisions of Section 

171.044(6), Florida Statutes, 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 D).  

PUBLIC NOTICE 

Planning & Zoning Advisory 

Board 

Public Hearing 

May 7, 2020 

9:00 AM or as soon thereafter 

City Commission 1st Reading 

Public Hearing 

May 26, 2020 

6:00 PM or soon thereafter 

City Commission 2nd Reading 

Public Hearing 

June 9, 2020 

10:00 AM or soon thereafter 

PUBLIC HEARING 

SCHEDULE 

V.  RECOMMENDED ACT ION

Staff recommends: 

APPROVAL of Ordinance 2020-17, Petition ANX-20-057, annexation, based on findings of consistency 

with the standards and intent of the adopted Comprehensive Plan and all applicable Florida 

Statutes. 

VI .  ALTERNAT IVE ACT ION

DENIAL of Ordinance 2020-17, Petition ANX-20-057, with new findings to support the decision. 

FISCAL IMPACT 

ANALYSIS 
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Exhibits: A-1.  Affidavit 

A-2.  Warranty Deed 

B. Ordinance 2020-07 

C. Notice of Public Hearing 

D. Legal Ad 

E. Fiscal Impact Analysis  

VI I .  EXHIBITS



Exhibit A-1



Exhibit A-2



Exhibit A-2
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City of North Port 2 

ORDINANCE NO. 2020-17 3 

AN ORDINANCE OF THE CITY OF NORTH PORT, FLORIDA, ANNEXING ±1.60 ACRES OF 4 
REAL PROPERTY LOCATED IN THE UNINCORPORATED AREA OF SARASOTA COUNTY, 5 
FLORIDA AND CONTIGUOUS TO THE EXISTING CITY LIMITS OF THE CITY OF NORTH PORT, 6 
PURSUANT TO PETITION NO. ANX-20-057, AND REDEFINING THE BOUNDARY LINES OF 7 
THE CITY TO INCLUDE THIS PROPERTY; PROVIDING FOR FINDINGS; PROVIDING FOR 8 
ANNEXATION; PROVIDING FOR ASSESSMENT AND TAXATION; PROVIDING FOR FILING 9 
OF APPROVED DOCUMENTS; PROVIDING FOR CONFLICTS; PROVIDING FOR 10 
SEVERABILITY; AND PROVIDING AN EFFECTIVE DATE. 11 

WHEREAS, on March 5, 2020, Evan Duke, in his capacity as Manager of 5 Diamonds of Venice LLC 12 
(“Petitioner”), submitted Petition No. ANX-20-057 for the voluntary annexation of certain real property 13 
into the corporate limits of the City of North Port. The petition is attached and incorporated into this 14 
ordinance as “Exhibit A” (“the Petition”), and bears the signature of the sole property owner; and 15 

WHEREAS, the Petition relates to ±1.60 acres of real property, set out in the legal description and 16 
boundary survey attached and incorporated into this ordinance as “Exhibit B” (“the Property”); and 17 

WHEREAS, the City of North Port Planning and Zoning Advisory Board, designated as the Local Planning 18 
Agency, held a properly-noticed public hearing on April 2, 2020, to receive public comments on the 19 
Petition; and 20 

WHEREAS, the City Commission of the City of North Port held properly-noticed public hearings at first and 21 
second reading of this ordinance to review the recommendations of the Planning and Zoning Advisory 22 
Board and to receive public comments on the Petition; and 23 
 24 
WHEREAS, the City Commission finds that it is in the best interest of the public health, safety, and welfare 25 
of the citizens of the City of North Port, Florida to annex the property into the boundaries of the City. 26 

 27 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COMMISSION OF THE CITY OF NORTH PORT, FLORIDA: 28 

SECTION 1 – FINDINGS 29 
 30 
1.01 The recitals outlined above are incorporated by reference as findings of fact.  31 

1.02 Additionally, the City Commission makes the following findings of fact: 32 
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a. The Property is wholly located in an unincorporated area of Sarasota County, Florida; is 33 
contiguous to the boundaries of the City of North Port, Florida; and is reasonably compact. 34 
The location of the Property is identified on the map attached and incorporated into this 35 
ordinance as “Exhibit C.” 36 

b. Annexing the Property will not result in the creation of enclaves. 37 

c. The City is equipped to extend urban services to the Property on the date of annexation on 38 
substantially the same basis and in the same manner as those services provided within the 39 
municipality prior to annexation. 40 

d. The City is equipped to supply municipal water and sewer services to the Property so that, 41 
when services are provided, property owners can secure public water and sewer service 42 
according to the City’s policies for extending water and sewer lines to individual lots or 43 
subdivisions. 44 

e. The Petition and the Property meet all requirements of Chapter 171, Florida Statutes 45 
pertaining to voluntary annexations. 46 
  47 

f. The Petition and the Property meet all requirements of Unified Land Development Code 48 
Section 53-22 pertaining to annexations. 49 
 50 

g. All procedural and notice requirements mandated by state law; the Code of the City of North 51 
Port, Florida; and the Unified Land Development Code have been followed and satisfied. 52 

SECTION 2 – ANNEXATION 53 

2.01 The City Commission approves the Petition to voluntarily annex the Property. The Property is 54 
hereby annexed into the corporate limits of the City of North Port, Florida and the boundary lines 55 
of the City are hereby redefined to include the Property. 56 

2.02 The Property is designated as Future Annexation Area on the City of North Port’s Comprehensive 57 
Plan Future Land Use Map. The Property will be designated a land use on the City’s 58 
Comprehensive Plan Future Land Use Map at a later date and the map will be redefined to include 59 
the Property at that time.  60 

2.03 The City Commission approves amendments to the City of North Port Zoning Map to incorporate 61 
the Property and a zoning designation of “No Zoning Designation.” 62 

SECTION 3 – ASSESSMENT AND TAXATION 63 

3.01 The City will assess and tax the Property as permitted under the law as of the effective date of 64 
this ordinance. 65 

SECTION 4 – FILING OF APPROVED DOCUMENTS 66 

4.01 The City Clerk is directed to file a copy of this ordinance with the Clerk of the Circuit Court for 67 
Sarasota County, Florida; the Chairman of the Board of County Commissioners of Sarasota County, 68 
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Florida; and the Florida Department of State within seven (7) days of the effective date, with 69 
Petitioner paying all related filing costs.   70 

SECTION 5 – CONFLICTS 71 

5.01 In the event of any conflict between the provisions of this ordinance and any other ordinance or 72 
portions thereof, the provisions of this ordinance shall prevail to the extent of such conflict. 73 

SECTION 6 – SEVERABILITY 74 

6.01 If any section, subsection, sentence, clause, phrase, or provision of this ordinance is for any reason 75 
held invalid or unconstitutional by any court of competent jurisdiction, such provision shall be 76 
deemed a separate, distinct, and independent provision and such holding shall not affect the 77 
validity of the remaining portions of the ordinance. 78 

SECTION 7 – EFFECTIVE DATE 79 

7.01 This ordinance shall take effect immediately upon adoption by the City Commission of the City of 80 
North Port, Florida. 81 

 82 
READ BY TITLE ONLY at first reading by the City Commission of the City of North Port, Florida, in public 83 
session the ____ day of ________ 2020. 84 
 85 

PASSED and DULY ADOPTED by the City Commission of the City of North Port, on the second and final 86 
reading in public session this ______ day of _________ 2020. 87 

 88 
     CITY OF NORTH PORT, FLORIDA 89 

 90 
 91 
______________________________  92 
DEBBIE MCDOWELL 93 
MAYOR 94 
 95 

ATTEST 96 
 97 
 98 
______________________________ 99 
HEATHER TAYLOR, CMC 100 
INTERIM CITY CLERK 101 
 102 
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APPROVED AS TO FORM AND CORRECTNESS 103 
 104 
 105 
______________________________ 106 
AMBER L. SLAYTON 107 
CITY ATTORNEY 108 

109 
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PUBLIC NOTICE - CITY OF NORTH PORT
NOTICE OF PUBLIC HEARINGS FOR ORDINANCE 

NUMBER 2020-17
NOTICE IS HEREBY GIVEN, pursuant to Sections 171.044 and 166.041 of the Florida Statutes and Chapter 53, Part 1, Article 1, 

Sec. 53-22.H. of the Unifi ed Land Development Code (ULDC) that the City of North Port proposes to adopt Ordinance No. 2020-17, 

annexation of a certain portion of land within Sarasota County into the City of North Port, Florida. The portion of land to be annexed into 

the boundaries of the City of North Port is depicted on the map as shown in this advertisement.

Public Hearings will be held before the Planning and Zoning Advisory Board designated as the Local Planning Agency (LPA) on 

Thursday, April 2, 2020 at 9:00 a.m. in the City Hall Commission Chambers, 4970 City Hall Boulevard, North Port, Florida 34286.

ORDINANCE NO. 2020-17

AN ORDINANCE OF THE CITY OF NORTH PORT, FLORIDA, ANNEXING ±1.60 ACRES OF REAL PROPERTY 
LOCATED IN THE UNINCORPORATED AREA OF SARASOTA COUNTY, FLORIDA AND CONTIGUOUS TO 
THE EXISTING CITY LIMITS OF THE CITY OF NORTH PORT, PURSUANT TO PETITION NO. ANX-20-057, 
AND REDEFINING THE BOUNDARY LINES OF THE CITY TO INCLUDE THIS PROPERTY; PROVIDING 
FOR FINDINGS; PROVIDING FOR ANNEXATION; PROVIDING FOR ASSESSMENT AND TAXATION; 
PROVIDING FOR FILING OF APPROVED DOCUMENTS; PROVIDING FOR CONFLICTS; PROVIDING FOR 
SEVERABILITY; AND PROVIDING AN EFFECTIVE DATE.

Note: Proposed Ordinance No. 2020-17 (boundary of the subject property) is depicted on this map.

All interested parties are invited to appear and be heard in respect to these Ordinances at the public hearings in the City Hall Commission 

Chambers. Written comments fi led with the City Commission will be heard and considered and will be made a matter of public record at 

the meeting.  These public hearings may be continued from time to time as announced at the hearings, as may be found necessary.  The 

fi les pertinent to Ordinance 2020-17, ANX-20-057, including the legal description by metes and bounds, may be inspected by the public 

at the Neighborhood Development Services Department, Planning Division, and in the City of North Port City Clerk’s Offi ce, 4970 City 

Hall Boulevard, North Port, Florida 34286, during regular business hours.

NO STENOGRAPHIC RECORD BY A CERTIFIED COURT REPORTER IS MADE OF THESE MEETINGS. ACCORDINGLY, ANY 

PERSON WHO MAY SEEK TO APPEAL A DECISION INVOLVING THE MATTERS NOTICED HEREIN WILL BE RESPONSIBLE 

FOR MAKING A VERBATIM RECORD OF THE TESTIMONY AND EVIDENCE AT THESE MEETINGS UPON WHICH ANY 

APPEAL IS TO BE BASED (SEE F.S.S. 286.0105). 

NOTE: PERSONS WITH DISABILITIES NEEDING ASSISTANCE TO PARTICIPATE IN ANY OF THESE PROCEEDINGS 

SHOULD CONTACT THE CITY CLERK’S OFFICE 48 HOURS IN ADVANCE OF THE MEETING (SEE F.S.S. 286.26).

NONDISCRIMINATION:  The City of North Port does not discriminate on the basis of race, color, national origin, sex, age, disability, 

family or religious status in administration of its programs, activities or services.

AMERICAN WITH DISABILITIES ACT OF 1990 - The North Port City Hall is wheelchair accessible.  Special parking is available 

on the west side of City Hall and the building may be accessed from the parking area. Persons with hearing diffi culties should contact the 

City Clerk to obtain a hearing device for use during meetings.

Heather Taylor

City Clerk

Publish on Wednesday, March 18, 2020 and Wednesday March 25, 2020 
adno=3743176-1
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CITY OF NORTH PORT, FLORIDA
DEVELOPMENT ECONOMIC AND FISCAL IMPACT MODEL
Duke Commercial Center
SUMMARY OF ECONOMIC AND FISCAL IMPACTS

I. OPERATING REVENUE IMPACT Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30

A. Ad Valorem Taxes $61,081 $68,102 $75,704 $83,744 $91,364 $98,911 $478,907
B. Other Taxes $15,049 $15,049 $15,049 $15,049 $15,049 $15,049 $90,291
C. Permits, Fees, & Special Assessments $18,046 $18,046 $18,046 $18,046 $18,046 $18,046 $108,276
D. Intergovernmental Revenue $23,312 $23,312 $23,312 $23,312 $23,312 $23,312 $139,873
E. Charges for Services $159,467 $159,467 $159,467 $159,467 $159,467 $159,467 $956,803
F. Fines & Forfeitures $325 $325 $325 $325 $325 $325 $1,952
G. Miscellaneous Income $4,770 $4,770 $4,770 $4,770 $4,770 $4,770 $28,617

TOTAL OPERATING REVENUE IMPACT $282,050 $289,071 $296,673 $304,713 $312,333 $319,880 $1,804,720

II. OPERATING EXPENDITURE IMPACT Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30

General Government $86,744 $86,744 $86,744 $86,744 $86,744 $86,744 $520,462
Economic Environment $1,023 $1,023 $1,023 $1,023 $1,023 $1,023 $6,141
Physical Environment $18,939 $18,939 $18,939 $18,939 $18,939 $18,939 $113,636
Human Services $824 $824 $824 $824 $824 $824 $4,943
Transportation $36,538 $36,538 $36,538 $36,538 $36,538 $36,538 $219,225
Public Safety $98,153 $98,153 $98,153 $98,153 $98,153 $98,153 $588,917
Culture/Recreation $9,006 $9,006 $9,006 $9,006 $9,006 $9,006 $54,033
Capital $32,035 $32,035 $32,035 $32,035 $32,035 $32,035 $192,213
Debt & Lease $0 $0 $0 $0 $0 $0 $0

TOTAL OPERATING EXPENDITURE IMPACT $283,262 $283,262 $283,262 $283,262 $283,262 $283,262 $1,699,570

III. NET OPERATING Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30
SURPLUS/DEFICIT -$1,212 $5,809 $13,412 $21,452 $29,071 $36,618 $105,150

IV. AD VALOREM Years 1 - 5 Years 6 - 10 Years 11 - 15 Years 16 - 20 Years 21 - 25 Years 26 - 30 Years 1 - 30
INCREMENTAL REVENUE $58,027 $64,697 $71,919 $79,557 $86,796 $93,966 $454,962

V. TOTAL IMPACT FEES Years 2 - 6 Years 7 - 11 Years 12 - 16 Years 17 - 21 Years 22 - 26 Years 27 - 31 Years 2 - 31

Law Enforcement 7,110.56$        $0 $0 $0 $0 $0 $7,111
Fire 8,891.99$        $0 $0 $0 $0 $0 $8,892
Parks & Recreation -$                 $0 $0 $0 $0 $0 $0
Transportation 99,342.94$      $0 $0 $0 $0 $0 $99,343
Solid Waste 2,716.23$        $0 $0 $0 $0 $0 $2,716
General Government 8,081.08$        $0 $0 $0 $0 $0 $8,081

  TOTAL IMPACT FEES $126,143 $0 $0 $0 $0 $0 $126,143

VI. UTILITY CONNNECTION FEES Years 2 - 6 Years 7 - 11 Years 12 - 16 Years 17 - 21 Years 22 - 26 Years 27 - 31 Years 2 - 31

Water $0 $0 $0 $0 $0 $0 $0
Wastewater $0 $0 $0 $0 $0 $0 $0

  TOTAL CONNECTION FEES $0 $0 $0 $0 $0 $0 $0

VII. SUMMARY OF ANNUAL ECONOMIC IMPACTS
(Output and Earnings in Current Dollars) Year 5 Year 10 Year 15 Year 20 Year 25 Year 30

Direct Output From Development $11,731,708 $11,731,708 $11,731,708 $11,731,708 $11,731,708 $11,731,708
Direct Employment From Development 44 44 44 44 44 44
Direct Earnings From Development $1,473,896 $1,473,896 $1,473,896 $1,473,896 $1,473,896 $1,473,896

Indirect Output From Development $5,632,393 $5,632,393 $5,632,393 $5,632,393 $5,632,393 $5,632,393
Indrect Employment From Development 110 110 110 110 110 110
Indirect Earnings From Development $2,816,389 $2,816,389 $2,816,389 $2,816,389 $2,816,389 $2,816,389

Total Output From Development $17,364,101 $17,364,101 $17,364,101 $17,364,101 $17,364,101 $17,364,101
Total Employment From Development 154 154 154 154 154 154
Total Earnings From Development $4,290,286 $4,290,286 $4,290,286 $4,290,286 $4,290,286 $4,290,286

Note:  If entire jurisdiction growth forecasts are used in scenario modeling, disregard indirect and total impact categories.  For this case, direct
impacts represent total impacts.
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