
 
  

Flash Investors -South River Rd-US 41 
Voluntary Annexation (Petition No. ANX-23-175) 

Ordinance No. 2024-03 
 
From: Austin Grubb, AICP, Planner III                                                

Thru: Hank Flores, AICP, CFM, Planning and Zoning Manager 

Thru: 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: January 18, 2024 
 

 

STAFF REPORT 

PROJECT:  Flash Investors LLC ANX-23-175 

REQUEST: Approval of Ordinance No. 2024-03, voluntary annexation into the City of 
North Port 

APPLICANT: Flash Investors, LLC; Jackson Boone Esq. (Agent) (Exhibit A, Affidavit) 
OWNERS: Flash Investors LLC (Exhibit B, Warranty Deed) 

LOCATION: Located at the southeast corner of Tamiami Trail (US-41) and east of South 
River Road (PID # 0788030001). 

PROPERTY SIZE: ± 6.89 acres 



 

 

Flash Investors, LLC (Property Owner) formally submitted to the City of North Port 
a petition for voluntary annexation for a ± 6.89-acre property located at the 
southeast corner of the intersection of South River Road and Tamiami Trail (U.S. 
41). The property currently has the Sarasota County zoning designation of 
Commercial Intensive (CI) and the Sarasota County future land use designation 
of “Rural.” The CI zoning designation allows for up to 9 dwelling units per acre, 
however, based on the Rural future land use designation, density is restricted to 1 
dwelling unit per 5 acres and commercial uses are not expressly permitted. 

The property and surrounding lands are within the City’s Future Annexation Area, 
meaning it has been designated to be considered for annexation. It is bordered 
to the west by River Road, to the north by US 41 Tamiami Trail, and to the 
south/east by unincorporated Sarasota County. The City has recently received 
several annexation applications for properties at or near the U.S. 41/River Road 
intersection. 

Following the annexation of the property into the City boundary, any petition to 
change the future land use of the property would first have to go through 
Sarasota County approvals following the County Charter, as there is no longer an 
active Joint Planning Agreement between the City of North Port and Sarasota 
County. Once the assignment of the future land use process with the County is 
complete, the property owner is then required to submit to the City of North Port 
applications for a comprehensive plan amendment and a rezoning to apply both 
the City of North Port future land use designation of Activity Center and a zoning 
designation of Planned Community Development (PCD) to develop the property. 

The applicant has only submitted a petition to annex into the city voluntarily, at 
this time, and intends to submit petitions for a comprehensive plan amendment 
and rezone at a later date.  

 

 

When reviewing annexation petitions, the primary considerations are contiguity 
to the existing City boundaries, and the availability of urban services. The 
Management Team has reviewed the application, and all applicable 
departments reviewed and provided the comments listed below. It should be 
noted that the comments and conditions identified in the table below are 
relevant to future submittals related to the site development.  Sarasota County 
was given a copy of all application materials for review and has not made any 
formal comments.   
 

I. BACKGROUND 

II. REVIEW PROCESS 



 

i Fire conditions: All proposed projects or developments shall comply with the Florida Fire 
Prevention Code (FFPC) and the City of North Port Unified Land Development Code (ULDC), 
Chapters 37 and 60, as outlined for formal submittal. 
ii Utilities comments: The developer will be responsible for all the infrastructure necessary to serve 
the property. 
 
 
 
 
 

FLORIDA STATUTES CHAPTER 171, PART I MUNICIPAL ANNEXATION OR 
CONTRACTION, SECTION 171.044 VOLUNTARY ANNEXATION 

 

Owners of real property in an unincorporated area of a county contiguous 
to a municipality may petition the municipality to be annexed. Upon 
determination that the petition bears the signatures of all owners of the 
property in the area proposed to be annexed, the governing body may 
adopt a non-emergency ordinance. The notice 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. 

Staff Findings: The voluntary annexation application bears the property 
owner's signature. Ordinance No. 2024-03 was advertised according to the 
above state statute requirements on January 2, 2024, and January 9, 2024. 
A copy of the notice was sent to the Sarasota County Board of County 

Staff Review Summary 
NDS- Building Arborist No Objection 

Finance No Objection 

Fire/Rescue Meets Requirements with Conditionsi 

NDS-Planning and Zoning No Objection 

Parks and Recreation No Objection 

Public Works/P&Z Environmental No Objection 

Public Works Engineering No Objection 

Public Works Stormwater No Objection 

Public Works Solid Waste No Objection 

Utilities Meets Requirements with Conditionsii 

III. DATA & ANALYSIS 



Commissioners via certified mail on December 22, 2024 (Exhibit E – Legal 
Advertisement, Exhibit C- Notice to County Commissioners).  

Staff concludes that the requirements of Chapter 171, Part I of the Florida 
Statutes, Section 171.044 have been met. 

 

COMPREHENSIVE PLAN - CHAPTER 2 – FUTURE LAND USE 

Future Land Use Policy 2.1.7: Encourages voluntary annexations in Sarasota 
County between Warm Mineral Springs and the eastern boundary of the 
West Village Improvement District (fka Thomas Ranch) to expand the City’s 
tax base and Activity Center #1. 

 
Staff Findings: The subject property is located within the voluntary 
annexation area described above in Sarasota County and would be 
expanding Activity Center #1 should it be annexed. This policy also 
outlines how the annexed property must be zoned. “Upon annexation, 
and after the amendment of the Comprehensive Plan, shall be zoned to 
PCD.” 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 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. 
 



 
Figure 1-Potential Annexation Areas 

 
 

Future Land Use Policy 6.6.2: Upon annexation of contiguous lands along US 
41 as shown in Map 1 FLU Policy 2.1.13, the properties identified as Future 
Annexation Area/Future Urban Service Area Boundary will be eligible for 
urban services allowed by the USB. 
 



 
Figure 2 - Urban Service Area Boundary Map 

Staff Findings: The subject property is located within the Urban Service Area 
Boundary per MAP 2-9. The Utilities Department has provided written 
confirmation through a willingness to serve letter that they have the 
capacity at both water and sewage treatment plants to provide City water 
and sewer to serve the development. In addition, the new Fire and Police 
substation is within 2 ½ miles and can serve the annexed property.  

 
Staff concludes that the proposed annexation is consistent with Policy 6.6.2 
of the Future Land Use Element of the Comprehensive Plan. 

 
 

Unified Land Development Code (ULDC) 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 and the review and public 
hearing processes. 

 
Staff Findings: The annexation petition was submitted to the City and 
reviewed for sufficiency to ensure all appropriate supporting documents 
were included. Following the review process, the Planning and Zoning  



 
 
 
Advisory Board and City Commission will hear the annexation ordinance.  
Notification of the annexation petition was sent to the Sarasota County 
Board of County Commissioners and advertised weekly for two consecutive 
weeks. In addition, 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. 

 
 
 
 
The end use of the land is unknown; therefore, staff has completed a fiscal impact 
statement based upon annexation of vacant land.  Using fiscal trends for other 
vacant PCD parcels in Activity Center 1, the first-year net impact is $12,606 with a 
10 percent increase forecasted for the next 5 years.  The total impact over five 
years is $76,959.   
 
 
 
 
 
 
The hearings were advertised in a newspaper of general circulation within the City 
of North Port on January 2, 2024, and January 9, 2024, under 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. 
 
Notices of the public hearings were mailed to property owners within 1,320 feet 
of the subject property on December 22, 2023 
 
The Sarasota County Board of County Commissioners has been notified, in 
compliance with Florida State Statutes Chapter 171, of the City of North Port’s 
intent to annex the subject parcel into the City. 

IV. FISCAL IMPACT ANALYSIS 

 V. PUBLIC NOTICE & HEARING SCHEDULE 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The Planning & Zoning Division recommends that the Planning & Zoning Advisory 
Board recommend approval of Petition No. ANX-23-175, Flash Investors LLC, 
voluntary Annexation via Ordinance No. 2024-03 and find that based on 
competent substantial evidence, the petition for voluntary annexation complies 
with the Florida Statutes Chapter 171, City of North Port Comprehensive Plan and 
the Unified Land Development Code. 
 
 
 
 
 
DENY ANX-23-175, Flash Investors LLC, Voluntary Annexation 
 
I move to recommend the denial of Petition ANX-23-175, Flash Investors LLC, 
Voluntary Annexation via Ordinance No. 2024-03, and find that based on 
competent substantial evidence, the petition for voluntary annexation does not 
comply with the Florida Statutes Chapter 171, City of North Port Comprehensive 
Plan and the Unified Land Development Code. 
 
 
 
 
 

Public Hearing Dates 

Planning & Zoning Advisory 
Board 

Public Hearing 

January 18, 2024 
9:00 AM or soon thereafter 

City Commission 
Public Hearing 
First Reading 

February 13, 2024 
6:oo PM or soon thereafter 

City Commission 
Public Hearing 

Second Reading 

February 27, 2024 
10:00 AM or soon thereafter 

VI. RECOMMENDED MOTION 

VII. ALTERNATIVE MOTION 



 
 
 
 

 
 

A. Ownership Affidavit 

B. Warranty Deed 

C. Annexation Ordinance 2024-03 

D. Notice to Sarasota County Commissioners 

E. Business Impact Estimate 

F. Published Legal Notice 

G. Utility Service Letter 

H. Survey Plat 

 

VIII. EXHIBITS 



 

 
 
 
 

EXHIBIT A 



 
EXHIBIT B

 



 

 



 

 



 
EXHIBIT C

  



 

  



 

 



 

  



 
   EXHIBIT D

  
 
 
 



 
EXHIBIT E  

 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
EXHIBIT F 
 

  



 
EXHIBIT G 

 
 
 
 



 
EXHIBIT H 

 


