
 

AGENDA 
City Commission Meeting 
6:00 PM – Thursday, May 07, 2026 – City Hall 

 

Invocation: Moment of Silence 

Pledge of Allegiance: Commissioner George Asbate 

Call to Order 

Acknowledge of Quorum and Proper Notice 

1. Agenda Update 

2. Approval of Minutes 

2.1 Approval of Minutes for April 7, 2026 City Commission Workshop and April 16, 2026, City 
Commission Meeting 

3. Presentations 

3.1 Eustis Police Department Swearing In Ceremony 

3.2 Amazing Race for Charities Presentation 

3.3 Annual Comprehensive Financial Report for Fiscal Year ended September 30, 2025 

4. Appointments 

4.1 Appointment to the Code Enforcement Board (CEB) To Fill a Vacancy – Alternate 

5. Audience to be Heard 

6. Consent Agenda 

6.1 Resolution Number 2026-25: Approving an Expenditure in Excess of $100,000.00 for 
Construction Services for Eustis Street and Gottsche Avenue Stormwater Project and 
Authorizing Budget Transfers in the Amount of $125,000.00 and $32,750.00 

7. Ordinances, Public Hearings, & Quasi-Judicial Hearings 

7.1 Second Reading of Ordinance Number 2026-19: Consideration of Comprehensive Plan 
Amendment for Parcel with Alternate Key 1761310 

7.2 Explanation of Ordinance Numbers 2026-06, 2026-07, and 2026-08 for Parcel with 
Alternate Key Number 1040141 

7.3 First Reading of Ordinance Number 2026-06 for Voluntary Annexation for Parcel with 
Alternate Key Number 1040141 

7.4 First Reading of Ordinance Number 2026-07: Comprehensive Plan Amendment for 
Parcel with Alternate Key Number 1040141 

7.5 First Reading of Ordinance Number 2026-08: Design District Assignment for Parcel with 
Alternate Key Number 1040141 
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7.6 Explanation of Ordinance Numbers 2026-09, 2026-10, and 2026-11 for Parcel with 
Alternate Key Number 3959037 

7.7 First Reading of Ordinance Number 2026-09 for Voluntary Annexation for Parcel with 
Alternate Key Number 3959037 

7.8 First Reading of Ordinance Number 2026-10: Comprehensive Plan Amendment for 
Parcel with Alternate Key Number 3959037 
 

7.9 First Reading of Ordinance Number 2026-11: Design District Assignment for Parcel with 
Alternate Key Number 3959037 

8. Other Business 

8.1 City Attorney Update 

9. Future Agenda Items and Comments 

9.1 City Commission 

9.2 City Manager 

9.3 City Attorney 

9.4 Mayor 

10. Adjournment 

This Agenda is provided to the Commission only as a guide, and in no way limits their consideration to the items contained hereon. The 

Commission has the sole right to determine those items they will discuss, consider, act upon, or fail to act upon. Changes or amendments to 

this Agenda may occur at any time prior to, or during the scheduled meeting. It is recommended that if you have an interest in the meeting, 

you make every attempt to attend the meeting. This Agenda is provided only as a courtesy, and such provision in no way infers or conveys 

that the Agenda appearing here is, or will be the Agenda considered at the meeting. 

If a person decides to appeal any decision made by the board, agency or commission with respect to any matter considered at such meeting 

or hearing, he or she will need a record of the proceedings, and that, for such purpose, he or she may need to ensure that a verbatim record 

of the proceedings is made, which record includes the testimony and evidence upon which the appeal is to be based (Florida Statutes, 

286.0105). In accordance with the Americans with Disabilities Act of 1990, persons needing a special accommodation to participate in this 

proceeding should contact the City Clerk 48 hours prior to any meeting so arrangements can be made. Telephone (352) 483-5430 for 

assistance. 
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TO: Eusti City Commission 
  

FROM: Rick Gierok, Interim City Manager 
  

DATE: May 7, 2026 
  

RE: Approval of Minutes for April 7, 2026 City Commission Workshop and April 16, 2026, 
City Commission Meeting 

Introduction: 
This item is for consideration of the minutes of the Eustis City Commission.  

Recommended Action: 
Approval of the minutes as submitted. 

Prepared By: 
Anna Rottermond, Deputy City Clerk 
 

Reviewed By: 

Christine Halloran, City Clerk 
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MINUTES 
City Commission Workshop: 
Downtown Master Plan Review 
1:00 PM – Tuesday, April 07, 2026 – City Hall 

 

Call to Order: 1:06 p.m. 

Acknowledgement of Quorum and Proper Notice 

PRESENT: Commissioner George Asbate, Vice Mayor Gary Ashcraft, Commissioner Willie L. 
Hawkins and Mayor Emily A. Lee 

ABSENT: Commissioner Michael Holland 

Workshop Item with Discussion and Direction: 

Interim City Manager Rick Gierok opened the meeting by explaining this was part of an ongoing effort 
to move from planning into implementation.  

Dr. Levey acknowledged that the first two master plan workshops really evolved because we have 
now moved beyond planning, and we are now moving into action and implementation. Moving 
forward, he would refer to this effort as implementation rather than planning. 

Briefly recapping, the first two workshops established clear priorities. We introduced a preliminary 
program management framework for downtown, with three priority areas. They were at a $200,000 
figure, but that number will be updated based on what is presented today. Building on that foundation, 
we are providing more detailed information for each project while reinforcing how these efforts are 
interconnected and collectively support the vision for a vibrant downtown waterfront. We will begin 
introducing financing concepts and funding strategies, and most importantly, they will be seeking the 
commissions direction on key decisions moving forward. As before, we will ask for input throughout. 
At the previous workshop meetings, the commission gave clear directions, which helped them to 
move quickly. At the next workshop they will come back with additional analysis to support today’s 
decisions.  

Everything being presented today will cover roughly thirty days of hard work. The team was only re-
engaged about a month ago, so this reflects a significant effort in a short period of time. We have 
assembled a strong team and tasked them with developing more detailed project options and cost 
estimates. The goal today is to walk through those options and leave with further direction so they 
can refine and return with more specific recommendations on financing and implementation. 
Throughout the presentation you will identify a tiered graphic symbol, which indicates points where 
we are specifically seeking guidance. The focus today will be on the capital projects the commission 
had identified as priorities. While economic development and operational initiatives remain important, 
they would not be covering those today because they were assuming they would continue to move 
forward in parallel.  

With that, beginning with the county trail plan there are two primary options under consideration for 
the north lake trail. A rail-based alignment and an alternative route if acquisition of the rail corridor is 
not feasible. The corridor would connect Tavares to Eustis and Eustis to Umatilla, with the primary 
focus being the segment through Eustis. In general, the rails-to-trails conversions are ideal because 
they offer direct routes and strong user appeal, but they are also the most expensive and often the 
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most complex to implement. Recognizing this, the consultants developed an alternative alignment to 
ensure connectivity regardless of rail acquisition. Both options would significantly benefit downtown 
by bringing trail users through the area, increasing activity, visibility, and economic opportunity. 
Whether the rail corridor or the alternative route, having downtown directly connected to the trail 
network is a major advantage. Currently, the project remains in the feasibility stage, and they are 
requesting feedback from the city within the next few days. While this may be their first time seeing 
this level of detail, today presents a valuable opportunity to share initial thoughts so they can help 
ensure alignment among the cities and the county as this effort moves forward. 

Dr. Levey explained that the regional trail project remains in its early concept and feasibility stage, 
with the consultant’s continuing analysis of three cities and the county to eventually recommend a 
preferred alignment around September 2026, after which the project would move into a PD&E study 
to pursue funding. He emphasized that this is a long-term effort with significant potential benefits for 
the downtown area. He noted that the city has already funded its participation, so there are no new 
financial implications at this stage. While both the railroad corridor and an alternate route are under 
consideration, he acknowledged that the railroad option may be more desirable but will ultimately 
depend on cost and timing. 

Vice Mayor Ashcraft wanted to know who was leading the discussions with the railroad. Noting that 
rail companies have been more cooperative on other trail segments and questioned why north-south 
coordination might differ. Public Utilities Director, Greg Dobbins responded that the responsibility is 
shared among the cities Tavares, Mount Dora, and Umatilla as well as the county. Commissioner 
Ashcraft raised the importance of involving the public land trust, given its role in previous rail 
acquisitions, and suggested ensuring county coordination with that group. 

Mayor Lee asked about prior rail purchases. Public Utilities Director Dobbins clarified that Tavares 
had acquired a piece running eastward to Mount Dora. Commissioner Asbate expressed support for 
continuing the effort despite unknowns, stressing the importance of achieving the best economic 
impact and improving mobility for residents. Vice Mayor Ashcraft reiterated the importance of 
connectivity. Commissioner Hawkins emphasized that cost would be the deciding factor for him, 
stating that if an alternate route delivers similar results at a lower price, it will make more sense, 
provided the trail still runs through downtown. Mayor Lee inquired whether rail companies have 
become more open to negotiations, and Public Utilities Director Dobbins said it was still too early to 
know. Commissioner Hawkins noted that new railroad leadership may be more willing to engage. Dr. 
Levey added that he and staff would further investigate issues related to railroad ownership and the 
public land trust and he would report back at a future workshop. 

Commissioner Hawkins questioned whether smaller local segments could be built sooner if the 
alternate route is chosen. Dr. Levey explained that phased construction is possible, and the city could 
begin with smaller connector pieces such as links to the downtown or areas like Sunset Park that 
would integrate into the larger system later. He mentioned that a preliminary estimate of about $7.5 
million has been included in long-range planning for the city’s share, though costs remain uncertain, 
particularly regarding right-of-way acquisition, and future analysis may show the alternate route to be 
more cost-effective and quicker to deliver. 

Commissioner Asbate asked whether the proposed alternative route would run through the roadway 
or require taking private property. Interim City Manager Gierok responded that it would be within the 
roadway area. Dr. Levey clarified that the intention was for it to be within the city’s right-of-way (not 
necessarily where cars drive), although a detailed analysis has not yet been completed. Public 
Utilities Director Dobbins confirmed that further evaluation of the right-of-way will be done soon. The 
commission acknowledged uncertainty about whether trails would replace sidewalks or use adjacent 
space, and that more technical review was needed. 
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Dr. Levey presented a broader city trail plan, explaining that it comes from the downtown master plan 
and it is designed to connect neighborhoods to the downtown like spokes to a hub. He outlined five 
priority trails and emphasized that these are initial recommendations, with preliminary cost estimates 
totaling just over $4.75 million. He noted that the plan has been advanced internally to save cost and 
time, and the commission’s role is to confirm or adjust the priority order before moving forward into 
feasibility studies, public input, and eventually incorporation into the city’s comprehensive plan. 

Public Utilities Director Dobbins and Interim City Manager Gierok explained the reasoning behind the 
rankings. McDonald Avenue trail is considered the highest priority because it directly connects the 
east side of the city to the downtown. The Ward/Washington trail is next, linking it to Sunset Park, 
which is expected to play a key role in the downtown plan. Prescott serves as a connector between 
major routes, while the Country Club trail extends access towards other parts of the city. The Lake 
Gracie trail is ranked lowest because it is more recreational and less critical for moving people into 
the downtown. 

Commissioner Asbate raised concerns about the ranking, particularly the Lake Gracie area and the 
southern portion of the city appear to be underserved. He argued that this area has significant 
population density and potentially higher-income residents who would benefit from better connectivity 
to the downtown. He suggested reevaluating priorities using demographic data and ensuring that 
southern neighborhoods are not overlooked. 

Public Utilities Director Dobbins responded that the five trails are only part of a larger system of about 
sixteen planned routes. He explained that some southern connections are intended to tie into a future 
county trail system rather than directly into downtown, which is why they were not prioritized here. 
However, both he and Interim City Manager Gierok acknowledged that the map may not clearly show 
the connections and additional routes or adjustments could be considered. 

Commissioner Hawkins asked about the timeline for completing the trails. Dr. Levey explained that 
timing depends on funding, but with sufficient resources, all five priority trails could potentially be 
completed within two to four years. He reiterated that the current discussion is about setting priorities 
and direction, not making final funding decisions, and agreed that staff should revisit gaps in the 
southern area before moving forward. 

Mayor Lee asked whether the county trail system being referenced would adequately serve the 
southern part of the city. Public Utilities Director Dobbins explained that the county trail does extend 
up from the south and that some local trails are designed to connect into it, ultimately leading people 
back into downtown. 

Commissioner Asbate argued that the county trail, especially near the rail line and areas west of 
State Road 19 serves a very different area than neighborhoods like the Gables. He emphasized that 
those areas are not equivalent in terms of accessibility or population. He suggested that prioritization 
should be based on how many people benefit, not just cost or ease of construction. He proposed 
evaluating trails based on return of investment, meaning the number of residents who could 
realistically use them to access downtown. He then suggested phasing projects like the McDonald 
Avenue trail to focus first on the segments with the highest population density. 

Dr. Levey agreed it was a fair point and said the team can return with a more detailed justification for 
each trail based on criteria like population impact and cost-effectiveness. Vice Mayor Ashcraft added 
that while maximizing impact is important, the city should not overlook the strategic value of building 
local trails because doing so can help secure outside funding, particularly from the regional planning 
organization (MPO). Demonstrating commitment to local infrastructure could strengthen applications 
for larger funding sources. 
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Commissioner Asbate clarified that he supported all the trails but stressed the importance of 
sequencing them to achieve the greatest immediate impact, especially to help activate downtown and 
waterfront areas. He reiterated that the city should prioritize projects that bring the most people into 
downtown earlier, rather than simply choosing the easiest or cheapest options. Dr. Levey 
acknowledged that there may be significant portions of the city not currently well connected in the 
plan and suggested expanding the analysis to include additional routes. The goal would be to 
evaluate how each neighborhood could most effectively connect to downtown sooner rather than 
later. Drawing on an example from another city, Commissioner Asbate described how focusing on a 
dense, middle-income area first led to strong early success for a trail system. He argued that Eustis 
should take a similar approach targeting high-density areas to quickly generate usage and 
momentum. He noted the potential for people to drive to parks like Bennett Park and use trails from 
there, further increasing impact. 

Vice Mayor Ashcraft wanted to build on this idea by suggesting areas like Trout Lake as additional 
access points where people might park and enter the trail system. The discussion expanded to 
include both northern and southern parts of the city, with some commissioners noting various 
residential concentrations that should be considered. Deputy City Manager. Miranda Burrows 
explained that while additional trail connections do exist particularly toward Trout Lake the current 
plan was intentionally focused on routes that feed directly into the downtown. However, she 
recognized that the commission wants a broader view, including all possible connections and 
supporting data. 

Commissioner Asbate reiterated the core priority maximizing impact with available funding, especially 
early on, in case resources become limited. He emphasized the need to “energize the best, not the 
easiest” projects first. Interim City Manager Gierok acknowledged that the city has not yet analyzed 
trail priorities based on population impact but confirmed that this can be done using GIS data. He 
agreed that this is a valuable direction and commits to incorporating that analysis moving forward. 

Dr. Levey transitioned the discussion to the waterfront, focusing on the historic bandshell. He 
described it as an iconic and beloved feature but explained that it has limitations particularly its 
inability to support larger performances like orchestras, theatrical productions, or modern stage 
setups. He noted that a recent Georgefest demonstrated a temporary stage expansion that 
successfully accommodated bigger events at a relatively low cost, suggesting strong potential. Based 
on this, he proposed a permanent stage expansion (estimated around $400,000) and encouraged the 
commission to think bigger potentially transforming the bandshell into a regional venue that could 
attract major acts and drive nighttime economic activity downtown. He recommended both moving 
forward with preliminary design and conducting a broader “peer analysis” of similar venues across 
Florida. Mayor Lee supported the idea and pointed to the Walt Disney Amphitheater as a successful 
example, noting its ability to host concerts and performances. Dr. Levey responded that sponsorship 
opportunities, like those seen there, could be explored in Eustis, along with other enhancements such 
as seating and facility upgrades. 

Commissioner Hawkins agreed there is strong potential, stating that events like Georgefest show 
Eustis could become a unique destination in the region. Dr. Levey suggested that the city could 
eventually develop a full event calendar like a performing arts venue, attracting visitors and boosting 
local business. Commissioner Asbate brought up past experience, referencing efforts to attract Ace 
Cafe to downtown Eustis. He explained that the efforts failed partly because the bandshell could not 
be enclosed or partitioned to allow ticketed events, which are necessary to attract larger, revenue-
generating performances. He emphasized that any future design should consider ways to allow 
ticketing and controlled access, even if only temporarily. He cited successful models in other cities 
where outdoor venues can be partially enclosed for paid events. Dr. Levey agreed that flexibility will 
be key allowing both free public events and ticketed performances. He noted that achieving this 
balance will likely require design changes to the venue and surrounding park. 
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Events and Communication Director, Cheri Moan supported the expansion and explained current 
logistical challenges, including limited stage space, safety concerns, and insufficient room for modern 
production equipment. She highlighted additional needs such as better loading/unloading areas, 
parking for buses, multiple “green rooms” for performers, improved backstage and support facilities. 
She suggested that temporary fencing or VIP areas could allow for ticketed experiences while 
keeping the park generally open. She proposed exploring both public and private sector models and 
consulting with promoters to understand what attracts larger acts. Mayor Lee added that expanding 
the stage must also include upgrading facilities for performers, such as changing areas and 
restrooms. Cheri Moan agreed and went further, floating a larger vision potentially integrating an 
event center behind the bandshell that could support both community and ticketed events while 
preserving the historic structure. 

Commissioner Asbate strongly supported expansion but reiterated the importance of “thinking big” 
combining public investment with private-sector partnerships and ticketed events to maximize impact 
and bring more people downtown. Dr. Levey stated that there is a tremendous opportunity and 
confirmed the next steps which proceed with preliminary stage design while conducting a broader 
analysis to develop a bigger vision for the bandshell. Commissioner Asbate said he would like to 
review more information. Dr. Levey recommended a possible location near the Girl Scout House. 
Interim City Manager Gierok clarified that landmarks like the Girl Scout House and bridge club could 
have concerns with lightning alerts and speaker systems, highlighting it a practical consideration for 
pool placement and operations. 

Dr. Levey wanted to revisit the broader concept of a two-pool strategy, one smaller community pool 
and one larger competitive facility. Commissioner Asbate responded that his priority is building on the 
Carver Park master plan, emphasizing that decisions should be driven by usage data, return on 
investment, and who will use the facilities (schools, recreation programs, competitions). He argued 
that the city should focus on maximizing impact and economic return rather than convenience or ease 
of placement. Commissioner Hawkins agreed that the larger pool should be designed for competitive 
use, including county and high school competitions, and noted that Eustis could fill a regional gap 
since nearby communities currently travel to Clermont for similar facilities. This reinforces the idea 
that a competitive pool could serve a wider regional audience. Mayor Lee added that facilities should 
help attract people into different parts of the city and introduce them to local areas. Commissioner 
Hawkins further noted that some existing pool locations do not serve residential neighborhoods well 
and suggested that relocating could improve accessibility and community benefit. 

Interim City Manager Gierok explained that Sunset Island would be better suited for a smaller 
community-oriented pool, while Carver Park would function better as a larger athletic complex with 
broader regional appeal. He described Carver as a stronger candidate for expansion due to existing 
sports facilities and space for additional development, although he noted that current usage patterns 
may be shifting. Commissioner Asbate supported this direction and argued strongly that the city’s 
“brand” and long-term vision point toward Carver Park as the site for the major pool facility. He 
suggested that Sunset Park may face resistance due to its residential proximity and instead proposed 
that Carver Park should host the larger, “signature” facility, potentially integrated with future trail 
connections and park expansion. Vice Mayor Ashcraft agreed that the Carver Park master plan 
should be fully considered before finalizing pool placement, emphasizing the importance of aligning 
major investments with long-term park planning. Mayor Lee added that a competitive facility would 
require additional infrastructure to support visiting teams, spectators, and events. Commissioner 
Hawkins reiterated the importance of moving forward with at least one smaller pool first to maintain 
services while planning the larger facility.  

Commissioner Asbate suggested a phased strategy to build the larger competitive pool at Carver 
Park first, since it has space, fewer residential conflicts, and stronger economic potential. He 
proposed that a smaller community pool could be added later at Sunset Park or another site as 
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population grows. He introduced the idea of integrating the pool system with trail networks, noting that 
trail-connected amenities could significantly increase usage and regional draw. Interim City Manager 
Gierok confirmed that proposed trail alignments would connect both Carver Park and Sunset Park, 
strengthening access and reinforcing the idea of linking recreation hubs to the citywide trail system. 

Mayor Lee asked about revenue generation, specifically whether organizations hosting competitions 
would pay to use the pool. Commissioner Hawkins confirmed that rental fees would apply to 
organizations using the facility. Dr. Levey clarified that while events may generate revenue, operating 
costs would not be fully covered by those fees alone. Commissioner Asbate added that sponsorships 
and regional events could help offset costs indirectly by increasing tourism and hotel stays, even if 
the city does not directly recover full expenses. Mayor Lee suggested the idea of naming the new 
facility as part of the project. Dr. Levey summarized the direction, noting concern about Sunset Park 
and asked whether the commission generally supported a small pool first and a large pool second 
sequencing approach. Commissioner Asbate questioned whether the current facility was even 
considered for a large pool and emphasized that a truly large, competitive pool in Carver Park could 
significantly transform the city by attracting competitions and regional events. He reiterated support 
for a phased approach but stressed the importance of selecting the right first location.  

Vice Mayor Ashcraft and Commissioner Hawkins both supported the idea that a large pool at Carver 
Park could serve dual purposes hosting competitive events while functioning as a community amenity 
when not in use for tournaments. They noted that the broader Carver Park master plan likely includes 
recreation facilities such as slides and other features, reinforcing its suitability as a major recreational 
hub. Mayor Lee asked about connectivity, noting that the pool would ideally connect to the city’s trail 
system. Commissioner Hawkins confirmed, and Dr. Levey added that the McDonald Avenue trail was 
identified as a top priority and would directly connect Carver Park area to downtown, strengthening 
the value of that location. Commissioner Asbate clarified that while he understands the statistical 
reasoning for a two-pool strategy, the commission is still determining which site should come first. He 
emphasized that sequencing and location are still open questions, especially given the broader 
community impact. Dr. Levey responded that the city’s working assumption is to have an Olympic-
sized competitive pool at Carver Park as a long-term vision, with a smaller community pool potentially 
coming later. He explained that the intent of the current strategy is to accelerate downtown activation 
while relocating the existing pool but acknowledge that the location for the smaller pool still needed 
refinement. He then noted that multiple pools should be spaced geographically rather than clustered 
too closely together and suggested additional site evaluation may be needed. 

Vice Mayor Ashcraft raised the possibility of reclaiming previously allocated land from Lake-Sumter 
State College if it is not being used, suggesting it could be a potential pool site. Interim City Manager 
Gierok responded that the project is currently still active through an Economic Development 
Administration grant process. Commissioner Hawkins noted that no matter where the pool is placed, 
some level of neighborhood impact and pushbacks are likely, particularly regarding noise and activity. 
He acknowledged that Carver Park would not be free of concern from nearby residents. 

Mayor Lee asked for clarification on where exactly a new pool would be located and how long the 
transition would take, including how long the city would be without a pool during construction. Dr. 
Levey explained that once a location is selected, design could begin immediately and a new pool 
could potentially be completed within three years, depending on funding. He added that the plan 
includes demolishing the existing downtown pool and repurposing that space for future waterfront 
development, creating a sequence of connected projects. Mayor Lee noted that relocating the pool 
will likely generate public pushback, particularly from those concerned about losing the downtown 
facility. Interim City Manager Gierok explained that the Sunset Park site is not fully residential in 
character, but still has nearby homes and sensitive uses, requiring community outreach like past 
projects. 
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Commissioner Hawkins observed that the current downtown pool has not generated significant noise 
complaints, likely due to its commercial surroundings and buffering. Commissioner Asbate agreed, 
emphasizing that Sunset Park would present more challenges due to residential proximity, limited 
road access, and parking constraints. He argued that Carver Park is a stronger long-term solution 
due to its scale, buffer space, and ability to handle larger regional events and traffic. Mayor Lee asked 
about the current pool usage and whether data has been collected. Commissioner Hawkins 
responded that usage typically increases in the summer and implies that tracking attendance would 
be useful for future planning decisions. 

Commissioner Asbate raised concerns about the feasibility of the Sunset Park location for a smaller 
pool, noting its limited square footage, proximity to residential areas, traffic constraints, and the 
challenge of adding buses and parking. He questioned whether it makes sense to cram facilities into 
that site and suggested the need to evaluate other possible locations, including whether enough land 
exists near the service center or elsewhere. He emphasized long-term planning, suggesting the city 
should consider a five-to-fifty-year outlook and include growing areas like Grand Island in future 
recreation planning. Interim City Manager Gierok responded that the available area near the service 
center is very limited and would not accommodate the footprint of the existing pool, confirming that 
Sunset Park would only support a smaller-scale facility if that site were chosen. 

Dr. Levey summarized the discussion and proposed next steps: staff will provide commissioners with 
detailed site information on Sunset Park, including fit, parking, and operational constraints. He 
suggested continuing to evaluate Carver Park as the potential site for a larger competitive pool 
consistent with the master plan, while exploring whether alternative locations exist for a smaller 
community pool. He noted that the priority is first identifying a relocation site for the existing pool, then 
refining broader options. Commissioner Asbate added that the city should consider a smaller pool in 
the growing Grand Island area, given long-term population growth and increasing tax base there. He 
supported Carver Park as the primary location for a large competitive pool but suggested the city may 
ultimately need multiple facilities across different areas of the city. Dr. Levey asked whether some 
newer neighborhoods already include HOA pools, and Commissioner Asbate confirmed that many 
do, though he reiterated that growth in those areas still justify consideration of public facilities. 

Dr. Levey moved to the next discussion next topic: dock expansion along the waterfront. He 
explained that a previously proposed $2 million dock project near the chamber building intended 
partly for seaplane access should move forward only in terms of permitting at this time, not 
construction. He proposed pausing major investment while the city conducts a broader analysis of 
downtown waterfront capacity, including boat docks, mooring, and shoreline use. He recommended 
coming back in about sixty days with a comprehensive waterfront concept plan. Vice Mayor Ashcraft 
questioned whether proceeding with permitting before fully understanding the long-term shoreline 
plan may be premature. He emphasized the need to preserve waterfront views and carefully consider 
how dock placement could affect events and public access. Dr. Levey responded that the intent was 
not to finalize design decisions yet, but to understand the overall capacity and options before 
committing to construction. He agreed that shoreline design will significantly influence dock 
placement decisions. 

Commissioner Asbate stressed the importance of balancing docks, views, and event space, noting 
that all waterfront uses must work together cohesively. He mentioned prior interest in seaplane 
access proposals and suggested coordination with private sector partners. Interim City Manager 
Gierok confirmed that seaplane-related discussions are already in progress with engineers and 
private applicants. Vice Mayor Ashcraft reiterated that waterfront expansion, promenade 
development, and event programming must all be considered together before committing significant 
funds. Dr. Levey explained that the city was moving toward a comprehensive waterfront master plan 
that will integrate earlier discussions about docks, shoreline use, and downtown economic 
development. He emphasized that the goal was not simply to proceed with a previously proposed 
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dock permit, but to evaluate the full capacity of the waterfront and how it can best support downtown 
activity and long-term economic growth.  

Dr. Levey shifted focus to the community center, referencing the downtown master plan’s suggestion 
for a potential new facility. He explained that staff analyzed the existing building’s usage in detail, 
categorizing events into civic meetings, civic banquets, and private rentals such as weddings. The 
data shows the facility hosts about one hundred and seventy-nine events per year, generating 
roughly $90,000 annually, with average group sizes around one hundred and fifty people and peak 
events reaching up to three hundred and fifty attendees. He emphasized that while the facility does 
not operate at a financial profit consistent with most public buildings it provides a significant 
community service and is used almost every other day. He continued to explain that although 
revenue is modest, understanding the building’s P&L (profit and loss) is still important for evaluating 
subsidies and long-term planning. He noted that the current facility is about 9,500 square feet, with 
occupancy limited by life safety codes, not just physical space. He outlined that maintaining the 
existing building would require approximately $400,000 in repairs, potentially extending its life by five 
to seven years. He presented several long-term options for the community center: maintaining and 
repairing the existing building, constructing a new facility estimated at $4 to $5 million, or pursuing a 
public-private partnership, such as incorporating the facility into a hotel or redevelopment project. He 
noted that while private development could reduce public costs, it may be difficult given the limited 
revenue the facility generates. He stressed that regardless of the option chosen, the city must 
preserve the ability to accommodate the approximately one hundred and eighty annual community 
events, which are essential to civic life. If redevelopment occurs, those events will need to be 
temporarily relocated during construction. He discussed an unsolicited private development proposal 
currently under consideration, recommending that the city formally review it and determine whether to 
proceed with an RFP process, decline it, or modify it. He emphasized that any acceptable solution 
must balance redevelopment goals such as hotels and economic activity with continued access to 
event space. Staff will evaluate the proposal further and return with recommendations, ensuring that 
any future plan preserves the community center’s core function while supporting downtown 
redevelopment and economic growth. 

Interim City Manager Gierok clarified the status of the community center roof project, noting there is 
still about $350,000 budgeted for it. He explained that the figure is based on a preliminary estimate 
and the city would still go out to a formal competitive bidding process before any work is done. Dr. 
Levey asked the commission for clear directions whether to proceed with or defer the roof 
replacement while emphasizing the need to understand the broader strategy for the community 
center before investing further. Commissioner Hawkins supported moving forward with the roof 
replacement, stating that the building currently shows visible wear and tear and does not reflect well 
on the community. He argued that improvements are needed regardless of future plans, since the 
facility will continue operating for some time. Commissioner Asbate said he was not ready to approve 
or reject the roof repair yet. He argued the commission needed more information about the long-term 
plan for the facility, including whether it will be relocated, replaced, or privately redeveloped. He 
compares the decision to previous short-term investments made in facilities that were later 
demolished, expressing concern about spending money without clarity on the building’s future. 

Mayor Lee questioned the cost estimate, noting she has a figure closer to $250,000, and asked how 
many bids were received. Interim City Manager Gierok explained that the number is based on a 
budgetary estimate, and no bids have been received yet because the project has not gone out to 
market. He confirmed the roof is significantly deteriorated, with multiple existing layers already 
beyond recommended limits. Dr. Levey suggested a combined approach to move forward with the 
bidding process for the roof while evaluating the private-sector redevelopment proposal. He 
emphasized that regardless of ownership or future redevelopment, the function of the community 
center must be preserved, even if its location or structure changes. Commissioner Asbate noted that 

11

Item 2.1



Eustis City Commission Page 9 of 11 April 07, 2026 

the community center has strong economic development potential if leveraged properly. He argued 
that with the right public-private partnership, the facility could attract more regional events, increase 
tourism, and support future hotel development. He sees the building not just as a civic space, but as a 
potential destination venue for larger events currently held in other cities. Vice Mayor Ashcraft agreed 
that any future facility should be large enough to serve both community needs and larger regional 
events. Mayor Lee added that the city already hosts events like sheriff gatherings and galas but lacks 
a venue large enough to accommodate them locally. 

Commissioner Asbate emphasized the opportunity for Eustis to become a regional event hub, arguing 
that capturing this market would bring economic benefits and reduce the need for residents to travel 
to nearby cities for large gatherings. He suggested that a redesigned or relocated facility should 
include provisions for discounted community use while supporting revenue-generating private events. 
Dr. Levey acknowledged the potential but noted uncertainty around how actively the facility is 
currently marketed and suggested that a new strategy may be needed to maximize its use and value. 
Mayor Lee asked whether a temporary or alternative site would be needed to maintain community 
services if the current facility is relocated or redeveloped. Commissioner Hawkins agreed that 
continuity of service is essential and that another location would be required during any transition. 
Vice Mayor Ashcraft added that the city may need to reevaluate existing facilities to determine 
whether any could temporarily or permanently accommodate community center functions. 
Commissioner Asbate said it would not be the end of the world if the city went through a short period 
without the existing facility during redevelopment, noting that demolition and construction timelines 
could still leave an eighteen-month gap. He emphasized the need to think long term, suggesting that 
the site may not need to remain on prime waterfront property and raising the question of whether 
other city-owned or future-acquired sites could better serve events like weddings, HOA gatherings, 
and birthdays. He raised the idea of considering broader geographic options and questioned whether 
the city should be planning for a fifty-to-seventy-five-year facility rather than making short-term 
decisions. Commissioner Hawkins stated he never felt the facility necessarily had to remain in its 
current location but emphasized the importance of ensuring residents still have access to an event 
space regardless of where it is relocated. 

Mayor Lee suggested exploring alternative locations such as the fairgrounds as a temporary or even 
long-term solution for hosting events if the current site is redeveloped. She mentioned other potential 
interim venues, including churches and community facilities, while acknowledging that some of these 
options may lack full amenities like kitchens or be limited in capacity. Commissioner Asbate noted 
that some alternative facilities, such as churches or civic centers, may help bridge the gap but would 
not fully replace a dedicated events venue. He pointed out that redevelopment timelines could extend 
several years and reiterated that planning should consider both short-term disruption and long-term 
opportunity. 

Dr. Levey summarized the direction as proceeding with obtaining competitive pricing for roof repairs 
and maintenance while simultaneously evaluating an unsolicited private-sector proposal for 
redevelopment. He emphasized maintaining the functionality of the community center throughout any 
transition. He explained that broader property acquisition and waterfront planning efforts are ongoing 
and consistent with the city’s existing master plan. Regarding downtown development, he referenced 
a market study suggesting demand for a sixty-to-eighty room hotel with approximately 15,000 square 
feet of event space, and the city should test this demand through private-sector engagement. He 
stressed that maintaining community event functions is essential regardless of the redevelopment 
approach and recommended evaluating the unsolicited proposal before deciding whether to proceed 
with it, issue an RFP, or wait for better market conditions. 

Commissioner Asbate raised concerns about parking capacity in relation to downtown events, noting 
that recent festivals such as the Shamrock Festival and Japanese Festival created significant 
congestion. He explained that parking areas, including vacant lots and overflow spaces, filled to 
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capacity extending as far as Hazard Avenue. He stressed that any future hotel or major development 
must include dedicated parking and should not rely on existing public lots or park spaces. He 
emphasized that parking demand will continue to grow as downtown programming expands. Mayor 
Lee added that in similar urban settings, such as Orlando, parking is often monetized, referencing the 
idea of charging for event parking. He noted that such approaches had been previously proposed but 
may face public resistance. 

Dr. Levey responded that parking will inevitably become a critical issue as downtown development 
succeeds. He framed the challenge as a planning tradeoff between building enough parking for peak 
event demand versus designing for typical daily usage. He confirmed that future private development, 
such as hotels or mixed-use projects, would be expected to provide their own parking, though there 
may be opportunities for the city to collaborate on shared parking structures to support downtown 
capacity. Shifting discussions to the waterfront implementation plan, he explained transitioning from a 
static master plan toward a more iterative, implementation-focused approach. Instead of producing 
one fixed long-term plan, the city would update a living plan that evolves as individual project 
decisions are made. His team would create updated graphics to reflect how each decision such as 
the bandshell, trails, boat docks, community center, and other projects impact the overall waterfront 
vision. He noted that while seawalls had not been a major feature of previous planning, the team 
would now evaluate whether limited seawall development could enhance waterfront access, boat 
docking capacity, and shoreline usability. He emphasized that the city’s existing waterfront design, 
including its promenade and cantilevered edges, would be re-evaluated alongside potential future 
property acquisitions. 

Interim City Manager Gierok added that the city already owns key shoreline areas, including land 
along the tracks and the water’s edge, which could be leveraged for future improvements. He 
suggested that focusing on the western side of the property could significantly enhance the lakefront 
experience, potentially creating a continuous “lake walk” and integrating the waterfront more fully into 
downtown redevelopment plans.  

Dr. Levey emphasized that the city’s waterfront and downtown vision should “think big” and not 
exclude major opportunities. He explained that the team will continue updating the waterfront 
implementation plan as individual project decisions are made, providing revised versions at each 
workshop to reflect progress and direction. He summarized the overall program, noting that many of 
the cost estimates presented are still preliminary and will change as plans are refined. He confirmed 
that preliminary design work on the bandshell expansion would move forward, while recommending 
additional financial advisory support to evaluate the complexity of the private-sector proposal and 
broader capital strategy. He reviewed the major project cost categories: approximately $7.5 million for 
trail-related improvements (subject to change), about $4.75 million for city trail components, roughly 
$400,000 for bandshell improvements and preliminary design, and an unresolved cost for the 
community pool depending on location and design. He noted that dock and seawall expansion costs 
have not yet been determined and will be developed through further analysis. For the community 
center, he reiterated the $400,000 maintenance option versus a potential $4 to $5 million replacement 
or redevelopment scenario, possibly through a private partnership. He highlighted a $12 million 
placeholder for property acquisition tied to long-term waterfront and downtown development goals. 
The overall program could total roughly $30 million but that figure is flexible and will be refined. He 
outlined that funding would not need to be secured all at once and could be structured in phases or 
traches to reduce financial strain on the city. He noted that financial advisors experienced in 
municipal finance could help structure funding strategies, evaluate public-private partnerships, and 
support long-term fiscal planning, including cash management and multi-year forecasting. He 
recommended that the city formally consider retaining financial advisory services to help structure 
and evaluate the full implementation plan. He emphasized that the goal is to refine project scopes, 
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align financing strategies, and return to the commission later in the year with a cohesive, actionable 
financial plan. 

Commissioner Asbate closed by expressing strong appreciation for the work being done by staff and 
consultants, describing it as priceless and an investment in the city’s long-term future. He is highly 
optimistic about the direction of the city’s development, praising leadership and staff energy, and 
emphasized that well-planned, smart debt is appropriate when investing in long-term infrastructure 
and land. He stated that these investments will create a legacy for future generations. 

Vice Mayor Ashcraft agreed, commending the speed and quality of the planning effort and 
acknowledging the significant amount of progress made in a short time. He reflected on past missed 
opportunities, noting frustration that earlier action had not been taken, but emphasized moving 
forward constructively. 

Mayor Lee shared positive observations from recent downtown events, noting visitors from out of 
state who traveled specifically to attend festivals and events. She highlighted strong public feedback, 
increased tourism interest, and the appeal of downtown attractions such as public art installations. 
She described the city as having strong untapped potential and expressed optimism that continued 
development would significantly increase visitation and economic activity. Dr. Levey responded that 
the team intends to maintain momentum by returning to the commission every sixty to ninety days 
with updates. Progress depends on continued leadership direction and collaboration. He stated that 
multiple initiatives can move forward simultaneously because the city has the internal capacity to 
advance several projects in parallel, provided financing and planning align. He stressed the 
importance of moving forward once decisions are ready rather than waiting for every element to be 
fully resolved. 

Commissioner Hawkins said he was eager to see tangible progress and identify which projects will 
serve as catalysts for downtown redevelopment. He emphasized the importance of aligning all efforts 
toward the shared goal of attracting visitors and investment. Dr. Levey agreed, stating that multiple 
projects can and should proceed in parallel when ready. Waiting for a single perfect catalyst is 
unnecessary and that incremental progress across several projects will collectively strengthen 
downtown. He reiterated the importance of having a structured financing plan in place to support 
implementation. Commissioner Hawkins highlighted that the introduction of a formal financing 
strategy increased confidence in the plan, noting it signaled seriousness and commitment. Interim 
City Manager Gierok reinforced that staff had begun exploring financing options following prior 
concerns about funding feasibility. He described the recent coordination with financial experts as 
productive and noted that it confirmed the plan is actionable rather than aspirational. 

Mayor Lee concluded by expressing that, for the first time, the commission and staff are unified in 
purpose and direction. She emphasized the importance of maintaining that shared focus and 
continuing collaborative momentum moving forward. 

2. Adjournment: 3:23 p.m. 

*These minutes reflect the actions taken and portions of the discussion during the meeting. To review the entire discussion concerning any agenda item, 

go to www.eustis.org and click on the video for the meeting. If available, the video recording may be accessible at 

https://www.youtube.com/@EustisComRel/streams or an audio recording may be requested from the office of the City Clerk. 

 

    

CHRISTINE HALLORAN   EMILY A. LEE 

City Clerk   Mayor/Commissioner 
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MINUTES 
City Commission Meeting 
6:00 PM – Thursday, April 16, 2026 – City Hall 

 

Invocation: Mayor Emily A. Lee 

Pledge of Allegiance: Students from Eustis Elementary, Eustis Heights Elementary and 
Seminole Springs Elementary Schools 

Mayor Lee recognized Oakley Stevens and Silas Greiner for volunteering to lead the Pledge of 
Allegiance and presented each with a formal recognition certificate acknowledging their civic 
participation and leadership at the City Commission meeting. She commended them for their 
involvement and encouraged continued engagement in community service and civic life. She then 
explained that April is Autism Month and highlighted the importance of inclusion across the 
community, from youth to seniors. She encouraged residents, particularly retirees with available time 
to become involved by volunteering in schools by reading and spending time with students. She 
emphasized the importance of intergenerational support and mentorship, noting that today’s students 
will become our future caretakers and leaders in the community. She concluded by expressing pride 
in the participating students and reinforcing the value of community involvement and inclusion. 

Call to Order: 6:32 p.m. 

Acknowledge of Quorum and Proper Notice 

PRESENT: Commissioner Michael Holland, Commissioner George Asbate, Vice Mayor Gary 
Ashcraft, Commissioner Willie L. Hawkins, Mayor Emily A. Lee 

1. Agenda Update 

Interim City Manager, Rick Gierok informed the Commission that Items 4.7, 4.8, and 4.9 
(Ordinances 2026-14, 2026-15, and 2026-16), as well as Items 4.11, 4.12, and 4.13 
(Ordinances 2026-21, 2026-22, and 2026-23), were removed from the agenda because they 
were not transmitted from the Local Planning Agency (LPA). 

2. Approval of Minutes 

2.1 Approval of Minutes for April 2, 2026, City Commission Meeting 

Motion made by Commissioner Holland, Seconded by Vice Mayor Ashcraft to approve the 
Minutes for April 2, 2026. Motion passed on the following vote: 

Voting Yea: Commissioner Hawkins, Commissioner Holland, Commissioner Asbate, Vice 
Mayor Ashcraft, Mayor Lee 

3. Audience to be Heard 

Daniel DiVenanzo, a local business owner, raised concerns about the City’s handling of a 
proposed purchase of the former Bank of America building. He questioned the transparency of 
the process presented by the previous City Manager and suggested the information provided 
to the Commission may have been incomplete or misleading. He alleged the property was in 
foreclosure and raised potential conflict-of-interest concerns involving the City Attorney’s firm. 

15

Item 2.1



Eustis City Commission Page 2 of 11 April 16, 2026 

Commissioners pushed back on some of his claims, particularly regarding the legal 
representation of the bank. 

Martin Honeychuck, representing Country Club Manor, spoke about a suspected water leak 
near a pond along County Road 19A that has persisted since utility work by Duke Energy. 
Despite dry weather conditions, the area remains saturated and is causing flooding issues 
around the pond. He expressed concern that it may involve a significant loss of city water. The 
Interim City Manager responded by committing staff to follow up and contact him directly. 

Brian Kirstein, a city resident, addressed the Commission regarding severe damage to his 
home caused by a sewage backup in October, which he said resulted in over $67,000 in out-
of-pocket repair costs. He expressed frustration over a lack of communication and clarity from 
the city and disputed the explanation that the incident was caused solely by extreme rainfall. 
Commissioners discussed the complications and whether he is legally represented, ultimately 
indicating a willingness to meet with him and staff if it is confirmed he does not currently have 
legal representation in the matter. 

Pamela Rivas highlighted positive developments in the City’s economic ecosystem, particularly 
the success of the Mega Workplace and its partnerships with organizations such as UCF and 
the Small Business Development Center (SBDC). She announced that the SBDC at UCF was 
recently named the top center in the nation by the U.S. Small Business Administration, 
emphasizing the growth in entrepreneurial support and collaboration in Eustis. Commissioners 
acknowledged the achievement and expressed pride in the recognition. 

Lindsay Briones spoke about concerns over ongoing development and the loss of agricultural 
land in Eustis and the surrounding area. She urged the Commission to consider the long-term 
impacts of growth on local resources, infrastructure, and food sustainability, emphasizing the 
importance of preserving farmland and the City’s rural character rather than continuing to 
approve new subdivisions. 

4. Ordinances, Public Hearings, & Quasi-Judicial Hearings 

4.1 Resolution Number 2026-22: General Fund Entering into a Loan Agreement with 
Stormwater Utility Fund for Thousand Year Flood Repairs 

City Attorney, Sasha Garcia, introduced Resolution 2026-22. A Resolution by the City 
Commission of the City of Eustis, Florida, approving a Promissory Note to document interfund 
financing from the City's General Fund to the City's Stormwater Utility Fund, authorizing 
execution of said note, and providing for an effective date.  

Finance Director, Lori Carr, introduced a series of three resolutions related to the Stormwater 
Utility Fund, explaining that it operates as a special revenue fund supported by user fees 
charged to developed properties. Currently, residential properties pay a flat monthly fee of $6, 
while non-residential properties pay $12, and these rates have not been increased since 2014. 
She noted that a major flood event in October caused significant infrastructure damage, 
requiring emergency repairs across multiple city funds. While many projects were completed 
in-house, at least one major repair at 509 Pine Lane required outside contractors due to its 
complexity. 

Finance Director Carr explained that prior emergency spending had depleted the stormwater 
fund’s reserves, leaving no buffer for additional unexpected costs. To address this, the first 
resolution proposes a loan of $174,810 from the General Fund to the Stormwater Fund. The 
loan would carry an interest rate of 2.875% over a ten (10) year term, with monthly payments 
of approximately $1,677. This measure is intended to provide immediate financial relief for 
emergency repairs while contributing to the system’s long-term stability. She emphasized that 
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the broader set of resolutions, including a forthcoming rate study presentation, aims to 
strengthen the financial sustainability of the stormwater system. 

During Commission discussion, Vice Mayor Ashcraft inquired whether the General Fund was 
the only available source for the loan, to which Finance Director Carr responded that other City 
funds are also special revenue funds restricted to specific purposes, limiting available options.  

City Attorney Garcia opened the public hearing at 6:59 p.m. Daniel DiVenanzo asked for 
clarification on the monthly nature of the stormwater fees and how the proposed loan 
payments would align with projected revenues. Finance Director Carr responded that those 
details would be addressed in an upcoming rate study presentation. With no further public 
comments, City Attorney Garcia closed the public hearing at 7:00 p.m. 

Motion by Commissioner Holland, Seconded by Vice Mayor Ashcraft to approve Resolution 
2026-22. Motion passed on the following vote: 

Voting Yea: Commissioner Hawkins, Commissioner Holland, Commissioner Asbate, Vice 
Mayor Ashcraft, Mayor Lee 

4.2 Resolution Number 2026-23: Budget Amendment to recognize loan between General 
Fund and the Stormwater Utility Fund and to establish a budget for Debt Service 
payments through the end of the Fiscal Year 

City Attorney Garcia presented Resolution Number 2026-23. A Resolution by the City 
Commission of the City of Eustis, Lake County, Florida, amending the budget for the fiscal 
year beginning October 1, 2025, and ending September 30, 2026, for the general fund and the 
stormwater utility fund and by adjusting expenditures; repealing all resolutions or parts of 
resolutions in conflict herewith; and providing for an effective date. 

Finance Director Carr explained that the second resolution is primarily administrative. It 
establishes the necessary accounting adjustments to implement the internal loan from the 
General Fund to the Stormwater Fund, and because the loan represents an unbudgeted 
expense, a General Fund amendment is required. The adjustment records the Stormwater 
Fund’s obligation to repay the loan, including covering debt service payments for the 
remainder of the current fiscal year and ensuring funds are available to pay the outstanding 
repair costs. 

City Attorney Garcia opened the public hearing at 7:01 p.m., and with no public comments 
offered she immediately closed the public hearing at 7:01 p.m. 

Motion made by Commissioner Holland, Seconded by Vice Mayor Ashcraft to approve 
Resolution 2026-23. The motion passed on the following vote: 

Voting Yea: Commissioner Hawkins, Commissioner Holland, Commissioner Asbate, Vice 
Mayor Ashcraft, Mayor Lee 

4.3 Resolution Number 2026-36: City Stormwater Utility Fees Increase Approval 

City Attorney Garcia introduced Resolution Number 2026-36. A Resolution of the City 
Commission of the City of Eustis, Florida, establishing stormwater utility rates pursuant to 
Chapter 94, Article 3, Division 1 of the City Code of Ordinances; providing for legislative 
findings; setting monthly stormwater service rates of $8.00 for residential customers and 
$16.00 for nonresidential customers; superseding all prior resolutions establishing stormwater 
rates; providing for an effective date; and providing for related matters. 
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Finance Director Lori Carr presented three resolutions related to the Stormwater Utility Fund, 
explaining that it is a special revenue fund supported by user fees charged to developed 
properties that directly benefit from stormwater services. She noted that residential properties 
are currently assessed a flat $6 monthly fee and non-residential properties a $12 monthly fee, 
rates that have remained unchanged since 2014. Carr explained that following the significant 
flooding event in October, the stormwater fund experienced substantial depletion of its 
reserves due to necessary infrastructure repairs, including emergency and contracted work 
such as the Pine Lane project. As a result, the proposed resolutions include an interfund loan 
from the general fund in the amount of $174,810 at 2.875% interest over a 10-year term, with 
monthly payments of $1,677, to stabilize the fund and provide immediate funding for 
stormwater repairs. 

Tristan Townsend of Raftelis Financial Consultants, Inc., presented the findings of a two-year 
stormwater rate study covering fiscal years 2026 and 2027. She explained that the utility 
serves approximately 12,000 customers and that rates have not been adjusted since 2014 
despite significant inflation and rising construction costs. She noted that the study was initially 
intended to coincide with a broader master planning effort, but the urgency created by the 
recent flooding necessitated a more immediate, short-term financial strategy. The study 
evaluated operating expenses, debt service, and capital improvement needs, including 
approximately $1.1 million in projects over the two-year period. 

Ms. Townsend reported that current rates are insufficient to meet funding requirements and 
recommended increasing residential rates from $6 to $8 per month and non-residential rates 
from $12 to $16 per month, effective May 1, 2026. She explained that while the proposed rates 
would not fully stabilize the current fiscal year without the interfund loan, they would be 
sufficient in the following year and would help restore cash reserves to approximately 120 to 
150 days of operating cash. She noted that even with the proposed increases, Eustis would 
remain competitive compared to surrounding municipalities. 

During Commission discussion, Commissioner Hawkins and Interim City Manager Gierok 
acknowledged that significant storm-related damage required both in-house repairs and 
contracted emergency work, and that while in-house efforts reduced overall costs, external 
contracting was still necessary for major failures such as road washouts and culvert damage. 
Finance Director Carr clarified that the fund’s starting balance prior to the storm was 
approximately $600,000, which had been reduced substantially after emergency expenditures, 
leaving insufficient reserves for additional incidents. She also noted that a rate study was 
already underway prior to the flooding due to stormwater rates not being increased in over a 
decade. 

City Attorney Garcia opened the public hearing at 7:16 p.m. and with no public comments 
offered, she immediately closed the public hearing at 7:16 p.m. 

Motion made by Commissioner Hawkins, Seconded by Vice Mayor Ashcraft to approve 
Resolution 2026-36. Motion passed on the following vote 

Voting Yea: Commissioner Hawkins, Commissioner Holland, Commissioner Asbate, Vice 
Mayor Ashcraft, Mayor Lee 

4.4 Resolution Number 2026-40: Authorization to Proceed to Closing – 21 North Grove 
Street 

City Attorney Garcia introduced Resolution Number 2026-40. A Resolution of the City 
Commission of the City of Eustis, Florida, confirming compliance with Section 166.045, Florida 
Statutes, for the acquisition of real property located at 21 North Grove Street; making detailed 
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legislative findings; approving the purchase price as fair and reasonable; confirming 
completion of due diligence; appropriating funds; authorizing the interim city manager, city 
attorney, and finance director to finalize all conditions precedent and closing requirements; 
authorizing the execution and delivery of closing documents and disbursement of funds; 
approving permitted title exceptions; providing for implementation; and providing for an 
effective date. 

Interim City Manager Gierok reported that since the initial presentation, city staff completed 
due diligence on the proposed property acquisition, including obtaining a second independent 
appraisal, which confirmed a valuation of approximately $1.4 million. There were no 
unexpected issues identified during the review, the survey was accepted, and only routine title-
related matters remained, which will be resolved prior to closing. He requested authorization to 
release funds and proceed with finalizing the purchase. City Attorney Garcia confirmed that the 
city has verified available budgeted funds within the building inspection fund and completed 
title review, noting that an existing mortgage will be satisfied at closing. She confirmed that 
both required appraisals were obtained and deemed acceptable for city reliance, including one 
independent certified appraisal. Vice Mayor Ashcraft confirmed that funding sources extend 
beyond the general fund, and Interim City Manager Gierok clarified that the purchase will be 
funded through the building department fund. 

Commissioner Hawkins inquired whether renovation work would be completed in-house, and 
Interim City Manager Gierok responded that design work would be handled internally, while 
certain remediation and waterproofing work would require outside expertise, likely through a 
Construction Manager at Risk (CMAR) delivery method. He explained that CMAR would allow 
the city to negotiate construction services and return for Commission approval of associated 
fees at a later date. He noted that renovation funding would be shared between the building 
fund and contributing departments, including fire administration and engineering, which will 
fund their respective buildouts. 

City Attorney Garcia opened the public hearing at 7:21 p.m. Daniel DiVenanzo expressed 
support for the purchase, stating that the property represents strong value based on its 
construction quality, location, and parking capacity. He noted that the building’s appearance is 
well-suited for municipal use. There being no further public comments, City Attorney Garcia 
closed the public hearing at 7:21 p.m. 

Motion made by Commissioner Holland, Seconded by Vice Mayor Ashcraft to approve 
Resolution 2026-40. The motion passed on the following vote: 

Voting Yea: Commissioner Hawkins, Commissioner Holland, Commissioner Asbate, Vice 
Mayor Ashcraft, Mayor Lee 

4.5 Resolution Number 2026-43: Consideration of Fine Reduction/Release of Lien for 209 
West Badger Avenue, Code Case 20-01284 

City Attorney Garcia presented Resolution Number 2026-43. A Resolution of the City 
Commission of the City of Eustis, Florida, providing for Commission determination of a Code 
Enforcement Lien of property located at 209 West Badger Avenue; authorizing implementing 
actions; and providing for an effective date. 

Code Enforcement Supervisor Eric Martin presented Resolution 2026-43, which would reduce 
an outstanding code enforcement lien of $108,000 to zero for the vacant property at 209 West 
Badger Avenue. He explained that the lien resulted from two violations, an unsafe structure 
and ongoing nuisance conditions stemming from a 2021 code enforcement board order that 
imposed a $250 per day fine. The city demolished the unsafe structure and completed 
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nuisance abatement in February 2023 at a cost of approximately $16,500. The property was 
later sold at a tax deed sale in January 2025, allowing the City to recover nearly all associated 
costs through surplus funds, with the remaining balance paid by the new owner. Because the 
City has been fully reimbursed, the code enforcement board reviewed the case in March 2026 
and recommended reducing the remaining fines to zero. 

Commissioner Hawkins asked for clarification on why fines continued to accrue after the 
structure was demolished. Code Enforcement Supervisor Martin explained that fines 
accumulated only until the violation was abated and ceased once demolition was completed. 
Commissioner Hawkins inquired about delays in the process, and Mr. Martin noted that time 
was spent attempting to allow a third-party buyer to resolve the issues before the City 
proceeded with demolition, followed by necessary steps such as asbestos abatement, bidding, 
and Commission approval. Mayor Lee asked whether any violations continued after demolition, 
to which Mr. Martin responded that minor issues such as overgrown grass and dumping were 
quickly addressed by the new property owner. Mr. Martin further explained that lien reduction 
could not be processed until the city secured reimbursement through the tax deed surplus 
process. 

Commissioner Hawkins confirmed that the city had been made whole financially, which Mr. 
Martin affirmed. City Attorney Garcia opened the public hearing at 7:30 p.m., with no public 
comments offered she immediately closed the public hearing at 7:30 p.m. 

Motion made by Commissioner Holland, Seconded by Vice Mayor Ashcraft to approve 
Resolution 2026-43. 

Voting Yea: Commissioner Hawkins, Commissioner Holland, Commissioner Asbate, Vice 
Mayor Ashcraft, Mayor Lee 

4.6 Second Reading of Ordinance Number 2026-20: Amendment to the Land Development 
Regulations – Prohibition of Medical Marijuana Treatment Center Dispensing Facilities 

Prior to discussion of Ordinance 2026-20, Commissioner Asbate stated for the record that he 
had consulted with the Commission on Ethics regarding his ability to vote and confirmed he 
would be participating in the item.  

City Attorney Garcia introduced Ordinance Number 2026-20. An Ordinance of the City 
Commission of the City of Eustis, Florida, amending the City of Eustis Land Development 
Regulations; providing for the prohibition of Medical Marijuana Treatment Center Dispensing 
facilities within the City pursuant to Section 381.986(11)(b), Florida Statutes; providing 
legislative findings in support thereof; providing for definitions, nonconforming uses, and 
enforcement; providing for conflicts, severability, codification; and providing for an effective 
date.  

City Attorney Garcia noted the ordinance had been previously presented at the April 2, 2026, 
City Commission meeting and remained unchanged in its intent to restrict future locations 
while allowing existing legally established uses to continue as non-conforming uses. 

During Commission discussion, City Attorney Garcia provided clarification on the distinction 
between legally non-conforming uses and conditional uses. She explained that non-conforming 
use status would allow existing facilities to continue operating but would prohibit new 
establishments, whereas a conditional use framework could introduce legal and procedural 
complications, including potential due process and property rights concerns. Commissioners 
Ashcraft, Hawkins, and Asbate engaged in discussion regarding potential alternative 
approaches, including hybrid models and whether additional flexibility could be incorporated 
into the ordinance. City Attorney Garcia reiterated that the governing state statute establishes 
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a largely binary framework, limiting the City’s ability to regulate these facilities differently from 
pharmacies without legal risk. 

City Attorney Garcia opened the public hearing at 7:41 p.m. Daniel DiVenanzo, a licensed real 
estate broker, spoke in favor of protecting property rights and raised questions regarding how 
the ordinance would impact business transfers, rebuilding after damage, and compliance with 
building code requirements such as ADA standards. Attorney Sherry Sutphen, representing 
MEGA 2901, LLC., provided extensive legal commentary, warning that the ordinance as 
drafted could be vulnerable to legal challenge under state law, including provisions related to 
disaster recovery legislation and vested rights protections. She advised that the ordinance 
could potentially be deemed unenforceable if challenged and recommended that the City delay 
adoption to further refine the legal structure, particularly in relation to vested rights procedures 
and consistency within the ordinance. The public hearing portion was closed at 8:04 p.m. 

Following public comment, Commissioners discussed potential legal risks, including exposure 
to litigation under property rights statutes and state law. Commissioner Holland expressed 
concern about prior litigation experience stemming from land use changes. He would like to 
see this item tabled for further review. Vice Mayor Ashcraft agreed he would like Ordinance 
2026-20 tabled for further legal review and clarification, citing the need for additional analysis 
of conditional use versus non-conforming use structures. Commissioner Hawkins also 
supported tabling, emphasizing caution and the need to avoid potential legal exposure. City 
Attorney Garcia offered to prepare a legal memorandum addressing vested rights implications 
and to coordinate further review, including consultation with outside counsel if needed.  

Motion made by Vice Mayor Ashcraft, Seconded by Commissioner Holland to table Ordinance 
2026-20 pending further review and clarification. 

Voting Yea: Commissioner Hawkins, Commissioner Holland, Commissioner Asbate, Vice 
Mayor Ashcraft, Mayor Lee 

Following the vote, City Attorney Garcia informed the Commission that, while a discussion item 
was being tabled, any future applications would continue to be processed under the City’s 
existing code without any suspension of review. She addressed concerns raised regarding a 
potential conflict of interest related to a municipal property transaction involving Bank of 
America and referenced mortgage-related interests involving First National Bank, Bowen and 
Schroth. Attorney Garcia stated that her involvement in the transaction was strictly limited to 
reviewing the matter for compliance with statutory requirements governing municipal property 
sales, and that she did not participate in negotiations, pricing discussions, or any decision-
making authority, which remained with the City Manager and staff. 

Commissioner Asbate questioned City Attorney Garcia regarding whether the Commission had 
been informed of her relationship with the lending institution, expressing concern that 
disclosure had only been made to staff and not to the elected body. City Attorney Garcia 
responded that she did not believe a conflict of interest existed, that she had consulted the 
Florida Bar for ethical guidance, and that she had informed City staff and the City Manager out 
of an abundance of caution. Vice Mayor Ashcraft raised concerns regarding the appearance of 
selective caution in disclosure practices and asked whether the firm or the individual attorney 
had a conflict, to which City Attorney Garcia reiterated that she had no direct involvement in 
negotiations and that her role was limited to legal compliance review. Deputy City Manager, 
Miranda Burrowes confirmed that the transaction had been negotiated by former City Manager 
Tom Carrino and Mike Goman, and that the matter had been disclosed internally early in the 
process to staff involved. 
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Commissioners continued to question whether the Commission would have acted differently 
had the information been disclosed earlier, while Commissioner Hawkins and others noted that 
the Florida Bar had not identified a conflict requiring action. Commissioner Asbate maintained 
that the disclosure was insufficient and expressed diminished confidence in the City Attorney’s 
handling of the matter. Mayor Lee ultimately intervened to halt further debate, stating that the 
matter should be resolved in a separate setting, and directed the Commission to move forward 
with the agenda. 

4.7 Explanation of Ordinances Numbers 2026-14, 2026-15, and 2026-16 for Annexation, 
Comprehensive Plan Amendment for Future Land Use, and Design District Assignment 
of Parcel with Alternate Key Number 1307104 

First Reading of Ordinance Number 2026-14: Voluntary Annexation of Parcels with 
Alternate Key Number 1307104 

This item was not transferred from the Local Planning Agency for consideration of the City 
Commission.  

4.8 First Reading for Ordinance Number 2026-15: Consideration of Comprehensive Plan 
Amendment for Future Land Use Amendment for Parcel with Alternate Key Number 
1307104 

This item was not transferred from the Local Planning Agency for consideration of the City 
Commission.  

4.9 First Reading for Ordinance Number 2026-16: Design District Assignment for 
Annexation of Parcel with Alternate Key Number 1307104 

This item was not transferred from the Local Planning Agency for consideration of the City 
Commission.  

4.10 First Reading of Ordinance Number 2026-19: Consideration of Comprehensive Plan 
Amendment for Parcel Alternate Key 1761310 

City Attorney Garcia presented Ordinance Number 2026-19. An Ordinance of the City 
Commission of the City of Eustis, Lake County, Florida, amending the City of Eustis 
comprehensive plan pursuant to 163.3187 F.S.; changing the future land use designation of 
approximately 0.2 acres of real property at alternate key number 1961310, located at 1430 
Morin Street, from Suburban Residential to Residential Office Transition.  

Senior Planner, Kyle Wilkes presented Ordinance 2026-19, a request for a Future Land Use 
Map amendment for the property located at 1430 Warren Street, Alternate Key 1761310, 
owned by Janice Wilson and represented by Julie Cavallaro of Patriotic Mortgage. He stated 
the 0.2-acre parcel is currently used as a hair and beauty salon that has been operating since 
2002. The request seeks to change the land use designation from Suburban Residential to 
Residential Office Transition to allow for additional uses permitted under that category. 
Continuing, he explained that the site is located along Warren Street and Barnes Avenue in a 
transitional area between more intensive commercial uses and the surrounding residential 
neighborhood, noting that Residential Office Transition designations already exist nearby to 
the east and north. He further reported that utilities are available to serve the site, there are no 
wetlands or floodplain issues, and there are no soil constraints due to the property’s existing 
urbanized condition. Staff reviewed the request under Chapter 163 of the Florida Statutes, the 
Future Land Use Element Appendix, and Chapter 102 of the Land Development Regulations 
and found the proposal consistent with the Comprehensive Plan and surrounding land use 
pattern. The application was properly advertised on April 6th and April 13th in the Daily 
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Commercial and mailed to adjacent property owners on April 3rd. Staff recommended approval 
of the amendment. 

Commissioner Hawkins asked whether any comments or objections had been received from 
nearby property owners, and Mr. Wilkes responded that no feedback had been submitted. City 
Attorney Garcia opened the public hearing at 8:21 p.m. and with no public comments offered 
she immediately closed the public hearing at 8:21 p.m. 

Motion made by Commissioner Holland, Seconded by Vice Mayor Ashcraft, to approve the first 
reading of Ordinance 2026-19. The motion passed on the following vote: 

Voting Yea: Commissioner Hawkins, Commissioner Holland, Commissioner Asbate, Vice 
Mayor Ashcraft, Mayor Lee 

4.11 Explanation of Ordinance Numbers 2026-21, 2026-22 and 2026-23 for Annexation, Future 
Land Use and Design District Assignment of a Parcel of Land with Alternate Key 1212685 

First Reading of Ordinance Number 2026-21 for Annexation of a Parcel of Land with Alternate 
Key 1212685  

The applicant withdrew this application at the Local Planning Agency meeting. 

4.12 First Reading of Ordinance Number 2026-22: Comprehensive Plan Map Amendment for 
Consideration of Assignment of Future Land Use to a Recently Annexed Parcel with Alternate 
Key Number 1212685  

The applicant withdrew this application at the Local Planning Agency meeting. 

4.13 First Reading of Ordinance Number 2026-23: Design District Assignment for Recently 
Annexed Parcels with Alternate Keys 1212685 

The applicant withdrew this application at the Local Planning Agency meeting. 

5. Future Agenda Items and Comments 

5.1 City Commission 

Commissioner Holland stated he had no comments on the item. 

Commissioner Asbate raised questions regarding the City’s continued engagement with 
consultant Mike Goman, noting his attendance at a recent workshop. Interim City Manager 
Gierok confirmed that Goman attended the workshop independently and was not directed or 
compensated by the city for attendance. Deputy City Manager Burrowes clarified that Goman 
remains engaged with the city for limited work, including assistance with data gathering for 
Sharps Park. Commissioner Asbate expressed concern regarding the scope of work and 
associated costs, stating the city has expended approximately $90,000 to $100,000 and 
referencing additional costs and damages she attributed to the consultant’s involvement. He 
requested that the contract be discontinued and referenced a preference for continuing work 
with Dr. Levy on ongoing initiatives. 

Commissioner Hawkins provided updates on several community and infrastructure matters. He 
inquired about the Lake Yale project, and Interim City Manager Gierok confirmed the city 
currently has no agreement in place related to that project. Commissioner Hawkins also 
referenced prior discussions regarding Estes Road and the stormwater project and noted 
communication received from Congressman Byrne’s office suggesting potential funding 
pathways without state or county involvement. He requested staff review the information for 
feasibility. He also expressed appreciation for community engagement, highlighting recent 
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youth participation in a citywide cleanup effort involving local schools, ROTC, cheer, and 
athletic groups, as well as the special needs prom event held over the weekend. Additionally, 
he announced upcoming community events, including an autism awareness walk, a volunteer 
expo at the community center, and a motorcycle event scheduled downtown. 

Vice Mayor Ashcraft requested an update on the City’s marketing RFP. Interim City Manager 
Gierok confirmed the RFP has been issued and that a selection committee has been 
established, with follow-up pending on its current status. Commissioner Asbate inquired 
whether the marketing effort could be integrated into broader planning efforts involving Dr. 
Levey and other consultants, noting potential synergies with external marketing firms engaged 
in similar work elsewhere. Interim City Manager Gierok acknowledged that the consultant had 
been made aware of the opportunity but did not indicate additional proposals at this time. The 
Commission concluded with no further discussion. 

5.2 City Manager 

Interim City Manager Gierok reported that earlier in the day he and the Deputy City Manager 
observed a coordinated law enforcement operation involving the Eustis Police Department and 
multiple partner agencies. He described the operation as highly organized and effective, and 
invited Captain Fanning to provide further details on the activity. 

Captain John Fanning, Commander of the Criminal Investigations Division and SWAT 
Commander, explained that the operation was conducted through Mid Florida SWAT in 
coordination with the Lake County Sheriff’s Office. He reported that a month-long investigation 
culminated in the execution of a search warrant at approximately 7:00 a.m. at 1022 and 1024 
Moran Street, locations associated with a longstanding drug operation that also extends to a 
nearby motel. During the search, officers recovered multiple controlled substances, including 
methamphetamine, cocaine, fentanyl (including fentanyl pills), morphine, and marijuana, as 
well as three firearms. Five adults were arrested on felony drug possession charges, with 
additional charges anticipated as the investigation continues. 

Captain Fanning emphasized the strong interagency collaboration, noting that a Eustis Police 
detective assigned to the Lake County Special Investigations Bureau played a key role in 
developing the case. He credited Lake County Sheriff’s Office personnel and SWAT team for 
their coordination and planning, and highlighted the use of modern tactical methods, including 
drones, robots, and rehearsed “dry runs,” to reduce risk to officers and the public. He 
contrasted current practices with older, more aggressive entry tactics, noting that modern 
procedures significantly improve safety outcomes. 

Following the execution of the warrant and arrests, Captain Fanning stated that code 
enforcement and building officials were called to the scene due to observed violations. As a 
result, both properties were condemned and utilities, including power, were disconnected to 
prevent further illegal activity. He expressed optimism that the operation would significantly 
disrupt ongoing drug activity in the area and reduce related community complaints. 

Captain Fanning acknowledged support from city leadership, including Interim City Manager 
Gierok and Deputy City Manager Burrowes, who were present at the scene. He thanked all 
participating agencies and city personnel for their coordination in what he described as a 
complex, months-long investigation. 

Following the presentation, Commissioner Hawkins and Mayor Lee commended the police 
department and partner agencies for the successful operation, recognizing the professionalism 
and effectiveness of the coordinated effort. Interim City Manager Gierok echoed these 
sentiments, praising the teamwork, precision, and overall execution of the operation. 
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5.3 City Attorney 

City Attorney Garcia had no further items to address.  

5.4 Mayor 

Mayor Lee began by describing her participation in a community prayer initiative organized by 
Pastor Renee, which involved groups positioned at multiple city entrances to pray for the city. 
She noted that she participated in the event along with Commissioner Hawkins and 
characterized it as a meaningful and reflective experience. 

She highlighted ongoing downtown and public space enhancements, specifically referencing 
“butterfly wings” installations at Liberty Circle, Elizabeth Circle, and Palmetto Plaza. Mayor Lee 
commended staff members Marissa and Michelle for developing a brochure and 
accompanying map identifying the locations of these installations. She shared that visitors from 
Wisconsin had expressed interest in visiting all the butterfly wing locations, reinforcing the 
value of providing accessible informational materials for residents and tourists. 

Mayor Lee shared information obtained from a Lake County Sheriff’s Office community 
outreach presentation. She noted several public safety and engagement programs, including a 
camera registration program that allows residents to register doorbell and security cameras to 
assist law enforcement if incidents occur nearby. She also referenced a “safety net” tracking 
program designed to assist individuals who may become lost or wander, along with a lockbox 
program that provides emergency responders access to residences during emergencies, and a 
“911 Smart” program that allows residents to provide critical household and medical 
information to dispatchers and first responders. She expressed interest in increasing public 
awareness of these programs through brochures and other outreach materials. 

Additionally, Mayor Lee followed up on a prior discussion regarding utility compatibility and 
requested an update. Interim City Manager Gierok responded that staff was preparing a letter 
for the Commission; however, there are minor revisions still needed before distribution. 

Mayor Lee concluded by thanking attendees for their patience, acknowledging the Eustis 
Police Department for their work, and expressing appreciation for the efforts of city staff and 
public safety personnel. 

6. Adjournment: 8:40 p.m. 

*These minutes reflect the actions taken and portions of the discussion during the meeting. To review the entire discussion concerning any agenda item, 

go to www.eustis.org and click on the video for the meeting. If available, the video recording may be accessible at 

https://www.youtube.com/@EustisComRel/streams or an audio recording may be requested from the office of the City Clerk. 

    

CHRISTINE HALLORAN   EMILY A. LEE 

City Clerk   Mayor/Commissioner 
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TO: Eustis City Commission 
  

FROM: Rick Gierok, Interim City Manager 
  

DATE: May 7, 2026 
  

RE: Eustis Police Department Swearing In Ceremony 

Introduction: 
Police Chief Craig Capri will officiate the swearing in for new City of Eustis officers. 

Background: 
New officers: 

1. Stephen Cok 
2. Bradley Donaldson 
3. Johana Lopez 
4. Lorena Mennechey 
5. Andrew Padgett 
6. Allison Sullivan 
7. Bernie Daven 

 

Prepared By: 
Kenneth Toler, Administrative Services Captain 

Reviewed By: 

Craig Capri, Chief of Police 
Miranda Burrowes, Deputy City Manager 
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TO: Eustis City Commission 

  
FROM: Rick Gierok, Interim City Manager 

  
DATE: May 7, 2026 
  
RE: Amazing Race for Charities Presentation 

Introduction: 
The Amazing Race For Charity event was held on Saturday, March 21, 2026 in Eustis. Sponsored by many 
local businesses, the goal of the event is to raise funds for area non-profits serving Eustis residents and 
positively making a difference in our community. 

Background: 
Previously organized by a non-profit Board of Directors, the Amazing Race was handed off to the Eustis 
Events & Communication Department and this was our second year organizing the event. The goal of the 
Department was to not only keep the successful event running, but to seek continuous improvement and 
increase charitable contributions. 
 
The Amazing Race for Charity Grant Recipients 
The City of Eustis is proud to award $35,255.82 to fourteen (14) local charities. These charities were chosen 
through a formal application and selection process. Each organization was required to be a part of the 
annual Amazing Race for Charity by supplying volunteers and a challenge station for race participants. 
Three groups went above and beyond hosting more than one challenge and/or water station, bringing 
dozens of volunteers, and creating an exciting atmosphere for our participants. The following organizations 
will be receiving a donation: 

1) Hand and Hand Recovery 
2) Eustis African American Heritage Committee 
3) Habitat for Humanity of Lake-Sumter 
4) Early Learning Coalition of Lake County 
5) Eustis Police Charities 
6) Human Society of Lake County 
7) Lake Cares Pantry 
8) Lake Support and Emergency Recovery 
9) Project Noelle 
10) Triangle Community Alliance 
11) Trout Lake 
12) Worth IT Suicide Outreach and Support 
13) Alee Academy 
14) LovExtension 

Prepared By:  
Cheri Moan, Director of Events and Communication 
Reviewed By: 
Miranda Burrowes, Deputy City Manager 
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Presentation: Purvis Gray and Company - ACFR 

 

TO: Eustis City Commission 
  
FROM: Rick Gierok, Interim City Manager  
 
DATE: May 7, 2026 
 
RE: City’s Annual Comprehensive Financial Report for the Fiscal Year Ending 

September 30, 2025 

 
Introduction: 
The City’s independent auditors, Purvis, Gray and Co., will provide a short 
presentation of the results of the City’s financial audit for the fiscal year ending 
September 30, 2025. 
 
Chapters 11.45 and 10.550 of the Florida Statutes require independent, certified public 
accountants to perform the annual financial audit. The audit was completed by Purvis 
Gray and Company, LLP, a firm of licensed, certified public accountants who meet the 
additional requirements necessary to audit governmental units.  

The goal of the independent audit is to provide reasonable assurance that the City’s 
financial statements for the fiscal year ended September 30, 2025, are free of material 
misstatement. The independent audit involved examining, on a test basis, evidence 
supporting the amounts and disclosures in the financial statements, assessing the 
accounting principles used, significant estimates made by management and evaluating 
the overall financial statement presentation.  

 
Prepared by: 
Lori Carr, Finance Director 
 
Reviewed by: 
Mari Leisen, Deputy Finance Director 
Miranda Burrowes, Deputy City Manager  
 

Attachments/Links: 

https://www.eustis.org/files/assets/public/v/1/finance/docs/audit-2025updated.pdf  
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March 31, 2026 

To the Honorable Mayor, City Commissioners and Citizens of Eustis:

It is an honor to submit this Annual Comprehensive Financial Report for the City of Eustis 
(City) for the fiscal year ending September 30, 2025. The report fulfills the requirements set 
forth by City ordinance and State law, by the City Charter Article V, Florida Statutes Chapters 
11.45 and 218, and the Rules of the Auditor General 10.550, which requires that, each fiscal 
year, all local governments publish a complete set of financial statements presented in 
conformity with Generally Accepted Accounting Principles (GAAP) and audited under 
auditing standards generally accepted in the United States by a firm of licensed, certified 
public accountants.  

This Annual Comprehensive Financial Report consists of management’s representations 
concerning the finances of the City. Consequently, management assumes full responsibility 
for the completeness and reliability of all information presented in this report. To provide a 
reasonable basis for making these representations, the management of the City has 
established a comprehensive internal control framework that is designed both to protect the 
City’s assets from loss, theft, or misuse and to compile reliable information for the preparation 
of the City’s financial statements in conformity with GAAP. Because the cost of internal controls 
should not outweigh their benefits, the City’s comprehensive internal controls framework has 
been designed to provide reasonable, rather than an absolute assurance that the financial 
statements are free from material misstatement. As management, we assert that this financial 
report is complete and reliable in all material respects to the best of our knowledge.  

Chapters 11.45 and 10.550 of the Florida Statutes require independent, certified public 
accountants to perform the annual financial audit. The audit was completed by Purvis Gray 
and Company, LLP, a firm of licensed, certified public accountants who meet the additional 
requirements necessary to audit governmental units.  

The goal of the independent audit is to provide reasonable assurance that the City’s financial 
statements for the fiscal year ended September 30, 2025, are free of material misstatement. 
The independent audit involved examining, on a test basis, evidence supporting the amounts 
and disclosures in the financial statements, assessing the accounting principles used, 
significant estimates made by management and evaluating the overall financial statement 
presentation. 

The auditors expressed an opinion that the City’s financial statements for the fiscal year ended 
September 30, 2025, are fairly stated in conformity with accounting principles in the United 
States. This is the most favorable conclusion, commonly known as an “unmodified” or clean 
opinion. The Independent Auditor’s Report is presented as the first component of the Financial 
Section of this report.
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Transmittal Letter 
GAAP requires that management provide a narrative introduction, overview and analysis to 
accompany the Basic Financial Statements in a Management’s Discussion and Analysis 
(MD&A) document. This letter of transmittal is designed to complement the MD&A and should 
be read in conjunction with it. The City’s MD&A can be found immediately following the 
Independent Auditor’s Report. 

PROFILE OF THE CITY 

The City of Eustis is in Lake County, Florida, approximately 25 miles northwest of Orlando, 
Florida. The City's boundaries span over 12 square miles of gently rolling countryside and 
lakes, with a service area of approximately 26 square miles. The City was incorporated in 
1883 and most recently amended the City Charter in 2018. A Charter Review Committee made 
appropriate recommendations, which updated and streamlined the Charter to current State 
statutes.  

Lake County is part of the Orlando Metropolitan Statistical Area (MSA). In addition to Lake 
County, the area includes Orange, Seminole, and Osceola counties. The inclusion of Lake 
County in the Orlando MSA indicates that most people live, work, earn and spend money in 
this defined geographic area. The hub of this MSA is Orange County and Lake County serves 
as a residential unit of the MSA.  

The City has an estimated population of 24,477 as of April 1, 2025, and provides a full range 
of general municipal services, including:  

• Building Inspections

• Code Enforcement

• Community and Economic Development

• Parks, Recreation, Library, and Cultural Affairs

• Police and Fire Protection

• Stormwater Management

• Street Maintenance, Traffic Engineering, and Parking

• Water and Wastewater Services

Internal support services include the following: 

• Financial Services - Budget, Payroll, Accounts Payable and Accounts Receivable

• Citywide Management - Administration, Information Technology, Human Resources,
Labor Relations and Risk Management

• Legal Services

• Facilities Management

• Public Relations

Solid waste disposal is provided under a franchise agreement and is performed by a private 
company. The City’s existing agreement was renewed on February 20, 2025.  Under the new 
agreement, the City transitioned from a waste/recycle program to a waste-to-energy program 
for all residential customers. 

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

2 39

Item 3.3



Transmittal Letter 
In addition to the above activities, the City exercises oversight responsibility for the 
Community Redevelopment Agency (CRA). Accordingly, these activities are included in the 
City’s annual reporting document and are reflected in Note 1 in the Notes to the Financial 
Statements. 

The City utilizes a Commission/Manager form of government. Five Commission members are 
elected to staggered four-year terms. Each year, the Commission chooses a new Mayor and 
Vice Mayor from the current group of Commissioners. Elections are held on the first Tuesday 
after the first Monday in November, and the elected candidates take a seat during the first 
City Commission meeting in January.  

The City Manager is a full-time position appointed by the Commission and serves as the City's 
Chief Executive/Administrative Officer. The City Manager, per the charter, appoints both the 
Finance Director and the City Clerk. Once the City Manager appoints these positions, the City 
Commission must also approve the positions. The charter authorizes departments for Finance, 
Police, Fire, Water, Sewer, and Public Works. Other departments may be established by 
ordinance upon the recommendation of the City Manager. A Director shall head each 
department, subject to the discretion of the City Manager.  

The annual budget is the City’s financial planning and control foundation. All City 
departments are required to submit annual requests for appropriations to the City Manager. 
The City Manager uses these requests to develop the proposed budget.  

The City Manager presents the proposed budget to the City Commission for review no less 
than forty-five (45) days before the expiration of each fiscal year. The City Commission must 
hold two (2) public hearings on the proposed budget and adopt a final budget no later than 
September 30th, the close of the City’s fiscal year. The appropriated budget is prepared by 
fund, function and program. Budgets for all governmental fund types are adopted consistent 
with generally accepted accounting principles. Budget-to-actual comparisons are provided 
for each governmental fund.  After adoption of the annual budget, the City Commission must 
still approve all purchases over $100,000 in addition to any amendments to the budget. Staff 
prepare a resolution for any increase in expenditures to amend the budget. 

The City also prepares a Five-Year Capital Improvement Plan (CIP), which is reviewed and 
updated annually. The Five-Year CIP provides a Citywide plan for utility improvements, 
equipment replacements and growth-related projects. The plan details the development of 
revenue projections and capital needs assumptions. The Sales Tax Capital Projects Fund 
revenue also provides funding for many improvements that benefit the community, such as 
infrastructure, police and fire vehicles, equipment and parks and recreation enhancements. 

Budgeted revenue and operating expenditures are typically conservative and calculated 
based on the most recent history of revenue with a modest increase in expenditures. In 
addition to these general assumptions, each department estimates the workforce and 
equipment necessary to maintain adequate service levels. The City maintains a healthy 
unassigned fund balance in the General Fund of $19.7 million, which is 96.4% of the total fund 
balance, which includes an emergency contingency of $405,873. 

As stated above, the City develops multi-year forecasts for the major funds and capital 
improvement plan. Some of the key projects reflected in the capital improvement plan are: 

• Multiple community park improvements

• Street rehabilitation, including sealing and resurfacing projects
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Transmittal Letter 
• Library facility maintenance and computer upgrades 

• Citywide information technology upgrades 

• Water and sewer improvements 

• Public Safety vehicle replacement program 

• Improvements to buildings 

• Major equipment upgrades in Public Works 

Factors Affecting Financial Condition 

The information presented in the financial statements is best understood when considered 
from the broader perspective of the specific environment within which the City operates. 

The local economy was less impacted by inflation of 3.10% in June 2025, than it was in June 
2024 with an inflation rate of 3.20%, according to the Bureau of Labor Statistics.  The growth 
in property tax revenues has offset inflation over the past year. This City’s 2025 tax value was 
$1,831,981,923, including new construction.  The City’s final 2024 taxable value was 
$1,680,329,807, including new construction.  This represents a year-over-year increase of 
9.03%. 

The unemployment rate for Lake County rose from 3.7% in 2024 to 4.5% in 2025. 

The City’s tax base is primarily residential, as evidenced by the number of utility accounts 
served. With over 13,000 utility accounts, the City has just over 800 commercial utility 
accounts. This proportion illustrates that the City is a bedroom community for the Orlando 
MSA rather than a commercial or industrial hub. The City addresses its future needs by 
adjusting for the fact that the City’s direction has shifted from an agricultural community to a 
substantially residential one.  

The State of Florida has found the City’s Comprehensive Plan to be in compliance with 
statutory requirements. This Plan is mandated under the State’s growth management 
regulations. The Plan’s objective is to address the needs of a predominantly residential 
community with provisions for light commercial and industrial sectors and to establish a well-
rounded community that serves the needs of the citizens. This Plan reinforces and sets the 
future direction of the City. 

Based on current and future needs outlined in the Plan, the City has identified and established 
appropriate projects and funding sources to complete its goals. A State Revolving Loan and 
Revenue Bond have provided funding for water, sewer and other infrastructure needs. The 
City adopted impact fees for water, sewer, recreation, police, fire and library services. These 
fees can be used for eligible growth-related projects. 

The City adopted new Land Development Regulations (LDRs) in 2008, and the Commission 
adopted amendments in 2015, 2016, 2017, 2019, and 2024. The LDRs set forth requirements 
for density, open space and compatibility.  

The City has established a Joint Planning Area (JPA) with Lake County and provides review 
and comments on any County projects within the geographically defined area. New 
development in the unincorporated area of the Joint Planning Area requesting water service 
must either annex into the City or sign an annexation agreement with the City to meet the 
City’s development standards.   
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During the fiscal year 2025, several major projects were completed or started.. Listed below 
are some items of interest. 

• The City focused attention on obtaining grants at the local, County, State and Federal
levels. The City was awarded three general grants for a total of $27,295. A Federal
grant was awarded for $100,000 from the American Rescue Plan Act for a septic to
sewer project. The Florida Department of Transportation awarded the City $200,000
for North Shore Culvert project. The City has received approximately $19,000 from
FEMA for Hurricane Milton and is obligated to receive another $370,0000. The City has
been awarded a CDBG Mitigation Grant of $1.4 million, which will be received in
FY2026.

• The Finance Department hired a grant writer to research alternative funding sources
for capital projects as well as operating grants.

• The Fire Department purchased a fire captain vehicle, radios and GovWell software
for fire and building inspections.

• The City maintained its ISO rating of 2.  The lower the rating, the higher the ability of
the Fire Department to meet the community’s needs.  The safter the community, the
lower homeowners’ insurance rates are within the City.

• The Police Department purchased five new vehicles and body camera equipment.  All
equipment purchased is critical for officer safety and the safety of residents.

• The Information Technology Department purchased numerous cameras around public
buildings and area parks. The Police Department has found the new technology very
useful in crime prevention and enforcement.

• The Fire Department made the final payment in FY2025 on a Pierce Impel Pumper
truck.  The purchase will replace a unit that is over ten years old; the maintenance and
servicing became cost prohibitive. Not only will the new equipment provide an
enhanced level of service for the residents of Eustis, but it will be instrumental in
maintaining the ISO rating.

• An impact fee study was completed in FY2025 and new rates will be in effect starting
January 1, 2026.  The new and increased impact fees will apply to most new residential,
commercial and industrial development in the City of Eustis. Impact fees ensure that
new growth pays its fair share for Police, Fire, Parks and Recreation, Library, Water,
and Wastewater facilities, rather than shifting costs onto existing residents and
businesses. Consistent with Florida law, rebuilding an existing structure of the same
size and use will not trigger new impact fees.

• A Risk Manager position was created and has been filled in FY2025.  The Risk Manager
will be tasked with identifying, assessing and mitigating potential financial,
operational and reputational risks to the City.  The new staff will reside in the Human
Resources department and will develop risk policies, analyze data trends, ensure
regulatory compliance and implement strategies like insurance or business continuity
plans to minimize negative impacts.

• The Stormwater Department purchased a new street sweeper to replace aging
equipment that required frequent, costly repairs.  The equipment is used regularly and
it is prudent to purchase new, rather renting, which would be most costly over time.
The new sweeper will maintain the desired level of service to the City and its residents.

Transmittal Letter 

LONG-TERM FINANCIAL PLANNING 

Major Initiatives 
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• The City implemented significant, much-needed technology upgrades. We installed

CJIS compliant security cameras thought the City and plan to add more each year. We
also upgraded and improved our backup system and are utilizing a new Endpoint
Antivirus system and Multi Factor Authentication.  All of these upgrades provide for
enhanced security, compliance with cybersecurity mandates, better efficiency, future
growth, better reliability and less downtime due to system failures.

•  In 2025, the Economic Development Department completed two major strategic
planning initiatives: a Target Industry and Smart Growth Analysis (TISGA) and an
Economic Development Marketing Study (EDMS). These efforts will guide the City’s
economic strategy by identifying industries aligned with Eustis’s workforce,
infrastructure, and long-term market trends while providing data-driven
recommendations to strengthen the City’s economic positioning, attract targeted
investment, support local businesses and effectively market Eustis to visitors,
residents and prospective businesses.

• Department staff advanced economic growth and job creation initiatives across
multiple channels. The UCF/Eustis Business Incubator at Mega Workplace had a strong
year, with client companies securing $300,000 in funding and hosting more than 16
entrepreneurial education and training events that attracted over 250 emerging
entrepreneurs and growth-stage companies. Staff also marketed industrial sites to site
selectors and business prospects and led a targeted recruitment campaign that
generated direct engagement with corporate leaders and site consultants, resulting in
eight prospect leads.

• Through a partnership with the Greater Lake Eustis Chamber of Commerce and direct
outreach, staff met with more than 40 local businesses to address operational
challenges and provide support, including workforce resources, infrastructure
assistance referrals, business training and potential grant opportunities.

• Applications to the City’s Gateway Grant Façade Improvement Program increased by
10 percent over the prior year, supporting visible enhancements to downtown and
major commercial corridors that strengthened the City’s aesthetic appeal, foot traffic
and economic vitality.

• City staff also worked collaboratively with the Lake County Economic Development
Office, Lake Area Economic Development (LEAD), and regional partners to align
priorities, implement joint initiatives and leverage regional partnerships to advance
the City’s economic development goals.

• The City Clerk’s Office focused on streamlining processes to include the handling of
public records requests and records retention.  The City Clerk’s Office, with assistance
from other departments, has continued to review the City’s paper records. A
significant number of permanent records have been scanned.

• The Eustis Memorial Library held over 500 programs with nearly 13,000 attendees- an
11% increase over the previous fiscal year. The library also launched a Eustis-
exclusive Libby e-book collection, resulting in an 83% increase in active users in just
one month. In addition, the exterior of the building was also repainted.

• Each year, money is set aside to address the constant need to upgrade streets and
sidewalks; a five-year total for this project is approximately $520,000. The City also
intends to install new sidewalks as part of the Eustis Mobility plan. The City is one of
the few entities in Lake County with the equipment and personnel to perform most of
the work in-house, thereby providing the highest value for the dollars spent.
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List of Elected and City Officials 
September 30, 2025 

Elected Officials City Commission 

Title Name Seat Current Term of Seat 
Mayor Willie Hawkins 3 1/2025 through 12/2028 
Vice Mayor Gary Ashcraft 1 1/2023 through 12/2026 
Commissioner Michael L. Holland 2 1/2023 through 12/2026
Commissioner George Asbate 4 9/2025 through 12/2028 
Commissioner Emily A. Lee 5 1/2025 through 12/2028 

Appointed and Key Officials 
Title Name 

City Manager Thomas R. Carrino, Jr. 
Legal Counsel and City Attorney Sasha O. Garcia 
Director of Finance Lori Carr 
City Clerk Christine Halloran 

Executive Team 
Title Name 

Deputy City Manager Miranda Burrowes 
City Clerk Christine Halloran 
Director of Development Services Mike Lane 

Director of Economic Development Albert Latimer 

Director of Engineering & Capital Projects Richard Gierok 

Director of Eustis Memorial Library Ann S. Ivey 

Director of Events and Communication Cheri Moan 

Director of Finance Lori Carr 
Director of Human Resources Karen Crouch 

Director of Parks and Recreation Sam Brinson 

Director of Public Works Greg Dobbins 

Fire Chief Michael Swanson 
Police Chief Craig Capri 

Division Heads 
Director of Information Technology  Bryce Hale 
Director of Purchasing Tracy M. Jeanes 
Deputy City Clerk Mary Montez  
Deputy Director of Finance Mari Leisen 
Deputy Director PW Streets & Lawn Joseph Jones 
Deputy Director PW Utilities Michael Brundage 
Superintendent, Streets Devon Evans 
Superintendent, Lawn Brent Matthews 
Superintendent, Water Paul Shepherd 
Superintendent, Wastewater Jeff Brinson 
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This section contains the following subsections:

AUDITOR’S REPORT

MANAGEMENT DISCUSSION & ANALYSIS

BASIC FINANCIAL STATEMENTS

NOTES TO THE FINANCIAL STATEMENTS

FINANCIAL SECTION
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INDEPENDENT AUDITOR’S REPORT 
 
 
Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 
 
Report on the Audit of the Financial Statements 
 
Opinions 
We have audited the accompanying financial statements of the governmental activities, the business-type 
activities, each major fund, and the aggregate remaining fund information of the City of Eustis, Florida 
(the City) as of and for the year ended September 30, 2025, and the related notes to the financial 
statements, which collectively comprise the City’s basic financial statements as listed in the table of 
contents. 
 
In our opinion, the financial statements referred to above present fairly, in all material respects, the 
respective financial position of the governmental activities, the business-type activities, each major fund, 
and the aggregate remaining fund information of the City as of September 30, 2025, and the respective 
changes in financial position, and, where applicable, cash flows, thereof for the year then ended in 
accordance with accounting principles generally accepted in the United States of America. 
 
Basis for Opinions  
We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America and the standards applicable to financial audits contained in Government Auditing Standards, 
issued by the Comptroller General of the United States.  Our responsibilities under those standards are 
further described in the Auditor’s Responsibilities for the Audit of the Financial Statements section of our 
report.  We are required to be independent of the City and to meet our other ethical responsibilities, in 
accordance with the relevant ethical requirements relating to our audit.  We believe that the audit 
evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinions. 
 
Responsibilities of Management for the Financial Statements 
Management is responsible for the preparation and fair presentation of the financial statements in 
accordance with accounting principles generally accepted in the United States of America, and for the 
design, implementation, and maintenance of internal control relevant to the preparation and fair 
presentation of financial statements that are free from material misstatement, whether due to fraud or 
error.  
 
In preparing the financial statements, management is required to evaluate whether there are conditions 
or events, considered in the aggregate, that raise substantial doubt about the City’s ability to continue as 
a going concern for twelve months beyond the financial statement date, including any currently known 
information that may raise substantial doubt shortly thereafter. 
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Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

INDEPENDENT AUDITOR’S REPORT 

Auditor’s Responsibilities for the Audit of the Financial Statements 
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are 
free from material misstatement, whether due to fraud or error, and to issue an auditor’s report that 
includes our opinions.  Reasonable assurance is a high level of assurance but is not absolute assurance 
and, therefore, is not a guarantee that an audit conducted in accordance with generally accepted auditing 
standards and Government Auditing Standards will always detect a material misstatement when it exists.  
The risk of not detecting a material misstatement resulting from fraud is higher than for one resulting from 
error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the override 
of internal control.  Misstatements are considered material if there is a substantial likelihood that, 
individually or in the aggregate, they would influence the judgment made by a reasonable user based on 
the financial statements. 

In performing an audit in accordance with generally accepted auditing standards and Government Auditing 
Standards, we: 

■ Exercise professional judgment and maintain professional skepticism throughout the audit.

■ Identify and assess the risks of material misstatement of the financial statements, whether due to
fraud or error, and design and perform audit procedures responsive to those risks.  Such procedures
include examining, on a test basis, evidence regarding the amounts and disclosures in the financial
statements.

■ Obtain an understanding of internal control relevant to the audit in order to design audit procedures
that are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of the City’s internal control.  Accordingly, no such opinion is expressed.

■ Evaluate the appropriateness of accounting policies used and the reasonableness of significant
accounting estimates made by management, as well as evaluate the overall presentation of the
financial statements.

■ Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, that
raise substantial doubt about the City’s ability to continue as a going concern for a reasonable period
of time.

We are required to communicate with those charged with governance regarding, among other matters, 
the planned scope and timing of the audit, significant audit findings, and certain internal control-related 
matters that we identified during the audit. 

Required Supplementary Information 
Accounting principles generally accepted in the United States of America require that the management’s 
discussion and analysis, general and major special revenue funds budgetary comparison information, 
schedules of changes in net pension liabilities and related ratios, the schedule of employer contributions, 
schedule of investments returns, schedule of proportionate share of net pension liability, and schedule of 
total OPEB Liability as listed in the table of contents, be presented to supplement the basic financial 

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

16 53

Item 3.3



Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 
 

INDEPENDENT AUDITOR’S REPORT 
 
 
statements.  Such information is the responsibility of management and, although not a part of the basic 
financial statements, is required by the Governmental Accounting Standards Board who considers it to be 
an essential part of financial reporting for placing the basic financial statements in an appropriate 
operational, economic, or historical context.  We have applied certain limited procedures to the required 
supplementary information in accordance with auditing standards generally accepted in the United States  
of America, which consisted of inquiries of management about the methods of preparing the information 
and comparing the information for consistency with management’s responses to our inquiries, the basic 
financial statements, and other knowledge we obtained during our audit of the basic financial statements.  
We do not express an opinion or provide any assurance on the information because the limited procedures 
do not provide us with sufficient evidence to express an opinion or provide any assurance. 
 
Supplementary Information  
Our audit was conducted for the purpose of forming opinions on the financial statements that collectively 
comprise the City’s basic financial statements.  The accompanying combining and individual non-major 
fund financial statements, non-major fund budgetary comparison schedules, and capital projects fund 
budgetary schedule, are presented for purposes of additional analysis and are not a required part of the 
basic financial statements.  Such information is the responsibility of management and was derived from 
and relates directly to the underlying accounting and other records used to prepare the basic financial 
statements.  The information has been subjected to the auditing procedures applied in the audit of the 
basic financial statements and certain additional procedures, including comparing and reconciling such 
information directly to the underlying accounting and other records used to prepare the basic financial 
statements or to the basic financial statements themselves, and other additional procedures in 
accordance with auditing standards generally accepted in the United States of America.  In our opinion, 
the combining and individual non-major fund financial statements, non-major fund budgetary 
comparison schedules, and capital projects fund budgetary schedule are fairly stated, in all material 
respects, in relation to the basic financial statements as a whole. 
 
Other Information 
Management is responsible for the other information included in the annual report.  The other 
information comprises the introductory and statistical sections but does not include the basic financial 
statements and our auditor’s report thereon.  Our opinions on the basic financial statements do not cover 
the other information, and we do not express an opinion or any form of assurance thereon. 
 
In connection with our audit of the basic financial statements, our responsibility is to read the other 
information and consider whether a material inconsistency exists between the other information and the 
basic financial statements, or the other information otherwise appears to be materially misstated.  If, 
based on the work performed, we conclude that an uncorrected material misstatement of the other 
information exists, we are required to describe it in our report. 
 
Other Reporting Required by Government Auditing Standards 
In accordance with Government Auditing Standards, we have also issued our report dated March 31, 2026, 
on our consideration of the City’s internal control over financial reporting and on our tests of its 
compliance with certain provisions of laws, regulations, contracts, and grant agreements and other 
matters.  The purpose of that report is solely to describe the scope of our testing of internal control over  
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Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

INDEPENDENT AUDITOR’S REPORT 

financial reporting and compliance and the results of that testing, and not to provide an opinion on the 
effectiveness of the City’s internal control over financial reporting or on compliance.  That report is an 
integral part of an audit performed in accordance with Government Auditing Standards in considering the 
City’s internal control over financial reporting and compliance. 

March 31, 2026 
Ocala, Florida 
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Management’s Discussion and Analysis 

The City of Eustis’ (City) Management Discussion and Analysis (MD&A) section serves as a 
narrative overview of the City’s Basic Financial Statements for the fiscal year ended September 
30, 2025.  The MD&A is designed to: 

 Assist the reader in focusing on and understanding significant financial issues;

 Provide an overview of the City’s financial activity;

 Identify significant financial achievements or concerns;

 Identify any material changes from the City’s adopted budget; and

 Identify any fund specific issues or concerns.

The MD&A focuses on the reporting year’s activities resulting in changes and currently known 
facts. Readers should consider the information contained within the MD&A along with the City’s 
financial statements which begin on page 41. 

Financial Highlights 
 The assets and deferred outflows of resources of the City exceeded its liabilities and

deferred inflows of resources at the close of the fiscal year ended September 30, 2025 by
$166,183,301 (Net Position). This is an increase of $4,624,687, or 2.86%, over fiscal year
2024.

 At the close of the fiscal year, the City’s Governmental Funds reporting combined ending
fund balances of $31,537,655, a decrease of $1,947,875 or 5.82%.  Revenues increased by
$2.1 million or 7.04% and transfers in from other funds which amounted to $2.2 million.
FY2025 reported an increase of expenditures of $5.3 million or 20.24% over the prior
year.

 The City’s Propriety Fund had an ending Net Position of $76,088,002, an increase of
$1,401,876, or 1.88% over the prior year. Revenues decreased by $8.8 million due or
33.10% attributable to a decrease in Capital Grants and Contributions from prior year
due to the absence of developer contributions in FY2025 and the conclusion of the
American Rescue Plan Act grant.  The operation expenditures increased by 11.48%, or
$1,3 million.

 The unrestricted net position in the Governmental Fund was $7.58 million, a decrease of
$426,870, or 5.33%, and may be used at the City’s discretion to meet ongoing obligations.
The unrestricted fund balance in the Proprietary fund was $12.1 million, an increase from
FY2024 of 10.44%.  The Proprietary fund balance represents the equity in business-type
activities; the unrestricted balance reflects funds available for future operating expenses.

 The City’s net investment capital assets increased by $6.9 million, or 5.54%. This was
predominantly driven by increases in equipment and vehicle purchases and the
completion of projects as of September 30, 2025.

 The City’s total long-term debt on loans decreased by $3,176,110 or 29.39%. This
decrease in is attributable in part to the payoff of the CRA balloon payment for the
purchase of three properties for development in the downtown area.  The project is
incomplete and the loan was refinanced in October 2025.  Regularly scheduled debt
service payments also decrease the outstanding loan balance.
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Overview of the Financial Statements 
The intention of the discussion and analysis is serve as an introduction to the City’s basic financial 
statements which includes the Government-Wide Financial Statements, Fund Financial 
Statements and Notes to the Financial Statements. 

This report contains other supplemental information that may assist in understanding of the 
financial condition of the City. 

Government-Wide Financial Statements: 
The Government-Wide Financial Statements are designed to provide readers with a broad 
overview of the City’s finances, similar to a private sector business. The Government-Wide 
statements provide short and long-term information about the City’s financial status.  

The Statement of Net Position presents information on all the City’s assets, liabilities, and 
deferred outflows and inflows with the difference between the two reported as Net Position. Over 
time, an increase or decrease in Net Position may indicate whether the City's financial position 
is improving or deteriorating. 

The Statement of Activities shows how the government’s Net Position changed during the most 
recent fiscal year. All changes in Net Position are reported as soon as the underlying event giving 
rise to the change occurs, regardless of the time of related cash flows. Thus, revenues and 
expenses are reported in this statement for some items that will result in cash flows in future fiscal 
periods (e.g., uncollected taxes and earned but unused vacation leave).  

Both Government-Wide Financial Statements distinguish functions of the City that are principally 
supported by taxes and intergovernmental revenues (governmental activities) from other 
operations intended to recover all or a significant portion of their costs through user charges. 
The governmental activities of the City include General Government, Public Safety, Physical 
Environment, Transportation (Streets & Highways), and Culture and Recreation. The business-
type activities of the City include the Water and Sewer Utility Fund. Solid waste is franchised to 
an independent contractor. The Government-Wide Financial Statements can be found on pages 
41-42 of this report.

The Government-Wide Financial Statements do not include any component units which would 
be required to be reported separately. The City does have three blended component units which 
are reported in the Fund Financial Statements included in this report.  

Fund Financial Statements: 
A fund is a grouping of related accounts that is used to maintain control over resources that have 
been segregated for specific activities or objectives. The City uses fund accounting to ensure 
and demonstrate compliance with finance-related legal requirements. All the funds of the City 
can be divided into three categories: Governmental Funds, Proprietary Funds, and Fiduciary 
Funds. 
Governmental Funds: 

Governmental funds account for those functions reported as governmental activities in the 
Government-Wide Financial Statements. Most of the City’s essential services are accounted 
for in governmental funds. However, unlike the Government-Wide Financial Statements, 
governmental fund financial statements focus on near-term inflows and outflows of spendable 
resources and the balance of spendable resources available at the end of the fiscal year. Such 
information may help evaluate a government’s near-term financing requirements. 
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Because the focus of governmental funds is narrower than that of the Government-Wide 
Financial Statements, it is helpful to compare the information presented for governmental 
funds with similar information presented for governmental activities in the Government-
Wide Financial Statements. By doing so, readers may better understand the long-term impact 
of the government’s near-term financing decisions. The governmental fund Balance Sheet 
and the governmental fund Statement of Revenues, Expenditures, and Changes in Fund 
Balance provide a reconciliation to facilitate this comparison between governmental funds 
and governmental activities. 

The City maintains thirteen individual governmental funds. Information is presented 
separately in the governmental fund Balance Sheet and the governmental fund Statement of 
Revenues, Expenditures, and Changes in Fund Balances for the General Fund, one special 
revenue fund, and one capital projects fund, all considered major funds. Data from the other 
ten funds are combined into a single, aggregated presentation. Individual fund data for each 
non-major governmental fund is provided within combining statements elsewhere in this 
report. The Governmental Fund Financial Statements can be found on pages 46-46 of this 
report. 

Proprietary Funds: 

The City maintains only one type of proprietary fund, also called an enterprise fund. The 
proprietary fund financial report is presented as business-type activities in the Government-
Wide Financial Statements. The City uses a proprietary fund to account for its Water and 
Sewer System operations. 

Proprietary funds provide the same information as the Government-Wide Financial 
Statements, but with more detail. The proprietary fund financial statements provide 
information for the water and sewer system, a major fund of the City. The proprietary fund 
financial statements can be found on pages 47-51 of this report. 

Fiduciary Funds: 

Fiduciary funds are used to account for resources held for the benefit of parties outside the 
government. Fiduciary funds are not reflected in the Government-Wide Financial Statements 
because the resources of those funds are not available to support the City’s programs. The 
accounting for fiduciary funds is similar to that of proprietary funds. The City’s fiduciary funds 
include pension trust funds for police and fire. The fiduciary fund financial statements can be 
found on pages 52-53 of this report. 

Notes to the Financial Statements (Notes): 
The Notes provide additional information needed to present a complete understanding of the 
data provided in the government-wide and fund financial statements. The Notes can be found on 
pages 57-104 of this report. 

Required Supplementary Information 

In addition to the Basic Financial Statements and accompanying Notes, this report also 
presents certain required supplementary information concerning the City’s compliance with 
its General Fund budget and the City’s progress in funding its obligation to provide pension 
and other postemployment benefits to its employees. Required Supplementary Information 
can be found on pages 108-125 of this report. 
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Other Supplemental Information 

This section of the report presents information regarding the City’s non-major governmental 
funds and can be found on pages 128-131 of this report.

Statistical information on major areas of the community, such as economic and social 
development, living conditions, water and wastewater usage and rates, taxes, education, and 
the environment, can be found at the end of this report. 

Government-Wide Financial Analysis  
Statement of Net Position 

Net Position may serve as a valuable indicator of a government’s financial position over time. In 
the fiscal year, ending September 30, 2025, the City’s assets exceed its liabilities by 
$166,183,301.  Governmental Net Position increased by $3,222,811 or 3.71% over the prior year. 
Business Activities Net Position increased by $1,401,876, or 1.88%, over the prior year. The 
following table reflects the condensed government-wide Statement of Net Position.

2025 2024 2025 2024 2025 2024
Assets

Current and Other
 Assets 38,397,935$   39,279,928$  21,512,353$   21,225,379$   59,910,288$   60,505,306$      

Capital Assets (Net) 71,854,910$   69,464,092    67,040,964      65,844,562      138,895,874   135,308,654      

Total Assets 110,252,845   108,744,020  88,553,317      87,069,941      198,806,161   195,813,961      

 Deferred Outflows 
 of Resources 2,896,793    660,035          266,477     188,457        3,163,270      848,492    

Liabilities
 Current and Other 

 Liabilities 3,659,918    2,983,516   3,300,162       2,706,734        6,960,080      5,690,250      

Long-Term Liabilities 13,276,894     14,913,224    9,154,500       9,469,844        22,431,394      24,383,068       

Total Liabilities 16,936,812     17,896,740    12,454,663      12,176,578      29,391,474      30,073,318       

 Deferred Inflows 
 of Resources 6,117,527    4,634,827   277,129     395,694        6,394,656      5,030,521      

Net Position:

Net Investment in
Capital Assets 71,335,948     66,336,509    59,669,608      57,793,381      131,005,556   124,129,890      
Restricted 11,178,592     12,528,350    4,288,802       5,909,707        15,467,394      18,438,057       
Unrestricted 7,580,759    8,007,630   12,129,592      10,983,038      19,710,352      18,990,668       

Total Net Position 90,095,299$   86,872,488$  76,088,002$   74,686,126$   166,183,301$ 161,558,614$    

City of Eustis, Florida

Governmental Activities Business-Type Activities Total

Statement of Net Position
September 30, 2025

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

24 61

Item 3.3



Approximately $131,005,556, or 78.26%, of the City’s Net Position reflects its investment in 
capital assets (e.g., land, buildings, infrastructure, improvements, vehicles, and equipment), 
less any related debt used to acquire such assets still outstanding. The City uses these capital 
assets to provide services to its citizens and therefore are not available for future spending.  

Approximately $15,467,394, or 9.31% of the City’s Net Position reflects the portion of Net Position
that has external restrictions imposed on how funds may be used. The most significant 
restrictions on governmental activities include Net Position for: capital projects based on the 
voter-approved one-cent sales tax legislation, revenues received specifically for development 
within the Community Redevelopment district, and building services to cover personnel costs 
for plan review and building inspection services. Business-type activities restricted Net Position
is comprised of debt-related restrictions for renewal and replacement and for impact fees 
collected but not yet spent for growth related capital projects. 

The City’s Unrestricted Net Position of $19,710,352 is available to be used to meet the City’s on-
going obligation to citizens and creditors.

Total Governmental Activities unrestricted Net Position for FY 2024/25 decreased by $426,870. 
The City may use these assets for general expenses or any legitimate expenditure.

Statement of Changes in Net Position

The changes in the City’s Net Position for the fiscal year ended September 30, 2025, and 
September 30, 2024, are presented on the next page: 

2025 2024 Change
$7,580,759 $8,007,630 $(426,871)

Unrestricted Net Position
Governmental Activities

A
t

52 i
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Revenues by Source 

Governmental revenue activities, including transfers, increased the Change in Net Position by 
$3,222,811. The most significant reasons for the change in Net Position are as follows: 

 Property tax revenue increased by $1,336,173, or 12.17%.  This revenue source
represents 37.91% of total governmental revenues.  Property tax collections increased in
both the General Fund and Community Redevelopment Agency fund.  Tax revenues for
the year increased primarily due to increased property values of 9.03% on all classes of
property, driven by local real estate market values.

 State shared revenues increased by $186,850, or 2.38%.  This revenue source represents
24.74% of total governmental revenue sources and includes sales tax revenue,
intergovernmental revenue and grants.

 Utility Service Tax increased by 11.04% or an increase of $299,000.  The increase is driven
by user demand for service.

2025 2024 2025 2024 2025 2024
 REVENUES 
 Program Revenues: 
 Charges for Services 6,072,459$    5,622,175$      14,444,371$   14,169,964$ 20,516,830$       19,792,140$     
 Operating Grants and 

 Contributions 187,292      180,913      -         -        187,292    180,913        
 Capital Grants and -       -     

 Contributions -  -  1,118,357        9,369,338      1,118,357       9,369,338     
 General Revenues: 
 Property Taxes 12,314,221    10,978,047      -         -        12,314,221    10,978,047  
 Utility Taxes 3,011,028  2,711,684  -         -        3,011,028       2,711,684     
 State and Other Shared 

 Revenues 8,034,377  7,847,527  -         -        8,034,377       7,847,527     
 Investment Income 1,316,419  1,373,469  751,277     863,301    2,067,696       2,236,770     
 Miscellaneous 1,430,026  1,630,229  18,794        11,469       1,448,820       1,641,698     

 Total Revenues 32,365,820    30,344,045      16,332,800     24,414,072   48,698,620    54,758,117  

 EXPENSES 
 General Government 8,566,231  6,930,771  -         -        8,566,231       6,930,771     
 Public Safety 13,746,343    12,158,859      -         -        13,746,343    12,158,859  
 Physical Environment 603,713      466,481      -         -        603,713    466,481        
 Transportation 3,640,189  2,773,482  -         -        3,640,189       2,773,482     
 Culture/Recreation 3,476,238  2,466,079  -         -        3,476,238       2,466,079     
 Debt Service - Interest -  -         -        -       -     
 Non-Departmental 1,328,836  1,276,247  -         -        1,328,836       1,276,247     
 Interest and Fees on 

 on Long-term Debt 92,459  87,083  -         -        92,459       87,083    
 Water and Sewer Operations -  -  12,619,924     11,320,266   12,619,924    11,320,266  

 Total Expenses 31,454,009    26,159,001      12,619,924     11,320,266   44,073,933    37,479,267  
 Excess (Deficiency) Before 

 Transfers 911,811      4,185,044  3,712,876        13,093,806   4,624,687       17,278,850  
 Transfers 2,311,000  2,322,455  (2,311,000)      (2,322,455)    -       -     
 Change in Net Position 3,222,811  6,507,499  1,401,876        10,771,351   4,624,687       17,278,850  
 Net Position -  

 Beginning of Year 86,872,488    80,364,989      74,686,126     63,914,775   161,558,614  144,279,764     

 Net Position - End of Year 90,095,299$ 86,872,488$   76,088,002$   74,686,126$ 166,183,301$     161,558,614$   

City of Eustis, Florida

Governmental Activities Business-Type Activities Total

Change in Net Position
September 30, 2025
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• Charges for Services are derived from recreational facilities rents, library user fees,
development services charges and stormwater assessment.  The increase of 8.01% over
prior year is due to an increase in demand for City services.

• Investment income decreased by ($57,050), or (4.15%). Market changes and the
fluctuation of available cash for investment affect the investment income.

Revenues by Source – Excluding transfers

Change in Revenue by Source 

Description 2025 % of Total 2024 % Change
Program Revenues
Charges for Services $6,072,459 17.51% $5,622,175 8.01%
Operating Grants and Contributions 187,292 0.54% 180,913 3.53%

General Revenues
Property Tax 12,314,221 35.51% 10,978,047 12.17%
Utility Service Tax 3,011,028 8.68% 2,711,684 11.04%
State Shared Revenue 8,034,377 23.17% 7,847,527 2.38%
Investment Income (loss) 1,316,419 3.80% 1,373,469 (4.15%)
Miscellaneous 1,545,082 4.46% 1,630,229 (5.22%)
Transfers 2,195,944 6.33% 2,322,455 (5.45%)

$34,676,820 100.00% $32,666,500 6.15%
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Expenses by Function 

Expenses for governmental activities include General Government, Public Safety, Physical 
Environment, Transportation, Culture and Recreation, and Non-Departmental expenses. Public 
Safety represents the most significant governmental expense comprising 43.70% of 
governmental expenses. The following graph shows the governmental activities expenses by 
function.

Total City governmental expenditures reflect a total increase of $5.3 million or 20.24% over the 
prior year. The General Government function increased by $1.3 million. The increase is due in 
part to annual salary increases and new positions. Over $551,000 of the increase was due to 
capital asset purchases such as equipment and vehicles. Public Safety increase by $1.6 million 
or 13.06%.  Fire and Law Enforcement salary and pension costs, and equipment purchases 
account for the increase in expenditures.   Refer to the following table for changes by function.

Changes in Expenses by Function

2025
 % of
Total 2024 Change  % Change 

Functions/Programs
General Government 8,566,231$       27.23% 6,930,771$   1,635,460$ 23.60%
Public Safety 13,746,343       43.70% 12,158,859   1,587,484  13.06%
Physical Environment 603,713 1.92% 466,481         137,232      29.42%
Transportation 3,640,189          11.57% 2,773,482     866,708      31.25%
Culture/Recreation 3,476,238          11.05% 2,466,079     1,010,159  40.96%
Non-Departmental 1,328,836          4.22% 1,276,247     52,590        4.12%
Interest and Fees on 
Long-Term Debt 92,459 0.31% 87,083           5,375          6.17%

Total 31,454,009$     100.00% 26,159,001$ 5,295,008$ 20.24%

Expenses
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Business-Type Activities 
Net Position 

Total Business-type activities unrestricted Net Position for FY 2024/25 increased by $1,146,554, 
or 10.44%. The City may use these assets for utility operations. 

Revenues by Source 

Business-type revenues are inclusive of the City’s water and sewer utility.  Revenues decreased 
by $8.1 million or (33.10%). The most significant revenue source for business-type activities is 
Charges for Services. It is customary for business-type funds to charge enough for services to 
cover the cost of operations. The most significant reasons for the change in Net Position in the 
business-type activities are as follows: 

• Charges for services increased by $274,407, or 1.94%. This is a result of both a modest
increase in rates as well as growth in the number of water and sewer utility connections.

• Capital grants and contributions decreased by $8.3 million, or (88.06%). The decrease is
primarily attributable to ARPA grants fully expended at September 30,2024. Further, the
City received revenue in the form of developer contributions in FY2024.  The absence of
the two funding sources in FY2025 accounts for the reduction in capital grants and
contributions.

• Investment income also decreased by ($112,024), due to fluctuating market conditions
and cash available for investment.

The City implemented a rate increase effective June 1, 2025, resulting in an annual 2.5% increase 
to cover increased costs of operations. The City is currently working with a consultant to provide 
a comprehensive updated rate study. The following chart represents the business-type revenues 
by source. 

2025 2024 Change
12,129,592$    10,983,038$    1,146,554$          

Business-type Activities
Unrestricted Net Position
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Revenues by Source

Change in Revenue by Source

Expenses - Business-Type Activities

Business-Type Activities 2025
% of 

Total 2024 Change % Change

Charges for services $14,444,371 88.44% $14,169,964 274,407 1.94%
Capital grants and contributions 1,118,357 6.85% 9,369,338 (8,250,981) (88.06%)
Investment income (loss) 751,277 4.60% 863,301 (112,024) (12.98%)
Miscellaneous revenues 18,794 0.12% 11,469 7,326 63.88%

Total $16,332,800 100.00% $24,414,072 (8,081,273)$    -33.10%

2025 2024 Change
 % 

Change 
Functions/Programs
Water /Sewer $12,619,924 $11,320,266 $1,299,658 11.48%

Expenses
 Business-Type Activities
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Financial Analysis of the City’s Funds 

Governmental Funds 

The focus of the City’s governmental funds is to provide information on near-term inflows, 
outflows, and balances of usable resources. Such information helps assess the City’s financing 
requirements. 

General Fund 

The City’s most significant governmental fund is the General Fund. The General Fund is the 
primary operating fund of the City. At the end of FY 2024/25, the total fund balance was 
$20,620,060. Of this amount, $19,878,908, or 96.40% is unassigned and can be used to meet 
the City’s on-going obligations. Unassigned fund balance may serve as a useful measure of 
the City’s net resources available for spending at the end of a fiscal year. 

Total General Fund balance increased by $498,643. The modest increase is primarily 
attributable to increased property tax revenue and a modest increase across all other 
revenue sources.  An increase in expenditures is primarily attributed to cost-of-living salary 
increases, inflation costs and a increase in level of service due to population increase. The 
General Fund has an assigned fund balance of $405,873 designated as an Emergency 
Contingency. 

The City has two other major governmental funds. 

Sales Tax Capital Projects Fund 

The Sales Tax Capital Fund accounts for projects qualified for use of the one-cent sales tax 
assessed on retail sales. Police and fire vehicles were purchased with sales tax funds, as well 
as a fire station renovation, police equipment and fire communication equipment.  Just under 
$1 million was spent on transportation for street and sidewalk projects and new heavy 
equipment purchases. Playground equipment, vehicles and park projects were funded in 
FY2025 by the sales tax revenue.  Any increase or decrease in fund expenditures depends 
on annual capital improvements projects in the five-year plan, as well as influences that may 
be outside the City’s control, such as the recent flooding event and the occurrence of 
hurricanes. In FY 2024/25, capital projects expenses were affected by on-going inflation 
which resulted in postponing several projects and moving them to the next fiscal year. Fund 
Balance decreased by $771,086, or 21.99%. 

Community Redevelopment Trust Fund 

This fund was established to provide an additional funding mechanism to revitalize 
Downtown and to provide for East Town improvements. The funding source is the 
incremental increase in property values in these geographically defined areas. Property tax 
revenue increased by $83,936, or 14.14% over the prior year. In 2021, the City borrowed 
funds to purchase a three (3) acre block located in the downtown area. The loan had a five-
year balloon loan with annual principal and interest payments. In FY 2024/25, the debt was 
paid off in September 2025 and the note was refinanced in October 2025 by an internal 
fifteen-year loan from the General Fund.   The interest rate will remain 2.875%, the same as 
the 2021 loan.   Fund Balance decreased by $2,268,010, or 62.93% due to the payoff of the 
balloon payment. 
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Non-Major Governmental Funds accounts include thirteen funds: Street Improvement, 
Building Services, Stormwater Utility Fund, Law Enforcement Trust and Education Funds, 
Economic Development Fund, Library Contributions Trust Fund, Impact Fee Funds (four 
different funds), Greenwood Cemetery Fund and a Grants Fund. In FY 2024/25, the combined 
fund balance was $6,845,829 representing an increase of $592,377, or 9.47%. 

The City’s most significant Non-Major Governmental Funds are: 

Street Improvement Fund 

This fund was established to account for gas tax revenues brought in from the State and 
County to make repairs and maintain streets and roads owned by the City. The most 
significant expenditures in this fund are street maintenance (resurfacing, milling and paving) 
and street lighting. Transportation revenues, including transfers of $1,105,000, exceeded 
transportation expenses by $94,005, increasing fund balance to $1,557,106.  

Building Services Fund 

This fund was established in 2019 to account for resources related to building activity within 
the City. Revenue in this fund, generated by permits and fees for construction that occurred 
during the year, was $1,462,003. Expenditures of $718,542 primarily consist of personnel 
costs to provide plan review and building inspection services. Fund balance increased by 
$628,405 to $2,916,456, attributable to an increase in the City’s new construction. 

Stormwater Utility Fund 

This fund accounts for the recurring billing of stormwater utility customers within the City. 
Total expenditures, including transfers out, were $1,029,999 and included stormwater 
drainage maintenance and improvements.  

The fund’s most significant expenditures were street sweeping and drainage maintenance, 
followed by capital expenses. Fund balance decreased by ($99,814), decreasing fund 
balance to $726,881.   

General Fund Budgetary Highlights 

Budgetary Analysis – General Fund  

The table below identifies FY 2024/25 expenditure changes from the original budget to the final 
budget for the General Fund. 

Original 
Budget Final Budget Actual

Variance to 
Original

Variance to 
Final

25,407,195$        25,816,694$        24,677,869$        409,500$       (1,138,825)$  

Original 
Budget Final Budget Variance

General Government 7,970,603$        8,026,533$        55,930$              
Public Safety 12,092,607        12,094,157        1,549 
Culture/Recreation 3,060,135           3,016,142           (43,993) 
Non-Departmental 1,549,450           1,602,708           53,258 
Grants and Aid 30,000 55,000 
Capital Outlay / Other 704,400              1,022,155           317,755              
Total 25,407,195        25,816,694        384,500 
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Budget amendments during the were primarily a result of City Commission directives. 
Significant budget amendments made during the year include funds for emergency portal air 
conditioning units due to failure of the main unit at the library.  Enhanced security throughout the 
City became high priority and funds were expended for IT equipment and security cameras 

The table below identifies the FY 2024/25 differences between the final budget and the actual 
expenditures. 

All General Fund functions, except for Capital Outlay / Other and Public Safety, reflect 
expenditures less than budgeted. The overall the actual expenditures were under budgeted 
expenses for the General Fund by $1,015,379. General Government expenditures were under 
budget by $817,172, primarily in the budgets for Information Technology had fewer repairs than 
budgeted and Planning and Development spent less on professional services than anticipated. 
Public Safety ended the year over budget by $463,877 mostly attributable to salary, overtime 
and payments on behalf of fire and police for premium tax distributions, which are not budgeted. 
Cultural and Recreation expenditures were $318,529 under budget attributable to vacancies. 
Non-Departmental expenditures were $464,706 under budget primarily attributed to liability 
insurance costs being lower than budgeted. Capital Outlay/Other expenditures ended the year 
over budget by $125,883. This is attributed to unbudgeted SBITA costs and purchases of 
equipment. 

Capital Assets 

The City’s investment in capital assets for its governmental and business-type activities for the 
fiscal year ending September 30, 2025, is $138,895,873 (net of accumulated depreciation). This 
investment in capital assets includes land, infrastructure, construction work in progress, 
buildings, equipment, park facilities, and roads. The total net increase in the City’s investment 
in capital assets for the current year was $3,587,220.  

In the governmental funds, a large portion of the increase is attributable to vehicle purchases, IT 
equipment, security cameras and computer equipment purchases.  

In the business-type funds, the increase is attributable to equipment purchases, the completion 
he major projects completed were the bypass force main connection on CR 44, completion of all 
water and sewer system relocation for the SR 19 project, premaintenance and rehabilitation of 
the Ardice potable well.  

The City’s total Capital Assets include the City’s lease and Subscription Based Information 
Technology Arrangements (SBITA) assets.  Both leases and SBITA’s are discussed in the Notes 
section of this report. 

Actual 
Expenditures Final Budget Variance

General Government 7,209,361           8,026,533           817,172              
Public Safety 12,558,034        12,094,157        (463,877)             
Culture/Recreation 2,697,612           3,016,142           318,529              
Non-Departmental 1,138,002           1,602,708           464,706              
Grants and Aid 50,268 55,000 4,732 
Capital Outlay / Other 786,048              660,165              (125,883)             
Debt Service 238,544              - - 
Total 24,677,869$      25,454,704$      1,015,379$        
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Leases 

The City is a lessor for the lease of land and buildings. The City (lessor) is the legal owner of 
the asset or property and gives the lessee the right to use or occupy the asset or property for 
a specific period. The City retains the right of ownership of the property and is entitled to 
receive periodic payments from the lessee based on the initial agreement. The City 
recognizes a lease receivable and a deferred inflow of resources in the Government Funds 
financial statements.  

Subscription-Based Information Technology Arrangements (SBITA) 

In FY 2024 the Governmental Accounting Standards Board (GASB) implemented new 
Statement No. 96, Subscription-Based Information Technology Arrangements (SBITA). GASB 
96 defines a SBITA as “a contract that conveys control of the right to use another party’s 
information technology software, alone or in combination with tangible capital assets, as 
specified in the contract for a period of time in an exchange or exchange-like transaction.” 
SBITAs predominantly come in the form Platforms as a Service (PaaS), and Infrastructure as a 
Service (IaaS). 

Capital Assets - Net of Depreciation 

Net Change in Capital Assets – Net of Depreciation 

2025 2024 2025 2024 2025 2024
Land 7,011,465$      7,011,465$     1,245,453$     1,245,453$      8,256,918$       8,256,918$       
Infrastructure - 
Retention Ponds 1,946,578 1,946,578 - - 1,946,578 1,946,578
Infrastructure - Right-of-
Way 24,204,385 24,204,385 - - 24,204,385 24,204,385
Construction in 
Progress 3,586,560 1,597,101 3,778,647 19,011,417 22,597,977 20,608,518

Buildings 3,970,708 4,134,067 1,219,036 74,481 4,045,190 4,208,548
Improvements Other 
than Buildings 5,525,049 5,443,578 57,861,682 43,496,037 49,021,086 48,939,615
Right-To-Use Assets-
SBITA 120,845 151,405 40,425 34,341 155,186 185,746
Leased Assets 277,132 95,758 - 277,132 95,758
Equipment 2,102,884 1,756,994 2,891,918 1,977,195 4,080,078 3,734,189
Vehicles 4,813,285 4,125,801 - - 4,813,285 4,125,801
Intangible Assets - - 3,803 5,638 5,638 5,638

53,558,892 50,467,131 67,040,964 65,844,562 119,403,454 116,311,694
Infrastructure - Roads 
and Streets 18,296,017 18,996,960 - - 18,296,017 18,996,960

Capital Assets, Net 71,854,909$    69,464,091$   67,040,964$   65,844,562$    138,895,873$  135,308,654$  

Governmental Activities Business-Type Activities Total

Capital Assets, Net  FY25 71,854,909$  67,040,964$  138,895,873$  
Capital Assets, Net  FY24 69,464,091 65,844,562 135,308,654

Change in Capital Assets, Net 2,390,818 1,196,402 3,587,220 

3.44% 1.82% 2.65%

Governmental Business-Type Total
(Net of depreciation)
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Long-Term Debt 

The City had total debt in the amount of $7,630,972 at the end of the fiscal year ending 
September 30, 2025. Long-term debt decreased by $3,176,110, which is attributed to the 
payoff of the CRA balloon payment.  The loan was refinanced in FY2026. Governmental 
long-term debt decreased by $2,496,285, and business-type activities long-term debt 
decreased by $679,825. Additional information on the City’s debt can be found in Note 
10 of this report. 

 

Economic Factors, Next Year’s Budget and Beyond 
Below are some of the more significant factors that will be considered in the development of the 
FY 2026/27 budget: 

 Property tax is the single largest revenue source for the General Fund and currently 
accounts for about one-third of the General Fund budget. Property tax collections for FY 
2024/25 were 12.17% higher than the previous year.  The City anticipates a property 
value increase as well as an increase attributable to new construction added to the tax 
roll. Continuous City growth and increased property values have allowed the City to 
maintain the same millage rate of 7.8610 from 2013 to 2025.  The City Commission voted 
to reduce the millage rate to 7.3898 for FY2025/26, while continuing to provide high-
quality services. The City tax base consists of real property, personal property, and 
centrally assessed property. Compared to Leesburg, Tavares, and Mount Dora, with 
similar populations, Eustis has fewer dollars to distribute due to a more residential market 
with fewer commercial owners.  

 The City anticipates improvement in the local economic environment.  The Lake County 
unemployment rate was at 3.7% in 2024 and ended the fiscal year 2025 at 4.5%.  
According to the Bureau of Labor Statistics, the federal unemployment rate was 4.4% and 
the State of Florida unemployment rate was 4.3%. The City supports economic 
development and anticipates growth that will continue along with the financial health of 
the City.   

 Building permits are a crucial indicator of construction activity. The number of building 
permits issued in FY2024 was 1,871 compared to 1,953 in FY2025. An increase of 82 or 
4.38%.  The increase is due to the number of new subdivisions developed in the City of 
Eustis.  The commercial growth has been less significant and there have been no new 
multi-family projects. There are still many active permits with construction continuing into 
FY 2025/26 and beyond.  

 

 

2025 2024 2025 2024 2025 2024

CRA Loan -$               2,531,261$  -$              -$              -$                2,531,261$     
Water & Sewer Revenue Bond -                 -                 5,248,646   5,626,975   5,248,646      5,626,975        
State Revolving Loans -                 -                 2,122,710   2,395,684   2,122,710      2,395,684        
SBITA Liability 7,974             142,343        -                28,522         7,974              170,865           
Lease Liability 251,642        82,297           -                -                251,642         82,297              

Total 259,616$      2,755,901$  7,371,356$ 8,051,181$ 7,630,972$   10,807,082$   

 Outstanding Debt                                     
Governmental Activities Business-Type Activities Total
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• Utility rate increases of 2.50% have occurred annually since 2021.  Due to the significant
changes in the economic environment, inflation, and extreme growth since 2021, the
rates needed to be reviewed. The City contracted with a consultant for a utility rate and
impact fee study, which was completed in FY2025/26 and the new rates are in the
process of implementation. The City has not reviewed several other significant revenue
sources for quite some time. Municipal (police, fire, parks and recreation, and library)
impact fees have not been reviewed since 2004 and stormwater rates have not been
reviewed since 2007. The study also included a review of all the ancillary utility rates,
i.e., meter set fee, late fees, non-sufficient funds fees, etc. The results of the impact fee
study were presented to the commission on September 18, 2025. The new rates will go
into effect January 1, 2026.

• Through prudent fiscal management in FY 2025, the City Commission was able to
continue the trend of balancing budgeted revenues against expenditures in the General
Fund while using reserves only for one-time extraordinary purchases.

Various assumptions and considerations will be used in the development of the FY 2026/27 
budget.   

1. Revenue Projections

• Tax Revenues: Estimates of property tax, sales tax, and other local taxes will take into
consideration economic conditions and potential changes in tax laws.

• State and Federal Aid: Grants and aid awarded from the State and Federal government
will be accounted for. Grants and aid awarded after budget adoption will be presented
to the City Commission for approval along with the appropriate budget amendment
necessary.

• Fees and Service Charges: Expected income from City services, permits, and licenses
with be based on historical revenue trends.

2. Expenditure Trends

• Inflation and Cost Increases: Impact of inflation on operational costs, utilities, and supplies
will be accounted for.

• Labor Costs: Salaries and benefits for City employees will be based on assumed annual
increases and proposed changes in staffing levels.

• Capital Projects: Funding requirements for new infrastructure projects or maintenance of
existing assets will be based on Department Head input.

• All expenditures will also take into account historical trends.

3. Legislative and Policy Changes

• Legal Mandates: New laws or regulations that may affect City operations, revenue
sources, or expenditures will be addressed.

• Strategic Priorities: The City’s long-term strategic goals, as set by City leadership, will
remain a focus of budget development.

4. Economic Conditions

• Local Economy: The health of the local economy, including unemployment rates,
business growth, and housing market conditions will be reviewed before the proposed
budget is distributed.
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• Interest Rates: The impact of current and projected interest rates on City borrowing costs 
and investment income will be taken into account. 

5. Community Needs and Priorities

• Public Services: Service levels public services such as public safety, sanitation,
recreation, and cultural programs will be maintained or increased. 

• Infrastructure Needs: The requirements for roads, bridges, public buildings, and utilities 
to continue to serve the community effectively will be addressed in both the capital 
projects and operations budgets. 

6. Risk Management and Contingencies

• Emergency Preparedness: The budget will include a set-aside Fund Balance for 
unexpected events such as natural disasters, public health emergencies, or economic 
downturns. 

• Liabilities and Reserves: The budget will take into consideration long-term liabilities, 
including pension and healthcare obligations, and the adequacy of reserve funds. 

7. Capital Financing and Debt Management

• Debt Service Requirements: Obligations for existing debt, re-financing of debt and 
consideration for new borrowing to finance capital projects will be included. 

• Capital Financing Strategies: The budget will include the use of bonds, grants, public-
private partnerships, and other financing options for capital projects if deemed necessary 
and practical. 

8. Performance Metrics and Accountability

• Program Performance: A review of performance metrics will be conducted to ensure 
programs and services are cost-effective and continue to meet community needs. 

• Transparency and Engagement: Mechanisms for public input and feedback on budget 
priorities and expenditures are included as part of the annual budget process. 

9. Technological Investments

• Digital Transformation: The City plans to continue investing in technology to improve City 
services, efficiency, and citizen engagement.  

• Cybersecurity: The City also intends to invest in necessary infrastructure and systems 
needed to reduce cyber threats and enhance cybersecurity. 

Requests for Information 
This financial report is designed to provide a general overview of the City’s finances for all those 
interested. Questions concerning any of the information provided in this report or requests for 
additional financial information should be addressed to: 

City of Eustis 
Lori Carr, Finance Director 

P.O. Drawer 68 Eustis, FL 32727-0068  
Phone: (352) 483-5440 

www.eustis.org 
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Basic

Financial

Statements

The asic inancial atements include integrated sets
of statements as required by the GASB. The sets 
of statements include:
Government-Wide Financial Statements 
Fund Financial Statements:

• Government Funds
• Proprietary (Enterprise) Funds
• Fiduciary Funds

In addition, the Notes to the Financial Statements are included to provide information that is essential to the user’s 
understanding of the asic inancial s atements.
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Business
Governmental Type

Assets Activities Activities Total
Cash and Cash Equivalents 32,303,168$     18,902,575$     51,205,743$  
Investments 800,872  545,823  1,346,696 
Receivables, Net:

Accounts 1,352,816  1,296,367  2,649,183 
Interest 26,007 12,035 38,042 
Lease Receivable 2,579,991 -  2,579,991 

Notes Receivable - 19,405 19,405 
Inventory -  637,401  637,401 
Internal Balances 13,400  (13,400) - 
Prepaids 368,619  112,147  480,766 
Net Pension Asset 953,061 -  953,061 
Capital Assets:

Capital Assets, Not Being Depreciated 36,748,988  5,024,100  41,773,088 
Capital Assets, Being Depreciated 80,657,525  119,439,858   200,097,383 
(Accumulated Depreciation) (45,551,603)  (57,422,994)  (102,974,597)

Total Assets 110,252,845   88,553,317  198,806,161 

Deferred Outflows of Resources
Pension Plan Deferrals:

Police Officers 1,598,418 -  1,598,418 
Firefighters 437,346 -  437,346 
Florida Retirement System 24,657 51,563 76,220 
Other Post Employment Benefits 836,372  214,914  1,051,286 

Total  Deferred Outflows of Resources 2,896,793  266,477  3,163,270 

Liabilities
Accounts Payable and Accrued Liabilities 3,350,714  3,300,162  6,650,876 
Deposits 292,412 - 292,412 
Unearned Revenue 16,792 - 16,792 
Long-term Liabilities:

Due Within One Year 1,202,910  955,817  2,158,727 
Due in More Than One Year 4,627,397  7,949,795  12,577,192 
Net Pension Liability: `

Police Officers 7,327,570 -  7,327,570 
Florida Retirement System 119,017  248,888  367,905 

Total Liabilities 16,936,812  12,454,663  29,391,474 

Deferred Inflows of Resources
Pension Plan Deferrals:

Police Officers 1,692,737 -  1,692,737 
Firefighters 1,502,945 -  1,502,945 
Florida Retirement System 56,590  118,340  174,930 
Other Post Employment Benefits 617,952  158,789  776,741 
Lease Inflows 2,247,303 -  2,247,303 

Total  Deferred Inflows of Resources 6,117,527  277,129  6,394,656 

Net Position
Net Investment in Capital Assets 71,335,948  59,669,608  131,005,556 
Restricted for:

Building Permits 2,906,864 -  2,906,864 
Library 43,730 - 43,730 
Public Safety 838,688 -  838,688 
Culture and Recreation 545,813 -  545,813 
Capital Projects 2,733,773  3,753,830  6,487,603 
Renewal and Replacement -  534,972  534,972 
Community Development 1,335,793 -  1,335,793 
Cemetery Expenses 274,684 - 274,684 
Roads and Trees 1,546,186 -  1,546,186 
Net Pension Assets 953,061 -  953,061 

Unrestricted 7,580,759  12,129,592  19,710,352 
Total Net Position 90,095,299$     76,088,002$     166,183,301$  

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
STATEMENT OF NET POSITION

SEPTEMBER 30, 2025
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Sales Tax Other 
Capital Community Nonmajor Total

General Projects Redevelopment Governmental Governmental
Fund Fund Trust Fund Funds Funds

Assets
Cash and Cash Equivalents 21,179,604$   2,512,090$   1,420,557$   7,190,917$   32,303,168$           
Investments 800,872 - - -  800,872
Receivables, Net:

Accounts 841,733  337,939            - 173,144 1,352,816               
Lease 2,562,904               - - 17,087 2,579,991               
Interest 16,414 3,090                - 6,503 26,007

Due from Other  Funds 113,400  140,000            - 50,000 303,400
Prepaids 335,279 1,875                326 31,139  368,619

Total Assets 25,850,206  2,994,994  1,420,884  7,468,790  37,734,874             

Liabilities and Fund Balances

Liabilities
Accounts Payable and

Accrued Liabilities 2,636,158  259,345            84,765  370,443  3,350,712               
Deposits 292,412 - - -  292,412
Unearned revenue 16,792 - - - 16,792

Due to Other Funds 50,000 - -  240,000  290,000
Total Liabilities 2,995,362  259,345            84,765  610,443  3,949,916               

Deferred Inflow of Resources
Deferred Lease Inflows 2,234,784               - - 12,519  2,247,303               

Total Deferred Inflow of Resources 2,234,784               - - 12,519  2,247,303               

Fund Balances
Nonspendable:
Library Trust Donations - - - 19,726 19,726
Prepaids 335,279 1,875                326 31,139  368,619
Restricted for:
Capital Projects per One Cent Sales Tax - 2,733,773 - -  2,733,773               
Enforcement of Florida Bldg. Code - - -  2,906,864  2,906,864               
Public Safety Impact Fees - - -  738,205  738,205
Culture and Recreation Impact Fees - - -  545,813  545,813
Ordinance - Community Development - - - - -
Specific Contributions - Library - - - 18,107 18,107
Gas Tax - - - - -
Redevelopment District - - 1,335,793               - 1,335,793
Police Fines and Forfeitures - - -  100,483  100,483
Cemetery - Chapter 22 of Code - - -  274,684  274,684
Specific Contributions for Roads and Trees - - -  1,546,186  1,546,186               
Committed to:
Library Contribution Fund - - - 5,897 5,897
Ordinance - Stormwater Management - - -  726,254  726,254
Assigned to:
Emergency Contingency 405,873 - - -  405,873
Unassigned: 19,878,908             - -  (67,529)  19,811,378             
Total Fund Balance 20,620,060  2,735,648  1,336,119  6,845,829  31,537,655             

Total Liabilities and Fund Balances 25,850,206$   2,994,994$      1,420,884$   7,468,790$   37,734,874$           

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
BALANCE SHEET

ALL GOVERNMENTAL FUNDS
SEPTEMBER 30, 2025
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Total Fund Balances of Governmental Funds 31,537,655$     

Amounts Reported for Governmental Activities in the Statement of 
Net Position are Different Because:

Capital assets used in governmental activities are not financial
resources and, therefore, are not reported in the funds. 

 Governmental capital assets 117,406,513$  
 Less accumulated depreciation (45,551,603)     

 Net governmental capital assets 71,854,909       

Deferred Outflows/Inflows of resources reported in the statement 
of net position:

 Deferred outflows - OPEB 836,372            
 Deferred inflows - OPEB (617,952)           
 Deferred outflows - pensions 2,060,421         
 Deferred inflows - pensions (3,252,272)        

Net Pension Asset 953,061            

Long-term liabilities are not due and payable in the current period
and accordingly are not reported in the governmental funds.
Long-term liabilities at year end consist of:
 Net pension liability (7,446,587)        
OPEB liability (3,152,193)        
SBITA Liability (7,974)               
Lease Liability (251,642)           
Compensated absences (2,418,499)        

Total Net Position of Governmental Activities 90,095,299$     

The notes to the financial statements are an integral part of this statement.

SEPTEMBER 30, 2025

RECONCILIATION OF THE BALANCE SHEET OF GOVERNMENTAL FUNDS
TO THE STATEMENT OF NET POSITION

CITY OF EUSTIS, FLORIDA
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Sales Tax Other 
Capital Community Nonmajor Total

General Projects Redevelopment Governmental Governmental
Revenues Fund Fund Trust Fund Funds Funds

Ad Valorem 12,314,221$   -$ -$ -$  12,314,221$   
Franchise Fees 2,347,121               - - - 2,347,121               
Utility Service Taxes 3,011,028               - - - 3,011,028               
State Revenue Sharing 3,414,628               - - - 3,414,628               
Other Intergovernmental Revenues 136,635  2,966,245  677,465  976,038  4,756,384               
Grants - - -  177,295  177,295 
Permits & Fees 43,447 - -  1,581,398  1,624,846               
Fines and Forfeitures 235,802 - -  93,618  329,420 
Charges for Services 975,587 - -  898,340  1,873,927               
Miscellaneous:

Interest 870,917  71,753  149,865  223,884  1,316,419               
On-Behalf Payment Pensions 474,932 - - -  474,932 
Leases 153,849  46,352  200,201 
Other Sources 515,752 - -  9,648 525,400 

Total Revenues 24,493,919  3,037,998  827,330  4,006,573  32,365,821             

Expenditures
Current:

General Government and
Administration 7,209,361               - 246,876 304,336  7,760,572               

Public Safety 12,083,102             - - 767,246  12,850,348             
On-Behalf Payment Pensions 474,932 - - -  474,932 
Physical Environment - - -  340,793  340,793 
Transportation - - -  2,016,157  2,016,157               
Culture and Recreation 2,697,612               - -  19,795  2,717,407               
Nondepartmental 1,138,002               - 190,834 - 1,328,836 
Grants and Aid 50,268 - - -  50,268 

Capital Outlay 786,048  4,056,641  948,951  699,362  6,491,001               
Debt Service:

Principal Payments 237,484  15,816  2,531,260               - 2,784,561 
Interest and Fees 1,060 78  72,134 - 73,272 

(Total Expenditures) (24,677,869)  (4,072,535)  (3,990,055)  (4,147,688)  (36,888,147)           
Excess (Deficiency) of Revenues 

Over (Under) Expenditures (183,950)  (1,034,537)             (3,162,725)  (141,114)  (4,522,326)             
Other Financing Sources (Uses)

Lease Proceeds - 263,451 - -  263,451 
Transfers in 2,431,365               - 894,715 1,162,056  4,488,136               
Transfers Out (1,748,771)             - - (428,365)  (2,177,136)             

Total Other Financing Sources (Uses) 682,594  263,451  894,715  733,691  2,574,451               
Net Change in Fund Balances 498,643  (771,086)  (2,268,010)  592,577  (1,947,875)             
Fund Balances, Beginning of Year 20,121,416  3,506,734  3,604,129  6,253,252  33,485,531             
Fund Balances, End of Year 20,620,060$   2,735,648$   1,336,119$   6,845,829$   31,537,655$   

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
STATEMENT OF REVENUES, EXPENDITURES,

AND CHANGES IN FUND BALANCES
ALL GOVERNMENTAL FUNDS

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025
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Net Change in Fund Balances - Total Governmental Funds (1,947,875)$      

Amounts Reported for Governmental Activities in the Statement of Activities 
are Different Because:

Governmental funds report capital purchases as expenditure.  However, in the
statement of activities, the cost of those assets is depreciated over their estimated 
useful lives and reported as depreciation expense.  This is the amount by which capital
outlays exceeded depreciation expense in the current period

 Expenditures for capital assets 5,417,323$         
 Less current year depreciation (3,026,505)          

           Net governmental capital assets 2,390,818         

Bond proceeds provide current financial resources to governmental funds, while the 
repayment of the principal consumes financial resources of governmental funds.
Governmental funds report the debt issuance.

Principal payments - Notes Payable 2,531,261         
Principal payments and terminations - SBITA and Lease 228,475            
Lease transactions (263,451)           

Change in the net pension liability and related deferred amounts. 1,060,368         

Some expenses reported in the statement of activities do not require the use of current 
financial resources and are not reported as expenditures in governmental funds:

Change in OPEB liability and related deferred amounts (209,329)           
Change in compensated absences (567,456)           

Change in Net Position of Governmental Activities 3,222,811$       

The notes to the financial statements are an integral part of this statement.

RECONCILIATION OF THE STATEMENT OF REVENUES, EXPENDITURES,

TO THE STATEMENT OF ACTIVITIES
 FOR THE YEAR ENDED SEPTEMBER 30, 2025

CITY OF EUSTIS, FLORIDA

AND CHANGES IN FUND BALANCES OF THE GOVERNMENTAL FUNDS
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Business-Type
Activities

Water and Sewer
Utility System Fund

Assets

Current Assets
Cash and Cash Equivalents 13,994,558$  
Investments 545,823 
Accounts Receivable, Net 1,296,367 
Notes Receivable 19,405 
Accrued Interest Receivable 12,035 
Other Assets Prepaid 112,147 
Inventory 637,401 

Total Current Assets 16,617,736 

Noncurrent Assets
Restricted Assets:

Sinking Fund 136,875 
Renewal and Replacement Account 534,972 
Customer Deposits 482,340 
Water Impact Fees 1,640,579 
Sewer Impact Fees 2,113,251 

Total Restricted Assets 4,908,016 

Capital Assets
Land 1,245,453 
Improvements Other Than Buildings 55,560,994 
Buildings 2,197,556 
Equipment 8,164,977 
Construction in Progress 3,778,647 
Infrastructure 53,395,187 
Other Capital Assets 11,015 
Right-To-Use-SBITA 110,129 
(Accumulated Depreciation) (57,422,994)

Net Capital Assets 67,040,964 
Total Noncurrent Assets 71,948,980 

Total Assets 88,566,717 

Deferred Outflows of Resources
Pension Plan Deferrals: 

Florida Retirement System 51,563 
OPEB 214,914 

Total  Deferred Outflows of Resources 266,477$  

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
STATEMENT OF NET POSITION

PROPRIETARY FUNDS
SEPTEMBER 30, 2025
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Business-Type
Activities

Water and Sewer
Utility System Fund

Liabilities 

Current Liabilities Payable from Current Assets
Accounts Payable 1,557,566$
Due to Governmental Funds 13,400
State Revolving Loans Payables - Current 280,152
Revenue Bonds Payable - Current 365,000
Other Post Employment Benefits 129,598
Compensated Absences 181,068
Unearned Revenue 1,258,738

Total Current Liabilities Payable from Current Assets 3,785,521

Current Liabilities Payable from Restricted Assets
Customer Deposits 482,340
Accrued Interest Payable 1,519

Total Current Liabilities Payable from Restricted Assets 483,858

Total Current Liabilities 4,269,379

Long-term Liabilities
SBITA Liability -
State Revolving Loan Payable 1,842,558
 Revenue Bonds Payable Net of Amortization 4,883,646
Other Post Employment Benefits 680,388
Compensated Absences 543,203
Net Pension Liability 248,888

Total Long-term Liabilities 8,198,683

Total Liabilities 12,468,063

Deferred Inflows of Resources
Pension Plan Deferrals:

Florida Retirement System 118,340
OPEB 158,789

Total  Deferred Inflows of Resources 277,129

Net Position
Net Investment in Capital Assets 59,669,608
Impact Fees 3,753,830
Renewal and Replacement 534,972
Unrestricted Net Position 12,129,592

Total Net Position 76,088,002$

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
STATEMENT OF NET POSITION

SEPTEMBER 30, 2025
PROPRIETARY FUNDS
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Business-Type
Activities

Water and Sewer
Utility System Fund

Operating Revenues
Charges for Services 14,271,119$
Permits and Fees 173,252
Other Miscellaneous Revenues 18,794

Total Operating Revenues 14,463,165

Operating Expenses
Personal Services 4,618,221
Operating Expenses 3,821,800
Professional Services 459,962
Depreciation and Amortization 3,000,561
Insurance 482,627

(Total Operating Expenses) (12,383,170) 

Operating Income (Loss) 2,079,996

Non-operating Revenues (Expenses)
Investment Earnings 751,277
Interest Expense (236,754) 

Total Non-operating Revenues 514,523

Income (Loss) Before Transfers 2,594,519

Transfers,  Capital Grants and Capital Contributions
Impact Fees - water and sewer 1,118,357
Transfers to Other Funds (2,311,000) 

Total Transfers,  Capital Grants and Capital Contributions (1,192,643) 

Change in Net Position 1,401,876

Net Position, Beginning of Year 74,686,126

Net Position, End of Year 76,088,002$

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
STATEMENT OF REVENUES, EXPENSES, 

PROPRIETARY FUNDS
FOR THE YEAR ENDED SEPTEMBER 30, 2025

 AND CHANGES IN NET POSITION

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

49 86

Item 3.3



Business-Type
Activities

Water and Sewer
Utility System Fund

Cash Flows from Operating Activities
Cash Received from Customers 14,259,223$  
Cash Payments to Suppliers for Goods and Services (4,267,373) 
Cash Payments for Employee Services (4,450,323) 

Net Cash Provided by (Used in) Operating Activities 5,541,527 

Cash Flows from Noncapital Financing Activities
Interfund Payable 13,400 
Transfers to Other Funds (2,311,000) 

Net Cash Provided by (Used in) Noncapital Financing Activities (2,297,600) 

Cash Flows from Capital and Related Financing Activities
SBITA (28,521) 
Capital Contributions - ARPA 100,000 
Acquisition and Construction of Capital Assets (4,196,962) 
Principal Payments State Revolving Loan and Bonds (651,303) 
Capital Contributions Impact Fees 1,118,357 
Interest Paid on Revenue Bonds and State Revolving Loan (237,520) 

Net Cash Provided by (Used in) Capital
and Related Financing Activities (3,895,949) 

Cash Flows from Investing Activities
Purchase of Investments (52,284) 
Interest 1,126,445 

Net Cash Provided by (Used in) Investing Activities 1,074,161 

Net Increase (Decrease) in Cash and Cash
Equivalents 422,138 

Cash and Cash Equivalents, Beginning of Year 18,480,437 

Cash and Cash Equivalents, End of year 18,902,575$  

The notes to the financial statements are an integral part of this statement.

STATEMENT OF CASH FLOWS
PROPRIETARY FUNDS

FOR THE YEAR ENDED SEPTEMBER 30, 2025

CITY OF EUSTIS, FLORIDA
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Business-Type
Activities

Water and Sewer
Utility System Fund

Reconciliation of Cash and Cash Equivalents
to Balance Sheet

Total Unrestricted Cash and Investments per the Balance Sheet
Cash and Cash Equivalents 13,994,558$  

Total Restricted Cash and Investments per the Balance Sheet 4,908,016 
Total Cash and Cash Equivalents 18,902,575 

Reconciliation of Operating Income (Loss)
to Net Cash Provided by (Used in)
Operating Activities

Operating Income 2,079,996 
Adjustments to Reconcile Operating Income (Loss) to Cash Provided

by (Used in) Operating Activities:
Depreciation 3,000,561 
Change in the Provision for Uncollectible Accounts 46,645 
Decrease (Increase) in Assets:

Accounts and Interest Receivable (181,621) 
Prepaids (68,966) 
Inventories 2,822 

Increase (Decrease) in Liabilities:
Accounts Payable 484,614 
Utility Deposits 9,579 
Net Pension Liability (58,289) 
OPEB Liability 203,118 
Compensated Absences 219,653 

 Deferred Inflow of Resources (118,565) 
 Deferred Outflow of Resources (78,020) 

Net Cash Provided by (Used in) Operating Activities 5,541,527$  

The notes to the financial statements are an integral part of this statement.

FOR THE YEAR ENDED SEPTEMBER 30, 2025
(Concluded)

STATEMENT OF CASH FLOWS
PROPRIETARY FUNDS

CITY OF EUSTIS, FLORIDA
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Pension
Trust
Funds

Assets

Cash and Cash Equivalents 500,243$  

Receivables
Interest 100,978 

Total Receivables 100,978 

Investments, at Fair Value
Money Market Funds 1,344,709 
Fixed Income Securities 16,123,954 
Equities and Mutual Funds 30,748,186 
Real Estate Investment Funds 187,681 

Total Investments 48,404,530 

Total Assets 49,005,751 

Liabilities
Accounts Payable - Drop Distributions & Misc Other 39,535 
Due to Brokers 4,314 

Total Liabilities 43,849 

Net Position Restricted for Pension Benefits 48,961,902$  

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
STATEMENT OF FIDUCIARY NET POSITION

FIDUCIARY FUND TYPE
SEPTEMBER 30, 2025
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Pension
Trust
Funds

Additions
Contributions:

Plan Member 366,818$  
Insurance Premium Tax 474,932 
City 2,356,610 

Total Contributions 3,198,359 

Investment Income (Loss):
Net Appreciation (Depreciation) in 

Fair Value of Investments 3,164,085 
Interest and Dividends 1,212,526 

Total Income on Investments 4,376,611 
Less: Investment Management Fees (242,129) 
Net Investment Income 4,134,482 

Total Additions 7,332,841 

Deductions
Pension Payments 2,540,582 
Share Plan Distributions 60,932 
Administration 132,396 
Lump Sum DROP Distributions - 
Refunds of Member Contributions 77,490 

Total Deductions 2,811,400 

Change in Net Position 4,521,441 

Net Position, Beginning of Year 44,440,461 

Net Position, End of Year 48,961,902$  

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
STATEMENT OF CHANGES IN FIDUCIARY NET POSITION

FIDUCIARY FUNDS
FOR THE YEAR ENDED SEPTEMBER 30, 2025
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Note 1 - Summary of Significant Accounting Policies 
The financial statements of the City of Eustis (the “City”) have been prepared in conformity with 
Generally Accepted Accounting Principles (GAAP) as applied to government units. The Governmental 
Accounting Standards Board (GASB) is the accepted standard-setting body for establishing 
governmental accounting and financial reporting principles. Significant City accounting policies 
are described below. 

A. The Reporting Entity 

The City was incorporated in 1883 in accordance with the laws of the State of Florida and operated 
under the council-manager form of government according to its charter adopted in conformance 
with the “Municipal Home Rule Powers Act” as defined in Florida Statutes, Chapter 166. The 
original charter was effective on January 1, 1958, and became law without the Governor’s approval. 
The City Charter was adopted by Florida Chapter 57-1314 and amended by ordinances 91-74 and 
94-04 adopted by referendum on March 11, 1992, and April 6, 1994. 

The legislative branch of the City is composed of a five-member elected Commission, which 
includes a Citywide Mayor who is elected annually by the five sitting Commissioners. The City 
Commission is governed by the City Charter and State and local laws and regulations. The City 
Commission is responsible for the establishment and adoption of policy. The execution of such 
policies and directives is the responsibility of the Commission-appointed City Manager. 

 Police Officers’ and Firefighters’ Pension Plan 

The City contributes to the Police Officers’ and Firefighters’ Pension Plan (POFPP) on behalf of 
its police officers and firefighters. The plan is a single employer defined benefit plan 
established by City ordinance and Florida State Law. It is administered by the Plan’s Board of 
Trustees composed of two Commission appointees, two members of the POFPP elected by the 
membership, and one member elected by the other four Members and appointed by the City 
Commission. The POFPP is included in the accompanying financial statements as a fiduciary 
component unit reflected as a Pension Trust Fund.  City of Eustis Community Redevelopment 
Trust Fund 

The accompanying financial statements present the City and its component unit, which is 
financially accountable. The City has only one composite component unit, the Community 
Redevelopment Trust Fund (CRA). The CRA is a blended component unit; it is legally separated 
in substance but also is a part of the City’s operations. The City created the Downtown and East 
Town Redevelopment Agency in December 1990 with a base year value of $36,752,072. In May 
of 2018, the area was expanded with an additional base year value of $343,092. The CRA is an 
incremental tax district established by Florida Statutes Chapter 163 to finance and redevelop 
the City’s designated redevelopment areas. Even though the CRA is a legally separate entity, 
it is reported as part of the City because the City Commission also serves as the CRA board. The 
Commission reviews and approves the CRA’s budget, provides funding and performs all 
accounting functions for the CRA. The CRA’s services benefit the City by supporting the City’s 
redevelopment in the designated community redevelopment areas. The CRA has been 
presented as a blended component unit, classified as a major special revenue fund but is also 
the subject of a separate audited financial report. The audited CRA financial report is available 
at: 10 N Grove Street, Eustis, FL 32726. 
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Note 1 - Summary of Significant Accounting Policies 
The financial statements of the City of Eustis (the “City”) have been prepared in conformity with 
Generally Accepted Accounting Principles (GAAP) as applied to government units. The Governmental 
Accounting Standards Board (GASB) is the accepted standard-setting body for establishing 
governmental accounting and financial reporting principles. Significant City accounting policies 
are described below. 

A. The Reporting Entity

The City was incorporated in 1883 in accordance with the laws of the State of Florida and operated 
under the council-manager form of government according to its charter adopted in conformance 
with the “Municipal Home Rule Powers Act” as defined in Florida Statutes, Chapter 166. The 
original charter was effective on January 1, 1958, and became law without the Governor’s approval. 
The City Charter was adopted by Florida Chapter 57-1314 and amended by ordinances 91-74 and 
94-04 adopted by referendum on March 11, 1992, and April 6, 1994.

The legislative branch of the City is composed of a five-member elected Commission, which 
includes a Citywide Mayor who is elected annually by the five sitting Commissioners. The City 
Commission is governed by the City Charter and State and local laws and regulations. The City 
Commission is responsible for the establishment and adoption of policy. The execution of such 
policies and directives is the responsibility of the Commission-appointed City Manager. 

● Police Officers’ and Firefighters’ Pension Plan

The City contributes to the Police Officers’ and Firefighters’ Pension Plan (POFPP) on behalf of
its police officers and firefighters. The plan is a single employer defined benefit plan
established by City ordinance and Florida State Law. It is administered by the Plan’s Board of
Trustees composed of two Commission appointees, two members of the POFPP elected by the
membership, and one member elected by the other four Members and appointed by the City
Commission. The POFPP is included in the accompanying financial statements as a fiduciary
component unit reflected as a Pension Trust Fund.  City of Eustis Community Redevelopment
Trust Fund

The accompanying financial statements present the City and its component unit, which is
financially accountable. The City has only one composite component unit, the Community
Redevelopment Trust Fund (CRA). The CRA is a blended component unit; it is legally separated
in substance but also is a part of the City’s operations. The City created the Downtown and East
Town Redevelopment Agency in December 1990 with a base year value of $36,752,072. In May
of 2018, the area was expanded with an additional base year value of $343,092. The CRA is an
incremental tax district established by Florida Statutes Chapter 163 to finance and redevelop
the City’s designated redevelopment areas. Even though the CRA is a legally separate entity,
it is reported as part of the City because the City Commission also serves as the CRA board. The
Commission reviews and approves the CRA’s budget, provides funding and performs all
accounting functions for the CRA. The CRA’s services benefit the City by supporting the City’s
redevelopment in the designated community redevelopment areas. The CRA has been
presented as a blended component unit, classified as a major special revenue fund but is also
the subject of a separate audited financial report. The audited CRA financial report is available
at: 10 N Grove Street, Eustis, FL 32726.
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B. Government-Wide and Fund Financial Statements 
The Government-Wide Financial Statements (i.e., the Statement of Net Position and the Statement of 
Activities) report information on all the non-fiduciary activities of the primary government and its 
component units.  

For the most part, the effect of interfund activity has been removed from these statements. 
Governmental activities, which generally are supported by taxes and intergovernmental revenues, 
are reported separately from business-type activities, which rely significantly on fees and charges 
for services. 

The Statement of Activities demonstrates the degree to which program revenues offset the direct 
expenses costs of a given function or segment. Direct expenses are those that are identifiable with 
a specific function or segment. Program revenues include 1) charges to customers or applicants who 
purchase, use, or directly benefit from goods, services, or privileges provided by a given function 
or segment and 2) grants and contributions that are restricted to meeting the operational or capital 
requirements of a function or segment. Taxes and other items not included among program 
revenues are reported instead as general revenues. 

The City’s fiduciary funds are presented in the fund financial statements. Since, by definition, these 
assets are being held for the benefit of a third party (pension plan participants) and cannot be used 
to address activities or obligations of the government, these funds are not incorporated into the 
Government-Wide Statements. 

Separate financial statements are provided for governmental funds, proprietary funds, and the 
pension Trust Fund. The pension Trust Fund is excluded from the Government-Wide Financial 
Statements. Major individual governmental and proprietary funds are reported in separate 
columns in the fund financial statements. 

C. Measurement Focus, Basis of Accounting, and Financial Statement Presentation 

1. Government-Wide Financial Statements 

The Government-Wide Financial Statements report indicates that fiduciary funds use the 
economic resources measurement focus and the accrual basis of accounting, as does the 
proprietary fund financial statements. Revenues are recorded when earned, and expenses are 
recorded when a liability is incurred, regardless of the timing of related cash flows. Revenues 
recognize property taxes in the year levied. Grants and similar items are recognized as soon 
as all eligibility requirements imposed by the provider are met. 

2. Fund Financial Statements 

Governmental fund financial statements are reported using the current financial resources 
measurement focus and the modified accrual basis of accounting. Revenues are recognized as 
soon as they are both measurable and available. Revenues are considered available when they 
are collectible within the current period or shortly after the current period’s liabilities are paid. 

For this purpose, the government considers revenues available if collected within 60 days of 
the end of the current fiscal period. 

Expenditures generally are recorded when a liability is incurred, as under accrual accounting. 
However, debt service expenditures and expenditures related to compensated absences and 
claims and judgments are recorded only when payment is due. 

Property taxes, franchise fees, and interest are susceptible to accrual and are recognized as 
revenues of the current fiscal period.  
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Only the portion of special assessments receivable due within the current fiscal period is 
susceptible to accrual as revenue of the current period. All other revenue considered 
measurable is cash once the City receives it. 

The City reports the following major governmental funds: 

○ The General Fund is the City’s primary operating fund. It accounts for the City’s financial 
resources except those that are required to be accounted for in other funds. 

○ The Community Redevelopment Trust Fund serves as a special revenue fund designated to 
manage activities within the established special revenue district. Revenue generated from 
incremental property values has been accruing since the fund’s inception in 1990. 

○ The Sales Tax Capital Projects Fund accounts for financial resources of the one-cent 
infrastructure sales tax to be used for the acquisition or construction of major capital 
facilities, vehicles, or equipment. 

The City reports the following major proprietary fund. This fund may be used to report any activity 
for which fees are charged to external users for goods or services. 

○ The Water and Wastewater Utility System Fund accounts for the financial activities of the 
City’s water and sewer treatment and distribution operations, maintenance and repair and 
the funding and payment of related debt. 

The City reports the following non-major fund types: 

○ The Special Revenue Funds account for the proceeds of specific revenue sources that are 
legally restricted to expenditures for specified purposes. 

Lastly, the City reports the following Fiduciary Funds: 

o The Pension Trust Funds account for the activities of the City’s Police Officer’s and Firefighters’ 
Pension Plans. 

Proprietary funds distinguish operating revenues and expenses from non-operating revenues 
and expenses. Operating revenues and expenses generally result from providing services and 
producing and delivering goods in connection with the fund’s principal on-going operations. The 
main operating revenues of the City Water and Sewer Utility System Fund are charges to customers for 
sales and services. Operating expenses for enterprise funds include purchase of goods and 
services, administrative expenses, and depreciation on capital assets. All revenues and expenses 
not meeting this definition are reported as non-operating revenues and expenses. 

Fiduciary funds are used to report assets held in a trustee or agency capacity for others. The City 
has established Trust Funds to account for the activities of the City’s Police Officer’s and 
Firefighters’ Pension Plans.  The funds account for the accumulated pension benefit payments to 
qualified police and fire employees.  The City cannot use these funds for any reason. They are 
excluded from the Government-Wide Financial Statements, are fiduciary in nature and do not 
represent resources available for operations. 

When both restricted and unrestricted resources are available for use, the City’s policy is to 
use restricted resources first and then unrestricted resources, as they are needed for their 
intended purposes. 
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D. Assets, Liabilities, and Fund Balance

● Cash, Cash Equivalents, and Investments

Cash and cash equivalents include cash on hand, demand deposits, and short-term investments
with an original maturity date within three months of the date acquired by the City.

Governmental fund investments, proprietary fund investments, and pension fund investments
are reported at fair market value according to GASB 72, Fair Value Measurement and
Application. Accordingly, the change in fair value is recognized as an increase or decrease in
investment assets and investment income.

Excluding pension fund investments, the City’s investment policy allows for holdings to include
certificates of deposit and U.S. Treasury notes with maturities exceeding one year. Certificates
of deposit are recorded at cost plus accrued interest. There was no concentration of credit risk
as of September 30, 2025.

● Receivables

Property Taxes Receivable

Under Florida law, the assessment of all properties and the collection of all County, municipal,
and School Board property taxes are consolidated in the offices of the Lake County Property
Appraiser and the Lake County Tax Collector.

The State’s laws regulating tax assessments are also designed to assure a consistent property
valuation method statewide. State Statutes permit municipalities to levy property taxes at a rate
of up to 10 mills. The City’s millage for 2025 was 7.5810 mills. All real and tangible personal
property taxes are due and payable on the levy date of November 1 of each year or as soon as
the assessment roll is certified by the Lake County property Appraiser (levy date). Lake County
(County) mails to each property owner on the assessment roll a notice of the taxes due, and the
County collects the taxes for the City of Eustis. Taxes may be paid upon receipt of notice from
the County, with discounts at the rate of four percent (4%) if paid in November, three percent
(3%) if paid in December, two percent (2%) if paid in January, and one percent (1%) if paid in
February. Taxes paid during March are without discount.  All unpaid taxes on real and tangible
property become delinquent on April 1 (the lien date) of the year following the year in which taxes
were assessed. Procedures for collecting delinquent taxes, including applicable tax certificate
sales, are provided by the Laws of Florida and are handled through the County.

Accounts Receivable

The operating revenues of the Water and Sewer Utility System Fund are generally recognized
based on monthly cycle billings. Revenues for services provided during the last month of the
fiscal year that have not been read by September 30 are accrued based on meter readings for
the applicable consumption taken at the beginning of October and billed in October. The Water
and Sewer Utility System uses the allowance method of bad debt recognition. All receivables
are shown net of an allowance for accounts of $1,581,232 on September 30, 2025.

Listed below is the allowance for doubtful accounts:

Water & Sewer
General Utility System Stormwater

FY 2025 Fund Fund Fund Total
Allowance for Doubtful Accounts 147,681$      1,286,464$  147,087$      1,581,232$  
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● Inventories 

Inventories are valued at cost using the first-in, first-out method. Inventories of governmental 
funds are recorded as expenditures when consumed rather than when purchased. 

● Prepaid 

Certain payments to vendors that reflect costs applicable to future accounting periods are 
recorded as prepaid items in the Government-Wide and the Fund Financial Statements. 
Governmental fund expenditures include operating, capital, and debt service expenditures. 
Governmental fund operating expenditures that arise from exchange transactions generally 
should be recognized when the transactions that result in a claim against financial resources 
take place, regardless of when cash is paid. This includes recognizing expenditures for prepaid 
items and supplies using the consumption method. 

● Restricted Assets 

Specific provisions of debt resolutions and City policies restrict the uses of certain assets of the 
Proprietary Fund. These assets are restricted from paying the general obligations of the fund. 

Assigned assets are identified as restricted assets on the Statement of Net Position. 

● Capital Assets 

Capital assets include property, plant, equipment, and infrastructure assets (e.g., roads, 
bridges, sidewalks, and similar items). They are reported in the applicable governmental or 
business-type activities columns in the Government-Wide Financial Statements. Property, 
plant, and equipment with initial, individual costs equal to or exceeding $5,000 and estimated 
useful lives of over one year are recorded as capital assets. Roads, bridges, and sidewalks are 
capitalized when their initial costs equal or exceed $25,000 and they possess estimated useful 
lives of more than five years. Subscription Based Information Technology Agreements (SBITA) or 
software with an initial cost of equal to or exceeding $50,0000 are capitalized assets.  Purchased or 
constructed, capital assets are recorded at historical or estimated historical costs. Donated capital 
assets are recorded at the acquisition value at the date of donation. The City implemented GASB 
89 and complies with the requirements of the Statement. Significant outlays for capital assets 
and improvements are capitalized as projects are completed. 

Capital asset purchases are recorded as either capitalized or non-capitalized outlay 
expenditures at the fund level in the year of acquisition. Capitalized assets are depreciated 
annually while non-capitalized assets are expensed in the year of acquisition or completion. 

Property, plant, and equipment are depreciated using the straight-line method over the 
following estimated useful lives: 

Capital Asset Class                 Useful Lives 

Buildings 10 - 40 Years  

Land Improvements     15 - 40 Years 

Equipment   3 - 40 Years 

Software   3 - 10 Years 

Infrastructure 15 - 40 Years 

Expenditures for repairs and maintenance are expensed when costs are incurred. Additions, 
major renewals and replacements that increase the useful lives of the assets are capitalized. 
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● Amortization of Bond Discounts and Premiums

In the Water and Sewer Utility System Fund, bond discounts and premiums are amortized over
the life of the bonds using the straight-line method.

In the governmental funds, these costs are recorded as other sources and used when bonds are
issued. Issuance costs are expensed at the time of debt issuance.

● On-Behalf Payments for Fringe Benefits

The City receives on-behalf payments from the State of Florida for the Police Officers’ and
Firefighters’ Retirement plan Contributions. On-behalf payments to the City total of $474,932
for the fiscal year ended September 30, 2025. These payments are currently recorded as
revenue in the Pension Trust Funds.

● Other Postemployment Benefits

The City allows retirees to participate in its employee health and life insurance programs. The City
accrues other post-employment benefits liability for the cost of providing those benefits in the
government-wide and enterprise fund financial statements based on annual actuarial
measurement.

● Net Pension Liability (Asset)

In the government-wide and proprietary statements, the net pension liability (asset) represents
the present value of projected benefit payments to be provided through the cost-sharing and
single-employer defined benefit pension plans to currently active and inactive employees and
is attributed to those employees’ past periods of service (total pension liability), less the amount 
of the pension plan’s fiduciary net position. To measure the net pension liability (asset),
deferred outflows of resources and deferred inflows of resources related to pension plans,
pension expense, information about the net fiduciary position, and additions to / deductions
from the net fiduciary position have been determined on the same basis as the plans report
them. For this purpose, benefit payments (including refunds of employee contributions) are
recognized when due and payable by the benefit terms. Investments are reported at fair value.
The City allocated the net pension liability (asset), deferred outflows for pensions, deferred
inflows for pensions, and pension expense to funds and functions/activities based on their
respective contributions made to the pension plans during the measurement year.

● Deferred Outflows and Inflows of Resources

In addition to assets, the Statement of Net Position presents a separate section for deferred
outflows of resources. This financial statement element, deferred outflows of resources,
represents a consumption of net assets that applies to a future period(s) and will not be
recognized as an outflow of resources (expense/expenditure) until that time. The deferred
outflows of resources reported in the Statement of Net Position represents differences between
expected and actual economic experience, changes in actuarial assumptions, the net difference 
between projected and actual earnings on investments, changes in the proportion and
differences between the City’s contributions and proportionate share of contributions, and the
City’s contributions after the measurement date, relating to the City’s defined benefit pension
plans. The City also has deferred outflows of resources due to the implementation of GASB 75
related to the OPEB plan. These amounts will be recognized as expenses in future years.
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In addition to liabilities, the Statement of Net Position presents a section for deferred inflows of 
resources. This financial statement element, deferred inflows of resources, represents an 
acquisition of net assets that applies to future period(s), and will not be recognized as an inflow 
of resources (revenue) until that time the deferred inflows of resources reported in the City’s 
Statement of Net Position represent the difference between expected and actual economic 
experience and changes in the proportion and differences between the City’s contributions and 
proportionate share of contributions relating to the City’s defined benefit pension plans. 

The City also has deferred inflows of resources due to the implementation of GASB 75 related to 
the OPEB Plan. These amounts will be recognized as reductions in expenses in future years. 

● Net Position

For government-wide reporting, as well as in proprietary funds, the difference between assets
and deferred outflows of resources less liabilities and deferred inflows of resources is called
Net Position.  Net Position is comprised of these three components:

o Net investment in capital assets consists of capital assets, net of accumulated
depreciation/amortization and reduced by outstanding balances of bonds, notes and other
debt that are attributable to the acquisition, construction, or improvement of those assets or
related debt are included in this component of Net Position.

o Restricted Net Position consists of restricted assets reduced by liabilities and deferred
inflows of resources related to those assets.  Assets are reported as restricted when
constraints are placed on asset used either by external parties or by law through
constitutional provision or enabling legislation.

o Unrestricted Net Position is the net amount of the assets, deferred outflows of resources,
liabilities, and deferred inflows of resources that does not meet the definition of the two
preceding categories.

When both restricted and unrestricted resources are available, it is the City’s policy to use the 
restricted resources first, and then unrestricted resources as they are needed. 

● Fund Balances

Implementing best practices, the City adopted an unwritten policy to set aside funds for
maintaining sufficient working capital. An effort is currently underway to formalize the policy. The
goal is approximately equal to three months of operating expenses. The 25% balance set aside
will be calculated as a percentage of ordinary operating expenses exclusive of debt service,
capital outlay, and other financing uses.

This amount is required to cover short-term cash flow variations, economic downturns, and
emergencies. The City Commission has also approved an amount to be set aside for
contingencies such as catastrophic events or unforeseen losses through insurance or litigation
as part of the annual budget process.

The City has classified governmental fund balances as follows:

Non-Spendable: This classification includes amounts that cannot be spent because they are
either (a) not in spendable form or (b) are legally or contractually required to be maintained
intact. Non-spendable items include prepaids and inventory. The City has received donations
to the Library Trust Fund and is required to maintain the principal. Only the interest earnings
may be used.
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Restricted: This classification includes amounts for which constraints have been placed on 
the use of the resources by either (a) externally imposed by creditors (such as through a debt 
covenant), grantors, contributors, or laws or regulations of other governments, or (b) imposed 
by law through constitutional provisions or enabling legislation.  

The City has classified Fines and Forfeitures as restricted because State Statute limits their use 
for police investigative expenditures. 

Redevelopment funds are restricted to the City’s designated geographical area and are exclusive 
to that area alone. Infrastructure projects are restricted by State Statute and County laws and are 
legally segregated to fund infrastructure improvements. Other funds are restricted for library 
operations and other specific developer agreements obligating funds for a particular use. 

Committed: This classification includes amounts that can be used only for specific purposes 
under constraints imposed by formal action of the City Commission. These amounts cannot be 
used for any other purpose unless the City Commission removes or changes the specified use 
by taking the same type of action (i.e., ordinance) used when the funds were initially committed. 
This classification also includes contractual obligations to the extent that existing resources 
have been committed explicitly for use in satisfying those contractual requirements. 

Assigned: This classification includes amounts constrained by the City’s intent to be used for a 
specific purpose but is neither restricted nor committed. The City Commission can express 
their intent or delegate this responsibility to the City Manager through the budgetary process. 
This classification also includes monies allocated to future fiscal years to weather an unforeseen 
economic crisis. 

Unassigned: This classification includes the fund balance remaining after the other fund 
balance classifications have been satisfied. For the General Fund, the minimum Fund Balance is 
established by Resolution 11-59, amended as necessary. 

E. Revenues, Expenditures, Expenses, Leases and SBITAs

● Interest Income

Interest income resulting from cash pooling in a centralized bank account is allocated to each
respective fund based on its proportionate share of invested funds.

● Capital Contributions

Subsidies to proprietary funds, are recorded as non-operating revenue when earned. The City’s
policy requires the restriction of all money collected from impact fees. These fees represent a
capacity charge for the proportionate share of the cost of expanding, separating, or
constructing new additions to the water and sewer system.  The use of these funds is limited to
projects that expand the capacity of the water and sewer system.

Deposits received that reserve capacity in the City’s future water and sewer facilities are
recorded as a liability upon receipt. After completion of all legal requirements as stipulated by
the City’s Water and Sewer Treatment Policy, the money is recorded as non-operating revenue
in the year the requirements are met. The City has pledged impact fees to meet expansion
bond debt service requirements. Bond covenants require any additional revenue be set aside
as a restriction of net position to be used for either further system expansion projects or debt
principal repayment.
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● Interfund Transfers 

Interfund services provided and used are accounted for as revenues, expenditures, or 
expenses. Transactions that constitute reimbursements to a fund for expenditures/expenses 
initially made from it that are adequately applicable to another fund are recorded as 
expenditures/expenses in the fund reimbursed. All interfund transactions are reported as 
transfers. 

● Leases 

The City of Eustis is a lessor for several leases of buildings and cell towers. The City of Eustis 
recognizes a lease receivable and a deferred inflow of resources in the government-wide and 
governmental fund financial statements. 

At the commencement of a lease, the City of Eustis initially measures the lease receivable at 
the present value of payments expected to be received during the lease term. Subsequently, 
the lease receivable is reduced by the principal portion of lease payments received. 

The deferred inflow of resources is initially measured as the initial amount of the lease 
receivable, adjusted for lease payments received at or before the lease commencement date. 
Subsequently, the deferred inflow of resources is recognized as revenue over the life of the 
lease term. 

Key estimates and judgements include how the City of Eustis determines (1) the discount rate it 
uses to discount the expected lease receipts to present value, (2) lease term, and (3) lease 
receipts. 

The City of Eustis uses its estimated incremental borrowing rate as the discount rate for leases. 

The lease term includes the non-cancellable period of the lease. Lease receipts included in the 
measurement of the lease receivable are composed of fixed payments from the lessee. 

The City of Eustis monitors changes in circumstances that would require a remeasurement of 
its leases and will remeasure the lease receivable and deferred inflows of resources if changes 
occur that are expected to significantly affect the amount of the lease receivable. 

• Subscription Based Information Technology Agreements (SBITAs) 
A SBITA is defined by GASB as a contract that conveys control of the right to use another party’s 
information technology software, alone or in combination with tangible capital assets, as 
specified in the contract for a period of time in an exchange or exchange-like transaction.  

As more information technology systems become Cloud based, the City has begun to use this type 
of software agreement in various departments. The City uses software solutions to streamline 
operations, enhance service delivery, enhance citizen engagement, and improve overall 
efficiency in managing City resources and services. All financial statements dated September 30, 
2023, and later are required to follow the new GASB standard.  

According to GASB, governments should recognize a right-to-use subscription asset (an 
intangible asset) and a corresponding subscription liability on their balance sheet when they 
enter a SBITA. The right-to-use subscription asset represents the City’s right to access the 
software services, while the subscription liability represents the City’s obligation to make future 
payments for those services. More information regarding SBITAs is presented in Note 14. 
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• Compensated Absences
The City’s policy permits employees to accumulate earned but unused vacation and sick pay

benefits. The City accrues compensated absences in the period earned in both government-
wide and enterprise fund financial statements.

The City recognizes a liability for compensated absences for leave time that (1) has been
earned for services previously rendered by employees, (2) accumulates and is allowed to be
carried over to subsequent years, and (3) is more likely than not to be used as time off or settled
(for example paid in cash to the employee) during or upon separation from employment.
Vacation time is accrued monthly and upon separation, unused vacation benefits are eligible
for payment at the employee’s current pay upon separation from employment at a maximum of
200 hours after one year of service.  The sick leave policy permits employees to accumulate
earned but unused sick leave.  Employees who retire or resign in good standing after three
years of continuous full-time service may be paid unused sick leave up to a maximum of 480
hours.

Change in Accounting Principle 

• Adjustments

GASB Statement 101 Compensated Absences has been implemented in FY2025. In addition to
the value of unused vacation time owed to employees upon separation of employment, the City
now recognizes an estimated amount of sick and vacation leave earned as of year-end that will
be used by employees as time off in future years as part of the liability for compensated
absences.  The effects of the change in the accounting principle have a negligible impact on
the government’s financial position.  The change in methodology has been presented as a net
change in the increases and decreases in the compensated balances reported in the Note 10
chart.

GASB Statement No. 102, Certain Risk Disclosures, is effective for the City beginning fiscal year
2025.  The City of Eustis does not have risks for disclosure per GASB 102.

• Future GASB Pronouncements

The City is in the process of reviewing impacts of upcoming GASB pronouncements which will
become effective in future years and the following Statements will be applicable to the City.

GASB 103 Financial Reporting Model Improvements effective after June15, 2025.  The City will
be implementing the changes in the FY2026 Annual Comprehensive Financial Report.

GASB 105 Subsequent Events effective for fiscal years beginning after June 15, 2026. The City
will be monitoring for future implementation.

Note 2 - Stewardship, Compliance, and Accountability 

Budgetary Requirements 

The following procedures are used annually to establish the budgetary information reflected in the 
annual financial statements: 

1. The City Manager submits a proposed operating budget for the fiscal year commencing the
following October 1 to the City Commission by August of each year.

2. Two public hearings are held to obtain taxpayer comments.

3. A resolution legally enacting the budget is approved prior to October 1.
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4. The City’s budget is legally adopted and used as a management control device throughout the
year for the General Fund, all Special Revenue funds, and the Pension Trust Funds. The budget
adopted for the proprietary fund is prepared and adopted in compliance with debt covenants.

5. Budgets for the governmental funds are adopted consistent with Generally Accepted Accounting
Principles (GAAP). The budget for the proprietary fund is adopted on a non-GAAP basis to reflect
the budget versus actual information related to “operations and maintenance” as defined in the
bond covenants.

6. The City Commission must approve any changes to the budget that alter the total appropriations
of any fund. The classification detail at which expenditures may not legally exceed
appropriations is at the total fund level. During the fiscal year ended, various appropriations
were approved by this policy. Adopted and amended budget amounts are shown in the financial
statements.

7. Florida Statute 932.7055 regulates the Law Enforcement Fund forfeited property and states that
agencies shall not anticipate future forfeitures or proceeds in the adoption of the budget.For
FY2024/25 the fund experienced actual expenditures more than budgeted expenditures in the 
amount of $5,350.  This may occur due to the limitations imposed by the State for budgeting of 
revenues and expenditures. 

In addition to the legal requirements discussed above, the Commission has adopted management 
control and approval guidelines for expenditures and budget amendments. Critical components of 
these management guidelines are as follows: 

1. The City Commission must approve transfers of budgeted amounts between funds.

2. A department director may transfer funds up to $5,000 within the department’s operating and
capital accounts.

3. No expenditure or encumbrance may occur without sufficient budgeted funds.

The City uses encumbrance accounting. Encumbrances represent commitments related to contracts 
for goods or services that have not yet been started and/or completed. Most operating 
encumbrances outstanding at year-end are canceled while outstanding capital encumbrances are 
typically brought forward into the next year. 

Note 3 - Cash, Cash Equivalents, and Investments 
Cash and Cash Equivalents 

The Florida Security for Depositors Act identifies those financial institutions that have deposited 
the required collateral in the name of the Treasury of the State of Florida as Qualified Public 
Depositories (QPD’s). The City places deposits with only QPD’s. Either FDIC or Florida’s Multiple 
Financial Institution Collateral pool insure all cash. Therefore, all deposits of the City are fully 
insured and collateralized. The amount of deposits (cash and cash equivalents) on September 30, 
2025, is $51,205,743. 

Investments - Governmental 

The City’s investment policy states that it may invest surplus public funds in any authorized 
instruments provided in Florida Statutes 218.415(16). Authorized investments include the following: 

● The Local Government Surplus Funds Trust Fund or any intergovernmental investment pool
authorized under the Florida Interlocal Cooperation Act, as provided in Section 163.01;

● Securities and Exchange Commission registered money market funds with the highest credit
quality rating from a nationally recognized rating agency;
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● Interest-bearing time deposits or savings accounts in qualified public depositories, as defined
in Section 280.02;

● Direct obligations of the U.S. Treasury; and

● Federal agencies and instrumentalities.

Investments – Police Officers’ Pension Fund

The Police Officers’ Pension Fund’s investment policy complies with the Employee Retirement 
Income Security Act of 1974 (ERISA) at 29 U.S.C. s. 1104(a) (1)(A)-(C) and includes the following 
authorized investments: 

● Time, savings, and money market deposit accounts insured by the Federal Deposit Insurance
Corporation;

● Obligations issued by the United States Government or obligations guaranteed as to principal
and interest by the United States Government;

● Stocks, commingled funds administered by national or state banks, mutual funds or bonds
issued or guaranteed by a corporation organized under the laws of the United States.

• Domestic securities limited to those actively traded on a major exchange or NASDAQ equal
to no more than 5.0% of the total Plan’s assets at the time of purchase;

• At least 95% of fixed income securities must be Investment Grade rated by the National
Rating Services; no more than 5.0% of fixed income securities can be one grade below
Investment Grade;

• Cash Equivalent securities must be rated either A1 by Standard and Poor’s or P1 by
Moody’s.

Investments – Firefighters’ Pension Fund 

The Firefighters’ Pension Fund’s investment policy complies with the Employee Retirement Income 
Security Act of 1974 (ERISA) at 29 U.S.C. s. 1104(a) (1)(A)-(C) and includes the following authorized 
investments: 

● Equities traded on a national exchange or electronic network equal to no more than 5.0% of the
total Plan’s assets at the time of purchase;

● Fixed income investments with a minimum rating of investment grade or higher as reported by
a major credit rating service equal to no more than 5.0% of the Plan’s total assets at the time of
purchase;

● Money market funds limited to Government paper backed by full or implied faith and credit of
the United States government; and

● Pooled funds include mutual funds, commingled funds, and exchange-traded funds.
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Fair Value of Investments 

The following chart presents the City’s investments as of September 30, 2025 at Fair Market 
Value: 

The City measures and records its investments using fair value measurement guidelines 
established by Generally Accepted Accounting Principles. These guidelines recognize a three-
tiered fair value hierarchy, as follows: 

Level 1: Inputs to the valuation methodology are unadjusted quoted prices for identical assets or 
liabilities in active markets that the plan can access. 

Any asset with an actively traded daily closing price will be classified as a Level 1 input. 

Level 2: Inputs are inputs (other than quoted prices included within Level 1) observable for the 
asset or liability, either directly or indirectly. Inputs to the valuation of the entire term of the asset 
or liability. 

Investments
Weighted Average 

Maturities
S & P Credit 

Rating
 Fair Market 

Value 
Governmental

Cash and Cash Equivalents N/A N/A 32,303,168$    
Investments - Bank Certificates of Deposit Less than 1 Year N/A 800,872            

Police Officers' Pension Trust:
Money Market & Cash Equivalents N/A Aam 1,375,786        
Domestic Fixed Income, Municipal Bonds 2 to 10 Years AA 9,832,363        
International Equities N/A N/A 3,186,565        
Domestic Equities N/A AA 16,335,374      
Real Estate Investment Funds N/A 187,681            

Firefighters' Pension Trust:
Cash and Cash Equivalents N/A N/A 469,166            
Equities N/A AA 11,226,249      
Fixed Income  6 to 9 Years AAA - BBB 6,291,590        

Business-type
Cash and Cash Equivalents N/A N/A 18,902,575      
Investments - Bank Certificates of Deposit Less than 1 Year N/A 545,823            

Total Cash and Investment 101,457,212$ 

Shown in the accompanying Statements of Net Position as follows:
Entity-wide - Cash and Cash Equivalents 51,205,743$    
Entity-wide - Investments 1,346,696        
Fiduciary - Cash and Cash Equivalents 1,844,952        
Fiduciary - Investments 47,059,822      

Total 101,457,212$ 
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As a rule, if an asset or liability does not fall into the requirements of a Level 1 or Level 3 input, it 
would default to Level 2. With Level 2 inputs, data can be easily obtained to support the valuation, 
even though it is not as easily obtained as a Level 1 input. 

Level 3: Inputs to the valuation methodology are unobservable and significant to the fair value 
measurement. 

As a rule, Level 3 inputs are difficult to obtain on a regular basis and it requires verification from an 
outside party, such as an accountant or an appraisal, to validate the valuation. 

Level 1 debt and equity securities are valued based on prices quoted in active markets for those 
securities. Level 2 debt securities classified are valued using a matrix yield curve that values 
securities based on their relationship to benchmark quoted prices and credit spreads.  

Level 3 equities categorized as a are valued using a multifactor model, including price, sector 
indices, and currency fluctuations. 

The City does not have any debt obligations classified in Level 3.  

The City Rated Investments Measured at Fair Market Value as of September 30, 2025, are: 

Investments Measured at Fair Value 9/30/2025 Level 1 Level 2 Level 3
Short Term Investments

Domestic Fixed Income, Municipal Bonds 9,832,363$     -$  9,832,363$ -$         
Total Debt Securities 9,832,363       - 9,832,363 -           

Equity Securities
International Equities 3,186,565       3,186,565      - -           
Domestic Equities 16,335,374     16,335,374    - -           
Real Estate Investment Funds 187,681           187,681          

Total Equity Securities 19,709,620$  19,709,620$ -$              -$         

Total Investments Measured at Fair Value 29,541,983$  

Investments Measured at Fair Value 9/30/2025 Level 1 Level 2 Level 3
Short Term Investments

Fixed Income Securities 6,291,590$     -$  6,291,590$ -$         
Total Debt Securities 6,291,590       - 6,291,590 -           

Equity Securities
Domestic Equities 11,226,249     11,226,249    - -           

Total Equity Securities 11,226,249$  11,226,249$ -$              -$         

Total Investments Measured at Fair Value 17,517,839$  

Measurement using Fair Value

Firefighter's Pension Trust Rated Investments
Measurement using Fair Value

Police Officer's Pension Trust Rated Investments
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Credit Risk 

Credit risk is the risk of loss due to the failure of the security issuer. 

The City’s investment policy limits the investments to obligations with the highest credit quality 
ratings. Ratings for debt securities are displayed in the schedule. Florida Statutes 185.06 and 175.06 
have a provision regarding investments which states for bonds and stocks that the corporation is 
listed on any one or more of the recognized national stock exchanges or the National Market 
System of the NASDAQ Stock Market. In the case of bonds only, the investment must hold a rating 
in one of the three highest classifications by a primary rating service. Investment ratings are from 
Moody’s Investors Service, Inc. and Standard and Poor’s Ratings Group. 

Both Pension Plans comply with the Employee Retirement Income Security Act of 1974 (ERISA) at 
29 U.S.C. s. 1104(a) (1)(A)-(C). Both Boards endeavor to diversity investments to the extent 
practicable to control the risk of loss resulting from over-concentration of assets in a specific 
maturity, issuer, instrument, dealer, or bank through which financial investments are bought and 
sold.   

Custodial Credit Risk 

Custodial credit risk of an investment is the risk that, in the event of the failure of the counterparty, 
the City will not be able to recover the value of its investments or collateral securities that own an 
outside party.  

Interest Rate Risk 

Interest rate risk exists when there is a possibility that changes in interest rates could adversely affect 
an investment’s fair value, The weighted average maturity of the City’s investments is displayed in 
the schedule. The City evaluates securities for other-than-temporary impairment every quarter and 
more frequently when economic or market concerns warrant. Consideration is given to the length 
of time and the extent to which the fair value has been less than the cost, the financial condition and 
near-term prospects of the issuer, and the intent and ability of the City to retain its investment in 
the issuer for a period long enough to allow for any anticipated recovery in the fair value. In 
analyzing an issuer’s financial condition, the City considers whether the Federal Government or its 
agencies issue the securities, whether there have been downgrades issued by one of the rating 
agencies and rating the results of reviews of the issuer’s financial condition. Neither the City or the 
Pension Plans have a formal policy regarding interest rate risk. 

The Concentration of Credit Risk 

The City’s non-pension holdings at TD Bank represent approximately 97.8% of the City’s total cash, cash 
and equivalents and investments. The City’s holdings at United Southern Bank represent 
approximately 2.2% of the City’s total cash, cash and equivalents and investments. The breakdown of 
the City’s non-pension investments is comprised of cash at 40.23% and Certificates of Deposit (CD’s) 
at 59.77%.  As CD’s mature, money is either reinvested or is deposited into the City’s operating 
account. This account is highly liquid and has an interest rate of 2.85%.  Interest income offsets 
banking fees. Per Florida Statute requirements, all funds are held by banks that are Qualified Public 
Depositories of the State of Florida.  

Foreign Currency Risk 

The City is not exposed to Foreign Currency Risk. 
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Note 4 - Capital Assets 

 

Capital asset activity for the year ended September 30, 2025, was as follows:

Beginning Ending
Balance Increases Decreases Balance

Governmental Activities
Capital Assets Not Being Depreciated:

Land 7,011,465$          -$  -$  7,011,465$          
Infrastructure - Retention Ponds 1,946,578            - - 1,946,578            
Infrastructure - Right-of-Way 24,204,385          - - 24,204,385          
Construction in Progress 1,597,101            2,919,894            (930,435) 3,586,560            

Total Capital Assets Not Being Depreciated 34,759,529          2,919,894            (930,435) 36,748,988          
Capital Assets Being Depreciated:

Buildings 14,938,453          179,892 - 15,118,345 
Improvements Other Than Buildings 8,591,249            393,335 - 8,984,583 
Equipment 5,853,285            770,217 (19,430) 6,604,072 
Vehicles 9,003,633            1,493,947            (9,118) 10,488,461 
Infrastructure  (Roads and Streets) 38,585,154          198,254 - 38,783,408 
SBITA 399,614 128,768 (240,856) 287,526 
Right-To-Use Leased Assets 127,678 263,451 - 391,129 

Total Capital Assets Being Depreciated 77,499,066          3,427,863            (269,404) 80,657,525          
Less Accumulated Depreciation:

Buildings (10,804,387)         (343,250) - (11,147,637) 
Improvements Other Than Buildings (3,147,670)           (311,315) (549) (3,459,534) 
Equipment (4,096,291)           (414,545) 9,648 (4,501,188)           
Vehicles (4,877,832)           (816,246) 18,902 (5,675,176)           
Infrastructure  (Roads and Streets) (19,588,194)         (899,745) 549 (20,487,391)         
SBITA (248,210) (159,327) 240,856 (166,681) 
Right-To-Use Leased Assets (31,920) (82,077) - (113,997) 

Total Accumulated Depreciation (42,794,503)         (3,026,505)           269,405 (45,551,603)         
Total Capital Assets Being Depreciated, Net 34,704,563          401,358 1 35,105,922          

Governmental Activities Capital Assets, Net 69,464,091$         3,321,252$          (930,434)$            71,854,909$         
Business-type Activities

Capital Assets Not Being Depreciated:
Land 1,245,453$          -$  -$  1,245,453$          
Construction in Progress 19,011,417          3,017,467            (18,250,237)         3,778,647            

Total Capital Assets Not Being Depreciated 20,256,870          3,017,467            (18,250,237)         5,024,100            
Capital Assets Being Depreciated:

Buildings 1,040,681            1,156,876            - 2,197,557 
Improvements Other Than Buildings 92,060,165          16,896,015          - 108,956,180 
Equipment 6,892,203            1,334,869            (62,095) 8,164,977            
Intangible Assets 11,015 - - 11,015 
SBITA 83,436 41,973 (15,280) 110,129 

Total Capital Assets Being Depreciated 100,087,501         19,429,732          (77,375) 119,439,858         
Less Accumulated Depreciation:

Buildings (966,200) (12,321) - (978,521) 
Improvements Other Than Buildings (48,564,129)         (2,530,369)           - (51,094,498) 
Equipment (4,915,008)           (420,146) 62,095 (5,273,059)           
Other Assets (5,377) (1,836) - (7,212) 
SBITA (49,095) (35,889) 15,280 (69,704) 

Total Accumulated Depreciation (54,499,808)         (3,000,561)           77,375 (57,422,994)         
Total Capital Assets Being Depreciated, Net 45,587,692          16,429,172          (0) 62,016,864 

Business-type Activities Capital Assets, Net 65,844,562$         19,446,639$         # (18,250,237)$        67,040,964$         
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Note 5 – Pension Plans 

General Employees 

The City has multiple pension plans for its employees. General employees currently participate in 
one of two plans. Employees hired on or before December 31, 1995, participate in the Florida 
Retirement System (FRS), a multiple-employer, cost-sharing public employee retirement plan. 
Employees hired after December 31, 1995, participate in a defined contribution plan. The costs of 
administering the plans are paid for with investment earnings. 

City of Eustis Section 401(a) Defined Contribution Plan 

In 1995, the State of Florida allowed a one-time opt-out of the Florida Retirement System for all new 
employees. The City Commission elected to opt-out of FRS and adopted an ordinance that 
established a 401A Defined Contribution plan. Empower Retirement is the plan administrator, and 
payments are made bi-weekly.  The effective date of the plan was January 1, 1996. 

● Eligibility - Full-time employees are enrolled immediately, and part-time employees become 
participants of the plan after six months of service; there is no minimum age requirement. 

● Participants -160 participants were in the plan for the fiscal year ended September 30, 2025. 

● Benefit Compensation - Total pensionable compensation paid during the fiscal year ending 
September 30, 2025, was $9,388,666. 

● Forfeitures – Any forfeitures shall be applied to future employer contributions. 

● Employer Contributions - 6% of covered payroll is mandatory for general employees. Total 
contributions for the fiscal year ending September 30, 2025, were $563,320. 

● Employee Contributions - General employees have a mandatory contribution of 4%. The 
contributions are pre-tax. Contributions for the fiscal year ended September 30, 2025, were 
$375,547. 

● Normal Retirement - This is the date the participant attains age 62. 

● Early Retirement – None. 

● Vesting Schedule - 0 through 4 years 0%, 5 years 100% or 100% at age 62. 

● Distributions - Participants may request immediate distribution upon termination. If not vested, 
participants receive only what they have contributed to the plan and forfeit any employer 
contributions. 

● Miscellaneous - Loans are allowed under the 401A plan. However, the amount is limited to the 
amount of the participants’ contributions with a minimum of $1,000. Repayment is limited to five 
years and is repaid bi-weekly via payroll deductions. Transfers in from other qualified plans 
are permitted. 

Depreciation Expense - Governmental Activities
General Government and Administration 466,984$             
Public Safety 757,129               
Physical Environment 160,859               
Transportation 1,218,409            
Culture and Recreation 423,124               

Total Depreciation Expense Governmental Activities 3,026,505$          

Depreciation Expense - Business Type Activities
Water and Sewer System 3,000,561$          
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Florida Retirement System (FRS) 

FRS provides retirement and disability benefits, annual cost-of-living adjustments, and death benefits 
to plan members and beneficiaries. Benefits are established by Chapter 121, Florida Statutes, and 
Chapter 60S, Florida Administrative Code. Amendments to the law can be made only by an act of 
the Florida State Legislature. 

● The State of Florida issues a publicly available financial report annually that includes financial
statements and required supplementary information for FRS.

The most recent report may be obtained by writing to the State of Florida Division of Retirement, 
Department of Management Services, P.O. Box 9000, Tallahassee, Florida 32315-9000, or from
the Web site: www.dms.myflorida.com/workforceoperations/retirement/publications.

● Plan Description - The pension plan is a cost-sharing multiple-employer defined benefit
pension plan, with a Deferred Retirement Option program (DROP) for eligible employees.

● Benefits Provided - Benefits under the FRS pension plan are computed based on age, average
final compensation, and years of service credit. Regular class pension plan members enrolled
before July 1, 2011, who retire at or after age 62 with at least five years of credited service or 30
years of service regardless of age, are entitled to a retirement benefit payable monthly for life,
equal to 1.6% of their final average compensation based on the six highest years of salary, for
each year of credited service. Vested members with less than 30 years of service may retire
before age 62 and receive reduced retirement benefits.

As provided in Section 121.101, Florida Statutes, if the member initially enrolled in the pension
plan before July 1, 2011, and has service credit after July 1, 2011, there is an individually
calculated cost-of-living adjustment. The annual cost-of-living adjustment is a portion of 3%
determined by dividing the sum of the pre-July 2011 service credit by the total service credit at
retirement multiplied by three percent.

In addition to the above benefits, DROP allows eligible members to defer receipt of monthly
retirement benefit payments while continuing employment with an FRS employer for a period
not to exceed 60 months after electing to participate. Deferred monthly benefits are held in the
FRS Trust Fund and accrue interest. There are no required contributions by DROP participants.

● Contributions

The FRS has nine classes of membership. Only two of those classes apply to the City’s remaining
eligible employees. These two classes, with descriptions and contribution rates in effect during
the period ended September 30, 2025, are as follows:

The City’s contributions to FRS for the years ended September 30, 2025, 2024, and 2023 were 
$52,810, $49,700 and $49,660, respectively, and equal the required contributions for each year. 

Regular DROP
7/1/24 - 6/30/25 13.63% 21.13%
7/1/25 - 6/30/26 14.03% 22.02%
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● Pension Liabilities, Pension Expense, and Deferred Outflows of Resources and Deferred
Inflows of Resources Related to Pensions

On September 30, 2025, the City reported an FRS pension liability of $274,500 for its
proportionate share of the pension plan’s net pension liability. The net pension liability was
measured as of June 30, 2025, and the total pension liability used to calculate the net pension
liability was determined by an actuarial valuation as of July 1, 2025. The City’s proportionate
share of the net pension liability was based on the City’s 2024-25 fiscal year contributions
relative to all participating members’ 2023-24 fiscal year contributions. The City’s proportionate
share was 0.000884% and 0.000791% on June 30, 2025, and June 30, 2024, respectively.

For the fiscal year ended September 30, 2025, the City reported deferred outflows of resources 
and deferred inflows of resources related to pensions from the following sources: 

The deferred outflows of resources related to the FRS plan, totaling $12,400 resulting from City 
contributions to the FRS plan after the measurement date, will be recognized as a reduction of 
the net pension liability in the fiscal year ended September 30, 2026. 

Other amounts reported as deferred outflows of resources and deferred inflows of resources 
related to the pension plan will be recognized in pension expenses as follows: 

Fiscal Year Ending Deferred Outflow /
June 30, Inflow Amount

2026 6,011$  
2027 (25,219) 
2028 (13,361) 
2029 (6,997) 
2030 - 

Thereafter - 
Total (39,565)$  

FRS
Proportional Share of Net Pension 274,500$        
City's Proportion at June 30, 2025 0.000884%
City's Proportion at June 30, 2024 0.000791%
Change in Proportion during Current Ye 0.000093%

Description

FRS Deferred 
Outflows of 
Resources

FRS 
Deferred 
Inflows of 
Resources

Differences between expected and actual experience 29,319$             -$  
Change of Assumptions 31,877 - 

- (45,831)         
- (54,930) 

City Pension Plan contributions subsequent to the measurement date 12,400 - 
Total 73,596$             (100,761)$     

Net difference between projected and actual earnings on Pension Plan 
Changes in proportion and differences between City Pension Plan 
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● Actuarial Assumptions - The total pension liability on June 30, 2025, actuarial valuation was
determined using the following actuarial assumption, applied to all periods included in the
measurement:

Inflation 2.40% 

Salary Increases 3.50% including inflation 

Investment rate of return 6.70% net of investment expense 

Mortality rates were based on the Generational PUB-2010 with Projection Scale MP-2021 tables 
and Projection Scale MP-2021 tables for valuation date July 1, 2024 and measurement date June 
30, 2025.  

The most recent actuarial assumptions experience study for the FRS pension plan is dated July 
1, 2024. Valuation was based on the results of an actuarial experience study from July 1, 2018, 
through June 30, 2023.  

The long-term expected rate of return on pension plan investments was not based on historical 
returns but based on a forward-looking capital market economic model. The allocation policy’s 
description of each asset class was used to map the target allocation to the asset classes shown 
below. Each asset class assumption is based on a consistent set of underlying assumptions and 
includes an adjustment for the inflation assumption. The target allocation and best estimates of 
arithmetic and actual geometric rates of return for each major asset class are summarized in the 
following table: 

● Discount Rate - The discount rate used to measure the total pension liability was 6.70%. The
pension plan’s fiduciary net position was projected to be available to make all projected future
benefit payments of currently active and inactive employees. Therefore, the discount rate for
calculating the total pension liability is equal to the long-term expected rate of return.

● Sensitivity to the City’s Proportionate Share of the Net Pension Liability to Changes in the
Discount Rate

The following represents the City’s proportionate share of the Net Pension Liability calculated
using the discount rate of 6.70%, as well as what the City’s proportionate share of the net
pension liability would be if it were calculated using a discount rate that is one percentage point
lower, 5.70%, or one percentage point higher, 7.70% than the current rate:

Asset Class
Target                        

Allocation *

 Annual 
Arithmetic 

Return 
Cash 1.00% 3.20%
Fixed Income 29.00% 5.50%
Global Equity 45.00% 8.50%
Real Estate (Property) 12.00% 8.40%
Private Equity 11.00% 12.40%
Strategic Investments 2.00% 6.50%
Total 100.00% 44.50%

* As outlined in the Pension Plan's Investment Policy
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● Pension Plan Fiduciary Net Position - Detailed information regarding the pension plan’s
fiduciary net position is available in the separately issued FRS pension plan and Other State-
Administered Systems Annual Comprehensive Financial Report.

Health Insurance Subsidy (HIS) Plan 

● Plan Description - The HIS plan is a cost-sharing multiple-employer defined benefit pension
plan established under Section 112.363, Florida Statutes, and may be amended by the Florida
legislature at any time. The benefit is a monthly payment to assist retirees of State-administered
retirement systems in paying their health insurance costs and is administered by the Florida
Department of Management Services, Division of Retirement.

● Benefits Provided - For the fiscal year ended September 30, 2025, eligible retirees and
beneficiaries received a monthly HIS payment of $7.50 for each year of creditable service
completed at the time of retirement, with a minimum HIS payment of $45 and a maximum HIS
payment of $225 per month. To be eligible to receive these benefits, a retiree under a State-
administered retirement system must provide proof of health insurance coverage, including
Medicare.

● Contributions - The HIS plan is funded by required contributions from FRS participating employers 
set by the Florida Legislature. Employer contributions are a percentage of gross compensation
for all active FRS members.

For the fiscal year ended September 30, 2025, the HIS contribution for October 1, 2024, through
June 30, 2025, and from July 1, 2023, through September 30, 2024, was 0.000729% and 0.000733%
respectively. HIS plan contributions are deposited in a separate trust fund from which payments
are authorized. HIS plan benefits are not guaranteed and are subject to annual legislative
appropriation. If legislative appropriation or available funds fail to provide full subsidy benefits
to all participants, benefits may be reduced or canceled. The City contributed 100% of its
statutorily required contributions for the current and preceding three years. The City’s
contributions to the HIS plan totaled $6,513 for the fiscal year ended September 30, 2025.

● Pension Liabilities, Pension Expense, and Deferred Outflows of Resources and Deferred
Inflows of Resources Related to Pensions

On September 30, 2025, the City reported a liability of $93,405 for its proportionate share of the
HIS plan’s net pension liability. The net pension liability was measured as of June 30, 2025. The
total pension liability used to calculate the net pension liability was determined by an actuarial
valuation, updated to July 1, 2025. The City’s proportionate share of the net pension liability
was based on the City’s 2024-25 fiscal year contributions relative to all participating members’
2023-24 fiscal year contributions. The City’s proportionate share was 0.000729%and 0.000733% on
June 30, 2025, and June 30, 2024, respectively.

1% Decrease Rate 1% Increase
5.70% 6.70% 7.70%

538,702$          274,500$          52,997$            

FRS Net Pension Liability (Asset)
Current Discount
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For the fiscal year ended September 30, 2025, the City reported deferred outflows of resources 
and deferred inflows of resources related to pensions from the following sources: 

The deferred outflows of resources related to the HIS plan, totaling $1,239 resulting from City 
contributions to the HIS plan after the measurement date, will be recognized as a reduction of 
the net pension liability in the fiscal year ended September 30, 2026. 

 The City contributed 100% of its statutorily required contributions for the current and preceding 
three years. Other amounts reported as deferred outflows of resources and deferred inflows of 
resources ($72,785), related to the HIS plan will be recognized in pension expense as follows: 

● Actuarial Assumptions – The total pension liability on July 1, 2024, updated to July 1, 2025,
actuarial valuation was determined using the following actuarial assumptions, applied to all
periods included in the measurement:

Inflation 2.40% 

Salary Increases 3.50% including inflation 

Municipal Bond Index 5.20%  

Mortality rates were based on the Generational PUB-2010 with Projection Scale MP-2021 tables 
and Projection Scale MP-2021 tables for valuation date July 1, 2024 and measurement date June 
30, 2025.  

The most recent actuarial assumptions experience study for the FRS pension plan is dated July 1, 
2024. Valuation was based on the results of an actuarial experience study from July 1, 2018, 
through June 30, 2023.  

HIS
Proportional Share of Net Pension 93,405$           
City's Proportion at June 30, 2025 0.000729%
City's Proportion at June 30, 2024 0.000733%
Change in Proportion during Current Year -0.000004%

Description

HIS Deferred 
Outflows of 
Resources

HIS 
Deferred 
Inflows of 
Resources

Differences between expected and actual experience 558$  (148)$            
Change of Assumptions 827 (22,592)         

- (78) 
- (51,351) 

City Pension Plan contributions subsequent to the measurement date 1,239 - 
Total 2,623$  (74,169)$       

Net difference between projected and actual earnings on Pension Plan 
Changes in proportion and differences between City Pension Plan 

Fiscal Year Ending Deferred Outflow /
June 30, Inflow Amount

2026 (24,667)$  
2027 (21,707) 
2028 (14,222) 
2029 (8,478) 
2030 (3,711) 

Thereafter - 
Totals (72,785)$  
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● Discount Rate - The discount rate used to measure the total pension liability was 5.20%. The
discount rate for calculating the total pension liability equals the single rate equivalent to
discounting at the long-term expected rate of return for benefit payments before the projected
depletion date. Because the HIS benefit is funded on a pay-as-you-go basis, the depletion date
is considered immediate. The single equivalent discount rate equals the municipal bond rate
selected by the HIS plan sponsor.  The Bond Buyer General Obligation 20-Bond Municipal Index
was adopted as the applicable municipal bond index.

● Sensitivity of the City’s Proportionate Share of the Net Pension Liability to Changes in the
Discount Rate - The following represents the City’s proportionate share of the net pension
liability calculated using the discount rate of 5.20%, as well as what the City’s proportionate
share of the net pension liability would be if it were calculated using a discount rate that is one
percentage point lower at 4.20% or one percentage point higher at 6.20% than the current rate:

● Pension Plan Fiduciary Net Position - Detailed information regarding the HIS plan’s fiduciary
net position is available in the separately issued FRS Pension Plan and Other State-Administered
Systems Annual Comprehensive Financial Report.

Police and Fire Defined Benefit Pension Plans 

Plan Administration 

The City of Eustis municipal police Officers’ pension and Retirement System is a single employer 
defined pension plan administered by a Board of Trustees.  The Board consists of five Trustees, two of 
them are appointed by the City Commissions, two members are full-time police Officers, elected 
by the members of the Plan, and the fifth member is elected by the other four members and 
appointed by Commission. Specific provisions of Chapter 185, Florida Statutes, Chapter 112, 
Florida Statutes, and the Internal Revenue Code govern the Plan. 

The City of Eustis Municipal Firefighters’ Pension and Retirement System is a single employer 
defined pension plan administered by a Board of Trustees.   

The Board consists of five Trustees, two of them are appointed by the City Commission, two 
members are full-time Firefighters, elected by the members of the plan, and the fifth member is 
elected by the other four members and appointed by Commission. Specific provisions of Chapter 
175, Florida Statutes, Chapter 112, Florida Statutes, and the Internal Revenue Code govern the Plan. 

These plans are maintained as Pension Trust Funds and included in the City’s reporting entity. City 
ordinance and State law require contributions to be determined by actuarial studies. The City 
Commission has the authority to establish and amend the benefit provisions of the plans. 
Administrative costs are paid by contributions and investment earnings. Stand-alone financial reports 
are not issued. 

1% Decrease Rate 1% Increase
4.20% 5.20% 6.20%

105,329$        93,405$          83,404$          

HIS Net Pension Liability (Asset)
Current Discount
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● Benefits Provided – Both the Police Officers and Firefighters’ pension plans provide
retirement, disability, termination, and death benefits.

● Normal Retirement - For both plans, normal retirement can occur at age 55 and the completion
of 10 years of credited service or at age 52 and 25 years of credited service. The benefit payable
at retirement is 3% of the average final compensation time credited to the police Officers’ plan
and 4% for the Firefighters’ plan.

● Early Retirement - Both plans allow early retirement at age 50 and 10 years of credited service.
The benefit payable is the same as normal retirement, reduced by 3% per year.

● Termination of Employment (Both Plans) - A refund of contributions paid occurs for
termination with less than ten years of service. Any interest earned is retained by the Plan.

● Disability benefits - The plans provide for disability benefits accrued as of the date of
disability. The disability benefit is 65% of the average final compensation (AFC) for service-related
disability and 25% of AFC for non-service-related disability.

● Pre-Retirement Death Benefits - Pre-retirement death benefits are available to beneficiaries
of Police Officers and Firefighters on the date that normal retirement would have been reached
for vested plan members. For non-vested Police Officers and Firefighters, the beneficiary is
entitled to a refund of member contributions.

● Contributions - Contributions for the Police Officers’ and Firefighters’ pension plans include a
required contribution from employees of 4% of compensation (as defined). Employer
contributions are actuarially determined as the remaining amount necessary to pay current
costs and amortize unfunded past service costs, as provided in Chapter 112, Florida Statutes.

● Employer Contribution: Police Pension - $1,647,725 and Fire Pension - $708,886; Employee
Contribution: Police Pension - $254,799 and Fire Pension - $112,019

● Benefit Compensation - The benefits compensation from Police and Fire Pension Funds for the
fiscal year ended September 30, 2025, was: $1,897,068 for the Police Pension Fund and
$779,660 for the Fire Pension Fund.

● Deferred Retirement Option Program (DROP) – Eligibility requires satisfaction with
standard retirement requirements.

● Net Pension Liability of the City - The measurement date for the Net Pension Liability for the
City is September 30, 2025. The measurement period for pension expense and the reporting
period is October 1, 2024, to September 30, 2025.

9/30/2025 9/30/2025
Plan Membership Police Officers Firefighters

Inactive plan members or beneficiaries currently receiving 
benefits 39 22
Inactive plan members entitled to, but not yet receiving, 
benefits 9 22
Active Plan Members 45 28

Total 93 72
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The components of the Net Pension Liability of the City on September 30, 2025, were as follows: 

The costs of administering the Police Officers’ and Firefighters’ pension plans are paid by 
contributions and investment earnings.

Police Officers' Pension Plan
Total Pension Liability 38,309,799$      
Plan Fiduciary Net Position (30,982,229)       
City's Net Pension Liability 7,327,570$        
Plan Fiduciary Net Position as a 
Percent of Total Pension 
Liability 80.87%

Firefighers' Pension Plan
Total Pension Liability 17,025,672$      
Plan Fiduciary Net Position        (17,979,674)
City's Net Pension (Asset) (954,002)$          
Plan Fiduciary Net Position as a 
Percent of Total Pension 
Liability 105.60%

Total Pension Plan Fiduciary Net Pension

Police Officers Liability (a)
Net Position 

(b)
Liability (a)-

(b)
Beginning Balance 9/30/2024  $  36,211,765  $   28,482,720  $    7,729,045 
Changes for a Year:

Service Cost             834,549 - 834,549
Interest         2,418,551 - 2,418,551
Differences between Expected

and Actual Experience             170,770 - 170,770
Changes of assumptions             496,014 - 496,014
Contributions - Employer - 1,647,725 (1,647,725)
Contributions - State - 259,276          (259,276)
Contributions - Employee - 254,799          (254,799)
Net Investment Income - 2,313,403      (2,313,403)

Benefit payments, including Refunds 

of Employee Contributions       (1,897,068)        (1,897,068) -   
Other (Change in Share Plan 
Reserve)

75,218 - 75,218

Administrative Expense - (78,626) 78,626
Net Changes         2,098,034          2,499,509          (401,475)

Ending Balance 9/30/2025  $  38,309,799  $   30,982,229  $    7,327,570 

Increase (Decrease)
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For the year ended September 30, 2025, the City will recognize pension expense of $1,606,135 
and $192,624 for Police and Firefighters, respectively. On September 30, 2025, the City reported 
Deferred Outflow of Resources and Deferred Inflow for Police and Fire Department Resources related 
to pensions from the following sources: 

Amounts reported as Deferred Outflows of Resources and Deferred Inflows of Resources related 
to the Police Pension will be recognized in Pension Expense as follows: 

Total Pension Plan Fiduciary Net Pension

Firefighters Liability (a)
Net Position 

(b)
(Asset) (a)-(b)

Beginning Balance 9/30/2024  $  15,560,056  $   15,957,741  $        (397,685)
Changes for a Year:

Service Cost             415,435 - 415,435
Interest         1,176,717 - 1,176,717
Share Plan Allocation               69,996 - 69,996
Change in Benefit Terms -                           -   -   
Experience Gains / Loses             366,111 - 366,111
Changes of Assumptions             217,017 217,017
Contributions - Employer - 708,886             (708,886)
Contributions - State - 215,656 (215,656)           
Contributions - Employee - 112,019             (112,019)
Net Investment Income - 1,821,078         (1,821,078)
Pension Plan Investments -                         -   -   

Benefit Payments, Including Refunds

of Employee Contributions           (779,660)           (781,937) 2,277 
Administrative Expense - (53,769) 53,769 

Net Changes         1,465,616          2,021,933             (556,317)
Ending Balance 9/30/2025  $  17,025,672  $   17,979,674  $        (954,002)

Increase (Decrease)
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Amounts reported as Deferred Outflows of Resources and Deferred Inflows of Resources related 
to the Firefighters Pension will be recognized in Pension Expense as follows: 

2026 759,780$  
2027 (534,750)
2028 (402,560)
2029 70,137
2030 13,074

Thereafter - 
Total (94,319)$

Year Ended September 30, 2025:

Year Ended September 30, 2025:
2026 34,923$  
2027 (564,122)

2028 (414,608)
2029 (121,792)
2030 - 

Thereafter - 
Total (1,065,599)$          

Fire Deferred Fire Deferred
Inflows of Outflows of
Resources Resources

Differences betweem Expected and Actual Experience 257,382$         274,584$          
Changes of Assumptions - 162,762 

Pension Plan Investements 1,245,563        -
Total 1,502,945$     437,346$          

Net Difference Between Projected and Actual 

Police Deferred Police Deferred
Inflows of Outflows of
Resources Resources

Differences between Expected and Actual Experience -$  723,043$          
Changes of Assumptions - 875,375 

Pension Plan Investments 1,692,737        
Total 1,692,737$     1,598,418$      

Net Difference Between Projected and Actual 
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Significant Actuarial Assumptions 

The following is a summary of actuarial methods and significant actuarial assumptions used in the 
latest actuarial valuations: 

Investments Held 

Investments are reported at Fair Market Value. Securities traded on a national or international 
exchange are valued at current exchange rates at the last reported sales price. Investments that do 
not have an established market are reported at estimated fair value. 

Authorized investments are governed by Florida Statutes and each plan’s investment policy. All 
plan investments are held by an outside third-party custodian who recommends what 
instruments to purchase based on each plan’s investment policy. Investments are held, and the 
return earned is reviewed quarterly by the Pension Board of the respective plan. Both the Police 
Officers’ and Firefighters’ pension plans did not hold investments in any organization representing 
5% or more of the plan’s fiduciary net position. 

For the year ended September 30, 2025, the money-weighted investment rate of return was 11.50% 
and 11.40% for the Police Officers’ and Firefighters’ plans respectively, express investment 
performance, net of investment expense, adjusted for the changing amount invested. 

Long-Term Expected Rate of Return 

The long-term expected rate of return on pension plan investments was determined using a 
building-block method. The best estimate ranges of expected future real rates of return (expected 
returns, net pension plan investment expenses, and inflation) are developed for each major asset 
class. These ranges are combined to produce the long-term expected rates of return by weighting 
the expected future real rates of return by the target asset allocation percentage and by adding 
expected inflation. Best estimates of real arithmetic rates of return for each major asset class are 
included in both the Police Officers’ and Firefighters’ pension plan’s target asset allocation as of 
September 30, 2025. 

Police Fire
Funding Method Entry age normal Entry age normal
Amortization method Level dollar, closed New UAAL amortization bases 

are amortized
Remaining amortization period 18 years (single equivalent period) Over 15 years (as of 9/30/24)
Actuarial asset method 4-year smoothed market 4-year smoothed marked
Inflation 2.50% per year 2.50% per year
Salary increses 6.00% per year Service based
Ivestment rate of return 6.70% per year 7.45%
Mortality The same versions of Pub-2010

Headcount-Weighted Mortality
Tables as used by the FRS for
Special Risk Class members in their
July 1, 2022 actuarial valuation
(with mortality improvements
projected for healthy to all future
years after 2010, using Scale MP-
2018) FL Statutes Chapter
112.63(1)(f) mandates this use of
mortality tables from one of the two
most recently published FRS

Pub-S.H - 2010 Mortality Table
for Annuitants, Projected with
Mortality Improvement Scale
MP-2021.
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Police Fire 
Long Term Long Term 

Target Expected 
Rate Target Expected 

Rate 
Asset Class Allocation of Return Allocation of Return 

Domestic Equity 50.00% 6.70% 45.00% 7.50% 
International 
Equity 15.00% 6.70% 15.00% 8.50% 

Domestic Fixed 
Income 30.00% 3.81% 25.00% 2.50% 

Private Real Estate 5.00% 6.70% 10.00% 4.50% 
GTAA 0.00% 0.00% 5.00% 3.50% 
Total 100.00% 100.00% 

Discount Rate 

The discount rate used to measure total pension liability was 6.60% and 7.45% for the Police 
Officers’ and Firefighters’ plans, respectively. The projection of cash flows used to determine the 
discount rate assumed that plan member contributions would be made at the current contribution 
rate and that sponsor contributions will be made at rates equal to the difference between actuarially 
determined contribution rates and the member rate.  

Based on those assumptions, the pension plans’ fiduciary net position was projected to be able to 
make all projected future benefit payments of current plan members. Therefore, the long-term 
expected rate of return on pension plan investments was applied to all periods of projected benefit 
payments to determine the total pension liability. 

The following presents the sensitivity of the Net Pension Liability of the City to a change in the 
discount rate:  

1% Decrease
Rate 

Assumption
1% Increase

Police Officers’ Plan 5.60% 6.60% 7.60%
Sponsor’s Net pension 
Liability

 $    12,907,668 7,327,570$        2,797,164$         

Firefighters’ Plan 6.45% 7.45% 8.45%

Sponsor’s Net pension (Asset)  $      1,255,379  $         (953,061)  $       (2,774,969)

Current Single Discount
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Firefighters Police Officers Total
Assets

Cash and Cash Equivalents 469,166$  1,375,786$          1,844,952$          
Interest Receivable (Investment 
Income)

4,341 96,637 100,978 

Fixed Income Securities at Fair Value 6,291,590 9,832,363            16,123,953          
Equities and Mutual Funds at Fair 
Value

11,226,249 19,709,620          30,935,870          

Total Assets 17,991,346 31,014,406         49,005,752         

Liabilities
Accounts payable 7,358 32,177 39,535 
Due to Brokers 4,314 - 4,314 

Total Liabilities 11,672 32,177 43,849 

Net Position Restricted for 
Employees’
Pension Benefits and Other 
Purposes 17,979,674$  30,982,229$       48,961,903$       

Schedule of Pension Plan Net Position September 30, 2025
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Schedule of Change in Pension Plan 
Net Position September 30, 2025 

Note 6 - Other Post-Employment Benefits 

The Other post-Employment Benefit Plan (OPEB) is a single employer benefit plan administered by 
the City. Under Section 112.0801, Florida Statutes, former employees who retire from the City are 
eligible to participate in the City’s health plan for medical and prescription drug coverage. Although 
retirees pay for healthcare at group rates, they are receiving a valuable benefit because they can 
buy insurance at lower costs than the costs associated with the experience rating for their age. 

The City subsidizes the premium rates paid by retirees by participating in the blended group 
(implicitly funded) premium rates for active and retired employees. These rates provide an implicit 
subsidy for retirees because, on an actuarial basis, their current and future claims are expected to 
result in higher costs to the plan on average than those of active employees. 

Fire Police Total
Additions:
Contributions

Plan Member Contributions 112,019$        254,799$        366,818$        
Insurance Premium Tax 215,656          259,276          474,932          
City Contributions 708,886          1,647,724       2,356,610       

Total Contibutions 1,036,561      2,161,799      3,198,360      

Income on Investments
Net Appreciation (Depreciation) in 
Fair

 Value of Investments 1,396,231       1,767,854       3,164,085       
Interest Income and Dividends 472,313          740,213          1,212,526       

Total Income on Investments 1,868,544      2,508,067      4,376,611      

Additions (Reductions)
Less: Investment Management Fees (47,466)           (194,663)         (242,129)         
Interest Income and Dividends 2,905,105       4,669,866       7,574,971       

Total Additions (Reductions) 2,857,638      4,475,203      7,332,841      

Deductions
Pension Payments (781,937)         (1,897,068)     (2,679,005)     
Administration (53,769)           (78,626)           (132,395)         

Total Deductions (835,705)        (1,975,694)     (2,811,399)     

Change in Net Position 2,021,933      2,499,509      4,521,442      

Net Position, Beginning of Year 15,957,741    28,482,720    44,440,461    
Net Position, End of Year 17,979,674$  30,982,229$  48,961,904$  
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The City does not issue a standalone financial report on the OPEB Plan. No assets are accumulated 
in a trust that meets the criteria in paragraph 4 of GASB Statement No. 75. 

Employees Covered by Benefit Terms 

To be eligible for participation in the OPEB plan, the employee must: 

● Retire under the Florida Retirement System, the City of Eustis Retirement Plan, t h e  Eustis
Police Officers’ Pension Plan or the Eustis Firefighters’ Pension Plan, and

● Attain the minimum service requirements under the OPEB Plan, and

● Elect to continue medical coverage by paying the applicable monthly premium.

The benefit terms covered the following employees as of October 1, 2024 - September 2025, the 
latest actuarial valuation date: 

Funding Policy Contributions to the OPEB plan are established and may be amended through 
action from the City Commission. The OPEB plan must reimburse the City for the City’s average 
blended cost (the City provides the implicit subsidy). The monthly average total premium combined 
costs of the various options as of October 1, 2025, were: 

Pre-65 years old - $1,001 for individual coverage, $2,324 for retiree and spouse coverage, and 

Post-65 years old - $746 for individual coverage, $1,422 for retiree and spouse coverage. 

The City’s OPEB liability measurement date is September 30, 2024. The measurement period for 
OPEB cost was October 1, 2024, to September 30, 2025. The components of the City’s total OPEB 
liability on September 30, 2025, are as follows: 

Actuarial Assumptions The total OPEB liability as of September 30, 2025, was based on a roll-
forward of the actuarial valuation dated October 1, 2023, using the following actuarial assumptions: 

Inflation 2.50% per annum 

Discount Rate 3.91% 

Healthcare Cost Trend Rate 8.00% per annum (including inflation of 2.50%) 

Mortality rates for Police Officers and Firefighters were based on the same versions of Pub-2010 
Public General Retirement Plans Health Mortality Table as used by the FRS for Special Risk. Class 
members in the July 1, 2024, actuarial valuation (with mortality improvements projected for healthy 
to all future years after 2010, using Scale MP-2021). Florida Statutes Chapter 1112.63(1)(f) mandates 
this use of mortality tables from one of the two most recently published FRS actuarial valuation 
reports. 

Retirees and beneficiaries currently receiving benefits 25
Active employees 222
Total 247

Total OPEB Liability 3,962,179$ 
OPEB plan Fiduciary Net position - 
City’s Total OPEB Liability 3,962,179$ 
OPEB plan Fiduciary Net position as a 
percentage of Total OPEB Liability 0.00%
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Discount Rate The discount rate used to measure the total OPEB liability on September 30, 2025, 
was 3.91%.  Because the City’s OPEB costs are essentially funded on a pay-as-you-go funding 
structure, a municipal bond rate was used to determine the total pension liability for the program. 
The Bond Buyer General Obligation 20-Bond Municipal Bond Index was adopted. 

Sensitivity of the Total OPEB Liability to Changes in the Discount Rate 

The following table presents the total OPEB liability, calculated using the discount rate of 3.91%, as 
well as what the City’s total OPEB liability would be if it were calculated using a discount rate that 
is one percentage point lower (2.91%) or one-percentage-point higher (4.91%) than the current 
discount rate: 

Sensitivity of the total OPEB Liability to Changes in the Healthcare Cost Trend Rates 

The following table presents the total OPEB liability of the City, as well as what the City’s total OPEB 
liability would be if it were calculated using a healthcare cost trend rate that is one percentage point 
lower (1.00%) or one percentage-point higher (1.00%) than the current discount rate: 

Changes in the Total OPEB Liability Fiscal Year
2025

Total OPEB Liability
Service Cost 136,695$     
Interest 145,550        
Difference between Expected and Actual Experience 337,390        
Change of assumptions and other inputs 403,830        
Benefit payments (136,450)      
Change in Total OPEB Liability 887,015        

Total OPEB Liability beginning of the Year 3,075,164    
Total OPEB Liability End of the Year 3,962,179$ 

Current Discount
1% Decrease Rate 1% Increase

2.91% 3.91% 4.91%
Total OPEB Liability 4,445,307$     3,962,179$  3,553,320$     
Impact of Discount Rate

Current Trend
1% Decrease Rate 1% Increase

in Trend Rates Current Trend Rates in Trend Rates
Total OPEB Liability 3,550,228$     3,962,179$  4,446,149$     
Impact of Heathcare Trend
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OPEB Expense and Deferred Outflows of Resources and Deferred Inflows of Resources 
Related to OPEB 

For the year ended September 30, 2025, the City recognized OPEB expense of $377,687. On September 
30, 2025, the City deferred outflows of resources and deferred inflows of resources related to OPEB 
from the following sources: 

Deferred inflows of resources shown above will be recognized in OPEB expense in the following 
years: 

Note 7 - Deferred Compensation Plan 

The City offers its employees a deferred compensation plan created by Internal Revenue Code 
Section 457. The plan, available to all City employees, permits them to defer a portion of their salary 
to future years. The deferred compensation is not open to employees until termination, retirement, 
death, or unforeseeable emergency. 

Plan amendments have been made to comply with IRC Section 457, as amended by the 1996 changes 
to the tax code. The assets are held in various custodial accounts. All amounts of compensation 
deferred under the plan, all property and rights purchased with those amounts, and all income 
attributable to those amounts, property, or rights are solely the property and rights of the various 
participants of the plan. 

Note 8 - Risk Management 

Property, Casualty, Liability and Workers’ Compensation 

The City is exposed to various claims and losses, including property damage, liability, and workers’ 
compensation, for which it participates in an insurance pool with other Florida governmental agencies. 
Premiums are determined based on each city’s loss ratio for the previous year. The pool, although 
largely self-insured, purchases excess coverage from commercial carriers. 

Deferred Deferred
Outflows of Inflows of

Resouces Resouces
Differences between Expected and Actual Expenses 347,963$      (394,401)$      
Changes in Assumptions 566,873        (382,340)        
Contributions Subsequent to the Measurement Date 136,450        - 

1,051,286$  (776,741)$      

Fiscal Year Ending
September 30, 2026 192,680$     
September 30, 2027 34,824         
September 30, 2028 42,986         
September 30, 2029 (8,467)          
September 30, 2030 (58,733)        

Thereafter (65,195)        
138,095$    
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The City’s property and auto coverage is deductible at $25,000 deductible. An additional 5% 
deductible is applied to any named windstorm. Property located within a flood zone must maintain 
separate coverage. The policy provides for automatic coverage for increases in property values for 
the remainder of the policy term, up to $5,000,000 in total insurable values at no additional premium. 
General liability is set at $2,000,000 per member with an aggregate of $10,000,000. Workers’ 
compensation limits are set at $2,000,000.  In addition to all coverage, the City has elected to carry 
excess liability insurance for $8,000,000 per occurrence. Terrorism is excluded for buildings 
valued at more than $50,000,000, not affecting our City. 

Health Insurance 

The City provides health, dental, and life insurance benefits at no cost to full-time employees.  
Employees pay a portion of dependent health coverage.  Vision and dependent dental coverage 
are available to employees at full premium cost.  Premiums are deducted pre-tax from the 
employees’ bi-weekly paycheck. 

Employees may select from two PPO health plans at no cost for employee coverage or they may 
select one of two buy-up plans, a PPO or HMO.  Employees pay a small percentage of the premium 
for the buy-up plans.  All plans offer dependent coverage with employees paying a percentage of 
the dependent premium. 

Since October 2003, the City’s health coverage has been self-insured through a pool with other 
Florida governmental agencies.  Retirees may elect to stay on the City’s health plan at the City’s 
monthly cost.  Terminated employees are offered COBRA coverage at the City’s monthly cost. 

The City provides $20,000 in life insurance for most employees.  Department Directors and upper 
management employees receive $50,000 in coverage.  Employees also receive equal amounts in 
Accidental Death & Dismemberment (AD&D) insurance.  These group policies are at no cost to the 
employee.  Additional Term Life and AD&D policies are available to employees at a bi-weekly cost. 

Retirees may opt to purchase $10,000 in life insurance at a low monthly cost. 

Note 9 – Commitments 

The City has outstanding commitments on various contracts for construction and other projects. 

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

94 131

Item 3.3



Construction projects committed but not completed as of September 30, 2025:
Total    

Estimated           
Cost

Cost        
Incurred to

Date
%                           

Complete
Type of 
Project

Governmental Activities:
General Fund Capital Projects

Security Camera Project 210,000$          178,765$         85% Capital
Generator 57,560 28,780 50% Capital
Audio System Upgrade 33,000 15,447 47% Capital
Door Replacement 23,700 12,161 51% Non-Capital
Park Improvements (Equipment) 89,000 79,765 90% Capital
Subtotal 413,260$          314,918$         

Sales Tax Capital Projects Fund
City Hall Improvements 100,000 94,740 95% Capital
400 Morin Street Building Addition 145,000 46,747 32% Capital
Fire Station Improvements 20,000 4,500 23% Capital
Security Camera Project 22,100 4,542 21% Capital
Pierce Impel Side Pumper 2,000,000         891,170           45% Capital
Fire Station 22 Renovations 73,600 47,669 65% Capital
Rosenwald Gardens Roads 3,602,300         440,053           12% Capital
Library A/C Project 185,000 20,044 11% Capital
Library Meeting Room 60,000 25,000 42% Capital
Carver Park Equipment 195,000 40,228 21% Capital
Carver Park Improvements 265,000 83,921 32% Capital
Aquatic Center Improvements 152,600 117,789           77% Capital
Sunset Island Improvements 160,000 159,823           100% Capital
Garden Room Improvements 81,500 81,344 99% Capital
Subtotal 7,062,100$      2,057,570$     

CRA Fund
CRA Street Rehabilitation 99,100 79,259 80% Non-Capital
Lake Eustis Seawall Rehabilitation 975,000 858,193           88% Capital
Sidewalk / Tree Planting 410,589 134,969           33% Non-Capital
Subtotal 1,484,689$      1,072,421$     

Stormwater Fund
Stormwater Culvert Replacement 60,700 19,300 32% Capital
Eustis St. & Gottsche Avenue 25,000 12,633 51% Capital
Subtotal -$  31,933$           

Greenwood Cemetery Trust Fund
Improvement Other Than Bldg. 80,000 52,256 65% Capital
Subtotal -$  52,256$           

Parks Impact Fees
Corey Rolle Field Improvements 178,125 57,462 32% Capital
Subtotal -$  57,462$           

Total Governmental Activities 8,960,049$      3,586,560$     

Business Type Activities:
Security Camera Project 30,000$  28,227$           94% Capital
Eastern Well One 204,000 14,590 7% Capital
Jefferis Ct. Galvanized Main 207,000 30,323 15% Capital
Lakeshore Avenue Galvanized Main 355,000 40,000 11% Capital
Eastern Area Expansion 740,100 463,400           63% Capital
Crom Tank 441,200 89,826 20% Capital
CR 44 Force Main 525,000 389,166           74% Capital
Coolidge Water Main Expansion 2,068,095         2,007,495        97% Capital
Lift Station Control Panels 110,000 83,586 76% Capital
Lift Station Generator 727,000 352,166           48% Capital
Eastern Plant Turbine 206,700 36,700 18% Capital
Eastern High Service Pump 456,000 243,168           53% Capital

Total Governmental Activities 6,070,095$      3,778,647$     
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Note 10 - Long-Term Debt 

In governmental fund financial statements, compensated absences associated with employee 
terminations before year-end are recorded as an expenditure and represent amounts that would 
typically be paid with available, spendable resources. All governmental fund compensated 
absences are recorded and split between current and noncurrent portions in the Government-Wide 
Financial Statements. Compensated absences payable and other postemployment benefits from the 
governmental funds are liquidated from the General, Street Improvement, and Stormwater Funds. 

In proprietary funds, compensated absences associated with employee vacations and sick leave are 
recorded as expenses, representing the amounts accrued during the year. The liability for 
compensated absences from these funds is reflected in the respective financial statements split 
between the current and noncurrent portions. 
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The following is a schedule of the City’s long-term debt outstanding on September 30, 2025: 

Note 10 - Long-Term Debt

Amounts
Beginning Ending Due Within

Balance Increases Decreases Balance One Year
Governmental Activities:

Revenue Bonds and Notes Payable:
CRA Loan - (Direct Placement) 2,531,261             - (2,531,261) - - 

Subtotal 2,531,261$           -$             (2,531,261)$       -$  -$             

Other Liabilities:
Total OPEB Liability 2,468,296             683,897      - 3,152,193 504,351      
Net Pension Liability 7,837,984             - (391,397) 7,446,587 - 
Compensated Absences 1,851,043             567,456      - 2,418,499 (1) 604,625      
SBITA  Liability 142,343 - (134,369) 7,974             2,769          
Lease Liability 82,297 263,451      (94,106) 251,642         91,166        

Total Other Liabilities 12,381,964           1,514,804   (619,872)            13,276,895    1,202,910   
Total Governmental Activities 14,913,225$         1,514,804$ (3,151,133)$       13,276,895$  1,202,910$ 

Amounts
Beginning Ending Due Within

Balance Increases Decreases Balance One Year
Business Type Activities:

Revenue Bonds:
Water & Sewer Revenue
Bonds, Series 2016 5,626,975$           -$            (378,329)$         5,248,646$    365,000$    

Subtotal 5,626,975             - (378,329) 5,248,646      365,000       

Notes Payable - Direct Borrowings:
State Revolving Note Agreement 2,263,457             - (257,836) 2,005,621      264,636      
State Revolving Note Agreement 132,227 - (15,138) 117,089         15,516        

Subtotal 2,395,684             - (272,974) 2,122,710      280,152       

Total Revenue Bonds and Notes 8,022,659             - (651,303) 7,371,356      645,152       

Other Liabilities
Total OPEB Liability 606,868 - 203,118 809,986         129,598      
Net Pension Liability 307,177 - (58,289) 248,888         - 
Compensated Absences 504,617 219,654      - 724,271 (1) 181,068      
SBITA Liability 28,522 41,973        (70,495) - - 

Total Other Liabilities 1,447,184             261,626       74,334 1,783,145      310,665       
Total Business Type Activities 9,469,843$           261,626$     (576,969)$          9,154,501$    955,817$     

(1) The change in the compensated absences liability is presented as a net change.

Governmental Activities

Business Type Activities
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The following is a schedule of bonds and notes outstanding on September 30, 2025: 

Debt Service to maturity on the City’s bonded indebtedness and loan agreements are as follows: 

The Revenue Bonds – 2016 are presented in the above chart net of unamortized bond premium of 
$323,646. 

Governmental Activity Liabilities 

Below is a summary of all long-term liabilities of the governmental funds at September 30, 2025: 

CRA Loan 

In September of FY 2020, the City contracted with USB bank to provide financing for $3,000,000 for the 
City’s Community Redevelopment (CRA) Trust Fund to purchase three land blocks located in the City’s Eustis 
Downtown. The five-year loan is at a fixed interest rate of 2.875%, with a balloon payment due in September 2025, 
the end of the loan term. Principal and interest payments of $16,512 were paid monthly, commencing October 
2020. $3,000,000 in cash is collateralized on this loan. Principal and interest for the current year was $198,148.  

Description of Bonds Purpose of Issue Issued Outstanding Rates
Governmental Activities:

CRA Loan - 2020 Community Developme 3,000,000$   -$  2.875%
Total Governmental Activities 3,000,000$   -$  

Business Type Activities:
Revenue Bonds, Series 2016 Utility Improvement 7,680,000$   4,925,000$   Variable

Unamortized Bond Premium - 2016 Utility Improvement 504,691        323,646        Variable
State Revolving Note Agreement Utility Improvement 292,989        117,089        Variable
State Revolving Note Agreement Nitrification 5,264,258     2,005,621     Variable

Total Business Type Activities 13,741,938$ 7,371,356$   

Fiscal Year Principal Interest
2026 280,152            53,633 
2027 287,518            46,267 
2028 295,077            38,708 
2029 302,836            30,949 
2030 310,799            22,986 

2031-2032 646,328            21,242 
Total 2,122,710$       213,786$           

2026 365,000            186,006 
2027 380,000            171,406 
2028 395,000            156,206 
2029 410,000            140,406 
2030 430,000            124,006 

2031-2036 2,945,000         370,438 
Total 4,925,000$       1,148,468$        

Business-Type  Activities
State Revolving Loans (Direct Borrowing)

Revenue Bonds - 2016
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The loan paid off in September 2025.  Due to significant increase in loan interest rates, in October 2025 the City 
Commission approved the General Fund to internally finance the remaining CRA balance of $2.4 million. The 
term of the loan is 15 years, and the interest will remain the same as the previous loan at 2.875%. 

Business-Type Activity Liabilities 

Below is a summary of all long-term liabilities of the proprietary funds on September 30, 2025: 

Florida Department of Environmental Protection State Revolving (SRF) Loan Agreement 

In FY 2012 the City obtained SRF loan CRF 350302 in the amount of $3,105,003, with an average interest 
rate of 1.45%. The first payment was on March 15, 2013. The final payment is due on September 15, 2032. The 
semi-annual principal and interest payments are $157,730. The available net revenue is $5,063,807 and the remaining 
principal and interest is  $2,208,226 for a period of seven years.  The pledged revenue ratio is 0.0623. Also in FY 2012, 
another loan, SRF 350300, was obtained for $292,989 with an average interest rate of 1.49%. The first payment 
was on March 15, 2013. The final payment is due on September 15, 2032. Principal and interest payments are 
$9,162 semi-annually.   The pledged revenue ratio is 0.0036. 

Provisions of the loan mandate that rates of the water and sewer system be high enough to provide coverage of 
1.15 times the sum of the semi-annual payments, that utilities will not provide any free service, and that all 
connections are mandatory and consistent with applicable laws. The City shall not allow any competing services 
within the City limits, and the City must make its best efforts to collect all rates, fees, and other charges. 

Water and Sewer Revenue Bonds, Series 2016 

On November 3, 2016, the City issued a $7,680,000 Water and Sewer Revenue Bond with an annual interest 
rate of 3.21% to finance the costs of certain improvements to the City’s combined water and sewer 
systems. This bond is backed by the revenues generated from the City water and sewer services provided 
to the community - user fees, connection charges, rate charges, penalties and fines. The total revenue 
pledged for water and sewer revenue bonds refers to the total amount of income from the water and sewer 
services that is dedicated to paying off the bond obligations. The available net revenue is $5,063,807 and the 
remaining principal and interest is $ 6,073,469 for a period of eleven years. Principal and interest payments 
for 2025 were $551,656 and the remaining outstanding principal is $4,925,000 and the remaining interest is 
$1,148,469.  Payments are due annually. The pledged revenue coverage ratio is 0.1090. 
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Note 11 - Interfund Transfers 

Interfund transfers usually are recurring and approved by the City Commission during the budget 
process or by separate resolutions. Transfers from the Water and Sewer System Fund to the General 
Fund support general government operations. Other transfers may be for debt service 
requirements, City grant matches, certain City-wide studies or professional services, etc. In FY 
2025, water and sewer impact fees were waived for the new residential construction to stimulate City 
growth and development. An equal amount of impact fees was transferred from the Water and Sewer 
Fund to Water and Sewer Impact Fee Funds. 

Interfund transfers on September 30, 2025, consist of the following: 

Note 12 - Contingent Liabilities 

Under the terms of Federal and State grants and loans, periodic audits are required.  Occasionally 
certain costs are questionable as not allowable as expenditures under the terms of the grants which 
could ultimately result in reimbursement to the grantor agency. City management believes not 
disallowed expenditures, if any, will not be material. 

In the normal course of business, the City is involved in legal actions.  Management does not believe 
any legal action pending will have a material effect on the City’s financial statements.  

General Community Sales Street Greenwood Grant Total
Transfers Out Fund Redevelopment Tax Improvement Cemetery Fund Transfers

Governmental Funds
Major Funds

General Fund -$            894,715$          -$          845,000$      9,056$       -$  1,748,771$ 
Nonmajor Funds

Stormwater Utility - - -            260,000        -             - 260,000      
Greenwood Cemetery 544 - -            - -             - 544 
Impact Fees 4,765           - -            - -             - 4,765 
Economic Development - -            - -             48,000            48,000 
Building Services 115,056       - -            - -             - 115,056 

Total Governmental
Funds 120,365$     894,715$          -$          1,105,000$   9,056$       48,000$          2,177,136$ 

General Community Sales Street Greenwood Grant Total
Transfers Out Fund Redevelopment Tax Improvement Cemetery Fund Transfers

Water and Sewer 2,311,000$  -$  -$  -$  -$  -$  2,311,000$ 
Total Enterprise Funds 2,311,000    - -            - -             - 2,311,000 

Total Transfers 2,431,365$  894,715$          -$          1,105,000$   9,056$       48,000$          4,488,136$ 

Transfer In
Major Funds Nonmajor Funds

Transfer In
Major Funds Nonmajor Funds
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Note 13 – Leases 

Governmental Activities 

Lease Payable - Lessee 

For the year ending September 30, 2025, the financial statements include GASB Statement No. 87, 
Leases. The primary objective of this statement is to enhance the relevance and consistency of 
information about governments' leasing activities. This statement establishes a single model for 
lease accounting based on the principle that leases are financings of the right to use an underlying 
asset. Under this Statement, a lessee is required to recognize a lease liability and an intangible right-
to-use lease asset, and a lessor is required to recognize a lease receivable and a deferred inflow of 
resources. For additional information, refer to the disclosures below. 

As of September 30, 2025, City of Eustis, FL had two active leases, Sound Equipment and Tough Book 
computers used in the police department. The lease has payments that range from $42,190 to 
$51,917 and interest rates that range from 2.4260% to 2.321%. As of September 30, 2025, the total 
combined value of the lease liability is $251,642 the total combined value of the short-term lease 
liability is $91,166. The combined value of the right to use assets, as of September 30, 2025, of 
$391,129 with accumulated amortization of $113,997 is included within the Lease Class activities 
table found below. The leases have $0 Variable Payments and $0 Other Payments, not included in 
the Lease Liability, within the Fiscal Year. 

001 - GENERAL FUND ACTIVITIES: Short-Term
Balance as of Balance as of Balance as of

10/01/24 Additions Reductions 09/30/25 09/30/25
Lease Liability
Equipment

Sound Equipment 82,297$          -$  (42,190)$       40,107$           40,107$         
ToughBooks - 263,451 (51,917)         211,534           51,059           

Total Equipment Lease Liability 82,297            263,451         (94,106)         251,642           91,166           

Total Lease Liability 82,297            263,451         (94,106)         251,642           91,166           

Lease Assets
Equipment
    Sound Equipment 127,678          - - 127,678           

ToughBooks - 263,451 - 263,451 
Total Equipment Lease Assets 127,678          263,451         - 391,129 

Total Lease Assets 127,678          263,451         - 391,129 

Lease Accumulated Amortization
Equipment

ToughBooks (31,920)          (42,559)               - (74,479) 
ToughBooks - (39,518) - (39,518) 

Total Equipment Lease Accumulated Amor (31,920)          (42,559)          - (113,997) 

Total Lease Accumulated Amortization (31,920)          (42,559)          - (113,997) 
Total Governmental Lease Assets, Net 95,758$          220,892$       -$  277,132$         
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Leases Receivable - Lessor 

For the year ending September 30, 2025, the financial statements include GASB Statement No. 87, 
Leases. The primary objective of this statement is to enhance the relevance and consistency of 
information about governments' leasing activities. This statement establishes a single model for 
lease accounting based on the principle that leases are financings of the right to use an underlying 
asset. Under this Statement, a lessee is required to recognize a lease liability and an intangible right-
to-use lease asset, and a lessor is required to recognize a lease receivable and a deferred inflow of 
resources. For additional information, refer to the disclosures below. 

As of September 30, 2025, City of Eustis, FL had four active leases. The leases have receipts that 
range from $1,500 to $4,653 per month and interest rates that range from 2.3900% to 2.5800%. As of 
September 30, 2025, the total combined value of the lease receivable is $2,579,991, the total 
combined value of the short-term lease receivable is $72,327, and the combined value of the 
deferred inflow of resources is $2,247,303. The leases have $0 Variable Receipts and $0 Other 
Receipts, not included in the Lease Receivable, within the Fiscal Year. 

Principal and Interest Expected to Maturity 

Fiscal 
Year

Principal 
Payments

Interest 
Payments

Total 
Payments

2026 72,327      60,679      133,006    
2027 51,643      59,345      110,988    
2028 57,993      58,042      116,036    
2029 64,733      56,583      121,316    
2030 71,695      54,962      126,657    

Thereafter 2,261,601 549,296    2,810,897 

GOVERNMENTAL ACTIVITIES:
Balance as of Balance as of

10/01/24 Additions Reductions 09/30/25
Lease Receivable
Buildings
El Marie Pizzeria 32,256            - 15,169 17,087             
W.I.N. 1 Ministries - 301 West Ward Avenue 53,612            - 47,172 6,440 
Total Building Lease Receivable 85,868            - 62,341 23,527             

Land
Crown Castle AT&T 1,120,275       - 31,006 1,089,269        
Verizon Tower - E Bates Ave. 1,478,473       - 11,277 1,467,197        
Total Land Lease Receivable 2,598,748       - 42,283 2,556,466        
Total Lease Receivable 2,684,616$     -$  104,624$       2,579,991$      
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Note 14 - Subscription-Based Information Technology Arrangements (SBITA) 

GASB 96 defines a SBITA as a contract that conveys control of the right to use another party’s 
information technology software, alone or in combination with tangible capital assets, as specified 
in the contract for a period of time in an exchange or exchange-like transaction.  

As more information technology systems become Cloud based, the City has begun to use this type of 
software agreement in various departments. The City uses software solutions to streamline 
operations, enhance service delivery, enhance citizen engagement, and improve overall efficiency 
in managing City resources and services. These software programs allow for more effective 
decision-making and operational improvements across different departments throughout the City. 

All financial statements dated September 30, 2023, and forward are required to follow the new GASB 
standard. Contracts that existed at the adoption date and remain in force would use the conditions 
and circumstances on October 1, 2022, to record the initial transaction. Those agreements entered 
after that date will be recorded as of the commencement date of the subscription term. 

Under GASB 96, governments should recognize a right-to-use subscription asset (an intangible asset) 
and a corresponding subscription liability on their balance sheet when they enter a SBITA. The right-
to-use subscription asset represents the City’s right to access the software services, while the 
subscription liability represents the City’s obligation to make future payments for those services. 
The City should amortize the right-to-use subscription asset over the shorter of the SBITA term or 
the useful life of the underlying software asset. The amortization expense should be recognized as 
an outflow of resources (expense) in the Statement of Activities. Interest expense should be 
recognized on the subscription liability, following the effective interest method. 

Significant SBITA Provisions: 

1. Subscription Term - The SBITA subscription term is defined as the period during which the City
has a non-cancelable right to use the underlying IT asset, plus the following periods, if
applicable:

● Periods covered by the City’s option to extend the SBITA when reasonably certain the City
will exercise this option.

● Periods covered by the City’s option to terminate the SBITA when reasonably certain the City
will not exercise this option.

● Periods covered by the SBITA vendor’s option to extend the SBITA when reasonably certain
the SBITA vendor will exercise this option.

● Periods covered by the SBITA vendor’s option to terminate the SBITA when reasonably
certain the SBITA vendor will not exercise this option.

Periods where both the City and the SBITA vendor have an option to terminate the SBITA without 
permission from the other party (or if both parties must agree to extend) are cancelable periods and 
are excluded from subscription terms. 

Subscription terms should be reassessed only if one or more of the following occur: 

● The City or SBITA vendor elects to exercise an option even though previously determined
that it was reasonably certain they would not exercise that option.

● The City or SBITA vendor elects not to exercise an option even though it was previously
determined that it was reasonably certain they would exercise that option.

● An event specified in the SBITA contract that requires an extension or termination takes
place.
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2. SBITA Modifications - A SBITA amendment resulting in a modification should be accounted for
as separate SBITA if it adds one or more underlying IT assets that were not included in the original
SBITA contract and the increase in subscription payments for the additional subscription asset
does not appear to be unreasonable.

3. SBITA Terminations - A SBITA amendment resulting in a decrease of the City’s right to use the
underlying IT assets is considered a full or partial termination. The City should reduce the
carrying values of the subscription liability and related assets and recognize a gain or loss for
the difference.

4. Contracts with Multiple Components - If a SBITA contract contains multiple components, such
as a subscription component (right to use the underlying IT asset) and a non-subscription
component (maintenance services for the IT asset), the City should account for the subscription
and non-subscription components as separate contracts and allocate the contract price to the
different components. If it is not practicable to determine the best estimate for price allocation
between some or all components in the contract, the components should be accounted for as a
single SBITA unit.

5. Contract Combinations – Contracts finalized at or near the same time with the same SBITA vendor
should be considered part of the same contract if either of the following criteria is met:

● The contracts are negotiated as a package with a single objective.

● The amount of consideration to be paid for one contract depends on the price or performance 
of the other contract.

GASB 96 provides guidance on accounting and financial reporting for SBITAs. The City considers the 
nature of its SBITA arrangements and, if a qualified SBITA, properly classifies and reports them in the 
financial statements. 

The following table presents the cost, depreciation, liability and debt service on all SBITA agreements 
as of September 30, 2025: 

GOVERNMENTAL ACTIVITIES: Balance as of Balance as of
10/01/24 Additions Reductions 09/30/25

Subscription Assets
Software
Total Subscription Assets 399,614$        128,768$    (240,856)$  287,526$         

Subscription Accumulated Amortization
Software
Total Subscription Accumulated Amortization (248,210)         (159,327)     240,856     (166,681)          
Total Governmental Subscription Assets, Net 151,404           (30,559)       (0) 120,845 

GOVERNMENTAL ACTIVITIES: Short-Term
Balance as of Balance as of Balance as of

Subscription Liability 10/01/24 Additions Reductions 09/30/25 09/30/25
Software
Total Subscription Liability (142,343)$       -$             134,369$   (7,974)$            (2,769)$        

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

104 141

Item 3.3



Note 15 – Economic Development Fund 

The Economic Development Fund was established in 2011 to provide economic incentives to 
business owners in the form of vouchers for impact and building permit fees.  The voucher program 
ended several years ago and the fund now has a deficit balance.  This fund will be combined with 
the General Fund moving forward. 

Note 16 - Subsequent Event 

Severe Flooding Event 

In November 2025, severe weather damaged several roads across the City of Eustis and Lake 
County. Nineteen inches of rain destroyed a bridge that provides access to the Spring Ridge Estates 
neighborhood.  The City Commission approved emergency funds to cover some of the repairs. The 
Spring Ridge Estates Homeowners’ Association is working with their insurance company to 
determine coverage of the remainder of the repairs. 

BUSINESS-TYPE ACTIVITIES:
Balance as of Balance as of

10/01/24 Additions Reductions 09/30/25
Subscription Assets
Software
Total Subscription Assets 83,436$          41,973$      (15,280)$    110,129$         

Subscription Accumulated Amortization
Software
Total Subscription Accumulated Amortization (49,090)           (35,889)       15,280       (69,699)            
Total Business-Type Subscription Assets, Net 34,346             6,084           - 40,430 

Short-Term
Balance as of Balance as of Balance as of

10/01/24 Additions Reductions 09/30/25 09/30/25
Subscription Liability
Software
Total Subscription Liability (28,522)$         (41,973)$     70,495$     (0)$  -$  
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REQUIRED SUPPLEMENTARY INFORMATION,  
OTHER THAN MD&A, INCLUDING BUDGETARY SCHEDULES 

Major Governmental Funds 

Under GASB 34 the focus of the fund financial statements is on major funds. These funds 
are defined based on a numerical formula and generally represent the City’s most 
important funds. Major funds for the City of Eustis are as follows: 

General Fund 

The General Fund will always be the major fund for the City of Eustis. The fund 
accounts for the general operations and essential functions of the City. 

Community Redevelopment Trust Fund 

This fund accounts for the incremental tax increase within the Downtown and East 
Town Redevelopment District. The funds are used for the exclusive benefit of 
revitalization of these geographical areas. 

Schedule of Changes in Net Pension Liability 

This schedule presents ten-year information regarding the City’s Fire and Police 
Pensions Funds.  It was prepared as part of the most recent actuarial valuation. 

Schedule of Contributions from Employer and Others 

This schedule presents ten-year information regarding contributions for the Fire and 
Police Pension Funds and was prepared as part of the most recent actuarial valuation. 

Schedule of Proportionate Share of FRS Net Pension Liability 

This schedule presents ten-year information regarding the City’s liability for the 
Florida Retirement System (FRS) and Health Insurance Subsidy (HIS) last ten-year 
information. 

Schedule of FRS Contributions 

This schedule presents the ten-year information regarding contributions to the Florida 
Retirement System (FRS) and Health Insurance Subsidy. 

Schedule of Changes in Total OPEB Liability 

This schedule presents ten-year information regarding the City’s progress in funding 
its OPEB liability based on the most recent actuarial valuation. 

The basis of accounting of budgetary comparison schedules is represented under GAAP 
basis of accounting. 
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Actual Variance With
Original Final Amounts Final Budget 

Revenues
Property Taxes 12,311,465$            12,311,465$            12,314,221$            2,756$  
Franchise Fees 2,207,730 2,207,730 2,347,121 139,391 
Utility Service Taxes 2,782,499 2,782,499 3,011,028 228,529 
State Revenue Sharing 3,667,000 3,667,000 3,414,628 (252,372) 
Other Intergovernmental Revenues 175,500 175,500 136,635 (38,865) 
Permits and Fees 64,900 64,900 43,447 (21,453) 
Fines and Forfeitures 493,169 493,169 235,802 (257,367) 
Charges for Services 1,020,606 1,020,606 975,587 (45,019) 
Miscellaneous:

On-Behalf Payments - - 474,932 474,932 
Interest 804,000 804,000 870,917 66,917 
Lease 270,833 270,833 153,849 (116,984) 
Other Sources 437,056 437,056 515,752 78,696 

Total Revenues 24,234,758              24,234,758              24,493,919              259,161 

Expenditures
Current:

General Government and Administration:
Legislative 132,622 132,861 115,668 (17,193) 
Executive 2,682,300 2,489,722 2,240,221 (249,501) 
Finance and Administration 1,999,899 2,137,299 1,833,082 (304,217) 
Legal 272,000 337,000 335,134 (1,866) 
Development Services 682,705 688,077 512,208 (175,869) 
General Services 2,201,076 2,241,574 2,173,049 (68,526) 

Total General Government and Administration 7,970,603 8,026,533 7,209,361 (817,172) 

Public Safety:
Law Enforcement 7,637,375 7,673,371 7,752,900 79,529 
Fire Control 4,455,232 4,420,786 4,330,202 (90,584) 
On-Behalf Payments - - 474,932 474,932 

Total Public Safety 12,092,607              12,094,157              12,558,034              463,877 

Culture and Recreation:
Library 1,130,749 1,115,749 1,065,712 (50,037) 
Recreation 1,929,386 1,900,393 1,631,900 (268,492) 

Total Culture and Recreation 3,060,135 3,016,142 2,697,612 (318,529) 

Nondepartmental 1,549,450 1,602,708 1,138,002 (464,706) 
Grants and Aid 30,000 55,000 50,268 (4,732) 
Capital Outlay 704,400 1,022,155 786,048 (236,107) 
Debt Service:

Principal Payments - - 237,484 237,484 
Interest and Fees - - 1,060 1,060 

(Total Expenditures) (25,407,195)             (25,816,694)             (24,677,869)             (1,138,825)               

(Deficiency) Excess of Revenues Over Expenditures (1,172,437)               (1,581,936)               (183,950) 1,397,986 

Other Financing Sources (Uses)
Operating Transfers from Other Funds 2,318,765 2,318,765 2,431,365 112,600 
Operating Transfers to Other Funds (1,741,578)               (1,741,578)               (1,748,771)               (7,193) 

Total Other Financing Sources (Uses) 577,187 577,187 682,594 105,407 

Net Change in Fund Balances (595,250) (1,004,749)               498,643 1,503,392 

Fund Balance, Beginning of Year 20,121,416              20,121,416              20,121,416              - 
Fund Balance, End of Year 19,526,167$            19,116,667$            20,620,060$            1,503,392$              

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA

FOR THE YEAR ENDED SEPTEMBER 30, 2025

SCHEDULE OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCES 

Budgeted Amounts

BUDGET AND ACTUAL
GENERAL FUND
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Variance With
Original Final Actual Final Budget

Revenues
Intergovernmental:

Incremental Tax Transfers 624,673$           624,673$         677,465$         52,792$          
Miscellaneous:

Interest 80,000               80,000             149,865           69,865            
Total Revenues 704,673             704,673           827,330           122,657          

Expenditures
Current:

General Government
Operating 118,620             178,645           246,876           68,231            
Non-Departmental Incentive 245,000             728,884           190,834           (538,050)         

Capital Outlay 714,100             2,110,000        948,951           (1,161,049)      
Debt Service

Principal 2,527,558          2,531,358        2,531,260        98
Interest 71,001               72,176             72,134             42

(Total Expenditures) (3,676,279)         (5,621,063)       (3,990,055)       (1,630,728)      

(Deficiency) Excess of Revenues 
Over Expenditures (2,971,606)         (4,916,390)       (3,162,725)       (1,753,385)      

Other Financing Sources (Uses)
Operating Transfers from Other Funds 896,578             896,578           894,715           (1,863)             
Debt Proceeds /Bank Loan 2,527,558          2,527,558        

Total Other Financing Sources (Uses) 3,424,136          3,424,136        894,715           (1,863)             

Excess of Revenues and Other Financing Sources
Over Expenditures and Other Financing Uses 452,530             (1,492,254)       (2,268,010)       (1,755,248)      

Fund Balance, Beginning of Year 3,604,129          3,604,129        3,604,129        - 

Fund Balance, End of Year 4,056,659$        2,111,875$      1,336,119$      (1,755,248)$    

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA

FOR THE YEAR ENDED SEPTEMBER 30, 2025

Budgeted Amounts

SCHEDULE OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCE
BUDGET AND ACTUAL

COMMUNITY REDEVELOPMENT TRUST FUND
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Police Officers
2025 2024 2023 2022 2021

Total pension liability
Service Cost 834,549$               766,235$               618,164$               595,772$               597,131$               
Interest 2,418,551              2,277,394              2,175,449              2,092,954              2,135,302              
Changes of Benefit Terms - - - - - 
Differences Between Expected and Actual Experience 170,770 801,879 267,392 48,015 (837,012)                
Changes of Assumptions 496,014 466,758 428,036 396,188 (112,758)                
Benefit Payments, including Refunds of Employee Contributions (1,897,068)             (1,778,008)             (1,666,863)             (1,457,582)             (1,266,360)             
Other (Change in Share Plan Reserve) 75,218 63,655 48,163 35,801 27,574 
Net Change in Total Pension Liability 2,098,034              2,597,913              1,870,341              1,711,148              543,877 
Total Pension Liability – Beginning 36,211,765            33,613,852            31,743,511            30,032,363            29,488,486            
Total Pension Liability – Ending (a) 38,309,799            36,211,765            33,613,852            31,743,511            30,032,363            

Plan Fiduciary Net Position
Contributions – Employer  1,647,725              1,356,354              1,085,519              1,012,936              1,010,105              
Contributions – State 259,276 236,151 205,166 180,443 163,989 
Contributions – Employee 254,799 212,449 173,580 161,726 161,484 
Net investment income 2,313,403              5,053,990              2,546,238              (4,168,554)             3,551,607              
Benefit Payments, Including Refunds of Employee Contributions (1,897,068)             (1,778,008)             (1,666,863)             (1,457,582)             (1,266,360)             
Administrative Expense (78,626) (68,361) (59,883) (56,247) (65,092) 
Net Change in Fiduciary Net Position 2,499,509              5,012,575              2,283,757              (4,327,278)             3,555,733              
Plan Fiduciary Net Position – Beginning 28,482,720            23,470,145            21,186,388            25,513,666            21,957,933            
Plan Fiduciary Net Position – Ending (b) 30,982,229            28,482,720            23,470,145            21,186,388            25,513,666            

Net Pension Liability - Ending (a) - (b) 7,327,570$            7,729,045$            10,143,707$          10,557,123$          4,518,697$            

Plan Fiduciary Net Position as a percentage of the Total 
Pension Liability 80.87% 78.66% 69.82% 66.74% 84.95%

Covered Payroll* 3,397,320$            2,822,069$            2,538,348$            2,413,310$            2,385,698$            
Net Pension Liability as a percentage of Covered Payroll 215.69% 273.88% 399.62% 437.45% 189.41%

For the Year Ended September 30,

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF CHANGES IN NET PENSION LIABILITY AND RELATED RATIOS
Last 10 Fiscal Years

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

112 149

Item 3.3



2020 2019 2018 2017 2016

628,111$  584,843$  658,839$  638,591$  600,310$
2,041,898 1,993,320 1,911,199 1,771,204 1,673,595

18,821 - - 9,127 - 
(233,718) (629,787) (493,609) 209,780 196,762
375,278 197,285 - 20,577 (150,513) 

(1,046,817) (982,262) (873,929) (755,303) (778,158) 
28,684 28,945 20,606 15,057 - 

1,812,257 1,192,344 1,223,106 1,909,033 1,541,996
27,676,229 26,483,885 25,260,779                23,351,746 21,809,750 
29,488,486 27,676,229                26,483,885                25,260,779 23,351,746 

1,048,482 1,008,189 996,150 997,323 977,758
166,208 166,730 150,052 138,955 127,094
105,471 86,428 84,401 85,846 85,492

63,246 726,613 1,216,791 1,757,433 1,286,053
(1,046,817) (982,262) (873,929) (755,303) (778,158) 

(58,912) (59,318) (66,034) (81,037) (54,726) 
277,678 946,380 1,507,431 2,143,217 1,643,513

21,680,255 20,733,875                19,226,444                17,083,227 15,439,714 
21,957,933 21,680,255                20,733,875                19,226,444 17,083,227 

7,530,553$                5,995,974$                5,750,010$                6,034,335$                6,268,519$                

74.46% 78.34% 78.29% 76.11% 73.16%

2,268,844$                2,160,700$                2,110,025$                2,146,150$                2,137,300$                
331.91% 277.50% 272.51% 281.17% 293.29%

For the Year Ended September 30,

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF CHANGES IN NET PENSION LIABILITY AND RELATED RATIOS
Last 10 Fiscal Years
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For the Year Ended September 30, 2025

Firefighters
2025 2024 2023 2022

Total pension liability
Service Cost 415,435$  366,670$  362,367$  307,177$  
Interest 1,176,717 1,139,696 1,141,138 1,077,455 
Change in Excess State Money - - - - 
Share Plan Allocation 69,996 61,547 52,810 28,949 
Changes of Benefit Terms - - 1,442 - 
Experience Gains / Losses 366,111 (164,289) (700,952) - 
Differences Between Expected and Actual Experience - - - (18,560) 
Changes of Assumptions 217,017 - - - 
Contributions Buy Back - - - 1,984 
Benefit Payments, Including Refunds of Employee Contributions (779,660) (1,144,397) (616,027) (601,398) 
Net Change in Total Pension Liability 1,465,616 259,227 240,778 795,607 
Total Pension Liability – Beginning 15,560,056 15,300,829 15,060,051 14,264,444 
Total Pension Liability – Ending (a) 17,025,672 15,560,056 15,300,829 15,060,051 

Plan Fiduciary Net Position
Contributions – Employer  708,886 694,683 767,877 619,192 
Contributions – State 215,656 198,758 181,284 133,562 
Contributions – Employee 112,019 102,966 90,293 64,053 
Contributions - Buy Back - - - 1,984 
Net investment income 1,821,187 3,165,994 1,402,736 (2,818,451)
Benefit Payments, including Refunds of Employee Contributions (779,660) (1,144,397) (616,027) (601,398) 
Administrative Expense (53,769) (50,137) (51,249) (50,302) 
Net Change in Fiduciary Net Position 2,024,319 2,967,867 1,774,914 (2,651,360)
Plan Fiduciary Net Position – Beginning 15,954,414 12,986,547 11,211,633 13,862,993 
Plan Fiduciary Net Position – Ending (b) 17,978,733 15,954,414 12,986,547 11,211,633 

Net Pension Liability (Assets) - Ending (a) - (b) (953,061)$ (394,358)$ 2,314,282$  3,848,418$  

Plan Fiduciary Net Position as a percentage of the Total 
Pension Liability 105.60% 102.53% 84.87% 74.45%

Covered Payroll* 2,195,087$  1,995,342$  1,926,202$  1,601,339$  
Net Pension Liability as a percentage of Covered Payroll -43.42% -19.76% 120.15% 240.33%

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF CHANGES IN NET PENSION LIABILITY  (ASSET) AND RELATED RATIOS
Last Ten Fiscal Years

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

114 151

Item 3.3



2021 2020 2019 2018 2017 2016

279,430$  276,487$ 257,123$ 260,034$ 253,518$ 232,480$
1,032,749 985,657 947,278 903,263 846,338 749,472

- - - - - (11,144) 
26,382 18,845 10,717 7,697 7,266 16,556

- - (6,344) - - - 
- - - - - - 

(140,141) 109,268 72,910 125,862 99,332 507,014 
425,061 (153,334) (25,334) - 160,056 196,022

- - - - - - 
(639,949) (632,316) (941,866) (519,047) (518,037) (505,459) 
983,532 604,607 314,484 777,809 848,473 1,184,941

13,280,912 12,676,305 12,211,012 11,433,203 10,584,730 9,399,789
14,264,444 13,280,912 12,676,305 12,211,012 11,433,203 10,584,730

618,316 589,041 563,329 691,470 662,590 573,724 
128,428 113,354 115,463 109,424 108,561 115,997 
59,657 57,081 57,100 56,255 53,436 52,516

- - - - - - 
2,061,912 1,309,135 534,775 672,963 827,904 558,655
(639,949) (632,316) (941,866) (519,047) (518,037) (505,459) 

(32,555) (40,132) (37,764) (39,082) (28,513) (27,441) 
2,195,809 1,396,163 291,037 971,983 1,105,941 767,992 

11,667,184 10,271,021 9,979,983 9,008,000 7,902,059 7,134,067
13,862,993 11,667,184 10,271,021 9,979,983 9,008,000 7,902,059

401,451$ 1,613,728$  2,405,283$  2,231,029$ 2,425,203$ 2,682,671$

97.19% 87.85% 81.03% 81.73% 78.79% 74.66%

1,491,433$ 1,427,035$ 1,427,511$  1,406,377$ 1,335,896$  1,312,898$
26.92% 113.08% 168.49% 158.64% 181.54% 204.33%

For the Year Ended September 30, 2025

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF CHANGES IN NET PENSION LIABILITY (ASSET) AND RELATED RATIOS
Last Ten Fiscal Years
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2025 2024 2023 2022
City's proportion of the net pension liability (asset) 0.000884482% 0.000791419% 0.000905180% 0.000970075%

City's proportionate share of the net pension liability (asset) 274,500$             306,158$             360,686$             360,946$             

City's covered payroll 317,225               310,214               329,616               366,774               

City's proportionate share of the net pension liability (asset) as a 
percentage of its covered payroll 86.53% 98.69% 109.43% 98.41%

** Plan fiduciary net position as a percentage of the total
pension liability 87.26% 83.70% 82.89% 82.89%

2025 2024 2023 2022
City's proportion of the net pension liability (asset) 0.000728730% 0.000733003% 0.000878742% 0.001006430%

City's proportionate share of the net pension liability (asset) 93,405$               109,958$             139,556$             106,597$             

City's covered payroll 317,225               310,214               329,616               366,774               

City's proportionate share of the net pension liability (asset) as a 
percentage of its covered payroll 29.44% 35.45% 42.34% 29.06%

** Plan fiduciary net position as a percentage of the total
pension liability 6.36% 4.80% 4.12% 4.81%

** The Plan's fiduciary net position as a percentage of the total pension liability is published in Note 4 of the Plan's
Annual Comprehensive Financial Report.

HEALTH INSURANCE SUBSIDY (HIS)

* The amounts presented for each fiscal year were determined as of 6/30.

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF PROPORTIONATE SHARE OF NET PENSION LIABILITY
Last 10 Fiscal Years 

* For the Year Ended September 30,

FLORIDA RETIREMENT SYSTEM (FRS)
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2021 2020 2019 2018 2017 2016
0.001505087% 0.001708536% 0.001782500% 0.001976400% 0.002116882% 0.002067661%

113,024$             739,837$             613,895$             595,298$             626,159$             522,086$             

514,922               584,105               599,605               652,859               692,994               730,772               

21.95% 126.66% 102.38% 91.18% 90.36% 71.44%

96.40% 78.85% 82.61% 84.26% 83.89% 84.88%

2021 2020 2019 2018 2017 2016
0.001454495% 0.001682954% 0.001757008% 0.001977600% 0.002174116% 0.002282323%

178,416$             
205,486$             196,592$             209,311$             232,466$             265,995$             

514,922               584,105               599,605               652,859               692,994               730,772               

34.65% 35.18% 32.79% 32.06% 33.55% 36.40%

3.56% 3.00% 2.63% 2.15% 1.64% 0.97%

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF PROPORTIONATE SHARE OF NET PENSION LIABILITY
Last 10 Fiscal Years 

* For the Year Ended September 30,

FLORIDA RETIREMENT SYSTEM (FRS)

HEALTH INSURANCE SUBSIDY (HIS)
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2025 2024 2023 2022
Actuarially Determined Contribution 1,825,040$ 1,530,972$ 1,236,683$ 1,157,182$ 
Contributions in relation to the
 Actuarially Determined Contributions 1,831,783   1,528,850   1,242,522   1,157,578   
Contribution Deficiency (Excess) (6,743)$       2,122$        (5,839)$       (396)$          

Covered Payroll 3,397,320$ 2,822,069$ 2,538,348$ 2,243,310$ 
Contributions as a percentage of
Covered Payroll 53.92% 54.17% 48.95% 47.97%

Actuarially Determined Contribution 2025 2024 2023 2022
Contributions in relation to the 860,405$    816,886$    861,012$    723,805$    
 Actuarially Determined Contributions
Contribution Deficiency (Excess) 854,546      831,894      896,351      723,805      

5,859$        (15,008)$     (35,339)$     -$            

Covered Payroll 2,195,087$ 1,995,342$ 1,926,202$ 1,601,339$ 
Contributions as a percentage of
Covered Payroll 38.93% 41.69% 46.53% 45.20%

POLICE OFFICERS' PENSION PLAN

FIREFIGHTERS' PENSION PLAN

SCHEDULE OF CONTRIBUTIONS
Last 10 Fiscal Years

For The Year Ended September 30, 

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION
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2021 2020 2019 2018 2017 2016
1,145,374$ 1,205,664$ 1,120,323$ 1,111,772$       1,109,345$ 1,078,482$      

1,146,520   1,186,006   1,145,974   1,125,596         1,121,221   1,104,852        
(1,146)$       19,658$      (25,651)$     (13,824)$          (11,876)$     (26,370)$          

2,385,698$ 2,268,844$ 2,160,700$ 2,110,025$       2,146,150$ 2,137,300$      

48.06% 52.27% 53.04% 53.35% 52.24% 51.69%

2021 2020 2019 2018 2017 2016
720,362$    683,550$    668,075$    793,197$          730,735$    636,756$         

720,362      683,550      668,075      793,197            763,885      678,737           
-$            -$  -$  -$ (33,150)$     (41,981)$          

1,491,433$ 1,427,035$ 1,427,511$ 1,406,377$       1,335,896$ 1,312,898$      

48.30% 47.90% 46.80% 56.40% 57.18% 51.70%

Last 10 Fiscal Years
For The Year Ended September 30, 

POLICE OFFICERS' PENSION PLAN

FIREFIGHTERS' PENSION PLAN

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF CONTRIBUTIONS
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2025 2024 2023 2022
Actuarially Determined Contribution 54,331$         45,015$         43,762$         39,351$         
Contributions in relation to the
  Actuarially Determined Contributions (54,331)          (45,015)          (43,762)          (39,351)          
Contribution Deficiency (Excess) - - - - 

Covered Payroll 317,225         305,713         333,099         347,967         
Contributions as a percentage of
Covered Payroll 17.13% 14.72% 13.14% 11.31%

2025 2024 2023 2022
Actuarially Determined Contribution 6,346             6,116             5,786             5,777             
Contributions in relation to the
  Actuarially Determined Contributions (6,346)            (6,116)            (5,786)            (5,777)            
Contribution Deficiency (Excess) -$               -$  -$  -$               

Covered Payroll 317,225         305,713         333,099         347,967         
Contributions as a percentage of
Covered Payroll 2.00% 2.00% 1.74% 1.66%

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF CONTRIBUTIONS
Last 10 Fiscal Years

For The Year Ended September 30,

FLORIDA RETIREMENT SYSTEM (FRS)

HEALTH INSURANCE SUBSIDY (HIS)
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2021 2020 2019 2018 2017 2016
52,186$         58,628$         57,019$         54,291$         57,570$         50,484$         

(52,186)          (58,628)          (57,019)          (54,291)          (57,570)          (50,484)          
- - - - - - 

470,535         576,643         600,001         626,783         696,943         729,732         

11.09% 10.17% 9.50% 8.66% 8.26% 6.92%

2021 2020 2019 2018 2017 2016
7,813             9,574             9,911             10,144           11,572           11,748           

(7,813)            (9,574)            (9,911)            (10,144)          (11,572)          (11,748)          
-$               -$  -$  -$  -$  -$               

470,535         576,643         600,001         626,783         696,943         729,732         

1.66% 1.66% 1.65% 1.62% 1.66% 1.61%

HEALTH INSURANCE SUBSIDY (HIS)

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF CONTRIBUTIONS
Last 10 Fiscal Years

For The Year Ended September 30,

FLORIDA RETIREMENT SYSTEM (FRS)
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2025 2024 2023 2022
Annual Money-Weighted Rate of Return 10.64% 10.33% 7.58% -7.20%
Net of Investment Expenses

2025 2024 2023 2022
Annual Money-Weighted Rate of Return 11.50% 20.08% 6.80% -6.90%
Net of Investment Expenses

2025 2024 2023 2022
Annual Money-Weighted Rate of Return 11.40% 24.63% 12.43% -20.32%
Net of Investment Expenses

FIREFIGHTERS' PENSION PLAN

FLORIDA RETIREMENT SYSTEM (FRS)

POLICE OFFICERS' PENSION PLAN

Last Ten Fiscal Years
For the Year Ended September 30,

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF INVESTMENT RETURNS
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2021 2020 2019 2018 2017 2016
30.41% 3.35% 5.98% 9.28% 13.59% 0.57%

2021 2020 2019 2018 2017 2016
7.00% 7.25% 7.35% 6.28% 10.17% 8.20%

2021 2020 2019 2018 2017 2016
17.69% 2.74% 5.37% 7.47% 10.48% 7.83%

Last Ten Fiscal Years
For the Year Ended September 30,

FLORIDA RETIREMENT SYSTEM (FRS)

POLICE OFFICERS' PENSION PLAN

FIREFIGHTERS' PENSION PLAN

CITY OF EUSTIS, FLORIDA
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF INVESTMENT RETURNS
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2025* 2024 2023 2022 2021 2020 2019 2018
Total OPEB Liability
   Service cost 136,695$      133,270$      86,833$        84,098$        121,231$      83,533$        133,150$      199,474$      
   Interest 145,550        134,171        53,960          51,976          75,073          94,301          128,821        124,166        
   Difference between expected and actual experience 337,390        -                379,681 - (664,324) - (1,314,663) - 
   Change of assumptions and other inputs 403,830        (32,653)         234,579 21,446          178,131 502,669        (23,855) (828,724)       
   Benefit payments (136,450)       (151,347)       (128,305) (120,552)       (166,315) (137,507)       (195,792) (78,140)         
Net change in total OPEB liability 887,015        83,441          626,748        36,968          (456,204)       542,996        (1,272,339)    (583,224)       
Total OPEB liability - beginning 3,075,164     2,991,723     2,364,975     2,328,007     2,784,211     2,241,215     3,513,554     4,096,778     
Total OPEB liability - ending 3,962,179$   3,075,164$   2,991,723$   2,364,975$   2,328,007$   2,784,211$   2,241,215$   3,513,554$   

Covered-employee payroll 13,473,489$ 10,795,725$ 11,238,155$ 11,238,155$ 10,278,551$ 10,278,511$ 10,452,935$ 10,296,568$ 

Total OPEB liability as a percentage of covered-
employee  payroll 29.41% 28.49% 26.62% 21.04% 22.65% 27.09% 21.44% 34.12%

* 'Fiscal year 2025 presents information on the Plan's measurement year ended September 30, 2024.

Notes to the Schedule:
Note 1:  GASB 75 requires information for 10 years.  However, until a full 10-year trend is compiled,
       the District is presenting information for only those years for which information is available.
Note 2:  No assets are accumulated in a trust that meets the criteria in paragraph 4 of GASB 75.

CITY OF EUSTIS
REQUIRED SUPPLEMENTAL INFORMATION

SCHEDULE OF CHANGES IN TOTAL OPEB LIABILITY AND RELATED RATIOS
Last 10 Measurement Years*
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Actual Variance With
Original Final Amounts Final Budget 

Revenues
Intergovernmental Revenues:

Discretionary Additional Sales Tax 3,325,000$    3,325,000$    2,966,245$    (358,755)$   
 Grants 2,840,225      2,840,225      - (2,840,225) 

Total Intergovernmental Revenues 6,165,225      6,165,225      2,966,245      (3,198,980)     

Miscellaneous Revenues:
Interest 75,000     75,000     71,753     (3,247)      

Total Miscellaneous Revenues 75,000     75,000     71,753     (3,247)      
Total Revenues 6,240,225      6,240,225      3,037,998      (3,202,227)     

Expenditures
Current:

General Government:
Capital Outlay 1,359,500      2,299,060      755,088   (1,543,972)     

Total General Government 1,359,500      2,299,060      755,088   (1,543,972)     
Physical Environment:

Capital Outlay - 915,392 459,992   (455,400)  
Total Physical Environment - 915,392 459,992   (455,400)  

Public Safety:
Capital Outlay 544,800   1,302,526      1,203,223      (99,302)    

Total Public Safety 544,800   1,302,526      1,203,223      (99,302)    
Transportation:

Capital Outlay 2,995,000      4,801,767      916,159   (3,885,608)     
Total Transportation 2,995,000      4,801,767      916,159   (3,885,608)     

Culture and Recreation:
Capital Outlay 843,000   1,299,248      722,179   (577,070)  

Total Culture and Recreation 843,000   1,299,248      722,179   (577,070)  
Debt Service

Principal Payments 750,000   155,886   - (155,886) 
Principal Payments / SBITA -      -      15,816     15,816 
Interest Payments / SBITA 78  78   

(Total Expenditures) 6,492,300      10,773,879    4,072,535      (6,701,344)     

(Deficiency) Excess of Revenues 
Over Expenditures (252,075)  (4,533,654)     (1,034,537)     3,499,118      

Other Financing Sources (Uses)
Issuance of Debt - Leases -      -      263,451   263,451   

Total Other Financing Sources (Uses) -      -      263,451   263,451   

Net Change in Fund Balances (252,075)  (4,533,654)     (771,086)  3,762,569      

Fund Balances, Beginning of Year 3,506,734      3,506,734      3,506,734      -      

Fund Balances, End of Year 3,254,659$    (1,026,921)$   2,735,648$    3,762,569$    

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA
SCHEDULE OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCE 

BUDGET AND ACTUAL
SALES TAX CAPITAL PROJECTS FUND

FOR THE YEAR ENDED SEPTEMBER 30, 2025

Budgeted Amounts
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OTHER SUPPLEMENTARY INFORMATION: 
NON-MAJOR GOVERNMENTAL FUNDS 

Sales Tax Capital Projects Fund 

This fund accounts for the City’s share of the voted one-cent infrastructure sales tax 
and is restricted to capital projects. 

Special Revenue Funds 

Special Revenue Funds are used to account for specific revenues that are legally 
restricted to expenditures for particular purposes. 

Library Contribution Funds 

This fund is used to account for funds that are either raised or donated to the Eustis 
Memorial Public Library. 

Law Enforcement Education Fund 

This Fund is used to account for law enforcement fines which are restricted to police 
education training programs. 

Law Enforcement Trust Fund 

This fund is used to account for funds received as a result of forfeitures seized during 
crimes. They are restricted to community crime reduction programs, drug 
enforcement training, and equipment for the Police Department. 

Street Improvement Fund 

This fund is used to account for funds received from motor fuel gas tax sources. These 
funds are legally restricted to street maintenance programs and the money is 
expended solely on maintenance of the streets and rights-of-way within the City. 

Building Services Fund 

This fund is used to account for revenues and expenditures associated with enforcing 
the Florida Building Code, per F.S. §553.80(7)(a)(b). 

Stormwater Utility Fund 

This fund is used to account for revenues received through a stormwater fee. These 
revenues can only be used to fund projects and programs necessary to address 
problems associated with the Stormwater runoff. 

Impact Fee Funds 

These funds are used to account for revenues derived from newly constructed 
facilities. The fees can only be used to help defray the cost of capital expansion 
expenditures necessitated by growth. Specific impact fees are collected for Law 
Enforcement, Fire Prevention, Parks & Recreation, and the Public Library. 

Cemetery Trust Fund 

This fund is used to account for revenues for Greenwood Cemetery maintenance. 
Twenty percent of the funds from the sale of cemetery lots go to this fund. Interest 
earned is used for operations and the principal may be used for capital purchases. 

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

131 168

Item 3.3



OTHER SUPPLEMENTARY INFORMATION: 
NON-MAJOR GOVERNMENTAL FUNDS 

Economic Development Fund 

This fund is used to account for the on-going activities related to rehabilitation 
projects finance by Community Development Block Grants received in the past. 

The basis of accounting of budgetary comparison schedules is represented under GAAP 
basis of accounting. 

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

132 169

Item 3.3



THIS PAGE INTENTIONALLY LEFT BLANK

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

133 170

Item 3.3



Law
Library Enforcement Law Street

Contribution Education Enforcement Improvement
Fund Fund Trust Fund Fund

Assets
Cash and Cash Equivalents 35,818$             51,846$              68,459$             1,689,830$           

Receivables, Net:
Accounts Receivable - - - 44,368 
Lease Receivable - - - - 
Accrued Interest 94 178 - 2,109 

Due from Other Funds - - - -
Prepaids - - - 10,920                  

Total Assets 35,912               52,024                68,459               1,747,227             

Liabilities and Fund Balances

Liabilities
Accounts Payable and Accrued Liabilities - - 20,000               190,121 

Due to Sales Tax Fund - - - - 
Due to Other Funds - - - - 
Vacation and Sick Leave Payable - - - - 

Total Liabilities - - 20,000               190,121 

Deferred Inflows of Resources
Deferred Lease Inflows - - - - 

Total Deferred Inflow of Resources - - - - 

Fund Balances
Non -spendable:
Library Trust Donations 19,726               - - - 
Prepaids - - - 10,920 
Restricted for:
Public Safety Impact Fees - - - 
Culture and Recreation Impact Fees - - - 
Enforcement of Florida Building Code - - - 
Ordinance - Community Development - - - 
Ordinance - Stormwater Management - - - 
Specific Contributions 10,289               - - - 
Police Fines and Forfeitures - 52,024 48,459               - 
Cemetery - Chapter 22 of Code - - - - 
Specific Contributions - Roads and Trees - - - 1,546,186             
Committed to:
Library 5,897 - - - 
Unassigned: - - - - 
Total Fund Balance 35,912               52,024 48,459               1,557,106             

Total Liabilities and Fund Balances 35,912$             52,024$              68,459$             1,747,227$           

SEPTEMBER 30, 2025

CITY OF EUSTIS, FLORIDA
COMBINING BALANCE SHEET

NONMAJOR GOVERNMENTAL SPECIAL REVENUE FUNDS
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Building Impact Greenwood Economic
Services Stormwater Fee Cemetery Development Grant 

Fund Utility Fund Fund Fund Fund Fund Total

2,963,863$           767,122$           1,283,575$         274,684$           27,902$            27,818$           7,190,917$        

- 128,698 - - 78 - 173,144 
- - - - 17,087              - 17,087 

3,042 70 1,010 - - - 6,503 
- - - - 50,000              - 50,000 

9,592 627 - - - 10,000             31,139               
2,976,497             896,517             1,284,586          274,684             95,067              37,818             7,468,790          

60,041 29,636               568 - 50,078 20,000             370,443             
- 140,000 - - - - 140,000             
- - - - 100,000            - 100,000 
- - - - - - -

60,041 169,636             568 - 150,078 20,000             610,443             

- - - - 12,519              - 12,519 
- - - - 12,519              - 12,519 

- - - - - - 19,726               
9,592 627 - - - 10,000             31,139               

-
- - 738,205 - - - 738,205             
- - 545,813 - - - 545,813             

2,906,864             - - - - - 2,906,864 
- - - - - -
- 726,254 - - - - 726,254 
- - - - - 7,818 18,107               
- - - - - - 100,483             
- - - 274,684             - - 274,684             
- - - - - - 1,546,186          

-
- - - - - - 5,897 
- - - - (67,529)             - (67,529)

2,916,456             726,881             1,284,018          274,684             (67,529)             17,818             6,845,829          

2,976,497$           896,517$           1,284,586$         274,684$           95,067$            37,818$           7,468,790$        

CITY OF EUSTIS, FLORIDA
COMBINING BALANCE SHEET

NONMAJOR GOVERNMENTAL SPECIAL REVENUE FUNDS
SEPTEMBER 30, 2025
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Law
Library Enforcement Law Street

Contribution Education Enforcement Improvement
Fund Fund Trust Fund Fund

Revenues
Intergovernmental -$ -$ -$ -$
Gas Tax - - - 976,038           
Fines and Forfeitures - 11,314 82,304                - 
Charges for Services - - - -
Leases - - - -
Permits and Fees - - - -
Grants - - - -
Miscellaneous: - - - -

Interest 931 2,470 450 41,451                
Other 1,036 - 2,513 2,305 

Total Revenues 1,967 13,784                85,267                1,019,794           

Expenditures
Current:

General Government and Administration - - - -
Public Safety - 12,004 38,000                
Transportation - - - 2,016,157           
Physical Environment - - - -
Culture and Recreation - - - -

Capital Outlay - 29,667 6,250 14,632                
(Total Expenditures) - (41,671) (44,250)              (2,030,789)         

Excess (Deficiency) of Revenues Over
(Under) Expenditures 1,967 (27,887)              41,017                (1,010,995)         

Other Financing Sources (Uses)
Operating Transfers from Other Funds - - - 1,105,000           
Operating Transfers to Other Funds - - - -

Total Other Financing Sources (Uses) - - - 1,105,000           

Excess (Deficiency) of Revenues and Other
Financing Sources Over (Under)  
Expenditures and Other Financing Uses 1,967 (27,887)              41,017                94,005                

Fund Balances, Beginning of Year 33,945                79,911                7,442 1,463,101           

Fund Balances, End of Year 35,912$              52,024$              48,459$              1,557,106$         

NONMAJOR GOVERNMENTAL SPECIAL REVENUE FUNDS
FOR THE YEAR ENDED SEPTEMBER 30, 2025

CITY OF EUSTIS, FLORIDA
COMBINING STATEMENT OF REVENUES, EXPENDITURES, AND 

CHANGES IN FUND BALANCES
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Building Impact Greenwood Economic
Services Stormwater Fee Cemetery Development Grant

Fund Utility Fund Fund Fund Fund Fund Total

-$ -$ -$ -$ -$  - -$                
- - - - - - 976,038 
- - - - - - 93,618            
- 898,340 - - - 898,340          
- - - - 46,352               - 46,352 

1,369,784           - 211,614 - - - 1,581,398       
- - - - 150,000             27,295 177,295          
- - - - - - - 

92,219                31,846              44,299             11,100              (700) (182) 223,884          
- - - 2,859 934 -                 9,648 

1,462,003           930,186            255,913           13,960              196,587             27,113 4,006,573       

- - - 860 273,476             30,000 304,336          
689,142              - 805 - - 27,295 767,246          

- - - - - - 2,016,157       
- 340,793 - - - - 340,793          
- - 19,795             - - - 19,795            

29,400                429,206            147,450           42,756              - - 699,362          
(718,542)            (769,999)          (168,050)          (43,616)             (273,476)           (57,295)          (4,147,688) 

743,461              160,186            87,863             (29,656)             (76,889)             (30,182)          (141,114) 

- - - 9,056 - 48,000 1,162,056       
(115,056)            (260,000)          (4,765)              (544) (48,000) - (428,365)
(115,056)            (260,000)          (4,765)              8,512 (48,000)             48,000 733,691          

628,405              (99,814)            83,098             (21,144)             (124,889)           17,818 592,577          

2,288,052           826,695            1,200,919        295,828            57,359               - 6,253,252 

2,916,456$         726,881$          1,284,018$      274,684$          (67,529)$           17,818$        6,845,829$     

NONMAJOR GOVERNMENTAL SPECIAL REVENUE FUNDS
FOR THE YEAR ENDED SEPTEMBER 30, 2025

CITY OF EUSTIS, FLORIDA
COMBINING STATEMENT OF REVENUES, EXPENDITURES, AND 

CHANGES IN FUND BALANCES
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Final Variance With
Actual Budget Final Budget

Revenues
Miscellaneous:

Interest 931$  1,110$  (179)$  
Donations 1,036 1,100 (64) 

Total Miscellaneous Revenues 1,967 2,210 (243) 
Total Revenues 1,967 2,210 (243) 

Expenditures
Current:

Culture and Recreation:
Administration - - - 

Capital Outlay - - - 
(Total Expenditures) - - - 

(Deficiency) Excess of Revenues Over Expenditures 1,967                    2,210 (243) 

Net Change in Fund Balance 1,967                    2,210 (243) 

Fund Balance, Beginning of Year 33,945                  33,945 - 

Fund Balance, End of Year 35,912$                36,155$                (243)$  

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA

FOR THE YEAR ENDED SEPTEMBER 30, 2025

SCHEDULE OF REVENUES AND EXPENDITURES - BUDGET AND ACTUAL
LIBRARY CONTRIBUTION FUND
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Final Variance With
Actual Budget Final Budget

Revenues
Judgement & Fines Police Education 11,314$  60,000 (48,686)
Total Fines and Forfeitures 11,314 60,000 (48,686)

Miscellaneous:
Interest 2,470 1,600 870 

Total Miscellaneous 2,470 1,600 870 
Total Revenues 13,785 61,600 (47,815)

Expenditures
Current:

Public Safety:
Administration 325 325 -
Police Training 11,679 11,679 -

Capital Outlay 29,667 47,321 (17,654)
(Total Expenditures) (41,671) (59,325) (17,654)

(Deficiency) Excess of Revenues 
(Under) Expenditures (27,886) 2,275 (30,161)

Net Change in Fund Balance (27,886)                2,275 (30,161)

Fund Balance, Beginning of Year 79,911                  79,911 -

Fund Balance, End of year 52,025$                82,186$                (30,161)$              

The notes to the financial statements are an integral part of this statement.

SCHEDULE OF REVENUES AND EXPENDITURES - BUDGET AND ACTUAL
LAW ENFORCEMENT EDUCATION FUND

CITY OF EUSTIS, FLORIDA

FOR THE YEAR ENDED SEPTEMBER 30, 2025
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Final Variance With
Actual Budget Final Budget

Revenues
Fines and Forfeitures 82,304$  30,000$  52,304$  
Miscellaneous:

Interest 450 950 (500) 
Donations 2,513 - 2,513

Total Revenues 85,267 30,950 54,317 

Expenditures
Current:

Public Safety:
Operating Expense/Rents and Leases - 3,200 (3,200) 
Operating Expense/Community Donations 38,000 29,091 8,909 

Capital Outlay 6,250 6,609 (359) 
(Total Expenditures) (44,250) (38,900) 5,350 

(Deficiency) Excess of Revenues
Over Expenditures 41,017 (7,950) 48,967 

Net Change in Fund Balance 41,017                  (7,950) 48,967 

Fund Balances, Beginning of Year 7,442                   42,184 (34,742) 

Fund Balances, End of Year 48,459$                34,234$                14,225$                

The notes to the financial statements are an integral part of this statement.

LAW ENFORCEMENT TRUST FUND

CITY OF EUSTIS, FLORIDA
SCHEDULE OF REVENUES AND EXPENDITURES - BUDGET AND ACTUAL

FOR THE YEAR ENDED SEPTEMBER 30, 2025
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Actual Variance With
Amounts Final Budget Final Budget 

Revenues

Intergovernmental Revenues:
Local Option Gas Tax 518,726$              515,000$              3,726$  
Eight-cent Gas Tax 224,078 235,000 (10,923) 
Municipal Fuel Tax Refund 24,819 20,000 4,819 
Additional One-cent 208,416 150,000 58,416 

Total Intergovernmental Revenues 976,038 920,000 56,038 

Miscellaneous Revenues:
Interest 41,451 22,000 19,451 
Other 2,305 120,000 (117,695) 

Total Miscellaneous Revenues 43,756 142,000 (98,244) 

Total Revenues 1,019,794             1,062,000             (42,206) 

Expenditures

Current:
Transportation:

Personnel 1,275,763             1,416,036             (140,273) 
Operating 740,394 1,378,952             (638,558) 

Capital Outlay 14,632 243,700 (229,068) 

(Total Expenditures) (2,030,789) (3,038,688) (1,007,898) 

(Deficiency) Excess of Revenues 
Over Expenditures (1,010,995) (1,976,688) 965,692                

Other Financing Sources (Uses)
Operating Transfers from Other Funds 1,105,000             1,105,000             - 

Total Other Financing Sources (Uses) 1,105,000             1,105,000             - 

Net Change in Fund Balances 94,005 (871,688) 965,692                

Fund Balance, Beginning of Year 1,463,101             1,463,101             - 

Fund Balance, End of Year 1,557,106$           591,414$              965,692$              

CITY OF EUSTIS, FLORIDA

FOR THE YEAR ENDED SEPTEMBER 30, 2025

SCHEDULE OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCE
BUDGET AND ACTUAL

STREET IMPROVEMENT FUND
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Variance With
Actual Final Budget Final Budget

Revenues

Permits & Fees 1,369,784$           1,179,200$           190,584$              
Interest 92,219 36,000 56,219 

Total Revenues 1,462,003             1,215,200             246,803                

Expenditures
Current:

Public Safety
Personnel Cost 556,213 658,787 (102,575) 
Operating 132,929 280,750 (147,821) 

Capital Outlay 29,400 1,477,300             (1,447,900) 
(Total Expenditures) (718,542) (2,416,837) (1,698,295) 

Other Financing Sources (Uses)
Operating Transfers to Other Funds 115,056 174,753 (59,697) 

Total Other Financing Sources (Uses) (115,056) (174,753) (59,697) 

(Deficiency) Excess of Revenues 
Over Expenditures 628,405 (1,376,390) 2,004,795             

Net Change in Fund Balance 628,405 (1,376,390) 2,004,795             

Fund Balance, Beginning of Year 2,288,052             2,288,052             - 

Fund Balance, End of Year 2,916,456$           911,661$              2,004,795$           

CITY OF EUSTIS, FLORIDA
SCHEDULE OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCE

BUDGET AND ACTUAL
BUILDING SERVICES FUND

FOR THE YEAR ENDED SEPTEMBER 30, 2025

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

142 179

Item 3.3



Variance With
Actual Final Budget Final Budget

Revenues
Charges for Services:

Stormwater Utility Fees 898,340$              895,000$              3,340$  
Total 898,340 895,000 3,340 

Miscellaneous:
Interest 31,846 31,000 846 

Total Miscellaneous 31,846 31,000 846 
Total Revenues 930,186 926,000                4,186 

Expenditures
Current:

Physical Environment:
Personnel 262,581 358,634 (96,053) 
Operating 78,212 261,347 (183,135) 

Capital Outlay 429,206 472,250 (43,044) 
(Total Expenditures) (769,999) (1,092,231) (322,232) 

(Deficiency) Excess of Revenues 
Over Expenditures 160,186 (166,231) (318,046) 

Other Financing Sources (Uses)
Operating Transfers to Other Funds 260,000 260,000 - 

Total Other Financing Sources (Uses) (260,000) (260,000) - 

Net Change in Fund Balance (99,814) (426,231) (318,046) 

Fund Balance, Beginning of Year 826,695 826,695 - 

Fund Balance, End of Year 726,881$              400,464$              562,206$              

SCHEDULE OF REVENUES, EXPENDITURES, AND CHANGES IN FUND BALANCE

FOR THE YEAR ENDED SEPTEMBER 30, 2025
STORMWATER UTILITY FUND

CITY OF EUSTIS, FLORIDA

BUDGET AND ACTUAL
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Final Variance With
Actual Budget Final Budget

Revenues
Miscellaneous:

Permits and Fees 211,614$              210,000$              1,614$  
Interest 44,299 21,550 22,749$  

Total Revenues 255,913 231,550                24,363 

Expenditures
Current:

Culture and Recreation 19,795 20,700 (905) 
Public Safety 805 1,200 (395) 

   Capital Outlay 147,450 281,858 (134,408) 
(Total Expenditures) (168,050) (303,758) (135,708) 

(Deficiency) Excess of Revenues
Over Expenditures 87,863 (72,208) (111,345) 

Other Financing Sources (Uses)
Operating Transfers to Other Funds (4,765) (4,965) 200 

Total Other Financing Sources (Uses) (4,765) (4,965) 200 

Net Change in Fund Balance 83,098                  (77,173) (111,545) 

Fund Balance, Beginning of Year 1,200,919             1,200,919             - 

Fund Balance, End of Year 1,284,018$           1,123,746$           (111,545)$            

The notes to the financial statements are an integral part of this statement.

SCHEDULE OF REVENUES AND EXPENDITURES - BUDGET AND ACTUAL
CITY OF EUSTIS, FLORIDA

FOR THE YEAR ENDED SEPTEMBER 30, 2025
IMPACT FEE FUND
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Final Variance With
Actual Budget Final Budget

Revenues
Miscellaneous:

Interest 11,100$  4,800$  6,300$  
Lot Sales - 5,500 (5,500) 
Donations 2,859 2,975 (116) 

Total Revenues 13,960 13,275 685 

Expenditures
Current:

General Government:
Administration 860 860 - 
Capital Outlay 42,756 70,500 (27,744) 

(Total Expenditures) (43,616) (71,360) (27,744) 

(Deficiency) Excess of Revenues
Over Expenditures (29,656) (58,085) (27,060) 

Other Financing Sources (Uses)
Operating Transfers from Other Funds 9,056 5,000 4,056 
Operating Transfers to Other Funds (544) (3,000) 2,456 

Total  Other Financing (Uses) 8,512 2,000 6,512 

Net Change in Fund Balance (21,144)                (56,085) (20,547) 

Fund Balance, Beginning of Year 295,828                295,828 - 

Fund Balance, End of Year 274,684$              239,743$              (20,547)$              

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA

FOR THE YEAR ENDED SEPTEMBER 30, 2025

SCHEDULE OF REVENUES AND EXPENDITURES - BUDGET AND ACTUAL
GREENWOOD CEMETERY FUND
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Final Variance With
Actual Budget Final Budget

Revenues
Miscellaneous:

Program Income 934$  1,000$  (66)$  
Interest (700) 3,900 (4,600) 
Lease 46,352 50,980 (4,628) 
Grants & Aids 150,000 150,000 - 

Total Revenues 196,587 205,880                (9,293) 

Expenditures
Current:

Economic Development
Administration 60,851 223,280 (162,430) 
Grants and Aid 212,625 237,500 (24,875) 

(Total Expenditures) (273,476) (460,780) (187,305) 

(Deficiency) Excess of Revenues
Over Expenditures (76,889) (254,900) 178,011                

Other Financing Sources (Uses)
    Operating Transfers From Other Funds 55,000 (55,000) 

Operating Transfers to Other Funds (48,000) (48,000) - 
Total Other Financing Sources (Uses) (48,000) 7,000 (55,000) 

Net Change in Fund Balance (124,889) (247,900) 123,011                

Fund Balance, Beginning of Year 57,359                  57,359 - 

Fund Balance, End of Year (67,529)$              (190,541)$            123,011$              

The notes to the financial statements are an integral part of this statement.

CITY OF EUSTIS, FLORIDA

FOR THE YEAR ENDED SEPTEMBER 30, 2025

SCHEDULE OF REVENUES AND EXPENDITURES - BUDGET AND ACTUAL
ECONOMIC DEVELOPMENT FUND

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

146 183

Item 3.3



Final Variance With
Actual Budget Final Budget

Revenues
Miscellaneous:

Interest (182) - (182) 
Grants & Aids 27,295 94,149 (66,854) 

Total Revenues 27,113 94,149 (67,036) 

Expenditures
Current:

General Government:
Administration 30,000 120,000 (90,000) 
Public Safety 27,295 12,149 15,146 

(Total Expenditures) (57,295) (132,149) (74,854) 

(Deficiency) Excess of Revenues
Over Expenditures (30,182) (38,000) 7,818 

Other Financing Sources (Uses)
    Operating Transfers From Other Funds 48,000 48,000 - 

Total Other Financing Sources (Uses) 48,000 48,000 - 

Net Change in Fund Balance 17,818 10,000 7,818 

Fund Balance, Beginning of Year - - - 

Fund Balance, End of Year 17,818$                10,000$                7,818$  

CITY OF EUSTIS, FLORIDA
SCHEDULE OF REVENUES AND EXPENDITURES - BUDGET AND ACTUAL

GRANT FUND
FOR THE YEAR ENDED SEPTEMBER 30, 2025
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Schedule 5

Fiscal 
Year Real Property

Personal 
Property

Central 
Property

Total Taxable 
Valuation

Total 
Direct 
Rate

Total Estimated 
Actual Value

Assessed 
Value as a 
Percentage 

of Actual

2015/16 724,388,866       64,707,631     346,273        789,442,770        7.5810   877,158,633       90.00%

2016/17 760,782,191       66,066,152     330,790        827,179,133        7.5810   919,087,926       90.00%

2017/18 827,493,389       73,404,454     386,451        901,284,294        7.5810   1,001,426,993    90.00%

2018/19 964,447,578       114,711,755   441,822        1,079,601,155     7.5810   1,199,556,839    90.00%

2019/20 1,047,304,600    98,749,080     463,714        1,146,517,394     7.5810   1,273,908,216    90.00%

2020/21 1,108,315,695    112,793,573   2,309,391     1,223,333,943     7.5810   1,359,259,937    90.00%

2021/22 1,237,437,362    107,780,842   1,489,933     1,347,228,504     7.5810   1,496,920,560    90.00%

2022/23 1,392,572,036    112,035,315   747,155        1,505,354,506     7.5810   1,672,616,118    90.00%

2023/24 1,562,863,368    116,938,941   527,498        1,680,329,807     7.5810   1,867,033,119    90.00%

2024/25 1,706,016,494    125,435,702   529,727        1,831,981,923     7.3898   2,035,535,470    90.00%

Source Lake County Property Appraiser's Final Tax Roll All Docs and Certifications Start of FY

https://www.lakecopropappr.com/millage-rates.aspx

City of Eustis
Taxable and Estimated Actual Value

Last Ten Years

Taxable Assessed Valuation
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Schedule 19

Employer
 No. 

Employees Rank

Percentage of 
Total County 
Employment

 No. 
Employees Rank

Percentage of 
Total County 
Employment

Publix 485              1          0.26% 280 1        0.21%
McCrorys Sunny Hill Nursery 364              2          0.19%
Green Sentry Holdings 317              3          0.17%
City of Eustis 275              4          0.15% 225 2        0.17%
Florida Food Products 158              5          0.08% 86
Eustis High School 136              6          0.07% 126 6        0.09%
Ruleme Center 127              7          0.07% 193 3        0.14%
Bayview Center 126              8          0.07% 165 4        0.12%
Eustis Heights Elementary 104              9          0.06% 96 10      0.07%
Lake Eustis Waterfront Grille 98 10        0.05%
Eustis Middle School 92 11        0.05% 100 9        0.07%
Eustis Elementary 66 0.00%

Total 2,348           1.24% 1,271           0.95%

Total County Employed Population 2025 / 2016 188,757       133,475       

Source for County Employment:
https://floridajobs.org/workforce-statistics/workforce-statistics-data-releases/monthly-data-releases

2025 2016

City of Eustis
Principal Employers

Current Year and Ten Years Ago
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INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER FINANCIAL REPORTING  
AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT OF FINANCIAL STATEMENTS 

PERFORMED IN ACCORDANCE WITH GOVERNMENT AUDITING STANDARDS 

Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

We have audited, in accordance with the auditing standards generally accepted in the United States of 
America and the standards applicable to financial audits contained in Government Auditing Standards 
issued by the Comptroller General of the United States, the financial statements of the governmental 
activities, the business-type activities, each major fund, and the aggregate remaining fund information of 
the City of Eustis, Florida (the City) as of and for the year ended September 30, 2025, and the related notes 
to the financial statements, which collectively comprise the City’s basic financial statements, and have 
issued our report thereon dated March 31, 2026. 

Report on Internal Control Over Financial Reporting 
In planning and performing our audit of the financial statements, we considered the City’s internal control 
over financial reporting (internal control) as a basis for designing audit procedures that are appropriate in 
the circumstances for the purpose of expressing our opinions on the financial statements, but not for the 
purpose of expressing an opinion on the effectiveness of the City’s internal control.  Accordingly, we do 
not express an opinion on the effectiveness of the City’s internal control. 

A deficiency in internal control exists when the design or operation of a control does not allow 
management or employees, in the normal course of performing their assigned functions, to prevent, or 
detect and correct, misstatements, on a timely basis.  A material weakness is a deficiency, or a combination 
of deficiencies, in internal control, such that there is a reasonable possibility that a material misstatement 
of the City’s financial statements will not be prevented, or detected and corrected, on a timely basis.  A 
significant deficiency is a deficiency, or a combination of deficiencies, in internal control that is less severe 
than a material weakness, yet important enough to merit attention by those charged with governance. 

Our consideration of internal control was for the limited purpose described in the first paragraph of this 
section and was not designed to identify all deficiencies in internal control that might be material 
weaknesses or, significant deficiencies.  Given these limitations, during our audit we did not identify any 
deficiencies in internal control that we consider to be material weaknesses.  However, material 
weaknesses or significant deficiencies may exist that were not identified.   
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Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER FINANCIAL REPORTING  
AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT OF FINANCIAL STATEMENTS 

PERFORMED IN ACCORDANCE WITH GOVERNMENT AUDITING STANDARDS 

Report on Compliance and Other Matters 
As part of obtaining reasonable assurance about whether the City’s financial statements are free from 
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations, 
contracts, and grant agreements, non-compliance with which could have a direct and material effect on 
the financial statements.  However, providing an opinion on compliance with those provisions was not an 
objective of our audit, and accordingly, we do not express such an opinion.  The results of our tests 
disclosed no instances of non-compliance or other matters that are required to be reported under 
Government Auditing Standards. 

Purpose of this Report 
The purpose of this report is solely to describe the scope of our testing of internal control and compliance 
and the results of that testing, and not to provide an opinion on the effectiveness of the City’s internal 
control or on compliance.  This report is an integral part of an audit performed in accordance with 
Government Auditing Standards in considering the City’s internal control and compliance.  Accordingly, 
this communication is not suitable for any other purpose. 

March 31, 2026 
Ocala, Florida  
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MANAGEMENT LETTER 

Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

Report on the Financial Statements 
We have audited the financial statements of the City of Eustis, Florida (the City) as of and for the fiscal 
year ended September 30, 2025, and have issued our report thereon dated March 31, 2026. 

Auditor’s Responsibility 
We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America; the standards applicable to financial audits contained in Government Auditing Standards, issued 
by the Comptroller General of the United States and Chapter 10.550, Rules of the Auditor General. 

Other Reporting Requirements 
We have issued our Independent Auditor’s Report on Internal Control over Financial Reporting and on 
Compliance and Other Matters Based on an Audit of the Financial Statements Performed in Accordance 
with Government Auditing Standards; and Independent Accountant’s Report on an examination 
conducted in accordance with American Institute of Certified Public Accountants Professional Standards, 
AT-C Section 315, regarding compliance requirements in accordance with Chapter 10.550, Rules of the 
Auditor General.  Disclosures in those reports and schedule, which are dated March 31, 2026, should be 
considered in conjunction with this management letter. 

Prior Audit Findings 
Section 10.554(1)(i)1., Rules of the Auditor General, requires that we determine whether or not corrective 
actions have been taken to address findings and recommendations made in the preceding financial audit 
report.  Corrective actions have been taken to address findings and recommendations made in the 
preceding financial audit report. 

Official Title and Legal Authority 
Section 10.554(1)(i)4., Rules of the Auditor General, requires that the name or official title and legal 
authority for the primary government and each component unit of the reporting entity be disclosed in 
this management letter, unless disclosed in the notes to the financial statements.  This information is 
disclosed in Note 1 to the financial statements. 
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Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

MANAGEMENT LETTER 

Financial Condition and Management 
Sections 10.554(1)(i)5.a. and 10.556(7), Rules of the Auditor General, require us to apply appropriate 
procedures and communicate the results of our determination as to whether or not the City has met one 
or more of the conditions described in Section 218.503(1), Florida Statutes, and to identify the specific 
condition(s) met.  In connection with our audit, we determined that the City did not meet any of the 
conditions described in Section 218.503(1), Florida Statutes. 

Pursuant to Sections 10.554(1)(i)5.b. and 10.556(8), Rules of the Auditor General, we applied financial 
condition assessment procedures for the City.  It is management’s responsibility to monitor the City’s 
financial condition, and our financial condition assessment was based in part on representations made by 
management and review of financial information provided by same. 

Section 10.554(1)(i)2., Rules of the Auditor General, requires that we communicate any 
recommendations to improve financial management.  In connection with our audit, we did not have any 
such recommendations. 

Property Assessed Clean Energy (PACE) Programs 
As required by Section 10.554(1)(i)6.a., Rules of the Auditor General, the City confirms that a PACE 
program, authorized pursuant to Section 163.081 or Section 163.082, Florida Statutes, did operate within 
the City’s geographical boundaries during the fiscal year under audit. 

As required by Section 10.554(1)(i)6.b., Rules of the Auditor General, a PACE program was operating within 
the geographical areas of the City, a list of all program administrators and third-party administrators that 
administered the program, as listed below. 

As required by Section 10.554(1)(i)6.c3, Rules of the Auditor General, a PACE program was operating 
within the geographical areas of the City, the full names and contact information of each such program 
administrator and third-party administrator, as listed below. 

Program Administrator Address Phone Number Third-Party Administrators 

Florida Green Finance 

Authority 

2501A Burns Rd.  

Palm Beach Gardens, Florida  33410 

561-630-4922 x240 Petros Pace 

300 Colorado St., Suite 2000 

Austin, Texas  78701 

512-599-9037

Renew Financial 

555 12th St., Suite 1650 

Oakland, California  94607 

844-736-3934

Green Corridor Pace District 5385 North Nob Hill Rd. 

Sunrise, Florida  33351 

954-721-8681 Ygrene Energy Fund 

6303 Blue Lagoon Drive, Suite 400  

Miami, Florida  33126  

866-634-1358

City of Eustis Annual Comprehensive Financial Report | September 30, 2025

184 221

Item 3.3



Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

MANAGEMENT LETTER 

Program Administrator Address Phone Number Third-Party Administrators 

Florida Pace Funding Agency 6650 Professional Pkwy, Suite 102 
Sarasota, Florida  34240 

850-400-PACE FortiFi 
12770 High Bluff Dr., Suite 26, 
San Diego, California  92130  
1-858-345-2000

Home Run Financing 
750 University Ave., Suite 140 
Los Gatos, California  95032  
844-873-7223

Bayview PACE 
4425 Ponce de Leon 
Coral Gables, Florida  33146 
844-518-2343

Florida Resiliency and 
Energy District 

156 Tuskawilla Rd., Suite 2340 
Winter Springs, Florida  32708 

407-712-6352 Florida Development Finance 
Corp. 
156 Tuskawilla Rd., Suite 2340 
Winter Springs, Florida  32708  
407-712-6352

Special District Component Units 
Section 10.554(1)(i)5.c., Rules of the Auditor General, requires, if appropriate, that we communicate the 
failure of a special district that is a component unit of a county, municipality, or special district, to provide 
the financial information necessary for proper reporting of the component unit within the audited 
financial statements of the county, municipality, or special district in accordance with 
Section 218.39(3)(b), Florida Statutes.  In connection with our audit, we did not note any special district 
component units that failed to provide the necessary information for proper reporting in accordance with 
Section 218.39(3)(b), Florida Statutes. 

As required by Section 218.39(3)(c), Florida Statutes, and Section 10.554(1)(i)7, Rules of the Auditor 
General, the Eustis Downtown and East Town Redevelopment Agency reported this information in the 
CRA’s separately issued financial statements. 

Additional Matters 
Section 10.554(1)(i)3., Rules of the Auditor General, requires us to communicate non-compliance with 
provisions of contracts or grant agreements, or fraud, waste, or abuse, that has occurred, or is likely to 
have occurred, that has an effect on the financial statements that is less than material but warrants the 
attention of those charged with governance.  In connection with our audit, we did not note any such 
findings.    

Purpose of this Letter 
Our management letter is intended solely for the information and use of the Legislative Auditing 
Committee, members of the Florida Senate and the Florida House of Representatives, the Florida Auditor 
General, State granting agencies, the Honorable Mayor, City Commissioners, and applicable 
management, and is not intended to be, and should not be, used by anyone other than these specified 
parties. 
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Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

MANAGEMENT LETTER 

We wish to take this opportunity to thank you and your staff for the cooperation and courtesies extended 
to us during the course of our audit.  Please let us know if you have any questions or comments 
concerning this letter, our accompanying reports, or other matters. 

March 31, 2026 
Ocala, Florida 
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INDEPENDENT ACCOUNTANT’S REPORT ON COMPLIANCE 
WITH SECTION 218.415, FLORIDA STATUTES 

Honorable Mayor and City Commissioners 
City of Eustis 
Eustis, Florida 

We have examined the City of Eustis, Florida’s (the City) compliance with requirements of Section 218.415, 
Florida Statutes, as of and for the year ended September 30, 2025, as required by Section 10.556(10)(a), 
Rules of the Auditor General.  Management is responsible for the City’s compliance with those 
requirements.  Our responsibility is to express an opinion on the City’s compliance based on our 
examination. 

Our examination was conducted in accordance with attestation standards established by the AICPA.  
Those standards require that we plan and perform the examination to obtain reasonable assurance about 
whether the City complied, in all material respects, with the requirements referenced above.  An 
examination involves performing procedures to obtain evidence about whether the City complied with 
the specific requirements.  The nature, timing, and extent of the procedures selected depend on our 
judgment, including an assessment of the risks of material non-compliance, whether due to fraud or error.  
We believe that the evidence we obtained is sufficient and appropriate to provide a reasonable basis for 
our opinion. 

We are required to be independent and to meet our other ethical responsibilities in accordance with 
relevant ethical requirements relating to the engagement. 

Our examination does not provide a legal determination on the City’s compliance with specific 
requirements.   

In our opinion, the City complied, in all material respects, with the aforementioned requirements for the 
year ended September 30, 2025. 

This report is intended solely for the information and use of the Legislative Auditing Committee, members 
of the Florida Senate and the Florida House of Representatives, the Florida Auditor General, federal and 
other granting agencies, the Honorable Mayor, City Commissioners, and applicable management, and is 
not intended to be, and should not be, used by anyone other than those specified parties. 

March 31, 2026 
Ocala, Florida 
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TO: Eustis City Commission 
  

FROM: Rick Gierok, Interim City Manager 
  

DATE: May 7, 2026 
  

RE: Appointment to the Code Enforcement Board (CEB) To Fill a Vacancy – Alternate 

Introduction: 
This item is for consideration of the appointment of Jessica Carmona to the Code 
Enforcement Board as an Alternate to fill a vacancy. 

Background: 
The City follows State Statute Chapter 162 Local government code enforcement boards which 
provides for a seven-member Code Enforcement Board with two alternates each appointed to 
serve three-year terms.  
 
Per Florida Statute 162.02, the purpose of the board is to "promote, protect, and improve the 
health, safety, and welfare of the citizens of the counties and municipalities of this state by 
authorizing the creation of administrative boards with authority to impose administrative fines 
and other noncriminal penalties to provide an equitable, expeditious, effective, and inexpensive 
method of enforcing any codes and ordinances in force in counties and municipalities, where 
a pending or repeated violation continues to exist." 
 
Per Florida Statute 162.05(2), members of the enforcement boards shall be residents of the 
municipality, in the case of municipal enforcement boards, or residents of the county, in the 
case of county enforcement boards. Appointments shall be made in accordance with 
applicable law and ordinances on the basis of experience or interest in the subject matter 
jurisdiction of the respective code enforcement board, in the sole discretion of the local 
governing body. The membership of each enforcement board shall, whenever possible, 
include an architect, a businessperson, an engineer, a general contractor, a subcontractor, and 
a realtor. 
 
In accordance with the process for advertising for the member and alternate positions, the 
City Clerk office posted notice of opening for an Alternate for CEB.   
 
Position details:   

1. Alternate - To Fill a Vacancy for term expired 11/03/2025 (previous Alternate 
appointed to Member) 
Term to Fill a Vacancy: 11/03/2025 to 11/03/2028 
 

The Human Resources Department completed a background check for the applicant.  
 
Attached: CEB Roster  
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For additional information, view Florida Statute 162 and Article III Code Enforcement from the 
Eustis, FL Code of Ordinances. 

Recommended Action: 
Staff recommends consideration of the applicant above as Alternate for the following term:  

1. Member: Term 11/03/2025 to 11/03/2028 (position currently vacant) 

Prepared By: 
Christine Halloran, City Clerk 

Reviewed By: 

Miranda Burrowes, Deputy City Manager 
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CITY OF EUSTIS CODE ENFORCEMENT BOARD (CEB) 
7-Member Board, 2 Alternates 

3 Year Term 

Stephanie L. Carder (MEMBER) 
carders@eustis.org  
 
Reappointed: 02/16/2023 
Term Expiration: 02/28/2026 
Reappointed: 02/19/2026 
 
 

Bradley P. Shelley (MEMBER) 
shelleyb@eustis.org  
 
Reappointed 05/15/2025 
Term Expiration: 03/31/2028 
 

Alan Paczkowski (MEMBER) 
paczkowskia@eustis.org  
 
Reappointed: 06/15/2023 
Term Expiration: 07/02/2026 
 

Nicie Allen Parks (MEMBER)  
parksn@eustis.org 

 
Appointed: 05/15/2025 
Term: 01/01/2025 to 01/01/2028 
Term Expiration: 01/01/2028 
 

Karen Sartele (MEMBER) 
sartelek@eustis.org  
 
Reappointed: 05/15/2025 
Term Expiration: 10/31/2027 
 

Patricia Jensen (MEMBER) 
jensenp@eustis.org  
 
Appointed: 08/07/2025 
Term: 07/31/2025 to 07/31/2028 
Term Expiration: 07/31/2028 
 
Former: Richard K. Bartzer 
Resignation: 06/17/2025  
Term Expiration: 07/31/2025 

Ryan Benaglio (MEMBER) 
benaglior@eustis.org  
 
Reappointed: 05/15/2025 
Term Expiration: 05/31/2027 
 

 

Vacant (ALTERNATE) 
  
Term Expiration: 11/03/2025 
Term: 11/03/2025 – 11/03/2028 (To Fill a 
Vacancy) 
 
Former: Patricia Jensen 
Appointed: 05/15/2025 
Appointed to Member: 08/07/2025 

Christine Cruz (ALTERNATE) 
cruzc@eustis.org  
 
Appointed: 05/15/2025 
Term Expiration: 08/04/2025 
Reappointed: 08/21/2025 
Term: 08/04/2025 to 08/04/2028 
Term Expiration: 08/04/2028 
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Board Attorney: 
Matthew Frey 
Campione & Hackney, P.A. 
2750 Dora Ave, Tavares, FL 32778 
352-343-4561 
mfrey@campionehackney.com  

City Staff Attorney: 
Kevin Rossi 
Bowen & Schroth, PA 
600 Jennings Avenue 
Eustis, FL   32726 
589-1414 off 589-1726 fax m-f 9-5 
zbroome@bowenschroth.com 
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Subpart A - GENERAL ORDINANCES 
Chapter 2 - ADMINISTRATION 

ARTICLE III. CODE ENFORCEMENT 
 

 

 

Eustis, Florida, Code of Ordinances    Created: 2025-06-23 15:25:44 [EST] 

(Supp. No. 14) 

 
Page 1 of 2 

ARTICLE III. CODE ENFORCEMENT1 

Sec. 2-56. General. 

(1) This article is adopted in accordance with the provisions of Florida Statutes ("F.S.") ch. 162, part I and the city 
hereby adopts F.S. ch. 162, part 1 by reference.  

(2) All statutory references include the current statutory provisions and, if amended by the Florida Legislature, 
any future statutory amendments.  

(3) The city hereby adopts an alternate code enforcement system as authorized by F.S. § 162.03(2).  

(4) The following words, terms, and phrases shall have the meanings ascribed to them in F.S. § 162.04:  

a. Local governing body.  

b. Code inspector.  

c. Local governing body attorney.  

d. Enforcement board.  

e. Repeat violation.  

(5) Nothing contained in this article shall prohibit the city from enforcing the city Code by other means. It is 
intended that this article be an additional or supplemental means of obtaining compliance with this Code.  

(6) Lake County is authorized to provide animal control services and enforce the animal control provisions of the 
Lake County Code in the city. Chapter 4 of the Lake County Code, and each and every subsequent 
amendment, addition, and revision thereto, is approved and adopted by the city for the county to use and 
enforce within the city.  

(Ord. No. 12-10, § 1(exh. A), 6-21-2012) 

Sec. 2-57. Code enforcement board. 

(1) Organization. 

a. The city hereby establishes a local government code enforcement board pursuant to and consistent 
with F.S. ch. 162.  

b. The city commission also hereby authorizes the use of a special magistrate with the same powers and 
duties of the code enforcement board if there are not enough board members present to have a 
quorum. references in this article to the code enforcement board shall include the special magistrate if 
the context permits.  

                                                                 

1Editor's note(s)—Ord. No. 12-10, § 1, adopted June 21, 2012, repealed the former Art. III, Div. 1 §§ 2-56—2-58, 
Div. 2 §§ 2-86—2-97, Div. 3 §§ 2-126—2-134, and enacted a new Art. III as set out herein. The former Art. III 
pertained to code enforcement and derived from the Code of 1959, §§ 2-4—2-15; Ord. No. 03-60, § 1, 8-7-
2003; and Ord. No. 09-31, § 2, adopted 7-16-2009.  
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c. The city shall appoint an attorney to represent the code enforcement board.  

d. The code enforcement board attorney shall act as the special magistrate in the event that there are not 
enough code enforcement board members present at a meeting to meet statutory quorum 
requirements.  

e. No member of the code enforcement board shall have any interest, be it financial or otherwise, direct 
or indirect, or engage in any business transaction or professional activity, or incur any obligation which 
is in conflict with the proper discharge of his duties in the public interest in accordance with F.S. ch. 
112.  

f. No member shall appear before the city commission, or any commission, committee or board of the 
city, as agent, attorney or representative of any person, except when representing property he owns.  

(2) Powers and jurisdiction. 

a. The code enforcement board shall hear and decide violations of this Code and ordinances where a 
pending or recurring violation continues to exist.  

b. The code enforcement board shall have all powers as provided in F.S. § 162.08.  

(3) Meetings. 

a. All meetings, regular or special, and all hearings, shall be open to the public in accordance with the 
provisions of F.S. § 286.011.  

b. The code enforcement board shall hold an annual organizational meeting for the purpose of electing 
officers, adopting rules and procedures, and establishing regular meeting dates and times.  

(Ord. No. 12-10, § 1(exh. A), 6-21-2012) 

Sec. 2-58. Enforcement procedures. 

(1) The code inspector shall initiate enforcement proceedings of the various codes in accordance with F.S. ch. 
162.06.  

(2) Hearings shall be conducted in accordance with F.S. ch. 162.07.  

(3) The Code Enforcement Board may order the payment of fines and file liens against real or personal property 
in accordance with F.S. ch. 162.09.  

(4) An aggrieved party, including the local government, may appeal a final administrative order of the code 
enforcement board in accordance with F.S. § 162.11.  

(5) All notices shall be provided in accordance with F.S. ch. 162.12.  

(Ord. No. 12-10, § 1(exh. A), 6-21-2012) 

Secs. 2-59—2-160. Reserved. 
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The 2025 Florida Statutes 
 

Title XI 

COUNTY ORGANIZATION AND INTERGOVERNMENTAL RELATIONS 
Chapter 162 

COUNTY OR MUNICIPAL CODE ENFORCEMENT 
View Entire Chapter 

162.05 Local government code enforcement boards; organization.— 

(1) The local governing body may appoint one or more code enforcement boards and legal counsel for the enforcement 

boards. The local governing body of a county or a municipality that has a population of less than 5,000 persons may 

appoint five-member or seven-member code enforcement boards. The local governing body of a county or a municipality 

that has a population equal to or greater than 5,000 persons must appoint seven-member code enforcement boards. The 

local governing body may appoint up to two alternate members for each code enforcement board to serve on the board in 

the absence of board members. 

(2) Members of the enforcement boards shall be residents of the municipality, in the case of municipal enforcement 

boards, or residents of the county, in the case of county enforcement boards. Appointments shall be made in accordance 

with applicable law and ordinances on the basis of experience or interest in the subject matter jurisdiction of the 

respective code enforcement board, in the sole discretion of the local governing body. The membership of each 

enforcement board shall, whenever possible, include an architect, a businessperson, an engineer, a general contractor, a 

subcontractor, and a realtor. 

(3)(a) The initial appointments to a seven-member code enforcement board shall be as follows: 

1. Two members appointed for a term of 1 year each. 

2. Three members appointed for a term of 2 years each. 

3. Two members appointed for a term of 3 years each. 

(b) The initial appointments to a five-member code enforcement board shall be as follows: 

1. One member appointed for a term of 1 year. 

2. Two members appointed for a term of 2 years each. 

3. Two members appointed for a term of 3 years each. 

Thereafter, any appointment shall be made for a term of 3 years. 

(c) The local governing body of a county or a municipality that has a population of less than 5,000 persons may reduce a 

seven-member code enforcement board to five members upon the simultaneous expiration of the terms of office of two 

members of the board. 

(d) A member may be reappointed upon approval of the local governing body. 

(e) An appointment to fill any vacancy on an enforcement board shall be for the remainder of the unexpired term of 

office. If any member fails to attend two of three successive meetings without cause and without prior approval of the 

chair, the enforcement board shall declare the member’s office vacant, and the local governing body shall promptly fill 

such vacancy. 

(f) The members shall serve in accordance with ordinances of the local governing body and may be suspended and 

removed for cause as provided in such ordinances for removal of members of boards. 

(4) The members of an enforcement board shall elect a chair, who shall be a voting member, from among the members 

of the board. The presence of four or more members shall constitute a quorum of any seven-member enforcement board, 

and the presence of three or more members shall constitute a quorum of any five-member enforcement board. Members 

shall serve without compensation, but may be reimbursed for such travel, mileage, and per diem expenses as may be 

authorized by the local governing body or as are otherwise provided by law. 

(5) The local governing body attorney shall either be counsel to an enforcement board or shall represent the 

municipality or county by presenting cases before the enforcement board, but in no case shall the local governing body 

attorney serve in both capacities. 
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TO: Eustis City Commission 
  

FROM: Rick Gierok, Interim City Manager 
  

DATE: May 7, 2026 
  

RE: Resolution Number 2026-25: Approving an Expenditure in Excess of $100,000.00 for 
Construction Services for Eustis Street and Gottsche Avenue Stormwater Project 
and Authorizing Budget Transfers in the Amount of $125,000.00 and $32,750.00 

Introduction: 
Resolution Number 2026-25 approves an expenditure in excess of $100,000.00 for Construction 
Services for the Eustis Street and Gottsche Avenue Stormwater Project and authorizes the City 
Manager to execute all agreements and contracts with the award. 

Background: 
The Eustis Street and Gottsche Avenue Stormwater Project are intended to alleviate stormwater 
flooding at the intersection of Eustis Street and Gottsche Avenue through the installation of a 
doghouse manhole and approximately 60 feet of 24” storm pipe.  
 
The scope of work will also include the relocation of an existing 12” water main, as necessary, and 
the restoration of the roadway and any impacted infrastructure to pre-construction conditions.  
 
Cathcart Construction Company has provided an itemized bid form based on the City of Altamonte 
Springs contract for citywide infrastructure for potable, sanitary, reclaimed and stormwater with site 
restoration. 

The City of Eustis Purchasing Ordinance allows for piggybacking of contracts including the 
City of Altamonte Springs. 

Construction services will include mobilization, traffic control and project documentation, general 
site work and site protection, installation of water main potable/reclaimed (including fittings, pipe, 
materials and restoration), utility – water services (including fittings, pipe, materials and 
restoration), fire hydrants, sewer service (including fittings, pipe, materials and restoration), 
reclaimed water service (including fittings, pipe, materials and restoration) paver features (includes 
demolition, sub-base, concrete, brick and asphalt restoration work, concrete work, pavement 
restoration, stormwater improvements and restoration, landscape enhancements and site 
restoration. 
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Cathcart Construction Company’s proposal for these services is $170,050.00 

Recommended Action: 
Staff recommends approval of Resolution Number 2026-25. 

Policy Implications: 
Not Applicable 
 

Budget/Staff Impact: 
The Engineering Design project for the Eustis Street and Gottsche Avenue Stormwater Project 
has remaining funds as shown below: 

049-3720-538-60-03    Eustis Street and Gottsche Avenue           $12,300.00 
 
To cover the costs of construction for the project improvements,  the following transfers are 
requested into Account 049-3720-538-60-03: 

049-3720-538-60-65     Stormwater Master Plan                  $125,000.00 
049-3720-538-60-11     Flood Control Systems                    $32,750.00 

 
The revised budget post transfers is $170,050.00 
 

Prepared By: 
Chris Helme, Administrative Supervisor, Engineering 

Reviewed By: 

Greg Dobbins, Director of Public Works & Public Utilities 
Miranda Burrowes, Deputy City Manager  
 

Attachments: 
Signed proposal from Cathcart Construction Company, available upon request 
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Resolution Number 2026-25: Construction Services for Eustis Street and Gottsche Avenue Stormwater Project 

and Authorizing Budget Transfers 

Page 1 of 2 

 

RESOLUTION NUMBER 2026-25 
 

A RESOLUTION OF THE CITY COMMISSION OF THE CITY OF EUSTIS, 
FLORIDA, APPROVING AN EXPENDITURE IN EXCESS OF $100,000.00 
FOR CONSTRUCTION SERVICES FOR THE FOR EUSTIS STREET AND 
GOTTSCHE AVENUE STORMWATER PROJECT, AND AUTHORIZING 
BUDGET TRANSFERS IN THE AMOUNT OF $125,000.00 AND $32,750.00; 
AND AUTHORIZES THE CITY MANAGER TO EXECUTE ALL 
AGREEMENTS AND CONTRACTS WITH THE AWARD. 

 
 

WHEREAS, Cathcart Construction Company submitted a proposal based on the City of 
Altamonte Springs contract for construction services on this project for the estimated amount of 
$170,050.00; and 
 

WHEREAS, the City of Eustis Purchasing Ordinance allows for piggybacking of contracts 
including the City of Altamonte Springs; and 

 
WHEREAS, Staff is requesting a fund transfer totaling $125,000 from the following 

fund: Stormwater Master Plan (#049-3720-538-60-65) into Eustis Street and Gottsche Avenue 
fund (#049-3720-538-60-03). 

 
WHEREAS, Staff is requesting a fund transfer totaling $32,750 from the following fund: 

Flood Control Systems (#049-3720-538-60-11) into Eustis Street and Gottsche Avenue fund 
(#049-3720-538-60-03). 

 
WHEREAS, City of Eustis Purchasing Ordinance requires that the City Commission 

approve any purchase in excess of $100,000.00. 
 

 NOW, THEREFORE, BE IT RESOLVED by the City Commission of the City of Eustis, 
Lake County, Florida, that:  
 

(1) The City Commission is hereby authorized to approve a purchase in excess of 
$100,000.00 for the procurement of Construction Services for the Eustis Street and 
Gottsche Avenue Stormwater Project; and 
 

(2) The City Commission hereby authorizes the City Manager to execute all agreements 
and contracts associated with the approved purchase; and 

 

(3) The Purchasing Department is hereby authorized to complete the transaction in 
accordance with this resolution; and 
 

(4) This resolution shall become effective immediately upon passing. 

DONE AND RESOLVED, this 7h day of May 2026, in regular session of the City 
Commission of the City of Eustis, Lake County, Florida. 
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Resolution Number 2026-25: Construction Services for Eustis Street and Gottsche Avenue Stormwater Project 

and Authorizing Budget Transfers 

Page 2 of 2 

CITY COMMISSION OF THE 
CITY OF EUSTIS, FLORIDA 

Gary Ashcraft 
Vice Mayor/Commissioner 

ATTEST: 

Anna Rottermond, Deputy City Clerk 

CITY OF EUSTIS CERTIFICATION 

STATE OF FLORIDA 
COUNTY OF LAKE 

The foregoing instrument was acknowledged before me, by means of physical presence, this 7th 
day of May 2026, by Gary Ashcraft, Vice Mayor/Commissioner, and Anna Rottermond, Deputy 
City Clerk, who are personally known to me. 

______________________________________ 
Notary Public – State of Florida 
My Commission Expires: 
Notary Commission: 
 

CITY ATTORNEY’S OFFICE 
 

This document has been approved as to form and legal content for use and reliance of the Eustis 
City Commission. 

City Attorney's Office Date 

CERTIFICATE OF POSTING 

The foregoing Resolution Number 2026-25 is hereby approved, and I certify that I published the 
same by posting one copy hereof at City Hall, one copy hereof at the Eustis Memorial Library, and 
one copy hereof at the Eustis Parks and Recreation Office, all within the corporate limits of the 
City of Eustis, Lake County, Florida. 

Christine Halloran, City Clerk 
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TO: Eustis City Commission 
  

FROM: Rick Gierok, Interim City Manager 
  

DATE: May 7, 2026 
  

RE: Second Reading of Ordinance Number 2026-19: Consideration of 
Comprehensive Plan Amendment for Parcel Alternate Key 1761310 

Introduction: 
Ordinance Number 2026-19 provides for a Comprehensive Plan Amendment (future land 
use map amendment for approximately 0.2 acres, located at 1430 Morin Street (Alternate 
Key Number 1761310).  

The request is to change the future land use designation from Suburban Residential (SR) to 
Residential/Office Transition (RT) to accommodate an existing non-residential use that has 
been at the site for numerous years and is considered a legal, non-conforming use. The site is 
currently used as a beauty/hair salon.  Amending the future land use to RT would rectify the 
current non-conformity and allow a structure and site to continue operating as the current use, 
or similar uses permitted in the RT district.   

Background: 
1. The site contains approximately 0.2 +/- acres and is located within the Eustis-Lake 

County Joint Planning Area. The property currently contains a single-story office use 
— Source: Lake County Property Appraisers’ Office Property Record Card Data.  

2. The site is already within the city limits of Eustis and is surrounded by “City” land uses 

on all sides. 

3. The Design District assigned to the property is Suburban Neighborhood and is not slated 

to change. 

4. The applicant seeks the RT (Residential Office Transition) land use designation. 

 Surrounding properties have the following land use designations: 

Location Existing Use Future Land Use Design District 

Site Professional office Suburban Residential 
(SR) 

Urban Neighborhood 

North Single-family Suburban Res. (SR) Urban Neighborhood 

South Professional office Suburban Res. (SR) Urban Neighborhood 

East Hotel/motel Residential Office 
Transition (RT) 

Urban Corridor 

West Single-family Suburban Res. (SR) Urban Neighborhood 
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The site contains approximately 0.2 +/- acres and is located within the Eustis-Lake County 
Joint Planning Area. The property currently contains a single-story office use — Source: 
Lake County Property Appraisers’ Office Property Record Card Data. 
 
The site is already within the city limits of Eustis and is surrounded by “City” land uses on 
each all sides. The Design District assigned to the property is Suburban Neighborhood and 
is not slated to change. The applicant seeks the RT (Residential Office Transition) land use 
designation. 
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Applicant’s Request 

The applicant, Julie Cavellero, of Patriotic Mortgage – on behalf of the property owner 
Janice Wilson – wishes to change the Future Land Use to Residential Office Transition 
(RT). 

The property currently holds a “City” Future Land Use of Suburban Residential (SR) which 

permits a residential density of five (5) units per acre and certain civic and non-residential 

uses. 

The applicant is seeking a Residential Office Transition (RT) land use designation within 

the City of Eustis. This designation allows for a maximum density of 12 units per acre and 

permits most residential and professional office uses. However, the site is developed 

currently as an office/personal service use. 

The requested RT designation aligns with the land use designations of neighboring 

properties. 

5. Analysis of Comprehensive Plan/Future Land Use Request (Ordinance 
Number 2026-15)  

In Accordance with Florida Statutes Chapter 163.3177.9, to discourage urban 
sprawl, the Florida Statutes outlines the Primary Indicators of Sprawl.  Staff has 
reviewed these indicators and finds that the proposed annexation and assignment 
of Future Land Use does not contradict the intent of the primary indicators of 
sprawl as outlined.  The outline and summary of these indicators is included in 
supplement to this report. 

6. Per the City of Eustis Comprehensive Plan Future Land Use Element Appendix 
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Staff has assessed the proposed amendment to the City of Eustis Comprehensive Plan 
Future Land Use map relating to the development patterns described and supported within 
the Plan, including conditions and impacts to utility infrastructure, transportation 
infrastructure, natural features, and the environment.  Staff review finds that the proposed 
assignment of the Residential Office Transition (RT) Future Land Use will not result in 
impacts that will cause detriment beyond current patterns. The outline and summary of this 
analysis are included as a supplement to this report. 

Recommended Action: 
Development Services finds the proposed Future Land Use designation consistent with the 
Comprehensive Plan, Land Development Regulations, and surrounding and adjacent land 
uses; therefore, it recommends adoption of Ordinance Numbers 2026-19. 

Alternatives: 
1. Adopt Ordinance Number 2026-19 for the parcel located at 1430 Morin Street to City 

Commission for consideration. 

2. Do not adopt Ordinance Number 2026-19. 

Budget/Staff Impact: 
See attached Business Impact Estimate. 

Business Impact Estimate: 
Exempt from this Requirement per F.S. 164.041(4)(c)7.b.(Comprehensive plan amendments 
and land development regulation amendments initiated by an application by a private party 
other than the municipality) 

Prepared By: 

Kyle Wilkes, AICP, Senior Planner 

Reviewed By: 

Jeff Richardson, AICP, Interim Development Services Director 
Miranda Burrowes, Deputy City Manager 
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Ordinance Number 2026-19: 1430 Morin Street 

Page 1 of 4 

ORDINANCE NUMBER 2026-19 
 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, LAKE 

COUNTY, FLORIDA, AMENDING THE CITY OF EUSTIS COMPREHENSIVE 

PLAN PURSUANT TO 163.3187 F.S.; CHANGING THE FUTURE LAND USE 

DESIGNATION OF APPROXIMATELY 0.2 ACRES OF REAL PROPERTY AT 

ALTERNATE KEY NUMBER 1761310, LOCATED AT 1430 MORIN STREET, 

FROM SUBURBAN RESIDENTIAL TO RESIDENTIAL OFFICE TRANSITION. 

 

WHEREAS, on November 4, 2010, the Eustis City Commission adopted the City of Eustis 
Comprehensive Plan 2010-2035 through Ordinance Number 10-11; and  

WHEREAS, the State of Florida Department of Community Affairs found the City of Eustis 
Comprehensive Plan 2010-2035 In Compliance pursuant to Sections 163.3184, 163.3187, and 
163.3189 Florida Statutes; and   

WHEREAS, the City of Eustis periodically amends its Comprehensive Plan in accordance 
with Chapter 163.3187 and 163.3191, Florida Statutes; and 

WHEREAS, the City of Eustis desires to amend the Future Land Use Map Series to 
change the Future Land Use designation on approximately 0.2 acres of real property located 
at 1430 Morin Street; and 

WHEREAS, on April 16, 2026, the Local Planning Agency held a Public Hearing to 
consider the adoption of a Small-Scale Future Land Use Amendment for this change in 
designation; and 

WHEREAS, on April 16, 2026, the City Commission held the 1st Adoption Public Hearing 
to accept the Local Planning Agency’s recommendation to adopt the Small-Scale Future Land 
Use Amendment contained herein; and 

WHEREAS, on May 7, 2026, the City Commission held the 2nd Adoption Public Hearing 
to consider the adoption of the Small Scale Future Land Use Amendment contained herein; 

 NOW, THEREFORE, THE COMMISSION OF THE CITY OF EUSTIS HEREBY 
ORDAINS: 

SECTION 1. 

Land Use Designation: That the Future Land Use Designation of the real property as 
described below shall be changed from Suburban Residential to Residential Office Transition 
(RT) within the City of Eustis: 
 
Parcel Alternate Key: 1761310 
 
Parcel Identification Numbers:  14-19-26-1801-000-18900 
 
Legal Description: 
 
 
EUSTIS, QUAYLES GOLF LINK SUB NO 2 LOTS 189, 190 PB 5 PG 50 ORB 1751 PG 1976 
 

Containing 8,712 Square Feet or 0.2 Acres, more or less. 
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(THE FOREGOING LEGAL DESCRIPTION WAS COPIED FROM THE APPLICANT’S 
SUBMITTED SURVEY AND HAS NOT BEEN VERIFIED FOR ACCURACY) SECTION 
2. 

Map Amendment and Notification: That the Director of Development Services shall be 
authorized to amend the Future Land Use Map of the Comprehensive Plan to incorporate the 
change described in Section 1 and provide appropriate notification in accordance with Florida 
Statutes. 

SECTION 3. 

Conflict: That all Ordinances or parts of Ordinances in conflict herewith are hereby repealed. 

SECTION 4. 

Severability: That should any section, phrase, sentence, provision, or portion of this Ordinance 
be declared by any court of competent jurisdiction to be unconstitutional or invalid, such decision 
shall not affect the validity of the Ordinance as a whole, or any part thereof, other than the part 
so declared to be unconstitutional or invalid. 

SECTION 5. 

Effective Date: That the effective date of this plan amendment, if the amendment is not timely 
challenged, shall be 31 days after the Department of Commerce notifies the local government 
that the plan amendment package is complete. If timely challenged, this amendment shall 
become effective on the date the Department of Commerce or the Administration Commission 
enters a final order determining this adopted amendment to be in compliance.  No development 
orders, development permits, or land uses dependent on this amendment may be issued or 
commence before it has become effective.  If a final order of noncompliance is issued by the 
Administration Commission, this amendment may nevertheless be made effective by the 
adoption of a resolution affirming its effective status, a copy of which resolution shall be sent to 
the Department of Commerce. 
 
 PASSED, ORDAINED, AND APPROVED in Regular Session of the City Commission of 
the City of Eustis, Florida, this 7th day of May 2026.  

       CITY COMMISSION OF THE 
       CITY OF EUSTIS, FLORIDA      
 
 
             
       Gary Ashcraft 
       Vice Mayor/Commissioner 
ATTEST: 
 
      
Anna Rottermond, Deputy City Clerk 
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CITY OF EUSTIS CERTIFICATION 
 

STATE OF FLORIDA 
COUNTY OF LAKE 
 
The foregoing instrument was acknowledged before me, by means of physical presence, this 
7th day of May 2026, by Gary Ashcraft Vice Mayor/Commissioner, and Anna Rottermond, 
Deputy City Clerk, who are personally known to me. 
 
       
Notary Public - State of Florida 
My Commission Expires: 
Commission No: 

 
CITY ATTORNEY’S OFFICE 

 

This document is approved as to form and legal content for the use and reliance of the Eustis 
City Commission; however, I have not performed an independent title examination to verify 
the accuracy of the legal description. 

 
_______________________________  _____________ 
City Attorney’s Office     Date 
   

CERTIFICATE OF POSTING 
 

The foregoing Ordinance Number 2026-19 is hereby approved, and I certify that I published 
the same by posting one copy hereof at City Hall, one copy hereof at the Eustis Memorial 
Library, and one copy hereof at the Parks & Recreation Office, all within the corporate limits of 
the City of Eustis, Lake County, Florida. 
 
 
_______________________________   
Christine Halloran, City Clerk    
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Exhibit A 
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Business Impact Estimate Eligibility Form 
Section 166.041(4), Florida Statutes 

 

This form should be included in the agenda packet for the item under which the proposed ordinance is to be considered 

and must be posted on the City of Eustis’ website by the time notice of the proposed ordinance is published. 

 

This form simply assists in determining whether a Business Impact Estimate must be completed under Florida law for 

the proposed ordinance. Should a Business Impact Estimate be required or should the City opt to provide one as a 

courtesy based on the selection below then a separate form with the statutory components of Section 166.041(4)(a) 

shall also accompany the proposed ordinance. 

 

Ordinance Number 2026-19 

Ordinance Subject Future Land Use Map Amendment CPLUS-26-0002 

Legal Advertising Date April 6, 2026 

First Reading On 4/16/2026 

Second Reading On 5/7/2026 

 

Ordinance Title 

 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, LAKE 
COUNTY, FLORIDA, AMENDING THE CITY OF EUSTIS COMPREHENSIVE PLAN 
PURSUANT TO 163.3187 F.S.; CHANGING THE FUTURE LAND USE DESIGNATION 
OF APPROXIMATELY 0.2 ACRES OF REAL PROPERTY AT ALTERNATE KEY 
NUMBER 1761310, LOCATED AT 1430 MORIN STREET, FROM SUBURBAN 
RESIDENTIAL TO RESIDENTIAL OFFICE TRANSITION.  

 

 

Based on the City’s review of the proposed ordinance (must select one of the following): 
 

☒ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; a Business Impact Estimate is NOT required and therefore not provided. 

☐ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; however, the City has prepared the Business Impact Estimate as a courtesy and to 

avoid any procedural issues that could impact the enactment of the proposed ordinance. 

 

☐ The City has prepared a Business Impact Estimate in accordance with section 166.041(4), 

Florida Statutes. 

 

Exemptions 

 

 

The City has determined that a Business Impact Estimate is NOT required as the following 

exemption applies to the proposed ordinance:   
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Section 166.041 (4)(c) exemption: It is enacted to implement comprehensive plan amendments 

and land development regulation amendments initiated by an application by a private party other 

than the municipality.  
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Analysis of Comprehensive Plan/Future Land Use Request (Ordinance Number 2026-
19)  

In Accordance with Florida Statutes Chapter 163.3177.9.:  

Discourage Urban Sprawl:  Primary Indicators of Sprawl: 

The future land use element and any amendment to the future land use element shall 
discourage the proliferation of urban sprawl. The primary indicators that a plan or plan 
amendment does not discourage the proliferation of urban sprawl are listed below. The 
evaluation of the presence of these indicators shall consist of an analysis of the plan or 
plan amendment within the context of features and characteristics unique to each locality 
in order to determine whether the plan or plan amendment: 

Review of Indicators 

1. Low Intensity Development:  

Promotes, allows, or designates for development substantial areas of the jurisdiction 
to develop as low-intensity, low-density, or single-use development or uses. 

The subject property is located within the Joint Planning Area. Urban services 
with adequate capacity are available to serve future development, consistent 
with the requested RT Future Land Use designation. 

2. Urban Development in Rural Areas:  

Promotes, allows, or designates significant amounts of urban development to occur in 
rural areas at substantial distances from existing urban areas while not using 
undeveloped lands that are available and suitable for development. 

This indicator does not apply. The subject property is located in a corridor with 
a mixture of uses, including RT designations and a mixture of residential and 
non-residential uses and land uses surrounding the property. 

3. Strip or Isolated Development:   

Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 
patterns generally emanating from existing urban developments. 

This indicator does not apply. The site is surrounded by a mixture of uses; 
predominantly residential, but with RT and GC (General Commercial) land uses 
nearby. The proposed RT land use (and current use as a office/professional 
service) would serve as a buffer between these varied uses. 

4. Natural Resources Protection:  

Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, 
native vegetation, environmentally sensitive areas, natural groundwater aquifer recharge 
areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and other significant 
natural systems. 

The subject property is not in a floodplain and does not contain wetland areas 
and is located in an urbanized area. 

 

258

Item 7.1



Agricultural Area Protection: 
Fails to adequately protect adjacent agricultural areas and activities, including silviculture, 
active agricultural and silvicultural activities, passive agricultural activities, and dormant, 
unique, and prime farmlands and soils. 

This indicator does not apply.  The site and surrounding areas do not include active 
agricultural or silviculture operations.  The location lies within a developed area. 

5. Public Facilities: 

Fails to maximize use of existing public facilities and services. 

This indicator is not applicable as city water and sewer is available to the property.  
Development of this parcel will maximize the use and efficiency of City water 
service. The property is seeking annexation into the City to utilize city water and 
sewer services. 

 

6. Cost Effectiveness and Efficiency of Public Facilities: 

Allows for land use patterns or timing that disproportionately increase the cost in time, 
money, and energy of providing and maintaining facilities and services, including roads, 
potable water, sanitary sewer, stormwater management, law enforcement, education, 
health care, fire and emergency response, and general government. 

This indicator does not apply as there is adequate capacity to accommodate 
both existing and future development aligned with the requested RT future land 
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designation.  The city already provides these services to this and other 
properties within the area, which will further efficiency. 

7. Separation of Urban and Rural: 

Fails to provide a clear separation between rural and urban uses. 

This indicator does not apply. No nearby properties contain active agricultural 
activities or uses. The surrounding area is either developed or has development 
entitlements, featuring a mix of suburban and rural densities and intensities.  The 
mixed-use nature of the RT land use designation and the Urban Neighborhood 
Design District align well with the established development pattern.   

8. Infill and Redevelopment: 

Discourages or inhibits infill development or the redevelopment of existing neighborhoods 
and communities. 

This indicator does not apply.  

Functional Mix of Uses: 

Fails to encourage a functional mix of uses. 

This indicator does not apply. This property is surrounded by a mix of residential 
and non-residential uses, with RT designations located in the general vicinity of the 
site. 

9. Accessibility among Uses: 

Results in poor accessibility among linked or related land uses. 

The site has strong accessibility and linkages to related land uses, including 
both residential and non-residential uses. 

10. Open Space: 

Results in the loss of significant amounts of functional open space. 

This indicator does not apply.  The site lacks functional open space and is not 
linked to regionally significant open space. 

11. Urban Sprawl: 

The future land use element or plan amendment shall be determined to discourage the 
proliferation of urban sprawl if it incorporates a development pattern or urban form that 
achieves four or more of the following:  

a. Direction of Growth: 
 
Directs or locates economic growth and associated land development to 

geographic areas of the community in a manner that does not have an adverse 

impact on and protects natural resources and ecosystems. 

Not applicable. The site is adjacent to established urbanized areas. 

b. Efficient and Cost-Effective Services: 
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Promotes the efficient and cost-effective provision or extension of public 

infrastructure and services. 

Water and sewer service is available. 

c. Walkable and Connected Communities: 
Promotes walkable and connected communities and provides for compact 

development and a mix of uses at densities and intensities that will support a range 

of housing choices and a multimodal transportation system, including pedestrian, 

bicycle, and transit, if available. 

There are not existing sidewalks on either side of the street on this block of 

Morin Street, nor the cross-streets (Barnes Avenue). 

d. Water and Energy Conservation: 
Promotes the conservation of water and energy. 

At time of site redevelopment, the property must adhere to City development 

standards and Florida Building Code requirements, ensuring the use of 

energy and water-efficient appliances. 

e. Agricultural Preservation: 
Preserves agricultural areas and activities, including silviculture, and dormant, 

unique, and prime farmlands and soils. 

Not applicable; this site and adjacent areas do not support active agricultural 

or silvicultural activities. The site is within an existing developed residential 

and non-residential area. 

f. Open Space: 
Preserves open space and natural lands and provides for public open space and 

recreation needs. 

Not applicable. The site is currently developed in an urbanized area as an 

office/professional service use. 

g. Balance of Land Uses: 
Creates a balance of land uses based upon the demands of the residential 

population for the nonresidential needs of an area. 

The proposed land use allows for professional office and residential type 

uses, which serves as a transition from GC to the east and residential 

development to the west.  Additionally, the proposed land is more suitable 

for the pre-existing use and site as developed. 

h. Urban Form Densities and Intensities: 

261

Item 7.1



Provides uses, densities, and intensities of use and urban form that would remediate 

an existing or planned development pattern in the vicinity that constitutes sprawl, or if 

it provides for an innovative development pattern such as transit-oriented 

developments or new towns as defined in s. 163.3164. 

Not applicable.  

In Accordance with the Comprehensive Plan Future Land Use Element 
Appendix:  

All applications for a Plan amendment relating to the development patterns described 
and supported within the Plan including, but not limited to, site specific applications 
for changes in land use designations, are presumed to involve a legislative function of 
local government which, if approved, would be by legislative act of the City and shall, 
therefore, be evaluated based upon the numerous generally acceptable planning, 
timing, compatibility, and public facility considerations detailed or inferred in the 
policies of the Plan. Each application for an amendment to the Map #1: 2035 Future 
Land Use Map by changing the land use designation assigned to a parcel of property 
shall also be reviewed to determine and assess any significant impacts to the policy 
structure on the Comprehensive Plan of the proposed amendment including, but not 
limited to, the effect of the land use change on either the internal consistency or fiscal 
structure of the Plan.  

Major Categories of Plan Policies: 

This Plan amendment application review and evaluation process will be prepared and 
presented in a format consistent with the major categories of Plan policies as follows: 

1. General Public Facilities/Services:  

Since the Plan policies address the continuance, expansion and initiation of new 
government service and facility programs, including, but not limited to, capital facility 
construction, each application for a land use designation amendment shall include a 
description and evaluation of any Plan programs (such as the effect on the 
timing/financing of these programs) that will be affected by the amendment if approved. 
This analysis shall include the availability of, and actual and anticipated demand on, 
facilities and services serving or proposed to serve the subject property. The facilities 
and services required for analysis include emergency services, parks and recreation, 
potable water, public transportation if and when available, sanitary sewer, schools, 
solid waste, stormwater, and the transportation network.  

a. Emergency Services Analysis: 

Eustis emergency services already provide emergency response to other 
properties in the area. Development in line with the RT Future Land use 
efficiency of Eustis emergency services. 

b. Parks & Recreation:  

Not applicable.  Assigning the proposed RT Future Land Use to an 
existing non-residential use will have negligible impacts on parks and 
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recreation facilities. Existing parks and recreational opportunities exist to 
serve this property. 
 

c. Potable Water & Sanitary Sewer: 

Water and sewer are available to the subject property. Both water and 
sewer systems have adequate capacity to serve the site. 

d. Schools:  

The proposed RT request is an existing single-family residence; 
therefore, the change should not have a large impact on schools. 

e. Solid Waste:  

The City collaborates with Waste Management for solid waste 
collection, and the company already services the properties in the 
vicinity of the site.  Providing service to this property will promote 
service delivery efficiency. 

f. Stormwater:  

The Comprehensive Plan and Land Development Regulations include 

the level of service (LOS) standards to which new development must 

adhere.  Projects designed to meet these standards will not negatively 

affect the existing facilities and services. 

g. Transportation Network Analysis:  

The existing single-family residential unit is expected to have no adverse 
effects on the existing transportation system. Currently, the adjacent 
transportation network has sufficient capacity to accommodate the 
proposed RT property, even at full development standards. 

2. Natural Resources/Natural Features:  

The policies of the Plan also contain general regulatory guidelines and requirements 
for managing growth and protecting the environment. These guidelines will be used to 
evaluate the overall consistency of the land use amendment with the Comprehensive 
Plan. Specifically, each amendment will be evaluated to 1) determine the existence of 
groundwater recharge areas; 2) the existence of any historical or archaeological sites; 
3) the location of flood zones and the demonstration that the land uses proposed in 
flood-prone areas are suitable to the continued natural functioning of flood plains; and 
4) the suitability of the soil and topography to the development proposed. 

a.Groundwater recharge areas:  

The site may be within a recharge area; a site-specific geotechnical and 
hydrological study will be needed to determine the site-specific impact at 
the time of any redevelopment.  Source: Lake County Comprehensive Plan 
2030 Floridian Aquifer Recharge Map. 

263

Item 7.1



 

b.Historical or archaeological sites:  

The City does not have any record of Florida Master Site Files related to 
this property and no known historical or cultural resources exist.  

c.Flood zones:  

 The subject property is not impacted by a 100-year flood zone area.  
Source - Lake County GIS - 2012 Flood Zones. 

d.Soil and topography:  

Soils appear to be suitable for development. The site is currently 
developed.  

 

 

264

Item 7.1



 

3. Comprehensive Plan Review:  

Additional criteria and standards are also included in the Plan that describes when, 
where and how development is to occur. Plan development policies will be used 
to evaluate the appropriateness of the compatibility of the use, intensity, location, 
and timing of the proposed amendment.  

 

Existing Land Use According to the Eustis Comprehensive Plan: 

Suburban Residential 

This designation is provided to accommodate the majority of residential 

development within the City.  

This designation is intended to provide for a mix of single family detached, patio 

home, and townhouse dwellings in a suburban atmosphere and may also 

include, ACLF, parks and recreation facilities, and schools. Apartments may be 

permitted through the PUD process.  Public utility services and facilities that are 

2 acres or less is size are also permitted. 
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 Suburban Residential lands may be developed to a maximum density of 5 

dwelling units per net buildable acre.  The maximum density may be exceeded 

through an affordable housing density bonus… 

Applicable Policies and Codes  

1. Resolution Number 87-34  

Joint Planning Area Agreement with Lake County: “The City and the County agree 
that the unincorporated areas adjacent to the City might be appropriately served 
by urban services provided by the City, and might therefore be annexed into the 
City in accordance with State law……. The City agrees to annex property in 
accordance with State law and provide adequate urban services and facilities to 
serve those areas within the Joint Planning Area.”  

2. Florida Statues Chapter 171.044: Voluntary Annexation: 

a. “The owner or owners of real property in an unincorporated area of a county 
which is contiguous to a municipality and reasonably compact may petition 
the governing body of said municipality that said property be annexed to the 
municipality.”  

b. “Land shall not be annexed through voluntary annexation when such 
annexation results in the creation of enclaves.”  

 

Comprehensive Plan – Residential Office Transition (RT) 

This land use district applies to older residential areas having residential 
character, which are located adjacent to nonresidential development.  The 
purpose is to provide for establishment of business and professional offices and 
limited retail and service business while maintaining residential character and 
compatibility.  

General Range of Uses: This category accommodates a mix of residential and 
nonresidential uses, including but not limited to single-family detached and 
attached residential, duplex and accessory apartments, schools and churches, 
business and professional offices, and certain limited, neighborhood scale 
commercial. 

Maximum Density: 12 units per acre. 

Intensity Range: up to 2.5 FAR subject to restrictions in Section 109-3 of the 
Land Development Regulations.  
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TO: Eustis City Commission 

  
FROM: Rick Gierok, Interim City Manager 

  
DATE: May 7, 2026 

  

RE: 
Explanation of Ordinance Numbers 2026-06, 2026-07, and 2026-08 for Parcel with 
Alternate Key Number 1040141 

Introduction: 
Ordinance Number 2026-06 provides for the voluntary annexation of approximately 10 acres located 
on the east side of the intersection of County Road 44 and County Road 44A (Alternate Key Number 
1040141). Provided the annexation of the subject property is approved, Ordinance Number 2026-07 
would change the Future Land Use designation from Urban Low in Lake County to General 
Commercial (GC) in the City of Eustis, and Ordinance Number 2026-08 would assign the subject 
property a Design District designation of Suburban Corridor. If Ordinance Number 2026-06 is denied, 
then there can be no consideration of Ordinance Numbers 2026-07 and 2026-08. 
 
The annexation, Future Land Use amendment, and Design District assignment are interdependent 
actions, and the approval of Ordinance Number 2026-06 is required prior to consideration and 
effectiveness of Ordinance Numbers 2026-07 and 2026-08. 

Background: 
1. The site contains approximately 10 acres and is located within the Eustis Joint Planning Area. 

The site is currently vacant and agricultural/silvicultural (Planted Pines) 
2. The subject property is contiguous to the current City of Eustis boundary on the south and 

west property lines. 
3. The site has a Lake County Future Land Use Designation of Urban Low, but approval of 

Ordinance Number 2026-07 would change the land use designation to General Commercial 
(GC) in the City of Eustis.  

4. The West Side of the CR 44A/CR 44 intersection is already City of Eustis General Commercial 
(GC) and Mixed Commercial Residential (MCR). 

 

Location Existing Use Future Land Use Design District 

Site Vacant/Planted Pines Urban Low (Lake County) N/A 

North Single-Family Residential Urban Low (Lake County) N/A 

South Single-Family Residential Suburban Residential 

(SR) 

Rural Neighborhood  

East Single-Family Residential Urban Low (Lake County) Suburban Corridor 
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West Vacant General Commercial (GC) 

and Mixed Commercial 

Residential (MCR) 

N/A 
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Applicant’s Request 

The applicant and property owner wish to annex the property, change the future land use to 
General Commercial (GC), and assign the Suburban Corridor design district. The applicant’s 
application did not detail the intended use of the property beyond future commercial 
development. The applicant has entered into a Development Agreement with the City of Eustis, 
approved by separate ordinance, which establishes permitted uses, development standards, 
and design requirements for the property. 

The current Lake County land use designation for the subject property is Urban Low. The Lake 
County land use designation allows for residential uses of up to four (4) dwelling units per one 
(1) net buildable acre and civic, institutional, commercial, and office uses at an appropriate scale 
and intensity to serve this category. Limited-light industrial uses may be allowed only as a 
conditional use.   

The proposed General Commercial (GC) land use designation within the City of Eustis is 
intended to support future commercial development. This future land use district request 
matches the designations to the west. 

 

A. Analysis of Annexation Request (Ordinance Number 2026-06) 

1. Resolution Number 87-34 – Joint Planning Area Agreement with Lake County:  

“The City and the County agree that the unincorporated areas adjacent to the City might be 
appropriately served by urban services provided by the City, and might therefore be annexed 
into the City in accordance with State law…….The City agrees to annex property in 
accordance with State law and provide adequate urban services and facilities to serve those 
areas within the Joint Planning Area.”  

The subject property is located within the Joint Planning Area.  Urban services of 
adequate capacity are available to serve future development, consistent with the 
requested GC future land use designation.  

The proposed annexation promotes the public health, safety, and welfare by facilitating 
the orderly extension of municipal services and implementing the City’s 
Comprehensive Plan. 

2. Florida Statutes Voluntary Annexation - Chapter 171.044(1):  

“The owner or owners of real property in an unincorporated area of a county which is 
contiguous to a municipality and reasonably compact may petition the governing body of said 
municipality that said property be annexed to the municipality.”  

The Joint Planning Area boundaries define the reasonably compact area where the 
City can provide services effectively and efficiently. The subject property lies within 
that planning area.  It is contiguous to the City limits on the southern and western 
boundary, and the owner has petitioned for annexation.  

3. Florida Statutes Voluntary Annexation - Chapter 171.044(2):  

“…Said ordinance shall be passed after notice of the annexation has been published at least 
once each week for 2 consecutive weeks in some newspaper in such city or town…” 

Notice of the proposed annexation was published in the Daily Commercial in 
accordance with Section 171.044, Florida Statutes, on April 27, 2026, and May 4, 2026. 

4. Florida Statues Voluntary Annexation - Chapter 171.044(5):   
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“Land shall not be annexed through voluntary annexation when such annexation results in the 
creation of enclaves.” 

Annexation of the subject property does not create an enclave. 

5. Florida Statutes Voluntary Annexation - Chapter 171.044(6):  

“Not fewer than 10 days prior to publishing or posting the ordinance notice required under 
subsection (2), the governing body of the municipality must provide a copy of the notice, via 
certified mail, to the board of the county commissioners of the county wherein the municipality 
is located...” 

The department notified the Lake County Board of County Commissioners on January 
29, 2026, of its intent to annex the property. 

B. Analysis of Comprehensive Plan/Future Land Use Request (Ordinance Number 
2026-07)  

The proposed Future Land Use designation is consistent with the Development     

Agreement approved by the City, which establishes permitted uses and development 

standards for the subject property. 

In Accordance with Florida Statutes Chapter 163.3177.9, to discourage urban sprawl, the 
Florida Statutes outlines the Primary Indicators of Sprawl.  Staff has reviewed these 
indicators and finds that the proposed annexation and assignment of Future Land Use 
does not contradict the intent of the primary indicators of sprawl as outlined.  The outline 
and summary of these indicators are included in the supplement to this report. 

C. Per the City of Eustis Comprehensive Plan, Future Land Use Element Appendix 
Staff has assessed the proposed amendment to the City of Eustis Comprehensive Plan 
Future Land Use map relating to the development patterns described and supported within 
the Plan, including conditions and impacts to utility infrastructure, transportation infrastructure, 
natural features, and the environment.  Staff review finds that the proposed assignment of the 
proposed future land use will not result in impacts that will cause detriment beyond current 
patterns. The outline and summary of this analysis are included as a supplement to this report. 
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D. Analysis of Design District Request (Ordinance Number 2026-08): 

The City’s Land Development Regulations are a form-based code. Design districts are unique 
to form-based codes.  Lake County still uses traditional Euclidean zoning, so there are no 
design districts for parcels in unincorporated Lake County.  When a parcel annexes into the 
City of Eustis, the City must assign a design district that aligns with the urban, suburban, or 
rural transect of the surrounding area. 
 
The City’s Land Development Regulations set forth standards for review when changing or in 
the case of annexation, assigning a Design District. Staff has reviewed these standards and 
finds the proposed Suburban Corridor Design District consistent with those standards. The 
outline and summary of this analysis are included as a supplement to this report. 

 

Recommended Action: 

Development Services finds the proposed annexation, Future Land Use, and Design District 
designations consistent with the Comprehensive Plan, Land Development Regulations, and 
surrounding and adjacent land uses; therefore, it presents Ordinance Numbers 2026-06, 2026-07, 
and 2026-08 for the City Commission’s consideration. 

Policy Implications: 
None 

Alternatives: 
1. Approve Ordinance Numbers 2026-06 (Annexation), 2026-07 (Comp. Plan Amendment), 

and/or 2026-08 (Design District Designation).  

2. Deny Ordinance Numbers 2026-06, 2026-07, and 2026-08. 
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Budget/Staff Impact: 
There would be no direct costs to the City beyond the normal City services. There would be no 
additional staff time beyond the normal review process. 

Business Impact Estimate: 
The City has determined that a Business Impact Estimate is NOT required as the following exemption 
applies to the proposed ordinances: Section 166.041(4)(c) : …enacted to implement comprehensive 
plan amendments and land development regulation amendments initiated by an application by a 
private party other than the municipality. 

 

Prepared By: 
Jeff Richardson, AICP, Interim Development Services Director  

Reviewed By: 
Miranda Burrowes, Deputy City Manager 
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Comprehensive Plan/Future Land Use Request Analysis (Ordinance Number 2026-07)  

The proposed Future Land Use amendment and Design District assignment are 
consistent with the Development Agreement approved by the City, which establishes 
permitted uses and development standards for the subject property. 

In Accordance with Chapter 163.3177(9), Florida Statutes:  

Discourage Urban Sprawl:  Primary Indicators of Sprawl: 

The future land use element and any amendment to the future land use element shall 
discourage the proliferation of urban sprawl. The primary indicators that a plan or plan 
amendment does not discourage the proliferation of urban sprawl are listed below. The 
evaluation of the presence of these indicators shall consist of an analysis of the plan or 
plan amendment within the context of features and characteristics unique to each 
locality in order to determine whether the plan or plan amendment: 

Review of Indicators 

1. Low Intensity Development:  

Promotes, allows, or designates for development substantial areas of the jurisdiction 
to develop as low-intensity, low-density, or single-use development or uses. 

This indicator does not apply. The requested future land use will provide 
Commercial uses at a major intersection. 

2. Urban Development in Rural Areas:  

Promotes, allows, or designates significant amounts of urban development to occur 
in rural areas at substantial distances from existing urban areas while not using 
undeveloped lands that are available and suitable for development. 

This indicator does not apply. The area is a significant intersection in an 
urbanizing/suburbanizing area. 

3. Strip or Isolated Development:   

Promotes, allows, or designates urban development in radial, strip, isolated, or 
ribbon patterns generally emanating from existing urban developments. 

This indicator does not apply. The site is within an urbanizing corridor with 
commercial and industrial land uses designated to the west and residential 
development to the south. 

4. Natural Resources Protection:  

Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, 
native vegetation, environmentally sensitive areas, natural groundwater aquifer recharge 
areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and other significant 
natural systems. 

This indicator does not apply. The subject property is a tree farm (silviculture) 
and is currently planted with pine and mixed natural deciduous trees. 
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5. Agricultural Area Protection:  

Fails to adequately protect adjacent agricultural areas and activities, including silviculture, 
active agricultural and silvicultural activities, passive agricultural activities, and dormant, 
unique, and prime farmlands and soils. 

This property does support active agricultural or silvicultural activities (tree 
farm/planted pine). However, the property is within an existing developed and 
further developing area, with similar land uses assigned. 

6. Public Facilities: 

Fails to maximize use of existing public facilities and services. 

This indicator does not apply. City water is available to the property. Development 
of this parcel will maximize the use and efficiency of the City's water service. City 
Sewer is available to the property and will be addressed via the site development 
process. 

7. Cost Effectiveness and Efficiency of Public Facilities: 

Allows for land use patterns or timing that disproportionately increase the cost in time, 
money, and energy of providing and maintaining facilities and services, including roads, 
potable water, sanitary sewer, stormwater management, law enforcement, education, 
health care, fire and emergency response, and general government. 

This indicator does not apply. Adequate capacity is available to serve the 
existing and future development consistent with the requested GC future land 
use designation. The City provides these services to other properties in the 
area, so efficiency will improve.  
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8. Separation of Urban and Rural: 

Fails to provide a clear separation between rural and urban uses. 

This indicator does not apply. No other nearby properties contain active agricultural 
activities or uses. The surrounding area is developed or has development 
entitlements attached to the land. These developments have densities and 
intensities that are clearly suburban uses.  

9. Infill and Redevelopment: 

Discourages or inhibits infill development or the redevelopment of existing neighborhoods 
and communities. 

This indicator does not apply. This property is a logical extension of development 
for the city. 

10. Functional Mix of Uses: 

Fails to encourage a functional mix of uses. 

This indicator does not apply. The site is surrounded by single-family 
development on the adjacent properties, which is consistent with permitted 
uses in the area. A variety of other uses are evident, including various 
commercial, industrial, and residential uses, within 1 mile of the subject 
property. 
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11. Accessibility among Uses: 

Results in poor accessibility among linked or related land uses. 

This indicator does not apply. The Land Development Regulations include 
provisions to provide adequate accessibility and linkages between related 
uses. Development Services will ensure compliance with these standards at 
the time of development review. 

12. Open Space: 

Results in the loss of significant amounts of functional open space. 

This indicator does not apply. The site does not contain functional open space 
and is not connected to regionally significant open space. 

13. Urban Sprawl: 

The future land use element or plan amendment shall be determined to discourage the 
proliferation of urban sprawl if it incorporates a development pattern or urban form that 
achieves four or more of the following:  

a. Direction of Growth: 
Directs or locates economic growth and associated land development to 

geographic areas of the community in a manner that does not have an adverse 

impact on and protects natural resources and ecosystems. 

The site is adjacent to existing urban/suburban development patterns and 

is a logical extension of the urban development boundary. The 

Comprehensive Plan and Land Development Regulations have provisions 

to protect natural resources and ecosystems at time of site plan approval. 

b. Efficient and Cost-Effective Services: 
Promotes the efficient and cost-effective provision or extension of public 

infrastructure and services. 

Water and sewer service are available. 

c. Walkable and Connected Communities: 
Promotes walkable and connected communities and provides for compact 

development and a mix of uses at densities and intensities that will support a 

range of housing choices and a multimodal transportation system, including 

pedestrian, bicycle, and transit, if available. 

At the time of development, the site must meet the City’s Land 

Development Regulations relating to connection and sidewalks. County 

Roads 44 and 44A are not City infrastructure and do not currently have a 

sidewalk system. Interconnectivity to existing and future uses will be a 

challenge. 
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d. Water and Energy Conservation: 
Promotes the conservation of water and energy. 

The development of the site must meet City development and Florida 

Building Code standards, which will require energy and water-efficient 

appliances. 

e. Agricultural Preservation: 
Preserves agricultural areas and activities, including silviculture, and dormant, 

unique, and prime farmlands and soils. 

Not applicable. The site is within an existing developed/developing area. 

f. Open Space: 
Preserves open space and natural lands and provides for public open space and 

recreation needs. 

This is not applicable. The site does not provide functional open space or 

natural areas.  

g. Balance of Land Uses: 
Creates a balance of land uses based upon the demands of the residential 

population for the nonresidential needs of an area. 

The proposed land use would allow for additional commercial 

opportunities to serve existing residential development and capture market 

for through-commuters. 

h. Urban Form Densities and Intensities: 
Provides uses, densities, and intensities of use and urban form that would 

remediate an existing or planned development pattern in the vicinity that 

constitutes sprawl or if it provides for an innovative development pattern such as 

transit-oriented developments or new towns as defined in s. 163.3164. 

Not applicable.  

 

In Accordance with the Comprehensive Plan Future Land Use Element 
Appendix:  

All applications for a Plan amendment relating to the development patterns 
described and supported within the Plan including, but not limited to, site specific 
applications for changes in land use designations, are presumed to involve a 
legislative function of local government which, if approved, would be by legislative 
act of the City and shall, therefore, be evaluated based upon the numerous generally 
acceptable planning, timing, compatibility, and public facility considerations detailed 
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or inferred in the policies of the Plan. Each application for an amendment to the Map 
#1: 2035 Future Land Use Map by changing the land use designation assigned to a 
parcel of property shall also be reviewed to determine and assess any significant 
impacts to the policy structure on the Comprehensive Plan of the proposed 
amendment including, but not limited to, the effect of the land use change on either 
the internal consistency or fiscal structure of the Plan.  

Major Categories of Plan Policies: 

This Plan amendment application review and evaluation process will be prepared 
and presented in a format consistent with the major categories of Plan policies as 
follows: 

1. General Public Facilities/Services:  

Since the Plan policies address the continuance, expansion and initiation of new 
government service and facility programs, including, but not limited to, capital facility 
construction, each application for a land use designation amendment shall include a 
description and evaluation of any Plan programs (such as the effect on the 
timing/financing of these programs) that will be affected by the amendment if approved. 
This analysis shall include the availability of, and actual and anticipated demand on, 
facilities and services serving or proposed to serve the subject property. The facilities 
and services required for analysis include emergency services, parks and recreation, 
potable water, public transportation if and when available, sanitary sewer, schools, 
solid waste, stormwater, and the transportation network.  

a. Emergency Services Analysis: 

Eustis emergency services already provide emergency response to other 
properties in the area. Any development consistent with the GC future 
land use designation would not have a significant negative impact on the 
operations of Eustis emergency services. 

b. Parks & Recreation:  

In 2010, the City prepared a Park Inventory and Level of Service Demand 
and Capacity analysis as part of the Comprehensive Plan Evaluation and 
Appraisal Report. The results show that a surplus of park area exists up 
to and beyond the City’s population of 20,015. The current population is 
24,500. Pursuant to comprehensive plan policy and Land Development 
Regulation, residential development will be required to provide on-site 
park amenities.  
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c. Potable Water & Sanitary Sewer: 

Water and sewer are available to the subject property. Both the water 
and sewer systems have adequate capacity to serve the 
development of the property.  

d. Schools:  

The proposed change should not negatively impact schools. At the 
time of development application verification of capacity will be 
required from Lake County Schools. 

e. Solid Waste:  

The City contracts with Waste Management for the hauling of solid 
waste. The company already services properties in the general area 
of the subject property. Serving this property will increase efficiency 
in the delivery of services. 

f. Stormwater:  

The Comprehensive Plan and Land Development Regulations 

include the level of service standards to which new development 

must adhere. Projects designed to meet these standards will not 

negatively affect the existing facilities and services. 

g. Transportation Network Analysis:  

This potential added Commercial development will be evaluated at the 
time a development plan is submitted. At this time, the adjacent 
transportation network (CR 44/CR 44A) has the capacity to serve the 
proposed GC land use. Future improvements will depend on the ultimate 
buildout intensity and specific commercial uses. Prior to the 
development of the property, site plan approval amongst other approvals 
will be required. As part of the site plan review, a traffic study will be 
required to evaluate traffic impacts. 

2. Natural Resources/Natural Features:  

The policies of the Plan also contain general regulatory guidelines and requirements 
for managing growth and protecting the environment. These guidelines will be used to 
evaluate the overall consistency of the land use amendment with the Comprehensive 
Plan. Specifically, each amendment will be evaluated to 1) determine the existence of 
groundwater recharge areas; 2) the existence of any historical or archaeological sites; 
3) the location of flood zones and the demonstration that the land uses proposed in 
flood-prone areas are suitable to the continued natural functioning of flood plains; and 
4) the suitability of the soil and topography to the development proposed. 

a.Groundwater recharge areas:  

The site may be within a high recharge area; a site-specific geotechnical 
and hydrologic study will be needed to determine the site-specific impact 
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at the time of development. Source: Lake County Comprehensive Plan 
2030 Floridian Aquifer Recharge Map.  

 

b.Historical or archaeological sites:  

The City does not have any record of Florida Master Site Files related to 
this property, and no known historical or cultural resources exist.  

c.Flood zones:  

 The subject property is not impacted by a 100-year flood zone area. Source 
- Lake County GIS - 2012 Flood Zones.  Development of the property poses 
no wetland impacts, as no wetlands exist on the property. 
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d.Soil and topography:  

The soils appear to pose no limitations for development. At the 
development application stage, soils and geotechnical reports will be 
required as part of the application packages as well as for permitting for 
development with the applicable state agencies.  

As site plan and building permit approval must be obtained before 
development can begin, the Comprehensive Plan and the Land 
Development Regulations include standards for the protection of 
environmentally sensitive lands that would apply should conditions at the 
time of development warrant such protection. 

 

3. Comprehensive Plan Review:  

Additional criteria and standards are also included in the Plan that describe 
when, where and how development is to occur. Plan development policies will be 
used to evaluate the appropriateness of the compatibility of the use, intensity, 
location, and timing of the proposed amendment.  

 

Existing Land Use According to the Lake County Comprehensive Plan: 

Policy I-1.3.2 Urban Low Density Future Land Use Category 

The Urban Low Density Future Land Use Category provides for a range of residential 

development at a maximum density of four (4) dwelling units per net buildable acre in 
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addition to civic, institutional, commercial, and office uses at an appropriate scale and 

intensity to serve this category. Limited light industrial uses may only be allowed as a 

conditional use. This category shall be located on or in proximity to collector or arterial 

roadways to minimize traffic on local streets and provide convenient access to transit 

facilities. Within this category any residential development in excess of 10 dwelling units 

shall be required to provide a minimum 25% of the net buildable area of the entire site 

as common open space.  

The maximum intensity in this category shall be 0.25, except for institutional uses which 

shall be 0.35. The maximum Impervious Surface Ratio shall be 0.60. 

TYPICAL USES INCLUDE:  

• Residential; 

• Nursing and personal care facilities;• Civic uses; 

• Residential professional offices; 

• Passive parks; 

• Religious organizations; 

• Day care services; 

• Schools; 

• Commerce uses, including: services, retail trade, finance, insurance and real estate as 

allowed pursuant to Policy I-1.3.10 Commercial Activities within the Urban Future Land 

Use Series (… Lake County shall allocate sufficient land area to accommodate 

commercial activities that provide goods and services, with consideration to economic 

benefits and environmental impacts to the County. For the purposes of this Objective, 

the term ―Commercial shall include commercial, retail, office, limited light industrial 

uses, and other uses commonly associated with these activities. The location and 

distribution of commercial land uses within Lake County shall be guided by information 

contained in the Data Inventory and Analysis for the Future Land Use and Economic 

Elements. The policies below shall apply to commercial development within the Urban 

Future Land Use Series. ); and  

• Public order and safety. 

 

Proposed Land Use According to the Eustis Comprehensive Plan: 
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General Commercial 

(GC) 

The GC designation is intended to provide an area consisting of primarily free-
standing commercial land uses serving both motorists and local residents. 

 
General Range of Uses: General Commercial may include a variety of free-standing 
retail and service uses and small strip centers including automotive-oriented uses such 
as service stations and auto sales as well as outdoor recreation, and schools. Public 
and utility services and facilities that are 5 acres or less in size are also permitted. 

 

Intensity Range: up to 2.5 FAR subject to restrictions in Section 109-3 of the Land 
Development Regulations. 

 
Developments within the Wekiva Protection Overlay that include longleaf pine, sandhill, 
sand pine, and xeric oak communities shall protect these areas as dedicated open 
space or conservation easements, with total open space equal to at least 35% of the 
net buildable area. 

 

Comparison of Lake County Development Conditions  

The existing Lake County future land use designation of the property is Urban 
Low, which provides for a range of residential development in addition to civic, 
commercial and office uses at an appropriate scale and intensity to serve this 
category. Allowable density and intensity in Urban Low is a maximum of 4 
dwelling units per acre and intensity of 0.25 to 0.35 floor area ratio, with the sum 
of residential density and non-residential intensity not exceeding 100%. 

Residential: Lake County limits residential development to 4 du/acre and other 
Lake County Comprehensive Plan policies would all for some commercial, while 
the City of Eustis GC (General Commercial) would allow for a greater variety of 
commercial uses while limiting residential options.  

Proposed Residential Land Uses.  

The City shall limit these uses adjacent to incompatible commercial or industrial 
lands unless sufficient mitigation, such as buffering and setbacks, is provided 
and available, which lessens the impact on the proposed residences. 

Not applicable.  

Proposed Non-Residential Land Uses.  

The City shall generally not permit new industrial uses to be located adjacent to 
existing or planned residentially designated areas. 

The proposed future land use does not allow for industrial-type uses that 
may be incompatible with existing residential uses. Through the site 
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development process, each project is evaluated, and the appropriate land 
development regulations are applied to mitigate potential incompatibility. 

1. Transportation:  

Each application for a land use designation amendment will be required to 
demonstrate consistency with the Transportation Element of the adopted 
Comprehensive Plan. 

This potential added commercial development will be evaluated at the time a 
development plan is submitted. At this time, the adjacent transportation network 
(CR 44/CR 44A) has the capacity to serve the proposed GC land use. Future 
improvements will depend on the ultimate buildout intensity and specific 
commercial uses. Prior to the development of the property, site plan approval 
amongst other approvals will be required. As part of the site plan review, a traffic 
study will be required to evaluate traffic impacts. 

 

2. Water Supply:  

Each application for a land use designation amendment will be required to 
demonstrate that adequate water supplies and associated public facilities are (or 
will be) available to meet the projected growth demands. 

 City water service and other services are available. The City’s adopted 
Water Supply Plan anticipated additional growth consistent with this 
development, so both supply and capacity are available.  

In Accordance with Chapter 102-16(f), Land Development Regulations 

Standards for Review:  

In reviewing the application of a proposed amendment to the comprehensive 
plan, the local planning agency and the city commission shall consider:  

a. Consistent with Comprehensive Plan:  

Whether the proposed amendment is consistent with all expressed policies 
the comprehensive plan. 

The proposed amendment is consistent with the Comprehensive Plan.   

b. In Conflict with Land Development Regulations:  

Whether the proposed amendment is in conflict with any applicable 
provisions of these land development regulations. 

The proposed amendment is not in conflict with the Land Development 
Regulations. At the time of development, there will be further review 
for compliance. 

c. Inconsistent with Surrounding Uses:  

Whether, and the extent to which, the proposed amendment is inconsistent 
with existing and proposed land uses. 
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City commercial future land use has been designated for the west side 
of the CR 44/44A intersection. The General Commercial FLU would not 
be inconsistent for the area. 

d. Changed Conditions:  

Whether there have been changed conditions that justify an amendment. 

The applicant wishes to annex the property into the City limits of 
Eustis. Assignment of a City of Eustis future land use designation is 
required. Upon annexation, the subject property will have a full array 
of municipal services, including central water. These changed 
conditions warrant a change in the land use designation.  

e. Demand on Public Facilities:  

Whether, and the extent to which, the proposed amendment would result in 
demands on public facilities, and whether, or to the extent to which, the 
proposed amendment would exceed the capacity of such public facilities, 
infrastructure and services, including, but not limited to police, roads, 
sewage facilities, water supply, drainage, solid waste, parks and recreation, 
schools, and fire and emergency medical facilities.  

City water and sewer services are available and, in close proximity to the 
site. Adequate capacity is available to serve future development consistent 
with the requested future land use designation.  

Upon annexation, the City will also provide other services such as fire and 
police protection, library services, parks, and recreation. The City provides 
these services to other properties in the area, so efficiency will improve.  

f. Impact on Environment:  

Whether, and the extent to which, the proposed amendment would result in 
significant impacts on the natural environment. 

The site contains no apparent natural resources and is not connected 
to significant open space. 

 

g. Orderly Development Pattern:  

Whether, and the extent to which, the proposed amendment would result in 

an orderly and logical development pattern, specifically identifying any 

negative effects on such pattern.  

The site is contiguous to the City limits. The annexation would create a 
logical development pattern as it extends the City limits to a more 
natural boundary in this area.  

 

h. Public Interest and Intent of Regulations:  
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Whether the proposed amendment would be consistent with or advance the 
public interest, and in harmony with the purpose and intent of these land 
development regulations.  

The purpose and intent of the Land Development Regulations is as follows: 

“The general purpose of this Code is to establish procedures and standards 
for the development of land within the corporate boundaries and the 
planning area of the city, such procedures and standards being formulated 
in an effort to promote the public health, safety and welfare and enforce and 
implement the city's comprehensive plan, while permitting the orderly 
growth and development with the city and Eustis planning area consistent 
with its small-town community character and lifestyle.” 

The requested designation of GC land use will provide for orderly growth 
and development. This designation would advance the public interest by 
potentially providing additional commercial options, and the application of 
the LDRs to future development will ensure consistency with the 
community character and lifestyle of the city.  

i. Other Matters:  

Any other matters that may be deemed appropriate by the local planning 
agency or the city commissioners, in review and consideration of the 
proposed amendment.  

No other matters. 

 

 

Analysis of Design District Request (Ordinance Number 2026-08): 

Form-Based Code:  

The City’s Land Development Regulations are a form-based code. Design districts 
are unique to form-based codes.  Lake County still uses traditional Euclidean zoning, 
so there are no design districts for parcels in unincorporated Lake County.  When a 
parcel annexes into the City of Eustis, the City must assign a consistent design 
district that follows the urban, suburban and rural transect 

1. Standards for Review: 

The Land Development Regulations include the following standards for review of 
an amendment to the Design District Map. In approving a change in the 
designation, the City Commission shall consider: Whether the amendment is in 
conflict with any applicable provisions of the Code. 

a.Section 102-17(a) “...Section 109-3 Design Districts: 

identifies the definition, structure, and form of each design district.  The 
assignment of design district must follow the district pattern and intent.” 
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The requested amendment assigns a parcel proposed for annexation into 
the City of Eustis a designation that meets the district pattern and intent 
(Suburban Corridor). The Suburban development pattern and intent, and 
the Suburban Corridor definition, structure and form description are stated 
below.  The assignment of a Suburban Corridor design district designation 
is appropriate due to the established and proposed development patterns 
in the area.  

 

b.Sec. 109-3.4. Suburban development pattern intent statements: 

Intent. Suburban development pattern…relies primarily on a pattern of residential 
development that provides the majority of property owners with substantial yards 
on their own property. The street layout, comprised of streets with fewer vehicular 
connections, helps to reduce cut-through traffic and establishes distinct 
boundaries for residential communities/subdivisions. Each land use provides for 
pedestrian and bicycle connections. 

Design districts – Suburban center. 
a. Definition. Mix of commercial, office, and potentially multifamily 

residential uses. 
b. Structure. Development blocks organized with streets, pedestrian 

walkways and driveways. 
c. Form. Mix of nonresidential uses from office to commercial with 

supportive uses adjacent to larger use types. 
 

A Suburban Corridor designation follows the district pattern and intent 
outlined in the Land Development Regulations and is consistent with the 
existing transect in the area. 

c.Section 102-17(a)  

The following guidelines must be followed when proposing the reassignment of 
design district: 

Compatible intensities should face across streets. Changes in design 
districts should occur along rear alleys or lanes or along conservation 
edges. 

Reassignment is not being proposed.  A Eustis design district designation 
must be assigned to annexed property.  The proposed design district is 
compatible with the surrounding design districts. 

d.Consistent with Comprehensive Plan:  

Whether the proposed amendment is consistent with all elements of the 
comprehensive plan. 

The requested amendment is consistent with the Comprehensive Plan. 
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e.Consistent with Surrounding Uses:  

Whether, and the extent to which, the proposed design district is consistent 
with existing and proposed land uses. 

The Suburban Corridor definition, structure and form are compatible 
with the existing uses and any proposed uses permitted under the 
General Commercial and Suburban Residential future land use 
designations in the area. 

f.Changed Conditions: 

Whether there have been changed conditions that justify amending the 
design district. 

The subject property is proposed for annexation, and a design district 
assignment is necessary. The conditions have changed from land 
located in unincorporated Lake County without central services to a 
site within the City of Eustis with municipal services. 

g.Public Facilities. 

Whether, and the extent to which, the proposed redistricting would result in 
demands on public facilities, and whether, or to the extent to which, the 
proposed change would exceed the capacity of such public facilities, 
including, but not limited to police, roads, sewage facilities, water supply, 
drainage, solid waste, parks and recreation, schools, and fire and 
emergency medical facilities.  

A redistricting is not proposed. Assigning a design district to an 
annexation property will not change the demand impact on public 
facilities.  The Future Land Use designation controls the density and 
intensity permitted on the site, so the Design District map amendment 
would not result in impacts beyond that already anticipated.  Also, see 
the analysis of public facilities in the above sections of this report. 

h.Impact on Environment:  

Whether, and the extent to which, the redistricting would result in significant 
impacts on the natural environment. 

The proposed Design District designation for this property does not 
change the development potential of the parcel.  Design Districts 
control the form and function of any development that does occur.  
The Future Land Use designation controls the density, intensity, and 
minimum open space permitted on the site, so the Design District 
amendment would not result in additional impacts on the natural 
environment.  As building permit approval must be obtained before 
development can begin, the Comprehensive Plan and the Land 
Development Regulations include standards for the protection of 
environmentally sensitive lands that would apply should conditions at 
the time of development warrant such protection. 
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i.Property Values:  

Whether, and the extent to which, the proposed redistricting would affect the 
property values in the area. 

Redistricting is not being proposed.  A City of Eustis design district 
designation must be assigned to the annexed property. This request 
should not affect property values because the proposed Design 
District designation is consistent with the surrounding development 
patterns and design districts. 

j.Orderly Development Pattern:  

Whether, and the extent to which, the proposed redistricting would result in an 
orderly and logical development pattern. 

The request is the assignment of a design district to an annexation 
parcel, not redistricting.  However, the proposed Design District 
designation is consistent with the suburban development pattern 
identified in Section 109-5.5 of the Land Development Regulations. 
Assignment of the requested designation will result in a more orderly 
and logical development pattern; making the designation consistent 
with the surrounding area designations and established development 
patterns. 

k.Public Interest and Intent of Regulations:  

Whether the proposed redistricting would be in conflict with the public interest, 
and in harmony with the purpose and intent of these regulations.  

The request is the assignment of a design district to an annexation 
parcel, not redistricting.  The proposed Design District is not in 
conflict with the public interest and reflects the purpose and intent of 
the regulations.  

l.Other Matters:  

Any other matters that may be deemed appropriate by the city commission, in 
review and consideration of the proposed redistricting. 

The request is the assignment of a design district to an annexation parcel, 
not redistricting.  The City’s Land Development Regulations are a form-
based code. The Design District designations define the development form, 
but not the types of land use, densities, intensities, or required open space.  
The districts, therefore, must be consistent and follow the urban, suburban, 
and rural transects.  This request assigns a Suburban Corridor design 
district designation to an annexation parcel, which is consistent with the 
existing transect. 
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W.D. of America, Inc. 

Aerial Location 

Subject Property 
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W.D. of America, Inc. 

Location 

Subject Property 
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W.D. of America, Inc. 

Future Land Use (Current) 

Subject Property 
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W.D. of America, Inc. 

Future Land Use (Proposed) 

Subject Property 
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W.D. of America, Inc. 

Design District 

Subject Property 
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W.D. of America, Inc. 

Design District 

Subject Property 
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W.D. of America, Inc. 

Generalized Floodplain 

Flood Zone 

Subject Property 
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W.D. of America, Inc. 

Generalized Wetland 

Subject Property 

Wetland 
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W.D. of America, Inc. 

Generalized Utilities 

Subject Property 
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W.D. of America, Inc. 

Soils Suitability 

Subject Property 
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W.D. of America, Inc. 

Generalized Potential Recharge 

Subject Property 
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ORDINANCE NUMBER 2026-06 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, 

FLORIDA, VOLUNTARILY ANNEXING APPROXIMATELY 10 ACRES OF 

REAL PROPERTY AT LAKE COUNTY PROPERTY APPRAISER’S 

ALTERNATE KEY NUMBER 1040141, LOCATED IN UNINCORPORATED 

LAKE COUNTY, FLORIDA, ON THE EAST SIDE OF THE 

INTERSECTION OF COUNTY ROAD 44 AND COUNTY ROAD 44A.  

WHEREAS, Denton Cairnes and Travis Sawchuk have made an application for 

voluntary annexation, on behalf of W.D. of America, Inc., the property owner, for 

approximately 10 acres of real property located on the east side of the intersection of 

County Road 44 and County Road 44A, more particularly described as:  

Parcel Alternate Key: 1040141  

Parcel Identification Numbers: 06-19-27-0200-000-00500  

Legal Description: A portion of Lots 5, 6, and 7, C.M. Rehrer’s Subdivision, according to 

the plat thereof, as recorded in Plat Book 1, Page 50, of the Public Records of Lake 

County, Florida, lying in Section 6, Township 19 South, Range 27 East, Lake County, 

Florida, described as follows:  

Beginning at the Northwest corner of Tract S, Spring Ridge Estates, according to the plat 

thereof, as recorded in Plat Book 58, Pages 28 through 30, of the Public Records of Lake 

County, Florida, and with the Easterly Right-of-Way line of County Road No. 44, North 

00°04'26" West, 115.21 feet, to the intersection of the Easterly Right-of-Way line of said 

County Road No. 44 and the Northerly line of said Lot 7; thence continuing with the 

Easterly Right-of-Way line of said County Road No. 44, North 00°13'04" West, 366.04 

feet, to the beginning of a non-tangent curve concave Southeasterly; thence with a radius 

of 258.33 feet, a delta of 90°32'39", and a chord bearing and distance of North 45°01'32" 

East, 367.07 feet, Northeasterly along said curve, an arc length of 408.24 feet, to the end 

of said curve on the Southerly Right-of-Way line of County Road No. 44A; thence with the 

Southerly Right-of-Way line of said County Road No. 44A, South 89°36'40" East, 344.52 

feet, to a point lying 163.90 feet Westerly of the Westerly line of the lands described in 

Official Records Book 5581, Page 918, of the Public Records of Lake County, Florida; 

thence with a line parallel with the Westerly line of said lands described in Official Records 

Book 5581, Page 918, South 00°20'56" East, 743.66 feet, to the Northerly line of said 

Spring Ridge Estates; thence with the Northerly line of said Spring Ridge Estates, North 

89°29'59" West, 607.20 feet, to the Point of Beginning.  

Containing 435,632.66 Square Feet or 10.00 Acres, more or less. 

303

Item 7.3



 
 

Ordinance Number 2026-06: Annexation WD America Parcel 1040141  
Page 2 of 5 

 

(The foregoing legal description was copied from the Applicant’s submitted survey and 

has not been verified for accuracy)  

WHEREAS, the owner of the subject property has submitted a voluntary 

annexation petition pursuant to Section 171.044, Florida Statutes, and has consented to 

annexation of the property described herein; and 

WHEREAS, the City Commission has determined that the petition bears the 

signatures of all owners of property within the area proposed for annexation; and 

WHEREAS, the subject property is reasonably compact and contiguous; and  

WHEREAS, the City Commission finds that the subject property meets the 

requirements of Sections 171.042 and 171.043, Florida Statutes; and 

WHEREAS, the annexation of this property will not result in the creation of 

enclaves; and  

WHEREAS, the subject property is located within the City of Eustis Planning Area, 

and the City has the ability to provide urban services to the property; and  

WHEREAS, on May 7, 2026, the City Commission held the first duly noticed public 

hearing to consider the voluntary annexation of the property described herein; and 

WHEREAS, on May 21, 2026, the City Commission held the second duly noticed 

public hearing to consider the voluntary annexation of the property described herein. 

NOW, THEREFORE, THE COMMISSION OF THE CITY OF EUSTIS HEREBY 

ORDAINS:  

SECTION 1. That pursuant to, and under the authority of Section 171.044, Florida 

Statutes, the City of Eustis, Lake County, Florida, does hereby annex the property and 

amend the municipal boundaries to include approximately 10 acres of real property, as 

described above. A map depicting the location of the annexed property described above 

is attached hereto as Exhibit “A”.  

SECTION 2. That the Director of Development Services shall be authorized to amend the 

City of Eustis Boundary Map to incorporate the change described in Section 1.  

SECTION 3. That all Ordinances or parts of Ordinances in conflict herewith are hereby 

repealed.  

SECTION 4. That upon final passage and adoption, the City Clerk is hereby directed to 

file a copy hereof with the Clerk of the Circuit Court, the County Manager for Lake County, 

Florida, and the Department of State for the State of Florida within 7 days after the 

adoption of such ordinance.  
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SECTION 5. That should any section, phrase, sentence, provision, or portion of this 

Ordinance be declared by any court of competent jurisdiction to be unconstitutional or 

invalid, such decision shall not affect the validity of the Ordinance as a whole, or any part 

thereof, other than the part so declared to be unconstitutional or invalid.  

SECTION 6. That this Ordinance shall become effective immediately upon adoption; 

however, the annexation shall not be effective until filing with the Clerk of the Circuit Court 

of Lake County, the Chief Administrative Officer of Lake County, and the Florida 

Department of State, as required by law. 

SECTION 7. That the property annexed in this Ordinance is subject to the Future Land 

Use Element of the Lake County Comprehensive Plan until the City adopts the 

Comprehensive Plan Amendment to include the annexed parcel in the City 

Comprehensive Plan.  

PASSED, ORDAINED, AND APPROVED this 21st day of May 2026, by the City 
Commission of the City of Eustis, Florida. 

       CITY COMMISSION OF THE 
       CITY OF EUSTIS, FLORIDA      
 
 
             
       Emily A. Lee 
       Mayor/Commissioner 
ATTEST: 
 
 
      
Christine Halloran, City Clerk 

 
CITY OF EUSTIS CERTIFICATION 

 
STATE OF FLORIDA 
COUNTY OF LAKE 

The foregoing instrument was acknowledged before me, by means of physical presence, 
this 21st day of May 2026, by Emily A. Lee, Mayor/Commissioner, and Christine Halloran, 
City Clerk, who are personally known to me. 

 
_________________________ 
Notary Public - State of Florida 
My Commission Expires: 
Commission No: 
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CITY ATTORNEY'S OFFICE 

This document is approved as to form and legal content for the use and reliance of the 
Eustis City Commission; however, I have not performed an independent title examination 
to verify the accuracy of the legal description. 

____________________________________ 
City Attorney's Office   Date 

 

CERTIFICATE OF POSTING 

The foregoing Ordinance Number 2026-06 is hereby approved, and I certify that I 
published the same by posting one copy hereof at City Hall, one copy hereof at the Eustis 
Memorial Library, and one copy hereof at the Parks & Recreation Office, all within the 
corporate limits of the City of Eustis, Lake County, Florida. 
 
 
_______________________________  ___________ 
Christine Halloran, City Clerk   Date 
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Exhibit A 

Location Map 
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Business Impact Estimate Eligibility Form 
Section 166.041(4), Florida Statutes 

 

This form should be included in the agenda packet for the item under which the proposed ordinance is to be considered 

and must be posted on the City of Eustis’ website by the time notice of the proposed ordinance is published. 

 

This form simply assists in determining whether a Business Impact Estimate must be completed under Florida law for 

the proposed ordinance. Should a Business Impact Estimate be required or should the City opt to provide one as a 

courtesy based on the selection below then a separate form with the statutory components of Section 166.041(4)(a) 

shall also accompany the proposed ordinance. 

 

Ordinance Number 2026-06 

Ordinance Subject Annexation A-2026-0004 

Legal Advertising Date March 9, 2026 

First Reading On 5/7/2026 

Second Reading On 5/21/2026 

 

Ordinance Title 

 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, FLORIDA, 
VOLUNTARILY ANNEXING APPROXIMATELY 10 ACRES OF REAL PROPERTY 
AT LAKE COUNTY PROPERTY APPRAISER’S ALTERNATE KEY NUMBERS 
1040141, LOCATED ON THE EAST SIDE OF THE INTERSECTION OF COUNTY 
ROAD 44 AND COUNTY ROAD 44A.  

 

 

Based on the City’s review of the proposed ordinance (must select one of the following): 
 

☒ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; a Business Impact Estimate is NOT required and therefore not provided. 

☐ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; however, the City has prepared the Business Impact Estimate as a courtesy and to 

avoid any procedural issues that could impact the enactment of the proposed ordinance. 

 

☐ The City has prepared a Business Impact Estimate in accordance with section 166.041(4), 

Florida Statutes. 

 

Exemptions 

 

 

The City has determined that a Business Impact Estimate is NOT required as the following 

exemption applies to the proposed ordinance:   

 

308

Item 7.3



 

Section 166.041 (4)(c) exemption: It is enacted to implement comprehensive plan amendments 

and land development regulation amendments initiated by an application by a private party other 

than the municipality.  
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ORDINANCE NUMBER 2026-07 
 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, LAKE 

COUNTY, FLORIDA, AMENDING THE CITY OF EUSTIS COMPREHENSIVE 

PLAN PURSUANT TO SECTION 163.3187, FLORIDA STATUTES; CHANGING 

THE FUTURE LAND USE DESIGNATION OF APPROXIMATELY 10 ACRES OF 

REAL PROPERTY PROPOSED FOR ANNEXATION INTO THE CITY OF EUSTIS 

AT ALTERNATE KEY NUMBER 1040141, GENERALLY LOCATED ON THE 

EAST SIDE OF THE INTERSECTION OF COUNTY ROAD 44 AND COUNTY 

ROAD 44A. 

 

WHEREAS, on November 4, 2010, the Eustis City Commission adopted the City of Eustis 
Comprehensive Plan 2010-2035 through Ordinance Number 10-11; and  

WHEREAS, the State of Florida Department of Community Affairs found the City of Eustis 
Comprehensive Plan 2010-2035 In Compliance pursuant to Sections 163.3184, 163.3187, and 
163.3189 Florida Statutes; and   

WHEREAS, the City of Eustis periodically amends its Comprehensive Plan in accordance 
with Chapter 163.3187 and 163.3191, Florida Statutes; and 

WHEREAS, the subject property is proposed for annexation into the City of Eustis 
pursuant to Chapter 171, Florida Statutes; and 

WHEREAS, the City of Eustis desires to amend the Future Land Use Map Series to 
change the Future Land Use designation on approximately 10 acres of real property located on 
the east side of the intersection of County Road 44 and County Road 44A and more particularly 
described herein; and 

WHEREAS, on May 7, 2026, the Local Planning Agency held a duly noticed public 
hearing and recommended approval of the Small-Scale Future Land Use Amendment; and 

WHEREAS, on May 7, 2026, the City Commission held the first duly noticed public 
hearing to consider the amendment; and 

WHEREAS, on May 21, 2026, the City Commission held the second duly noticed public 
hearing and adopted the amendment. 

 NOW, THEREFORE, THE COMMISSION OF THE CITY OF EUSTIS HEREBY 
ORDAINS: 

SECTION 1. 

Land Use Designation: That the Future Land Use Designation of the real property as 
described below shall be changed from the Lake County Urban Low designation to the City of 
Eustis General Commercial (GC) designation: 
 
Parcel Alternate Key: 1040141 
 
Parcel Identification Numbers:  06-19-27-0200-000-00500 
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Legal Description: 
 
A portion of Lots 5, 6, and 7, C.M. Rehrer's Subdivision, according to the plat thereof, as 

recorded in Plat Book 1, Page 50, of the Public Records of Lake County, Florida, lying in 

Section 6, Township 19 South, Range 27 East, Lake County, Florida, described as follows: 

Beginning at the Northwest corner of Tract S, Spring Ridge Estates, according to the plat 

thereof, as recorded in Plat Book 58, Pages 28 through 30, of the Public Records of Lake 

County, Florida, and with the Easterly Right-of-Way line of County Road No. 44, North 

00°04'26" West, 115.21 feet, to the intersection of the Easterly Right-of-Way line of said County 

Road No. 44 and the Northerly line of said Lot 7; thence continuing with the Easterly Right-of-

Way line of said County Road No. 44, North 00°13'04" West, 366.04 feet, to the beginning of 

a non-tangent curve concave Southeasterly; thence with a radius of 258.33 feet, a delta of 

90°32'39", and a chord bearing and distance of North 45°01'32" East, 367.07 feet, 

Northeasterly along said curve, an arc length of 408.24 feet, to the end of said curve on the 

Southerly Right-of-Way line of County Road No. 44A; thence with the Southerly Right-of-Way 

line of said County Road No. 44A, South 89°36'40" East, 344.52 feet, to a point lying 163.90 

feet Westerly of the Westerly line of the lands described in Official Records Book 5581, Page 

918, of the Public Records of Lake County, Florida; thence with a line parallel with the Westerly 

line of said lands described in Official Records Book 5581, Page 918, South 00°20'56" East, 

743.66 feet, to the Northerly line of said Spring Ridge Estates; thence with the Northerly line of 

said Spring Ridge Estates, North 89°29'59" West, 607.20 feet, to the Point of Beginning. 

Containing 435,632.66 Square Feet or 10.00 Acres, more or less. 

(The foregoing legal description was copied from the Applicant’s submitted survey and has not 

been verified for accuracy) 

SECTION 2. 

Map Amendment and Notification: That the Director of Development Services shall be 
authorized to amend the Future Land Use Map of the Comprehensive Plan to incorporate the 
change described in Section 1 and provide appropriate notification in accordance with Florida 
Statutes. 

SECTION 3. 

Conflict: That all Ordinances or parts of Ordinances in conflict herewith are hereby repealed. 

SECTION 4.  

Severability: That should any section, phrase, sentence, provision, or portion of this Ordinance 
be declared by any court of competent jurisdiction to be unconstitutional or invalid, such decision 
shall not affect the validity of the Ordinance as a whole, or any part thereof, other than the part 
so declared to be unconstitutional or invalid. 

SECTION 5.  

Effective Date: That the effective date of this plan amendment, if the amendment is not timely 
challenged, shall be 31 days after the Department of Commerce notifies the local government 
that the plan amendment package is complete. If timely challenged, this amendment shall 
become effective on the date the Department of Commerce or the Administration Commission 
enters a final order determining this adopted amendment to be in compliance.  No development 
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orders, development permits, or land uses dependent on this amendment may be issued or 
commence before it has become effective.  If a final order of noncompliance is issued by the 
Administration Commission, this amendment may nevertheless be made effective by the 
adoption of a resolution affirming its effective status, a copy of which resolution shall be sent to 
the Department of Commerce. 
 

PASSED, ORDAINED, AND APPROVED this 21st day of May 2026, by the City 
Commission of the City of Eustis, Florida. 

       CITY COMMISSION OF THE 
       CITY OF EUSTIS, FLORIDA      
 
 
             
       Emily A. Lee 
       Mayor/Commissioner 
ATTEST: 
 
 
      
Christine Halloran, City Clerk 

 
CITY OF EUSTIS CERTIFICATION 

 
STATE OF FLORIDA 
COUNTY OF LAKE 

The foregoing instrument was acknowledged before me, by means of physical presence, this 
21st day of May 2026, by Emily A. Lee, Mayor/Commissioner, and Christine Halloran, City 
Clerk, who are personally known to me. 

 
_________________________ 
Notary Public - State of Florida 
My Commission Expires: 
Notary Serial No: 

 
CITY ATTORNEY'S OFFICE 

This document is approved as to form and legal content for the use and reliance of the Eustis 
City Commission; however, I have not performed an independent title examination to verify the 
accuracy of the legal description. 

 

____________________________________ 
City Attorney's Office   Date 
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CERTIFICATE OF POSTING 

The foregoing Ordinance Number 2026-07 is hereby approved, and I certify that I published 
the same by posting one copy hereof at City Hall, one copy hereof at the Eustis Memorial 
Library, and one copy hereof at the Parks & Recreation Office, all within the corporate limits of 
the City of Eustis, Lake County, Florida. 
 
 
_______________________________  ___________ 
Christine Halloran, City Clerk   Date 
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Exhibit A 
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Business Impact Estimate Eligibility Form 
Section 166.041(4), Florida Statutes 

 

This form should be included in the agenda packet for the item under which the proposed ordinance is to be considered 

and must be posted on the City of Eustis’ website by the time notice of the proposed ordinance is published. 

 

This form simply assists in determining whether a Business Impact Estimate must be completed under Florida law for 

the proposed ordinance. Should a Business Impact Estimate be required or should the City opt to provide one as a 

courtesy based on the selection below then a separate form with the statutory components of Section 166.041(4)(a) 

shall also accompany the proposed ordinance. 

 

Ordinance Number 2026-07 

Ordinance Subject Future Land Use Map Amendment A-2026-0004 

Legal Advertising Date March 9, 2026 

First Reading On 5/7/2026 

Second Reading On 5/21/2026 

 

Ordinance Title 

 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, LAKE COUNTY, FLORIDA, 
AMENDING THE CITY OF EUSTIS COMPREHENSIVE PLAN PURSUANT TO 163.3187 F.S.; 
CHANGING THE FUTURE LAND USE DESIGNATION OF APPROXIMATELY 10 ACRES OF RECENTLY 
ANNEXED REAL PROPERTY AT ALTERNATE KEY NUMBER 1040141, GENERALLY LOCATED ON 
THE EAST SIDE OF THE INTERSECTION OF COUNTY ROAD 44 AND COUNTY ROAD 44A.  

 

 

Based on the City’s review of the proposed ordinance (must select one of the following): 
 

☒ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; a Business Impact Estimate is NOT required and therefore not provided. 

☐ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; however, the City has prepared the Business Impact Estimate as a courtesy and to 

avoid any procedural issues that could impact the enactment of the proposed ordinance. 

 

☐ The City has prepared a Business Impact Estimate in accordance with section 166.041(4), 

Florida Statutes. 

 

Exemptions 

 

 

The City has determined that a Business Impact Estimate is NOT required as the following 

exemption applies to the proposed ordinance:   
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Section 166.041 (4)(c) exemption: It is enacted to implement comprehensive plan amendments 

and land development regulation amendments initiated by an application by a private party other 

than the municipality.  
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ORDINANCE NUMBER 2026-08 
 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, 
LAKE COUNTY, FLORIDA; ASSIGNING THE SUBURBAN CORRIDOR 
DESIGN DISTRICT DESIGNATION TO APPROXIMATELY 10   ACRES OF 
REAL PROPERTY PROPOSED FOR ANNEXATION INTO THE CITY OF 
EUSTIS AT ALTERNATE KEY NUMBER 1040141, GENERALLY 
LOCATED ON THE EAST SIDE OF THE INTERSECTION OF COUNTY 
ROAD 44 AND COUNTY ROAD 44A. 

 

WHEREAS, the City of Eustis desires to amend the Design District Map of the 
Land Development Regulations adopted under Ordinance Number 09-33 to assign a 
Design District designation of Suburban Corridor (SC) to approximately 10 acres of real 
property proposed for annexation into the City of Eustis as further described below; and 

WHEREAS, the City Commission has the authority to assign zoning and design 
district classifications pursuant to its Land Development Regulations and Chapter 166, 
Florida Statutes; and 

 WHEREAS, on May 7, 2026, the City Commission held the first duly noticed public 
hearing to consider the Design District Amendment contained herein; and 

 WHEREAS, on May 21, 2026, the City Commission held the second duly noticed 
public hearing and adopted the Design District Amendment contained herein; and  

 WHEREAS, the effectiveness of this Design District designation is contingent upon 
the annexation of the subject property pursuant to Ordinance Number 2026-06. 

 NOW, THEREFORE, THE COMMISSION OF THE CITY OF EUSTIS HEREBY 
ORDAINS: 

Section 1.  Design District Designation 

That the Design District Designation of the real property described below and shown on 
Exhibit A shall be designated as Suburban Corridor (SC): 

Parcel Alternate Key: 1040141 
 
Parcel Identification Numbers:  06-19-27-0200-000-00500 

 
Legal Description: 
 
A portion of Lots 5, 6, and 7, C.M. Rehrer's Subdivision, according to the plat thereof, as 
recorded in Plat Book 1, Page 50, of the Public Records of Lake County, Florida, lying in 
Section 6, Township 19 South, Range 27 East, Lake County, Florida, described as 
follows: 
 
Beginning at the Northwest corner of Tract S, Spring Ridge Estates, according to the plat 
thereof, as recorded in Plat Book 58, Pages 28 through 30, of the Public Records of Lake 
County, Florida, and with the Easterly Right-of-Way line of County Road No. 44, North 
00°04'26" West, 115.21 feet, to the intersection of the Easterly Right-of-Way line of said 
County Road No. 44 and the Northerly line of said Lot 7; thence continuing with the 
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Easterly Right-of-Way line of said County Road No. 44, North 00°13'04" West, 366.04 
feet, to the beginning of a non-tangent curve concave Southeasterly; thence with a radius 
of 258.33 feet, a delta of 90°32'39", and a chord bearing and distance of North 45°01'32" 
East, 367.07 feet, Northeasterly along said curve, an arc length of 408.24 feet, to the end 
of said curve on the Southerly Right-of-Way line of County Road No. 44A; thence with the 
Southerly Right-of-Way line of said County Road No. 44A, South 89°36'40" East, 344.52 
feet, to a point lying 163.90 feet Westerly of the Westerly line of the lands described in 
Official Records Book 5581, Page 918, of the Public Records of Lake County, Florida; 
thence with a line parallel with the Westerly line of said lands described in Official Records 
Book 5581, Page 918, South 00°20'56" East, 743.66 feet, to the Northerly line of said 
Spring Ridge Estates; thence with the Northerly line of said Spring Ridge Estates, North 
89°29'59" West, 607.20 feet, to the Point of Beginning. 
 
Containing 435,632.66 Square Feet or 10.00 Acres, more or less. 
 
(The foregoing legal description was copied from the Applicant’s submitted survey and 
has not been verified for accuracy) 

 
Section 2. Map Amendment  

That the Director of Development Services shall be authorized to amend 
the Design District Map to incorporate the change described in Section 1. 

Section 3. Conflict 

  That all Ordinances or parts of Ordinances in conflict herewith are hereby 
repealed. 

Section 4. Severability 

  That should any section, phrase, sentence, provision, or portion of this 
Ordinance be declared by any court of competent jurisdiction to be 
unconstitutional or invalid, such decision shall not affect the validity of the 
Ordinance as a whole, or any part thereof, other than the part so declared to 
be unconstitutional or invalid. 

Section 5. Effective Date 

  That this Ordinance shall become effective upon the annexation of the 
subject property through approval of Ordinance Number 2026-06. 

PASSED, ORDAINED, AND APPROVED this 21st day of May 2026, by the City 
Commission of the City of Eustis, Florida. 

       CITY COMMISSION OF THE 
       CITY OF EUSTIS, FLORIDA      
 
 
             
       Emily A. Lee 
       Mayor/Commissioner 
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ATTEST: 
 
 
      
Christine Halloran, City Clerk 

 
CITY OF EUSTIS CERTIFICATION 

 
STATE OF FLORIDA 
COUNTY OF LAKE 

The foregoing instrument was acknowledged before me, by means of physical presence, 
this 21st day of May 2026, by Emily A. Lee, Mayor/Commissioner, and Christine Halloran, 
City Clerk, who are personally known to me. 

 
_________________________ 
Notary Public - State of Florida 
My Commission Expires: 
Notary Serial No: 

 
CITY ATTORNEY'S OFFICE 

This document is approved as to form and legal content for the use and reliance of the 
Eustis City Commission; however, I have not performed an independent title examination 
to verify the accuracy of the legal description. 

 

____________________________________ 
City Attorney's Office   Date 
   

CERTIFICATE OF POSTING 
 

The foregoing Ordinance Number 2026-08 is hereby approved, and I certify that I 
published the same by posting one copy hereof at City Hall, one copy hereof at the Eustis 
Memorial Library, and one copy hereof at the Parks & Recreation Office, all within the 
corporate limits of the City of Eustis, Lake County, Florida. 
 
 
_______________________________  ___________ 
Christine Halloran, City Clerk   Date 
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Business Impact Estimate Eligibility Form 
Section 166.041(4), Florida Statutes 

 

This form should be included in the agenda packet for the item under which the proposed ordinance is to be considered 

and must be posted on the City of Eustis’ website by the time notice of the proposed ordinance is published. 

 

This form simply assists in determining whether a Business Impact Estimate must be completed under Florida law for 

the proposed ordinance. Should a Business Impact Estimate be required or should the City opt to provide one as a 

courtesy based on the selection below then a separate form with the statutory components of Section 166.041(4)(a) 

shall also accompany the proposed ordinance. 

 

Ordinance Number 2026-08 

Ordinance Subject Design District Map Amendment A-2026-0004 

Legal Advertising Date March 9, 2026 

First Reading On 5/7/2026 

Second Reading On 5/21/2026 

 

Ordinance Title 

 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, LAKE 
COUNTY, FLORIDA; ASSIGNING THE SUBURBAN CORRIDOR DESIGN DISTRICT 
DESIGNATION TO APPROXIMATELY 10   ACRES OF RECENTLY ANNEXED REAL 
PROPERTY AT ALTERNATE KEY NUMBER 1040141, GENERALLY LOCATED ON 
THE EAST SIDE OF THE INTERSECTION OF COUNTY ROAD 44 AND COUNTY 
ROAD 44A.  

 

 

Based on the City’s review of the proposed ordinance (must select one of the following): 
 

☒ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; a Business Impact Estimate is NOT required and therefore not provided. 

☐ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; however, the City has prepared the Business Impact Estimate as a courtesy and to 

avoid any procedural issues that could impact the enactment of the proposed ordinance. 

 

☐ The City has prepared a Business Impact Estimate in accordance with section 166.041(4), 

Florida Statutes. 

 

Exemptions 

 

 

The City has determined that a Business Impact Estimate is NOT required as the following 

exemption applies to the proposed ordinance:   
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Section 166.041 (4)(c) exemption: It is enacted to implement comprehensive plan amendments 

and land development regulation amendments initiated by an application by a private party other 

than the municipality.  
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TO: Eustis City Commission  
  

FROM: Rick Gierok, Interim City Manager 
  

DATE: May 7, 2026 
  

RE: 
Explanation of Ordinance Numbers 2026-09, 2026-10, and 2026-11 for Parcel 
with Alternate Key Number 3959037 

Introduction: 
Ordinance Number 2026-09 provides for the voluntary annexation of approximately 2.8 acres located 
on the east side of the intersection of County Road 44 and County Road 44A, Alternate Key Number 
3959037. Provided the annexation of the subject property is approved, Ordinance Number 2026-10 
would change the Future Land Use designation from Urban Low in Lake County to Mixed Commercial 
Industrial (MCI) in the City of Eustis, and Ordinance Number 2026-11 would assign the subject property 
a Design District designation of Suburban Corridor. If Ordinance Number 2026-09 is denied, then there 
can be no consideration of Ordinance Numbers 2026-10 and 2026-11. 
 
The annexation, Future Land Use amendment, and Design District assignment are interdependent 
actions, and the approval of Ordinance Number 2026-09 is required prior to consideration and 
effectiveness of Ordinance Numbers 2026-10 and 2026-11. 

Background: 
1. The site contains approximately 2.8 acres and is located within the Eustis Joint Planning Area. 

The site is currently Residential and agricultural/silvicultural (Planted Pines) 
2. The subject property is contiguous to the current City of Eustis boundary on the south property 

line. 
3. The site has a Lake County Future Land Use Designation of Urban Low, but approval of 

Ordinance Number 2026-10 would change the land use designation to Mixed Commercial 
Industrial (MCI) in the City of Eustis.  

4. The West Side of the CR 44A/CR 44 intersection is already City of Eustis General Commercial 
(GC) and Mixed Commercial Residential (MCR). 

 

Location Existing Use Future Land Use Design District 

Site Vacant/Planted Pines Urban Low (Lake County) N/A 

North Single-Family Residential Urban Low (Lake County) N/A 

South Single-Family Residential Suburban Residential (SR) Rural Neighborhood  

East Single-Family Residential Urban Low (Lake County) Suburban Corridor 

West Vacant/Planted Pines Urban Low (Lake County) N/A 
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Applicant’s Request 

The applicant and property owner wish to annex the property, change the future land use to Mixed 
Commercial Industrial (MCI), and assign a design district of Suburban Corridor. The applicant’s 
application did not detail the intended use of the property beyond future commercial or industrial 
development. The applicant has entered into a Development Agreement with the City of Eustis, 
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approved by separate ordinance, which establishes permitted uses, development standards, and 
design requirements for the property.  

The current Lake County land use designation for the subject property is Urban Low. The Lake 
County land use designation allows for residential uses of up to four (4) dwelling units per one (1) 
net buildable acre and civic, institutional, commercial, and office uses at an appropriate scale and 
intensity to serve this category. Limited light industrial uses may only be allowed as a conditional 
use.   

The proposed Mixed Commercial Industrial (MCI) land use designation within the City of Eustis 
provides for future commercial or industrial uses. 

  

A. Analysis of Annexation Request (Ordinance Number 2026-09): 

1. Resolution Number 87-34 – Joint Planning Area Agreement with Lake County:  

“The City and the County agree that the unincorporated areas adjacent to the City might be 
appropriately served by urban services provided by the City and might therefore be annexed 
into the City in accordance with State law. The City agrees to annex property in accordance with 
State law and provide adequate urban services and facilities to serve those areas within the 
Joint Planning Area.”  

The subject property is located within the Joint Planning Area.  Urban services of 
adequate capacity are available to serve future development, consistent with the 
requested MCI future land use designation. 

 
The proposed annexation promotes the public health, safety, and welfare by facilitating 
the orderly extension of municipal services and implementing the City’s Comprehensive 
Plan. 

2. Florida Statutes Voluntary Annexation - Chapter 171.044(1):  

“The owner or owners of real property in an unincorporated area of a county which is contiguous 
to a municipality and reasonably compact may petition the governing body of said municipality 
that said property be annexed to the municipality.”  

The Joint Planning Area boundaries define the reasonably compact area where the City 
can provide services effectively and efficiently. The subject property lies within that 
planning area.  It is contiguous to the City limits on the southern boundary, and the 
owner has petitioned for annexation.  

3. Florida Statutes Voluntary Annexation - Chapter 171.044(2):  

“…Said ordinance shall be passed after notice of the annexation has been published at least 
once each week for 2 consecutive weeks in some newspaper in such city or town.” 

Notice of the proposed annexation was published in the Daily Commercial in accordance 
with Section 171.044, Florida Statutes, on April 27, 2026, and May 4, 2026. 

4. Florida Statutes Voluntary Annexation - Chapter 171.044(5):   

“Land shall not be annexed through voluntary annexation when such annexation results in the 
creation of enclaves.” 

Annexation of the subject property does not create an enclave. 

5. Florida Statutes Voluntary Annexation - Chapter 171.044(6):  

“Not fewer than 10 days prior to publishing or posting the ordinance notice required under 
subsection (2), the governing body of the municipality must provide a copy of the notice, via 325
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certified mail, to the board of the county commissioners of the county wherein the municipality 
is located.” 

The Department notified the Lake County Board of County Commissioners on January 
29, 2026, of its intent to annex the property. 

B. Analysis of Comprehensive Plan/Future Land Use Request (Ordinance Number 2026-10): 

The proposed Future Land Use designation is consistent with the Development Agreement 
approved by the City, which establishes permitted uses and development standards for the 
subject property. 

In accordance with Chapter 163.3177(9), Florida Statutes, to discourage urban sprawl, the 
Florida Statutes outlines the Primary Indicators of Sprawl. Staff has reviewed these 
indicators and finds that the proposed annexation and assignment of Future Land Use does 
not contradict the intent of the primary indicators of sprawl as outlined.  The outline and 
summary of these indicators are included in the supplement to this report. 

C. Per the City of Eustis Comprehensive Plan, Future Land Use Element Appendix 
Staff has assessed the proposed amendment to the City of Eustis Comprehensive Plan Future 
Land Use Map regarding the development patterns described and supported within the Plan, 
including conditions and impacts on utility infrastructure, transportation infrastructure, natural 
features, and the environment.  Staff review finds that the proposed assignment of the proposed 
future land use district will not result in impacts that will cause detriment beyond current patterns.  
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D. Analysis of Design District Request (Ordinance Number 2026-11): 

The City’s Land Development Regulations are a form-based code. Design districts are unique 
to form-based codes.  Lake County still uses traditional Euclidean zoning, so there are no design 
districts for parcels in unincorporated Lake County.  When a parcel annexes into the City of 
Eustis, the City must assign a design district that aligns with the urban, suburban, or rural 
transect of the surrounding area. 
 
The City’s Land Development Regulations set forth standards for review when changing or, in 
the case of annexation, assigning a Design District. Staff has reviewed these standards and 
finds the proposed Suburban Corridor Design District consistent with those standards. The 
outline and summary of this analysis are included as a supplement to this report. 
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Recommended Action: 
Development Services finds the proposed annexation, Future Land Use, and Design District 
designations consistent with the Comprehensive Plan, Land Development Regulations, and 
surrounding and adjacent land uses; therefore, it presents Ordinance Numbers 2026-09, 2026-10, and 
2026-11. 

Policy Implications: 
None 

Alternatives: 
1. Approve Ordinance Numbers 2026-09 (Annexation), 2026-10 (Comp. Plan Amendment), 

and 2026-11 (Design District Designation). 

2. Deny Ordinance Numbers 2026-09, 2026-10, and 2026-11. 

Budget/Staff Impact: 
There would be no direct costs to the City beyond the normal City services. There would be no 
additional staff time beyond the normal review process. 

Business Impact Estimate: 
The City has determined that a Business Impact Estimate is NOT required as the following exemption 
applies to the proposed ordinances: Section 166.041(4)(c): enacted to implement comprehensive plan 
amendments and land development regulation amendments initiated by an application by a private 
party other than the municipality. 
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Prepared By: 

Jeff Richardson, AICP, Interim Director, Development Services  

Reviewed By: 

Miranda Burrowes, Deputy City Manager  
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Comprehensive Plan/Future Land Use Request Analysis 
(Ordinance Number 2026-10)  

In Accordance with Chapter 163.3177(9), Florida Statutes:  

The proposed Future Land Use amendment and Design District assignment are consistent 

with the Development Agreement approved by the City, which establishes permitted uses 

and development standards for the subject property. 

Discourage Urban Sprawl:  Primary Indicators of Sprawl: 

The future land use element and any amendment to the future land use element 
shall discourage the proliferation of urban sprawl. The primary indicators that a 
plan or plan amendment does not discourage the proliferation of urban sprawl are 
listed below. The evaluation of the presence of these indicators shall consist of an 
analysis of the plan or plan amendment within the context of features and 
characteristics unique to each locality in order to determine whether the plan or 
plan amendment: 

Review of Indicators 

1. Low Intensity Development:  

Promotes, allows, or designates for development substantial areas of the jurisdiction 
to develop as low-intensity, low-density, or single-use development or uses. 

This indicator does not apply. The requested future land use will provide mixed 
commercial and industrial uses just off of a major intersection. 

2. Urban Development in Rural Areas:  

Promotes, allows, or designates significant amounts of urban development to occur in 
rural areas at substantial distances from existing urban areas while not using 
undeveloped lands that are available and suitable for development. 

This indicator does not apply. The area is a significant intersection in an 
urbanizing/suburbanizing area. 

3. Strip or Isolated Development:   

Promotes, allows, or designates urban development in radial, strip, isolated, or ribbon 
patterns generally emanating from existing urban developments. 

This indicator does not apply. The site is within an urbanizing corridor with 
commercial and industrial land uses designated to the west and residential 
development to the south. 

4. Natural Resources Protection:  

Fails to adequately protect and conserve natural resources, such as wetlands, floodplains, 
native vegetation, environmentally sensitive areas, natural groundwater aquifer recharge 
areas, lakes, rivers, shorelines, beaches, bays, estuarine systems, and other significant 
natural systems. 
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This indicator does not apply. The subject property is a tree farm (silviculture) 
and is currently planted with pine and mixed natural deciduous trees. 

5. Agricultural Area Protection:  

Fails to adequately protect adjacent agricultural areas and activities, including silviculture, 
active agricultural and silvicultural activities, passive agricultural activities, and dormant, 
unique, and prime farmlands and soils. 

This property does support active agricultural or silvicultural activities (tree 
farm/planted pine). However, the property is within an existing developed and further 
developing area, with similar land uses assigned. 

6. Public Facilities: 

Fails to maximize use of existing public facilities and services. 

This indicator does not apply. City water is available to the property. Development of 
this parcel will maximize the use and efficiency of the City's water service. City Sewer 
is available to the property and will be addressed via the site development process. 

7. Cost Effectiveness and Efficiency of Public Facilities: 

Allows for land use patterns or timing that disproportionately increase the cost in time, 
money, and energy of providing and maintaining facilities and services, including roads, 
potable water, sanitary sewer, stormwater management, law enforcement, education, 
health care, fire and emergency response, and general government. 

This indicator does not apply. Adequate capacity is available to serve the existing and future 
development consistent with the requested MCI future land use designation. The City provides these 
services to other properties in the area, so efficiency will improve.  
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8. Separation of Urban and Rural: 

Fails to provide a clear separation between rural and urban uses. 

This indicator does not apply. No other nearby properties contain active agricultural 
activities or uses. The surrounding area is developed or has development 
entitlements attached to the land. These developments have densities and intensities 
that are clearly suburban uses.  

9. Infill and Redevelopment: 

Discourages or inhibits infill development or the redevelopment of existing neighborhoods 
and communities. 

This indicator does not apply. This property is a logical extension of development for 
the city. 

10. Functional Mix of Uses: 

Fails to encourage a functional mix of uses. 

This indicator does not apply. The site is surrounded by single-family 
development on the adjacent properties, which is consistent with permitted 
uses in the area. A variety of other uses are evident, including various 
commercial, industrial, and residential uses, within 1 mile of the subject 
property. 
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11. Accessibility among Uses: 

Results in poor accessibility among linked or related land uses. 

This indicator does not apply. The Land Development Regulations include 
provisions to provide adequate accessibility and linkages between related uses. 
Development Services will ensure compliance with these standards at the time 
of development review. 

12. Open Space: 

Results in the loss of significant amounts of functional open space. 

This indicator does not apply. The site does not contain functional open space 
and is not connected to regionally significant open space. 

13. Urban Sprawl: 

The future land use element or plan amendment shall be determined to discourage 
the proliferation of urban sprawl if it incorporates a development pattern or urban 
form that achieves four or more of the following:  

a. Direction of Growth: 
Directs or locates economic growth and associated land development to 

geographic areas of the community in a manner that does not have an adverse 

impact on and protects natural resources and ecosystems. 

The site is adjacent to existing urban/suburban development patterns and is 

a logical extension of the urban development boundary. The Comprehensive 

Plan and Land Development Regulations have provisions to protect natural 

resources and ecosystems at time of site plan approval. 

b. Efficient and Cost-Effective Services: 
Promotes the efficient and cost-effective provision or extension of public 

infrastructure and services. 

Water and sewer service are available. 

c. Walkable and Connected Communities: 
Promotes walkable and connected communities and provides for compact 

development and a mix of uses at densities and intensities that will support a range 

of housing choices and a multimodal transportation system, including pedestrian, 

bicycle, and transit, if available. 

At the time of development, the site must meet the City’s Land Development 

Regulations relating to connection and sidewalks. County Roads 44 and 44A 

are not City infrastructure and do not currently have a sidewalk system. 

Interconnectivity to existing and future uses will be a challenge. 

d. Water and Energy Conservation: 
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Promotes the conservation of water and energy. 

The development of the site must meet City development and Florida 

Building Code standards, which will require energy and water-efficient 

appliances. 

e. Agricultural Preservation: 
Preserves agricultural areas and activities, including silviculture, and dormant, 

unique, and prime farmlands and soils. 

Not applicable.  The site is within an existing developed/developing area. 

f. Open Space: 
Preserves open space and natural lands and provides for public open space and 

recreation needs. 

This is not applicable. The site does not provide functional open space or 

natural areas.  

g. Balance of Land Uses: 
Creates a balance of land uses based upon the demands of the residential 

population for the nonresidential needs of an area. 

The proposed land use would allow for additional commercial opportunities 

to serve existing residential development and capture market for through-

commuters. 

h. Urban Form Densities and Intensities: 
Provides uses, densities, and intensities of use and urban form that would 

remediate an existing or planned development pattern in the vicinity that 

constitutes sprawl or if it provides for an innovative development pattern such as 

transit-oriented developments or new towns as defined in s. 163.3164. 

Not applicable.  

 

In Accordance with the Comprehensive Plan Future Land Use Element 
Appendix:  

All applications for a Plan amendment relating to the development patterns described 
and supported within the Plan including, but not limited to, site specific applications for 
changes in land use designations, are presumed to involve a legislative function of 
local government which, if approved, would be by legislative act of the City and shall, 
therefore, be evaluated based upon the numerous generally acceptable planning, 
timing, compatibility, and public facility considerations detailed or inferred in the 
policies of the Plan. Each application for an amendment to the Map #1: 2035 Future 
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Land Use Map by changing the land use designation assigned to a parcel of property 
shall also be reviewed to determine and assess any significant impacts to the policy 
structure on the Comprehensive Plan of the proposed amendment including, but not 
limited to, the effect of the land use change on either the internal consistency or fiscal 
structure of the Plan.  

Major Categories of Plan Policies: 

This Plan amendment application review and evaluation process will be 
prepared and presented in a format consistent with the major categories of Plan 
policies as follows: 

1. General Public Facilities/Services:  

Since the Plan policies address the continuance, expansion and initiation of new 
government service and facility programs, including, but not limited to, capital facility 
construction, each application for a land use designation amendment shall include a 
description and evaluation of any Plan programs (such as the effect on the 
timing/financing of these programs) that will be affected by the amendment if approved. 
This analysis shall include the availability of, and actual and anticipated demand on, 
facilities and services serving or proposed to serve the subject property. The facilities 
and services required for analysis include emergency services, parks and recreation, 
potable water, public transportation if and when available, sanitary sewer, schools, solid 
waste, stormwater, and the transportation network.  

a. Emergency Services Analysis: 

Eustis emergency services already provide emergency response to other properties in the area. 
Any development consistent with the MCI future land use designation would not have a significant 
negative impact on the operations of Eustis emergency services. 

b. Parks & Recreation:  

In 2010, the City prepared a Park Inventory and Level of Service Demand 
and Capacity analysis as part of the Comprehensive Plan Evaluation and 
Appraisal Report. The results show that a surplus of park area exists up to 
and beyond the City’s population of 20,015. The current population is 
24,500. Pursuant to Comprehensive Plan policy and Land Development 
Regulation, residential development will be required to provide on-site park 
amenities.  
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c. Potable Water & Sanitary Sewer: 

Water and sewer are available to the subject property. Both the water 
and sewer systems have adequate capacity to serve the development 
of the property.  

d. Schools:  

The proposed change should not negatively impact schools. At the 
time of development, application verification of capacity will be 
required from Lake County Schools. 

e. Solid Waste:  

The City contracts with Waste Management for the hauling of solid 
waste. The company already services properties in the general area of 
the subject property. Serving this property will increase efficiency in 
the delivery of services. 

f. Stormwater:  

The Comprehensive Plan and Land Development Regulations include 

the level of service standards to which new development must adhere. 

Projects designed to meet these standards will not negatively affect 

the existing facilities and services. 

g. Transportation Network Analysis:  

This potential added Commercial development will be evaluated at the time a development plan 
is submitted. At this time, the adjacent transportation network (CR 44/CR 44A) has the capacity to 
serve the proposed MCI land use district. Future improvements will depend on the ultimate buildout 
intensity and specific commercial uses. Prior to the development of the property, site plan approval 
amongst other approvals will be required. As part of the site plan review, a traffic study will be 
required to evaluate traffic impacts. 

2. Natural Resources/Natural Features:  

The policies of the Plan also contain general regulatory guidelines and requirements for 
managing growth and protecting the environment. These guidelines will be used to 
evaluate the overall consistency of the land use amendment with the Comprehensive 
Plan. Specifically, each amendment will be evaluated to 1) determine the existence of 
groundwater recharge areas; 2) the existence of any historical or archaeological sites; 
3) the location of flood zones and the demonstration that the land uses proposed in flood-
prone areas are suitable to the continued natural functioning of flood plains; and 4) the 
suitability of the soil and topography to the development proposed. 

a.Groundwater recharge areas:  

The site may be within a high recharge area.  A site-specific geotechnical and 
hydrologic study will be needed to determine the site-specific impact at the 
time of development. Source: Lake County Comprehensive Plan 2030 
Floridian Aquifer Recharge Map.  
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b.Historical or archaeological sites:  

The City does not have any record of Florida Master Site Files related to this 
property, and no known historical or cultural resources exist.  

c.Flood zones:  

 The subject property is not impacted by a 100-year flood zone area. Source 
- Lake County GIS - 2012 Flood Zones.  Development of the property poses 
no wetland impacts, as no wetlands exist on the property. 
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d.Soil and topography:  

The soils appear to pose no limitations for development. At the development 
application stage, soils and geotechnical reports will be required as part of 
the application packages, as well as, for permitting for development with the 
applicable state agencies.  

As site plan and building permit approval must be obtained before 
development can begin, the Comprehensive Plan and the Land Development 
Regulations include standards for the protection of environmentally 
sensitive lands that would apply should conditions at the time of 
development warrant such protection. 

 

3. Comprehensive Plan Review:  

Additional criteria and standards are also included in the Plan that describe when, 
where and how development is to occur. Plan development policies will be used to 
evaluate the appropriateness of the compatibility of the use, intensity, location, and 
timing of the proposed amendment.  

 

Existing Land Use According to the Lake County Comprehensive Plan: 

Policy I-1.3.2 Urban Low Density Future Land Use Category 

The Urban Low Density Future Land Use Category provides for a range of 

residential development at a maximum density of four (4) dwelling units per net 
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buildable acre in addition to civic, institutional, commercial, and office uses at an 

appropriate scale and intensity to serve this category. Limited light industrial uses 

may only be allowed as a conditional use. This category shall be located on or in 

proximity to collector or arterial roadways to minimize traffic on local streets and 

provide convenient access to transit facilities. Within this category any residential 

development in excess of 10 dwelling units shall be required to provide a minimum 

25% of the net buildable area of the entire site as common open space.  

The maximum intensity in this category shall be 0.25, except for institutional uses which 

shall be 0.35. The maximum Impervious Surface Ratio shall be 0.60. 

TYPICAL USES INCLUDE:  

• Residential; 

• Nursing and personal care facilities; 

• Civic uses; 

• Residential professional offices; 

• Passive parks; 

• Religious organizations; 

• Day care services; 

• Schools; 

• Commerce uses, including services, retail trade, finance, insurance and real estate as 

allowed pursuant to Policy I-1.3.10 Commercial Activities within the Urban Future Land 

Use Series (Lake County shall allocate sufficient land area to accommodate commercial 

activities that provide goods and services, with consideration to economic benefits and 

environmental impacts to the County. For the purposes of this Objective, the term 

―Commercial shall include commercial, retail, office, limited light industrial uses, and 

other uses commonly associated with these activities. The location and distribution of 

commercial land uses within Lake County shall be guided by information contained in the 

Data Inventory and Analysis for the Future Land Use and Economic Elements. The 

policies below shall apply to commercial development within the Urban Future Land Use 

Series.); and  

• Public order and safety. 

Proposed Land Use According to the Eustis Comprehensive Plan: 

340

Item 7.6



Mixed Commercial 

Industrial (MCI) 

This land use designation is intended to provide for development of light 
manufacturing, distribution, corporate office and related commercial and industrial 
facilities in select high profile locations and in well planned environments. 

General Range of Uses: Mixed Commercial Industrial may include a variety 
of free-standing retail and service uses and small strip centers including 
automotive-oriented uses such as service stations and auto sales as well as 
outdoor recreation, and schools. Public and utility services and facilities that 
are 5 acres or less in size are also permitted. 
 
Light industry includes warehousing and wholesale distribution, provided that 
truck access bays and loading operations are effectively screened from view 
where necessary, truck traffic does not impact local streets, and hours of 
operation are compatible with adjacent land uses. Light industry also includes 
those manufacturing, distribution, and associated activities which do not 
create any noise, glare, vibration, odor, or waste products which would 
adversely impact adjacent properties or municipal utility systems, based on 
performance standards established in the LDRs. 

 
Intensity Range: up to 2.5 FAR subject to restrictions in Section 109-3 of the 
Land Development Regulations. 
 
Mix Requirements: 
There are proportional requirements and limitations regarding the amount of 
residential and non-residential uses allowable in an area designated MCI.  For the 
mixed land use category MCI, the City establishes, and shall monitor on a citywide 
basis, a mix of uses as follows: 
 
Commercial: 
No more than 20% of total MCI acreage 
The composition of mix for each proposed development will be determined on a 
case-by-case basis during the development review process.  Specific uses 
permitted will be monitored by the City to ensure continuity and compatibility with 
adjacent land uses.  Individual properties may develop all commercially or all 
industrially, provided that all applicable criteria set forth herein are met. 
 
Special Provisions: 
1) Future amendments to designate areas as MCI may be permitted in 

undeveloped areas oriented to major highways and other transportation 
facilities as determined by market demand, and provided that: 

a. Mixed Commercial Industrial areas and developments therein will be 
held to a higher level of community design relative to signage, lighting, 
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landscape materials, and building quality than General Commercial (GC) 
areas; and  

b. Signage and lighting are limited to maintain the generally semi-rural or 
high-profile image character of these designated areas. 

c. Developments within the Wekiva Protection Overlay that include longleaf 
pine, sand hill, sand pine, and xeric oak communities shall protect these 
areas as dedicated open space or conservation easements, with total 
open space equal to at least 35% of the net buildable area. 

 

Comparison of Lake County Development Conditions  

The existing Lake County future land use designation of the property is Urban Low, 
which provides for a range of residential development in addition to civic, 
commercial and office uses at an appropriate scale and intensity to serve this 
category. Allowable density and intensity in Urban Low is a maximum of 4 dwelling 
units per acre and intensity of 0.25 to 0.35 floor area ratio, with the sum of 
residential density and non-residential intensity not exceeding 100%. 

Residential: Lake County limits residential development to 4 du/acre, and other 
Lake County Comprehensive Plan policies would allow for some commercial, while 
the City of Eustis MCI (Mixed Commercial Industrial) would allow for a greater 
variety of commercial uses while limiting residential options.  

Proposed Residential Land Uses.  

The City shall limit these uses adjacent to incompatible commercial or industrial 
lands unless sufficient mitigation, such as buffering and setbacks, is provided and 
available, which lessens the impact to the proposed residences. 

Not applicable.  

Proposed Non-Residential Land Uses.  

The City shall generally not permit new industrial uses to be located adjacent to 
existing or planned residentially designated areas. 

The proposed future land use does not allow for industrial-type uses that 
may be incompatible with existing residential uses. Through the site 
development process, each project is evaluated, and the appropriate land 
development regulations are applied to mitigate potential incompatibility. 

1. Transportation:  

Each application for a land use designation amendment will be required to 
demonstrate consistency with the Transportation Element of the adopted 
Comprehensive Plan. 

This potential added commercial development will be evaluated at the time a development plan is 
submitted. At this time, the adjacent transportation network (CR 44/CR 44A) has the capacity to serve the 
proposed MCI land use. Future improvements will depend on the ultimate buildout intensity and specific 
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commercial uses. Prior to the development of the property, site plan approval amongst other approvals will 
be required. As part of the site plan review, a traffic study will be required to evaluate traffic impacts. 

 

2. Water Supply:  

Each application for a land use designation amendment will be required to 
demonstrate that adequate water supplies and associated public facilities are (or 
will be) available to meet the projected growth demands. 

 City water service and other services are available. The City’s adopted Water 
Supply Plan anticipated additional growth consistent with this development, 
so both supply and capacity are available.  

In Accordance with Chapter 102-16(f), Land Development Regulations 

Standards for Review:  

In reviewing the application of a proposed amendment to the comprehensive 
plan, the local planning agency and the city commission shall consider:  

a. Consistent with Comprehensive Plan:  

Whether the proposed amendment is consistent with all expressed policies 
the comprehensive plan. 

The proposed amendment is consistent with the Comprehensive Plan.   

b. In Conflict with Land Development Regulations:  

Whether the proposed amendment is in conflict with any applicable provisions 
of these land development regulations. 

The proposed amendment is not in conflict with the Land Development 
Regulations. At the time of development, there will be further review for 
compliance. 

c. Inconsistent with Surrounding Uses:  

Whether, and the extent to which, the proposed amendment is inconsistent 
with existing and proposed land uses. 

City commercial future land use has been designated for the west side 
of the CR 44/44A intersection. The Mixed Commercial Industrial FLU 
would not be inconsistent for the area. 

d. Changed Conditions:  

Whether there have been changed conditions that justify an amendment. 

The applicant wishes to annex the property into the City limits of Eustis. 
Assignment of a City of Eustis future land use designation is required. 
Upon annexation, the subject property will have a full array of municipal 
services, including central water. These changed conditions warrant a 
change in the land use designation.  
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e. Demand on Public Facilities:  

Whether, and the extent to which, the proposed amendment would result in 
demands on public facilities, and whether, or to the extent to which, the 
proposed amendment would exceed the capacity of such public facilities, 
infrastructure and services, including, but not limited to police, roads, sewage 
facilities, water supply, drainage, solid waste, parks and recreation, schools, 
and fire and emergency medical facilities.  

City water and sewer services are available and, in close proximity to the site. 
Adequate capacity is available to serve future development consistent with 
the requested future land use designation.  

Upon annexation, the City will also provide other services such as fire and 
police protection, library services, parks, and recreation. The City provides 
these services to other properties in the area, so efficiency will improve.  

f. Impact on Environment:  

Whether, and the extent to which, the proposed amendment would result in 
significant impacts on the natural environment. 

The site contains no apparent natural resources and is not connected to 
significant open space. 

g. Orderly Development Pattern:  

Whether, and the extent to which, the proposed amendment would result in 

an orderly and logical development pattern, specifically identifying any 

negative effects on such pattern.  

The site is contiguous to the City limits. The annexation would create a 
logical development pattern as it extends the City limits to a more 
natural boundary in this area.  

h. Public Interest and Intent of Regulations:  

Whether the proposed amendment would be consistent with or advance the 
public interest, and in harmony with the purpose and intent of these land 
development regulations.  

The purpose and intent of the Land Development Regulations is as 
follows: 

“The general purpose of this Code is to establish procedures and standards for 
the development of land within the corporate boundaries and the planning 
area of the city, such procedures and standards being formulated in an effort 
to promote the public health, safety and welfare and enforce and implement 
the city's comprehensive plan, while permitting the orderly growth and 
development with the city and Eustis planning area consistent with its small-
town community character and lifestyle.” 

The requested designation of MCI land use will provide for orderly growth 
and development. This designation would advance the public interest by 
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potentially providing additional commercial and industrial/flex space 
options, and the application of the LDRs to future development will ensure 
consistency with the community character and lifestyle of the city.  

i. Other Matters:  

Any other matters that may be deemed appropriate by the local planning 
agency or the city commissioners, in review and consideration of the 
proposed amendment.  

No other matters. 

Analysis of Design District Request (Ordinance Number 2026-11): 

Form-Based Code:  

The City’s Land Development Regulations are a form-based code. Design districts are 
unique to form-based codes.  Lake County still uses traditional Euclidean zoning, so 
there are no design districts for parcels in unincorporated Lake County.  When a 
parcel annexes into the City of Eustis, the City must assign a consistent design district 
that follows the urban, suburban and rural transect 

1. Standards for Review: 

The Land Development Regulations include the following standards for review of 
an amendment to the Design District Map. In approving a change in the 
designation, the City Commission shall consider: Whether the amendment is in 
conflict with any applicable provisions of the Code. 

a.Section 102-17(a) “...Section 109-3 Design Districts: 

identifies the definition, structure, and form of each design district.  The assignment 
of design district must follow the district pattern and intent.” 

The requested amendment assigns a parcel proposed for annexation into 
the City of Eustis a designation that meets the district pattern and intent 
(Suburban Corridor).The Suburban development pattern and intent, and the 
Suburban Corridor definition, structure and form description are stated 
below.  The assignment of a Suburban Corridor design district designation 
is appropriate due to the established and proposed development patterns in 
the area.  

b.Sec. 109-3.4. Suburban development pattern intent statements: 

Intent. Suburban development pattern…relies primarily on a pattern of residential 
development that provides the majority of property owners with substantial yards 
on their own property. The street layout, comprised of streets with fewer vehicular 
connections, helps to reduce cut-through traffic and establishes distinct boundaries 
for residential communities/subdivisions. Each land use provides for pedestrian 
and bicycle connections. 

Design districts – Suburban center. 
a. Definition. Mix of commercial, office, and potentially multifamily residential 

uses. 
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b. Structure. Development blocks organized with streets, pedestrian 
walkways and driveways. 

c. Form. Mix of nonresidential uses from office to commercial with supportive 
uses adjacent to larger use types. 

 

A Suburban Corridor designation follows the district pattern and intent 
outlined in the Land Development Regulations and is consistent with the 
existing transect in the area. 

c.Section 102-17(a)  

The following guidelines must be followed when proposing the 
reassignment of design district: 

Compatible intensities should face across streets. Changes in design districts 
should occur along rear alleys or lanes or along conservation edges. 

Reassignment is not being proposed.  A Eustis design district designation 
must be assigned to annexed property.  The proposed design district is 
compatible with the surrounding design districts. 

d.Consistent with Comprehensive Plan:  

Whether the proposed amendment is consistent with all elements of the 
comprehensive plan. 

The requested amendment is consistent with the Comprehensive Plan. 

e.Consistent with Surrounding Uses:  

Whether, and the extent to which, the proposed design district is consistent 
with existing and proposed land uses. 

The Suburban Corridor definition, structure and form are compatible 
with the existing uses and any proposed uses permitted under the 
Mixed Commercial Industrial future land use designations in the area. 

f.Changed Conditions: 

Whether there have been changed conditions that justify amending the 
design district. 

The subject property is proposed for annexation, and a design district 
assignment is necessary. The conditions have changed from land 
located in unincorporated Lake County without central services to a site 
within the City of Eustis with municipal services. 

g.Public Facilities. 

Whether, and the extent to which, the proposed redistricting would result in 
demands on public facilities, and whether, or to the extent to which, the 
proposed change would exceed the capacity of such public facilities, 
including, but not limited to police, roads, sewage facilities, water supply, 
drainage, solid waste, parks and recreation, schools, and fire and emergency 
medical facilities.  
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A redistricting is not proposed. Assigning a design district to an 
annexation property will not change the demand impact on public 
facilities.  The Future Land Use designation controls the density and 
intensity permitted on the site, so the Design District map amendment 
would not result in impacts beyond that already anticipated.  Also, see 
the analysis of public facilities in the above sections of this report. 

h.Impact on Environment:  

Whether, and the extent to which, the redistricting would result in significant 
impacts on the natural environment. 

The proposed Design District designation for this property does not 
change the development potential of the parcel.  Design Districts 
control the form and function of any development that does occur.  The 
Future Land Use designation controls the density, intensity, and 
minimum open space permitted on the site, so the Design District 
amendment would not result in additional impacts on the natural 
environment.  As building permit approval must be obtained before 
development can begin, the Comprehensive Plan and the Land 
Development Regulations include standards for the protection of 
environmentally sensitive lands that would apply should conditions at 
the time of development warrant such protection. 

i.Property Values:  

Whether, and the extent to which, the proposed redistricting would affect the 
property values in the area. 

Redistricting is not being proposed.  A City of Eustis design district 
designation must be assigned to the annexed property. This request 
should not affect property values because the proposed Design District 
designation is consistent with the surrounding development patterns 
and design districts. 

j.Orderly Development Pattern:  

Whether, and the extent to which, the proposed redistricting would result in an 
orderly and logical development pattern. 

The request is the assignment of a design district to an annexation 
parcel, not redistricting.  However, the proposed Design District 
designation is consistent with the suburban development pattern 
identified in Section 109-5.5 of the Land Development Regulations. 
Assignment of the requested designation will result in a more orderly 
and logical development pattern; making the designation consistent 
with the surrounding area designations and established development 
patterns. 

k.Public Interest and Intent of Regulations:  

Whether the proposed redistricting would be in conflict with the public interest, and 
in harmony with the purpose and intent of these regulations.  
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The request is the assignment of a design district to an annexation 
parcel, not redistricting.  The proposed Design District is not in conflict 
with the public interest and reflects the purpose and intent of the 
regulations.  

l.Other Matters:  

Any other matters that may be deemed appropriate by the city commission, in 
review and consideration of the proposed redistricting. 

The request is the assignment of a design district to an annexation parcel, 
not redistricting.  The City’s Land Development Regulations are a form-
based code. The Design District designations define the development form, 
but not the types of land use, densities, intensities, or required open space.  
The districts, therefore, must be consistent and follow the urban, suburban, 
and rural transects.  This request assigns a Suburban Corridor design 
district designation to an annexation parcel, which is consistent with the 
existing transect. 
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T and S FL Partners, Inc. 

Aerial Location 

Subject Property 
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T and S FL Partners, Inc. 

Location 

Subject Property 
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T and S FL Partners, Inc. 

Future Land Use (Current) 

Subject Property 
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T and S FL Partners, Inc. 

Future Land Use (Proposed) 

Subject Property 
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T and S FL Partners, Inc. 

Design District 

Subject Property 
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T and S FL Partners, Inc. 

Design District 

Subject Property 

354

Item 7.6



T and S FL Partners, Inc. 

Generalized Floodplain 

Flood Zone 

Subject Property 
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T and S FL Partners, Inc. 

Generalized Wetland 

Wetland 

Subject Property 
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T and S FL Partners, Inc. 

Generalized Utilities 

Subject Property 
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T and S FL Partners, Inc. 

Soils Suitability 

Subject Property 
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T and S FL Partners, Inc. 

Generalized Potential Recharge 

Subject Property 
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Ordinance Number 2026-09: T and S FL Partners 
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ORDINANCE NUMBER 2026-09 

 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, 

FLORIDA, VOLUNTARILY ANNEXING APPROXIMATELY 2.8 ACRES OF 

REAL PROPERTY AT LAKE COUNTY PROPERTY APPRAISER’S 

ALTERNATE KEY NUMBER 3959037, GENERALLY LOCATED IN 

UNINCORPORATED LAKE COUNTY, FLORIDA, ON THE EAST SIDE OF 

THE INTERSECTION OF COUNTY ROAD 44 AND COUNTY ROAD 44A. 

 
 WHEREAS, Denton Cairnes & Travis Sawchuk have made an application for 

voluntary annexation, on behalf of T and S FL Partners, Inc., the property owner, for 

approximately 2.8 acres of real property generally located in unincorporated Lake County, 

Florida, on the east side of the intersection of County Road 44 and County Road 44A, more 

particularly described as:  

Parcel Alternate Key: 3959037 
 
Parcel Identification Numbers:  06-19-27-0200-000-00501 
 
Legal Description: 
 
A portion of Lot 5, C.M. Rehrer's Subdivision, according to the plat thereof, as recorded in 

Plat Book 1, Page 50, of the Public Records of Lake County, Florida, lying in Section 6, 

Township 19 South, Range 27 East, Lake County, Florida, described as follows: 

Commencing at the Northwest corner of Tract S, Spring Ridge Estates, according to the plat 

thereof, as recorded in Plat Book 58, Pages 28 through 30, of the Public Records of Lake 

County, Florida, and with the Easterly Right-of-Way line of County Road No. 44, North 

00°04'26" West, 115.21 feet, to the intersection of the Easterly Right-of-Way line of said 

County Road No. 44 and the Northerly line of said Lot 7; thence continuing with the Easterly 

Right-of-Way line of said County Road No. 44, North 00°13'04" West, 366.04 feet, to the 

beginning of a non-tangent curve concave Southeasterly; thence with a radius of 258.33 

feet, a delta of 90°32'39", and a chord bearing and distance of North 45°01'32" East, 367.07 

feet, Northeasterly along said curve, an arc length of 408.24 feet, to the end of said curve 

on the Southerly Right-of-Way line of County Road No. 44A; thence with the Southerly Right-

of-Way line of said County Road No. 44A, South 89°36'40" East, 344.52 feet, to the Point of 

Beginning. 

Thence continuing with the Southerly Right-of-Way line of said County Road No. 44A, South 

89°36'40" East, 163.90 feet, to the Westerly line of the lands described in Official Records 

Book 5581, Page 918, of the Public Records of Lake County, Florida; thence departing the 

Southerly Right-of-Way line of said County Road No. 44A, and with the Westerly line of said 

lands described in Official Records Book 5581, Page 918, South 00°20'56" East, 743.98 

feet, to the Northerly line of said Spring Ridge Estates; thence departing the Westerly line of 
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said lands described in Official Records Book 5581, Page 918, and with the Northerly line 

of said Spring Ridge Estates, North 89°29'59" West, 163.90 feet; thence departing the 

Northerly line of said Spring Ridge Estates, and with a line parallel with the Westerly line of 

said lands described in Official Records Book 5581, Page 918, North 00°20'56" West, 

743.66 feet, to the Point of Beginning. 

Containing 121,902.10 Square Feet or 2.80 Acres, more or less. 

(The foregoing legal description was copied from the Applicant’s submitted survey and has 

not been verified for accuracy)  

WHEREAS, the owner of the subject property has submitted a voluntary annexation 

petition pursuant to Section 171.044, Florida Statutes, and has consented to annexation of 

the property described herein; and 

WHEREAS, the City Commission has determined that the petition bears the 

signatures of all owners of property within the area proposed for annexation; and 

 WHEREAS, the subject property is reasonably compact and contiguous; and 

WHEREAS, the City Commission finds that the subject property meets the 

requirements of Sections 171.042 and 171.043, Florida Statutes; and 

 WHEREAS, the annexation of this property will not result in the creation of enclaves; 

and  

 WHEREAS, the subject property is located within the City of Eustis Planning Area, and 

the City has the ability to provide urban services to the property; and 

WHEREAS, on May 7, 2026, the City Commission held the first duly noticed public 

hearing to consider the voluntary annexation of the property described herein; and 

WHEREAS, on May 21, 2026, the City Commission held the second duly noticed 

public hearing to consider the voluntary annexation of the property described herein. 

NOW, THEREFORE, THE COMMISSION OF THE CITY OF EUSTIS HEREBY ORDAINS: 

SECTION 1. 

That pursuant to, and under the authority of Section 171.044, Florida Statutes, the City of 

Eustis, Lake County, Florida, does hereby annex the property and amend the municipal 

boundaries to include approximately 2.8 acres of real property, as described above.  

A map depicting the location of the annexed property described above is attached hereto as 

Exhibit “A”. 

SECTION 2. 

That the Director of Development Services shall be authorized to amend the City of Eustis 

Boundary Map to incorporate the change described in Section 1. 

361

Item 7.7



Ordinance Number 2026-09: T and S FL Partners 

Page 3 of 5 

SECTION 3. 

That all Ordinances or parts of Ordinances in conflict herewith are hereby repealed. 

SECTION 4. 

That upon final passage and adoption, the City Clerk is hereby directed to file a copy hereof 

with the Clerk of the Circuit Court, the County Manager for Lake County, Florida, and the 

Department of State for the State of Florida within 7 days after the adoption of such 

ordinance. 

SECTION 5. 

That should any section, phrase, sentence, provision, or portion of this Ordinance be 

declared by any court of competent jurisdiction to be unconstitutional or invalid, such 

decision shall not affect the validity of the Ordinance as a whole, or any part thereof, other 

than the part so declared to be unconstitutional or invalid. 

SECTION 6. 

That this Ordinance shall become effective immediately upon adoption; however, the 

annexation shall not be effective until filing with the Clerk of the Circuit Court of Lake County, 

the Chief Administrative Officer of Lake County, and the Florida Department of State, as 

required by law. 

SECTION 7. 

That the property annexed in this Ordinance is subject to the Future Land Use Element of 

the Lake County Comprehensive Plan until the City adopts the Comprehensive Plan 

Amendment to include the annexed parcel in the City Comprehensive Plan. 

PASSED, ORDAINED AND ADOPTED this 21st day of May 2026, by the City 
Commission of the City of Eustis, Florida. 

       CITY COMMISSION OF THE 
       CITY OF EUSTIS, FLORIDA      
 
             
       Emily A. Lee 
       Mayor/Commissioner 
ATTEST: 
 
      
Christine Halloran, City Clerk 
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CITY OF EUSTIS CERTIFICATION 
 

STATE OF FLORIDA 
COUNTY OF LAKE 

The foregoing instrument was acknowledged before me, by means of physical presence, 
this ______ day of May 2026, by Emily A. Lee, Mayor/Commissioner, and Christine Halloran, 
City Clerk, who are personally known to me. 

_________________________ 
Notary Public - State of Florida 
My Commission Expires: 
Commission No. 

 

CITY ATTORNEY'S OFFICE 

This document is approved as to form and legal content for the use and reliance of the Eustis 
City Commission; however, I have not performed an independent title examination to verify 
the accuracy of the legal description. 

_______________________________  _______________ 
City Attorney's Office     Date 
   
 

CERTIFICATE OF POSTING 

The foregoing Ordinance Number 2026-09 is hereby approved, and I certify that I published 
the same by posting one copy hereof at City Hall, one copy hereof at the Eustis Memorial 
Library, and one copy hereof at the Parks & Recreation Office, all within the corporate limits 
of the City of Eustis, Lake County, Florida. 
 
 
_______________________________  ___________ 
Christine Halloran, City Clerk   Date 
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EXHIBIT A 
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Business Impact Estimate Eligibility Form 
Section 166.041(4), Florida Statutes 

 

This form should be included in the agenda packet for the item under which the proposed ordinance is to be considered 

and must be posted on the City of Eustis’ website by the time notice of the proposed ordinance is published. 

 

This form simply assists in determining whether a Business Impact Estimate must be completed under Florida law for 

the proposed ordinance. Should a Business Impact Estimate be required or should the City opt to provide one as a 

courtesy based on the selection below then a separate form with the statutory components of Section 166.041(4)(a) 

shall also accompany the proposed ordinance. 

 

Ordinance Number 2026-09 

Ordinance Subject Annexation A-2026-0005 

Legal Advertising Date April 27, 2026 

First Reading On 5/7/2026 

Second Reading On 5/21/2026 

 

Ordinance Title 

 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, FLORIDA, 
VOLUNTARILY ANNEXING APPROXIMATELY 2.8 ACRES OF REAL PROPERTY 
AT LAKE COUNTY PROPERTY APPRAISER’S ALTERNATE KEY NUMBER 
3959037, GENERALLY LOCATED ON THE EAST SIDE OF THE INTERSECTION OF 
COUNTY ROAD 44 AND COUNTY ROAD 44A.  

 

 

Based on the City’s review of the proposed ordinance (must select one of the following): 
 

☒ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; a Business Impact Estimate is NOT required and therefore not provided. 

☐ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; however, the City has prepared the Business Impact Estimate as a courtesy and to 

avoid any procedural issues that could impact the enactment of the proposed ordinance. 

 

☐ The City has prepared a Business Impact Estimate in accordance with section 166.041(4), 

Florida Statutes. 

 

Exemptions 

 

 

The City has determined that a Business Impact Estimate is NOT required as the following 

exemption applies to the proposed ordinance:   
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Section 166.041 (4)(c) exemption: It is enacted to implement comprehensive plan amendments 

and land development regulation amendments initiated by an application by a private party other 

than the municipality.  
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ORDINANCE NUMBER 2026-10 
 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, LAKE 

COUNTY, FLORIDA, AMENDING THE CITY OF EUSTIS COMPREHENSIVE 

PLAN PURSUANT TO SECTION 163.3187, FLORIDA STATUTES; CHANGING 

THE FUTURE LAND USE DESIGNATION OF APPROXIMATELY 2.8 ACRES OF 

REAL PROPERTY PROPOSED FOR ANNEXATION INTO THE CITY OF EUSTIS 

AT ALTERNATE KEY NUMBER 3959037, GENERALLY LOCATED ON THE 

EAST SIDE OF THE INTERSECTION OF COUNTY ROAD 44 AND COUNTY 

ROAD 44A. 

 

WHEREAS, on November 4, 2010, the Eustis City Commission adopted the City of Eustis 
Comprehensive Plan 2010-2035 through Ordinance Number 10-11; and  

WHEREAS, the State of Florida Department of Community Affairs found the City of Eustis 
Comprehensive Plan 2010-2035 In Compliance pursuant to Sections 163.3184, 163.3187, and 
163.3189 Florida Statutes; and   

WHEREAS, the City of Eustis periodically amends its Comprehensive Plan in accordance 
with Chapter 163.3187 and 163.3191, Florida Statutes; and 

WHEREAS, the subject property is proposed for annexation into the City of Eustis 
pursuant to Chapter 171, Florida Statutes; and 

WHEREAS, the City of Eustis desires to amend the Future Land Use Map Series to 
change the Future Land Use designation on approximately 2.8 acres of real property located 
on the east side of the intersection of County Road 44 and County Road 44A and more 
particularly described herein; and 

WHEREAS, on May 7, 2026, the Local Planning Agency held a duly noticed public 
hearing and recommended approval of the Small-Scale Future Land Use Amendment; and 

WHEREAS, on May 7, 2026, the City Commission held the first duly noticed public 
hearing to consider the amendment; and 

WHEREAS, on May 21, 2026, the City Commission held the second duly noticed public 
hearing and adopted the amendment. 

 NOW, THEREFORE, THE COMMISSION OF THE CITY OF EUSTIS HEREBY 
ORDAINS: 

SECTION 1. 

Land Use Designation: That the Future Land Use Designation of the real property as 
described below shall be changed from Urban Low in Lake County to Mixed Commercial 
Industrial (MCI) within the City of Eustis: 
 
Parcel Alternate Key: 3959037 
 
Parcel Identification Numbers:  06-19-27-0200-000-00501 
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Legal Description: 
 
A portion of Lot 5, C.M. Rehrer's Subdivision, according to the plat thereof, as recorded in Plat 

Book 1, Page 50, of the Public Records of Lake County, Florida, lying in Section 6, Township 

19 South, Range 27 East, Lake County, Florida, described as follows: 

Commencing at the Northwest corner of Tract S, Spring Ridge Estates, according to the plat 

thereof, as recorded in Plat Book 58, Pages 28 through 30, of the Public Records of Lake 

County, Florida, and with the Easterly Right-of-Way line of County Road No. 44, North 

00°04'26" West, 115.21 feet, to the intersection of the Easterly Right-of-Way line of said County 

Road No. 44 and the Northerly line of said Lot 7; thence continuing with the Easterly Right-of-

Way line of said County Road No. 44, North 00°13'04" West, 366.04 feet, to the beginning of 

a non-tangent curve concave Southeasterly; thence with a radius of 258.33 feet, a delta of 

90°32'39", and a chord bearing and distance of North 45°01'32" East, 367.07 feet, 

Northeasterly along said curve, an arc length of 408.24 feet, to the end of said curve on the 

Southerly Right-of-Way line of County Road No. 44A; thence with the Southerly Right-of-Way 

line of said County Road No. 44A, South 89°36'40" East, 344.52 feet, to the Point of Beginning. 

Thence continuing with the Southerly Right-of-Way line of said County Road No. 44A, South 

89°36'40" East, 163.90 feet, to the Westerly line of the lands described in Official Records Book 

5581, Page 918, of the Public Records of Lake County, Florida; thence departing the Southerly 

Right-of-Way line of said County Road No. 44A, and with the Westerly line of said lands 

described in Official Records Book 5581, Page 918, South 00°20'56" East, 743.98 feet, to the 

Northerly line of said Spring Ridge Estates; thence departing the Westerly line of said lands 

described in Official Records Book 5581, Page 918, and with the Northerly line of said Spring 

Ridge Estates, North 89°29'59" West, 163.90 feet; thence departing the Northerly line of said 

Spring Ridge Estates, and with a line parallel with the Westerly line of said lands described in 

Official Records Book 5581, Page 918, North 00°20'56" West, 743.66 feet, to the Point of 

Beginning. 

Containing 121,902.10 Square Feet or 2.80 Acres, more or less. 

(THE FOREGOING LEGAL DESCRIPTION WAS COPIED FROM THE APPLICANT’S 
SUBMITTED SURVEY AND HAS NOT BEEN VERIFIED FOR ACCURACY) 

SECTION 2. 

Map Amendment and Notification: That the Director of Development Services shall be 
authorized to amend the Future Land Use Map of the Comprehensive Plan to incorporate the 
change described in Section 1 and provide appropriate notification in accordance with Florida 
Statutes. 

SECTION 3. 

Conflict: That all Ordinances or parts of Ordinances in conflict herewith are hereby repealed. 

SECTION 4. 

Severability: That should any section, phrase, sentence, provision, or portion of this Ordinance 
be declared by any court of competent jurisdiction to be unconstitutional or invalid, such decision 
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shall not affect the validity of the Ordinance as a whole, or any part thereof, other than the part 
so declared to be unconstitutional or invalid. 

SECTION 5. 

Effective Date: That the effective date of this plan amendment, if the amendment is not timely 
challenged, shall be 31 days after the Department of Commerce notifies the local government 
that the plan amendment package is complete. If timely challenged, this amendment shall 
become effective on the date the Department of Commerce or the Administration Commission 
enters a final order determining this adopted amendment to be in compliance.  No development 
orders, development permits, or land uses dependent on this amendment may be issued or 
commence before it has become effective.  If a final order of noncompliance is issued by the 
Administration Commission, this amendment may nevertheless be made effective by the 
adoption of a resolution affirming its effective status, a copy of which resolution shall be sent to 
the Department of Commerce. 
 

PASSED, ORDAINED, AND APPROVED this 21st day of May 2026, by the City 
Commission of the City of Eustis, Florida. 

       CITY COMMISSION OF THE 
       CITY OF EUSTIS, FLORIDA      
 
 
             
       Emily A. Lee 
       Mayor/Commissioner 
ATTEST: 
 
 
      
Christine Halloran, City Clerk 

 
CITY OF EUSTIS CERTIFICATION 

 
STATE OF FLORIDA 
COUNTY OF LAKE 

The foregoing instrument was acknowledged before me, by means of physical presence, this 
21st day of May 2026, by Emily A. Lee, Mayor/Commissioner, and Christine Halloran, City 
Clerk, who are personally known to me. 

 
_________________________ 
Notary Public - State of Florida 
My Commission Expires: 
Notary Serial No: 
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CITY ATTORNEY'S OFFICE 

This document is approved as to form and legal content for the use and reliance of the Eustis 
City Commission; however, I have not performed an independent title examination to verify the 
accuracy of the legal description. 

 

____________________________________ 
City Attorney's Office   Date 
   

CERTIFICATE OF POSTING 

The foregoing Ordinance Number 2026-10 is hereby approved, and I certify that I published 
the same by posting one copy hereof at City Hall, one copy hereof at the Eustis Memorial 
Library, and one copy hereof at the Parks & Recreation Office, all within the corporate limits of 
the City of Eustis, Lake County, Florida. 
 
 
_______________________________  ___________ 
Christine Halloran, City Clerk   Date 
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Exhibit A 

 

 

T and S FL Partners, Inc. 

Future Land Use (Proposed) 

Subject Property 
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Business Impact Estimate Eligibility Form 
Section 166.041(4), Florida Statutes 

 

This form should be included in the agenda packet for the item under which the proposed ordinance is to be considered 

and must be posted on the City of Eustis’ website by the time notice of the proposed ordinance is published. 

 

This form simply assists in determining whether a Business Impact Estimate must be completed under Florida law for 

the proposed ordinance. Should a Business Impact Estimate be required or should the City opt to provide one as a 

courtesy based on the selection below then a separate form with the statutory components of Section 166.041(4)(a) 

shall also accompany the proposed ordinance. 

 

Ordinance Number 2026-10 

Ordinance Subject Future Land Use Map Amendment A-2026-0005 

Legal Advertising Date April 27, 2026 

First Reading On 5/7/2026 

Second Reading On 5/21/2026 

 

Ordinance Title 

 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, FLORIDA, 
VOLUNTARILY ANNEXING APPROXIMATELY 2.8 ACRES OF REAL PROPERTY AT 
LAKE COUNTY PROPERTY APPRAISER’S ALTERNATE KEY NUMBER 3959037, 
GENERALLY LOCATED IN UNINCORPORATED LAKE COUNTY, FLORIDA, ON THE 
EAST SIDE OF THE INTERSECTION OF COUNTY ROAD 44 AND COUNTY ROAD 
44A.  

 

 

Based on the City’s review of the proposed ordinance (must select one of the following): 
 

☒ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; a Business Impact Estimate is NOT required and therefore not provided. 

☐ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; however, the City has prepared the Business Impact Estimate as a courtesy and to 

avoid any procedural issues that could impact the enactment of the proposed ordinance. 

 

☐ The City has prepared a Business Impact Estimate in accordance with section 166.041(4), 

Florida Statutes. 

 

Exemptions 

 

 

The City has determined that a Business Impact Estimate is NOT required as the following 

exemption applies to the proposed ordinance:   
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Section 166.041 (4)(c) exemption: It is enacted to implement comprehensive plan amendments 

and land development regulation amendments initiated by an application by a private party other 

than the municipality.  

373

Item 7.8



Ordinance Number 2026-11: T and S FL Partners 
Page 1 of 4 

ORDINANCE NUMBER 2026-11 
 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, 
LAKE COUNTY, FLORIDA; ASSIGNING THE SUBURBAN CORRIDOR 
(SC) DESIGN DISTRICT DESIGNATION TO APPROXIMATELY 2.8  
ACRES OF REAL PROPERTY PROPOSED FOR ANNEXATION INTO 
THE CITY OF EUSTIS AT ALTERNATE KEY NUMBER 3959037, 
GENERALLY LOCATED ON THE EAST SIDE OF THE INTERSECTION 
OF COUNTY ROAD 44 AND COUNTY ROAD 44A. 

 

WHEREAS, the City of Eustis desires to amend the Design District Map of the 
Land Development Regulations adopted under Ordinance Number 09-33 to assign a 
Design District designation of Suburban Corridor (SC) to approximately 2.8 acres of real 
property proposed for annexation into the City of Eustis as further described below; and 

WHEREAS, the City Commission has the authority to assign zoning and design 
district classifications pursuant to its Land Development Regulations and Chapter 166, 
Florida Statutes; and 

 WHEREAS, on May 7, 2026, the City Commission held the first duly noticed public 
hearing to consider the Design District Amendment contained herein; and 

 WHEREAS, on May 21, 2026, the City Commission held the second duly noticed 
public hearing and adopted the Design District Amendment contained herein; and  

 WHEREAS, the effectiveness of this Design District designation is contingent upon 
the annexation of the subject property pursuant to Ordinance Number 2026-09. 

 NOW, THEREFORE, THE COMMISSION OF THE CITY OF EUSTIS HEREBY 
ORDAINS: 

Section 1.  Design District Designation 

That the Design District Designation of the real property described below and shown on 
Exhibit A shall be designated as Suburban Corridor (SC): 

Parcel Alternate Key: 3959037 
 
Parcel Identification Numbers:  06-19-27-0200-000-00501 
 
Legal Description: 
 
A portion of Lot 5, C.M. Rehrer's Subdivision, according to the plat thereof, as recorded 
in Plat Book 1, Page 50, of the Public Records of Lake County, Florida, lying in Section 
6, Township 19 South, Range 27 East, Lake County, Florida, described as follows: 
 
Commencing at the Northwest corner of Tract S, Spring Ridge Estates, according to the 

plat thereof, as recorded in Plat Book 58, Pages 28 through 30, of the Public Records of 

Lake County, Florida, and with the Easterly Right-of-Way line of County Road No. 44, 

North 00°04'26" West, 115.21 feet, to the intersection of the Easterly Right-of-Way line of 

said County Road No. 44 and the Northerly line of said Lot 7; thence continuing with the 
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Easterly Right-of-Way line of said County Road No. 44, North 00°13'04" West, 366.04 

feet, to the beginning of a non-tangent curve concave Southeasterly; thence with a radius 

of 258.33 feet, a delta of 90°32'39", and a chord bearing and distance of North 45°01'32" 

East, 367.07 feet, Northeasterly along said curve, an arc length of 408.24 feet, to the end 

of said curve on the Southerly Right-of-Way line of County Road No. 44A; thence with the 

Southerly Right-of-Way line of said County Road No. 44A, South 89°36'40" East, 344.52 

feet, to the Point of Beginning. 

Thence continuing with the Southerly Right-of-Way line of said County Road No. 44A, 

South 89°36'40" East, 163.90 feet, to the Westerly line of the lands described in Official 

Records Book 5581, Page 918, of the Public Records of Lake County, Florida; thence 

departing the Southerly Right-of-Way line of said County Road No. 44A, and with the 

Westerly line of said lands described in Official Records Book 5581, Page 918, South 

00°20'56" East, 743.98 feet, to the Northerly line of said Spring Ridge Estates; thence 

departing the Westerly line of said lands described in Official Records Book 5581, Page 

918, and with the Northerly line of said Spring Ridge Estates, North 89°29'59" West, 

163.90 feet; thence departing the Northerly line of said Spring Ridge Estates, and with a 

line parallel with the Westerly line of said lands described in Official Records Book 5581, 

Page 918, North 00°20'56" West, 743.66 feet, to the Point of Beginning. 

Containing 121,902.10 Square Feet or 2.80 Acres, more or less. 
 
(The foregoing legal description was copied from the Applicant’s submitted survey and 
has not been verified for accuracy)  
 
Section 2.  Map Amendment 

That the Director of Development Services shall be authorized to amend 
the Design District Map to incorporate the change described in Section 1. 

Section 3.  Conflict 

  That all Ordinances or parts of Ordinances in conflict herewith are hereby 
repealed. 

Section 4.  Severability 

  That should any section, phrase, sentence, provision, or portion of this 
Ordinance be declared by any court of competent jurisdiction to be 
unconstitutional or invalid, such decision shall not affect the validity of the 
Ordinance as a whole, or any part thereof, other than the part so declared to 
be unconstitutional or invalid. 

Section 5.  Effective Date 

  That this Ordinance shall become effective upon the annexation of the 
subject property through approval of Ordinance Number 2026-09. 

 

375

Item 7.9



Ordinance Number 2026-11: T and S FL Partners 
Page 3 of 4 

PASSED, ORDAINED, AND APPROVED this 21st day of May 2026, by the City 
Commission of the City of Eustis, Florida. 

       CITY COMMISSION OF THE 
       CITY OF EUSTIS, FLORIDA      
 
 
             
       Emily A. Lee 
       Mayor/Commissioner 
ATTEST: 
 
 
      
Christine Halloran, City Clerk 

 
CITY OF EUSTIS CERTIFICATION 

 
STATE OF FLORIDA 
COUNTY OF LAKE 

The foregoing instrument was acknowledged before me, by means of physical presence, 
this 21st day of May 2026, by Emily A. Lee, Mayor/Commissioner, and Christine Halloran, 
City Clerk, who are personally known to me. 

_________________________ 
Notary Public - State of Florida 
My Commission Expires: 
Commission No: 

 
CITY ATTORNEY'S OFFICE 

This document is approved as to form and legal content for the use and reliance of the 
Eustis City Commission; however, I have not performed an independent title examination 
to verify the accuracy of the legal description. 

 
____________________________________ 
City Attorney's Office   Date 
   

CERTIFICATE OF POSTING 
 

The foregoing Ordinance Number 2026-11 is hereby approved, and I certify that I 
published the same by posting one copy hereof at City Hall, one copy hereof at the Eustis 
Memorial Library, and one copy hereof at the Parks & Recreation Office, all within the 
corporate limits of the City of Eustis, Lake County, Florida. 
 
_______________________________  ___________ 
Christine Halloran, City Clerk   Date 
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Exhibit A 
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Business Impact Estimate Eligibility Form 
Section 166.041(4), Florida Statutes 

 

This form should be included in the agenda packet for the item under which the proposed ordinance is to be considered 

and must be posted on the City of Eustis’ website by the time notice of the proposed ordinance is published. 

 

This form simply assists in determining whether a Business Impact Estimate must be completed under Florida law for 

the proposed ordinance. Should a Business Impact Estimate be required or should the City opt to provide one as a 

courtesy based on the selection below then a separate form with the statutory components of Section 166.041(4)(a) 

shall also accompany the proposed ordinance. 

 

Ordinance Number 2026-11 

Ordinance Subject Design District Map Amendment A-2026-0005 

Legal Advertising Date April 27, 2026 

First Reading On 5/7/2026 

Second Reading On 5/21/2026 

 

Ordinance Title 

 

AN ORDINANCE OF THE CITY COMMISSION OF THE CITY OF EUSTIS, LAKE 
COUNTY, FLORIDA, AMENDING THE CITY OF EUSTIS COMPREHENSIVE PLAN 
PURSUANT TO SECTION 163.3187, FLORIDA STATUTES; CHANGING THE 
FUTURE LAND USE DESIGNATION OF APPROXIMATELY 2.8 ACRES OF REAL 
PROPERTY PROPOSED FOR ANNEXATION INTO THE CITY OF EUSTIS AT 
ALTERNATE KEY NUMBER 3959037, GENERALLY LOCATED ON THE EAST SIDE 
OF THE INTERSECTION OF COUNTY ROAD 44 AND COUNTY ROAD 44A.  

 

 

Based on the City’s review of the proposed ordinance (must select one of the following): 
 

☒ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; a Business Impact Estimate is NOT required and therefore not provided. 

☐ The City has determined the statutory exemption identified below applies to the proposed 

ordinance; however, the City has prepared the Business Impact Estimate as a courtesy and to 

avoid any procedural issues that could impact the enactment of the proposed ordinance. 

 

☐ The City has prepared a Business Impact Estimate in accordance with section 166.041(4), 

Florida Statutes. 

 

Exemptions 

 

 

The City has determined that a Business Impact Estimate is NOT required as the following 

exemption applies to the proposed ordinance:   
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Section 166.041 (4)(c) exemption: It is enacted to implement comprehensive plan amendments 

and land development regulation amendments initiated by an application by a private party other 

than the municipality.  
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TO: Eustis City Commission 
  

FROM: Rick Gierok, Interim City Manager 
  

DATE: May 7, 2026 
  

RE: City Attorney Update 

Introduction: 
City Attorney Sasha Garcia will provide an update to City Commission. 

Prepared By: 
Christine Halloran, City Clerk 

Reviewed By: 
Miranda Burrowes, Deputy City Manager 
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