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Step by Step Process Utilized for Student Generation Rate Analysis 
As Part of Educational Impact Fee Updated for the Board 

For the 2018-2019 Study Effort 
(February 8, 2019) 

 
 
Step 1: The LCS project number to be utilized for this updated student generation rate effort will 

be 0150.  The primary analysis will be accomplished within the following ArcMap 
document:  Educational Impact Fee Assessment -- 20181204.mxd and later updated 
during the process to Educational Impact Fee Assessment -- 20190128.mxd.  Utilized the 
latest (October 8th, 2018) geocoded Skyward student demographic GIS point layer file of 
the full student demographic dataset that was pulled from the Data Warehouse (SQL 
Server //lcs-issql1/arcgis //, database: students).  This particular dataset was utilized 
because it was consistent with our standard 40th-day student count window as established 
by the Growth Planning Department.  The original raw student database that was 
extracted from the Data Warehouse contained 48,534 student records and was stored as 
Raw_Skyward_Dataset_48534 in the following project File Geodatabase Impact Fee 
Analysis -- 20181204.gdb within the project directory.  The first step in the geocoding 
process is to match the students with a developed summary table from the same dataset 
that contains a list of cost centers that are tied to the centers coded by student accounting 
interest.  This summary table extracted from the raw data file 
(FINAL_Summary_Table_of_CostCenters_for_Student_Accounting) generated a total of 
62 unique records (a portion of the table is shown in the graphic below).  
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 The table graphic on the following page depicts the final school (cost center) selections 
associated with the 6th column above that correspond to the schools that offer student 
stations that will be applied during the impact fee analysis.  These designated schools of 
interest are generating 41,542 students of the 48,534 Skyward student totals and represent 
45 of the 62 school centers that will be under consideration as part of this study effort.  
These 41,542 students were extracted from 
FINAL_Geocoded_Results_from_Skyward_with_SAZs_and_Enhancements_47695 
utilizing the 45 schools in interest and placed into a few point feature layer titled 
Geocoded_Students_ImpactFeeInterest_20181008_41542. 
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Step 2: Based on past experience, two new fields were added to the geocoded point attribute 
table representing “out-of-county” (field = “OutofCty”) and city designated students 
based on the corporate limits layer (field = “CityAsignmt”) from Lake County GIS.  
Utilizing the “Select by    Attributes” on the “County” field, the “OutofCty” field was 
populated with a “Yes” or “No” depending upon the appropriate assignment.  The results 
indicated that 460 students of the total population of 41,542 (or 1.1%) specified that their 
home address resided outside of the corporate boundaries of Lake County or their address 
was unable to be adequately geocoded with the point address geocoder from Lake 
County GIS.  These uncoded student address made up 52 of the 460 students that were 
assigned as out-of-county.  Ms. Randall of Growth Planning indicated that we should not 
include out of county students in our final Student Generation Rate (SGR) analysis and 
therefore these particular 460 students were removed from consideration and a new point 
feature class representing the resultant 41,082 students of interest dataset was created:  
FINAL_Students_ImpactFeeInterest_20181008_41082.  See the two associated table 
below: 
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Step 3:  The October 24th corporate limit layer acquired from Lake County GIS was spatially 
joined with the previous student point layer, and the “CityAsignmt” was calculated in the 
attribute table utilizing the joined layer corporate limit assignments to create the resultant 
student dataset that will be joined with the final land use data:  
FINAL_Students_ImpactFeeInterest_City_20181008_41082.  As anticipated, the 
“NULL” values were assumed to be “Unincorporated” Lake County assignments.  The 
results of the good geocoded students in Skyward are associated with the following cities 
and the unincorporated portion of the county as depicted below:    
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Step 4: From my routine downloads of the Tax Parcel GIS Geodatabase layer (TaxParcels.mdb) 
from Lake County’s publicly accessible FTP site, as supplied by the Lake County 
Property Appraiser’s (LCPA) office, I’ve opted to utilize the particular feature layer from 
October 24th to closely coincide with the October 8th, 40th day student count information.  
This polygon layer was imported into the study File Geodatabase (Impact Fee Analysis -- 
20181204.gdb) under the feature name of (TaxParcels_ImpactFeeStudy).  The layer 
contained 182,394 individual tax parcel records with thirty-six (36) primary fields as 
noted in the graphic below.  
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Step 5:  Downloaded and imported into a Microsoft Excel spreadsheet the latest available Land 
Use Codes as found on the Lake County Property Appraiser’s web site under Tax, 
Millage & Map Data on the front page of their web site (see graphic below highlighted 
with a red box) (https://www.lakecopropappr.com/pdfs/2018_Land_Use_Codes.pdf).  
Also downloaded the latest available Florida Department of Revenue Production Guide 
for Data Record Layout for 2018 under the following URL:  
http://floridarevenue.com/property/Documents/2018prodguide.pdf which contains the 
Florida Department of Revenue (FDOR) Land Use Code descriptions for Field 5 of the 
database starting on page 7 and ending on page 10 of the PDF manual.   
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Step 6:  From the Tax Parcel GIS Geodatabase layer (TaxParcels_ImpactFeeStudy) captured in 
Step 4, a summary feature table was generated and stored in the study File Geodatabase 
(Summary_Table_LCPA_LandUseCodes_with_PropertyClassInfo) on the attribute (Field 
= LandUseCode, LandUseDescription, PropertyClassCode & 
PropertyClassDescription).  The resultant table generated 159 unique land use code 
categories.  I cross-referenced this summary table with the PDF extracted from the 
LCPA’s web site noted in the previous step and observed some gaps in the descriptions 
in the summary table.  I also noticed that some of the descriptions were slightly different 
as well.  I decided to export the PDF to an Excel spreadsheet and in order to create a 
useable table representing the 2018 values from their website.  I created a new field 
(LandUseDesc2018) in the tax parcel table and joined the two tables together.  I noticed 
that 160 records did not match after the join.  Further inspection of the actual tax parcels 
layer indicated that these records had “Null” land use values.  Most appeared to be slivers 
of parcels that had not yet been cleaned, gaps in faulty legal descriptions, or drainage 
features from the recorded plat.  These conditions reflect the difference between the 160 
parcels and the 142 that show up in the next Step 7 table.  It would appear that 18 of 
these parcels are overlaps/gaps tied up within the polygon data structure.  The remaining 
17 parcels did contain other parcel information within the data set but looked to be 
commercial in nature based on the owner’s names.  I will make the LCPA’s office aware 
of the discrepancies in hopes they will be corrected in the next available download.   
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Step 7:  A new attribute (Field = ImpFeeInterest & Field = ImpFeeLUDescr) was added to the 
summary table (Summary_Table_LCPA_LandUseCodes_with_PropertyClassInfo) for 
calculating the applicable land use assignments related with the three types of residential 
units to be analyzed as part of the student generation rate calculations.  These residential 
classifications were assigned accordingly on the basis of single-family, manufactured (or 
mobile) home or multi-family designation and coded with the primary land use categories 
based on the Property Appraiser’s land use codes as outlined below.  Retirement home 
and facilities along with Co-op parcels as residential areas within developments were not 
included in these designations due to the fact that no students “should be” generated from 
these lots.  All other codes not residential in nature were given a designation of “N/A.”  
Based on the code and their respective descriptions the following table depicts the 
property appraiser land use codes, the number of associated tax parcels, and their 
associated area distribution.  It would appear that the residential impact represents almost 
88% of the number of parcels, but only representing only 21% of the total land area of 
the county. 

 
 
  Pulling from the same land use summary table that was consolidated with the proposed 

impact fee categories (Summary_Table_LCPA_LandUseCodes_with_PropertyClassInfo) 
the table on the sequent page was created depicting the relative percentage of Property 
Appraiser land use categories against their respective residential impact fee categories.  It 
is no surprise that 20 percent of the single-family residential lots are coded as vacant.  
This represents 17.4% of the 152,905 residential parcels to be considered as part of this 
study effort.   
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Step 8:  The purpose of this step will be to perform a spatial join of the enhanced tax parcel 
information representing the 182,394 individual tax parcels 
(TaxParcels_ImpactFeeStudy) created in STEP 4 with the final 41,082 students of 
interest dataset that was created in STEP 2 
(FINAL_Students_ImpactFeeInterest_City_20181008_41082) all stored in the File 
Geodatabase Impact Fee Analysis – 20181204.gdb with the feature class name of: 
Student_Demographics_20181008_with_ImpactFee_Categories. 

  
Step 9:  A review of the Board of County Commissioner age-restricted developments was 

performed to ensure that their lots are not included in the final student generation rate.  
The rationale is because their recorded (in public record) covenants do not permit 
students from residing within those communities for extended periods of time, and 
therefore they “should not” offer any impacts associated with student generation rate.  
Helen LaValley emailed me the latest (July 19, 2017) “Lake County Approved Age 
Restricted Developments – 2018” in the form of a PDF.  I copied the latest age-restricted 
analysis ArcMap document (MXD) that was previously utilized in January of 2017 under 
Project No: 0172 and saved the ArcMap document (Update Age-Restricted Developments 
-- 20181211.mxd) in the current impact fee assessment 0150 project file folder location.  
The polygon feature class (Age_Restricted_Communities) has been included in the File 
Geodatabase (MiscDataofInterest.gdb) located under the following location for public 
school layers:  F:\School_Board\Public_School_Data\Public_Geodatabase_Layers.   A 
comparison of the 2018 age-restricted list against the last 2016 updates revealed that 
three developments had been added since that time.  One condominium (Orchard at 
Cagan Crossings) and historic two manufactured home parks (Bonfire & Griffwood).  I 
spoke with Helen LaValley and Mary Harris regarding the status of the age-restricted list 
that I received.   Ms. Harris indicated that several developments had been approved by 
the Board since the last list was created and that she also had two developments that were 
also working their way through the process.  I received her updated list on Friday, 
December 14th with some additional detailed information later that day.  The single-
family development of the Palms at Serenoa at Four Corners and the multi-family Oaks 
on Lake at Summer Bay (Buildings 1 through 6) were new.  The single-family 
development Cascades of Groveland – Phase 6 was added to the existing phases 1 
through 5.  This final list from Mary Harris of Lake County Growth Management is 
included in its entirety on the following page.  These latest changes in the developments 
and their boundaries were updated in the age-restricted polygon feature class 
Age_Restricted_Communities to incorporate the latest changes.  These three age-
restricted development types made up of 46 different developments are comprised of 
26,270 units spread over 12,030 acres throughout Lake County (NOTE:  See updates to 
this information in STEP 17).   
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Step 10:  The tax parcel GIS Geodatabase layer (TaxParcels_ImpactFeeStudy) captured from Step 

4 will be utilized for joining the updated Age_Restricted_Communities layer that was 
updated in the previous step.  Because of the time difference in the creation of the two 
layers that need to be joined, there is a concern that if the boundaries of the two layers are 
not perfect, there will be unintended parcels that might be coded as age-restricted.  To 
prevent this from occurring, the tax parcels were be converted into points utilizing the 
“Feature to Point” data management tool in ArcToolBox to create the following layer:  
TaxParcels_ImpactFeeStudy_Points.  During this process, a series of errors with the 
geometry of the tax parcel layer was encountered.  The “Repair Geometry” 
geoprocessing tool was run but continued to have some errors generated from the layer 
file.  There were various slivers (less than 20 square feet in size) that were encountered, 
and 38 of the 182,394 parcel records were removed in hopes of correcting the problem.  
This left 182,356 records that will now become the operative tax parcel base to be 
utilized in the following spatial join process.  The removal of these slivers utilizing the 
“Feature to Point” data management tool in ArcToolBox did resolve the error issues 
associated with forcing the points to occur inside the polygon.  This newly created 
TaxParcels_ImpactFeeStudy_Points feature class was then spatially joined with the 
updated Age_Restricted_Communities layer to merge the two respective feature classes.  
A new point feature layer was generated: TaxParcel_Points_with_AgeRestrComm.  The 
following fields were added to the TaxParcels_ImpactFeeStudy attribute table to be 
transferred from the just created point file eventually:   AgeRestr (Age Restricted); 
DevelopID (ARC Development ID); ResidClass (Impact Fee Residential Type).  
Utilizing the “Joins & Relates” command the TaxParcel_Points_with_AgeRestrComm 
was joined to the TaxParcels_ImpactFeeStudy on the “AltKey” field.  All the previously 
created fields were updated by transferring the same attributes from the joined table.  The 
“Age Restricted” field was coded with a “Yes” or “No.”  All “Null” records were coded 
with an “N/A” with the exception of the ARC Development ID which was coded with a 
“0” (zero).  There were 26,646 tax parcel records (of the 182,356) that were coded as 
age-restricted.    
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Step 11: Now that the age-restricted community information has been appended with the tax 
parcel information, this next step will be to perform a spatial join of the newly enhanced 
tax parcel information (TaxParcels_ImpactFeeStudy) created in STEP 4 and enhanced in 
STEP 8 with the representing the 182,356 individual tax parcels.  These additional details 
will be transferred to the original student layer 
(FINAL_Students_ImpactFeeInterest_City_20181008_41082) representing the 41,082 
students of interest dataset that was created in STEP 2 
(FINAL_Students_ImpactFeeInterest_City_20181008_41082) all stored in the File 
Geodatabase Impact Fee Analysis – 20181204.gdb with the feature class name of: 
Student_Demographics_20181008_with_ImpactFee_Categories_Rev2.  The resultant 
students joined together into a point feature layer attribute table and were exported into a 
Database table (.dbf) (Students_with_ImpactFee_Categories_Rev2_41082.dbf).  This 
database was imported into an Excel Spreadsheet (Students with Required Impact Fee 
Categories -- 41082.xlsx), so the eventual student generation rate analysis could be 
performed with the use of various pivot tables.   

 
Step 12: The latest tax parcel polygon feature class (TaxParcels_ImpactFeeStudy) was exported to 

a Database table (.dbf) (TaxParcels_ImpactFeeStudy_with_LU_AgeRestr.dbf) and 
subsequently imported into an Excel spreadsheet (TaxParcels with Land Use and Age-
Restricted Status -- 182356.xlsx) to run a series of pivot tables. 

 
Step 13: While evaluating the results of students that resided within an age-restricted community 

it appeared that several students did not include a land use designation as should have 
been assigned by the property appraiser’s land use category.  Further inspection noted 
that 906 student records contained “Null” values.  It appears that as part of the tier effects 
of the geocoding process were matched to a residential address that was within the 
appropriate numeric range for a given street segment.  This typically occurs when the 
students that could not be matched to a specific numeric point address, but their house 
numeric can be found within the road centerline street segment, the geocoder places the 
physical location of the student just either side of the road centerline in an area that was 
appropriate for the address based on a percentage of the distance between the segments 
and the appropriate side of the street base on odd or even numbers.  This geocoding 
process has become more of the norm than the exception for coding the location of 
addresses.  However, our internal methodology utilizes this technique as the last 
automated step in the typical four-step coding process for student addresses.  Because of 
this centerline coding method, and the fact that the Property Appraiser’s office tax 
parcels less out all public right-of-way, creates a situation that caused these students to 
not be attached to a tax parcel, and therefore did not allow their residential land use 
category to be determined for the impact fee analysis (see graphic on the following page 
with examples of suspect students noted with a red box that were not assigned to a tax 
parcel).  A new field (“LU_Add” [Manual Land Use Updated]) was created in the student 
file (Student_Demographics_20181008_with_ImpactFee_Categories_Rev2), and these 
906 “NULL” records were coded with a “Yes” to build an edit structure into the process 
and to maintain a record of those students that were manually coded for future reference.  
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Step 14: An automated process of matching these unjoined students as discussed in the previous 

step was evaluated, but the assurance of a satisfactory coding accuracy was not 
considered acceptable.  Even though it was a laborious process that took almost 16 hours 
to complete (averaging slightly more than one minute per student); each student was 
visually inspected against the appropriate backdrop of the Property Appraiser’s adjacent 
land use designation (shown in the graphic above by the color-coded tax parcels).  Seven 
of the applicable “NULL” fields for each student were hand-coded (see below) according 
to the adjacent land use category and impact fee residential category information.  A new 
field (“LU_Add” (Manual Land Use Updated)) was created in the student file 
(Student_Demographics_20181008_with_ImpactFee_Categories_Rev2) and the 906 
records were coded with a “Yes” to make the process more structure with the updates and 
to note the students that were manually created for future reference. 
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Step 15: With the resultant impact fee residential land use designations added to the 906 student 
records, the resulting student file was exported into a database table (.dbf) 
(Students_with_ImpactFee_Categories_Rev3_41086.dbf) for importing into an Excel 
Spreadsheet (Students with Impact Fee Categories – Ver3 -- 41086.xlsx) so the following 
sets of evaluations could be performed with various pivot tables.   

 
Step 16: With the subsequent impact fee residential land use designations added to the 906 student 

records, the resulting student file was exported into a Database table (.dbf) 
(Students_with_ImpactFee_Categories_Rev3_41086.dbf) for importing into an Excel 
Spreadsheet (Students with Impact Fee Categories – Ver3 -- 41082.xlsx) so the following 
set of evaluations could be performed with various pivot tables.   

 
Step 17: After cleaning up the spreadsheet and evaluating the data in a series of pivot tables it was 

noticed that the number of students that resided within an age-restricted community was 
more than three times higher than the last student generation rate assessment by Tindall 
Oliver a few years ago.  Two of the developments that stuck out were the Spring Lake 
Cove Apartment/Cottages in Fruitland Park and the Highland Ranch Esplanade 
subdivision in Clermont.  A visual inspection of the students within these two 
developments highlighted the obvious problems associated with the created boundaries.  I 
coordinated with Mary Harris, the Program Specialist with the Lake County Growth 
Management office to obtain the approved and recorded documents that were originally 
approved.  I ran out the two legal descriptions and noted that the boundaries within the 
GIS and the legal description boundaries did not match.  The appropriate corrections 
were made in the Age_Restricted_Communities polygon feature class, and a reassessment 
of the students was performed.  The final distribution of the students by development was 
exported into a spreadsheet (Students Residing within an Age Restricted Community -- 
33.xlsx).  The results of the final 33 students who reside within an age-restricted 
community are displayed in a graphic on the following page.   
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Step 18: It was determined that rather than performing the GIS intersection of the updated age-

restricted communities with the student land use point feature class again, that the 
process would be much easier to modify in the latest student spreadsheet (Students with 
Impact Fee Categories – Ver3 -- 41082.xlsx).  A filter was created on the spreadsheet for 
age-restricted equals “Yes”, and those 93 students were changed to a “No”.  Utilizing the 
search feature in Excel, each of the 33 students was searching on their student ID and 
then updated to “Yes” in the age-restricted field.   
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Step 19: Another issue was noticed during the creation of the first pivot table while utilizing the 
(Students with Impact Fee Categories – Ver3 -- 41086.xlsx) spreadsheet.  This oversight 
caused the leaving out of two LCPA Land Use Codes that are considered “Commercial” 
by the Property Appraiser and thus could (and do) generate students that could be of 
interest to the impact fee considerations.  These LCPA codes are the “RENTAL 
MANUFACTURED HOME PARK” representing 104 parcels and 
“STORE/RESIDENCE COMBO” making up 232 parcel categories, respectively.  Both 
of these categories in the spreadsheet noted above will be updated as part of this step for 
their “Impact Fee Interest” and “Updated Land Use Descriptions” to make sure they are 
included in the overall lot count and that the student will be counted for the student 
generation rate.  The “RENTAL MANUFACTURED HOME PARK” will be coded with 
an “Impact Fee LU Description” of “Manufactured Home,” while the 
“STORE/RESIDENCE COMBO” will be coded with an “Impact Fee LU Description” of 
“Multi-Family.” These necessary updates were made to the enhanced tax parcel 
information (TaxParcels_ImpactFeeStudy) created in STEP 4, enhanced in STEP 8 with 
the representing the 182,356 individual tax parcels that were intersected in STEP 11.  
This intersection process included the additional details to the original student layer 
(FINAL_Students_ImpactFeeInterest_City_20181008_41082) representing the 41,082 
students of interest dataset that was created in STEP 2 
(FINAL_Students_ImpactFeeInterest_City_20181008_41082).  All of these features were 
stored in the File Geodatabase Impact Fee Analysis – 20181204.gdb with the feature 
class name of Student_Demographics_20181008_with_ImpactFee_Categories_Rev2.  
This file was manually cleaned by updating the residential land use designations added to 
the 906 student records.  The ensuing student file was created within the final Excel 
Spreadsheet (Students with Impact Fee Categories – Ver3 -- 41082.xlsx).  This 
spreadsheet will also be updated manually to make these corrections in the final student 
records. 

 
Step 20: Once these two sets of edits were incorporated in the student spreadsheet and land use 

parcel polygon feature class in the previous step, the attribute table was exported from 
the (TaxParcels_ImpactFeeStudy) parcel feature class and was exported directly into an 
Excel spreadsheet titled “Updated Tax Parcels Impact Fee Study.xlsx” that was generated 
purely for backup purposes.  From this same parcel feature class table a summary table 
“Updated7 Summary Table Land Use Codes with LCPA Property Class Info.xlsx”, 
another spreadsheet was created utilizing the “Updated Land Use Descriptions” (Field 
Name: LandUseDesc2018) field to highlight all the primary land use categories and 
provide a relationship table between the Property Appraiser’s original land use 
information, the assigned updated land use descriptions, and the assigned impact fee 
analysis land use information.  The table on the following page is a revision of the same 
table created in Step 7 but includes the cleaned up Tax Parcel polygon feature class with 
all the corrections.  
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Step 21: Based on the updated Property Appraiser tax parcel layer from the previous step, the 

following two tables represent the preliminary breakdown of LCPA updated property 
class descriptions based on the proposed tax parcels of interest.  NOTE:  These two 
tables do not represent the final tax parcels of interest because they include 26,521 
parcels (10,888.60 acres) that reside within the 46 age-restricted communities that are 
described in Step 9 and were subsequently updated in Step 17.  These numbers are 
slightly different than those before the edits that reflected 26,270 units spread over 
12,030 acres.  Step 22 on the following page will represent the final tax parcel counts that 
will be utilized for determining the student generation rates in the final steps of this 
process. 
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Step 22: Taking the next step in the process will be to remove those tax parcels that reside within 
age-restricted communities that will not be of interest in producing those residential lots 
that should qualify in the single-family parcel side for creating the student generation 
rates.  The following table below depicts the property class designations associated with 
24,972 parcels as identified by Lake County Growth Management Department as 
approved age-restricted communities that should not be generating any students to be 
considered for the exemption of educational impact fees.  With the modification made in 
Step 17 from additional information from Lake County, this reduced the total number of 
tax parcels by 1,549 from 26,521 (nearly 6%) originally noted in Step 9 that do meet the 
residential criteria for consideration for determining student generation rates.  Here is the 
breakdown of the remaining LCPA property classes by the three primary residential 
impact fee categories that are in the age-restricted category.  
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Step 23: Manufactured homes offer some additional complexities when assigning students to 
individual residents for calculating student generation rates.  The methodology of 
utilizing tax parcels has some limitations when using the LCPA property class “RENTAL 
MANUFACTURED HOME PARK,” which is classified as a “Manufactured Home” 
under the residential impact fee designation.  This limitation involves the fact that these 
“Rental Manufactured Home Parks” are classified by the Property Appraiser as single 
owner and are comprised of one or more tax parcels reflecting numerous residential units.  
A good example of this would be the Riverest Mobile Home Community off State Road 
19 in Tavares (https://riverestwaterfrontresort.com/).  See graphic representation below.  
It has one single tax parcel under the ownership of Riverest MHC LLC and has 126 
residential address.  The community is currently generating eight (8) students (3 in 
elementary, 2 in middle & 3 in high school).  Even though residential addresses are not a 
perfect method, it represents the only viable option when determining the student 
generation rate.  Step 25 will be to determine the number of valid residential addresses 
for each residential impact fee assignment category utilizing a hybrid method of address 
and tax parcels.   
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Step 24: As with rental manufactured home parks from the previous step, the same hold true for 
apartments, duplexes, triplexs, and quadruplexes also provide for some additional 
obstacles when assigning students to individual residents.  This methodology of utilizing 
tax parcels also has limitations when also using the LCPA property classes like: “MULTI 
FAMILY <5 UNITS”, ”MULTI FAMILY >4 AND <10 UNITS”, “MULTI FAMILY >9 
UNITS GOVT PROGRAMS”, and “MULTI FAMILY >9 UNITS MARKET RENT” 
which are classified as “Multi-Family” housing under the residential impact fee 
designation.  This limitation involves the fact that these “Multi-Family” land use 
categories are typically classified by the Property Appraiser’s office as single owner and 
are comprised of one or more tax parcels reflecting numerous residential units within a 
single building or complex of buildings.  A good example of this would be the Atwater 
Apartments off Ann Rou Road in Tavares behind the AdventHealth Waterman Hospital 
(https://www.atwatertavares.com/).  See graphic representation below.  The orange 
shaded boundary represents the multi-family category single ownership, the red dots 
represent the individual unit addresses, and the turquoise dots represents the students 
residing within the apartment complex.  It has one single tax parcel under the ownership 
of Atwater Apartments LLC and has 262 residential addresses.  The community is 
currently generating twenty-nine (29) students (20 in elementary, 3 in middle & 6 in high 
school).  Even though residential addresses are not a perfect method, it represents the 
only practical option when determining the student generation rate for these particular 
land use categories.  The succeeding step (Step 25) will be to determine the number of 
valid residential addresses for each residential impact fee assignment category.   
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Step 25: In cooperation with Lake County GIS, we were provided a complete residential address 
E911 point feature class (FullAddress point feature class contained within the 
LCSchools.gdb File Geodatabase) on December 16th, 2018.  This file contains a total of 
200,108 address broken into six (6) structure use type categories and into two address 
types (public & confidential).  Utilizing a query, the structure use types for “911”, 
“Construction,” “Government,” & “Utility” will not be utilized, and only “Commercial” 
& “Residential” were selected for further consideration.  The resultant query 
(StructureUseType = 'R' OR StructureUseType = 'C') selected out 196,922 address (or 
98.4%) with the resultant point feature class 
(ONLY_Residential_Commercial_Addresses_20181216) which was stored in the 
following File Geodatabase: Impact Fee Analysis – 20181204.gdb.  This resultant point 
feature class was spatially joined with the (TaxParcels_ImpactFeeStudy) parcel feature 
class which contained all the appropriate land use and age-restricted community 
information.  The resulting file name of that intersection: 
ONLY_Res_Com_Addresses_with_Parcel_LU_Info_196922 was stored in the Impact Fee 
Analysis – 20181204.gdb File Geodatabase.  The subsequent attribute table was exported 
to an Excel spreadsheet with the same name (ONLY Res Com Addresses with Parcel LU 
Info -- 196922.xlsx) and stored in the project directory under \0150\Data_Files\2018-
2019 Analysis.   

 
 The table symbolized below is an illustration of a county-wide comparison of all tax 

parcels vs. structure addresses that resulted from this spatial join.  This information is not 
filtered by age-restricted and therefore depicts a difference of 14,566 between the address 
count of 196,922 and the parcel count of 182,356.  The greatest difference is between the 
commercial land use categories with almost four times the number of addresses for the 
same number of parcels.  This 32,873 difference is expected when you consider the 
commercial strip centers and multi-family housing has many units in a strip center or 
apartment complex owned by a single individual or corporation.  The residential unit 
count difference is 9,679 less for addresses than for tax parcels.  Even though most 
platted subdivisions have been pre-addressed at the time of plat, a large number of 
condominiums, manufactured homes, and retirement homes greatly offset this 
dissimilarity.   
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 The next two sets of tables portrayed were generated within the Excel spreadsheet (ONLY 
Res Com Addresses with Parcel LU Info -- 196922.xlsx) depict the process of removing 
of the age-restricted communities from the overall tally of residential addresses and tax 
parcels.  Both of these tables illustrate the same general comparison with the exception 
that it has been filtered only to depict those structures which fell into those of interest 
based on the LCPA land use designations identified in Step 7.  The first table represents a 
summary by residential land use, while the second table offers a more detailed 
breakdown of the three impact fee residential categories of interest compared against the 
accompanying tax parcel table from Step 21.  The residential address count of 167,441, 
as compared to the tax parcel count (not including age-restricted units) of 153,228 reflect 
a difference of 14,213 additional addresses over tax parcels.  Most of the count 
differences in residential uses are tied up in vacant lots not included within recorded 
subdivision plats.  Because the county and cities have for some time performed pre-
addressing on newly platted subdivisions, there is an excess of addresses in vacant lots in 
these areas.  You would expect the number to be much higher than expected considering 
the number of empty subdivision lots, but these lots are overshadowed by the sheer 
numbers associated with vacant residential lots not included within these recorded plats.  
An excess of 27,291 addresses over parcels in the Manufactured Homes and Multi-
Family land uses are understood to primarily represent residential units within rental 
manufactured home parks, multi-family duplexes, and apartments owned by the same 
individual or corporation.  About half of this excess is compensated for with an excess of 
14,021 parcels than addresses tied up in what the LCPA has identified as vacant lands.  
About 715 additional pre-addressed subdivision lots also offer part of the difference in 
the Single-Family designation.   A more detailed explanation will be provided when 
emphasizing the specific differences in the following step. 
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 One last adjustment must be made to compensate for the removal of vacant residential 
lots from consideration when calculating the student generation rates.  The following two 
tables depict the removal of the seven (7) LCPA land use categories from the Single-
Family residential group as highlighted by the blue text in the last table on the previous 
page.  These particular tax parcels reduce the number of single-family units (not 
including age-restricted communities) to 86,552 for a reduction of 25,020 residential 
units.  This brings the total residential unit count for analysis purposes to 128,033. 
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Step 26: A thoughtful selection of the best available residential unit representations from a 
combination of structure addresses and tax parcels was compiled to find the most 
relevant means of calculating the respective student generation rates for each of the three 
residential land use categories.  A detailed illustration of these final residential units is 
provided in the table on the following page.  This table illustrates a relative comparison 
of residential units expressed in point addressed (noted with red text) as developed by the 
Office of Public Safety Support with the Lake County Board of County Commissioners 
and the polygon tax parcels maintained by the Lake County Property Appraiser’s Office.  
This combination or a hybrid model of the two counts was considered the only suitable 
alternative to obtaining a more accurate picture of the residential units that could house 
students contributing to our educational system.   

 
 While walking through this methodology and performing the core analysis for this effort, 

several observations were made.  Considering the fact that this process involved 200,108 
structure addresses and 182,392 tax parcels, the quality of the data is very good.  
However, as with most data of this magnitude that has been created over a long period of 
time, there are some limitations that need to be addressed.  Structure addresses are 
maintained in a county-wide GIS layer by the County and actually represents behind the 
scenes a cooperative venture with incorporated cities.  Some cities are more responsive in 
creating and maintaining their addresses than others, and this sometimes causes a delay 
particularly during the “certificate of occupancy” stage of adding an address.  I’ve been 
told that this process can lag by as much as six months during the busier times of the 
year.  For some time, when pre-addressing, the County staff were adding two address for 
corner lots not knowing which direction the driveway cut would occur during the 
construction process.  This process has caused duplicate addresses to occur on vacant 
lots.  The LPCA tax parcels also have some issues themselves.  There are overlapping 
polygons or what is termed “polygon stacking” issues that were noted in the multi-story 
apartment, condominium buildings,  Also noted were single-family residential lots are 
part of an overall homeowner association common areas and sub-surface mineral rights 
were also stacked in many cases.  In both of these instances, when calculating the number 
of parcels and performing the intersection of addressed structures a duplication also 
occurs.  Can’t forget the just “bad address” supplied by the parent or input by the school 
clerk in our student database.  An effort will be made for most of the instances that will 
be identified and manually cleaned up during the pivot table process when they can be 
isolated at the student level.   

 
 I spoke with Larry Martin, Database 9-1-1 Specialist for the Office of Public Safety 

Support at Lake County who handles addressing and with Joe Ward, GIS Cadastral 
Mapping, Manager for the Lake County Property Appraiser’s Office who is responsible 
for the tax parcels.  Both individuals were extremely helpful in assisting me with 
understanding some of these limitations mentioned in the previous paragraph. 
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 The resultant table immediately below was created from all the previous steps in an effort 
to show the contribution of the residential unit count as 86,552 (67.62%) for single-
family, 22,261 (17.39%) for manufactured homes and 19,190 (14.99%) for multi-family.  
This brings the total residential unit count to be considered as part of this student 
generation rate analysis to 128,003.  The second graphic (on the following page) portrays 
a graphic representation of the Clermont, Minneola & Montverde area of South Lake 
County showing an example of the distribution and extent of residential tax parcels and 
their accompanying structure addresses color-coded by the three residential land use 
categories of single-family in purple, multi-family in orange and manufactured homes in 
green.   
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Step 27: Utilizing the (Students with Impact Fee Categories – Ver3 -- 41082.xlsx) spreadsheet that 
was created in Step 3, that went through the refinement process starting in Step 11 and 
was finalized with the manual cleaned up of residential land use designations of the 906 
student records that did not have a land use code in Step 19.  A systematic review of the 
41,082 student dataset reveals the following information.  Three students that were found 
to reside at 9400 US 192 in Clermont, actually reside within Osceola County in a hotel 
just south of the county line leaving 41,079.  By removing the thirty-three (33) students 
that were updated from within age-restricted communities as identified in Step 17, it 
brings the total student count of preliminary interest to 41,046.   

 
 These 41,046 students within the (Students with Impact Fee Categories – Ver3 -- 

41082.xlsx) spreadsheet are divided into two categories.  Those of impact fee interest and 
those who are not.  A total of 991 students are coded as “No” that is not of impact fee 
interest (spreadsheet column: Land Use of Impact Fee Interest within the spreadsheet tab 
[Cleaned Abrev. Impact Fee Table]).  These pupils who have been assigned a “No”, 
based on their residential geocoded address, have a land use assignment that would not 
be considered a residential use based on the criteria originally derived as part of this 
impact fee study effort.  These 991 students represent 2.4% of the subset of students 
(41,046) to be considered of preliminary interest.  The contributing primary land use 
categories associated with these students are noted in the table immediately below.   

 
 A more detailed table, broken down by specific land use categories for these 991 

particular students is depicted on the following page.  Other than a few selected land use 
categories in the commercial and governmental primary assignments, most of the 
categories are reasonable to expect students to be located in.  As an example, a single 
family residence that would house a student on a large acreage farm with a predominant 
land use of “orange grove” or “pasture improved good” is very realistic and occurs in the 
more rural areas of the county.  The same would hold true for a commercial use where 
students would live within “hotels & motels”, a “camp”, or a “rental rv park”; or within 
governmental uses like a “forest/ park”, “improved govt state” or a “public school”; or 
with institutional uses like a “church”, “orphanage…” or parsonage.  Many of these 
commercial land uses have provisions for a residential caretaker's residence.  A good 
example I found was the Lake Correctional Institution under the operational 
responsibility of the Florida Department of Corrections on US Hwy 27 north of Minneola 
has a mini-subdivision that the facility uses to house corrections staff.   
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Step 28: Utilizing the same spreadsheet (Students with Impact Fee Categories – Ver3 -- 
41082.xlsx) in the previous step, the total number of valid students that are coded as 
“Yes” (spreadsheet column: Land Use of Impact Fee Interest within the spreadsheet tab 
[Cleaned Abrev. Impact Fee Table]) represents 40,055.  These students will become the 
basis for which to evaluate the overall student generation rates.  The table below 
highlights the distribution of those students based on their assignments with the three 
residential impact fee zones as assigned by the LCPA primary and land use classification.  
A random check of the last three land use categories of “VACANT RESIDENTIAL,” 
“VACANT RESIDENTIAL CANAL,” AND “VACANT RESIDENTIAL LAKEFRONT” were 
mostly associated with residential lots within recently platted subdivisions that had 
houses that were recently constructed.  This was easily recognizable while looking at the 
2017 aerial photography that typically showed no housing units on those lots.  See an 
example at the top of the next page for these students residing on lots coded a “vacant” at 
The Reserves at Minneola behind Grassy Lake Elementary.  
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Step 29: Continuing with the same Excel spreadsheet (Students with Impact Fee Categories – 

Ver3 -- 41082.xlsx) as utilized in the two previous steps, we start the process of breaking 
down the students by their respective grade levels of elementary, middle and high and 
associating them with their corresponding contribution to the three residential land uses 
of interest.  The first summary table immediately below depicts the illustration of 
students associated with each grade level, while the second table on the following page 
demonstrates the student distribution by land use depicted in greater detail.   
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 The following three tables on the sequent three pages portray the distribution of students 

with respect to the impact fee residential land use categories accompanying each of the 
three grade levels of elementary, middle and high.  These tables are broken down by the 
more detailed LCPA land uses categories to provide a better understanding of how these 
particular land uses to compare against their relative parcel distribution as highlighted in 
the previous step.  A summary table and chart located at the bottom of page 36 illustrates 
a compilation of these results.   
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Step 30: The first table below represents a summary of the district-wide analysis of residential 
land use categories associated with students of interest with their respective grade levels.  
The following two table highlight the differences between housing units and student 
numbers for all three impact fee study efforts.  The two charts on the following page 
reflect the respective changes over time during the same period.  It would appear that the 
current calculated ratios for manufactured and multi-family housing have dropped, while 
the single-family housing numbers have increased.  Single-family high school ratio had 
the greatest gains at 12.21%, and the manufactured high school ratio had the greatest 
decrease at 26.17%.      
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NOTE:   I’m currently working with Mark O’Keefe, Manager with the Lake County Tax 
Collector’s Office who is currently researching information regarding annual license tax 
program, or also knows as a mobile home decal.  State law 
(http://floridarevenue.com/Forms_library/current/gt800047.pdf) requires every owner of 
a mobile home who does not own the lot or land on which the mobile home is affixed 
must pay an annual license tax by purchasing an MH (mobile home) decal.  It is hoped 
that this additional information can help resolve some of the differences between these 
counts noted from the different studies. 


