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Koa Bay Community Development District 
OFFICE OF THE DISTRICT MANAGER 

2300 Glades Road, Suite 410W●Boca Raton, Florida 33431 
Phone: (561) 571-0010●Toll-free: (877) 276-0889●Fax: (561) 571-0013 

December 2, 2024 

Board of Supervisors 
Pasadena Ridge Community Development District 

Dear Board Members: 

The Board of Supervisors of the Koa Bay Community Development District will hold Public Hearings 
and a Regular Meeting on December 9, 2024 at 10:00 a.m., at the Susan Broom Kilmer Branch 
Library, 101 Melody Lane, Fort Pierce, Florida 34950. The agenda is as follows: 

1. Call to Order/Roll Call 

2. Administration of Oath of Office to Ryan Perna [Seat 4] (the following to be provided in a 
separate package) 

 A. Update: Required Ethics Training and Form 1 Disclosure Filing 

 B.  Board Membership, Obligations and Responsibilities 

 C. Guide to the Sunshine Amendment and Code of Ethics for Public Officers and 
 Employees 2023 

 D.  Form 8B: Memorandum of Voting Conflict 

3. Consideration of Resolution 2025-31, Electing and Removing Officers of the District and 
Providing for an Effective Date 

4. Public Hearing Confirming the Intent of the District to Use the Uniform Method of Levy, 
Collection and Enforcement of Non-Ad Valorem Assessments as Authorized and Permitted 
by Section 197.3632, Florida Statutes; Expressing the Need for the Levy of Non-Ad Valorem 
Assessments and Setting Forth the Legal Description of the Real Property Within the 
District’s Jurisdictional Boundaries that May or Shall Be Subject to the Levy of District Non-
Ad Valorem Assessments; Providing for Severability; Providing for Conflict and Providing for 
an Effective Date  

 A.  Affidavit/Proof of Publication 

 B. Consideration of Resolution 2025-32, Expressing its Intent to Utilize the Uniform 
Method of Levying, Collecting, and Enforcing Non-Ad Valorem Assessments Which 
May Be Levied by the Koa Bay Community Development District in Accordance with 
Section 197.3632, Florida Statutes; Providing a Severability Clause; and Providing an 
Effective Date  

ATTENDEES: 
Please identify yourself each 
time you speak to facilitate 
accurate transcription of 
meeting minutes. 
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5. Public Hearing to Consider the Adoption of an Assessment Roll and the Imposition of Special 
Assessments Relating to the Financing and Securing of Certain Public Improvements  

• Hear testimony from the affected property owners as to the propriety and 
advisability of making the improvements and funding them with special assessments 
on the property. 

• Hear testimony from the affected property owners as to the propriety and 
advisability of making the improvements and funding them with special assessments 
on the property 

A. Affidavit/Proof of Publication 

B. Mailed Notice to Property Owner(s)  

C. Engineer’s Report (for informational purposes) 

 D. Master Special Assessment Methodology Report (for informational purposes) 

 E. Consideration of Resolution 2025-33, Authorizing District Projects For Construction 
and/or Acquisition of Infrastructure Improvements; Equalizing, Approving, 
Confirming, and Levying Special Assessments on Property Specially Benefited by 
Such Projects to Pay the Cost Thereof; Providing for the Payment and the Collection 
of Such Special Assessments by the Methods Provided for by Chapters 170, 190 and 
197, Florida Statutes; Confirming the District's Intention to Issue Special Assessment 
Bonds; Making Provisions for Transfers of Real Property to Homeowners 
Associations, Property Owners Association and/or Governmental Entities; Providing 
for the Recording of an assessment Notice; Providing for Severability, Conflicts and 
an Effective Date 

6. Public Hearing to Hear Public Comments and Objections to the Adoption of the Rules of 
Procedure, Pursuant to Sections 120.54 and 190.035, Florida Statutes  

 A. Affidavits of Publication 

 B. Consideration of Resolution 2025-34, Adopting Rules of Procedure; Providing a 
Severability Clause; and Providing an Effective Date 

7. Consideration of Resolution 2025-09, Designating the Location of the Local District Records 
Office and Providing an Effective Date 

8. Consideration of Resolution 2025-16, Designating Dates, Times and Locations for Regular 
Meetings of the Board of Supervisors of the District for Fiscal Year 2024/2025 and Providing 
for an Effective Date 

9. Consideration of Resolution 2025-30, Authorizing an Individual Designated by the Board of 
Supervisors to Act as the District’s Purchasing Agent for the Purpose of Procuring, 
Accepting, and Maintaining Any and All Construction Materials Necessary for the  
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 Construction, Installation, Maintenance or Completion of the District’s Infrastructure 
Improvements as Provided in the District’s Adopted Improvement Plan; Providing for the 
Approval of a Work Authorization; Providing for Procedural Requirements for the Purchase 
of Materials; Approving the Form of a Purchase Requisition Request; Approving the Form of 
a Purchase Order; Approving the Form of a Certificate of Entitlement; Authorizing the 
Purchase of Insurance; Providing a Severability Clause; and Providing an Effective Date 

10. Approval of Minutes 

 A. October 28, 2024 Landowners’ Meeting 

 B. October 28, 2024 Organizational Meeting 

11. Staff Reports 

 A. District Counsel: Kutak Rock LLP 

 B. District Engineer (Interim): Captec Engineering, Inc. 

 C. District Manager: Wrathell, Hunt and Associates, LLC 

• NEXT MEETING DATE: February 10, 2025 at 10:00 AM [Fiscal Year 2025 
Budget Public Hearing] 

o QUORUM CHECK 

SEAT 1 KATHARINA “KATHY” HOUSER  IN PERSON  PHONE  NO 

SEAT 2 JACOB WEBB  IN PERSON  PHONE  NO 

SEAT 3 JOSEPH “JOBY” SLAY, SR.  IN PERSON  PHONE  NO 

SEAT 4 RYAN PERNA  IN PERSON  PHONE  NO 

SEAT 5 ROLAND LABONTE  IN PERSON  PHONE  NO 

12. Board Members’ Comments/Requests 

13. Public Comments 

14. Adjournment 

Should you have any questions or concerns, please do not hesitate to contact me directly at (561) 
346-5294. 

Sincerely, 

Cindy Cerbone 
District Manager 

FOR BOARD MEMBERS AND STAFF TO ATTEND BY TELEPHONE 
CALL-IN NUMBER: 1-888-354-0094 

PARTICIPANT PASSCODE: 801 901 3513 
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RESOLUTION 2025-31 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE KOA BAY 
COMMUNITY DEVELOPMENT DISTRICT ELECTING AND 
REMOVING OFFICERS OF THE DISTRICT AND PROVIDING FOR AN 
EFFECTIVE DATE. 

 
 WHEREAS, the Koa Bay Community Development District (the “District”) is a local unit of 
special-purpose government created and existing pursuant to Chapter 190, Florida Statutes; and  
 
 WHEREAS, the District’s Board of Supervisors desires to elect and remove Officers of the 
District. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 
SUPERVISORS OF KOA BAY COMMUNITY DEVELOPMENT 
DISTRICT THAT: 

 

 SECTION 1. The following is/are elected as Officer(s) of the District effective December 
9, 2024: 
 

 is elected Chair 

 is elected Vice Chair 

 is elected Assistant Secretary 

 is elected Assistant Secretary 

 is elected Assistant Secretary 

  

SECTION 2. The following Officer(s) shall be removed as Officer(s) as of December 9, 
2024: 
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SECTION 3.  The following prior appointments by the Board remain unaffected by this 
Resolution: 

 

Craig Wrathell is Secretary 

Cindy Cerbone is Assistant Secretary 

Craig Wrathell is Treasurer 

Jeff Pinder is Assistant Treasurer 

PASSED AND ADOPTED THIS 9TH DAY OF DECEMBER, 2024. 
 
ATTEST:  KOA BAY COMMUNITY DEVELOPMENT 

DISTRICT 
 
 
 
________________________________  ________________________________ 
Secretary/Assistant Secretary    Chair/Vice Chair, Board of Supervisors 
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LocaliQ 
Florida 

GANNETT 

AFFIDAVIT OF PUBLICATION 

Daphne Gillyard 
Koa Bay Community Development District 
2300 Glades RD# 410W 
Boca Raton FL 33431-8556 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the Indian River Press Journal/St Lucie 
News Tribune/Stuart News, newspapers published in Indian 
River/St Lucie/Martin Counties, Florida; that the attached 
copy of advertisement, being a Legal Ad in the matter of 
Public Notices, was published on the publicly accessible 
websites of Indian River/St Lucie/Martin Counties, Florida, 
or in a newspaper by print in the issues of, on: 

11/11/2024, 11/18/2024, 11/25/2024, 12/02/2024 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 
is personally kno n to me, on 12/02/2024 

Legal 

My commission expires 

Publication Cost: $707.60 
Tax Amount: $0.00 
Payment Cost: $707.60 
Order No: 10751824 # of Copies: 
Customer No: 1488511 1 
PO#: 

THIS IS NOT AN INVOICE! 
Please do not use thisformfor payment remittance. 

PO Box 631244 Cincinnati, OH 45263-1244 

KOA BAY COMMUNITY 
DEVELOPMENT DISTRICT 

NOTICE OF TH E DISTRICT'S 
INT ENT TO USE Tl-IE UNIFORM 

MIITHOO 
OF COLL6CTl0" OF NON,AO 

VALOR.EM ASSESSMENTS 
Notice It tml't:b); gJyfln 1t,Q1 mo K«. 
S.1t1y Ca-mmunlty J:,!jvfl.la~mftfl r 
Distr ict C''Of51r rr:1 "-> Intends lo urte 
Iha.! uniform nU! lhOd ot c;ollL-c.t hip 
non-tit! va.rOfCl11'1 a!il!-ff.1n,on1I 10 l>t, 

zv~~:n~9J~:,r•·~}g~t=r ~7i,: 
Tht Boar d af StifKl'rvlior1 CnDool"ll") 
of the Dlstrlc1 WIii COl'KIUC 1 a public 
hearing on December 9, 202--4 at 10:00 
o.m.. at the Susan Broom KIimer 
Branch Library, l0l Melody Lane, 
Fort Pierce, Florida 34950. The 
purpose of the publlc hearing is to 
consider the odop1ion of a resolutron 
authorizing the District to use the 
uniform method of collecting non•ad 
valorem assessments to be levled by 
the Dls1rlct on proper1ies loc<lted on 
land included In, or to be o:dded to, 
the District. 
The Dls1rict may levY non•ad 
valorem assessments for the 
purPOse of financing, acquiring, 
mo:lntalnlng and/or operating 
community development taciHtles, 
services and improvements within 
and wlthou1 1he boundaries of the 
District, 1o consist of, among other 
things, roadways, s1ormwater 

~U:,::J't!,n1
1'm~~~~:n1:~;~J!~ 

rocltlU£! "i, ll tira,ccrprn,g. lc111 j;jx:oprpg, 
lrrh;nll! lon, .1trM1 11lpllllt}p ond 01'1'!' 
o theF m1bllc: l n1Pl'OVCIT),en t ii; cu,a 
lowfUI nralecu1 1Jr Y fYkes ol 1he 
Dl• IJ' IC: 1at. crult1orD:ocj. 
O\lllncirt of lho prOMr llO!o lo bo 
a!i5.e15"~ ond t!iltmr lnlnr l!Sted 

1 
~~1~-:0 ~naJt!'C{u~~ % 1Z:~~ 
U!Wt Q1 1tff: unifor in m e-lflorJ or "'°' !K t~ 
i ng :i.uth m1ri.c.u:I volorem [IH1!0~:i­
nll!•\I ~ Th i'i l lft"Qfll\l;I IS 0~11 to H~tl 
public o n.d wllt be CiOOf.hJCl tid In 
oc.cord1:1,:,~ wtlh 1he- provblml!I gf 
Flor jtlc IQW for co,nmunlh' dcwC-laP• 
n1ent ~[ll r lct'I. --rhp PtJIJHc: ~dno 
mo\11 l>e ~Qnllm.1ed \r., ICI qu1e, llmt1, 
i;ind l~ oll1:1n Jo IX! i,fM!C.lffl"d or 1h11 

~~~u~ -~11;::c;r~r:rJ::~ ~~o; !7r 
mu'( pc,rllc lool,e UY ,~..ar tel 
111~0.. 
l'Url:i unnt lo rirovj1lon1 ot tho Amari• 
cc,n~ WIii i lJliw!,lt llles A<:J, • <m'.,' 
Pl!l'IOI\ !'~(·u,1.-h, 'l'.l :ip,nt:lo l occon,,n B-, 
'do! l t,n:1 ID ~tHd1,0111 ln Ii i. t~l' IIUJ 

rt:/aJl!t~;~ili~fl~~ u:~/Q lw~:r,:~~ 
Hun1 Md A.~ 10 l0\\, L.. LC, :r;l!)Q 
Gtodld Rood, Sv lt(3 .tt !CW, llc:x:o 
R.01i;tn , Flurldn 1l4l1, !$'11) .'l7 1--00101 
nt ltioJ; t 11IIIJ haurr. bafCln? tJui- hQorlnu 
and/or mee11ng, If vou are hearing 
or speech Impaired, please contact 
the Florido Relay Service at (800) 
955-8770, who can aid you in contacl• 
Ing the District Office, 
Each person who decides to appeal 
onv decision made by the Board 
with respect to any matter consid· 
ered at the hearing is advised that 
person will need a record of the 
proceedings and that accordingly, 
the person mav need to ensure that 
a verbatim record of the proceed· 
lngs Is made, including the testl• 
monv and evidence tJPOn which such 
appeal is to be based. 
District Manager 
Pub: Nov 11, 18, 25 & Dec 2, 2024 
TCN10751824 

.... 
KAITLYN FELTY 
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RESOLUTION 2025-32 
 

RESOLUTION OF THE BOARD OF SUPERVISORS OF THE KOA BAY 
COMMUNITY DEVELOPMENT DISTRICT EXPRESSING ITS INTENT 
TO UTILIZE THE UNIFORM METHOD OF LEVYING, COLLECTING, 
AND ENFORCING NON-AD VALOREM ASSESSMENTS WHICH MAY 
BE LEVIED BY THE KOA BAY COMMUNITY DEVELOPMENT 
DISTRICT IN ACCORDANCE WITH SECTION 197.3632, FLORIDA 
STATUTES; PROVIDING A SEVERABILITY CLAUSE; AND PROVIDING 
AN EFFECTIVE DATE. 

 
 WHEREAS, the Koa Bay Community Development District (“District”) was established 
pursuant to the provisions of Chapter 190, Florida Statutes (“Act”), which authorizes the District 
to levy certain special assessments pursuant to Chapter 170, 190, and 197 Florida Statutes, in 
order to finance, fund, plan, establish, acquire, construct or reconstruct, enlarge or extend, equip, 
operate, and maintain District services, facilities, and infrastructure, paying principal and interest 
on any and all of its indebtedness or for any other purpose permitted by the Act; and 
 
 WHEREAS, the above referenced assessments are non-ad valorem in nature and, 
therefore, may be collected under the provisions of Section 197.3632, Florida Statutes, in which 
the State of Florida has provided a uniform method for the levying, collecting, and enforcing such 
non-ad valorem assessments; and 
 
 WHEREAS, pursuant to Section 197.3632, Florida Statutes, the District has caused notice 
of a public hearing to be advertised weekly in a newspaper of general circulation within St. Lucie 
County for four (4) consecutive weeks prior to such hearing. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 
SUPERVISORS OF THE KOA BAY COMMUNITY DEVELOPMENT 
DISTRICT: 
 

 SECTION 1. The District upon conducting its public hearing as required by Section 
197.3632, Florida Statutes, hereby expresses its intent to use the uniform method of collecting 
special assessments imposed by the District as provided in Chapters 170, 190, and 197, Florida 
Statutes, each of which are non-ad valorem assessments which may be collected annually 
pursuant to the provisions of Chapter 190, Florida Statutes, in order to finance, fund, plan, 
establish, acquire, construct or reconstruct, enlarge or extend, equip, operate, and maintain 
District services, facilities, and infrastructure, paying principal and interest on any and all of its 
indebtedness or for any other purpose permitted by the Act.  The legal description of the 
boundaries of the real property subject to a levy of assessments is attached and made a part of 
this Resolution as Exhibit A.  The non-ad valorem assessments and the District’s use of the 
uniform method of collecting its non-ad valorem assessment(s) may continue in any given year 
when the Board of Supervisors determines that use of the uniform method for that year is in the 
best interests of the District. 
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 SECTION 2. The District’s Secretary is authorized to provide the Property Appraiser and 
Tax Collector of St. Lucie County and the Department of Revenue of the State of Florida with a 
copy of this Resolution and enter into any agreements with the Property Appraiser and/or Tax 
Collector necessary to carry out the provisions of this Resolution. 
 
 SECTION 3. If any provision of this Resolution is held to be illegal or invalid, the other 
provisions shall remain in full force and effect. 
 
 SECTION 4. This Resolution shall become effective upon its passage and shall remain 
in effect unless rescinded or repealed. 
 
 PASSED AND ADOPTED this 9th day of December, 2024. 
 
 
ATTEST:     KOA BAY COMMUNITY  
      DEVELOPMENT DISTRICT 
 
 
_____________________________  __________________________________ 
Secretary/Assistant Secretary   Chair/Vice Chair, Board of Supervisors 
       
 
Exhibit A: Legal Description 
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EXHIBIT A 
 

A parcel of land lying in Sections 2 and 3, Township 36 South, Range 39 east in St. Lucie County, Florida 

and being more particularly described as follows: 

Commencing at the northeast corner of said Section 3, thence N89°46'35"W along the north line of said 

Section 3 a distance of 2,622.04 feet to a point on the east right-of-way line of N.S.L.R.W.C.D. Canal No. 93 

(a 78 feet wide right-of-way); thence S 00°02'49" W along the east right-of-way line of said N.S.L.R.W.C.D. 

Canal No. 93 a distance of 52.50 feet to a point on the north right-of-way line of a 200 feet wide FP&L 

easement as recorded in OR 377, pg. 2069-2076 and being the point of beginning of the following 

described parcel; thence S89°46'35"E along the north right-of-way line of said 200 feet wide FP&L 

easement and being parallel to the north line of said Section 3 a distance of 1,026.62 feet to a point on 

the east right-of-way line of a 60 feet wide FP&L easement as recorded in OR 119, pg. 404; thence 

S32°18'17"E along the east right-of-way line of said 60 feet wide FP&L easement a distance of 1,746.02 

feet; thence N61°15'41"E a distance of 335.12 feet; thence N31°56'28"E a distance of 78.35 feet; thence 

N02°37'14"E a distance of 332.85 feet; thence N85°17'03"E a distance of 146.97 feet;  thence  N53°57'44"E  

a  distance  of  58.71  feet;  thence  N01°56'01"E  a  distance  of  142.19  feet;  thence N62°33'43"E a 

distance of 139.15 feet to the beginning of a curve concave to the northwest having a radius of 335.00 

feet; thence northeasterly along the arc of said curve a distance of 365.79 feet through a central angle of 

62°33'43"; thence N00°00'00"W a distance of 142.46 feet; thence S89°50'50"E a distance of 1,811.20 feet 

to the beginning of a curve concave to the southwest having a radius of 150.00 feet; thence southeasterly 

along the arc of said curve a distance of 308.52 feet through a central angle  of  117°50'41"; thence 

S27°59'51"W a distance of 671.72 feet; thence S56°07'55"E a distance of 323.59 feet to a point on the 

west right-of-way line of State Road No. 9 (Interstate Highway No. 95) (width varies); thence S32°49'14"W 

along the west right-of-way of said State Road No. 9 a distance of 346.97 feet; thence S44°46'35"W along 

the west right-of- way line of said State Road No. 9 a distance of 339.92 feet to a point on the south right-

of-way line of Access Road No. 1 as recorded in PB 24, pg. 4 J&K; thence N00°04'30"E a distance of 99.51 

feet to a point on the north right-of-way line of said Access Road No. 1; thence S44°46'35"W along the 

north right-of-way line of said Access Road No. 1 a distance of 236.51 feet; thence departing said Access 

Road No. 1 N00°04'43"E a distance of  535.11 feet; thence s89°59'23"w a distance of 166.33 feet; thence 

S00°04'55"W a distance of 680.33 feet to a point on the north right-of-way line of said Access Road No. 1; 

thence S50°43'56"W along the north right-of-way line of said Access Road No. 1 a distance of 478.34 feet 

to the beginning of a curve concave to the north having a radius of 266.00 feet; thence westerly along the 

arc of said curve a distance of 171.53 feet through a central angle of 36°56'48"; thence  s87°40'44"w  along  

the  north  right-of-way  line  of  said   Access    Road  No.  1  a  distance  of 1,027.79 feet; thence S00°01'50"E 

a distance of 72.00 feet; thence S89°58'10"W a distance of 1,610.26 feet; thence S00°01'50"E a distance 

of 117.14 feet to a point on the north right-of-way line of White City Road (County Road 712) (a 70 feet 

wide right-of-way) ; thence N89°52'26"W along the north right -of-way of said White City Road (County 

Road 712) a distance of 786.28 feet to a point on the east right-of- way line of said N.S.L.R.W.C.D. Canal  

No.  93;  thence  N00°02'49"E  along  the  east  right-of-way  line  of  said  N.S.L.R.W.C.D.  Canal  No.  93  a 

distance of 2,564.70 feet to a point on the north right-of-way line of said 200 feet wide FP&L easement 

and being the point of beginning. 

 

Containing 197.90 acres, more or less 
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Together with: 

 

The west 1/2 of the west 1/2 of the west 1/2 of the southeast 1/4 of the northwest 1/4 of Section 2, 

Township 36 South, Range 39 East, less and except that portion of the property which was taken for I-95, 

of the Public Records of St. Lucie County, Florida. 

 

Containing 2.33 acres, more or less. 

 

Total parcel contains a net area of 200.23 acres, more or less. 
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LocaliQ 
Florida 

GANNETT 

AFFIDAVIT OF PUBLICATION 

Daphne Gillyard 
Koa Bay Community Development District 
2300 Glades RD# 41 OW 
Boca Raton FL 33431-8556 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the Indian River Press Journal/St Lucie 
News Tribune/Stuart News, newspapers published in Indian 
River/St Lucie/Martin Counties, Florida; that the attached 
copy of advertisement, being a Legal Ad in the matter of 
Classified Legal CLEGL, was published on the publicly 
accessible websites of Indian River/St Lucie/Martin 
Counties, Florida, or in a newspaper by print in the issues 
of, on: 

11/15/2024, 11/22/2024 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 
is personally kno n to me, on 11/22/2024 

~ 

Notary, State of WI, County of Brown 

:J~ 7·?;7 
My commission expires 

Publication Cost: 
Tax Amount: 
Payment Cost: 
Order No: 

Customer No: 

PO#: 

$5646.80 
$0.00 
$5646.80 
10771010 

1488511 
# of Copies: 
0 

THIS IS NOT AN INVOICE! 
Please do ,wt use this form for pay111e11t remitta11ce. 

KAITLYN FELTY 
Notary Public 

State of Wisconsin 

PO Box 631244 Cincinnati, OH 45263-1244 
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NOTICE OF PUBLIC HEARlflG TO CONSIOER IMPOSITION Of SPECIAL ASSESSMENTS PURSUANT TO SECTION 170.07, FLORIDA STATUTES, BY THE KOA BAY COMMUNITY OEVa0PMENT DISTRICT 

NOTICE OF PUOUC HEARING TO CONSIDER ADOPTION OF ASSESSMENT ROLL PURSUANT TO SECTION 197,3632(4)(b), FLORIDA STATUTES, BY THE KOA BAY C0MMUflITY DEVELOPMENT DISTRICT 

NOTICE OF REGULAR MEETING Of lHE KOA BAY COMMUNITY DEVELOPMENT DISTRICT 

Tirioard o1 Supen'isors t"Boarc!") oC the Koa Bay Community Development District ("Dtstri<:r) will hokl public heaiings. on December 9, 2024 at 10:00 .t.m., at Susan Brcom Kilmer Branch Library, 101 Melady Lane, Fort Pierce, Fl 34950, 
tlamsider the adoption of an assessment roH, the imposition of special assessments to secure p1oposed bonds on benefited !ands within the Oistrict, a depiction of which !ands is shown below, and to provide f« the le•q, collection and 
cd\Kement of the sp«ia! assesW1ents, 

llltOistrict is located enlliely within SL Lucie C(llXlty, Florida. The lands to be improved are general~/ located in in the norttr.vest quack ant of the Midway road and !nteut.ate 95 intmection with Midway Road ads the southern properly 
lmld;yy, and are geogrnph1cally dcpictC{j below and in the Master Engineer's Rcpon, datW October 25, 2024 ("Capital lmprnvement Plan~). The public heating is being corn.lucted pursuant to Chapters 170, 190 and 197, F/cfidJ Statutes. 
Albcnption of the l)foperty to be assessed and the amount to be assessed 10 eaUI piece or parcel o! properly may be ascCftalned al the office cit the 0,strict Manager c/o Wralhel!. Hunt and Associates, LLC, 2300 Glades Road, Suite 410W, 
Bc:tRatcn, F!orma 33410, (!177) 276-0889 roistfict Manage1's Office~) 

lk:ffistnct is a i.:rnt Of tpeda!•pUtpOSe local government responsible lor providing mlrastructure imp!'O'iements !or lands v.1thin the Oistfict. The infrastructure !n11)fO'iemcnis are currenliy expected to include, but are not hmrted to roadway 
~ments, stormwatcr management system, waler and wastewater, undergrounding ol conduit, hardscape, Lmdscape, imga\ion, and offs,te Imprnvements, associated professional sernces, and ot.he1 inlras\lucture (imp1ovements"), 
alas mere specifically described in the capital Improvement Plan, on file and available dU1ing normal business hours at the District Manage1's 0lfice.Accmding to the GapitA! Improvement Plan, the estimated cost of the lmpiovtmcnts 
dl,010,920. 

llld¼stricl tntends lo impose assessments oo benefited lands in the manner &et forth 111 \he 0Isbicl's Master Spec/3/Assessment Methodology Report, dated 0ctobe1 28, 2024 {"Assessment Report"), which !5 on Ille and available durmg 
m:mal business hws at the District Manag,er's Office. 

Tb!.WfPQSe ct any such assessment is to secure the bonds issue{! to fund the Improvements.As descnbed in more dela1! in theAsse&Sment Report, the District's assessments will be le;,cd agamst respective benet1tted !ands Within 
lt!!1Jmrlct The Asscwnent Rep-Oft Identifies maxmrum amssment amnunts Im each assewnent area and Urn! use category that is current~/ expected to be assessed. The lien for assesrn.ents is proposed to be allocated on an equal 
a:msmait per acre basis, and wm be le'<"ied on an equivalent residential 1mit {"ERU") basis at the time that such Pfoperty is platted or rub;ect to a:tite plan Of SOid. 

lriUlfi'Ja! p1lrn;ipal assesslTli!flt levied against each parcel v.111 be baSt1:I 011 repa}1nent over thirty {30) )'1:afS of the total debt allocated to each pJrceL The District npccts to assess and collect ~uff1clent revenues to retae no more than 
.$E680,000 111 delll exclusive of fees and costs ot ct.ll!ection or enforcement, discounts ror early payment and interest The proposed schedu~ of assessments is as follows: 

Type Total Square feel TotillNumlmofllnits TotalGostAUocaUon• BondAsseumcnt 
ortlonment rUnit 

AnnualOebtScrvlce 
P, t erUnlr-• 

'MJ.fvmly 592 $15,585,105.97 $36,799.23 S3,039.97 
.:S=:!!e-family_,-- 326,735 

243 
77 
144 

$12,79-4,529.57 
$3,040,675,24 
SA,549,166.07 

S73,598.47 
S55,198.85 
$44,159.08 

$6,079.93 
$4,559.95 
S3,647.96 

326,735 $15.483,039,32 $21,642,476.0l $66.2-1 S5.-17 ., 
!limmtfcial(TheHub)- 49,236 

40,-136 
$2.333,153.55 
$1,064,525.92 

$3,261,32-1.77 
S1,4!IB,013.B3 

$66.24 
$36.80 

S5.47 
$3.04 

fiiii 416,407 
272 

1,328 
$7,160.7207 
$62,010,920.00 

SI0,009,391.70 
$86,680,000,00 

S36,79!J.23 $3,039.97 

"'Pcisenoletha!costatlocationstounitshertinarebaredontheERUbenelitafocationit'ustratedinTable4 
~ coorrtyco!l!:ctlon cOSU estimatWat 3¼ {subject to change)and an early collection disco,mt al!owance estimated at4¾ (subjecttodlll19c) 

lll!as.susments may be prepaid in whole at any l!me, or msome IITT!ances in part. or may be paid in not mOl'C than thirty {30) MlllUal installments sub~quent to the isrumce of debt to finance the improvements. These annual assessments 
,dbe calected on the 51. Lucie CO<Jnl'/ tax roU by the Tax Collector.Al'.emative!y, the District may choose to directly collect and enforce these assewnents. All atfectW Pfoperty" owners ha1e the ri{;ht to appear at the public hearings and the 
r4'!tofile wrrtten obiectionswrth the Districtwrthintwenty (20) da',s of the publication otthis notice. 

1monOecembe1 9, 2024 at 10.00 a.m.,at Sus.an Bloom Kilmer Branch Libnuy, 101 Melody Lane, Fort Pierce, Fl 34950, tile Soard will hold aregular public meet111g to consider any othCf business trial may lawfu«ybc considered by the 
DitictThe Boord meeting and hearin!}S are open to the pUblic and wilt be conducted !n accordance with the provisio:is or Florida law. The &did mect:ng and/01 the putilic hearings maybe c011tinued in pr()!;tess to acertain daltl and :;me 
a:ounced at such meeting and/or hearings. 

ff.ar.f()M chom:es to appul atty decision of the Board y,i\h mpcct lo any matter considered al the meeting or hearings, such person will need a1ecord of the proceW,ncs and Would accordingly ensure lhala ve1hatim ruordol the 
f!O:Cedmgs is made, v.iiich includts the testimony and evidence upon y,11lch such appeal Is to be based. 

'4:perron 1equIring special accommod3l!011s at the meeting or heaIings because of ad1sabri1ty Of physical Impamnent should contact \he District Manager's omce at !east-IS hours prior to the meeting. tt you are heanng or speech impaired, 
fiau contact the Florida Relay Service at 1·800•955•8770 fm aid in contacting the District olfice. 

«IA BAY COMM UH ITT DEVELOPMENT DISffilCT 

RESOlllTION 2025,-27 

ARESOlllTtoff Of THE BOARD Of SUPERVlSORS Of THE KOA BAY C0MMIJfITTY OEVELOPMEHT DISTRICT DEClARIHG SFECIAL ASSESSMENTS; INDICATING THE LOCATION, NATURE AHO ESTIMATED COST OF 
THOSE UffRASTRUCTURE IMPROVEMENTS WHOSE COST IS TO BE DEFRAYED BY THE SPEC!Al ASSESSMENTS; PROVIDING THE POITTION OF THE ESTIMATED COST OF TiiE IMPROVEMENTS TO BE DEFRAYED 
BY THE SPECIAL ASSESSMENTS; PROVIDIHG THE MANNER It WHICH SUCH SPECl:Al ASSESSMENTS SHAU BE MADE; PR0VlOING WHEN SUCH SPECl:Al ASSESSMENTS SHALL BE PAlO; OESIGHATIHG LANDS 
UPON WHICH rm; SPECIAL ASSESSMEHTS SHALL BE LEVlED; PROVID1HG FOR AH ASSESSMENT PLAT; ADOPTING APRELNIHARY ASSESSMOO ROU; PROVIDING FOR PUBLICATION Of THts RESOlUTIOtt. 

WHEREAS, the Boaid ol Supefv'.sors (thP. "&;ard') of the Koa BJ/ Commuruty Deve!opmc.1! Oistnct (the "District") hCfeby detetrnines to undertake, install, plan, e&tabhsh, construct or reconsiruct, enlar11e or extP~d. equip, acquire, 
qi:me, and/ot maintain the mlrastructwe lmpfOVemeMs (the ·1mp10tements") descritad in the Olstrlct's fllfJ/neet's Report, dated October 2024, attached hereto as Exhibit Aand incorpor;;ted herein by reference; and 

WHEREAS, rt is in the best interest of the Orstrict lo pXf the cost of the lnlJ)fO'/Cmtnts by si,etia! assessments purwant to Chaplet 190, F!onda Statutes {the "Assessments"): and 

WHEREf.S. the District is empowered by Chapter lSO, the Unilorm Community DC',e~JP{Tlent District Act Chapter 170, SUpplemental and Alternative Method of Maki rig Local Mun dpa! Improvements, am! Chapter 197, the Uniform 
th!bod for the Lffl, Collection and Er,torcemi:nt ol Non•Ad \la!ttem Astessmfflts, Ronda Statutes, to finance, lurn!, pl,111, establish, acquire. construct or 1eamst1UCI, enlarge or extend, equip, opeiate, and r!Wntain t'l<e lmpr&1ements and to 
~.k•;y and col~ct the Assessments; and 

VfriER£AS, the Ois¼Jid. hereby determines that benefits wil accrue to the property imJ)fO',-ed, the amount of those benefits, and that special assessments v.i!l be made in proportion to the benefits 1cceived as set forth in the Master 
Spc:ialksessmem Meth!xJo!ogf Rcpcrt,dated October 28, 2024,attached hereto as Exhibit Band incOQOrated herein by reference and an file at 2300 Glades Road, S1.1rteAlrtll, Boca Raton, Florida 33411 (the'DistrIct Records OtfIce"J; and 

WHEREAS, the OiS'Jk:t h&elr/ determines that the Assessma;ts to be levitd v.1M not exceed the benefit to the prnperty fmpro¥ed. 

HOW, THEREFORE, BE IT RESOlVED BYTllE BOARD OF SUPERVISORS Of lHE KOA BAY COMMUNITY DEVELOPMENT DISTRICT: 

1, Assessments sln!t be l!vie-0 to dctr:.J apot1IOll of the cQ1t of the lmp<ovements. 

2. Thenatureandgen«allocatiOflof andpJaru;andspecfficationsfor,lhe\mproveme.1i!:aredescribedlnExhlbttA,whichisonfileattr.eDistrlctRecords0ffice.ExhHlitB\salsoonfl!eandanllabietorpvbllcinspect!on 
atbe~elocation, 

3. The \rt.al estimated cast of the !mpfovemet:ts is $62,010,920 (the ·Eshmat«! Coo."). 

-4, Tht:Assess:iierrts will defray approximately S86,Gll..0,000, which amotmts inc!udt: the Estimate-0 Costs, plus 1inancing•1e!Jted costs. capitalized rnteicst and a deb: sernce reserve. 

5, The manner in v.tllch the Assessments shall be apportioned and pald ls set forth in Exhibit B, induding provisions for supplemental assessment resolutions. 

6. The Assessmerrts shall be !e\ied, \mhln the District, on all lots and rands al!join!ng and contiguous or OO'Jnd!ng and abl;t\ir!g upon the Improvements or specialty benefitled thereby and furlher designated by the 
~tplathefeinalterprOYidedfor. 

7. There is on file.at the Oistn'ctRewdstnfice,an assessm.:11tplat srnwf.nG the area to be assc~ with ~rtain plansandspecincat.msdescnbing the lrnJJ(ovements and the estimated cost of the lmpronments, all of 
~shallbeopentornspectu;nbythepuiJHc. 

8. commencing with the yw in v.rnct: the Assessments ue levied and C011l,rrned, tt.e Assessments shaH be Pl!tl in not more than {lO) lhlrly annual installments. The Assessments mar be payaole al the same time and 
mtre same mannu as aie ad•va!orem taxes and collected pursuant to Chapter 197, Florida Statutes. ~ed.howevu, that in trn: c1ent thel..nifotm non .W•valotem assessment method r;f collecting the Assessments is not avai'able to the 
ri:trict in any year, or rt determined Ir/ the District to be ITT i'.s best intCfest, the Ass1:!ssments maybe collected as is otherv.ise permitted by raw. 

9. The District Manager has caused to be made a l)feiiminary assmment ro!~ 111 accadance v.,th \he method of assessment descn~d In Exhibit Bhereto, wtuch shows the !ots anrJ !Mids assess~. the amount of beneli\ 
trra:d the assessment ~ainst each lot Of paice1 of !and and the number of 2tlf!Ual insta!lments into y.,f1ich the assessment may be divided, which assessment roll fS hereby adopted and apl)!0ved as the Ols\rict's prefiminary assessment roU. 

10, Tiie Board sha!! adopt asubsei;uent rewlutlon to fix ahme and place at vmich the O'MlefS cl property to be asressed or any other petsoos mterested thc11:m may appearbell:l'e the Board and be heard as to the Pfoprlety 
RadmabilIty of the asscssrwits or the making ot ihe tmprwements, the cost thCfeol, the manner of payment therefore, m the amo>Jnl thereof to be a&:.tSS!d against each property as impf0'-1ed. 

11. The Oistnct Manager is hereby directed to cause ihis Resolt,!ion to be publi:.hW twice (once aweek for two (2) consecL1r.-e weeks) in anCW"..,papcr of general circu!a1ion w,thin St. Lucic Cotnty and to provK!e such other 
1111ihmMmayberfGU:re<lbylawordesiredinthebeslinterestsofthcOistrid. 

12. ThlsResohJ!iooshaUbecomecttectiveuponitspassage 

PASSED AND ADOPTED this 28th day of October, 2024. 

K0A BAY COMMUNITY 
0£VELOPMEHT DISTRICT 

~ k En~ineefs Report, d~!ed October 202.C 
.E:OibitB: Ma$lerSpec1a1AstessrnentMelmldtilogyReport,datedOctober28,2024 

https://publi:.hW
https://srnwf.nG
https://Improvements.As
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STATE OF FLORIDA 
COUNTY OF PALM BEACH 

AFFIDAVIT OF MAILING 

BEFORE ME, the undersigned authority, this day personally appeared Curtis Marcoux, who by me first 
being duly sworn and deposed says : 

I. I am over eighteen (18) years of age and am competent to testify as to the matters contained 
herein. I have personal knowledge of the matters stated herein. 

2. I, Curtis Marcoux, am employed by Wrathell, Hunt and Associates, LLC, and, in the course of 
that employment, serve as Financial Analyst for the Koa Bay Community Development District. 

3. Among other things, my duties include preparing and transmitting correspondence relating to 
the Koa Bay Community Development District. 

4. I do hereby certify that on November 6, 2024, and in the regular course of business, I caused 
letter(s), in the form attached hereto as Exhibit A, to be sent notifying affected landowner(s) 
in the Koa Bay Community Development District of their rights under Chapters 170 and 197, 
Florida Statutes, with respect to the District's anticipated imposition of assessments. I further 
certify that the letters were sent to the addressees identified in Exhibit A and in the manner 
identified in Exhibit A. 

5. I have personal knowledge of having sent the letters to the addressees, and those records are 
kept in the course of the regular business activity for my office. 

FURTHER AFFIANT SAYETH NOT. ~zc 
By: Curtis Marcoux / 

SWORN AND SUBSCRIBED before me by means of,,0physical presence or D online notarization this 6th day of 
November 2024, by Curtis Marcoux, for Wrathell, Hunt and Associates, LLC, wh 9,,01s personally known to me 
or D has provided ________ as identification, and who D did or i7r' did not take an 
oath. r 

EXHIBIT A: 

DAPHNE GILL YARD 
Notary Public 
State of Florida 
Comm# HH390392 
Expires 8/20/2027 

Copy of Mailed Notice 

NOTARY PUBLIC 

p~~~yj 
Notary Public, StatefFlorida 
Commission No.: l-\±1 3j0 M 2.. 
My Commission Expires: £812-0 /WZ,] 
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Koa Bay Community Development District 
OFFICE OF THE DISTRICT MANAGER 

2300 Glades Road, Suite 410W●Boca Raton, Florida 33431 
Phone: (561) 571-0010●Toll-free: (877) 276-0889●Fax: (561) 571-0013 

 

 
November 6, 2024 

 
Via First Class U.S. Mail 
KOA BAY DEVELOPMENT, LLC 
298 S BENSON RD 
FAIRFIELD, CT 06824 
 

RE:  Koa Bay Community Development District (“District”) 
Notice of Hearings on Debt Special Assessments  
See attached Legal Description 

 
Dear Property Owner: 

 
You are receiving this notice because the St. Lucie County Property Appraiser’s records 

indicate that you are a property owner within the District.  The property that is subject to this 
notice is more particularly described by the legal description enclosed with this letter. In 
accordance with Chapters 170, 190 and 197, Florida Statutes, the District’s Board of Supervisors 
(“Board”) hereby provides notice of the following public hearings: 

 
NOTICE OF PUBLIC HEARINGS 
DATE: December 9, 2024 
TIME: 10:00 a.m. 
LOCATION:  Susan Broom Kilmer Branch Library 

101 Melody Lane 
Fort Pierce, FL 34950 

 
 The purpose of the public hearings announced above is to consider the imposition of 
special assessments (“Debt Assessments”) and adoption of an assessment roll to secure 
proposed bonds on benefited lands within the District (“Lands”), and to provide for the levy, 
collection and enforcement of the Debt Assessments.  The purpose of any such Debt Assessments 
is to secure the proposed bonds to be issued by the District to finance certain public 
infrastructure improvements (“Project”), generally consisting of roadway improvements, 
stormwater management system, water and wastewater, undergrounding of conduit, hardscape, 
landscape, irrigation, and offsite improvements, associated professional services, and other 
infrastructure , benefitting the Lands within the District.  The Project is described in more detail 
in the Master Engineer’s Report, dated September 9, 2024 (“Engineer’s Report”).  The Debt 
Assessments are proposed to be levied as an assessment lien and allocated to the benefitted 
lands as set forth in the Master Special Assessment Methodology Report, dated October 28, 2024 
(“Assessment Report”).  At the conclusion of the public hearings, the Board will, by resolution, 
levy and impose assessments as finally approved by the Board.  A meeting of the District will also 



be held where the Board may consider any other business that may properly come before it.  
Please refer to Exhibit A enclosed herein for additional information related to the public hearings 
and meeting.   
 
 The District is located entirely within St. Lucie County, Florida.  A geographic description 
of the property to be assessed and the amount to be assessed to each piece or parcel of property 
may be ascertained at the “District’s Office” located at c/o Wrathell, Hunt and Associates, LLC, 
2300 Glades Road, Suite 410W, Boca Raton, Florida 33410, (877) 276-0889.  Also, a copy of the 
agendas and other documents referenced herein may be obtained from the District’s Office. 
 
 The public hearings and meeting are open to the public and will be conducted in 
accordance with Florida law.  The public hearings and meeting may be continued to a date, time, 
and place to be specified on the record.  There may be occasions when staff or board members 
may participate by speaker telephone.  Any person requiring special accommodations because 
of a disability or physical impairment should contact the District Office at least forty-eight (48) 
hours prior to the meeting.  If you are hearing or speech impaired, please contact the Florida 
Relay Service by dialing 7-1-1, or 1-800-955-8771 (TTY) / 1-800-955-8770 (Voice), for aid in 
contacting the District Office. 
 

Please note that all affected property owners have the right to appear and comment at 
the public hearings and meeting, and may also file written objections with the District Office 
within twenty (20) days of issuance of this notice.  Each person who decides to appeal any 
decision made by the Board with respect to any matter considered at the public hearings or 
meeting is advised that person will need a record of proceedings and that accordingly, the person 
may need to ensure that a verbatim record of the proceedings is made, including the testimony 
and evidence upon which such appeal is to be based. 
 

If you have any questions, please do not hesitate to contact the District Office.  
 
Sincerely, 
 
 
Cindy Cerbone 
District Manager 
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EXHIBIT A 
Summary of Proposed Debt Assessments 

 
1. Proposed Debt Assessments and Total Revenue.  The total revenues the District will collect by 

the Debt Assessments is $86,680,000.00. The proposed Debt Assessments and Total Revenue 
are as follows: 

 
2. Unit of Measurement.  As described in the Assessment Report, the Debt Assessments will be 

initially allocated on an equal assessment per acre basis, and will be levied on an equivalent 
residential unit (“ERU”) basis at the time that such property is platted or subject to a site plan or 
sold. 
 

3. Schedule of Debt Assessments:  For each bond issuance, the Debt Assessments principal is 
expected to be collected over a period of no more than 30 years subsequent to the issuance of 
debt to finance the improvements.   
 

4. Collection.  The Debt Assessments constitute a lien against benefitted property located within the 
District just as do each year’s property taxes. For the Debt Assessments, the District may elect to 
have the County Tax Collector collect the assessments, or alternatively may collect the 
assessments by sending out an annual bill.  For delinquent assessments that were initially directly 
billed by the District, the District may initiate a foreclosure action or may place the delinquent 
assessments on the next year’s county tax bill. IT IS IMPORTANT TO PAY YOUR ASSESSMENT 
BECAUSE FAILURE TO PAY WILL CAUSE A TAX CERTIFICATE TO BE ISSUED AGAINST THE PROPERTY 
WHICH MAY RESULT IN LOSS OF TITLE, OR FOR DIRECT BILLED ASSESSMENTS, MAY RESULT IN A 
FORECLOSURE ACTION, WHICH ALSO MAY RESULT IN A LOSS OF TITLE.  The District’s decision to 
collect assessments on the tax roll or by direct billing does not preclude the District from later 
electing to collect those or other assessments in a different manner at a future time.   

 

 

EXHIBIT A 
Summary of Proposed Debt Assessments 

 
1. Proposed Debt Assessments and Total Revenue.  The total revenues the District will collect by 
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Assessrn,ent Apportio11ment 

Tota l Squa re Total Numbe r of Total Cost 
Total Bond 

Product Type 
Feet Units Allocation• Assessment 

Ap portionm en! 

Multi-Family 592 S 15,585. 105.Q7 521.7B5, 14tL6'1 

Sing le-F :amil:y 243 $ 12.794.529.57 517.884,427.82 

Tow.nhome 77 S3. 040,675.24 S4,25D.3 11.56 

Con.do 144 S4,54Q, 166.07 Sti,358.QD7.67 

Retail 1216.735 $ 15,483.039.32 521.642,476.01 

Office 49.236 52,333,151.55 53,26 1.3.24.77 

Comm ercial {The Hub) 40,,436 S 1. D6'1, 525.Q2 51,48S.0 13.S3 
Hotel 272 S7. 100,724.37 S 1D.OOO, 3Q1. 70 

jTotal 4161407 1.328 $62.0107920.00 $86.680,1000.00 I 

Bond Assessment 
Ap pomonment pe • 

Unit 

536.799.23 

571.598.47 

S55. 198.B5 
S44. 159.D8 

$66.24 

$66.24 

$36.80 

~S.799.23 

' Please note Iha! cost allocatioos o un its herein are based on ttie ERU benefi alfocai ion luslraied in Table 4 

Annual Debt 
Service 

Payment per 
Unit"" 

$3,039.Q7 

$6,079.Ql 

$4,559.Q5 
$3,6'17.Q6 

S5.4!7 

S5.47 

Sl.04 
$3,039.Q7 

" Includes couniy c eci ion costs estimated a~ 3% (subj eci o -change) and an early ,coll!ec ·oo d;scou t allowance estimated at 4% (subject o 
c hange) 



Koa Bay Community Development District 
OFFICE OF THE DISTRICT MANAGER 

2300 Glades Road, Suite 410W●Boca Raton, Florida 33431 
Phone: (561) 571-0010●Toll-free: (877) 276-0889●Fax: (561) 571-0013 

 

 
November 6, 2024 

 
Via First Class U.S. Mail 
WILLOW LAKES, LLC. 
433 S. MAIN ST. STE 300 
WEST HARTFORD, CT 06110 
 

RE:  Koa Bay Community Development District (“District”) 
Notice of Hearings on Debt Special Assessments  
See attached Legal Description 

 
Dear Property Owner: 

 
You are receiving this notice because the St. Lucie County Property Appraiser’s records 

indicate that you are a property owner within the District.  The property that is subject to this 
notice is more particularly described by the legal description enclosed with this letter. In 
accordance with Chapters 170, 190 and 197, Florida Statutes, the District’s Board of Supervisors 
(“Board”) hereby provides notice of the following public hearings: 

 
NOTICE OF PUBLIC HEARINGS 
DATE: December 9, 2024 
TIME: 10:00 a.m. 
LOCATION:  Susan Broom Kilmer Branch Library 

101 Melody Lane 
Fort Pierce, FL 34950 

 
 The purpose of the public hearings announced above is to consider the imposition of 
special assessments (“Debt Assessments”) and adoption of an assessment roll to secure 
proposed bonds on benefited lands within the District (“Lands”), and to provide for the levy, 
collection and enforcement of the Debt Assessments.  The purpose of any such Debt Assessments 
is to secure the proposed bonds to be issued by the District to finance certain public 
infrastructure improvements (“Project”), generally consisting of roadway improvements, 
stormwater management system, water and wastewater, undergrounding of conduit, hardscape, 
landscape, irrigation, and offsite improvements, associated professional services, and other 
infrastructure , benefitting the Lands within the District.  The Project is described in more detail 
in the Master Engineer’s Report, dated September 9, 2024 (“Engineer’s Report”).  The Debt 
Assessments are proposed to be levied as an assessment lien and allocated to the benefitted 
lands as set forth in the Master Special Assessment Methodology Report, dated October 28, 2024 
(“Assessment Report”).  At the conclusion of the public hearings, the Board will, by resolution, 
levy and impose assessments as finally approved by the Board.  A meeting of the District will also 



be held where the Board may consider any other business that may properly come before it.  
Please refer to Exhibit A enclosed herein for additional information related to the public hearings 
and meeting.   
 
 The District is located entirely within St. Lucie County, Florida.  A geographic description 
of the property to be assessed and the amount to be assessed to each piece or parcel of property 
may be ascertained at the “District’s Office” located at c/o Wrathell, Hunt and Associates, LLC, 
2300 Glades Road, Suite 410W, Boca Raton, Florida 33410, (877) 276-0889.  Also, a copy of the 
agendas and other documents referenced herein may be obtained from the District’s Office. 
 
 The public hearings and meeting are open to the public and will be conducted in 
accordance with Florida law.  The public hearings and meeting may be continued to a date, time, 
and place to be specified on the record.  There may be occasions when staff or board members 
may participate by speaker telephone.  Any person requiring special accommodations because 
of a disability or physical impairment should contact the District Office at least forty-eight (48) 
hours prior to the meeting.  If you are hearing or speech impaired, please contact the Florida 
Relay Service by dialing 7-1-1, or 1-800-955-8771 (TTY) / 1-800-955-8770 (Voice), for aid in 
contacting the District Office. 
 

Please note that all affected property owners have the right to appear and comment at 
the public hearings and meeting, and may also file written objections with the District Office 
within twenty (20) days of issuance of this notice.  Each person who decides to appeal any 
decision made by the Board with respect to any matter considered at the public hearings or 
meeting is advised that person will need a record of proceedings and that accordingly, the person 
may need to ensure that a verbatim record of the proceedings is made, including the testimony 
and evidence upon which such appeal is to be based. 
 

If you have any questions, please do not hesitate to contact the District Office.  
 
Sincerely, 
 
 
Cindy Cerbone 
District Manager 
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EXHIBIT A 
Summary of Proposed Debt Assessments 

 
1. Proposed Debt Assessments and Total Revenue.  The total revenues the District will collect by 

the Debt Assessments is $86,680,000.00. The proposed Debt Assessments and Total Revenue 
are as follows: 

 
2. Unit of Measurement.  As described in the Assessment Report, the Debt Assessments will be 

initially allocated on an equal assessment per acre basis, and will be levied on an equivalent 
residential unit (“ERU”) basis at the time that such property is platted or subject to a site plan or 
sold. 
 

3. Schedule of Debt Assessments:  For each bond issuance, the Debt Assessments principal is 
expected to be collected over a period of no more than 30 years subsequent to the issuance of 
debt to finance the improvements.   
 

4. Collection.  The Debt Assessments constitute a lien against benefitted property located within the 
District just as do each year’s property taxes. For the Debt Assessments, the District may elect to 
have the County Tax Collector collect the assessments, or alternatively may collect the 
assessments by sending out an annual bill.  For delinquent assessments that were initially directly 
billed by the District, the District may initiate a foreclosure action or may place the delinquent 
assessments on the next year’s county tax bill. IT IS IMPORTANT TO PAY YOUR ASSESSMENT 
BECAUSE FAILURE TO PAY WILL CAUSE A TAX CERTIFICATE TO BE ISSUED AGAINST THE PROPERTY 
WHICH MAY RESULT IN LOSS OF TITLE, OR FOR DIRECT BILLED ASSESSMENTS, MAY RESULT IN A 
FORECLOSURE ACTION, WHICH ALSO MAY RESULT IN A LOSS OF TITLE.  The District’s decision to 
collect assessments on the tax roll or by direct billing does not preclude the District from later 
electing to collect those or other assessments in a different manner at a future time.   
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Assessrn,ent Apportio11ment 

Tota l Squa re Total Numbe r of Total Cost 
Total Bond 

Product Type 
Feet Units Allocation• Assessment 

Ap portionm en! 

Multi-Family 592 S 15,585. 105.Q7 521.7B5, 14tL6'1 

Sing le-F :amil:y 243 $ 12.794.529.57 517.884,427.82 

Tow.nhome 77 S3. 040,675.24 S4,25D.3 11.56 

Con.do 144 S4,54Q, 166.07 Sti,358.QD7.67 

Retail 1216.735 $ 15,483.039.32 521.642,476.01 

Office 49.236 52,333,151.55 53,26 1.3.24.77 

Comm ercial {The Hub) 40,,436 S 1. D6'1, 525.Q2 51,48S.0 13.S3 
Hotel 272 S7. 100,724.37 S 1D.OOO, 3Q1. 70 

jTotal 4161407 1.328 $62.0107920.00 $86.680,1000.00 I 

Bond Assessment 
Ap pomonment pe • 

Unit 

536.799.23 

571.598.47 

S55. 198.B5 
S44. 159.D8 

$66.24 

$66.24 

$36.80 

~S.799.23 

' Please note Iha! cost allocatioos o un its herein are based on ttie ERU benefi alfocai ion luslraied in Table 4 

Annual Debt 
Service 

Payment per 
Unit"" 

$3,039.Q7 

$6,079.Ql 

$4,559.Q5 
$3,6'17.Q6 

S5.4!7 

S5.47 

Sl.04 
$3,039.Q7 

" Includes couniy c eci ion costs estimated a~ 3% (subj eci o -change) and an early ,coll!ec ·oo d;scou t allowance estimated at 4% (subject o 
c hange) 
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KOA BAY COMMUNITY DEVELOPMENT DISTRICT 
 

ENGINEER’S REPORT  
 

1. BACKGROUND 
 
The purpose of this report is to provide a description of the Capital Improvement Plan (“CIP”) and 
estimated costs of the CIP, for the Koa Bay Community Development District (“District”).   
 
2. GENERAL SITE DESCRIPTION 
 
The District consists of approximately 200.3 acres of land and is located entirely within the City of Fort 
Pierce, St. Lucie County, Florida.  The site is located in the northwest quadrant of the Midway Road and 
Interstate 95 intersection with Midway Road as the southern property boundary and the Interstate 95 SB 
off ramp as the eastern property boundary, as shown in Exhibit 1 – Vicinity Map and Exhibit 2 – Location 
Map. 
 
3. PROPOSED CAPITAL IMPROVEMENT PLAN (“CIP”) 
 
The CIP is intended to provide public infrastructure improvements for the entire development.  The 
following chart shows the planned product types for the District, as shown in Exhibit 3 – Land Use Map: 
 

PRODUCT TYPES 
 

Product Type Total Units 

Commercial (The Hub) 40,436 sf 

Retail  326,735 sf 

Office 49,236 sf 

Multi-Family Residential 592 units 

Single-Family Residential 243 units  

Townhouses 77 units 

Condo 144 units 

Total Residential Units 
(Multi-Family + Single-Family + Townhouses + Condo) 

1,056 units 

WaveGarden Surf Cove  
(See Diagram Attached for Assumed Area) 

6.1 acres 

Hospitality (Hotel) 276,721 sf 

Hotel Rooms 272 keys 

Road Right-of-Way 31.1 acres 

Open Space / Community Areas  
(All Areas Labeled “Park Area”) 

29.9 acres 

Non-Residential SF  
(Commercial + Retail + Office) 

416,407 sf 

 
The public infrastructure for the project is as follows: 
 

Roadway Improvements: 
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The CIP includes the major roadways within the District. Subdivision roads and sidewalks in the 
single-family residential parcels are also included in the CIP.  The CIP roadways will be 2-lane 
divided and un-divided roads with periodic roundabouts.  Such roads include the roadway asphalt, 
base, and subgrade, roadway curb and gutter, striping and signage and sidewalks within rights-
of-way abutting non-residential lot lands. CIP roadways will be designed in accordance with 
applicable regulatory design requirements. 
 
All internal roadways may be financed by the District.  Collector roads are intended to be 
dedicated to a local general-purpose government for ownership, operation, and maintenance, 
while the District anticipates owning and operating all other roads.  Alternatively, the developer 
may elect to finance the internal roads, gate them, and turn them over to a homeowner’s 
association for ownership, operation and maintenance (in such an event, the District would be 
limited to financing only utilities, conservation/mitigation and stormwater improvements within 
such gated areas).  

 
Stormwater Management System: 
 
The stormwater collection and outfall systems are a combination of roadway curbs, curb inlets, 
pipe, control structures, canals and open lakes designed to treat and attenuate stormwater runoff 
from District lands. The stormwater system will be designed consistent with the applicable design 
requirements for stormwater/floodplain management systems.  The District will finance, own, 
operate and maintain the stormwater system, with the exception of the inlets and storm sewer 
systems that may be part of dedicated rights-of-way. 
 
Water and Wastewater Utilities: 
 
As part of the CIP, the District intends to construct and/or acquire water and wastewater 
infrastructure.  In particular, the on-site water supply improvements include water mains that will 
be located within rights-of-way and used for potable water service and fire protection.    

 
Wastewater improvements for the project will include onsite gravity collection systems, offsite 
and onsite force main and onsite lift stations.  
 
Similarly, irrigation wells and irrigation water distribution systems will be constructed to provide 
service for irrigation throughout the community. 

 
The water and irrigation distribution and wastewater collection systems for all phases will be 
constructed and/or acquired by the District and then dedicated to a local, public utility provider 
(Ft. Pierce/SLC) for operation and maintenance.  The CIP will only include service lines and laterals 
to the lot lines (i.e., point of connection). 

 
Hardscape, Landscape, and Irrigation: 
 
The District will construct and/or install landscaping, irrigation and hardscaping within District 
common areas and rights-of-way.   The District must meet local design criteria requirements for 
planting and irrigation design.  This project will at a minimum meet those requirements and will 
exceed the requirements in most cases with enhancements for the benefit of the community.  
 
All such landscaping, irrigation and hardscaping will be owned, maintained and funded by the 
District.  Such infrastructure, to the extent that it is located in rights-of-way owned by a local 



 

October 25, 2024 Page 4 of 7  Engineers Report - Koa Bay CDD.docx  
 

general-purpose government, will be maintained pursuant to a right-of-way agreement or permit.  
Any landscaping, irrigation or hardscaping systems behind hard-gated roads, if any, would not be 
financed by the District and instead would be privately installed and maintained. 

 
Streetlights / Undergrounding of Electrical Utility Lines 
 
The District intends to lease streetlights through an agreement with a local utility provider (Ft. 
Pierce/FPUA) and will fund the streetlights through an annual operations and maintenance 
assessment.  As such, streetlights are not included as part of the CIP. 
 
The CIP does however include the incremental cost of undergrounding electrical utility lines within 
right-of-way utility easements throughout the community.  Any lines and transformers located in 
such areas would be owned by the local utility provider and not paid for by the District as part of 
the CIP. 
 
Recreational Amenities: 
 
As part of the overall development, the District intends to construct several linear parks and other  
amenity facilities.  Alternatively, the Developer may privately fund such facilities and, upon 
completion, transfer them to a homeowners’ association for ownership, operation and 
maintenance.  In such an event, the amenities would be considered common elements for the 
exclusive benefit of the District landowners.  The WaveGarden Surf Cove is a privately funded 
business that will not be funded by the CIP. 

 
Off-Site Improvements 
 
Offsite improvements include certain intersection improvements, including Midway Road/Gordy 
Road and Midway Road/West Main Street, as required by applicable development approvals and 
permits. 

 
Professional Services 
 
The CIP also includes various professional services.  These include:  (i) legal, bond counsel, 
property appraiser, engineering, surveying and architectural fees, (ii) permitting and plan review 
costs, and (iii) development/construction management services fees that are required for the 
design, permitting, construction, and maintenance acceptance of the public improvements and 
community facilities. 

 
NOTE:  In the event that impact fee credits are generated from any roadway, utilities or other 

improvements funded by the District, any such credits, if any, will be the subject of an acquisition 
agreement between the applicable developer and the District.   
 
4. PERMITTING/CONSTRUCTION COMMENCEMENT 
 
All necessary permits for the construction of the CIP have either been obtained or are currently under 
review by respective governmental authorities, and include the following: 

 

• Fort Pierce Final Site Plan & Construction Plans  

• St Lucie County (SLC) Public Works and SLC Utilities 

• South Florida Water Management District (SFWMD) ERP, Irrigation Wells, and Dewatering Permits 
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• US ACOE Individual Permit 

• Florida Department of Transportation (FDOT) Driveway, Drainage and Utility Permits 

• Florida Department of Environmental Protection (FDEP) Water and Domestic Wastewater Permits 

• FDEP NPDES NOI 
 
5. CIP COST ESTIMATE / MAINTENANCE RESPONSIBILITIES 

 
The table below presents, among other things, a cost estimate for the CIP.  It is our professional opinion 
that the costs set forth below are reasonable and consistent with market pricing. 
 

PROPOSED FACILITIES & ESTIMATED COSTS 
 

Master Infrastructure Costs Total Cost Funded By Final Owner 
Maintenance 

Entity 

Stormwater Management System $8,444,250 CDD CDD CDD 

Roadways $24,306,000 CDD COUNTY COUNTY 

Water & Wastewater Systems $7,189,500 CDD COUNTY COUNTY 

Undergrounding of Conduit $1,500,000 CDD CDD CDD 

Parks & Trails $2,163,000 CDD CDD CDD 

Hardscape, Landscape, Irrigation $3,645,900 CDD CDD CDD 

Offsite Improvements $4,000,000 CDD COUNTY COUNTY 

Professional Services $5,124,870 CDD N/A N/A 

Contingency (10%) $5,637,400 CDD N/A N/A 

Master Infrastructure Costs $62,010,900       

 
1. This Cost Opinion has been put together using the Koa Bay Master Plan dated July 2024 and is based on pricing from 

projects of similar size and configuration. 

2. This Cost Opinion includes contractor mobilization, layout, survey, as-builts and associated costs with starting, progressing 
and finalizing the project. 

3. This Cost Opinion does not include: 

a. Any relocation or mitigation of any species; 

b. Any impacts fees or similar costs; 

c. Any remediation costs; 

d. Any bridges; 

e. Any right of way acquisition costs; or 

f. Any other item not specifically labeled above. 

4. No retaining walls or stems walls have been added to this Cost Opinion.  It is assumed stem walls and retaining walls will 
be needed, but engineering will need to be completed to determine this scope of work and produce a cost estimate. 
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5. The Onsite Roads cost includes pavement, curbs, sidewalks, curb inlets and drainage pipes.  This category does not include 
utility lines. 

6. The Onsite Utilities include potable water, reclaimed water and sanitary sewer systems. 

7. The District (or an HOA) will be responsible for the operation and maintenance of the sidewalks and landscaping within 
rights‐of‐way located within the boundaries of the District pursuant to Ft. Pierce and St. Lucie County requirements. 

8. St. Lucie County Utilities will only maintain lines in public rights‐of‐way or County‐owned easements. 

9. The Developer may alternatively elect to privately finance certain of the improvements above, and have an HOA own and 
operate such improvements instead of the District. 

10. The District may enter into an agreement with a third-party, or an applicable property owner’s or homeowner’s 
association, to maintain any District-owned improvements, subject to the approval of the District’s bond counsel. 

 
6. CONCLUSIONS 
 
The CIP will be designed in accordance with current governmental regulations and requirements. The CIP 
will serve its intended function so long as the construction is in substantial compliance with the design.  
 
It is further our opinion that:  
 

• the estimated cost to the CIP as set forth herein is reasonable based on prices currently being 
experienced in the jurisdiction in which the District is located, and is not greater than the lesser 
of the actual cost of construction or the fair market value of such infrastructure;  
 

• All of the improvements comprising the CIP are required by applicable development approvals 
issued pursuant to Section 380.06, Florida Statutes;  
 

• the CIP is feasible to construct, there are no technical reasons existing at this time that would 
prevent the implementation of the CIP, and it is reasonable to assume that all necessary 
regulatory approvals will be obtained in due course; and 

 

• the assessable property within the District will receive a special benefit from the CIP that is at 
least equal to such costs. 
 

Also, the CIP will constitute a system of improvements that will provide benefits, both general, and special 
and peculiar, to all lands within the District.  The general public, property owners, and property outside 
the District will benefit from the provisions of the District’s CIP; however, these are incidental to the 
District’s CIP, which is designed solely to provide special benefits peculiar to property within the District.  
Special and peculiar benefits accrue to property within the District and enable properties within its 
boundaries to be developed. 
 
The CIP will be owned by the District or other governmental units and such CIP is intended to be available 
and will reasonably be available for use by the general public (either by being part of a system of 
improvements that is available to the general public or is otherwise available to the general public) 
including nonresidents of the District.  All of the CIP is or will be located on lands owned or to be owned 
by the District or another governmental entity or on perpetual easements in favor of the District or other 
governmental entity.  The CIP, and any cost estimates set forth herein, do not include any final earthwork, 
fine grading or other improvements on private lots or private property.  The District will pay the lesser 
of the cost of the components of the CIP or the fair market value. 
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Please note that the CIP as presented herein is based on current plans and market conditions which are 
subject to change.  Accordingly, the CIP, as used herein, refers to sufficient public infrastructure of the 
kinds described herein (i.e., stormwater/floodplain management, sanitary sewer, potable water, etc.) to 
support the development and sale of the planned residential units in the District, which (subject to true-
up determinations) number and type of units may be changed with the development of the site.  Stated 
differently, during development and implementation of the public infrastructure improvements as 
described for the District, it may be necessary to make modifications and/or deviations for the plans, and 
the District expressly reserves the right to do so. 
 
 
 
 

________________________________________ 
Joseph W. Capra, P.E.                                 [Date] 
FL License No. 37638 
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EXHIBIT 2 – LOCATION MAP
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1.0 Introduction 
        

1.1 Purpose 
 
This Master Special Assessment Methodology Report (the "Report") 
was developed to provide a financing plan and a special assessment 
methodology for the Koa Bay Community Development District (the 
“District”), located entirely within the City of Fort Pierce, St. Lucie 
County, Florida, as related to funding the costs of public 
infrastructure improvements (the “Capital Improvement Plan”) 
contemplated to be provided by the District. 

 
 1.2 Scope of the Report 
 

This Report presents the projections for financing the District's 
Capital Improvement Plan (the “CIP”) described in the Report of 
District Engineer developed by CAPTEC Engineering, Inc. (the 
“District Engineer”) dated October 2024 (the “Engineer's Report”), as 
well as describes the method for the allocation of special benefits 
and the apportionment of special assessment debt resulting from the 
provision and funding of the CIP. 

 
 1.3 Special Benefits and General Benefits 
 

Improvements undertaken and funded by the District as part of the 
CIP create special and peculiar benefits, different in kind and degree 
than general benefits, for properties within its borders as well as 
general benefits to the public at large.  However, as discussed within 
this Report, these general benefits are incidental in nature and are 
readily distinguishable from the special and peculiar benefits which 
accrue to property within the District.  The District’s CIP enables 
properties within its boundaries to be developed. 
 
There is no doubt that the general public and property owners of 
property outside the District will benefit from the provision of the CIP.  
However, these benefits are only incidental since the CIP is designed 
solely to provide special benefits peculiar to property within the 
District.  Properties outside the District are not directly served by the 
CIP and do not depend upon the CIP to obtain or to maintain their 
development entitlements.  This fact alone clearly distinguishes the 
special benefits which District properties receive compared to those 
lying outside of the District's boundaries. 
 
The CIP will provide public infrastructure improvements which are all 
necessary in order to make the lands within the District developable 
and saleable.  The installation of such improvements will cause the 
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value of the developable and saleable lands within the District to 
increase by more than the sum of the financed cost of the individual 
components of the CIP.  Even though the exact value of the benefits 
provided by the CIP is hard to estimate at this point, it is nevertheless 
greater than the costs associated with providing the same. 

 
 1.4 Organization of the Report 
 

Section Two describes the development program as proposed by the 
Developer, as defined below. 
 
Section Three provides a summary of the CIP as determined by the 
District Engineer. 
 
Section Four discusses the financing program for the District.   
 
Section Five introduces the special assessment methodology for the 
District. 

 
 
2.0 Development Program 
 
 2.1 Overview 
 

The District will serve the Koa Bay development, a master planned 
mixed use development located entirely within the City of Fort Pierce, 
St. Lucie County, Florida.  The land within the District consists of 
approximately 200.23 +/- acres and is generally located in the 
northwest quadrant of the Midway Road and Interstate 95 
intersection with Midway Road as the southern property boundary 
and the Interstate 95 SB off ramp as the eastern property boundary. 

 
 2.2 The Development Program 
 

The development of Koa Bay is anticipated to be conducted by Koa 
Bay Development, LLC (the "Developer").  Based upon the 
information provided by the Developer and the Engineer, the current 
development plan envisions a total of 592 multi-family units, 243 
single-family units, 77 townhomes, 144 condos, 326,735 square feet 
of retail space, 49,236 square feet of office space, 40,436 of 
commercial space (The Hub), and 272 hotel rooms, although land 
use types and unit numbers may change throughout the 
development period and a supplemental or amended methodology 
would be adopted to adjust and address such changes in unit types 
and numbers.  Table 1 in the Appendix illustrates the development 
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plan for Koa Bay.  The development of Koa Bay is anticipated to be 
conducted in one or more phases over a multi-year period. 
 
 

3.0 The Capital Improvement Plan 
 
 3.1 Overview 
 

The public infrastructure costs to be funded by the District are 
described by the District Engineer in the Engineer's Report.  Only 
public infrastructure that may qualify for bond financing by the District 
under Chapter 190, Florida Statutes and under the Internal Revenue 
Code of 1986, as amended, was included in these estimates. 

 
 3.2 Capital Improvement Plan 
 

The CIP needed to serve the Development is projected to consist of 
improvements which will serve all of the lands in the District.  The 
CIP will consist of a storm water management system, roadways, 
water & wastewater systems, undergrounding of conduit, hardscape, 
landscape, irrigation, and offsite improvements, as well as 
professional services and contingency.  At the time of this writing, the 
total cost of the CIP is estimated to total approximately $62,010,920. 
 
The infrastructure improvements that comprise the CIP will serve and 
provide benefit to all land uses in the District and will comprise an 
interrelated system of improvements, which means all of 
improvements will serve the entire District and improvements will be 
interrelated such that they will reinforce one another. Table 2 in the 
Appendix illustrates the specific components of the CIP. 

 
 
4.0 Financing Program 
 
 4.1 Overview 

 
As noted above, the District is embarking on a program of capital 
improvements which will facilitate the development of lands within 
the District.  Generally, construction of public improvements is either 
funded by the Developer and then acquired by the District or funded 
directly by the District.  As of the time of writing of this Report, the 
District will most likely acquire completed improvements from the 
Developer, although the District maintains the complete flexibility to 
either acquire the public infrastructure from the Developer or 
construct it, or even partly acquire it and partly construct it. 
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Even though the actual financing plan may change to include multiple 
series of bonds, it is likely that in order to fully fund costs of the CIP 
as described in Section 3.2 in two financing transactions, the District 
would have to issue approximately $86,680,000 in par amount of 
special assessment bonds (the "Bonds"). 
 
Please note that the purpose of this Report is to allocate the 
benefit of the CIP to the various land uses in the District and 
based on such benefit allocation to apportion the maximum 
debt necessary to fund the CIP.  The discussion of the structure 
and size of the indebtedness is based on various estimates and 
is subject to change. 
 

 4.2 Types of Bonds Proposed 
 

The proposed financing plan for the District provides for the issuance 
of the Bonds in the approximate principal amount of $86,680,000 to 
finance approximately $62,010,920 in CIP costs.  The Bonds as 
projected under this financing plan would be structured to be 
amortized in 30 annual installments following a 24-month capitalized 
interest period.  Interest payments on the Bonds would be made 
every May 1 and November 1, and principal payments on the Bonds 
would be made either on May 1 or on November 1. 
 
In order to finance the improvement and other costs, the District 
would need to borrow more funds and incur indebtedness in the total 
amount of approximately $86,680,000.  The difference is comprised 
of funding a debt service reserve, capitalized interest, underwriter's 
discount and costs of issuance for each series of Bonds.  Preliminary 
sources and uses of funding for the Bonds are presented along with 
the financing assumptions in Table 3 in the Appendix. 

 
Please note that the structure of the Bonds as presented in this 
Report is preliminary and may change due to changes in the 
development program, market conditions, timing of infrastructure 
installation as well as for other reasons.  The District maintains 
complete flexibility as to the structure of the Bonds and reserves the 
right to modify it as necessary. 

 
 
5.0 Assessment Methodology 
 
 5.1 Overview 
 

The issuance of the Bonds provides the District with funds necessary 
to construct/acquire the infrastructure improvements which are part 
of the CIP outlined in Section 3.2 and described in more detail by the 
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District Engineer in the Engineer's Report.  These improvements 
lead to special and general benefits, with special benefits accruing 
to the assessable properties within the boundaries of the District and 
general benefits accruing to areas outside the District but being only 
incidental in nature.  The debt incurred in financing the public 
infrastructure will be secured by assessing properties that derive 
special and peculiar benefits from the CIP.  All properties that receive 
special benefits from the CIP will be assessed for their fair share of 
the debt issued in order to finance all or a portion of the CIP. 

 
 5.2 Benefit Allocation 

 
The most current development plan envisions the development of 
592 multi-family units, 243 single-family units, 77 townhomes, 144 
condos, 326,735 square feet of retail space, 49,236 square feet of 
office space, 40,436 of commercial space (The Hub), and 272 hotel 
rooms, although unit numbers and land use types may change 
throughout the development period and a supplemental or amended 
methodology would be adopted to adjust and address such changes 
in unit types and numbers. 
 
The infrastructure improvements that comprise the CIP will serve and 
provide benefit to all land uses in the District and will comprise an 
interrelated system of improvements, which means all of 
improvements will serve the entire District and improvements will be 
interrelated such that they will reinforce one another. 

 
By allowing for the land in the District to be developable, both the 
improvements that comprise the CIP and their combined benefit will 
be greater than the sum of their individual benefits.  All of the land 
uses within the District will benefit from each infrastructure 
improvement category, as the improvements provide basic 
infrastructure to all land within the District and benefit all land within 
the District as an integrated system of improvements. 
 
As stated previously, the public infrastructure improvements included 
in the CIP have a logical connection to the special and peculiar 
benefits received by the land within the District, as without such 
improvements, the development of the properties within the District 
would not be possible.  Based upon the connection between the 
improvements and the special and peculiar benefits to the land within 
the District, the District can assign or allocate a portion of the 
District's debt through the imposition of non-ad valorem 
assessments, to the land receiving such special and peculiar 
benefits.  Even though these special and peculiar benefits are real 
and ascertainable, the precise amount of the benefit cannot yet be 
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calculated with mathematical certainty.  However, such benefit is 
more valuable than the cost of, or the actual non-ad valorem 
assessment amount levied on that parcel. 
 
The benefit associated with the CIP of the District is proposed to be 
allocated to the different unit types within the District in proportion to 
the density of development as measured by a standard unit called 
an Equivalent Residential Unit ("ERU").  Table 4 in the Appendix 
illustrates the ERU weights that are proposed to be assigned to the 
unit types contemplated to be developed within the District based on 
the relative density of development, the total ERU counts for each 
unit type, and the share of the benefit received by each unit type. 

 
The rationale behind different ERU weights is supported by the fact 
that generally and on average, smaller and less intensely 
economically utilized land uses will, on a per unit/square foot basis, 
use and benefit from the public infrastructure improvements 
comprising the CIP less than larger units and more intensely 
economically utilized land uses.  For instance, generally and on 
average smaller units and less intensely economically utilized land 
uses will, on a per unit/square foot basis, produce fewer vehicular 
trips, less storm water runoff, and need less water/sewer capacity 
than larger units and more intensely economically utilized land uses. 
Additionally, the value of larger units and more intensely 
economically utilized land uses is likely to appreciate more in terms 
of dollars than that of the smaller units and less intensely 
economically utilized land uses as a result of the implementation of 
the CIP. As the exact amount of the benefit and appreciation is not 
possible to be calculated at this time, the use of ERU measures 
serves as a reasonable approximation of the relative amount of 
benefit received from the CIP. 

 
Table 5 in the Appendix presents the apportionment of the 
assessment associated with funding the District’s CIP (the 
“Assessment”) in accordance with the ERU benefit allocation method 
presented in Table 4.  Table 5 also presents the annual levels of the 
projected annual debt service assessments per unit. 
 
Please note that the District may become a recipient of funds related 
to ad-valorem taxes collected by St. Lucie County assessed based 
on the increased value of the properties located within the District 
due to the development of land within the District. Any funds received 
from St. Lucie County as a result of increased property valuations 
may be used to lower the Assessment imposed on property owners 
within the District. 
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5.3 Assigning Debt 
 
As the land in the District has not yet received final development 
approval for its intended final use and the precise location of the 
various product types by lot or parcel is unknown, the Assessment 
will initially be levied on all of the land in the District on an equal pro-
rata gross acre basis and thus the total bonded debt in the amount 
of $86,680,000 will be preliminarily levied on approximately 200.23 
+/- gross acres at a rate of $432,902.16 per acre. 
 
As the land receives development approval, the Assessment will be 
allocated to each parcel on a first received development approval-
first assigned basis based on the planned use for that parcel as 
reflected in Table 5 in the Appendix. Such allocation of Assessments 
to parcels which received development approval will reduce the 
amount of Assessment levied on gross acres which did not receive 
development approval within the District. 
 
Further, to the extent that any land which land which did not receive 
development approval (the “Transferred Property”) is sold to a third 
party not affiliated with the Developer, the Assessment will be 
assigned to such parcel will be assigned to such Transferred 
Property at the time of the sale based on the maximum total number 
of ERUs assigned by the Developer to that Transferred Property, 
subject to review by the District’s methodology consultant, to ensure 
that any such assignment is reasonable, supported by current 
development rights and plans, and otherwise consistent with this 
Report. The owner of the Transferred Property will be responsible for 
the total Assessment applicable to the Transferred Property, 
regardless of the total number of ERUs that ultimately received 
development approval.  These total Assessments are fixed to the 
Transferred Property at the time of the sale.  If the Transferred 
Property subsequently received a modification of its development 
approval, the total Assessment initially allocated to the Transferred 
Property will be re-allocated to the parcel/parcels which received a 
modification of its development approval pursuant to the 
methodology as described herein (i.e. equal assessment per acre 
until development approval). 

 
 5.4 Lienability Test: Special and Peculiar Benefit to the Property 
 

As first discussed in Section 1.3, Special Benefits and General 
Benefits, improvements undertaken by the District create special and 
peculiar benefits to the assessable properties within the District.  The 
District's improvements benefit assessable properties within the 
District and accrue to all such assessable properties on an ERU 
basis. 
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Improvements undertaken by the District can be shown to be 
creating special and peculiar benefits to the assessable property 
within the District.  The special and peculiar benefits resulting from 
each improvement include, but are not limited to: 
 a. added use of the property; 
 b. added enjoyment of the property; 
 c. decreased insurance premiums; 
 d. increased marketability and value of the property. 
 
The improvements which are part of the CIP make the land in the 
District developable and saleable and when implemented jointly as 
parts of the CIP, provide special and peculiar benefits which are 
greater than the benefits of any single category of improvements.  
These special and peculiar benefits are real and ascertainable, but 
not yet capable of being calculated and assessed in terms of 
numerical value; however, such benefits are more valuable than 
either the cost of, or the actual assessment levied for, the 
improvement or debt allocated to the parcel of land. 

 
5.5 Lienability Test: Reasonable and Fair Apportionment of the 

Duty to Pay 
 

A reasonable estimate of the proportion of special and peculiar 
benefits received from the improvements is delineated in Table 4 
(expressed as ERU factors) of the Appendix. 
 
The apportionment of the assessments is fair and reasonable 
because it was conducted on the basis of consistent application of 
the methodology described in Section 5.2 across all assessable 
property within the District according to reasonable estimates of the 
special and peculiar benefits derived from the CIP by different unit 
types. 

 
 5.6 True-Up Mechanism 
 

The District’s assessment program is predicated on the development 
of lots in a manner sufficient to include all of the planned ERUs as 
set forth in Table 1 in the Appendix (“Development Plan”).  At such 
time as lands are to be platted (or re-platted) or site plans are to be 
approved (or re-approved), the plat or site plan (either, herein, 
“Proposed Plat”) shall be presented to the District for a “true-up” 
review as follows:   
 
a. If a Proposed Plat results in the same amount of ERUs (and 
thus Bond Assessments) able to be imposed on the “Remaining 
Unplatted Lands” (i.e., those remaining unplatted lands after the 



 

9  
 

Proposed Plat is recorded) as compared to what was originally 
contemplated under the Development Plan, then the District shall 
allocate the Bond Assessments to the product types being platted 
and the remaining property in accordance with this Report, and 
cause the Bond Assessments to be recorded in the District’s 
Improvement Lien Book.   
 
b. If a Proposed Plat results in a greater amount of ERUs (and 
thus Bond Assessments) able to be imposed on the Remaining 
Unplatted Lands as compared to what was originally contemplated 
under the Development Plan, then the District may undertake a pro 
rata reduction of Bond Assessments for all assessed properties 
within the District, or may otherwise address such net decrease as 
permitted by law.   
 
c. If a Proposed Plat results in a lower amount of ERUs (and 
thus Bond Assessments) able to be imposed on the Remaining 
Unplatted Lands as compared to what was originally contemplated 
under the Development Plan, then the District shall require the 
landowner(s) of the lands encompassed by the Proposed Plat to pay 
a “True-Up Payment” equal to the difference between: (i) the Bond 
Assessments originally contemplated to be imposed on the lands 
subject to the Proposed Plat, and (ii) the Bond Assessments able to 
be imposed on the lands subject to the Proposed Plat, after the 
Proposed Plat (plus applicable interest, collection costs, penalties, 
etc.). 
 
With respect to the foregoing true-up analysis, the District’s 
Assessment Consultant, in consultation with the District Engineer, 
District Counsel and the District's Bond Counsel, shall determine in 
his or her sole discretion what amount of ERUs (and thus Bond 
Assessments) are able to be imposed on the Remaining Unplatted 
Lands, taking into account a Proposed Plat, by reviewing:  a) the 
original, overall development plan showing the number and type of 
units reasonably planned for the Development, b) the revised, overall 
development plan showing the number and type of units reasonably 
planned for the Development, c) proof of the amount of entitlements 
for the Remaining Unplatted Lands, d) evidence of allowable zoning 
conditions that would enable those entitlements to be placed in 
accordance with the revised development plan, and e) 
documentation that shows the feasibility of implementing the 
proposed development plan.  Prior to any decision by the District not 
to impose a true-up payment, a supplemental methodology shall be 
produced demonstrating that there will be sufficient Bond 
Assessments to pay debt service on the applicable series of bonds 
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and the District will conduct new proceedings under Chapters 170, 
190 and 197, Florida Statutes upon the advice of District Counsel.   
 
Any True-Up Payment shall become due and payable that tax year 
by the landowner of the lands subject to the Proposed Plat, shall be 
in addition to the regular Bond Assessment installment payable for 
such lands, and shall constitute part of the Bond Assessment liens 
imposed against the Proposed Plat property until paid.  A True-Up 
Payment shall include accrued interest on the applicable bond series 
to the interest payment date that occurs at least 45 days after the 
True-Up Payment (or the second succeeding interest payment date 
if such True-Up Payment is made within forty-five (45) calendar days 
before an interest payment date (or such other time as set forth in 
the supplemental indentures for the applicable bond series)). 
 
All Bond Assessments levied run with the land, and such Bond 
Assessment liens include any True-Up Payments. The District will 
not release any liens on property for which True-Up Payments are 
due, until provision for such payment has been satisfactorily made. 
Further, upon the District’s review of the final plat for the developable 
acres, any unallocated Bond Assessments shall become due and 
payable and must be paid prior to the District’s approval of that plat.  
This true-up process applies for both plats and/or re-plats.   
 
Such review shall be limited solely to the function and the 
enforcement of the District’s Bond Assessment liens and/or true-up 
agreements.  Nothing herein shall in any way operate to or be 
construed as providing any other plat approval or disapproval powers 
to the District.  For further detail on the true-up process, please refer 
to the True-Up Agreement and applicable assessment resolution(s). 
 

 5.7 Assessment Roll 
 

The Assessment of $86,680,000 is proposed to be levied over the 
area described in Exhibit “A”.  Excluding any capitalized interest 
period, debt service assessments shall be paid in thirty (30) annual 
principal installments. 

 
 
6.0 Additional Stipulations 
 
 6.1 Overview 
 

Wrathell, Hunt and Associates, LLC was retained by the District to 
prepare a methodology to fairly allocate the special assessments 
related to the District’s CIP. Certain financing, development and 
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engineering data was provided by members of District Staff and/or 
the Developer. The allocation Methodology described herein was 
based on information provided by those professionals. Wrathell, 
Hunt and Associates, LLC makes no representations regarding said 
information transactions beyond restatement of the factual 
information necessary for compilation of this report. For additional 
information on the Bond structure and related items, please refer to 
the Offering Statement associated with this transaction. 

 
Wrathell, Hunt and Associates, LLC does not represent the 
District as a Municipal Advisor or Securities Broker nor is 
Wrathell, Hunt and Associates, LLC registered to provide such 
services as described in Section 15B of the Securities and 
Exchange Act of 1934, as amended. Similarly, Wrathell, Hunt 
and Associates, LLC does not provide the District with financial 
advisory services or offer investment advice in any form. 
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7.0 Appendix 
 

 
 
 

 
 
 

Table 1

KOA Bay
Community Development District

Development Plan

Product Type Total Square Feet Total Number of 
Units

Multi-Family - 592
Single-Family - 243
Townhome - 77
Condo - 144
Retail 326,735 -
Office 49,236 -
Commercial (The Hub) 40,436 -
Hotel - 272
Total 416,407 1,328

Table 2

KOA Bay
Community Development District

Project Costs

Improvement Total Costs
Stormwater Management System $8,444,250
Roadways $24,306,000
Water & Wastewater Systems $7,189,500
Undergrounding of Conduit $1,500,000
Parks & Trails $2,163,000
Hardscape, Landscape, Irrigation $3,645,900
Off-site Improvements $4,000,000
Professional Services $5,124,870
Contingency (10%) $5,637,400
Total $62,010,920
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Table 3

KOA Bay
Community Development District

Preliminary Sources and Uses of Funds
5.25%

Sources
Bond Proceeds:
   Par Amount $86,680,000.00
Total Sources $86,680,000.00

Uses
Project Fund Deposits:
   Project Fund $62,010,920.00

Other Fund Deposits:
   Debt Service Reserve Fund $7,699,561.93
   Capitalized Interest Fund $13,868,800.00

Delivery Date Expenses:
   Costs of Issuance $3,100,400.00
   Rounding $318.07
Total Uses $86,680,000.00

Financing Assumptions
   Coupon Rate: 8%
   Capitalized Interest Period: 24 months
   Term: 30 Years
   Underwriter's Discount: 3%
   Cost of Issuance: $500,000

Table 4

KOA Bay
Community Development District

Benefit Allocation

Product Type Total Square Feet Total Number of 
Units

ERU Weight per 
Unit/ per 1,000 SF Total ERU

Multi-Family - 592 0.50 296.00
Single-Family - 243 1.00 243.00
Townhome - 77 0.75 57.75
Condo - 144 0.60 86.40
Retail 326,735 - 0.90 294.06
Office 49,236 - 0.90 44.31
Commercial (The Hub) 40,436 - 0.50 20.22
Hotel - 272 0.50 136.00
Total 416,407 1,328 1,177.74

https://s66.680,o00.oo
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Table 5

KOA Bay
Community Development District

Assessment Apportionment

Product Type Total Square 
Feet

Total Number of 
Units

Total Cost 
Allocation*

Total Bond 
Assessment 

Apportionment

Bond Assessment 
Apportionment per 

Unit

Annual Debt 
Service 

Payment per 
Unit**

Multi-Family - 592 $15,585,105.97 $21,785,146.64 $36,799.23 $3,039.97
Single-Family - 243 $12,794,529.57 $17,884,427.82 $73,598.47 $6,079.93
Townhome - 77 $3,040,675.24 $4,250,311.55 $55,198.85 $4,559.95
Condo - 144 $4,549,166.07 $6,358,907.67 $44,159.08 $3,647.96
Retail 326,735 - $15,483,039.32 $21,642,476.01 $66.24 $5.47
Office 49,236 - $2,333,153.55 $3,261,324.77 $66.24 $5.47
Commercial (The Hub) 40,436 - $1,064,525.92 $1,488,013.83 $36.80 $3.04
Hotel - 272 $7,160,724.37 $10,009,391.70 $36,799.23 $3,039.97
Total 416,407 1,328 $62,010,920.00 $86,680,000.00
* Please note that cost allocations to units herein are based on the ERU benefit allocation illustrated in Table 4
** Includes county collection costs estimated at 3% (subject to change) and an early collection discount allowance estimated at 4% (subject to 
change)



EXHIBIT “A” 

 

Bond Assessments in the estimated amount of $86,680,000 are proposed to be levied uniformly 
over the area described below: 



May 2024 Page 1 1888 Conceptual Master Plan Legal Description.docx 

WILLOW LAKES, LLC 
FORT PIERCE, FLORIDA 

 

METES AND BOUNDS DESCRIPTION 
 

A parcel of land lying in Sections 2 and 3, Township 36 South, Range 39 east in St. Lucie County, Florida and 
being more particularly described as follows: 

Commencing at the northeast corner of said Section 3, thence N89°46'35"W along the north line of said Section 
3 a distance of 2,622.04 feet to a point on the east right-of-way line of N.S.L.R.W.C.D. Canal No. 93 (a 78 feet 
wide right-of-way); thence S 00°02'49" W along the east right-of-way line of said N.S.L.R.W.C.D. Canal No. 93 
a distance of 52.50 feet to a point on the north right-of-way line of a 200 feet wide FP&L easement as recorded 
in OR 377, pg. 2069-2076 and being the point of beginning of the following described parcel; thence S89°46'35"E 
along the north right-of-way line of said 200 feet wide FP&L easement and being parallel to the north line of said 
Section 3 a distance of 1,026.62 feet to a point on the east right-of-way line of a 60 feet wide FP&L easement 
as recorded in OR 119, pg. 404; thence S32°18'17"E along the east right-of-way line of said 60 feet wide FP&L 
easement a distance of 1,746.02 feet; thence N61°15'41"E a distance of 335.12 feet; thence N31°56'28"E a 
distance of 78.35 feet; thence N02°37'14"E a distance of 332.85 feet; thence N85°17'03"E a distance of 146.97 
feet; thence N53°57'44"E a distance of 58.71 feet; thence N01°56'01"E a distance of 142.19 feet; thence 
N62°33'43"E a distance of 139.15 feet to the beginning of a curve concave to the northwest having a radius of 
335.00 feet; thence northeasterly along the arc of said curve a distance of 365.79 feet through a central angle 
of 62°33'43"; thence N00°00'00"W a distance of 142.46 feet; thence S89°50'50"E a distance of 1,811.20 feet to 
the beginning of a curve concave to the southwest having a radius of 150.00 feet; thence southeasterly along 
the arc of said curve a distance of 308.52 feet through a central angle  of  117°50'41"; thence S27°59'51"W a 
distance of 671.72 feet; thence S56°07'55"E a distance of 323.59 feet to a point on the west right-of-way line of 
State Road No. 9 (Interstate Highway No. 95) (width varies); thence S32°49'14"W along the west right-of-way of 
said State Road No. 9 a distance of 346.97 feet; thence S44°46'35"W along the west right-of­ way line of said 
State Road No. 9 a distance of 339.92 feet to a point on the south right-of-way line of Access Road No. 1 as 
recorded in PB 24, pg. 4 J&K; thence N00°04'30"E a distance of 99.51 feet to a point on the north right-of-way 
line of said Access Road No. 1; thence S44°46'35"W along the north right-of-way line of said Access Road No. 
1 a distance of 236.51 feet; thence departing said Access Road No. 1 N00°04'43"E a distance of  535.11 feet; 
thence s89°59'23"w a distance of 166.33 feet; thence S00°04'55"W a distance of 680.33 feet to a point on the 
north right-of-way line of said Access Road No. 1; thence S50°43'56"W along the north right-of-way line of said 
Access Road No. 1 a distance of 478.34 feet to the beginning of a curve concave to the north having a radius of 
266.00 feet; thence westerly along the arc of said curve a distance of 171.53 feet through a central angle of 
36°56'48"; thence s87°40'44"w along the north right-of-way line of said  Access  Road No. 1 a distance of 
1,027.79 feet; thence S00°01'50"E a distance of 72.00 feet; thence S89°58'10"W a distance of 1,610.26 feet; 
thence S00°01'50"E a distance of 117.14 feet to a point on the north right-of-way line of White City Road (County 
Road 712) (a 70 feet wide right-of-way) ; thence N89°52'26"W along the north right -of-way of said White City 
Road (County Road 712) a distance of 786.28 feet to a point on the east right-of­ way line of said N.S.L.R.W.C.D. 
Canal No. 93; thence N00°02'49"E along the east right-of-way line of said N.S.L.R.W.C.D. Canal No. 93 a 
distance of 2,564.70 feet to a point on the north right-of-way line of said 200 feet wide FP&L easement and being 
the point of beginning. 

Containing 197.90 acres, more or less 

Together with: 

The west 1/2 of the west 1/2 of the west 1/2 of the southeast 1/4 of the northwest 1/4 of Section 2, Township 36 
South, Range 39 East, less and except that portion of the property which was taken for I-95, of the Public Records 
of St. Lucie County, Florida. 

Containing 2.33 acres, more or less. 

Total parcel contains a net area of 200.23 acres, more or less. 
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WILLOW LAKES, LLC 
FORT PIERCE, FLORIDA 

 

METES AND BOUNDS DESCRIPTION 
 

A parcel of land lying in Sections 2 and 3, Township 36 South, Range 39 east in St. Lucie County, Florida and 
being more particularly described as follows: 

Commencing at the northeast corner of said Section 3, thence N89°46'35"W along the north line of said Section 
3 a distance of 2,622.04 feet to a point on the east right-of-way line of N.S.L.R.W.C.D. Canal No. 93 (a 78 feet 
wide right-of-way); thence S 00°02'49" W along the east right-of-way line of said N.S.L.R.W.C.D. Canal No. 93 
a distance of 52.50 feet to a point on the north right-of-way line of a 200 feet wide FP&L easement as recorded 
in OR 377, pg. 2069-2076 and being the point of beginning of the following described parcel; thence S89°46'35"E 
along the north right-of-way line of said 200 feet wide FP&L easement and being parallel to the north line of said 
Section 3 a distance of 1,026.62 feet to a point on the east right-of-way line of a 60 feet wide FP&L easement 
as recorded in OR 119, pg. 404; thence S32°18'17"E along the east right-of-way line of said 60 feet wide FP&L 
easement a distance of 1,746.02 feet; thence N61°15'41"E a distance of 335.12 feet; thence N31°56'28"E a 
distance of 78.35 feet; thence N02°37'14"E a distance of 332.85 feet; thence N85°17'03"E a distance of 146.97 
feet; thence N53°57'44"E a distance of 58.71 feet; thence N01°56'01"E a distance of 142.19 feet; thence 
N62°33'43"E a distance of 139.15 feet to the beginning of a curve concave to the northwest having a radius of 
335.00 feet; thence northeasterly along the arc of said curve a distance of 365.79 feet through a central angle 
of 62°33'43"; thence N00°00'00"W a distance of 142.46 feet; thence S89°50'50"E a distance of 1,811.20 feet to 
the beginning of a curve concave to the southwest having a radius of 150.00 feet; thence southeasterly along 
the arc of said curve a distance of 308.52 feet through a central angle  of  117°50'41"; thence S27°59'51"W a 
distance of 671.72 feet; thence S56°07'55"E a distance of 323.59 feet to a point on the west right-of-way line of 
State Road No. 9 (Interstate Highway No. 95) (width varies); thence S32°49'14"W along the west right-of-way of 
said State Road No. 9 a distance of 346.97 feet; thence S44°46'35"W along the west right-of­ way line of said 
State Road No. 9 a distance of 339.92 feet to a point on the south right-of-way line of Access Road No. 1 as 
recorded in PB 24, pg. 4 J&K; thence N00°04'30"E a distance of 99.51 feet to a point on the north right-of-way 
line of said Access Road No. 1; thence S44°46'35"W along the north right-of-way line of said Access Road No. 
1 a distance of 236.51 feet; thence departing said Access Road No. 1 N00°04'43"E a distance of  535.11 feet; 
thence s89°59'23"w a distance of 166.33 feet; thence S00°04'55"W a distance of 680.33 feet to a point on the 
north right-of-way line of said Access Road No. 1; thence S50°43'56"W along the north right-of-way line of said 
Access Road No. 1 a distance of 478.34 feet to the beginning of a curve concave to the north having a radius of 
266.00 feet; thence westerly along the arc of said curve a distance of 171.53 feet through a central angle of 
36°56'48"; thence s87°40'44"w along the north right-of-way line of said  Access  Road No. 1 a distance of 
1,027.79 feet; thence S00°01'50"E a distance of 72.00 feet; thence S89°58'10"W a distance of 1,610.26 feet; 
thence S00°01'50"E a distance of 117.14 feet to a point on the north right-of-way line of White City Road (County 
Road 712) (a 70 feet wide right-of-way) ; thence N89°52'26"W along the north right -of-way of said White City 
Road (County Road 712) a distance of 786.28 feet to a point on the east right-of­ way line of said N.S.L.R.W.C.D. 
Canal No. 93; thence N00°02'49"E along the east right-of-way line of said N.S.L.R.W.C.D. Canal No. 93 a 
distance of 2,564.70 feet to a point on the north right-of-way line of said 200 feet wide FP&L easement and being 
the point of beginning. 

Containing 197.90 acres, more or less 

Together with: 

The west 1/2 of the west 1/2 of the west 1/2 of the southeast 1/4 of the northwest 1/4 of Section 2, Township 36 
South, Range 39 East, less and except that portion of the property which was taken for I-95, of the Public Records 
of St. Lucie County, Florida. 

Containing 2.33 acres, more or less. 

Total parcel contains a net area of 200.23 acres, more or less. 
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WILLOW LAKES, LLC 
FORT PIERCE, FLORIDA 

 

METES AND BOUNDS DESCRIPTION 
 

A parcel of land lying in Sections 2 and 3, Township 36 South, Range 39 east in St. Lucie County, Florida and 
being more particularly described as follows: 

Commencing at the northeast corner of said Section 3, thence N89°46'35"W along the north line of said Section 
3 a distance of 2,622.04 feet to a point on the east right-of-way line of N.S.L.R.W.C.D. Canal No. 93 (a 78 feet 
wide right-of-way); thence S 00°02'49" W along the east right-of-way line of said N.S.L.R.W.C.D. Canal No. 93 
a distance of 52.50 feet to a point on the north right-of-way line of a 200 feet wide FP&L easement as recorded 
in OR 377, pg. 2069-2076 and being the point of beginning of the following described parcel; thence S89°46'35"E 
along the north right-of-way line of said 200 feet wide FP&L easement and being parallel to the north line of said 
Section 3 a distance of 1,026.62 feet to a point on the east right-of-way line of a 60 feet wide FP&L easement 
as recorded in OR 119, pg. 404; thence S32°18'17"E along the east right-of-way line of said 60 feet wide FP&L 
easement a distance of 1,746.02 feet; thence N61°15'41"E a distance of 335.12 feet; thence N31°56'28"E a 
distance of 78.35 feet; thence N02°37'14"E a distance of 332.85 feet; thence N85°17'03"E a distance of 146.97 
feet; thence N53°57'44"E a distance of 58.71 feet; thence N01°56'01"E a distance of 142.19 feet; thence 
N62°33'43"E a distance of 139.15 feet to the beginning of a curve concave to the northwest having a radius of 
335.00 feet; thence northeasterly along the arc of said curve a distance of 365.79 feet through a central angle 
of 62°33'43"; thence N00°00'00"W a distance of 142.46 feet; thence S89°50'50"E a distance of 1,811.20 feet to 
the beginning of a curve concave to the southwest having a radius of 150.00 feet; thence southeasterly along 
the arc of said curve a distance of 308.52 feet through a central angle  of  117°50'41"; thence S27°59'51"W a 
distance of 671.72 feet; thence S56°07'55"E a distance of 323.59 feet to a point on the west right-of-way line of 
State Road No. 9 (Interstate Highway No. 95) (width varies); thence S32°49'14"W along the west right-of-way of 
said State Road No. 9 a distance of 346.97 feet; thence S44°46'35"W along the west right-of­ way line of said 
State Road No. 9 a distance of 339.92 feet to a point on the south right-of-way line of Access Road No. 1 as 
recorded in PB 24, pg. 4 J&K; thence N00°04'30"E a distance of 99.51 feet to a point on the north right-of-way 
line of said Access Road No. 1; thence S44°46'35"W along the north right-of-way line of said Access Road No. 
1 a distance of 236.51 feet; thence departing said Access Road No. 1 N00°04'43"E a distance of  535.11 feet; 
thence s89°59'23"w a distance of 166.33 feet; thence S00°04'55"W a distance of 680.33 feet to a point on the 
north right-of-way line of said Access Road No. 1; thence S50°43'56"W along the north right-of-way line of said 
Access Road No. 1 a distance of 478.34 feet to the beginning of a curve concave to the north having a radius of 
266.00 feet; thence westerly along the arc of said curve a distance of 171.53 feet through a central angle of 
36°56'48"; thence s87°40'44"w along the north right-of-way line of said  Access  Road No. 1 a distance of 
1,027.79 feet; thence S00°01'50"E a distance of 72.00 feet; thence S89°58'10"W a distance of 1,610.26 feet; 
thence S00°01'50"E a distance of 117.14 feet to a point on the north right-of-way line of White City Road (County 
Road 712) (a 70 feet wide right-of-way) ; thence N89°52'26"W along the north right -of-way of said White City 
Road (County Road 712) a distance of 786.28 feet to a point on the east right-of­ way line of said N.S.L.R.W.C.D. 
Canal No. 93; thence N00°02'49"E along the east right-of-way line of said N.S.L.R.W.C.D. Canal No. 93 a 
distance of 2,564.70 feet to a point on the north right-of-way line of said 200 feet wide FP&L easement and being 
the point of beginning. 

Containing 197.90 acres, more or less 

Together with: 

The west 1/2 of the west 1/2 of the west 1/2 of the southeast 1/4 of the northwest 1/4 of Section 2, Township 36 
South, Range 39 East, less and except that portion of the property which was taken for I-95, of the Public Records 
of St. Lucie County, Florida. 

Containing 2.33 acres, more or less. 

Total parcel contains a net area of 200.23 acres, more or less. 

Civil Engineering Professionals 



Exhibit “B” 

 
The debt assessment lien is being placed on property described in the attached legal description.  For 
notice purposes, listed below are the potentially applicable County Property Appraiser parcels, and 
property owners, developers/potential property owners, and developers that will be included on a mailing 
list related to debt assessments: 

 

Parcel ID Owner Address City | State | Zip 

3302-212-0001-000-4 Willow Lakes, LLC 433 S Main ST Ste 300 West Hartford, CT 06110 
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KOA BAY COMMUNITY DEVELOPMENT DISTRICT 
 

ENGINEER’S REPORT  
 

1. BACKGROUND 
 
The purpose of this report is to provide a description of the Capital Improvement Plan (“CIP”) and 
estimated costs of the CIP, for the Koa Bay Community Development District (“District”).   
 
2. GENERAL SITE DESCRIPTION 
 
The District consists of approximately 200.3 acres of land and is located entirely within the City of Fort 
Pierce, St. Lucie County, Florida.  The site is located in the northwest quadrant of the Midway Road and 
Interstate 95 intersection with Midway Road as the southern property boundary and the Interstate 95 SB 
off ramp as the eastern property boundary, as shown in Exhibit 1 – Vicinity Map and Exhibit 2 – Location 
Map. 
 
3. PROPOSED CAPITAL IMPROVEMENT PLAN (“CIP”) 
 
The CIP is intended to provide public infrastructure improvements for the entire development.  The 
following chart shows the planned product types for the District, as shown in Exhibit 3 – Land Use Map: 
 

PRODUCT TYPES 
 

Product Type Total Units 

Commercial (The Hub) 40,436 sf 

Retail  326,735 sf 

Office 49,236 sf 

Multi-Family Residential 592 units 

Single-Family Residential 243 units  

Townhouses 77 units 

Condo 144 units 

Total Residential Units 
(Multi-Family + Single-Family + Townhouses + Condo) 

1,056 units 

WaveGarden Surf Cove  
(See Diagram Attached for Assumed Area) 

6.1 acres 

Hospitality (Hotel) 276,721 sf 

Hotel Rooms 272 keys 

Road Right-of-Way 31.1 acres 

Open Space / Community Areas  
(All Areas Labeled “Park Area”) 

29.9 acres 

Non-Residential SF  
(Commercial + Retail + Office) 

416,407 sf 

 
The public infrastructure for the project is as follows: 
 

Roadway Improvements: 
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The CIP includes the major roadways within the District. Subdivision roads and sidewalks in the 
single-family residential parcels are also included in the CIP.  The CIP roadways will be 2-lane 
divided and un-divided roads with periodic roundabouts.  Such roads include the roadway asphalt, 
base, and subgrade, roadway curb and gutter, striping and signage and sidewalks within rights-
of-way abutting non-residential lot lands. CIP roadways will be designed in accordance with 
applicable regulatory design requirements. 
 
All internal roadways may be financed by the District.  Collector roads are intended to be 
dedicated to a local general-purpose government for ownership, operation, and maintenance, 
while the District anticipates owning and operating all other roads.  Alternatively, the developer 
may elect to finance the internal roads, gate them, and turn them over to a homeowner’s 
association for ownership, operation and maintenance (in such an event, the District would be 
limited to financing only utilities, conservation/mitigation and stormwater improvements within 
such gated areas).  

 
Stormwater Management System: 
 
The stormwater collection and outfall systems are a combination of roadway curbs, curb inlets, 
pipe, control structures, canals and open lakes designed to treat and attenuate stormwater runoff 
from District lands. The stormwater system will be designed consistent with the applicable design 
requirements for stormwater/floodplain management systems.  The District will finance, own, 
operate and maintain the stormwater system, with the exception of the inlets and storm sewer 
systems that may be part of dedicated rights-of-way. 
 
Water and Wastewater Utilities: 
 
As part of the CIP, the District intends to construct and/or acquire water and wastewater 
infrastructure.  In particular, the on-site water supply improvements include water mains that will 
be located within rights-of-way and used for potable water service and fire protection.    

 
Wastewater improvements for the project will include onsite gravity collection systems, offsite 
and onsite force main and onsite lift stations.  
 
Similarly, irrigation wells and irrigation water distribution systems will be constructed to provide 
service for irrigation throughout the community. 

 
The water and irrigation distribution and wastewater collection systems for all phases will be 
constructed and/or acquired by the District and then dedicated to a local, public utility provider 
(Ft. Pierce/SLC) for operation and maintenance.  The CIP will only include service lines and laterals 
to the lot lines (i.e., point of connection). 

 
Hardscape, Landscape, and Irrigation: 
 
The District will construct and/or install landscaping, irrigation and hardscaping within District 
common areas and rights-of-way.   The District must meet local design criteria requirements for 
planting and irrigation design.  This project will at a minimum meet those requirements and will 
exceed the requirements in most cases with enhancements for the benefit of the community.  
 
All such landscaping, irrigation and hardscaping will be owned, maintained and funded by the 
District.  Such infrastructure, to the extent that it is located in rights-of-way owned by a local 
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general-purpose government, will be maintained pursuant to a right-of-way agreement or permit.  
Any landscaping, irrigation or hardscaping systems behind hard-gated roads, if any, would not be 
financed by the District and instead would be privately installed and maintained. 

 
Streetlights / Undergrounding of Electrical Utility Lines 
 
The District intends to lease streetlights through an agreement with a local utility provider (Ft. 
Pierce/FPUA) and will fund the streetlights through an annual operations and maintenance 
assessment.  As such, streetlights are not included as part of the CIP. 
 
The CIP does however include the incremental cost of undergrounding electrical utility lines within 
right-of-way utility easements throughout the community.  Any lines and transformers located in 
such areas would be owned by the local utility provider and not paid for by the District as part of 
the CIP. 
 
Recreational Amenities: 
 
As part of the overall development, the District intends to construct several linear parks and other  
amenity facilities.  Alternatively, the Developer may privately fund such facilities and, upon 
completion, transfer them to a homeowners’ association for ownership, operation and 
maintenance.  In such an event, the amenities would be considered common elements for the 
exclusive benefit of the District landowners.  The WaveGarden Surf Cove is a privately funded 
business that will not be funded by the CIP. 

 
Off-Site Improvements 
 
Offsite improvements include certain intersection improvements, including Midway Road/Gordy 
Road and Midway Road/West Main Street, as required by applicable development approvals and 
permits. 

 
Professional Services 
 
The CIP also includes various professional services.  These include:  (i) legal, bond counsel, 
property appraiser, engineering, surveying and architectural fees, (ii) permitting and plan review 
costs, and (iii) development/construction management services fees that are required for the 
design, permitting, construction, and maintenance acceptance of the public improvements and 
community facilities. 

 
NOTE:  In the event that impact fee credits are generated from any roadway, utilities or other 

improvements funded by the District, any such credits, if any, will be the subject of an acquisition 
agreement between the applicable developer and the District.   
 
4. PERMITTING/CONSTRUCTION COMMENCEMENT 
 
All necessary permits for the construction of the CIP have either been obtained or are currently under 
review by respective governmental authorities, and include the following: 

 

• Fort Pierce Final Site Plan & Construction Plans  

• St Lucie County (SLC) Public Works and SLC Utilities 

• South Florida Water Management District (SFWMD) ERP, Irrigation Wells, and Dewatering Permits 
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• US ACOE Individual Permit 

• Florida Department of Transportation (FDOT) Driveway, Drainage and Utility Permits 

• Florida Department of Environmental Protection (FDEP) Water and Domestic Wastewater Permits 

• FDEP NPDES NOI 
 
5. CIP COST ESTIMATE / MAINTENANCE RESPONSIBILITIES 

 
The table below presents, among other things, a cost estimate for the CIP.  It is our professional opinion 
that the costs set forth below are reasonable and consistent with market pricing. 
 

PROPOSED FACILITIES & ESTIMATED COSTS 
 

Master Infrastructure Costs Total Cost Funded By Final Owner 
Maintenance 

Entity 

Stormwater Management System $8,444,250 CDD CDD CDD 

Roadways $24,306,000 CDD COUNTY COUNTY 

Water & Wastewater Systems $7,189,500 CDD COUNTY COUNTY 

Undergrounding of Conduit $1,500,000 CDD CDD CDD 

Parks & Trails $2,163,000 CDD CDD CDD 

Hardscape, Landscape, Irrigation $3,645,900 CDD CDD CDD 

Offsite Improvements $4,000,000 CDD COUNTY COUNTY 

Professional Services $5,124,870 CDD N/A N/A 

Contingency (10%) $5,637,400 CDD N/A N/A 

Master Infrastructure Costs $62,010,900       

 
1. This Cost Opinion has been put together using the Koa Bay Master Plan dated July 2024 and is based on pricing from 

projects of similar size and configuration. 

2. This Cost Opinion includes contractor mobilization, layout, survey, as-builts and associated costs with starting, progressing 
and finalizing the project. 

3. This Cost Opinion does not include: 

a. Any relocation or mitigation of any species; 

b. Any impacts fees or similar costs; 

c. Any remediation costs; 

d. Any bridges; 

e. Any right of way acquisition costs; or 

f. Any other item not specifically labeled above. 

4. No retaining walls or stems walls have been added to this Cost Opinion.  It is assumed stem walls and retaining walls will 
be needed, but engineering will need to be completed to determine this scope of work and produce a cost estimate. 
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5. The Onsite Roads cost includes pavement, curbs, sidewalks, curb inlets and drainage pipes.  This category does not include 
utility lines. 

6. The Onsite Utilities include potable water, reclaimed water and sanitary sewer systems. 

7. The District (or an HOA) will be responsible for the operation and maintenance of the sidewalks and landscaping within 
rights‐of‐way located within the boundaries of the District pursuant to Ft. Pierce and St. Lucie County requirements. 

8. St. Lucie County Utilities will only maintain lines in public rights‐of‐way or County‐owned easements. 

9. The Developer may alternatively elect to privately finance certain of the improvements above, and have an HOA own and 
operate such improvements instead of the District. 

10. The District may enter into an agreement with a third-party, or an applicable property owner’s or homeowner’s 
association, to maintain any District-owned improvements, subject to the approval of the District’s bond counsel. 

 
6. CONCLUSIONS 
 
The CIP will be designed in accordance with current governmental regulations and requirements. The CIP 
will serve its intended function so long as the construction is in substantial compliance with the design.  
 
It is further our opinion that:  
 

• the estimated cost to the CIP as set forth herein is reasonable based on prices currently being 
experienced in the jurisdiction in which the District is located, and is not greater than the lesser 
of the actual cost of construction or the fair market value of such infrastructure;  
 

• All of the improvements comprising the CIP are required by applicable development approvals 
issued pursuant to Section 380.06, Florida Statutes;  
 

• the CIP is feasible to construct, there are no technical reasons existing at this time that would 
prevent the implementation of the CIP, and it is reasonable to assume that all necessary 
regulatory approvals will be obtained in due course; and 

 

• the assessable property within the District will receive a special benefit from the CIP that is at 
least equal to such costs. 
 

Also, the CIP will constitute a system of improvements that will provide benefits, both general, and special 
and peculiar, to all lands within the District.  The general public, property owners, and property outside 
the District will benefit from the provisions of the District’s CIP; however, these are incidental to the 
District’s CIP, which is designed solely to provide special benefits peculiar to property within the District.  
Special and peculiar benefits accrue to property within the District and enable properties within its 
boundaries to be developed. 
 
The CIP will be owned by the District or other governmental units and such CIP is intended to be available 
and will reasonably be available for use by the general public (either by being part of a system of 
improvements that is available to the general public or is otherwise available to the general public) 
including nonresidents of the District.  All of the CIP is or will be located on lands owned or to be owned 
by the District or another governmental entity or on perpetual easements in favor of the District or other 
governmental entity.  The CIP, and any cost estimates set forth herein, do not include any final earthwork, 
fine grading or other improvements on private lots or private property.  The District will pay the lesser 
of the cost of the components of the CIP or the fair market value. 
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Please note that the CIP as presented herein is based on current plans and market conditions which are 
subject to change.  Accordingly, the CIP, as used herein, refers to sufficient public infrastructure of the 
kinds described herein (i.e., stormwater/floodplain management, sanitary sewer, potable water, etc.) to 
support the development and sale of the planned residential units in the District, which (subject to true-
up determinations) number and type of units may be changed with the development of the site.  Stated 
differently, during development and implementation of the public infrastructure improvements as 
described for the District, it may be necessary to make modifications and/or deviations for the plans, and 
the District expressly reserves the right to do so. 
 
 
 
 

________________________________________ 
Joseph W. Capra, P.E.                                 [Date] 
FL License No. 37638 



EXHIBIT 1 – VICINITY MAP
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EXHIBIT 2 – LOCATION MAP

KOA BAY COMMUNITY DEVELOPMENT DISTRICT
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1.0 Introduction 
        

1.1 Purpose 
 
This Master Special Assessment Methodology Report (the "Report") 
was developed to provide a financing plan and a special assessment 
methodology for the Koa Bay Community Development District (the 
“District”), located entirely within the City of Fort Pierce, St. Lucie 
County, Florida, as related to funding the costs of public 
infrastructure improvements (the “Capital Improvement Plan”) 
contemplated to be provided by the District. 

 
 1.2 Scope of the Report 
 

This Report presents the projections for financing the District's 
Capital Improvement Plan (the “CIP”) described in the Report of 
District Engineer developed by CAPTEC Engineering, Inc. (the 
“District Engineer”) dated October 2024 (the “Engineer's Report”), as 
well as describes the method for the allocation of special benefits 
and the apportionment of special assessment debt resulting from the 
provision and funding of the CIP. 

 
 1.3 Special Benefits and General Benefits 
 

Improvements undertaken and funded by the District as part of the 
CIP create special and peculiar benefits, different in kind and degree 
than general benefits, for properties within its borders as well as 
general benefits to the public at large.  However, as discussed within 
this Report, these general benefits are incidental in nature and are 
readily distinguishable from the special and peculiar benefits which 
accrue to property within the District.  The District’s CIP enables 
properties within its boundaries to be developed. 
 
There is no doubt that the general public and property owners of 
property outside the District will benefit from the provision of the CIP.  
However, these benefits are only incidental since the CIP is designed 
solely to provide special benefits peculiar to property within the 
District.  Properties outside the District are not directly served by the 
CIP and do not depend upon the CIP to obtain or to maintain their 
development entitlements.  This fact alone clearly distinguishes the 
special benefits which District properties receive compared to those 
lying outside of the District's boundaries. 
 
The CIP will provide public infrastructure improvements which are all 
necessary in order to make the lands within the District developable 
and saleable.  The installation of such improvements will cause the 
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value of the developable and saleable lands within the District to 
increase by more than the sum of the financed cost of the individual 
components of the CIP.  Even though the exact value of the benefits 
provided by the CIP is hard to estimate at this point, it is nevertheless 
greater than the costs associated with providing the same. 

 
 1.4 Organization of the Report 
 

Section Two describes the development program as proposed by the 
Developer, as defined below. 
 
Section Three provides a summary of the CIP as determined by the 
District Engineer. 
 
Section Four discusses the financing program for the District.   
 
Section Five introduces the special assessment methodology for the 
District. 

 
 
2.0 Development Program 
 
 2.1 Overview 
 

The District will serve the Koa Bay development, a master planned 
mixed use development located entirely within the City of Fort Pierce, 
St. Lucie County, Florida.  The land within the District consists of 
approximately 200.23 +/- acres and is generally located in the 
northwest quadrant of the Midway Road and Interstate 95 
intersection with Midway Road as the southern property boundary 
and the Interstate 95 SB off ramp as the eastern property boundary. 

 
 2.2 The Development Program 
 

The development of Koa Bay is anticipated to be conducted by Koa 
Bay Development, LLC (the "Developer").  Based upon the 
information provided by the Developer and the Engineer, the current 
development plan envisions a total of 592 multi-family units, 243 
single-family units, 77 townhomes, 144 condos, 326,735 square feet 
of retail space, 49,236 square feet of office space, 40,436 of 
commercial space (The Hub), and 272 hotel rooms, although land 
use types and unit numbers may change throughout the 
development period and a supplemental or amended methodology 
would be adopted to adjust and address such changes in unit types 
and numbers.  Table 1 in the Appendix illustrates the development 
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plan for Koa Bay.  The development of Koa Bay is anticipated to be 
conducted in one or more phases over a multi-year period. 
 
 

3.0 The Capital Improvement Plan 
 
 3.1 Overview 
 

The public infrastructure costs to be funded by the District are 
described by the District Engineer in the Engineer's Report.  Only 
public infrastructure that may qualify for bond financing by the District 
under Chapter 190, Florida Statutes and under the Internal Revenue 
Code of 1986, as amended, was included in these estimates. 

 
 3.2 Capital Improvement Plan 
 

The CIP needed to serve the Development is projected to consist of 
improvements which will serve all of the lands in the District.  The 
CIP will consist of a storm water management system, roadways, 
water & wastewater systems, undergrounding of conduit, hardscape, 
landscape, irrigation, and offsite improvements, as well as 
professional services and contingency.  At the time of this writing, the 
total cost of the CIP is estimated to total approximately $62,010,920. 
 
The infrastructure improvements that comprise the CIP will serve and 
provide benefit to all land uses in the District and will comprise an 
interrelated system of improvements, which means all of 
improvements will serve the entire District and improvements will be 
interrelated such that they will reinforce one another. Table 2 in the 
Appendix illustrates the specific components of the CIP. 

 
 
4.0 Financing Program 
 
 4.1 Overview 

 
As noted above, the District is embarking on a program of capital 
improvements which will facilitate the development of lands within 
the District.  Generally, construction of public improvements is either 
funded by the Developer and then acquired by the District or funded 
directly by the District.  As of the time of writing of this Report, the 
District will most likely acquire completed improvements from the 
Developer, although the District maintains the complete flexibility to 
either acquire the public infrastructure from the Developer or 
construct it, or even partly acquire it and partly construct it. 
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Even though the actual financing plan may change to include multiple 
series of bonds, it is likely that in order to fully fund costs of the CIP 
as described in Section 3.2 in two financing transactions, the District 
would have to issue approximately $86,680,000 in par amount of 
special assessment bonds (the "Bonds"). 
 
Please note that the purpose of this Report is to allocate the 
benefit of the CIP to the various land uses in the District and 
based on such benefit allocation to apportion the maximum 
debt necessary to fund the CIP.  The discussion of the structure 
and size of the indebtedness is based on various estimates and 
is subject to change. 
 

 4.2 Types of Bonds Proposed 
 

The proposed financing plan for the District provides for the issuance 
of the Bonds in the approximate principal amount of $86,680,000 to 
finance approximately $62,010,920 in CIP costs.  The Bonds as 
projected under this financing plan would be structured to be 
amortized in 30 annual installments following a 24-month capitalized 
interest period.  Interest payments on the Bonds would be made 
every May 1 and November 1, and principal payments on the Bonds 
would be made either on May 1 or on November 1. 
 
In order to finance the improvement and other costs, the District 
would need to borrow more funds and incur indebtedness in the total 
amount of approximately $86,680,000.  The difference is comprised 
of funding a debt service reserve, capitalized interest, underwriter's 
discount and costs of issuance for each series of Bonds.  Preliminary 
sources and uses of funding for the Bonds are presented along with 
the financing assumptions in Table 3 in the Appendix. 

 
Please note that the structure of the Bonds as presented in this 
Report is preliminary and may change due to changes in the 
development program, market conditions, timing of infrastructure 
installation as well as for other reasons.  The District maintains 
complete flexibility as to the structure of the Bonds and reserves the 
right to modify it as necessary. 

 
 
5.0 Assessment Methodology 
 
 5.1 Overview 
 

The issuance of the Bonds provides the District with funds necessary 
to construct/acquire the infrastructure improvements which are part 
of the CIP outlined in Section 3.2 and described in more detail by the 
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District Engineer in the Engineer's Report.  These improvements 
lead to special and general benefits, with special benefits accruing 
to the assessable properties within the boundaries of the District and 
general benefits accruing to areas outside the District but being only 
incidental in nature.  The debt incurred in financing the public 
infrastructure will be secured by assessing properties that derive 
special and peculiar benefits from the CIP.  All properties that receive 
special benefits from the CIP will be assessed for their fair share of 
the debt issued in order to finance all or a portion of the CIP. 

 
 5.2 Benefit Allocation 

 
The most current development plan envisions the development of 
592 multi-family units, 243 single-family units, 77 townhomes, 144 
condos, 326,735 square feet of retail space, 49,236 square feet of 
office space, 40,436 of commercial space (The Hub), and 272 hotel 
rooms, although unit numbers and land use types may change 
throughout the development period and a supplemental or amended 
methodology would be adopted to adjust and address such changes 
in unit types and numbers. 
 
The infrastructure improvements that comprise the CIP will serve and 
provide benefit to all land uses in the District and will comprise an 
interrelated system of improvements, which means all of 
improvements will serve the entire District and improvements will be 
interrelated such that they will reinforce one another. 

 
By allowing for the land in the District to be developable, both the 
improvements that comprise the CIP and their combined benefit will 
be greater than the sum of their individual benefits.  All of the land 
uses within the District will benefit from each infrastructure 
improvement category, as the improvements provide basic 
infrastructure to all land within the District and benefit all land within 
the District as an integrated system of improvements. 
 
As stated previously, the public infrastructure improvements included 
in the CIP have a logical connection to the special and peculiar 
benefits received by the land within the District, as without such 
improvements, the development of the properties within the District 
would not be possible.  Based upon the connection between the 
improvements and the special and peculiar benefits to the land within 
the District, the District can assign or allocate a portion of the 
District's debt through the imposition of non-ad valorem 
assessments, to the land receiving such special and peculiar 
benefits.  Even though these special and peculiar benefits are real 
and ascertainable, the precise amount of the benefit cannot yet be 
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calculated with mathematical certainty.  However, such benefit is 
more valuable than the cost of, or the actual non-ad valorem 
assessment amount levied on that parcel. 
 
The benefit associated with the CIP of the District is proposed to be 
allocated to the different unit types within the District in proportion to 
the density of development as measured by a standard unit called 
an Equivalent Residential Unit ("ERU").  Table 4 in the Appendix 
illustrates the ERU weights that are proposed to be assigned to the 
unit types contemplated to be developed within the District based on 
the relative density of development, the total ERU counts for each 
unit type, and the share of the benefit received by each unit type. 

 
The rationale behind different ERU weights is supported by the fact 
that generally and on average, smaller and less intensely 
economically utilized land uses will, on a per unit/square foot basis, 
use and benefit from the public infrastructure improvements 
comprising the CIP less than larger units and more intensely 
economically utilized land uses.  For instance, generally and on 
average smaller units and less intensely economically utilized land 
uses will, on a per unit/square foot basis, produce fewer vehicular 
trips, less storm water runoff, and need less water/sewer capacity 
than larger units and more intensely economically utilized land uses. 
Additionally, the value of larger units and more intensely 
economically utilized land uses is likely to appreciate more in terms 
of dollars than that of the smaller units and less intensely 
economically utilized land uses as a result of the implementation of 
the CIP. As the exact amount of the benefit and appreciation is not 
possible to be calculated at this time, the use of ERU measures 
serves as a reasonable approximation of the relative amount of 
benefit received from the CIP. 

 
Table 5 in the Appendix presents the apportionment of the 
assessment associated with funding the District’s CIP (the 
“Assessment”) in accordance with the ERU benefit allocation method 
presented in Table 4.  Table 5 also presents the annual levels of the 
projected annual debt service assessments per unit. 
 
Please note that the District may become a recipient of funds related 
to ad-valorem taxes collected by St. Lucie County assessed based 
on the increased value of the properties located within the District 
due to the development of land within the District. Any funds received 
from St. Lucie County as a result of increased property valuations 
may be used to lower the Assessment imposed on property owners 
within the District. 
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5.3 Assigning Debt 
 
As the land in the District has not yet received final development 
approval for its intended final use and the precise location of the 
various product types by lot or parcel is unknown, the Assessment 
will initially be levied on all of the land in the District on an equal pro-
rata gross acre basis and thus the total bonded debt in the amount 
of $86,680,000 will be preliminarily levied on approximately 200.23 
+/- gross acres at a rate of $432,902.16 per acre. 
 
As the land receives development approval, the Assessment will be 
allocated to each parcel on a first received development approval-
first assigned basis based on the planned use for that parcel as 
reflected in Table 5 in the Appendix. Such allocation of Assessments 
to parcels which received development approval will reduce the 
amount of Assessment levied on gross acres which did not receive 
development approval within the District. 
 
Further, to the extent that any land which land which did not receive 
development approval (the “Transferred Property”) is sold to a third 
party not affiliated with the Developer, the Assessment will be 
assigned to such parcel will be assigned to such Transferred 
Property at the time of the sale based on the maximum total number 
of ERUs assigned by the Developer to that Transferred Property, 
subject to review by the District’s methodology consultant, to ensure 
that any such assignment is reasonable, supported by current 
development rights and plans, and otherwise consistent with this 
Report. The owner of the Transferred Property will be responsible for 
the total Assessment applicable to the Transferred Property, 
regardless of the total number of ERUs that ultimately received 
development approval.  These total Assessments are fixed to the 
Transferred Property at the time of the sale.  If the Transferred 
Property subsequently received a modification of its development 
approval, the total Assessment initially allocated to the Transferred 
Property will be re-allocated to the parcel/parcels which received a 
modification of its development approval pursuant to the 
methodology as described herein (i.e. equal assessment per acre 
until development approval). 

 
 5.4 Lienability Test: Special and Peculiar Benefit to the Property 
 

As first discussed in Section 1.3, Special Benefits and General 
Benefits, improvements undertaken by the District create special and 
peculiar benefits to the assessable properties within the District.  The 
District's improvements benefit assessable properties within the 
District and accrue to all such assessable properties on an ERU 
basis. 
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Improvements undertaken by the District can be shown to be 
creating special and peculiar benefits to the assessable property 
within the District.  The special and peculiar benefits resulting from 
each improvement include, but are not limited to: 
 a. added use of the property; 
 b. added enjoyment of the property; 
 c. decreased insurance premiums; 
 d. increased marketability and value of the property. 
 
The improvements which are part of the CIP make the land in the 
District developable and saleable and when implemented jointly as 
parts of the CIP, provide special and peculiar benefits which are 
greater than the benefits of any single category of improvements.  
These special and peculiar benefits are real and ascertainable, but 
not yet capable of being calculated and assessed in terms of 
numerical value; however, such benefits are more valuable than 
either the cost of, or the actual assessment levied for, the 
improvement or debt allocated to the parcel of land. 

 
5.5 Lienability Test: Reasonable and Fair Apportionment of the 

Duty to Pay 
 

A reasonable estimate of the proportion of special and peculiar 
benefits received from the improvements is delineated in Table 4 
(expressed as ERU factors) of the Appendix. 
 
The apportionment of the assessments is fair and reasonable 
because it was conducted on the basis of consistent application of 
the methodology described in Section 5.2 across all assessable 
property within the District according to reasonable estimates of the 
special and peculiar benefits derived from the CIP by different unit 
types. 

 
 5.6 True-Up Mechanism 
 

The District’s assessment program is predicated on the development 
of lots in a manner sufficient to include all of the planned ERUs as 
set forth in Table 1 in the Appendix (“Development Plan”).  At such 
time as lands are to be platted (or re-platted) or site plans are to be 
approved (or re-approved), the plat or site plan (either, herein, 
“Proposed Plat”) shall be presented to the District for a “true-up” 
review as follows:   
 
a. If a Proposed Plat results in the same amount of ERUs (and 
thus Bond Assessments) able to be imposed on the “Remaining 
Unplatted Lands” (i.e., those remaining unplatted lands after the 
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Proposed Plat is recorded) as compared to what was originally 
contemplated under the Development Plan, then the District shall 
allocate the Bond Assessments to the product types being platted 
and the remaining property in accordance with this Report, and 
cause the Bond Assessments to be recorded in the District’s 
Improvement Lien Book.   
 
b. If a Proposed Plat results in a greater amount of ERUs (and 
thus Bond Assessments) able to be imposed on the Remaining 
Unplatted Lands as compared to what was originally contemplated 
under the Development Plan, then the District may undertake a pro 
rata reduction of Bond Assessments for all assessed properties 
within the District, or may otherwise address such net decrease as 
permitted by law.   
 
c. If a Proposed Plat results in a lower amount of ERUs (and 
thus Bond Assessments) able to be imposed on the Remaining 
Unplatted Lands as compared to what was originally contemplated 
under the Development Plan, then the District shall require the 
landowner(s) of the lands encompassed by the Proposed Plat to pay 
a “True-Up Payment” equal to the difference between: (i) the Bond 
Assessments originally contemplated to be imposed on the lands 
subject to the Proposed Plat, and (ii) the Bond Assessments able to 
be imposed on the lands subject to the Proposed Plat, after the 
Proposed Plat (plus applicable interest, collection costs, penalties, 
etc.). 
 
With respect to the foregoing true-up analysis, the District’s 
Assessment Consultant, in consultation with the District Engineer, 
District Counsel and the District's Bond Counsel, shall determine in 
his or her sole discretion what amount of ERUs (and thus Bond 
Assessments) are able to be imposed on the Remaining Unplatted 
Lands, taking into account a Proposed Plat, by reviewing:  a) the 
original, overall development plan showing the number and type of 
units reasonably planned for the Development, b) the revised, overall 
development plan showing the number and type of units reasonably 
planned for the Development, c) proof of the amount of entitlements 
for the Remaining Unplatted Lands, d) evidence of allowable zoning 
conditions that would enable those entitlements to be placed in 
accordance with the revised development plan, and e) 
documentation that shows the feasibility of implementing the 
proposed development plan.  Prior to any decision by the District not 
to impose a true-up payment, a supplemental methodology shall be 
produced demonstrating that there will be sufficient Bond 
Assessments to pay debt service on the applicable series of bonds 
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and the District will conduct new proceedings under Chapters 170, 
190 and 197, Florida Statutes upon the advice of District Counsel.   
 
Any True-Up Payment shall become due and payable that tax year 
by the landowner of the lands subject to the Proposed Plat, shall be 
in addition to the regular Bond Assessment installment payable for 
such lands, and shall constitute part of the Bond Assessment liens 
imposed against the Proposed Plat property until paid.  A True-Up 
Payment shall include accrued interest on the applicable bond series 
to the interest payment date that occurs at least 45 days after the 
True-Up Payment (or the second succeeding interest payment date 
if such True-Up Payment is made within forty-five (45) calendar days 
before an interest payment date (or such other time as set forth in 
the supplemental indentures for the applicable bond series)). 
 
All Bond Assessments levied run with the land, and such Bond 
Assessment liens include any True-Up Payments. The District will 
not release any liens on property for which True-Up Payments are 
due, until provision for such payment has been satisfactorily made. 
Further, upon the District’s review of the final plat for the developable 
acres, any unallocated Bond Assessments shall become due and 
payable and must be paid prior to the District’s approval of that plat.  
This true-up process applies for both plats and/or re-plats.   
 
Such review shall be limited solely to the function and the 
enforcement of the District’s Bond Assessment liens and/or true-up 
agreements.  Nothing herein shall in any way operate to or be 
construed as providing any other plat approval or disapproval powers 
to the District.  For further detail on the true-up process, please refer 
to the True-Up Agreement and applicable assessment resolution(s). 
 

 5.7 Assessment Roll 
 

The Assessment of $86,680,000 is proposed to be levied over the 
area described in Exhibit “A”.  Excluding any capitalized interest 
period, debt service assessments shall be paid in thirty (30) annual 
principal installments. 

 
 
6.0 Additional Stipulations 
 
 6.1 Overview 
 

Wrathell, Hunt and Associates, LLC was retained by the District to 
prepare a methodology to fairly allocate the special assessments 
related to the District’s CIP. Certain financing, development and 
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engineering data was provided by members of District Staff and/or 
the Developer. The allocation Methodology described herein was 
based on information provided by those professionals. Wrathell, 
Hunt and Associates, LLC makes no representations regarding said 
information transactions beyond restatement of the factual 
information necessary for compilation of this report. For additional 
information on the Bond structure and related items, please refer to 
the Offering Statement associated with this transaction. 

 
Wrathell, Hunt and Associates, LLC does not represent the 
District as a Municipal Advisor or Securities Broker nor is 
Wrathell, Hunt and Associates, LLC registered to provide such 
services as described in Section 15B of the Securities and 
Exchange Act of 1934, as amended. Similarly, Wrathell, Hunt 
and Associates, LLC does not provide the District with financial 
advisory services or offer investment advice in any form. 
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7.0 Appendix 
 

 
 
 

 
 
 

Table 1

KOA Bay
Community Development District

Development Plan

Product Type Total Square Feet Total Number of 
Units

Multi-Family - 592
Single-Family - 243
Townhome - 77
Condo - 144
Retail 326,735 -
Office 49,236 -
Commercial (The Hub) 40,436 -
Hotel - 272
Total 416,407 1,328

Table 2

KOA Bay
Community Development District

Project Costs

Improvement Total Costs
Stormwater Management System $8,444,250
Roadways $24,306,000
Water & Wastewater Systems $7,189,500
Undergrounding of Conduit $1,500,000
Parks & Trails $2,163,000
Hardscape, Landscape, Irrigation $3,645,900
Off-site Improvements $4,000,000
Professional Services $5,124,870
Contingency (10%) $5,637,400
Total $62,010,920
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Table 3

KOA Bay
Community Development District

Preliminary Sources and Uses of Funds
5.25%

Sources
Bond Proceeds:
   Par Amount $86,680,000.00
Total Sources $86,680,000.00

Uses
Project Fund Deposits:
   Project Fund $62,010,920.00

Other Fund Deposits:
   Debt Service Reserve Fund $7,699,561.93
   Capitalized Interest Fund $13,868,800.00

Delivery Date Expenses:
   Costs of Issuance $3,100,400.00
   Rounding $318.07
Total Uses $86,680,000.00

Financing Assumptions
   Coupon Rate: 8%
   Capitalized Interest Period: 24 months
   Term: 30 Years
   Underwriter's Discount: 3%
   Cost of Issuance: $500,000

Table 4

KOA Bay
Community Development District

Benefit Allocation

Product Type Total Square Feet Total Number of 
Units

ERU Weight per 
Unit/ per 1,000 SF Total ERU

Multi-Family - 592 0.50 296.00
Single-Family - 243 1.00 243.00
Townhome - 77 0.75 57.75
Condo - 144 0.60 86.40
Retail 326,735 - 0.90 294.06
Office 49,236 - 0.90 44.31
Commercial (The Hub) 40,436 - 0.50 20.22
Hotel - 272 0.50 136.00
Total 416,407 1,328 1,177.74
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Table 5

KOA Bay
Community Development District

Assessment Apportionment

Product Type Total Square 
Feet

Total Number of 
Units

Total Cost 
Allocation*

Total Bond 
Assessment 

Apportionment

Bond Assessment 
Apportionment per 

Unit

Annual Debt 
Service 

Payment per 
Unit**

Multi-Family - 592 $15,585,105.97 $21,785,146.64 $36,799.23 $3,039.97
Single-Family - 243 $12,794,529.57 $17,884,427.82 $73,598.47 $6,079.93
Townhome - 77 $3,040,675.24 $4,250,311.55 $55,198.85 $4,559.95
Condo - 144 $4,549,166.07 $6,358,907.67 $44,159.08 $3,647.96
Retail 326,735 - $15,483,039.32 $21,642,476.01 $66.24 $5.47
Office 49,236 - $2,333,153.55 $3,261,324.77 $66.24 $5.47
Commercial (The Hub) 40,436 - $1,064,525.92 $1,488,013.83 $36.80 $3.04
Hotel - 272 $7,160,724.37 $10,009,391.70 $36,799.23 $3,039.97
Total 416,407 1,328 $62,010,920.00 $86,680,000.00
* Please note that cost allocations to units herein are based on the ERU benefit allocation illustrated in Table 4
** Includes county collection costs estimated at 3% (subject to change) and an early collection discount allowance estimated at 4% (subject to 
change)



EXHIBIT “A” 

 

Bond Assessments in the estimated amount of $86,680,000 are proposed to be levied uniformly 
over the area described below: 



May 2024 Page 1 1888 Conceptual Master Plan Legal Description.docx 

WILLOW LAKES, LLC 
FORT PIERCE, FLORIDA 

 

METES AND BOUNDS DESCRIPTION 
 

A parcel of land lying in Sections 2 and 3, Township 36 South, Range 39 east in St. Lucie County, Florida and 
being more particularly described as follows: 

Commencing at the northeast corner of said Section 3, thence N89°46'35"W along the north line of said Section 
3 a distance of 2,622.04 feet to a point on the east right-of-way line of N.S.L.R.W.C.D. Canal No. 93 (a 78 feet 
wide right-of-way); thence S 00°02'49" W along the east right-of-way line of said N.S.L.R.W.C.D. Canal No. 93 
a distance of 52.50 feet to a point on the north right-of-way line of a 200 feet wide FP&L easement as recorded 
in OR 377, pg. 2069-2076 and being the point of beginning of the following described parcel; thence S89°46'35"E 
along the north right-of-way line of said 200 feet wide FP&L easement and being parallel to the north line of said 
Section 3 a distance of 1,026.62 feet to a point on the east right-of-way line of a 60 feet wide FP&L easement 
as recorded in OR 119, pg. 404; thence S32°18'17"E along the east right-of-way line of said 60 feet wide FP&L 
easement a distance of 1,746.02 feet; thence N61°15'41"E a distance of 335.12 feet; thence N31°56'28"E a 
distance of 78.35 feet; thence N02°37'14"E a distance of 332.85 feet; thence N85°17'03"E a distance of 146.97 
feet; thence N53°57'44"E a distance of 58.71 feet; thence N01°56'01"E a distance of 142.19 feet; thence 
N62°33'43"E a distance of 139.15 feet to the beginning of a curve concave to the northwest having a radius of 
335.00 feet; thence northeasterly along the arc of said curve a distance of 365.79 feet through a central angle 
of 62°33'43"; thence N00°00'00"W a distance of 142.46 feet; thence S89°50'50"E a distance of 1,811.20 feet to 
the beginning of a curve concave to the southwest having a radius of 150.00 feet; thence southeasterly along 
the arc of said curve a distance of 308.52 feet through a central angle  of  117°50'41"; thence S27°59'51"W a 
distance of 671.72 feet; thence S56°07'55"E a distance of 323.59 feet to a point on the west right-of-way line of 
State Road No. 9 (Interstate Highway No. 95) (width varies); thence S32°49'14"W along the west right-of-way of 
said State Road No. 9 a distance of 346.97 feet; thence S44°46'35"W along the west right-of­ way line of said 
State Road No. 9 a distance of 339.92 feet to a point on the south right-of-way line of Access Road No. 1 as 
recorded in PB 24, pg. 4 J&K; thence N00°04'30"E a distance of 99.51 feet to a point on the north right-of-way 
line of said Access Road No. 1; thence S44°46'35"W along the north right-of-way line of said Access Road No. 
1 a distance of 236.51 feet; thence departing said Access Road No. 1 N00°04'43"E a distance of  535.11 feet; 
thence s89°59'23"w a distance of 166.33 feet; thence S00°04'55"W a distance of 680.33 feet to a point on the 
north right-of-way line of said Access Road No. 1; thence S50°43'56"W along the north right-of-way line of said 
Access Road No. 1 a distance of 478.34 feet to the beginning of a curve concave to the north having a radius of 
266.00 feet; thence westerly along the arc of said curve a distance of 171.53 feet through a central angle of 
36°56'48"; thence s87°40'44"w along the north right-of-way line of said  Access  Road No. 1 a distance of 
1,027.79 feet; thence S00°01'50"E a distance of 72.00 feet; thence S89°58'10"W a distance of 1,610.26 feet; 
thence S00°01'50"E a distance of 117.14 feet to a point on the north right-of-way line of White City Road (County 
Road 712) (a 70 feet wide right-of-way) ; thence N89°52'26"W along the north right -of-way of said White City 
Road (County Road 712) a distance of 786.28 feet to a point on the east right-of­ way line of said N.S.L.R.W.C.D. 
Canal No. 93; thence N00°02'49"E along the east right-of-way line of said N.S.L.R.W.C.D. Canal No. 93 a 
distance of 2,564.70 feet to a point on the north right-of-way line of said 200 feet wide FP&L easement and being 
the point of beginning. 

Containing 197.90 acres, more or less 

Together with: 

The west 1/2 of the west 1/2 of the west 1/2 of the southeast 1/4 of the northwest 1/4 of Section 2, Township 36 
South, Range 39 East, less and except that portion of the property which was taken for I-95, of the Public Records 
of St. Lucie County, Florida. 

Containing 2.33 acres, more or less. 

Total parcel contains a net area of 200.23 acres, more or less. 

Civil Engineering Professionals 



Exhibit “B” 

 
The debt assessment lien is being placed on property described in the attached legal description.  For 
notice purposes, listed below are the potentially applicable County Property Appraiser parcels, and 
property owners, developers/potential property owners, and developers that will be included on a mailing 
list related to debt assessments: 

 

Parcel ID Owner Address City | State | Zip 

3302-212-0001-000-4 Willow Lakes, LLC 433 S Main ST Ste 300 West Hartford, CT 06110 
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RESOLUTION 2025-33 
 

A RESOLUTION OF THE KOA BAY COMMUNITY DEVELOPMENT 
DISTRICT AUTHORIZING DISTRICT PROJECTS FOR CONSTRUCTION 
AND/OR ACQUISITION OF INFRASTRUCTURE IMPROVEMENTS; 
EQUALIZING, APPROVING, CONFIRMING, AND LEVYING SPECIAL 
ASSESSMENTS ON PROPERTY SPECIALLY BENEFITED BY SUCH 
PROJECTS TO PAY THE COST THEREOF; PROVIDING FOR THE 
PAYMENT AND THE COLLECTION OF SUCH SPECIAL ASSESSMENTS 
BY THE METHODS PROVIDED FOR BY CHAPTERS 170, 190 AND 
197, FLORIDA STATUTES; CONFIRMING THE DISTRICT'S 
INTENTION TO ISSUE SPECIAL ASSESSMENT BONDS; MAKING 
PROVISIONS FOR TRANSFERS OF REAL PROPERTY TO 
HOMEOWNERS ASSOCIATIONS, PROPERTY OWNERS 
ASSOCIATION AND/OR GOVERNMENTAL ENTITIES; PROVIDING 
FOR THE RECORDING OF AN ASSESSMENT NOTICE; PROVIDING 
FOR SEVERABILITY, CONFLICTS AND AN EFFECTIVE DATE. 
 

RECITALS 

WHEREAS, Koa Bay Community Development District (the “District”) previously indicated 
its intention to construct or acquire certain types of infrastructure improvements and to finance 
such infrastructure improvements through the issuance of bonds, which bonds would be repaid 
by the imposition of special assessments on benefited property within the District; and 
 

WHEREAS, the District Board of Supervisors (the “Board”) noticed and conducted a public 
hearing pursuant to Chapters 170, 190 and 197, Florida Statutes, relating to the imposition, levy, 
collection and enforcement of such assessments. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 
SUPERVISORS OF THE KOA BAY COMMUNITY DEVELOPMENT 
DISTRICT AS FOLLOWS: 

 
SECTION 1.  AUTHORITY FOR THIS RESOLUTION.  This Resolution is adopted pursuant to 

Chapters 170, 190 and 197, Florida Statutes, including without limitation, Section 170.08, Florida 
Statutes. 
 

SECTION 2.  FINDINGS.  The Board hereby finds and determines as follows: 
 

(a)  The District is a local unit of special-purpose government organized and existing under 
and pursuant to Chapter 190, Florida Statutes, as amended. 

 
(b)  The District is authorized by Chapter 190, Florida Statutes, to finance, fund, plan, 
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establish, acquire, install, equip, operate, extend, construct, or reconstruct certain stormwater 
management, roadways, water and sewer utilities, hardscape and landscape, amenities, offsite 
improvements, parks and trails, and other infrastructure projects and services necessitated by 
the development of, and serving lands within, the District. 
 

(c)  The District is authorized by Chapter 190, Florida Statutes, to levy and impose special 
assessments to pay all, or any part of, the cost of such infrastructure projects and services and to 
issue bonds payable from such special assessments as provided in Chapters 170, 190 and 197, 
Florida Statutes. 
 

(d)  It is necessary to the public health, safety and welfare and in the best interests of the 
District that: (i) the District provide the Project (the “Project”), the nature and location of which 
was initially described in Resolution 2025-27 and is shown in the Engineer’s Report, dated 
October 2024 (the “Engineer’s Report”), and which Project’s plans and specifications are on file 
in the District’s records office at 2300 Glades Road, Suite 410W, Boca Raton, Florida 33431; (ii) 
the cost of such Project be assessed against the lands specially benefited by such Project; and (iii) 
the District issue bonds to provide funds for such purposes pending the receipt of such special 
assessments. 
 

(e)  The provision of said Project, the levying of such Special Assessments (hereinafter 
defined) and the sale and issuance of such bonds serves a proper, essential, and valid public 
purpose and is in the best interests of the District, its landowners, and residents. 
 

(f)  In order to provide funds with which to pay all or a portion of the costs of the Project 
which are to be assessed against the benefitted properties, pending the collection of such Special 
Assessments, it is necessary for the District from time to time to sell and issue its Special 
Assessment Bonds, in one or more series (the “Bonds”). 
 

(g)  By Resolution 2025-27, the Board determined to provide the Project and to defray the 
costs thereof by levying Special Assessments on benefited property and expressed an intention 
to issue Bonds, notes, or other specific financing mechanisms to provide all or a portion of the 
funds needed for the Project prior to the collection of such Special Assessments.  Resolution 
2025-27 was adopted in compliance with the requirements of Section 170.03, Florida Statutes, 
and prior to the time it was adopted, the requirements of Section 170.04, Florida Statutes, had 
been met. 
 

(h)  As directed by Resolution 2025-27 said Resolution 2025-27 was published as required 
by Section 170.05, Florida Statutes, and a copy of the publisher’s affidavit of publication is on file 
with the Secretary of the Board. 
 

(i)  As directed by Resolution 2025-27, a preliminary assessment roll was adopted and 
filed with the Board as required by Section 170.06, Florida Statutes. 
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(j)  As required by Section 170.07, Florida Statutes, upon completion of the preliminary 
assessment roll, the Board adopted Resolution 2025-28 fixing the time and place of a public 
hearing at which owners of the property to be assessed and other persons interested therein 
may appear before the Board and be heard as to: (i) the propriety and advisability of making the 
infrastructure improvements constituting the Project, (ii) the cost thereof, (iii) the manner of 
payment therefore, and (iv) the amount thereof to be assessed against each specially benefited 
property or parcel and provided for publication of notice of such public hearing and individual 
mailed notice in accordance with Chapters 170, 190 and 197, Florida Statutes. 
 

(k)  Notice of such public hearing was given by publication and also by mail as required by 
Section 170.07, Florida Statutes.  Affidavits as to such publications and mailings are on file in the 
office of the Secretary of the Board. 
 

(l)  On December 9, 2024, at the time and place specified in the resolution and notice 
referred to in paragraph (k) above, the Board met as an Equalization Board and heard and 
considered all complaints and testimony as to the matters described in paragraph (j) above.  The 
Board has made such modifications in the preliminary assessment roll as it deems necessary, just, 
and right in the making of the final assessment roll. 
 

(m)  Having considered the estimated costs of the Project, estimates of financing costs 
and all complaints and evidence presented at such public hearing, the Board of Supervisors of 
the District further finds and determines: 
 

(i)  that the estimated costs of the Project are as specified in the Engineer’s Report 
(attached as Exhibit A hereto and incorporated herein by this reference), which 
Engineer’s Report is hereby adopted and approved, and that the amount of such 
costs is reasonable and proper; and 

 
(ii)  it is reasonable, proper, just and right to assess the cost of such Project against 
the properties within the District specially benefited thereby using the method 
determined by the Board set forth in the Master Special Assessment Methodology 
Report, dated October 28, 2024 (the “Assessment Report”) attached hereto as 
Exhibit B and incorporated herein by this reference, which results in allocation of 
assessments in the manner set forth in the final assessment roll included therein 
(the “Special Assessments”); and 

 
(iii) it is hereby declared that the Project will constitute a special benefit to all 
parcels of real property listed on said final assessment roll and that the benefit, in 
the case of each such parcel, will be equal to or in excess of the Special 
Assessments thereon when allocated as set forth in Exhibit B; and 
(iv) it is in the best interests of the District that the Special Assessments be paid 
and collected as herein provided. 
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SECTION 3.  AUTHORIZATION OF DISTRICT PROJECT.  That certain Project for 
construction of infrastructure improvements initially described in Resolution 2025-27, and more 
specifically identified and described in Exhibit A attached hereto, is hereby authorized and 
approved and the proper officers, employees and/or agents of the District are hereby authorized 
and directed to take such further action as may be necessary or desirable to cause the same to 
be made. 
 

SECTION 4.  ESTIMATED COST OF IMPROVEMENTS.  The total estimated costs of the 
Project and the costs to be paid by Special Assessments on all specially benefited property are 
set forth in Exhibits A and B, respectively, hereto. 
 

SECTION 5.  EQUALIZATION, APPROVAL, CONFIRMATION AND LEVY OF SPECIAL 
ASSESSMENTS.  The Special Assessments on parcels specially benefited by the Project, all as 
specified in the final assessment roll set forth in Exhibit B, attached hereto, are hereby equalized, 
approved, confirmed, and levied.  Immediately following the adoption of this Resolution these 
Special Assessments, as reflected in Exhibit B, attached hereto, shall be recorded by the Secretary 
of the Board of the District in a special book, to be known as the “Improvement Lien Book.” The 
Special Assessment or assessments against each respective parcel shown on such final 
assessment roll and interest, costs and penalties thereon, as hereafter provided, shall be and 
shall remain a legal, valid, and binding first lien on such parcel until paid and such lien shall be 
coequal with the lien of all state, county, district, municipal or other governmental taxes and 
superior in dignity to all other liens, titles, and claims.  Prior to the issuance of any bonds, 
including refunding bonds, the District may, by subsequent resolution, adjust the acreage 
assigned to particular parcel identification numbers listed on the final assessment roll to reflect 
accurate apportionment of acreage within the District amongst individual parcel identification 
numbers. The District may make any other such acreage and boundary adjustments to parcels 
listed on the final assessment roll as may be necessary in the best interests of the District as 
determined by the Board by subsequent resolution.  Any such adjustment in the assessment roll 
shall be consistent with the requirements of law.  In the event the issuance of bonds, including 
refunding bonds, by the District would result in a decrease of the Special Assessments, then the 
District shall by subsequent resolution, adopted within sixty (60) days of the sale of such bonds 
at a publicly noticed meeting and without the need for further public hearing, evidence such a 
decrease and amend the final assessment roll as shown in the Improvement Lien Book to reflect 
such a decrease. 
 

SECTION 6.  FINALIZATION OF SPECIAL ASSESSMENTS.  When the entire Project has both 
been constructed or otherwise provided to the satisfaction of the Board, the Board shall adopt a 
resolution accepting the same and determining the actual costs (including financing costs) 
thereof, as required by Sections 170.08 and 170.09, Florida Statutes.  Pursuant to the provisions 
of Section 170.08, Florida Statutes, regarding completion of a project funded by a particular 
series of bonds, the District shall credit to each Special Assessment the difference, if any, between 
the Special Assessment as hereby made, approved, and confirmed and the actual costs incurred 
in completing the Project.  In making such credits, no credit shall be given for bond financing 
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costs, capitalized interest, funded reserves, or bond discounts.  Such credits, if any, shall be 
entered in the Improvement Lien Book.  Once the final amount of Special Assessments for the 
entire Project has been determined, the term “Special Assessment” shall, with respect to each 
parcel, mean the sum of the costs of the Project.  

 
SECTION 7.  PAYMENT OF SPECIAL ASSESSMENTS AND METHOD OF COLLECTION. 

 
 (a)  The Special Assessments may be paid in not more than thirty (30) substantially equal 
consecutive annual installments of principal and interest.  The Special Assessments may be paid 
in full without interest at any time within thirty (30) days after the completion of the Project and 
the adoption by the Board of a resolution accepting the Project; provided, however, that the 
Board shall at any time make such adjustments by resolution, at a noticed meeting of the Board, 
to that payment schedule as may be necessary and in the best interests of the District to account 
for changes in long and short term debt as actually issued by the District.  At any time subsequent 
to thirty (30) days after the Project has been completed and a resolution accepting the Project 
has been adopted by the Board, the Special Assessments may be prepaid in full including interest 
amounts to the next succeeding interest payment date or to the second succeeding interest 
payment date if such a prepayment is made within forty-five (45) calendar days before an interest 
payment date.  The owner of property subject to Special Assessments may prepay the entire 
remaining balance of the Special Assessments or, one time, a portion of the remaining balance 
of the Special Assessment at any time if there is also paid, in addition to the prepaid principal 
balance of the Special Assessment, an amount equal to the interest that would otherwise be due 
on such prepaid amount on the next succeeding interest payment date, or, if prepaid during the 
forty-five (45) day period preceding such interest payment date, to the interest payment date 
following such next succeeding interest payment date.  Prepayment of Special Assessments does 
not entitle the property owner to any discounts for early payment. 

 
 (b)  The District may elect to use the method of collecting Special Assessments authorized 
by Sections 197.3632 and 197.3635, Florida Statutes (the “Uniform Method”). The District has 
heretofore taken or will use its best efforts to take as timely required, any necessary actions to 
comply with the provisions of said Sections 197.3632 and 197.3635, Florida Statutes.  Such 
Special Assessments may be subject to all of the collection provisions of Chapter 197, Florida 
Statutes.  Notwithstanding the above, in the event the Uniform Method of collecting its special 
or non-ad valorem assessments is not available to the District in any year, or if determined by the 
District to be in its best interest, the Special Assessments may be collected as is otherwise 
permitted by law.  The District may, in its sole discretion, collect Special Assessments by directly 
assessing landowner(s) and enforcing said collection in any manner authorized by law.  Such 
special assessments shall at all times be collected in a manner consistent with applicable trust 
indenture. 
 

(c)  For each year the District uses the Uniform Method, the District shall enter into an 
agreement with the Tax Collector of St. Lucie County who may notify each owner of a lot or parcel 
within the District of the amount of the special assessment, including interest thereon, in the 
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manner provided in Section 197.3635, Florida Statutes. 
 
SECTION 8.  APPLICATION OF TRUE-UP PAYMENTS.   
 

 (a)  There may be required from time to time certain true-up payments as specified in the 
Assessment Report and in supplemental assessment methodology reports.  As parcels of land or 
lots are platted or subject to site plan approval, the Special Assessments securing the Bonds shall 
be allocated as set forth in such reports.  In furtherance thereof, at such time as parcels or land 
or lots are platted or subject to site plan approval, it shall be an express condition of the lien 
established by this Resolution that any and all initial plats or site plans of any portion of the lands 
within the District, as the District’s boundaries may be amended from time to time, shall be 
presented to the District Manager for review, approval and calculation of the percentage of acres, 
amounts of debt allocated to each acre, and numbers of units which will be, after the plat, 
considered to be developed.  No further action by the Board of Supervisors shall be required. The 
District’s review shall be limited solely to this function and the enforcement of the lien 
established by this Resolution, including the collection of a true-up payment contemplated by 
the Assessment Report.  The District Manager shall cause the Special Assessments to be 
reallocated to the units being platted and the remaining property in accordance with such the 
Assessment Report and supplemental assessment methodology reports, cause such reallocation 
to be recorded in the District’s Improvement Lien Book, and shall perform the true-up 
calculations described in supplemental assessment methodology report which process is 
incorporated herein as if fully set forth.  Any resulting true-up payment shall become due and 
payable as set forth in the Assessment Report, in addition to the regular assessment installment 
payable with respect to the remaining developable acres.   
 
 (b)  The District will take all necessary steps to ensure that true-up payments are made in 
a timely fashion to ensure its debt service obligations are met.  The District shall record all true-
up payments in its Improvement Lien Book. 
 
 (c)  The foregoing is based on the District’s understanding that the landowner intends to 
develop the unit numbers and types shown in Exhibit B, on the net developable acres and is 
intended to provide a formula to ensure that the appropriate ratio of the Special Assessments to 
developable acres or ERUs is maintained if fewer units are developed.  However, no action by the 
District prohibits more than the maximum units shown in Exhibit B from being developed.  In no 
event shall the District collect Special Assessments pursuant to this Resolution in excess of the 
total debt service related to the Project, including all costs of financing and interest.  The District 
recognizes that such events as regulatory requirements and market conditions may affect the 
timing and scope of the development in the District.  If the strict application of the True-Up 
Methodology to any assessment reallocation pursuant to this paragraph would result in Special 
Assessments collected in excess of the District’s total debt service obligation for the Project, the 
Board shall by resolution take appropriate action to equitably reallocate the Special Assessments.  
Further, upon the District’s review of the final plat for the developable acres, any unallocated 
Special Assessments shall become due and payable and must be paid prior to the District’s 
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approval of that plat. 
 
 (d)  The application of the monies received from true-up payments or assessments to the 
actual debt service obligations of the District, whether long term or short term, shall be set forth 
in the supplemental assessment resolution adopted for each series of Bonds actually issued.  
Such subsequent resolution shall be adopted at a noticed meeting of the District, and shall set 
forth the actual amounts financed, costs of issuance, expected costs of collection, and the total 
amount of the assessments pledged to that issue, which amount shall be consistent with the lien 
imposed by this Resolution.  
 

SECTION 9. PROPERTY OWNED BY HOMEOWNERS ASSOCIATIONS, PROPERTY OWNERS 
ASSOCIATIONS OR GOVERNMENTAL ENTITIES.  Property owned by units of local, state, and 
federal government shall not be subject to the Special Assessments without specific consent 
thereto.  In addition, property owned by a property owners association or homeowners 
association that is exempt from special assessments under Florida law shall not be subject to the 
Special Assessments.  If at any time, any real property on which Special Assessments are imposed 
by this Resolution is sold or otherwise transferred to a unit of local, state, or federal government 
(without consent of such governmental unit to the imposition of Special Assessments thereon), 
all future unpaid Special Assessments for such tax parcel shall become due and payable 
immediately prior to such transfer without any further action of the District. 
 

SECTION 10.  ASSESSMENT NOTICE. The District’s Secretary is hereby directed to record 
a general Notice of Assessments in the Official Records of St. Lucie County, Florida, which shall 
be updated from time to time in a manner consistent with changes in the boundaries of the 
District.   
 

SECTION 11.  SEVERABILITY.  If any section or part of a section of this Resolution be 
declared invalid or unconstitutional, the validity, force and effect of any other section or part of 
a section of this Resolution shall not thereby be affected or impaired unless it clearly appears 
that such other section or part of a section of this Resolution is wholly or necessarily dependent 
upon the section or part of a section so held to be invalid or unconstitutional. 
 

SECTION 12.  CONFLICTS.  All resolutions or parts thereof in conflict herewith are, to the 
extent of such conflict, superseded and repealed. 
 

SECTION 13.  EFFECTIVE DATE.  This Resolution shall become effective upon its adoption. 
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 APPROVED AND ADOPTED this 9th day of December, 2024. 
 

KOA BAY COMMUNITY  
DEVELOPMENT DISTRICT 

 
 
________________________________ ____________________________________ 
Secretary/Assistant Secretary Chair/Vice Chair, Board of Supervisors 
 
 
 
 
Exhibit A:  Engineer’s Report, dated October 2024 
Exhibit B:   Master Special Assessment Methodology Report, dated October 28, 2024 
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AFFIDAVIT OF PUBLICATION 

Daphne Gillyard 
Koa Bay Community Development District 
2300 Glades RD # 4 I OW 
Boca Raton FL 33431-8556 

Florida 

GANNETT 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the Indian River Press Journal/St Lucie 
News Tribune/Stuart News, newspapers published in Indian 
River/St Lucie/Martin Counties, Florida; that the attached 
copy of advertisement, being a Legal Ad in the matter of 
Public Notices, was published on the publicly accessible 
websites of Indian River/St Lucie/Martin Counties, Florida, 
or in a newspaper by print in the issues of, on: 

11/08/2024 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 
is personally known to me, on 11/08/2024 

11 

Notary, State of WI, County of Brown 

My commission expires 
:J· ~ --;;~ 

Publication Cost: 
Tax Amount: 
Payment Cost: 
Order No: 

Customer No: 

PO#: 

$115.64 
$0.00 
$115.64 
10751710 

1488511 
# of Copies: 
1 

THIS IS NOT AN INVOICE! 
Please do not 11se t/ris form for payment remittance. 

K.AITLYN FELTY 
Notary Public 

State of Wisconsin 

PO Box 631244 Cincinnati, OH 45263-1244 

NOTICE OF RULE DEVELOP­
MENT BY THE 

KOA BAY COMMUNITY DEVEL-
OPMENT DISTRICT 

In accord with Chapters 120 and 190, 
Florida Statutes, the Koo Bay 
Community Development District 
("District") hereby gives notice of 
its intention to develop Rules of 
Procedure to govern the operations 
of the District. 
The Rules of Procedure will address 
such areas as the Board of Supervi­
sors, officers and voting, district 
offices, public information and 
inspection of records, policies, 
public meetings, hearings and work­
shops, rulemaklng proceedings and 
competitive purchase including 
procedure under the Consultants 
Competitive Negotiation Act, proce­
dure regarding auditor selection, 
purchase of insurance, pre-qualifica­
tion, construction contracts, goods, 
supplies and materials, maintenance 
services, contractual services and 
protests with respect to proceedings, 
as well as any other area of the 
general operation of the District. 
The purpose and effect of the Rules 
of Procedure is to provide for effi­
cient and effective District opera­
tions and to ensure compliance with 
recent changes to Florida law. The 
legal authority for the adoption of 
the propesed Rules of Procedure 
includes Sections 190.011 (5), 
190.011(15) and 190.035, Florida 
Statutes (2022) . The specific laws 
implemented in the Rules of Proce­
dure include, but are not limited to, 
Sections 112.00, 112.3143, 112.31446, 
112.3145, 119.07, 119.0701, 189.053, 
189.069(2)(a)16, 190.006, 190.007, 
190.008, 190.011 (3), 190.011 (5), 
190.011 (15), 190.033, 190.035, 218.33, 
218.391, 255.05, 255.0518, 255.0525, 
255.20, 286.01 OS, 286.011, 286.0113, 
286.0114, 287 .017, 287.055 and 287.084, 
Florida Statutes (2023). 
A copy of the proposed Rules of 
Procedure may be obtained by 
contacting the District Manager, at 
Wrathell, Hunt & Associates, LLC, 
2300 Glades Rood, Suite 410W, Boca 
Roton, Florido 33431, 561-571-0010. 
District Manager 
Pub: Nov 8, 2024 
TCN10751710 
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LocaliQ 
Florida 

GANNETT 

AFFIDAVIT OF PUBLICATION 

Daphne Gillyard 
Koa Bay Community Development District 
2300 Glades RD # 41 OW 
Boca Raton FL 33431-8556 

STATE OF WISCONSIN, COUNTY OF BROWN 

Before the undersigned authority personally appeared, who 
on oath says that he or she is the Legal Advertising 
Representative of the Indian River Press Journal/St Lucie 
News Tribune/Stuart News, newspapers published in Indian 
River/St Lucie/Martin Counties, Florida; that the attached 
copy of advertisement, being a Legal Ad in the matter of 
Public Notices, was published on the publicly accessible 
websites of Indian River/St Lucie/Martin Counties, Florida, 
or in a newspaper by print in the issues of, on: 

11/10/2024 

Affiant further says that the website or newspaper complies 
with all legal requirements for publication in chapter 50, 
Florida Statutes. 
Subscribed and sworn to before me, by the legal clerk, who 
is personally knowr.i to me, on 11/10/2024 

i?Nv 

Notary, State of WI, County of Brown 

:3~] 
My commission expires 

Publication Cost: 
Tax Amount: 
Payment Cost: 
Order No: 

Customer No: 

PO#: 

$211.72 
$0.00 
$211.72 
10751792 

1488511 
#of Copies: 
1 

THIS IS NOT AN INVOICE! 
Please do 1101 use thisformforpayment remittance. 

PO Box 631244 Cincinnati, OH 45263-1244 

NOTICE OF RULEMAKING 
REGARDING THE RULES OF 

PROCEDURE OF THE 
KOA BAY COMMUNITY 

DEVELOPMENT DISTRICT 
A PVblic heoring will be conducted 
by the Boord of Supervisors of the 
Koo Boy Community Development 
Dis!rict ("Districi"l on December 9, 
202-4 ot 10:00 o,m., ol the ot the 
Susoo Broom Kilmer Branch 
Library, 101 IM!ody Lane, Forl 
Pierce, Florido J49SO. 
In accord with Chop!ers 120 ond 190, 
FJorldo Statutes, the Dlslrict hereby 
oives the public notice of its Intent 
to odOPI ih, MOPO!ted Rules of Proce­
dure. The purPOw and effect of the 
Proooscd Rules of Procedure is fo 
Provide for efficient ond effeclive 
District operations and to ensure 
comptfonce with recent changes to 
Florido row, Prior notice of rule 
development wos published in the St 
Lucie News on November 8, 202-1. 
The Rules of Procedure may 
oddress such oreos as lhe Boord of 
Su;,ervi:r.ars, officers and voting, 
cHslrict offices, public information 
ond inspection of r&ords, POiicies, 
~ub!lc meetings, heorhms ond work• 
shcPS, ru!emoklng proceedings end 
ccmpelillve PUrchose Including 
procedure undt-'r lhe Consullonts 
Compelitive Negotiation Act, proce• 
dure re9ordin9 auditor selection, 
purchase of insurance. pre-quolifico• 
lion, conslruclion conlrocts, goods, 
SUPPiies and materials, maintenance 
services, contracluol services ond 
orolests with respect lo proceedings, 
os well os ony other oreo of lhe 
general operation of the Dlslrict. 
Specific lego! oulhorltY for the odOP· 
Hon cf the proposed Rules of Proce• 
dure includes Se-ctions 190.011(5), 
190.0ll(IS) and 190.035, Florido 
Slotutes (2022). The specific lows 
implemented In lhe Rules of Procc. 
dure include, but ore not limited to, 
sections 112.oa, 112.3143, 112.31446, 
112.3145, 119.07, ll9.0701, 169.053, 
189.069(2)(0)16, 190.006, 190.007, 
190.008, 190.0lt{JJ, 190.011(5), 
190.011(15), 190.033.190.0JS, 218.33, 
218.391, 255.05, 255.0518, 255.0525, 
255.20, 286.0105, 286.011, 286.0113, 
286.0114, 287.017, 287.055 and 287.!J64, 
Florido Statutes (2023). 

A copy of the propas.e<J Rules of 
Procedure may be oblained by 
contocllng the Dislrict Manager's 
Office of Wrathell, Hun! & AMOci· 
ates, LLC, 2300 Glades Rood. Suite 
410W, Boca Roton, Florido 33431. 
561-571-0010. 
Anv person who wishes lo provide 
the District with o ProPOSol for o 
tower cost regu!ctcry o!ternoilve os 
orovided by Section 120.541(1), 
Florldo Statutes, must do so in writ• 
!ng within twenly one (21) days 
ofter Publication of this notice lo the 
District Monoger's Office. 
This public hearing moy be contin­
ued to o dote, time, ond place to be 
specified on lhe record ct the heor• 
ing without oddltlonol noHce. II 
onvone chooses lo appeal onv decl• 
sion of the Boord wilh respect lo ony 
mailer considered ot o public heor• 
ing, such person will need o record 
ot the proceedings and should 
occordlngly ensure !hot o verbatim 
record of the Proceedings is mooe 
which includes 1he testimony ond 
evidence uP()(l which such oppeot is 
to be bosed. At Ille hearing, staff or 
Supervisors may porticiDOte fn the 
public hearing by speaker teleph¢rnl. 
Pursuant to !he provisions of Ille 
Americans with Disobililles Act, any 
person requiring special occommo-­
dotions ot this mei.'ling because cf o 
disability or physical lmpoirmenl 
should contocl !he Dlsirlct 
Monoger's Office ot leosl forfy-cight 
(.48) hours prior to the meeting. If 
vou ore hearing or sPeech impaired, 
oleose conlcct the Florida Relay 
Service of l-000-955•8771 or 1 800-955-
8770 for old in contocting the 
District Office. 
DistrictMonooer 
Pub: November 10, 202.t 
TCN10751792 

KAITLYN FELTY 
Notary Public· 
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RESOLUTION 2025-34 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE KOA BAY 
COMMUNITY DEVELOPMENT DISTRICT ADOPTING RULES OF 
PROCEDURE; PROVIDING A SEVERABILITY CLAUSE; AND 
PROVIDING AN EFFECTIVE DATE. 

  
 WHEREAS, Koa Bay Community Development District (“District”) is a local unit of special 
purpose government created and existing pursuant to Chapter 190, Florida Statutes; and  
 
 WHEREAS, Chapter 190, Florida Statutes, authorizes the District to adopt rules to govern 
the administration of the District and to adopt resolutions as may be necessary for the conduct 
of District business; and 
 
 WHEREAS, to provide for efficient and effective District operations and to maintain 
compliance with recent changes to Florida law, the Board of Supervisors finds that it is in the best 
interests of the District to adopt by resolution the Rules of Procedure attached hereto as Exhibit 
A for immediate use and application; and 
 
 WHEREAS, the Board of Supervisors has complied with applicable Florida law concerning 
rule development and adoption. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF 
SUPERVISORS OF THE KOA BAY COMMUNITY DEVELOPMENT 
DISTRICT: 

 
 SECTION 1. The attached Rules of Procedure are hereby adopted pursuant to this 
resolution as necessary for the conduct of District business.  These Rules of Procedure replace all 
prior versions of the Rules of Procedure, and shall stay in full force and effect until such time as 
the Board of Supervisors may amend these rules in accordance with Chapter 190, Florida 
Statutes. 
 
 SECTION 2.  If any provision of this resolution is held to be illegal or invalid, the other 
provisions shall remain in full force and effect. 
 
 SECTION 3. This resolution shall become effective upon its passage and shall remain in 
effect unless rescinded or repealed. 
 
 PASSED AND ADOPTED this 9th day of December, 2024. 
 
ATTEST:     KOA BAY COMMUNITY DEVELOPMENT DISTRICT 
 
 
_____________________________  ____________________________________ 
Secretary/Assistant Secretary   Chair/Vice Chair, Board of Supervisors 
 
Exhibit A:  Rules of Procedure  
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RULES OF PROCEDURE 
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RULES OF PROCEDURE 

KOA BAY COMMUNITY DEVELOPMENT DISTRICT 

  

EFFECTIVE AS OF DECEMBER 9, 2024 
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Rule  1.0 General. 

 

(1) The Koa Bay Community Development District (the “District”) was created 

pursuant to the provisions of Chapter 190 of the Florida Statutes, and was 

established to provide for the ownership, operation, maintenance, and provision of 

various capital facilities and services within its jurisdiction. The purpose of these 

rules (the “Rules”) is to describe the general operations of the District. 

 

(2) Definitions located within any section of these Rules shall be applicable within all 

other sections, unless specifically stated to the contrary. 

 

(3) Unless specifically permitted by a written agreement with the District, the District 

does not accept documents filed by electronic mail or facsimile transmission.  

Filings are only accepted during normal business hours. 

 

(4) A Rule of the District shall be effective upon adoption by affirmative vote of the 

District Board.  After a Rule becomes effective, it may be repealed or amended only 

through the rulemaking procedures specified in these Rules.  Notwithstanding, the 

District may immediately suspend the application of a Rule if the District 

determines that the Rule conflicts with Florida law.  In the event that a Rule 

conflicts with Florida law and its application has not been suspended by the District, 

such Rule should be interpreted in the manner that best effectuates the intent of the 

Rule while also complying with Florida law.  If the intent of the Rule absolutely 

cannot be effectuated while complying with Florida law, the Rule shall be 

automatically suspended. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 190.011(5), 190.011(15), Fla. Stat. 
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Rule 1.1 Board of Supervisors; Officers and Voting. 

 

(1) Board of Supervisors. The Board of Supervisors of the District (the “Board”) shall 

consist of five (5) members. Members of the Board (“Supervisors”) appointed by 

ordinance or rule or elected by landowners must be citizens of the United States of 

America and residents of the State of Florida.  Supervisors elected or appointed by 

the Board to elector seats must be citizens of the United States of America, residents 

of the State of Florida and of the District and registered to vote with the Supervisor 

of Elections of the county in which the District is located and for those elected, 

shall also be qualified to run by the Supervisor of Elections.  The Board shall 

exercise the powers granted to the District under Florida law. 

 

(a)  Supervisors shall hold office for the term specified by Section 190.006 of 

the Florida Statutes. If, during the term of office, any Board member(s) 

vacates their office, the remaining member(s) of the Board shall fill the 

vacancies by appointment for the remainder of the term(s). If three or more 

vacancies exist at the same time, a quorum, as defined herein, shall not be 

required to appoint replacement Board members. 

 

(b)  Three (3) members of the Board shall constitute a quorum for the purposes 

of conducting business, exercising powers and all other purposes.  A Board 

member shall be counted toward the quorum if physically present at the 

meeting, regardless of whether such Board member is prohibited from, or 

abstains from, participating in discussion or voting on a particular item.   

 

(c)   Action taken by the Board shall be upon a majority vote of the members 

present, unless otherwise provided in the Rules or required by law.  Subject 

to Rule 1.3(10), a Board member participating in the Board meeting by 

teleconference or videoconference shall be entitled to vote and take all other 

action as though physically present. 

 

(d)   Unless otherwise provided for by an act of the Board, any one Board 

member may attend a mediation session on behalf of the Board.  Any 

agreement resulting from such mediation session must be approved 

pursuant to subsection (1)(c) of this Rule. 

 

(2) Officers. At the first Board meeting held after each election where the newly elected 

members take office, the Board shall select a Chairperson, Vice-Chairperson, 

Secretary, Assistant Secretary, and Treasurer. 

 

(a)  The Chairperson must be a member of the Board.  If the Chairperson resigns 

from that office or ceases to be a member of the Board, the Board shall 

select a Chairperson.  The Chairperson serves at the pleasure of the Board.  

The Chairperson shall be authorized to execute resolutions and contracts on 

the District’s behalf.  The Chairperson shall convene and conduct all 

meetings of the Board.  In the event the Chairperson is unable to attend a 
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meeting, the Vice-Chairperson shall convene and conduct the meeting.  The 

Chairperson or Vice-Chairperson may delegate the responsibility of 

conducting the meeting to the District’s manager (“District Manager”) or 

District Counsel, in whole or in part. 

 

(b)  The Vice-Chairperson shall be a member of the Board and shall have such 

duties and responsibilities as specifically designated by the Board from time 

to time. The Vice-Chairperson has the authority to execute resolutions and 

contracts on the District’s behalf in the absence of the Chairperson.  If the 

Vice-Chairperson resigns from office or ceases to be a member of the 

Board, the Board shall select a Vice-Chairperson. The Vice-Chairperson 

serves at the pleasure of the Board. 

 

(c)  The Secretary of the Board serves at the pleasure of the Board and need not 

be a member of the Board.  The Secretary shall be responsible for 

maintaining the minutes of Board meetings and may have other duties 

assigned by the Board from time to time.  An employee of the District 

Manager may serve as Secretary.  The Secretary shall be bonded by a 

reputable and qualified bonding company in at least the amount of one 

million dollars ($1,000,000), or have in place a fidelity bond, employee theft 

insurance policy, or a comparable product in at least the amount of one 

million dollars ($1,000,000) that names the District as an additional insured. 

 

(d)  The Treasurer need not be a member of the Board but must be a resident of 

the State of Florida.  The Treasurer shall perform duties described in Section 

190.007(2) and (3) of the Florida Statutes, as well as those assigned by the 

Board from time to time.  The Treasurer shall serve at the pleasure of the 

Board. The Treasurer shall either be bonded by a reputable and qualified 

bonding company in at least the amount of one million dollars ($1,000,000), 

or have in place a fidelity bond, employee theft insurance policy, or a 

comparable product in at least the amount of one million dollars 

($1,000,000) that names the District as an additional insured. 

 

(e)  In the event that both the Chairperson and Vice-Chairperson are absent from 

a Board meeting and a quorum is present, the Board may designate one of 

its members or a member of District staff to convene and conduct the 

meeting.  In such circumstances, any of the Board members present are 

authorized to execute agreements, resolutions, and other documents 

approved by the Board at such meeting.  In the event that the Chairperson 

and Vice-Chairperson are both unavailable to execute a document 

previously approved by the Board, the Secretary or any Assistant Secretary 

may execute such document. 

 

(f)  The Board may assign additional duties to District officers from time to 

time, which include, but are not limited to, executing documents on behalf 

of the District. 
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(g)  The Chairperson, Vice-Chairperson, and any other person authorized by 

District Resolution may sign checks and warrants for the District, 

countersigned by the Treasurer or other persons authorized by the Board. 

 

(3) Committees. The Board may establish committees of the Board, either on a 

permanent or temporary basis, to perform specifically designated functions. 

Committees may include individuals who are not members of the Board.  Such 

functions may include, but are not limited to, review of bids, proposals, and 

qualifications, contract negotiations, personnel matters, and budget preparation. 

 

(4) Record Book. The Board shall keep a permanent record book entitled “Record of 

Proceedings,” in which shall be recorded minutes of all meetings, resolutions, 

proceedings, certificates, and corporate acts.  The Records of Proceedings shall be 

located at a District office and shall be available for inspection by the public.   

 

(5) Meetings. For each fiscal year, the Board shall establish a schedule of regular 

meetings, which shall be published in a newspaper of general circulation in the 

county in which the District is located and filed with the local general-purpose 

governments within whose boundaries the District is located.  All meetings of the 

Board and Committees serving an advisory function shall be open to the public in 

accord with the provisions of Chapter 286 of the Florida Statutes.   

 

(6) Voting Conflict of Interest.  The Board shall comply with Section 112.3143 of the 

Florida Statutes, so as to ensure the proper disclosure of conflicts of interest on 

matters coming before the Board for a vote.  For the purposes of this section, 

"voting conflict of interest" shall be governed by the Florida Constitution and 

Chapters 112 and 190 of the Florida Statutes, as amended from time to time.  

Generally, a voting conflict exists when a Board member is called upon to vote on 

an item which would inure to the Board member’s special private gain or loss or 

the Board member knows would inure to the special private gain or loss of a 

principal by whom the Board member is retained, the parent organization or 

subsidiary of a corporate principal, a business associate, or a relative including only 

a father, mother, son, daughter, husband, wife, brother, sister, father-in-law, 

mother-in-law, son-in-law, and daughter-in-law. 

 

(a)  When a Board member knows the member has a conflict of interest on a 

matter coming before the Board, the member should notify the Board’s 

Secretary prior to participating in any discussion with the Board on the 

matter.  The member shall publicly announce the conflict of interest at the 

meeting.  This announcement shall appear in the minutes.   

 

  If the Board member was elected at a landowner’s election or appointed to 

fill a vacancy of a seat last filled at a landowner’s election, the Board 

member may vote or abstain from voting on the matter at issue.  If the Board 

member was elected by electors residing within the District, the Board 

member is prohibited from voting on the matter at issue.  In the event that 
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the Board member intends to abstain or is prohibited from voting, such 

Board member shall not participate in the discussion on the item subject to 

the vote. 

  

  The Board’s Secretary shall prepare a Memorandum of Voting Conflict 

(Form 8B) which shall then be signed by the Board member, filed with the 

Board’s Secretary, and provided for attachment to the minutes of the 

meeting within fifteen (15) days of the meeting.    

 

(b)  If a Board member inadvertently votes on a matter and later learns he or she 

has a conflict on the matter, the member shall immediately notify the 

Board’s Secretary. Within fifteen (15) days of the notification, the member 

shall file the appropriate Memorandum of Voting Conflict, which will be 

attached to the minutes of the Board meeting during which the vote on the 

matter occurred. The Memorandum of Voting Conflict shall immediately 

be provided to other Board members and shall be read publicly at the next 

meeting held subsequent to the filing of the Memorandum of Voting 

Conflict.  The Board member’s vote is unaffected by this filing. 

 

(c)  It is not a conflict of interest for a Board member, the District Manager, or 

an employee of the District to be a stockholder, officer or employee of a 

landowner or of an entity affiliated with a landowner.   

 

(d)  In the event that a Board member elected at a landowner’s election or 

appointed to fill a vacancy of a seat last filled at a landowner’s election, has 

a continuing conflict of interest, such Board member is permitted to file a 

Memorandum of Voting Conflict at any time in which it shall state the 

nature of the continuing conflict.  Only one such continuing Memorandum 

of Voting Conflict shall be required to be filed for each term the Board 

member is in office. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 112.3143, 190.006, 190.007, Fla. Stat. 
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Rule 1.2  District Offices; Public Information and Inspection of Records; Policies; 

Service Contract Requirements; Financial Disclosure Coordination. 

 

(1) District Offices.  Unless otherwise designated by the Board, the official District 

office shall be the District Manager’s office identified by the District Manager.  If 

the District Manager’s office is not located within the county in which the District 

is located, the Board shall designate a local records office within such county which 

shall at a minimum contain, but not be limited to, the following documents: 

 

 (a)  Agenda packages for prior 24 months and next meeting; 

 

 (b)  Official minutes of meetings, including adopted resolutions of the Board; 

 

 (c)  Names and addresses of current Board members and District Manager, 

unless such addresses are protected from disclosure by law; 

 

 (d)  Adopted engineer’s reports; 

 

 (e)  Adopted assessment methodologies/reports; 

 

 (f)  Adopted disclosure of public financing; 

 

 (g)  Limited Offering Memorandum for each financing undertaken by the 

District; 

 

 (h)  Proceedings, certificates, bonds given by all employees, and any and all 

corporate acts; 

 

 (i)  District policies and rules; 

 

 (j) Fiscal year end audits; and 

 

 (k) Adopted budget for the current fiscal year. 

 

 The District Manager shall ensure that each District records office contains the 

documents required by Florida law. 

 

(2) Public Records.  District public records include all documents, papers, letters, 

maps, books, tapes, photographs, films, sound recordings, data processing software, 

or other material, regardless of the physical form, characteristics, or means of 

transmission, made or received in connection with the transaction of official 

business of the District. All District public records not otherwise restricted by law 

may be copied or inspected at the District Manager’s office during regular business 

hours.  Certain District records can also be inspected and copied at the District’s 

local records office during regular business hours.  All written public records 

requests shall be directed to the Secretary who by these rules is appointed as the 
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District’s records custodian.  Regardless of the form of the request, any Board 

member or staff member who receives a public records request shall immediately 

forward or communicate such request to the Secretary for coordination of a prompt 

response.  The Secretary, after consulting with District Counsel as to the 

applicability of any exceptions under the public records laws, shall be responsible 

for responding to the public records request.  At no time can the District be required 

to create records or summaries of records, or prepare opinions regarding District 

policies, in response to a public records request. 

 

(3)  Service Contracts.  Any contract for services, regardless of cost, shall include 

provisions required by law that require the contractor to comply with public records 

laws.  The District Manager shall be responsible for initially enforcing all contract 

provisions related to a contractor’s duty to comply with public records laws. 

 

(4) Fees; Copies. Copies of public records shall be made available to the requesting 

person at a charge of $0.15 per page for one-sided copies and $0.20 per page for 

two-sided copies if not more than 8 ½ by 14 inches.  For copies of public records 

in excess of the sizes listed in this section and for outside duplication services, the 

charge shall be equal to the actual cost of reproduction. Certified copies of public 

records shall be made available at a charge of one dollar ($1.00) per page. If the 

nature or volume of records requested requires extensive use of information 

technology resources or extensive clerical or supervisory assistance, the District 

may charge, in addition to the duplication charge, a special service charge that is 

based on the cost the District incurs to produce the records requested.  This charge 

may include, but is not limited to, the cost of information technology resource, 

employee labor, and fees charged to the District by consultants employed in 

fulfilling the request.  In cases where the special service charge is based in whole 

or in part on the costs incurred by the District due to employee labor, consultant 

fees, or other forms of labor, those portions of the charge shall be calculated based 

on the lowest labor cost of the individual(s) who is/are qualified to perform the 

labor, taking into account the nature or volume of the public records to be inspected 

or copied. The charge may include the labor costs of supervisory and/or clerical 

staff whose assistance is required to complete the records request, in accordance 

with Florida law.  For purposes of this Rule, the word “extensive” shall mean that 

it will take more than 15 minutes to locate, review for confidential information, 

copy and re-file the requested material.  In cases where extensive personnel time is 

determined by the District to be necessary to safeguard original records being 

inspected, the special service charge provided for in this section shall apply.  If the 

total fees, including but not limited to special service charges, are anticipated to 

exceed twenty-five dollars ($25.00), then, prior to commencing work on the 

request, the District will inform the person making the public records request of the 

estimated cost, with the understanding that the final cost may vary from that 

estimate.  If the person making the public records request decides to proceed with 

the request, payment of the estimated cost is required in advance. Should the person 

fail to pay the estimate, the District is under no duty to produce the requested 

records.  After the request has been fulfilled, additional payments or credits may be 
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due. The District is under no duty to produce records in response to future records 

requests if the person making the request owes the District for past unpaid 

duplication charges, special service charges, or other required payments or credits. 

 

(5) Records Retention.  The Secretary of the District shall be responsible for retaining 

the District’s records in accordance with applicable Florida law. 

 

(6) Policies.  The Board may adopt policies related to the conduct of its business and 

the provision of services either by resolution or motion.   

 

(7) Financial Disclosure Coordination.  Unless specifically designated by Board 

resolution otherwise, the Secretary shall serve as the Financial Disclosure 

Coordinator (“Coordinator”) for the District as required by the Florida Commission 

on Ethics (“Commission”).  The Coordinator shall create, maintain and update a 

list of the names, e-mail addresses, physical addresses, and names of the agency of, 

and the office or position held by, all Supervisors and other persons required by 

Florida law to file a statement of financial interest due to his or her affiliation with 

the District (“Reporting Individual”).  The Coordinator shall provide this list to the 

Commission by February 1 of each year, which list shall be current as of December 

31 of the prior year.  Each Supervisor and Reporting Individual shall promptly 

notify the Coordinator in writing if there are any changes to such person’s name, e-

mail address, or physical address. Each Supervisor and Reporting Individual shall 

promptly notify the Commission in the manner prescribed by the Commission if 

there are any changes to such person’s e-mail address. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 112.31446(3), 112.3145(8)(a)1., 119.07, 119.0701, 190.006, Fla. Stat. 
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Rule 1.3 Public Meetings, Hearings, and Workshops. 

 

(1) Notice. Except in emergencies, or as otherwise required by statute or these Rules, 

at least seven (7) days, but no more than thirty (30) days public notice shall be given 

of any public meeting, hearing or workshop of the Board. Public notice shall be 

given by publication in a newspaper of general circulation in the District and in the 

county in which the District is located.  “General circulation” means a publication 

that is printed and published at least once a week for the preceding year, offering at 

least 25% of its words in the English language, qualifies as a periodicals material 

for postal purposes in the county in which the District is located, is for sale to the 

public generally, is available to the public generally for the publication of official 

or other notices, and is customarily containing information of a public character or 

of interest or of value to the residents or owners of property in the county where 

published, or of interest or of value to the general public.  The annual meeting notice 

required to be published by Section 189.015 of the Florida Statutes, shall be 

published in a newspaper not of limited subject matter, which is published at least 

five days a week, unless the only newspaper in the county is published less than 

five days a week.  Each Notice shall state, as applicable: 

 

(a)  The date, time and place of the meeting, hearing or workshop; 

 

(b)  A brief description of the nature, subjects, and purposes of the meeting, 

hearing, or workshop; 

 

(c)  The District office address for the submission of requests for copies of the 

agenda, as well as a contact name and telephone number for verbal requests 

for copies of the agenda; and 

 

(d)  The following or substantially similar language: “Pursuant to provisions of 

the Americans with Disabilities Act, any person requiring special 

accommodations to participate in this meeting/hearing/workshop is asked 

to advise the District Office at least forty-eight (48) hours before the 

meeting/hearing/workshop by contacting the District Manager at (561) 571-

0010. If you are hearing or speech impaired, please contact the Florida 

Relay Service at 1 (800) 955-8770 or 1 (800) 955-8771, who can aid you in 

contacting the District Office.” 

 

(e)  The following or substantially similar language: “A person who decides to 

appeal any decision made at the meeting/hearing/workshop with respect to 

any matter considered at the meeting/hearing/workshop is advised that 

person will need a record of the proceedings and that accordingly, the 

person may need to ensure that a verbatim record of the proceedings is made 

including the testimony and evidence upon which the appeal is to be based.” 
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(f)  The following or substantially similar language: “The meeting [or hearing 

or workshop] may be continued in progress without additional notice to a 

time, date, and location stated on the record.” 

 

 (2) Mistake.  In the event that a meeting is held under the incorrect assumption that 

notice required by law and these Rules has been given, the Board at its next properly 

noticed meeting shall cure such defect by considering the agenda items from the 

prior meeting individually and anew.   

 

(3) Agenda. The District Manager, under the guidance of District Counsel and the 

Chairperson or Vice-Chairperson, shall prepare an agenda of the 

meeting/hearing/workshop.  The agenda and any meeting materials available in an 

electronic format, excluding any confidential and any confidential and exempt 

information, shall be available to the public at least seven days before the 

meeting/hearing/workshop, except in an emergency.  Meeting materials shall be 

defined as, and limited to, the agenda, meeting minutes, resolutions, and 

agreements of the District that District staff deems necessary for Board approval. 

Inclusion of additional materials for Board consideration other than those defined 

herein as “meeting materials” shall not convert such materials into “meeting 

materials.” For good cause, the agenda may be changed after it is first made 

available for distribution, and additional materials may be added or provided under 

separate cover at the meeting.  The requirement of good cause shall be liberally 

construed to allow the District to efficiently conduct business and to avoid the 

expenses associated with special meetings. 

 

The District may, but is not required to, use the following format in preparing its 

agenda for its regular meetings: 

 

Call to order 

Roll call 

Public comment 

Organizational matters 

Review of minutes 

Specific items of old business 

Specific items of new business 

Staff reports 

(a)  District Counsel 

(b)  District Engineer 

(c)  District Manager 

1.  Financial Report 

2.  Approval of Expenditures 

Supervisor’s requests and comments 

Public comment 

Adjournment 
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(4) Minutes. The Secretary shall be responsible for preparing and keeping the minutes 

of each meeting of the Board. Minutes shall be corrected and approved by the Board 

at a subsequent meeting.  The Secretary may work with other staff members in 

preparing draft minutes for the Board’s consideration. 

 

(5) Special Requests.  Persons wishing to receive, by mail, notices or agendas of 

meetings, may so advise the District Manager or Secretary at the District Office. 

Such persons shall furnish a mailing address in writing and shall be required to pre-

pay the cost of the copying and postage. 

 

(6) Emergency Meetings. The Chairperson, or Vice-Chairperson if the Chairperson is 

unavailable, upon consultation with the District Manager and District Counsel, if 

available, may convene an emergency meeting of the Board without first having 

complied with sections (1) and (3) of this Rule, to act on emergency matters that 

may affect the public health, safety, or welfare.  Whenever possible, the District 

Manager shall make reasonable efforts to provide public notice and notify all Board 

members of an emergency meeting twenty-four (24) hours in advance.  Reasonable 

efforts may include telephone notification.  Notice of the emergency meeting must 

be provided both before and after the meeting on the District’s website, if it has 

one.  Whenever an emergency meeting is called, the District Manager shall be 

responsible for notifying at least one newspaper of general circulation in the 

District. After an emergency meeting, the Board shall publish in a newspaper of 

general circulation in the District, the time, date and place of the emergency 

meeting, the reasons why an emergency meeting was necessary, and a description 

of the action taken.  Actions taken at an emergency meeting may be ratified by the 

Board at a regularly noticed meeting subsequently held. 

 

(7) Public Comment. The Board shall set aside a reasonable amount of time at each 

meeting for public comment and members of the public shall be permitted to 

provide comment on any proposition before the Board.  The portion of the meeting 

generally reserved for public comment shall be identified in the agenda.  Policies 

governing public comment may be adopted by the Board in accordance with Florida 

law. 

 

(8) Budget Hearing. Notice of hearing on the annual budget(s) shall be in accord with 

Section 190.008 of the Florida Statutes.  Once adopted in accord with Section 

190.008 of the Florida Statutes, the annual budget(s) may be amended from time to 

time by action of the Board.  Approval of invoices by the Board in excess of the 

funds allocated to a particular budgeted line item shall serve to amend the budgeted 

line item.  

 

(9) Public Hearings.  Notice of required public hearings shall contain the information 

required by applicable Florida law and by these Rules applicable to meeting notices 

and shall be mailed and published as required by Florida law.  The District Manager 

shall ensure that all such notices, whether mailed or published, contain the 

information required by Florida law and these Rules and are mailed and published 
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as required by Florida law.  Public hearings may be held during Board meetings 

when the agenda includes such public hearing. 

 

 (10) Participation by Teleconference/Videoconference.  District staff may participate in 

Board meetings by teleconference or videoconference.  Board members may also 

participate in Board meetings by teleconference or videoconference if in the good 

judgment of the Board extraordinary circumstances exist; provided however, at 

least three Board members must be physically present at the meeting location to 

establish a quorum.  Such extraordinary circumstances shall be presumed when a 

Board member participates by teleconference or videoconference, unless a majority 

of the Board members physically present determines that extraordinary 

circumstances do not exist. 

 

 (11) Board Authorization.  The District has not adopted Robert’s Rules of Order.  For 

each agenda item, there shall be discussion permitted among the Board members 

during the meeting.  Unless such procedure is waived by the Board, approval or 

disapproval of resolutions and other proposed Board actions shall be in the form of 

a motion by one Board member, a second by another Board member, and an 

affirmative vote by the majority of the Board members present.  Any Board 

member, including the Chairperson, can make or second a motion. 

 

(12) Continuances. Any meeting or public hearing of the Board may be continued 

without re-notice or re-advertising provided that: 

 

(a) The Board identifies on the record at the original meeting a reasonable need 

for a continuance; 

 

(b) The continuance is to a specified date, time, and location publicly 

announced at the original meeting; and 

 

(c) The public notice for the original meeting states that the meeting may be 

continued to a date and time and states that the date, time, and location of 

any continuance shall be publicly announced at the original meeting and 

posted at the District Office immediately following the original meeting. 

 

(13) Attorney-Client Sessions.  An Attorney-Client Session is permitted when the 

District’s attorneys deem it necessary to meet in private with the Board to discuss 

pending litigation to which the District is a party before a court or administrative 

agency or as may be authorized by law. The District’s attorney must request such 

session at a public meeting. Prior to holding the Attorney-Client Session, the 

District must give reasonable public notice of the time and date of the session and 

the names of the persons anticipated to attend the session. The session must 

commence at an open meeting in which the Chairperson or Vice-Chairperson 

announces the commencement of the session, the estimated length of the session, 

and the names of the persons who will be attending the session.  The discussion 

during the session is confined to settlement negotiations or strategy related to 
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litigation expenses or as may be authorized by law.  Only the Board, the District’s 

attorneys (including outside counsel), the District Manager, and the court reporter 

may attend an Attorney-Client Session.  During the session, no votes may be taken 

and no final decisions concerning settlement can be made.  Upon the conclusion of 

the session, the public meeting is reopened, and the Chairperson or Vice-

Chairperson must announce that the session has concluded.  The session must be 

transcribed by a court-reporter and the transcript of the session filed with the 

District Secretary within a reasonable time after the session.  The transcript shall 

not be available for public inspection until after the conclusion of the litigation.  

 

(14) Security and Firesafety Board Discussions. Portions of a meeting which relate to or 

would reveal a security or firesafety system plan or portion thereof made 

confidential and exempt by section 119.071(3)(a), Florida Statutes, are exempt 

from the public meeting requirements and other requirements of section 286.011, 

Florida Statutes, and section 24(b), Article 1 of the State Constitution. Should the 

Board wish to discuss such matters, members of the public shall be required to leave 

the meeting room during such discussion. Any records of the Board’s discussion of 

such matters, including recordings or minutes, shall be maintained as confidential 

and exempt records in accordance with Florida law. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 189.069(2)(a)16, 190.006, 190.007, 190.008, 286.0105, 286.011, 286.0113, 286.0114, Fla. Stat. 
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Rule 1.4 Internal Controls to Prevent Fraud, Waste and Abuse 

 

(1) Internal Controls.  The District shall establish and maintain internal controls 

designed to: 

 

(a) Prevent and detect “fraud,” “waste” and “abuse” as those terms are 

defined in section 11.45(1), Florida Statutes; and 

(b) Promote and encourage compliance with applicable laws, rules 

contracts, grant agreements, and best practices; and 

(c) Support economical and efficient operations; and 

(d) Ensure reliability of financial records and reports; and 

(e) Safeguard assets. 

 

(2) Adoption.  The internal controls to prevent fraud, waste and abuse shall be 

adopted and amended by the District in the same manner as District policies.  

 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  § 218.33(3), Fla. Stat. 
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Rule 2.0  Rulemaking Proceedings.   

 

(1) Commencement of Proceedings.  Proceedings held for adoption, amendment, or 

repeal of a District rule shall be conducted according to these Rules.  Rulemaking 

proceedings shall be deemed to have been initiated upon publication of notice by 

the District. A “rule” is a District statement of general applicability that 

implements, interprets, or prescribes law or policy, or describes the procedure or 

practice requirements of the District (“Rule”).  Nothing herein shall be construed 

as requiring the District to consider or adopt rules unless required by Chapter 190 

of the Florida Statutes.  Policies adopted by the District which do not consist of 

rates, fees, rentals or other monetary charges may be, but are not required to be, 

implemented through rulemaking proceedings. 

 

(2) Notice of Rule Development. 

 

(a)  Except when the intended action is the repeal of a Rule, the District shall 

provide notice of the development of a proposed rule by publication of a 

Notice of Rule Development in a newspaper of general circulation in the 

District before providing notice of a proposed rule as required by section (3) 

of this Rule.  Consequently, the Notice of Rule Development shall be 

published at least twenty-nine (29) days prior to the public hearing on the 

proposed Rule.  The Notice of Rule Development shall indicate the subject 

area to be addressed by rule development, provide a short, plain explanation 

of the purpose and effect of the proposed rule, cite the specific legal authority 

for the proposed rule, and include a statement of how a person may promptly 

obtain, without cost, a copy of any preliminary draft, if available. 

 

    (b) All rules as drafted shall be consistent with Sections 120.54(1)(g) and 

120.54(2)(b) of the Florida Statutes. 

 

(3) Notice of Proceedings and Proposed Rules. 

 

(a) Prior to the adoption, amendment, or repeal of any rule other than an 

emergency rule, the District shall give notice of its intended action, setting 

forth a short, plain explanation of the purpose and effect of the proposed 

action, a reference to the specific rulemaking authority pursuant to which 

the rule is adopted, and a reference to the section or subsection of the Florida 

Statutes being implemented, interpreted, or made specific.  The notice shall 

include a summary of the District’s statement of the estimated regulatory 

costs, if one has been prepared, based on the factors set forth in Section 

120.541(2) of the Florida Statutes, and a statement that any person who 

wishes to provide the District with a lower cost regulatory alternative as 

provided by Section 120.541(1), must do so in writing within twenty-one 

(21) days after publication of the notice.  The notice shall additionally 

include a statement that any affected person may request a public hearing 

by submitting a written request within twenty-one (21) days after the date 
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of publication of the notice.  Except when intended action is the repeal of a 

rule, the notice shall include a reference to both the date on which and the 

place where the Notice of Rule Development required by section (2) of this 

Rule appeared. 

 

(b) The notice shall be published in a newspaper of general circulation in the 

District and each county in which the District is located not less than twenty-

eight (28) days prior to the intended action. The proposed rule shall be 

available for inspection and copying by the public at the time of the 

publication of notice. 

 

(c) The notice shall be mailed to all persons named in the proposed rule and to 

all persons who, at least fourteen (14) days prior to such mailing, have made 

requests of the District for advance notice of its rulemaking proceedings.  

Any person may file a written request with the District Manager to receive 

notice by mail of District proceedings to adopt, amend, or repeal a rule.  

Such persons must furnish a mailing address and may be required to pay the 

cost of copying and mailing.   

 

(4) Rule Development Workshops.  Whenever requested in writing by any affected 

person, the District must either conduct a rule development workshop prior to 

proposing rules for adoption or the Chairperson must explain in writing why a 

workshop is unnecessary.  The District may initiate a rule development workshop 

but is not required to do so. 

 

(5) Petitions to Initiate Rulemaking.  All Petitions to Initiate Rulemaking proceedings 

must contain the name, address, and telephone number of the petitioner, the specific 

action requested, the specific reason for adoption, amendment, or repeal, the date 

submitted, the text of the proposed rule, and the facts showing that the petitioner is 

regulated by the District or has a substantial interest in the rulemaking.  Not later 

than sixty (60) calendar days following the date of filing a petition, the Board shall 

initiate rulemaking proceedings or deny the petition with a written statement of its 

reasons for the denial.  If the petition is directed to an existing policy that the 

District has not formally adopted as a rule, the District may, in its discretion, notice 

and hold a public hearing on the petition to consider the comments of the public 

directed to the policy, its scope and application, and to consider whether the public 

interest is served adequately by the application of the policy on a case-by-case 

basis, as contrasted with its formal adoption as a rule.  However, this section shall 

not be construed as requiring the District to adopt a rule to replace a policy. 

 

(6) Rulemaking Materials.  After the publication of the notice referenced in section (3) 

of this Rule, the Board shall make available for public inspection and shall provide, 

upon request and payment of the cost of copies, the following materials: 

 

(a) The text of the proposed rule, or any amendment or repeal of any existing 

rules; 
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(b) A detailed written statement of the facts and circumstances justifying the   

 proposed rule; 

 

  (c) A copy of the statement of estimated regulatory costs if required by Section 

120.541 of the Florida Statutes; and 

 

(d) The published notice. 

 

(7) Hearing.  The District may, or, upon the written request of any affected person 

received within twenty-one (21) days after the date of publication of the notice 

described in section (3) of this Rule, shall, provide a public hearing for the 

presentation of evidence, argument, and oral statements, within the reasonable 

conditions and limitations imposed by the District to avoid duplication, irrelevant 

comments, unnecessary delay, or disruption of the proceedings.  The District shall 

publish notice of the public hearing in a newspaper of general circulation within the 

District either in the text of the notice described in section (3) of this Rule or in a 

separate publication at least seven (7) days before the scheduled public hearing.  The 

notice shall specify the date, time, and location of the public hearing, and the name, 

address, and telephone number of the District contact person who can provide 

information about the public hearing. Written statements may be submitted by any 

person prior to or at the public hearing.  All timely submitted written statements 

shall be considered by the District and made part of the rulemaking record. 

 

(8) Emergency Rule Adoption.  The Board may adopt an emergency rule if it finds that 

immediate danger to the public health, safety, or welfare exists which requires 

immediate action. Prior to the adoption of an emergency rule, the District Manager 

shall make reasonable efforts to notify a newspaper of general circulation in the 

District. Notice of emergency rules shall be published as soon as possible in a 

newspaper of general circulation in the District.  The District may use any 

procedure which is fair under the circumstances in the adoption of an emergency 

rule as long as it protects the public interest as determined by the District and 

otherwise complies with these provisions. 

 

(9) Negotiated Rulemaking.  The District may use negotiated rulemaking in developing 

and adopting rules pursuant to Section 120.54(2)(d) of the Florida Statutes, except 

that any notices required under Section 120.54(2)(d) of the Florida Statutes, may 

be published in a newspaper of general circulation in the county in which the 

District is located. 

 

(10) Rulemaking Record.  In all rulemaking proceedings, the District shall compile and 

maintain a rulemaking record.  The record shall include, if applicable: 

 

 (a) The texts of the proposed rule and the adopted rule;  

 

 (b) All notices given for a proposed rule;  
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 (c) Any statement of estimated regulatory costs for the rule;  

 

 (d) A written summary of hearings, if any, on the proposed rule;  

 

 (e) All written comments received by the District and responses to those written 

comments; and 

 

 (f) All notices and findings pertaining to an emergency rule. 

 

 (11)  Petitions to Challenge Existing Rules.   

 

  (a)   Any person substantially affected by a rule may seek an administrative 

determination of the invalidity of the rule on the ground that the rule is an 

invalid exercise of the District’s authority.  

(b)   The petition seeking an administrative determination must state with 

particularity the provisions alleged to be invalid with sufficient explanation 

of the facts or grounds for the alleged invalidity and facts sufficient to show 

that the person challenging a rule is substantially affected by it.  

(c)   The petition shall be filed with the District. Within 10 days after receiving 

the petition, the Chairperson shall, if the petition complies with the 

requirements of subsection (b) of this section, designate any member of the 

Board (including the Chairperson), District Manager, District Counsel, or 

other person as a hearing officer who shall conduct a hearing within 30 days 

thereafter, unless the petition is withdrawn or a continuance is granted by 

agreement of the parties.  The failure of the District to follow the applicable 

rulemaking procedures or requirements in this Rule shall be presumed to be 

material; however, the District may rebut this presumption by showing that 

the substantial interests of the petitioner and the fairness of the proceedings 

have not been impaired.  

(d)   Within 30 days after the hearing, the hearing officer shall render a decision 

and state the reasons therefor in writing.   

(e)   Hearings held under this section shall be de novo in nature. The petitioner 

has a burden of proving by a preponderance of the evidence that the existing 

rule is an invalid exercise of District authority as to the objections raised. 

The hearing officer may: 

   (i) Administer oaths and affirmations; 

 

   (ii) Rule upon offers of proof and receive relevant evidence; 
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   (iii) Regulate the course of the hearing, including any pre-hearing 

matters; 

 

   (iv) Enter orders; and 

 

   (v) Make or receive offers of settlement, stipulation, and adjustment. 

(f) The petitioner and the District shall be adverse parties. Other substantially 

affected persons may join the proceedings as intervenors on appropriate 

terms which shall not unduly delay the proceedings.  

(12) Variances and Waivers.  A “variance” means a decision by the District to grant a 

modification to all or part of the literal requirements of a rule to a person who is 

subject to the rule.  A “waiver” means a decision by the District not to apply all or 

part of a rule to a person who is subject to the rule.  Variances and waivers from 

District rules may be granted subject to the following: 

 

 (a)  Variances and waivers shall be granted when the person subject to the rule 

demonstrates that the purpose of the underlying statute will be or has been 

achieved by other means by the person, and when application of the rule 

would create a substantial hardship or would violate principles of fairness. 

For purposes of this section, "substantial hardship" means a demonstrated 

economic, technological, legal, or other type of hardship to the person 

requesting the variance or waiver. For purposes of this section, "principles 

of fairness" are violated when the literal application of a rule affects a 

particular person in a manner significantly different from the way it affects 

other similarly situated persons who are subject to the rule. 

 

 (b)  A person who is subject to regulation by a District Rule may file a petition 

with the District, requesting a variance or waiver from the District’s Rule. 

Each petition shall specify:  

 

  (i)  The rule from which a variance or waiver is requested; 

 

  (ii)  The type of action requested; 

 

 (iii)  The specific facts that would justify a waiver or variance for the 

petitioner; and 

 (iv)   The reason why the variance or the waiver requested would serve 

the purposes of the underlying statute.  

 

(c)  The District shall review the petition and may request only that information 

needed to clarify the petition or to answer new questions raised by or 

directly related to the petition. If the petitioner asserts that any request for 

additional information is not authorized by law or by Rule of the District, 



 

21 
 

the District shall proceed, at the petitioner’s written request, to process the 

petition. 

 

(d)  The Board shall grant or deny a petition for variance or waiver and shall 

announce such disposition at a publicly held meeting of the Board, within 

ninety (90) days after receipt of the original petition, the last item of timely 

requested additional material, or the petitioner's written request to finish 

processing the petition. The District’s statement granting or denying the 

petition shall contain a statement of the relevant facts and reasons 

supporting the District's action. 

 

(13)  Rates, Fees, Rentals and Other Charges.  All rates, fees, rentals, or other charges 

shall be subject to rulemaking proceedings.  Policies adopted by the District which 

do not consist of rates, fees, rentals or other charges may be, but are not required to 

be, implemented through rulemaking proceedings.   

 
Specific Authority:  §§ 190.011(5), 190.011(15), 190.035, Fla. Stat. 

Law Implemented:  §§ 190.011(5), 190.035(2), Fla. Stat. 
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Rule 3.0 Competitive Purchase. 

 

(1)  Purpose and Scope.  In order to comply with Sections 190.033(1) through (3), 

287.055 and 287.017 of the Florida Statutes, the following provisions shall apply 

to the purchase of Professional Services, insurance, construction contracts, design-

build services, goods, supplies, and materials, Contractual Services, and 

maintenance services. 

 

 (2) Board Authorization.  Except in cases of an Emergency Purchase, a competitive 

purchase governed by these Rules shall only be undertaken after authorization by 

the Board. 

 

(3)  Definitions. 

 

(a) “Competitive Solicitation” means a formal, advertised procurement 

process, other than an Invitation to Bid, Request for Proposals, or Invitation 

to Negotiate, approved by the Board to purchase commodities and/or 

services which affords vendors fair treatment in the competition for award 

of a District purchase contract. 

 

(b) “Continuing Contract” means a contract for Professional Services entered 

into in accordance with Section 287.055 of the Florida Statutes, between the 

District and a firm, whereby the firm provides Professional Services to the 

District for projects in which the costs do not exceed two million dollars 

($2,000,000), for a study activity when the fee for such Professional 

Services to the District does not exceed two hundred thousand dollars 

($200,000), or for work of a specified nature as outlined in the contract with 

the District, with no time limitation except that the contract must provide a 

termination clause (for example, a contract for general District engineering 

services).  Firms providing Professional Services under Continuing 

Contracts shall not be required to bid against one another.  

 

(c) “Contractual Service” means the rendering by a contractor of its time and 

effort rather than the furnishing of specific commodities.  The term applies 

only to those services rendered by individuals and firms who are 

independent contractors.  Contractual Services do not include auditing 

services, Maintenance Services, or Professional Services as defined in 

Section 287.055(2)(a) of the Florida Statutes, and these Rules.  Contractual 

Services also do not include any contract for the furnishing of labor or 

materials for the construction, renovation, repair, modification, or 

demolition of any facility, building, portion of building, utility, park, 

parking lot, or structure or other improvement to real property entered into 

pursuant to Chapter 255 of the Florida Statutes, and Rules 3.5 or 3.6. 

 

(d) “Design-Build Contract” means a single contract with a Design-Build Firm 

for the design and construction of a public construction project. 
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(e) “Design-Build Firm” means a partnership, corporation or other legal entity 

that: 

 

(i)  Is certified under Section 489.119 of the Florida Statutes, to engage 

in contracting through a certified or registered general contractor or 

a certified or registered building contractor as the qualifying agent; 

or 

 

(ii)  Is certified under Section 471.023 of the Florida Statutes, to practice 

or to offer to practice engineering; certified under Section 481.219 

of the Florida Statutes, to practice or to offer to practice architecture; 

or certified under Section 481.319 of the Florida Statutes, to practice 

or to offer to practice landscape architecture. 

 

(f) “Design Criteria Package” means concise, performance-oriented drawings 

or specifications for a public construction project.  The purpose of the 

Design Criteria Package is to furnish sufficient information to permit 

Design-Build Firms to prepare a bid or a response to the District’s Request 

for Proposals, or to permit the District to enter into a negotiated Design-

Build Contract.  The Design Criteria Package must specify performance-

based criteria for the public construction project, including the legal 

description of the site, survey information concerning the site, interior space 

requirements, material quality standards, schematic layouts and conceptual 

design criteria of the project, cost or budget estimates, design and 

construction schedules, site development requirements, provisions for 

utilities, stormwater retention and disposal, and parking requirements 

applicable to the project. Design Criteria Packages shall require firms to 

submit information regarding the qualifications, availability, and past work 

of the firms, including the partners and members thereof. 

 

(g) “Design Criteria Professional” means a firm who holds a current certificate 

of registration under Chapter 481 of the Florida Statutes, to practice 

architecture or landscape architecture, or a firm who holds a current 

certificate as a registered engineer under Chapter 471 of the Florida 

Statutes, to practice engineering, and who is employed by or under contract 

to the District to provide professional architect services, landscape architect 

services, or engineering services in connection with the preparation of the 

Design Criteria Package. 

 

(h) “Emergency Purchase” means a purchase necessitated by a sudden 

unexpected turn of events (for example, acts of God, riot, fires, floods, 

hurricanes, accidents, or any circumstances or cause beyond the control of 

the Board in the normal conduct of its business), where the Board finds that 

the delay incident to competitive purchase would be detrimental to the 

interests of the District. This includes, but is not limited to, instances where 
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the time to competitively award the project will jeopardize the funding for 

the project, will materially increase the cost of the project, or will create an 

undue hardship on the public health, safety, or welfare. 

 

(i)  “Invitation to Bid” is a written solicitation for sealed bids with the title, 

date, and hour of the public bid opening designated specifically and defining 

the commodity or service involved.  It includes printed instructions 

prescribing conditions for bidding, qualification, evaluation criteria, and 

provides for a manual signature of an authorized representative.  It may 

include one or more bid alternates. 

 

(j) “Invitation to Negotiate” means a written solicitation for competitive sealed 

replies to select one or more vendors with which to commence negotiations 

for the procurement of commodities or services.   

 

(k)  “Negotiate” means to conduct legitimate, arm’s length discussions and 

conferences to reach an agreement on a term or price.   

 

(l) “Professional Services” means those services within the scope of the 

practice of architecture, professional engineering, landscape architecture, or 

registered surveying and mapping, as defined by the laws of Florida, or 

those services performed by any architect, professional engineer, landscape 

architect, or registered surveyor and mapper, in connection with the firm's 

or individual's professional employment or practice. 

 

(m) “Proposal (or Reply or Response) Most Advantageous to the District” 

means, as determined in the sole discretion of the Board, the proposal, reply, 

or response that is: 

 

(i)  Submitted by a person or firm capable and qualified in all respects 

to perform fully the contract requirements, who has the integrity and 

reliability to assure good faith performance; 

 

(ii)  The most responsive to the Request for Proposals, Invitation to 

Negotiate, or Competitive Solicitation as determined by the Board; 

and 

 

(iii)  For a cost to the District deemed by the Board to be reasonable. 

 

(n) “Purchase” means acquisition by sale, rent, lease, lease/purchase, or 

installment sale. It does not include transfer, sale, or exchange of goods, 

supplies, or materials between the District and any federal, state, regional 

or local governmental entity or political subdivision of the State of Florida. 

 

(o) “Request for Proposals” or “RFP” is a written solicitation for sealed 

proposals with the title, date, and hour of the public opening designated and 
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requiring the manual signature of an authorized representative.  It may 

provide general information, applicable laws and rules, statement of work, 

functional or general specifications, qualifications, proposal instructions, 

work detail analysis, and evaluation criteria as necessary.   

 

(p) “Responsive and Responsible Bidder” means an entity or individual that has 

submitted a bid that conforms in all material respects to the Invitation to Bid 

and has the capability in all respects to fully perform the contract 

requirements and the integrity and reliability that will assure good faith 

performance.  “Responsive and Responsible Vendor” means an entity or 

individual that has submitted a proposal, reply, or response that conforms 

in all material respects to the Request for Proposals, Invitation to Negotiate, 

or Competitive Solicitation and has the capability in all respects to fully 

perform the contract requirements and the integrity and reliability that will 

assure good faith performance.  In determining whether an entity or 

individual is a Responsive and Responsible Bidder (or Vendor), the District 

may consider, in addition to factors described in the Invitation to Bid, 

Request for Proposals, Invitation to Negotiate, or Competitive Solicitation, 

the following: 

 

(i) The ability and adequacy of the professional personnel employed by 

the entity/individual; 

 

(ii) The past performance of the entity/individual for the District and in 

other professional employment; 

 

(iii) The willingness of the entity/individual to meet time and budget 

requirements; 

 

(iv) The geographic location of the entity’s/individual’s headquarters or 

office in relation to the project; 

 

(v) The recent, current, and projected workloads of the 

entity/individual; 

 

(vi) The volume of work previously awarded to the entity/individual; 

 

(vii) Whether the cost components of the bid or proposal are 

appropriately balanced; and 

  

 (viii) Whether the entity/individual is a certified minority business 

enterprise. 

 

(q) “Responsive Bid,” “Responsive Proposal,” “Responsive Reply,” and 

“Responsive Response” all mean a bid, proposal, reply, or response which 

conforms in all material respects to the specifications and conditions in the 
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Invitation to Bid, Request for Proposals, Invitations to Negotiate, or 

Competitive Solicitation document and these Rules, and the cost 

components of which, if any, are appropriately balanced.  A bid, proposal, 

reply or response is not responsive if the person or firm submitting it fails 

to meet any material requirement relating to the qualifications, financial 

stability, or licensing of the bidder. 

 
  Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

  Law Implemented:  §§ 190.033, 255.20, 287.055, Fla. Stat. 
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Rule 3.1 Procedure Under the Consultants' Competitive Negotiations Act. 

 

 (1) Scope.  The following procedures are adopted for the selection of firms or 

individuals to provide Professional Services exceeding the thresholds herein 

described, for the negotiation of such contracts, and to provide for protest of actions 

of the Board under this Rule.  As used in this Rule, “Project” means that fixed 

capital outlay study or planning activity when basic construction cost is estimated 

by the District to exceed the threshold amount provided in Section 287.017 of the 

Florida Statutes, for CATEGORY FIVE, or for a planning study activity when the 

fee for Professional Services is estimated by the District to exceed the threshold 

amount provided in Section 287.017 for CATEGORY TWO, as such categories 

may be amended or adjusted from time to time. 

 

 (2) Qualifying Procedures.  In order to be eligible to provide Professional Services to 

the District, a consultant must, at the time of receipt of the firm’s qualification 

submittal: 

    

  (a) Hold all required applicable state professional licenses in good standing; 

   

  (b) Hold all required applicable federal licenses in good standing, if any; 

 

  (c) Hold a current and active Florida corporate charter or be authorized to do 

business in the State of Florida in accordance with Chapter 607 of the 

Florida Statutes, if the consultant is a corporation; and 

 

  (d) Meet any qualification requirements set forth in the District’s Request for 

Qualifications.   

 

  Evidence of compliance with this Rule may be submitted with the qualifications, if 

requested by the District. In addition, evidence of compliance must be submitted 

any time requested by the District. 

 

 (3) Public Announcement.  Except in cases of valid public emergencies as certified by 

the Board, the District shall announce each occasion when Professional Services 

are required for a Project or a Continuing Contract by publishing a notice providing 

a general description of the Project, or the nature of the Continuing Contract, and 

the method for interested consultants to apply for consideration.  The notice shall 

appear in at least one (1) newspaper of general circulation in the District and in 

such other places as the District deems appropriate.  The notice must allow at least 

fourteen (14) days for submittal of qualifications from the date of publication. The 

District may maintain lists of consultants interested in receiving such notices. These 

consultants are encouraged to submit annually statements of qualifications and 

performance data.  The District shall make reasonable efforts to provide copies of 

any notices to such consultants, but the failure to do so shall not give such 

consultants any bid protest or other rights or otherwise disqualify any otherwise 

valid procurement process.  The Board has the right to reject any and all 
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qualifications, and such reservation shall be included in the published notice.  

Consultants not receiving a contract award shall not be entitled to recover from the 

District any costs of qualification package preparation or submittal. 

 

 (4) Competitive Selection. 

 

  (a) The Board shall review and evaluate the data submitted in response to the 

notice described in section (3) of this Rule regarding qualifications and 

performance ability, as well as any statements of qualifications on file.  The 

Board shall conduct discussions with, and may require public presentation 

by consultants regarding their qualifications, approach to the Project, and 

ability to furnish the required services.  The Board shall then select and list 

the consultants, in order of preference, deemed to be the most highly 

capable and qualified to perform the required Professional Services, after 

considering these and other appropriate criteria: 

 

   (i) The ability and adequacy of the professional personnel employed by 

each consultant; 

    

   (ii)  Whether a consultant is a certified minority business enterprise; 

 

   (iii) Each consultant’s past performance; 

 

   (iv) The willingness of each consultant to meet time and budget 

requirements; 

 

   (v)    The geographic location of each consultant's headquarters, office 

and personnel in relation to the project; 

 

   (vi) The recent, current, and projected workloads of each consultant; and 

 

   (vii) The volume of work previously awarded to each consultant by the 

District. 

 

  (b) Nothing in these Rules shall prevent the District from evaluating and 

eventually selecting a consultant if less than three (3) Responsive 

qualification packages, including packages indicating a desire not to 

provide Professional Services on a given Project, are received. 

 

  (c) If the selection process is administered by any person or committee other 

than the full Board, the selection made will be presented to the full Board 

with a recommendation that competitive negotiations be instituted with the 

selected firms in order of preference listed. 

 

  (d) Notice of the rankings adopted by the Board, including the rejection of some 

or all qualification packages, shall be provided in writing to all consultants 
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by United States Mail, hand delivery, facsimile, or overnight delivery 

service. The notice shall include the following statement:  "Failure to file a 

protest within the time prescribed in Rule 3.11 of the Rules of the District 

shall constitute a waiver of proceedings under those Rules," or wording to 

that effect. Protests of the District’s ranking decisions under this Rule shall 

be in accordance with the procedures set forth in Rule 3.11. 

 

 (5) Competitive Negotiation. 

 

  (a) After the Board has authorized the beginning of competitive negotiations, 

the District may begin such negotiations with the firm listed as most 

qualified to perform the required Professional Services at a rate or amount 

of compensation which the Board determines is fair, competitive, and 

reasonable. 

 

  (b) In negotiating a lump-sum or cost-plus-a-fixed-fee professional contract for 

more than the threshold amount provided in Section 287.017 of the Florida 

Statutes, for CATEGORY FOUR, the firm receiving the award shall be 

required to execute a truth-in-negotiation certificate stating that "wage rates 

and other factual unit costs supporting the compensation are accurate, 

complete and current at the time of contracting."  In addition, any 

professional service contract under which such a certificate is required, shall 

contain a provision that "the original contract price and any additions 

thereto, shall be adjusted to exclude any significant sums by which the 

Board determines the contract price was increased due to inaccurate, 

incomplete, or noncurrent wage rates and other factual unit costs."  

 

  (c) Should the District be unable to negotiate a satisfactory agreement with the 

firm determined to be the most qualified at a price deemed by the District 

to be fair, competitive, and reasonable, then negotiations with that firm shall 

be terminated and the District shall immediately begin negotiations with the 

second most qualified firm.  If a satisfactory agreement with the second firm 

cannot be reached, those negotiations shall be terminated and negotiations 

with the third most qualified firm shall be undertaken. 

 

  (d) Should the District be unable to negotiate a satisfactory agreement with one 

of the top three (3) ranked consultants, additional firms shall be selected by 

the District, in order of their competence and qualifications.  Negotiations 

shall continue, beginning with the first-named firm on the list, until an 

agreement is reached or the list of firms is exhausted. 

 

 (6) Contracts; Public Records.  In accordance with Florida law, each contract entered 

into pursuant to this Rule shall include provisions required by law that require the 

contractor to comply with public records laws.  
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 (7)  Continuing Contract.  Nothing in this Rule shall prohibit a Continuing Contract 

between a consultant and the District. 

 

 (8) Emergency Purchase.  The District may make an Emergency Purchase without 

complying with these Rules.  The fact that an Emergency Purchase has occurred or 

is necessary shall be noted in the minutes of the next Board meeting. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 119.0701, 190.011(3), 190.033, 287.055, Fla. Stat. 
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Rule 3.2 Procedure Regarding Auditor Selection. 

 

 In order to comply with the requirements of Section 218.391 of the Florida Statutes, the 

following procedures are outlined for selection of firms or individuals to provide Auditing 

Services and for the negotiation of such contracts.  For audits required under Chapter 190 

of the Florida Statutes but not meeting the thresholds of Chapter 218 of the Florida Statutes, 

the District need not follow these procedures but may proceed with the selection of a firm 

or individual to provide Auditing Services and for the negotiation of such contracts in the 

manner the Board determines is in the best interests of the District. 

 

 (1) Definitions. 

 

  (a) "Auditing Services" means those services within the scope of the practice 

of a certified public accounting firm licensed under Chapter 473 of the 

Florida Statutes, and qualified to conduct audits in accordance with 

government auditing standards as adopted by the Florida Board of 

Accountancy.   

 

  (b) "Committee" means the auditor selection committee appointed by the Board 

as described in section (2) of this Rule. 

 

(2) Establishment of Auditor Selection Committee.  Prior to a public announcement 

under section (4) of this Rule that Auditing Services are required, the Board shall 

establish an auditor selection committee (“Committee”), the primary purpose of 

which is to assist the Board in selecting an auditor to conduct the annual financial 

audit required by Section 218.39 of the Florida Statutes. The Committee shall 

include at least three individuals, at least one of which must also be a member of 

the Board.  The establishment and selection of the Committee must be conducted 

at a publicly noticed and held meeting of the Board.  The Chairperson of the 

Committee must be a member of the Board.  An employee, a chief executive officer, 

or a chief financial officer of the District may not serve as a member of the 

Committee; provided however such individual may serve the Committee in an 

advisory capacity. 

 

(3) Establishment of Minimum Qualifications and Evaluation Criteria.  Prior to a 

public announcement under section (4) of this Rule that Auditing Services are 

required, the Committee shall meet at a publicly noticed meeting to establish 

minimum qualifications and factors to use for the evaluation of Auditing Services 

to be provided by a certified public accounting firm licensed under Chapter 473 of 

the Florida Statutes, and qualified to conduct audits in accordance with government 

auditing standards as adopted by the Florida Board of Accountancy. 

 

(a)  Minimum Qualifications. In order to be eligible to submit a proposal, a firm 

must, at all relevant times including the time of receipt of the proposal by 

the District: 
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(i)  Hold all required applicable state professional licenses in good 

standing; 

 

(ii)  Hold all required applicable federal licenses in good standing, if 

any; 

 

(iii)  Hold a current and active Florida corporate charter or be authorized 

to do business in the State of Florida in accordance with Chapter 607 

of the Florida Statutes, if the proposer is a corporation; and 

 

(iv)  Meet any pre-qualification requirements established by the 

Committee and set forth in the RFP or other specifications.   

 

If requested in the RFP or other specifications, evidence of compliance with 

the minimum qualifications as established by the Committee must be 

submitted with the proposal. 

 

(b)  Evaluation Criteria.  The factors established for the evaluation of Auditing 

Services by the Committee shall include, but are not limited to: 

 

(i)  Ability of personnel; 

 

(ii)  Experience; 

 

(iii)  Ability to furnish the required services; and  

 

(iv)  Such other factors as may be determined by the Committee to be 

applicable to its particular requirements. 

The Committee may also choose to consider compensation as a factor.  If the 

Committee establishes compensation as one of the factors, compensation shall not 

be the sole or predominant factor used to evaluate proposals. 

(4) Public Announcement.  After identifying the factors to be used in evaluating the 

proposals for Auditing Services as set forth in section (3) of this Rule, the 

Committee shall publicly announce the opportunity to provide Auditing Services.  

Such public announcement shall include a brief description of the audit and how 

interested firms can apply for consideration and obtain the RFP.  The notice shall 

appear in at least one (1) newspaper of general circulation in the District and the 

county in which the District is located.  The public announcement shall allow for 

at least seven (7) days for the submission of proposals.  

 

(5) Request for Proposals.  The Committee shall provide interested firms with a 

Request for Proposals (“RFP”).  The RFP shall provide information on how 

proposals are to be evaluated and such other information the Committee determines 
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is necessary for the firm to prepare a proposal.  The RFP shall state the time and 

place for submitting proposals.   

 

(6) Committee’s Evaluation of Proposals and Recommendation.  The Committee shall 

meet at a publicly held meeting that is publicly noticed for a reasonable time in 

advance of the meeting to evaluate all qualified proposals and may, as part of the 

evaluation, require that each interested firm provide a public presentation where the 

Committee may conduct discussions with the firm, and where the firm may present 

information, regarding the firm’s qualifications.  At the public meeting, the 

Committee shall rank and recommend in order of preference no fewer than three 

firms deemed to be the most highly qualified to perform the required services after 

considering the factors established pursuant to subsection (3)(b) of this Rule.  If 

fewer than three firms respond to the RFP or if no firms respond to the RFP, the 

Committee shall recommend such firm as it deems to be the most highly qualified.  

Notwithstanding the foregoing, the Committee may recommend that any and all 

proposals be rejected. 

 

(7) Board Selection of Auditor. 

 

(a)  Where compensation was not selected as a factor used in evaluating the 

proposals, the Board shall negotiate with the firm ranked first and inquire 

of that firm as to the basis of compensation.  If the Board is unable to 

negotiate a satisfactory agreement with the first ranked firm at a price 

deemed by the Board to be fair, competitive, and reasonable, then 

negotiations with that firm shall be terminated and the Board shall 

immediately begin negotiations with the second ranked firm.  If a 

satisfactory agreement with the second ranked firm cannot be reached, those 

negotiations shall be terminated and negotiations with the third ranked firm 

shall be undertaken.  The Board may reopen formal negotiations with any 

one of the three top-ranked firms, but it may not negotiate with more than 

one firm at a time.  If the Board is unable to negotiate a satisfactory 

agreement with any of the selected firms, the Committee shall recommend 

additional firms in order of the firms’ respective competence and 

qualifications.  Negotiations shall continue, beginning with the first-named 

firm on the list, until an agreement is reached or the list of firms is 

exhausted. 

 

(b)  Where compensation was selected as a factor used in evaluating the 

proposals, the Board shall select the highest-ranked qualified firm or 

document in its public records the reason for not selecting the highest-

ranked qualified firm.   

 

(c)  In negotiations with firms under this Rule, the Board may allow the District 

Manager, District Counsel, or other designee to conduct negotiations on its 

behalf. 
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(d)  Notwithstanding the foregoing, the Board may reject any or all proposals.  

The Board shall not consider any proposal, or enter into any contract for 

Auditing Services, unless the proposed agreed-upon compensation is 

reasonable to satisfy the requirements of Section 218.39 of the Florida 

Statutes, and the needs of the District. 

 

(8) Contract.  Any agreement reached under this Rule shall be evidenced by a written 

contract, which may take the form of an engagement letter signed and executed by 

both parties.  The written contract shall include all provisions and conditions of the 

procurement of such services and shall include, at a minimum, the following: 

 

(a)  A provision specifying the services to be provided and fees or other 

compensation for such services; 

 

(b)  A provision requiring that invoices for fees or other compensation be 

submitted in sufficient detail to demonstrate compliance with the terms of 

the contract; 

 

(c)  A provision setting forth deadlines for the auditor to submit a preliminary 

draft audit report to the District for review and to submit a final audit report 

no later than June 30 of the fiscal year that follows the fiscal year for which 

the audit is being conducted; 

 

(d)  A provision specifying the contract period, including renewals, and 

conditions under which the contract may be terminated or renewed.  The 

maximum contract period including renewals shall be five (5) years. A 

renewal may be done without the use of the auditor selection procedures 

provided in this Rule but must be in writing.   

 

(e)  Provisions required by law that require the auditor to comply with public 

records laws. 

 

(9) Notice of Award.  Once a negotiated agreement with a firm or individual is reached, 

or the Board authorizes the execution of an agreement with a firm where 

compensation was a factor in the evaluation of proposals, notice of the intent to 

award, including the rejection of some or all proposals, shall be provided in writing 

to all proposers by United States Mail, hand delivery, facsimile, or overnight 

delivery service. The notice shall include the following statement:  "Failure to file 

a protest within the time prescribed in Rule 3.11 of the Rules of the District shall 

constitute a waiver of proceedings under those Rules," or wording to that effect.  

Protests regarding the award of contracts under this Rule shall be as provided for 

in Rule 3.11.  No proposer shall be entitled to recover any costs of proposal 

preparation or submittal from the District. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 119.0701, 218.33, 218.391, Fla. Stat. 
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Rule 3.3 Purchase of Insurance. 

 

(1) Scope.  The purchases of life, health, accident, hospitalization, legal expense, or 

annuity insurance, or all of any kinds of such insurance for the officers and 

employees of the District, and for health, accident, hospitalization, and legal 

expenses upon a group insurance plan by the District, shall be governed by this 

Rule. This Rule does not apply to the purchase of any other type of insurance by 

the District, including but not limited to liability insurance, property insurance, and 

directors and officers insurance. Nothing in this Rule shall require the District to 

purchase insurance.   

 

 (2) Procedure.  For a purchase of insurance within the scope of these Rules, the 

following procedure shall be followed: 

 

(a) The Board shall cause to be prepared a Notice of Invitation to Bid. 

 

(b) Notice of the Invitation to Bid shall be advertised at least once in a 

newspaper of general circulation within the District. The notice shall allow 

at least fourteen (14) days for submittal of bids. 

 

(c) The District may maintain a list of persons interested in receiving notices of 

Invitations to Bid.  The District shall make reasonable efforts to provide 

copies of any notices to such persons, but the failure to do so shall not give 

such consultants any bid protest or other rights or otherwise disqualify any 

otherwise valid procurement process.   

 

(d) Bids shall be opened at the time and place noted in the Invitation to Bid. 

 

(e) If only one (1) response to an Invitation is received, the District may 

proceed with the purchase.  If no response to an Invitation to Bid is received, 

the District may take whatever steps are reasonably necessary in order to 

proceed with the purchase. 

 

(f) The Board has the right to reject any and all bids and such reservations shall 

be included in all solicitations and advertisements. 

 

(g) Simultaneously with the review of the submitted bids, the District may 

undertake negotiations with those companies that have submitted 

reasonable and timely bids and, in the opinion of the District, are fully 

qualified and capable of meeting all services and requirements.  Bid 

responses shall be evaluated in accordance with the specifications and 

criteria contained in the Invitation to Bid; in addition, the total cost to the 

District, the cost, if any, to the District officers, employees, or their 

dependents, the geographic location of the company’s headquarters and 

offices in relation to the District, and the ability of the company to guarantee 

premium stability may be considered.  A contract to purchase insurance 
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shall be awarded to that company whose response to the Invitation to Bid 

best meets the overall needs of the District, its officers, employees, and/or 

dependents. 

 

(h) Notice of the intent to award, including rejection of some or all bids, shall 

be provided in writing to all bidders by United States Mail, by hand 

delivery, or by overnight delivery service. The notice shall include the 

following statement:  "Failure to file a protest within the time prescribed in 

Rule 3.11 of the Rules of the District shall constitute a waiver of 

proceedings under those Rules," or wording to that effect.  Protests of the 

District’s procurement of insurance under this Rule shall be in accordance 

with the procedures set forth in Rule 3.11. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  § 112.08, Fla. Stat. 
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Rule 3.4 Pre-qualification 

 

  (1) Scope.  In its discretion, the District may undertake a pre-qualification process in 

accordance with this Rule for vendors to provide construction services, goods, 

supplies, and materials, Contractual Services, and maintenance services.    

 

(2) Procedure.  When the District seeks to pre-qualify vendors, the following 

procedures shall apply: 

 

(a) The Board shall cause to be prepared a Request for Qualifications. 

 

(b) For construction services exceeding the thresholds described in Section 

255.20 of the Florida Statutes, the Board must advertise the proposed pre-

qualification criteria and procedures and allow at least seven (7) days notice 

of the public hearing for comments on such pre-qualification criteria and 

procedures.  At such public hearing, potential vendors may object to such 

pre-qualification criteria and procedures.  Following such public hearing, 

the Board shall formally adopt pre-qualification criteria and procedures 

prior to the advertisement of the Request for Qualifications for construction 

services. 

 

(c) The Request for Qualifications shall be advertised at least once in a 

newspaper of general circulation within the District and within the county 

in which the District is located.  The notice shall allow at least seven (7) 

days for submittal of qualifications for goods, supplies and materials, 

Contractual Services, maintenance services, and construction services 

under two hundred fifty thousand dollars ($250,000).  The notice shall allow 

at least twenty-one (21) days for submittal of qualifications for construction 

services estimated to cost over two hundred fifty thousand dollars 

($250,000) and thirty (30) days for construction services estimated to cost 

over five hundred thousand dollars ($500,000).   

 

(d) The District may maintain lists of persons interested in receiving notices of 

Requests for Qualifications.  The District shall make a good faith effort to 

provide written notice, by electronic mail, United States Mail, hand 

delivery, or facsimile, to persons who provide their name and address to the 

District Manager for inclusion on the list.  However, failure of a person to 

receive the notice shall not invalidate any pre-qualification determination 

or contract awarded in accordance with these Rules and shall not be a basis 

for a protest of any pre-qualification determination or contract award. 

 

(e) If the District has pre-qualified vendors for a particular category of 

purchase, at the option of the District, only those persons who have been 

pre-qualified will be eligible to submit bids, proposals, replies or responses 

in response to the applicable Invitation to Bid, Request for Proposals, 

Invitation to Negotiate, or Competitive Solicitation. 
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(f) In order to be eligible to submit qualifications, a firm or individual must, at 

the time of receipt of the qualifications: 

 

(i)  Hold all required applicable state professional licenses in good 

standing; 

 

(ii)  Hold all required applicable federal licenses in good standing, if 

any; 

 

(iii)  Hold a current and active Florida corporate charter or be authorized 

to do business in the State of Florida in accordance with Chapter 607 

of the Florida Statutes, if the vendor is a corporation; and 

 

(iv)  Meet any special pre-qualification requirements set forth in the 

Request for Qualifications. 

 

Evidence of compliance with these Rules must be submitted with the 

qualifications if required by the District.  Failure to submit evidence of 

compliance when required may be grounds for rejection of the 

qualifications. 

 

(g) Qualifications shall be presented to the Board, or a committee appointed by 

the Board, for evaluation in accordance with the Request for Qualifications 

and this Rule.  Minor variations in the qualifications may be waived by the 

Board. A variation is minor if waiver of the variation does not create a 

competitive advantage or disadvantage of a material nature.   

 

(h) All vendors determined by the District to meet the pre-qualification 

requirements shall be pre-qualified.  To assure full understanding of the 

responsiveness to the requirements contained in a Request for 

Qualifications, discussions may be conducted with qualified vendors.  

Vendors shall be accorded fair treatment prior to the submittal date with 

respect to any opportunity for discussion and revision of qualifications.  For 

construction services, any contractor pre-qualified and considered eligible 

by the Department of Transportation to bid to perform the type of work the 

project entails shall be presumed to be qualified to perform the project. 

 

(i) The Board shall have the right to reject all qualifications if there are not 

enough to be competitive or if rejection is determined to be in the best 

interest of the District.  No vendor shall be entitled to recover any costs of 

qualification preparation or submittal from the District. 

 

(j) Notice of intent to pre-qualify, including rejection of some or all 

qualifications, shall be provided in writing to all vendors by United States Mail, 

electronic mail, hand delivery, facsimile, or overnight delivery service.  The notice 
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shall include the following statement:  "Failure to file a protest within the time 

prescribed in Rule 3.11 of the Rules of the District shall constitute a waiver of 

proceedings under those Rules," or wording to that effect.  Protests of the District’s 

pre-qualification decisions under this Rule shall be in accordance with the 

procedures set forth in Rule 3.11; provided however, protests related to the pre-

qualification criteria and procedures for construction services shall be resolved in 

accordance with section (2)(b) of this Rule and Section 255.20(1)(b) of the Florida 

Statutes. 

 

(3) Suspension, Revocation, or Denial of Qualification 

(a) The District, for good cause, may deny, suspend, or revoke a prequalified 

vendor’s pre-qualified status. A suspension, revocation, or denial for good 

cause shall prohibit the vendor from bidding on any District construction 

contract for which qualification is required, shall constitute a determination of 

non-responsibility to bid on any other District construction or maintenance 

contract, and shall prohibit the vendor from acting as a material supplier or 

subcontractor on any District contract or project during the period of 

suspension, revocation, or denial. Good cause shall include the following: 

i. One of the circumstances specified under Section 337.16(2), Fla. Stat., 

has occurred. 

ii. Affiliated contractors submitted more than one proposal for the same 

work. In this event the pre-qualified status of all of the affiliated bidders 

will be revoked, suspended, or denied. All bids of affiliated bidders will 

be rejected. 

iii. The vendor made or submitted false, deceptive, or fraudulent 

statements, certifications, or materials in any claim for payment or any 

information required by any District contract. 

iv. The vendor or its affiliate defaulted on any contract or a contract surety 

assumed control of financial responsibility for any contract of the 

vendor. 

v. The vendor’s qualification to bid is suspended, revoked, or denied by 

any other public or semi-public entity, or the vendor has been the subject 

of a civil enforcement proceeding or settlement involving a public or 

semi-public entity. 

vi. The vendor failed to comply with contract or warranty requirements or 

failed to follow District direction in the performance of a contract. 

vii. The vendor failed to timely furnish all contract documents required by 

the contract specifications, special provisions, or by any state or federal 

statutes or regulations. If the vendor fails to furnish any of the subject 

contract documents by the expiration of the period of suspension, 
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revocation, or denial set forth above, the vendor’s pre-qualified status 

shall remain suspended, revoked, or denied until the documents are 

furnished. 

viii. The vendor failed to notify the District within 10 days of the vendor, or 

any of its affiliates, being declared in default or otherwise not 

completing work on a contract or being suspended from qualification to 

bid or denied qualification to bid by any other public or semi-public 

agency. 

ix. The vendor did not pay its subcontractors or suppliers in a timely 

manner or in compliance with contract documents. 

x. The vendor has demonstrated instances of poor or unsatisfactory 

performance, deficient management resulting in project delay, poor 

quality workmanship, a history of payment of liquidated damages, 

untimely completion of projects, uncooperative attitude, contract 

litigation, inflated claims or defaults. 

xi. An affiliate of the vendor has previously been determined by the District 

to be non-responsible, and the specified period of suspension, 

revocation, denial, or non-responsibility remains in effect. 

xii. The vendor or affiliate(s) has been convicted of a contract crime. 

1. The term “contract crime” means any violation of state or federal 

antitrust laws with respect to a public contract or any violation 

of any state or federal law involving fraud, bribery, collusion, 

conspiracy, or material misrepresentation with respect to a 

public contract. 

2. The term “convicted” or “conviction” means a finding of guilt 

or a conviction of a contract crime, with or without an 

adjudication of guilt, in any federal or state trial court of record 

as a result of a jury verdict, nonjury trial, or entry of a plea of 

guilty or nolo contendere. 

(b) A denial, suspension, or revocation shall prohibit the vendor from being a 

subcontractor on District work during the period of denial, suspension, or 

revocation, except when a prime contractor’s bid has used prices of a 

subcontractor who becomes disqualified after the bid, but before the request for 

authorization to sublet is presented. 

(c) The District shall inform the vendor in writing of its intent to deny, suspend, or 

revoke its pre-qualified status and inform the vendor of its right to a hearing, 

the procedure which must be followed, and the applicable time limits. If a 

hearing is requested within 10 days after the receipt of the notice of intent, the 
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hearing shall be held within 30 days after receipt by the District of the request 

for the hearing. The decision shall be issued within 15 days after the hearing.  

(d) Such suspension or revocation shall not affect the vendor’s obligations under 

any preexisting contract. 

(e) In the case of contract crimes, the vendor’s pre-qualified status under this Rule 

shall be revoked indefinitely. For all violations of Rule 3.4(3)(a) other than for 

the vendor’s conviction for contract crimes, the revocation, denial, or 

suspension of a vendor’s pre-qualified status under this Rule shall be for a 

specific period of time based on the seriousness of the deficiency. 

Examples of factors affecting the seriousness of a deficiency are: 

i. Impacts on project schedule, cost, or quality of work; 

ii. Unsafe conditions allowed to exist; 

iii. Complaints from the public; 

iv. Delay or interference with the bidding process; 

v. The potential for repetition; 

vi. Integrity of the public contracting process; 

vii. Effect on the health, safety, and welfare of the public. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 190.033, 255.0525, 255.20, Fla. Stat. 
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Rule 3.5 Construction Contracts, Not Design-Build. 

 

(1)  Scope.  All contracts for the construction or improvement of any building, structure, 

or other public construction works authorized by Chapter 190 of the Florida 

Statutes, the costs of which are estimated by the District in accordance with 

generally accepted cost accounting principles to be in excess of the threshold 

amount for applicability of Section 255.20 of the Florida Statutes, as that amount 

may be indexed or amended from time to time, shall be let under the terms of these 

Rules and the procedures of Section 255.20 of the Florida Statutes, as the same may 

be amended from time to time.  A project shall not be divided solely to avoid the 

threshold bidding requirements. 

 

(2) Procedure.  When a purchase of construction services is within the scope of this 

Rule, the following procedures shall apply: 

 

 (a) The Board shall cause to be prepared an Invitation to Bid, Request for 

Proposals, Invitation to Negotiate, or Competitive Solicitation. 

 

 (b) Notice of the Invitation to Bid, Request for Proposals, Invitation to 

Negotiate, or Competitive Solicitation shall be advertised at least once in a 

newspaper of general circulation in the District and in the county in which 

the District is located.  The notice shall also include the amount of the bid 

bond, if one is required.  The notice shall allow at least twenty-one (21) days 

for submittal of sealed bids, proposals, replies, or responses, unless the 

Board, for good cause, determines a shorter period of time is appropriate. 

Any project projected to cost more than five hundred thousand dollars 

($500,000) must be noticed at least thirty (30) days prior to the date for 

submittal of bids, proposals, replies, or responses.  If the Board has 

previously pre-qualified contractors pursuant to Rule 3.4 and determined 

that only the contractors that have been pre-qualified will be permitted to 

submit bids, proposals, replies, and responses, the Notice of Invitation to 

Bid, Request for Proposals, Invitation to Negotiate, or Competitive 

Solicitation need not be published.  Instead, the Notice of Invitation to Bid, 

Request for Proposals, Invitation to Negotiate, or Competitive Solicitation 

shall be sent to the pre-qualified contractors by United States Mail, hand 

delivery, facsimile, or overnight delivery service. 

 

 (c) The District may maintain lists of persons interested in receiving notices of 

Invitations to Bid, Requests for Proposals, Invitations to Negotiate, and 

Competitive Solicitations.  The District shall make a good faith effort to 

provide written notice, by electronic mail, United States Mail, hand 

delivery, or facsimile, to persons who provide their name and address to the 

District Manager for inclusion on the list.  However, failure of a person to 

receive the notice shall not invalidate any contract awarded in accordance 

with this Rule and shall not be a basis for a protest of any contract award.   
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(d) If the District has pre-qualified providers of construction services, then, at 

the option of the District, only those persons who have been pre-qualified 

will be eligible to submit bids, proposals, replies, or responses to Invitations 

to Bid, Requests for Proposals, Invitations to Negotiate, and Competitive 

Solicitations. 

 

(e) In order to be eligible to submit a bid, proposal, reply, or response, a firm 

or individual must, at the time of receipt of the bids, proposals, replies, or 

responses: 

 

(i) Hold all required applicable state professional licenses in good 

standing; 

 

(ii) Hold all required applicable federal licenses in good standing, if 

any; 

 

(iii) Hold a current and active Florida corporate charter or be authorized 

to do business in the State of Florida in accordance with Chapter 607 

of the Florida Statutes, if the bidder is a corporation; and 

 

     (iv)  Meet any special pre-qualification requirements set forth in the 

Invitation to Bid, Request for Proposals, Invitation to Negotiate, or 

Competitive Solicitation. 

 

Any contractor that has been found guilty by a court of any violation of 

federal labor or employment tax laws regarding subjects including but not 

limited to, reemployment assistance, safety, tax withholding, worker’s 

compensation, unemployment tax, social security and Medicare tax, wage 

or hour, or prevailing rate laws within the past 5 years may be considered 

ineligible by the District to submit a bid, response, or proposal for a District 

project. 

 

Evidence of compliance with these Rules must be submitted with the bid, 

proposal, reply, or response, if required by the District.  Failure to submit 

evidence of compliance when required may be grounds for rejection of the 

bid, proposal, reply, or response. 

 

(f) Bids, proposals, replies, and responses, or the portions of which that include 

the price, shall be publicly opened at a meeting noticed in accordance with 

Rule 1.3, and at which at least one district representative is present.  The 

name of each bidder and the price submitted in the bid shall be announced 

at such meeting and shall be made available upon request. Minutes should 

be taken at the meeting and maintained by the District. Bids, proposals, 

replies, and responses shall be evaluated in accordance with the respective 

Invitation to Bid, Request for Proposals, Invitation to Negotiate, or 

Competitive Solicitation and these Rules.  Minor variations in the bids, 
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proposals, replies, or responses may be waived by the Board.  A variation 

is minor if waiver of the variation does not create a competitive advantage 

or disadvantage of a material nature.  Mistakes in arithmetic extension of 

pricing may be corrected by the Board.  Bids and proposals may not be 

modified or supplemented after opening; provided however, additional 

information may be requested and/or provided to evidence compliance, 

make non-material modifications, clarifications, or supplementations, and 

as otherwise permitted by Florida law. 

 

(g) The lowest Responsive Bid submitted by a Responsive and Responsible 

Bidder in response to an Invitation to Bid shall be accepted.  In relation to 

a Request for Proposals, Invitation to Negotiate, or Competitive 

Solicitation, the Board shall select the Responsive Proposal, Reply, or 

Response submitted by a Responsive and Responsible Vendor which is 

most advantageous to the District. To assure full understanding of the 

responsiveness to the solicitation requirements contained in a Request for 

Proposals, Invitation to Negotiate, or Competitive Solicitation, discussions 

may be conducted with qualified vendors.  Vendors shall be accorded fair 

treatment prior to the submittal date with respect to any opportunity for 

discussion, preparation, and revision of bids, proposals, replies, and 

responses.   

 

 (h) The Board shall have the right to reject all bids, proposals, replies, or 

responses because they exceed the amount of funds budgeted for the 

purchase, if there are not enough to be competitive, or if rejection is 

determined to be in the best interest of the District.  No contractor shall be 

entitled to recover any costs of bid, proposal, response, or reply preparation 

or submittal from the District. 

 

 (i) The Board may require potential contractors to furnish bid bonds, 

performance bonds, and/or other bonds with a responsible surety to be 

approved by the Board. 

 

(j) Notice of intent to award, including rejection of some or all bids, proposals, 

replies, or responses, shall be provided in writing to all contractors by 

United States Mail, hand delivery, facsimile, or overnight delivery service. 

The notice shall include the following statement:  "Failure to file a protest 

within the time prescribed in Rule 3.11 of the Rules of the District shall 

constitute a waiver of proceedings under those Rules," or wording to that 

effect.  Protests of the District’s purchase of construction services under this 

Rule shall be in accordance with the procedures set forth in Rule 3.11. 

 

(k) If less than three (3) Responsive Bids, Proposals, Replies, or Responses are 

received, the District may purchase construction services or may reject the 

bids, proposals, replies, or responses for a lack of competitiveness. If no 

Responsive Bid, Proposal, Reply, or Response is received, the District may 
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proceed with the procurement of construction services, in the manner the 

Board determines is in the best interests of the District, which may include 

but is not limited to a direct purchase of the construction services without 

further competitive selection processes.  

 

 (3) Sole Source; Government.  Construction services that are only available from a 

single source are exempt from this Rule.  Construction services provided by 

governmental agencies are exempt from this Rule.  This Rule shall not apply to the 

purchase of construction services, which may include goods, supplies, or materials, 

that are purchased under a federal, state, or local government contract that has been 

competitively procured by such federal, state, or local government in a manner 

consistent with the material procurement requirements of these Rules.  A contract 

for construction services is exempt from this Rule if state or federal law prescribes 

with whom the District must contract or if the rate of payment is established during 

the appropriation process.    

 

(4) Contracts; Public Records.  In accordance with Florida law, each contract entered 

into pursuant to this Rule shall include provisions required by law that require the 

contractor to comply with public records laws. 

 

(5)  Emergency Purchases. The District may make an Emergency Purchase without 

complying with these rules.  The fact that an Emergency Purchase has occurred or 

is necessary shall be noted in the minutes of the next Board Meeting.   

 

 (6) Exceptions.  This Rule is inapplicable when: 

 

(a)  The project is undertaken as repair or maintenance of an existing public 

facility; 

 

(b)  The funding source of the project will be diminished or lost because the 

time required to competitively award the project after the funds become 

available exceeds the time within which the funding source must be spent; 

 

(c)  The District has competitively awarded a project and the contractor has 

abandoned the project or the District has terminated the contract; or 

 

(d)  The District, after public notice, conducts a public meeting under Section 

286.011 of the Florida Statutes, and finds by a majority vote of the Board 

that it is in the public’s best interest to perform the project using its own 

services, employees, and equipment. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 119.0701, 189.053, 190.033, 255.0518, 255.0525, 255.20, 287.055, Fla. Stat. 

Rule 3.6 Construction Contracts, Design-Build. 

 

 (1) Scope.  The District may utilize Design-Build Contracts for any public construction 

project for which the Board determines that use of such contract is in the best 
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interest of the District. When letting a Design-Build Contract, the District shall use 

the following procedure: 

 

(2) Procedure. 

 

(a)    The District shall utilize a Design Criteria Professional meeting the 

requirements of Section 287.055(2)(k) of the Florida Statutes, when 

developing a Design Criteria Package, evaluating the proposals and 

qualifications submitted by Design-Build Firms, and determining 

compliance of the project construction with the Design Criteria Package.  

The Design Criteria Professional may be an employee of the District, may 

be the District Engineer selected by the District pursuant to Section 287.055 

of the Florida Statutes, or may be retained pursuant to Rule 3.1.  The Design 

Criteria Professional is not eligible to render services under a Design-Build 

Contract executed pursuant to the Design Criteria Package. 

 

  (b) A Design Criteria Package for the construction project shall be prepared and 

sealed by the Design Criteria Professional.  If the project utilizes existing 

plans, the Design Criteria Professional shall create a Design Criteria 

Package by supplementing the plans with project specific requirements, if 

any.     

 

  (c)  The Board may either choose to award the Design-Build Contract pursuant 

to the competitive proposal selection process set forth in Section 287.055(9) 

of the Florida Statutes, or pursuant to the qualifications-based selection 

process pursuant to Rule 3.1.  

 

   (i) Qualifications-Based Selection.  If the process set forth in Rule 3.1 

is utilized, subsequent to competitive negotiations, a guaranteed 

maximum price and guaranteed completion date shall be 

established.  

 

(ii)   Competitive Proposal-Based Selection. If the competitive proposal 

selection process is utilized, the Board, in consultation with the 

Design Criteria Professional, shall establish the criteria, standards 

and procedures for the evaluation of Design-Build Proposals based 

on price, technical, and design aspects of the project, weighted for 

the project.  After a Design Criteria Package and the standards and 

procedures for evaluation of proposals have been developed, 

competitive proposals from qualified firms shall be solicited 

pursuant to the design criteria by the following procedure: 

 

    1. A Request for Proposals shall be advertised at least once in 

a newspaper of general circulation in the county in which the 

District is located.  The notice shall allow at least twenty-one 

(21) days for submittal of sealed proposals, unless the Board, 
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for good cause, determines a shorter period of time is 

appropriate.  Any project projected to cost more than five 

hundred thousand dollars ($500,000) must be noticed at least 

thirty (30) days prior to the date for submittal of proposals.   

   

    2. The District may maintain lists of persons interested in 

receiving notices of Requests for Proposals.  The District 

shall make a good faith effort to provide written notice, by 

electronic mail, United States Mail, hand delivery, or 

facsimile, to persons who provide their name and address to 

the District Manager for inclusion on the list.  However, 

failure of a person to receive the notice shall not invalidate 

any contract awarded in accordance with this Rule and shall 

not be a basis for a protest of any contract award. 

 

    3. In order to be eligible to submit a proposal, a firm must, at 

the time of receipt of the proposals: 

    

     a. Hold the required applicable state professional 

licenses in good standing, as defined by Section 

287.055(2)(h) of the Florida Statutes; 

 

     b.  Hold all required applicable federal licenses in good 

standing, if any; 

 

     c. Hold a current and active Florida corporate charter or 

be authorized to do business in the State of Florida in 

accordance with Chapter 607 of the Florida Statutes, 

if the proposer is a corporation; 

 

     d. Meet any special pre-qualification requirements set 

forth in the Request for Proposals and Design 

Criteria Package. 

 

Any contractor that has been found guilty by a court of any 

violation of federal labor or employment tax laws regarding 

subjects including but not limited to reemployment 

assistance, safety, tax withholding, worker’s compensation, 

unemployment tax, social security and Medicare tax, wage 

or hour, or prevailing rate laws within the past 5 years may 

be considered ineligible by the District to submit a bid, 

response, or proposal for a District project. 

 

Evidence of compliance with these Rules must be submitted 

with the proposal if required by the District.  Failure to 
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submit evidence of compliance when required may be 

grounds for rejection of the proposal. 

 

    4.  The proposals, or the portions of which that include the 

price, shall be publicly opened at a meeting noticed in 

accordance with Rule 1.3, and at which at least one district 

representative is present.  The name of each bidder and the 

price submitted in the bid shall be announced at such 

meeting and shall be made available upon request.  Minutes 

should be taken at the meeting and maintained by the 

District.  In consultation with the Design Criteria 

Professional, the Board shall evaluate the proposals received 

based on evaluation criteria and procedures established prior 

to the solicitation of proposals, including but not limited to 

qualifications, availability, and past work of the firms and 

the partners and members thereof.  The Board shall then 

select no fewer than three (3) Design-Build Firms as the 

most qualified. 

 

    5. The Board shall have the right to reject all proposals if the 

proposals are too high, or rejection is determined to be in the 

best interest of the District. No vendor shall be entitled to 

recover any costs of proposal preparation or submittal from 

the District. 

 

    6. If less than three (3) Responsive Proposals are received, the 

District may purchase design-build services or may reject the 

proposals for lack of competitiveness. If no Responsive 

Proposals are received, the District may proceed with the 

procurement of design-build services in the manner the 

Board determines is in the best interests of the District, 

which may include but is not limited to a direct purchase of 

the design-build services without further competitive 

selection processes. 

 

    7. Notice of the rankings adopted by the Board, including the 

rejection of some or all proposals, shall be provided in 

writing to all consultants by United States Mail, hand 

delivery, facsimile, or overnight delivery service.  The notice 

shall include the following statement:  "Failure to file a 

protest within the time prescribed in Rule 3.11 of the Rules 

of the District shall constitute a waiver of proceedings under 

those Rules," or wording to that effect.  Protests of the 

District’s rankings under this Rule shall be in accordance 

with the procedures set forth in Rule 3.11. 
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    8. The Board shall negotiate a contract with the firm ranking 

the highest based on the evaluation standards and shall 

establish a price which the Board determines is fair, 

competitive and reasonable.  Should the Board be unable to 

negotiate a satisfactory contract with the firm considered to 

be the most qualified at a price considered by the Board to 

be fair, competitive, and reasonable, negotiations with that 

firm must be terminated. The Board shall then undertake 

negotiations with the second most qualified firm, based on 

the ranking by the evaluation standards.  Should the Board 

be unable to negotiate a satisfactory contract with the firm 

considered to be the second most qualified at a price 

considered by the Board to be fair, competitive, and 

reasonable, negotiations with that firm must be terminated. 

The Board shall then undertake negotiations with the third 

most qualified firm. Should the Board be unable to negotiate 

a satisfactory contract with the firm considered to be the 

third most qualified at a price considered by the Board to be 

fair, competitive, and reasonable, negotiations with that firm 

must be terminated.   Should the Board be unable to 

negotiate a satisfactory contract with any of the selected 

firms, the Board shall select additional firms in order of their 

rankings based on the evaluation standards and continue 

negotiations until an agreement is reached or the list of firms 

is exhausted. 

 

    9.  After the Board contracts with a firm, the firm shall bring to 

the Board for approval, detailed working drawings of the 

project.   

 

    10.  The Design Criteria Professional shall evaluate the 

compliance of the detailed working drawings and project 

construction with the Design Criteria Package and shall 

provide the Board with a report of the same.   

 

(3) Contracts; Public Records.  In accordance with Florida law, each contract entered 

into pursuant to this Rule shall include provisions required by law that require the 

contractor to comply with public records laws. 

 

(4) Emergency Purchase.  The Board may, in case of public emergency, declare an 

emergency and immediately proceed with negotiations with the best qualified 

Design-Build Firm available at the time.  The fact that an Emergency Purchase has 

occurred shall be noted in the minutes of the next Board meeting. 

 

 (5) Exceptions.  This Rule is inapplicable when: 
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(a)  The project is undertaken as repair or maintenance of an existing public 

facility; 

 

(b)  The funding source of the project will be diminished or lost because the 

time required to competitively award the project after the funds become 

available exceeds the time within which the funding source must be spent; 

 

(c)  The District has competitively awarded a project and the contractor has 

abandoned the project or the District has terminated the contractor; or 

 

(d)  The District, after public notice, conducts a public meeting under Section 

286.011 of the Florida Statutes, and finds by a majority vote of the Board 

that it is in the public’s best interest to perform the project using its own 

services, employees, and equipment. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 119.0701, 189.053, 190.033, 255.0518, 255.0525, 255.20, 287.055, Fla. Stat. 
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Rule 3.7  Payment and Performance Bonds. 

 

(1)  Scope.  This Rule shall apply to contracts for the construction of a public building, 

for the prosecution and completion of a public work, or for repairs upon a public 

building or public work and shall be construed in addition to terms prescribed by 

any other Rule that may also apply to such contracts. 

 

(2)  Required Bond.  Upon entering into a contract for any of the services described in 

section (1) of this Rule in excess of $200,000, the Board should require that the 

contractor, before commencing the work, execute and record a payment and 

performance bond in an amount equal to the contract price.  Notwithstanding the 

terms of the contract or any other law, the District may not make payment to the 

contractor until the contractor has provided to the District a certified copy of the 

recorded bond. 

 

(3)  Discretionary Bond.  At the discretion of the Board, upon entering into a contract 

for any of the services described in section (1) of this Rule for an amount not 

exceeding $200,000, the contractor may be exempted from executing a payment 

and performance bond. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  § 255.05, Fla. Stat. 
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Rule 3.8 Goods, Supplies, and Materials. 

 

  (1) Purpose and Scope.  All purchases of goods, supplies, or materials exceeding the 

amount provided in Section 287.017 of the Florida Statutes, for CATEGORY 

FOUR, shall be purchased under the terms of this Rule.  Contracts for purchases of 

“goods, supplies, and materials” do not include printing, insurance, advertising, or 

legal notices.  A contract involving goods, supplies, or materials plus maintenance 

services may, in the discretion of the Board, be treated as a contract for maintenance 

services.  However, a purchase shall not be divided solely in order to avoid the 

threshold bidding requirements. 

 

(2) Procedure.  When a purchase of goods, supplies, or materials is within the scope of 

this Rule, the following procedures shall apply: 

 

(a) The Board shall cause to be prepared an Invitation to Bid, Request for 

Proposals, Invitation to Negotiate, or Competitive Solicitation. 

 

(b) Notice of the Invitation to Bid, Request for Proposals, Invitation to 

Negotiate, or Competitive Solicitation shall be advertised at least once in a 

newspaper of general circulation within the District and within the county 

in which the District is located.  The notice shall also include the amount of 

the bid bond, if one is required.  The notice shall allow at least seven (7) 

days for submittal of bids, proposals, replies, or responses. 

 

(c) The District may maintain lists of persons interested in receiving notices of 

Invitations to Bid, Requests for Proposals, Invitations to Negotiate, or 

Competitive Solicitations.  The District shall make a good faith effort to 

provide written notice, by electronic mail, United States Mail, hand 

delivery, or facsimile, to persons who provide their name and address to the 

District Manager for inclusion on the list.  However, failure of a person to 

receive the notice shall not invalidate any contract awarded in accordance 

with this Rule and shall not be a basis for a protest of any contract award. 

 

(d) If the District has pre-qualified suppliers of goods, supplies, and materials, 

then, at the option of the District, only those persons who have been pre-

qualified will be eligible to submit bids, proposals, replies, or responses. 

 

(e) In order to be eligible to submit a bid, proposal, reply, or response, a firm 

or individual must, at the time of receipt of the bids, proposals, replies, or 

responses: 

 

(i) Hold all required applicable state professional licenses in good 

standing; 

 

(ii) Hold all required applicable federal licenses in good standing, if any; 
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(iii) Hold a current and active Florida corporate charter or be authorized to 

do business in the State of Florida in accordance with Chapter 607 of 

the Florida Statutes, if the vendor is a corporation; and 

 

     (iv) Meet any special pre-qualification requirements set forth in the 

Invitation to Bid, Request for Proposals, Invitation to Negotiate, or 

Competitive Solicitation. 

 

Evidence of compliance with these Rules must be submitted with the bid, 

proposal, reply or response if required by the District.  Failure to submit 

evidence of compliance when required may be grounds for rejection of the 

bid, proposal, reply, or response. 

 

Any firm or individual whose principal place of business is outside the State 

of Florida must also submit a written opinion of an attorney at law licensed 

to practice law in that foreign state, as to the preferences, if any or none, 

granted by the law of that foreign state to business entities whose principal 

places of business are in that foreign state, in the letting of any or all public 

contracts.  Failure to submit such a written opinion or submission of a false 

or misleading written opinion may be grounds for rejection of the bid, 

proposal, reply, or response. 

 

(f) Bids, proposals, replies, and responses shall be publicly opened at the time 

and place noted on the Invitation to Bid, Request for Proposals, Invitation 

to Negotiate, or Competitive Solicitation. Bids, proposals, replies, and 

responses shall be evaluated in accordance with the respective Invitation to 

Bid, Request for Proposals, Invitation to Negotiate, or Competitive 

Solicitation, and this Rule.  Minor variations in the bids, proposals, replies, 

or responses may be waived by the Board. A variation is minor if waiver of 

the variation does not create a competitive advantage or disadvantage of a 

material nature. Mistakes in arithmetic extension of pricing may be 

corrected by the Board.  Bids and proposals may not be modified or 

supplemented after opening; provided however, additional information may 

be requested and/or provided to evidence compliance, make non-material 

modifications, clarifications, or supplementations, and as otherwise 

permitted by Florida law. 

 

(g) The lowest Responsive Bid, after taking into account the preferences 

provided for in this subsection, submitted by a Responsive and Responsible 

Bidder in response to an Invitation to Bid, Request for Proposals, Invitation 

to Negotiate, or Competitive Solicitation shall be accepted.  If the lowest 

Responsive Bid is submitted by a Responsive and Responsible Bidder 

whose principal place of business is located in a foreign state which does 

not grant a preference in competitive purchase to businesses whose 

principal place of business are in that foreign state, the lowest Responsible 

and Responsive Bidder whose principal place of business is in the State of 
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Florida shall be awarded a preference of five (5) percent.  If the lowest 

Responsive Bid is submitted by a Responsive and Responsible Bidder 

whose principal place of business is located in a foreign state which grants 

a preference in competitive purchase to businesses whose principal place of 

business are in that foreign state, the lowest Responsible and Responsive 

Bidder whose principal place of business is in the State of Florida shall be 

awarded a preference equal to the preference granted by such foreign state. 

 

 To assure full understanding of the responsiveness to the solicitation 

requirements contained in an Invitation to Bid, Request for Proposals, 

Invitation to Negotiate, or Competitive Solicitation, discussions may be 

conducted with qualified vendors.  Vendors shall be accorded fair treatment 

prior to the submittal date with respect to any opportunity for discussion, 

preparation, and revision of bids, proposals, replies, and responses.   

 

(h) The Board shall have the right to reject all bids, proposals, replies, or 

responses because they exceed the amount of funds budgeted for the 

purchase, if there are not enough to be competitive, or if rejection is 

determined to be in the best interest of the District.  No vendor shall be 

entitled to recover any costs of bid, proposal, reply, or response preparation 

or submittal from the District. 

 

 (i) The Board may require bidders and proposers to furnish bid bonds, 

performance bonds, and/or other bonds with a responsible surety to be 

approved by the Board. 

 

(j) Notice of intent to award, including rejection of some or all bids, proposals, 

replies, or responses shall be provided in writing to all vendors by United 

States Mail, hand delivery, facsimile, or overnight delivery service.  The 

notice shall include the following statement:  "Failure to file a protest within 

the time prescribed in Rule 3.11 of the Rules of the District shall constitute 

a waiver of proceedings under those Rules," or wording to that effect.  

Protests of the District’s purchase of goods, supplies, and materials under 

this Rule shall be in accordance with the procedures set forth in Rule 3.11. 

 

(k) If less than three (3) Responsive Bids, Proposals, Replies, or Responses are 

received, the District may purchase goods, supplies, or materials, or may 

reject the bids, proposals, replies, or responses for a lack of competitiveness. 

If no Responsive Bid, Proposal, Reply, or Response is received, the District 

may proceed with the procurement of goods, supplies, and materials, in the 

manner the Board determines is in the best interests of the District, which 

may include but is not limited to a direct purchase of the goods, supplies, 

and materials without further competitive selection processes.  

 

 (3) Goods, Supplies, and Materials included in a Construction Contract Awarded 

Pursuant to Rule 3.5 or 3.6.  There may be occasions where the District has 
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undergone the competitive purchase of construction services which contract may 

include the provision of goods, supplies, or materials.  In that instance, the District 

may approve a change order to the contract and directly purchase the goods, 

supplies, and materials.  Such purchase of goods, supplies, and materials deducted 

from a competitively purchased construction contract shall be exempt from this 

Rule. 

  

 (4) Exemption.  Goods, supplies, and materials that are only available from a single 

source are exempt from this Rule.  Goods, supplies, and materials provided by 

governmental agencies are exempt from this Rule.  A contract for goods, supplies, 

or materials is exempt from this Rule if state or federal law prescribes with whom 

the District must contract or if the rate of payment is established during the 

appropriation process.  This Rule shall not apply to the purchase of goods, supplies 

or materials that are purchased under a federal, state, or local government contract 

that has been competitively procured by such federal, state, or local government in 

a manner consistent with the material procurement requirements of these Rules. 

 

 (5) Renewal.  Contracts for the purchase of goods, supplies, and/or materials subject to 

this Rule may be renewed for a maximum period of five (5) years.   

 

 (6) Emergency Purchases.  The District may make an Emergency Purchase without 

complying with these rules.  The fact that an Emergency Purchase has occurred or 

is necessary shall be noted in the minutes of the next Board meeting. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 189.053, 190.033, 287.017, 287.084, Fla. Stat. 
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Rule 3.9 Maintenance Services. 

 

(1)      Scope.  All contracts for maintenance of any District facility or project shall be set 

under the terms of this Rule if the cost exceeds the amount provided in Section 

287.017 of the Florida Statutes, for CATEGORY FOUR.  A contract involving 

goods, supplies, and materials plus maintenance services may, in the discretion of 

the Board, be treated as a contract for maintenance services.  However, a purchase 

shall not be divided solely in order to avoid the threshold bidding requirements. 

 

(2) Procedure.  When a purchase of maintenance services is within the scope of this 

Rule, the following procedures shall apply: 

 

 (a) The Board shall cause to be prepared an Invitation to Bid, Request for 

Proposals, Invitation to Negotiate, or Competitive Solicitation. 

 

(b) Notice of the Invitation to Bid, Request for Proposals, Invitation to 

Negotiate, or Competitive Solicitation shall be advertised at least once in a 

newspaper of general circulation within the District and within the county 

in which the District is located.  The notice shall also include the amount of 

the bid bond, if one is required.  The notice shall allow at least seven (7) 

days for submittal of bids, proposals, replies, or responses. 

 

 (c) The District may maintain lists of persons interested in receiving notices of 

Invitations to Bid, Requests for Proposals, Invitations to Negotiate, and 

Competitive Solicitations.  The District shall make a good faith effort to 

provide written notice, by electronic mail, United States Mail, hand 

delivery, or facsimile, to persons who provide their name and address to the 

District Manager for inclusion on the list.  However, failure of a person to 

receive the notice shall not invalidate any contract awarded in accordance 

with this Rule and shall not be a basis for a protest of any contract award. 

 

(d) If the District has pre-qualified suppliers of maintenance services, then, at 

the option of the District, only those persons who have been pre-qualified 

will be eligible to submit bids, proposals, replies, and responses. 

 

(e) In order to be eligible to submit a bid, proposal, reply, or response, a firm 

or individual must, at the time of receipt of the bids, proposals, replies, or 

responses: 

 

(i) Hold all required applicable state professional licenses in good 

standing; 

 

(ii) Hold all required applicable federal licenses in good standing, if any; 
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(iii) Hold a current and active Florida corporate charter or be authorized to 

do business in the State of Florida in accordance with Chapter 607 of 

the Florida Statutes, if the vendor is a corporation; and 

 

     (iv) Meet any special pre-qualification requirements set forth in the 

Invitation to Bid, Request for Proposals, Invitation to Negotiate, or 

Competitive Solicitation. 

 

Evidence of compliance with these Rules must be submitted with the bid, 

proposal, reply, or response if required by the District.  Failure to submit 

evidence of compliance when required may be grounds for rejection of the 

bid, proposal, reply, or response. 

 

(f) Bids, proposals, replies, and responses shall be publicly opened at the time 

and place noted on the Invitation to Bid, Request for Proposals, Invitation 

to Negotiate, or Competitive Solicitation.  Bids, proposals, replies, and 

responses shall be evaluated in accordance with the respective Invitation to 

Bid, Request for Proposals, Invitation to Negotiate, or Competitive 

Solicitation, and these Rules. Minor variations in the bids, proposals, 

replies, and responses may be waived by the Board.  A variation is minor if 

waiver of the variation does not create a competitive advantage or 

disadvantage of a material nature.  Mistakes in arithmetic extension of 

pricing may be corrected by the Board.  Bids and proposals may not be 

modified or supplemented after opening; provided however, additional 

information may be requested and/or provided to evidence compliance, 

make non-material modifications, clarifications, or supplementations, and 

as otherwise permitted by Florida law. 

 

(g) The lowest Responsive Bid submitted in response to an Invitation to Bid by 

a Responsive and Responsible Bidder shall be accepted.  In relation to a 

Request for Proposals, Invitation to Negotiate or Competitive Solicitation 

the Board shall select the Responsive Proposal, Reply, or Response 

submitted by a Responsive and Responsible Vendor which is most 

advantageous to the District.  To assure full understanding of the 

responsiveness to the solicitation requirements contained in a Request for 

Proposals, Invitation to Negotiate, or Competitive Solicitation, discussions 

may be conducted with qualified vendors.  Vendors shall be accorded fair 

treatment prior to the submittal date with respect to any opportunity for 

discussion, preparation, and revision of bids, proposals, replies, or 

responses.   

 

(h) The Board shall have the right to reject all bids, proposals, replies, or 

responses because they exceed the amount of funds budgeted for the 

purchase, if there are not enough to be competitive, or if rejection is 

determined to be in the best interest of the District.  No Vendor shall be 
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entitled to recover any costs of bid, proposal, reply, or response preparation 

or submittal from the District. 

 

(i) The Board may require bidders and proposers to furnish bid bonds, 

performance bonds, and/or other bonds with a responsible surety to be 

approved by the Board. 

 

(j) Notice of intent to award, including rejection of some or all bids, proposals, 

replies, or responses shall be provided in writing to all vendors by United 

States Mail, hand delivery, facsimile, or overnight delivery service. The 

notice shall include the following statement:  "Failure to file a protest within 

the time prescribed in Rule 3.11 of the Rules of the District shall constitute 

a waiver of proceedings under those Rules," or wording to that effect.  

Protests of the District’s procurement of maintenance services under this 

Rule shall be in accordance with the procedures set forth in Rule 3.11. 

 

(k) If less than three (3) Responsive Bids, Proposals, Replies, or Responses are 

received, the District may purchase the maintenance services or may reject 

the bids, proposals, replies, or responses for a lack of competitiveness. If no 

Responsive Bid, Proposal, Reply, or Response is received, the District may 

proceed with the procurement of maintenance services, in the manner the 

Board determines is in the best interests of the District, which may include 

but is not limited to a direct purchase of the maintenance services without 

further competitive selection processes.  

 

 (3) Exemptions.  Maintenance services that are only available from a single source are 

exempt from this Rule.  Maintenance services provided by governmental agencies 

are exempt from this Rule.  A contract for maintenance services is exempt from this 

Rule if state or federal law prescribes with whom the District must contract or if 

the rate of payment is established during the appropriation process.    

 

 (4) Renewal.  Contracts for the purchase of maintenance services subject to this Rule 

may be renewed for a maximum period of five (5) years. 

 

(5) Contracts; Public Records.  In accordance with Florida law, each contract entered 

into pursuant to this Rule shall include provisions required by law that require the 

contractor to comply with public records laws. 

 

 (6) Emergency Purchases.  The District may make an Emergency Purchase without 

complying with these rules.  The fact that an Emergency Purchase has occurred or 

is necessary shall be noted in the minutes of the next Board meeting. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), 190.033, Fla. Stat. 

Law Implemented:  §§ 119.0701, 190.033, 287.017, Fla. Stat. 
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Rule 3.10 Contractual Services. 

 

(1)  Exemption from Competitive Purchase.  Pursuant to Section 190.033(3) of the 

Florida Statutes, Contractual Services shall not be subject to competitive 

purchasing requirements.  If an agreement is predominantly for Contractual 

Services, but also includes maintenance services or the purchase of goods and 

services, the contract shall not be subject to competitive purchasing requirements.  

Regardless of whether an advertisement or solicitation for Contractual Services is 

identified as an Invitation to Bid, Request for Proposals, Invitation to Negotiate, or 

Competitive Solicitation, no rights or remedies under these Rules, including but not 

limited to protest rights, are conferred on persons, firms, or vendors proposing to 

provide Contractual Services to the District.   

 

(2)  Contracts; Public Records.  In accordance with Florida law, each contract for 

Contractual Services shall include provisions required by law that require the 

contractor to comply with public records laws. 

 
Specific Authority: §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 119.0701, 190.011(3), 190.033, Fla. Stat. 
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Rule 3.11 Protests with Respect to Proceedings under Rules 3.1, 3.2, 3.3, 3.4, 3.5, 3.6, 3.8, 

and 3.9. 

 

The resolution of any protests with respect to proceedings under Rules 3.1, 3.2, 3.3, 3.4, 3.5, 3.6, 

3.8, and 3.9 shall be in accordance with this Rule. 

 

 (1) Filing. 

 

  (a)  With respect to a protest regarding qualifications, specifications, 

documentation, or other requirements contained in a Request for 

Qualifications, Request for Proposals, Invitation to Bid, or Competitive 

Solicitation issued by the District, the notice of protest shall be filed in 

writing within seventy-two (72) calendar hours (excluding Saturdays, 

Sundays, and state holidays) after the first advertisement of the Request for 

Qualifications, Request for Proposals, Invitation to Bid, or Competitive 

Solicitation.  A formal protest setting forth with particularity the facts and 

law upon which the protest is based shall be filed within seven (7) calendar 

days (including Saturdays, Sundays, and state holidays) after the initial 

notice of protest was filed. For purposes of this Rule, wherever applicable, 

filing will be perfected and deemed to have occurred upon receipt by the 

District. Failure to file a notice of protest shall constitute a waiver of all 

rights to protest the District’s intended decision.  Failure to file a formal 

written protest shall constitute an abandonment of the protest proceedings 

and shall automatically terminate the protest proceedings. 

 

  (b) Except for those situations covered by subsection (1)(a) of this Rule, any 

firm or person who is affected adversely by a District’s ranking or intended 

award under Rules 3.1, 3.2, 3.3, 3.4, 3.5, 3.6, 3.8, or 3.9 and desires to 

contest the District’s ranking or intended award, shall file with the District 

a written notice of protest within seventy-two (72) calendar hours 

(excluding Saturdays, Sundays, and state holidays) after receipt of the 

notice of the District’s ranking or intended award.  A formal protest setting 

forth with particularity the facts and law upon which the protest is based 

shall be filed within seven (7) calendar days (including Saturdays, Sundays, 

and state holidays) after the initial notice of protest was filed. For purposes 

of this Rule, wherever applicable, filing will be perfected and deemed to 

have occurred upon receipt by the District. Failure to file a notice of protest 

shall constitute a waiver of all rights to protest the District’s ranking or 

intended award.  Failure to file a formal written protest shall constitute an 

abandonment of the protest proceedings and shall automatically terminate 

the protest proceedings.   

 

  (c)  If the requirement for the posting of a protest bond and the amount of the 

protest bond, which may be expressed by a percentage of the contract to be 

awarded or a set amount, is disclosed in the District’s competitive 

solicitation documents for a particular purchase under Rules 3.1, 3.2, 3.3, 
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3.4, 3.5, 3.6, 3.8, or 3.9, any person who files a notice of protest must post 

the protest bond. The amount of the protest bond shall be determined by 

District staff after consultation with the Board and within the limits, if any, 

imposed by Florida law.  In the event the protest is successful, the protest 

bond shall be refunded to the protestor.  In the event the protest is 

unsuccessful, the protest bond shall be applied towards the District’s costs, 

expenses, and attorney’s fees associated with hearing and defending the 

protest.  In the event the protest is settled by mutual agreement of the parties, 

the protest bond shall be distributed as agreed to by the District and 

protestor. 

 

  (d) The District does not accept documents filed by electronic mail or facsimile 

transmission.  Filings are only accepted during normal business hours. 

 

 (2) Contract Execution.  Upon receipt of a notice of protest which has been timely filed, 

the District shall not execute the contract under protest until the subject of the 

protest is resolved.  However, if the District sets forth in writing particular facts and 

circumstances showing that delay incident to protest proceedings will jeopardize 

the funding for the project, will materially increase the cost of the project, or will 

create an immediate and serious danger to the public health, safety, or welfare, the 

contract may be executed.   

 

 (3) Informal Proceeding. If the Board determines a protest does not involve a disputed 

issue of material fact, the Board may, but is not obligated to, schedule an informal 

proceeding to consider the protest.  Such informal proceeding shall be at a time and 

place determined by the Board.  Notice of such proceeding shall be sent via 

facsimile, United States Mail, or hand delivery to the protestor and any substantially 

affected persons or parties not less than three (3) calendar days prior to such 

informal proceeding.  Within thirty (30) calendar days following the informal 

proceeding, the Board shall issue a written decision setting forth the factual, legal, 

and policy grounds for its decision. 

 

(4) Formal Proceeding. If the Board determines a protest involves disputed issues of 

material fact or if the Board elects not to use the informal proceeding process 

provided for in section (3) of this Rule, the District shall schedule a formal hearing 

to resolve the protest.  The Chairperson shall designate any member of the Board 

(including the Chairperson), District Manager, District Counsel, or other person as 

a hearing officer to conduct the hearing.  The hearing officer may: 

 

  (a) Administer oaths and affirmations; 

 

  (b) Rule upon offers of proof and receive relevant evidence; 

 

  (c) Regulate the course of the hearing, including any pre-hearing matters; 

 

  (d) Enter orders; and 
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  (e) Make or receive offers of settlement, stipulation, and adjustment. 

 

The hearing officer shall, within thirty (30) days after the hearing or receipt of the 

hearing transcript, whichever is later, file a recommended order which shall include 

a caption, time and place of hearing, appearances entered at the hearing, statement 

of the issues, findings of fact and conclusions of law, separately stated, and a 

recommendation for final District action.  The District shall allow each party fifteen 

(15) days in which to submit written exceptions to the recommended order.  The 

District shall issue a final order within sixty (60) days after the filing of the 

recommended order. 

 

 (5)  Intervenors. Other substantially affected persons may join the proceedings as 

intervenors on appropriate terms which shall not unduly delay the proceedings.  

 

 (6) Rejection of all Qualifications, Bids, Proposals, Replies and Responses after 

Receipt of Notice of Protest.  If the Board determines there was a violation of law, 

defect, or an irregularity in the competitive solicitation process, the Bids, Proposals, 

Replies, and Responses are too high, or if the Board determines it is otherwise in 

the District’s best interest, the Board may reject all qualifications, bids, proposals, 

replies, and responses and start the competitive solicitation process anew.  If the 

Board decides to reject all qualifications, bids, proposals, replies, and responses and 

start the competitive solicitation process anew, any pending protests shall 

automatically terminate. 

 

 (7) Settlement.  Nothing herein shall preclude the settlement of any protest under this 

Rule at any time. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  § 190.033, Fla. Stat. 
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Rule 4.0 Effective Date. 

 

 These Rules shall be effective December 9, 2024, except that no election of officers 

required by these Rules shall be required until after the next regular election for the Board. 

 
Specific Authority:  §§ 190.011(5), 190.011(15), Fla. Stat. 

Law Implemented:  §§ 190.011(5), 190.011(15), Fla. Stat. 
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RESOLUTION 2025-09 
 

A RESOLUTION BY THE BOARD OF SUPERVISORS OF THE KOA BAY COMMUNITY 
DEVELOPMENT DISTRICT DESIGNATING THE LOCATION OF THE LOCAL DISTRICT 
RECORDS OFFICE AND PROVIDING AN EFFECTIVE DATE. 

 
 WHEREAS, the Koa Bay Community Development District (“District”) is a local unit of special-
purpose government created and existing pursuant to Chapter 190, Florida Statutes, being situated 
within the City of Ft. Pierce, Florida; and 
 

WHEREAS, the District is statutorily required to designate a local district records office location 
for the purposes of affording citizens the ability to access the District’s records, promoting the 
disclosure of matters undertaken by the District, and ensuring that the public is informed of the 
activities of the District in accordance with Chapter 119 and Section 190.006(7), Florida Statutes. 

 
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF THE KOA 
BAY COMMUNITY DEVELOPMENT DISTRICT: 
 
SECTION 1. The District’s local records office shall be located as follows: 
 

LOCATION:  

 

 

 
 

SECTION 2.  This Resolution shall take effect immediately upon adoption. 
 

PASSED AND ADOPTED this ____ day of ________________, 2024.  
 
 
ATTEST:   KOA BAY COMMUNITY DEVELOPMENT 

DISTRICT 
 
 
 
________________________________  ____________________________________ 
Secretary/Assistant Secretary    Chair/Vice Chair, Board of Supervisors 
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RESOLUTION 2025-16 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE KOA BAY COMMUNITY 
DEVELOPMENT DISTRICT DESIGNATING DATES, TIMES AND LOCATIONS FOR 
REGULAR MEETINGS OF THE BOARD OF SUPERVISORS OF THE DISTRICT FOR 
FISCAL YEAR 2024/2025 AND PROVIDING FOR AN EFFECTIVE DATE 

 
 WHEREAS, the Koa Bay Community Development District (“District”) is a local unit of 
special-purpose government created and existing pursuant to Chapter 190, Florida Statutes; and  
 
 WHEREAS, the District is required by Section 189.015, Florida Statutes, to file quarterly, 
semi-annually, or annually a schedule (including date, time, and location) of its regular meetings 
with local governing authorities; and 
 
 WHEREAS, further, in accordance with the above-referenced statute, the District shall 
also publish quarterly, semi-annually, or annually the District’s regular meeting schedule in a 
newspaper of general paid circulation in the county in which the District is located. 
 
 WHEREAS, the Board desires to adopt the Fiscal Year 2024/2025 meeting schedule 
attached as Exhibit A. 

 
NOW THEREFORE BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF THE KOA 
BAY COMMUNITY DEVELOPMENT DISTRICT: 

 
1.  ADOPTING FISCAL YEAR 2024/2025 ANNUAL MEETING SCHEDULE.  The Fiscal 

Year 2024/2025 annual meeting schedule attached hereto and incorporated by reference herein 
as Exhibit A is hereby approved and shall be published in accordance with the requirements of 
Florida law and also provided to applicable governing authorities. 

 
2.  EFFECTIVE DATE.  This Resolution shall become effective immediately upon its 

adoption. 
 
PASSED AND ADOPTED this 9th day of December, 2024.  

 
ATTEST:      KOA BAY COMMUNITY DEVELOPMENT 

DISTRICT 
 
 
 
_________________________________  ____________________________________ 
Secretary/Assistant Secretary Chair/Vice Chair, Board of Supervisors  



EXHIBIT “A” 
 

KOA BAY COMMUNITY DEVELOPMENT DISTRICT 
 

BOARD OF SUPERVISORS FISCAL YEAR 2024/2025 MEETING SCHEDULE 

 

LOCATION 
Susan Broom Kilmer Branch Library, 101 Melody Lane, Fort Pierce, Florida 34950 

 

DATE POTENTIAL DISCUSSION/FOCUS TIME 

   

January __, 2025 Regular Meeting ___:___ AM/PM  

   

February __, 2025 Regular Meeting ___:___ AM/PM  

   

March __, 2025 Regular Meeting ___:___ AM/PM  

   

April __, 2025 Regular Meeting ___:___ AM/PM  

   

May __, 2025 Regular Meeting ___:___ AM/PM  

   

June __, 2025 Regular Meeting ___:___ AM/PM  

   

July __, 2025 Regular Meeting ___:___ AM/PM  

   

August __, 2025 Regular Meeting ___:___ AM/PM  

   

September __, 2025 Regular Meeting ___:___ AM/PM  
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RESOLUTION 2025-30 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE KOA BAY COMMUNITY 
DEVELOPMENT DISTRICT AUTHORIZING AN INDIVIDUAL DESIGNATED BY THE 
BOARD OF SUPERVISORS TO ACT AS THE DISTRICT’S PURCHASING AGENT FOR 
THE PURPOSE OF PROCURING, ACCEPTING, AND MAINTAINING ANY AND ALL 
CONSTRUCTION MATERIALS NECESSARY FOR THE CONSTRUCTION, 
INSTALLATION, MAINTENANCE OR COMPLETION OF THE DISTRICT’S 
INFRASTRUCTURE IMPROVEMENTS AS PROVIDED IN THE DISTRICT’S ADOPTED 
IMPROVEMENT PLAN;  PROVIDING FOR THE APPROVAL OF A WORK 
AUTHORIZATION; PROVIDING FOR PROCEDURAL REQUIREMENTS FOR THE 
PURCHASE OF MATERIALS; APPROVING THE FORM OF A PURCHASE 
REQUISITION REQUEST; APPROVING THE FORM OF A PURCHASE ORDER; 
APPROVING THE FORM OF A CERTIFICATE OF ENTITLEMENT; AUTHORIZING THE 
PURCHASE OF INSURANCE; PROVIDING A SEVERABILITY CLAUSE; AND 
PROVIDING AN EFFECTIVE DATE.  

 
 WHEREAS, the Koa Bay Community Development District (the “District”) is a local unit of 
special-purpose government created and existing pursuant to Chapter 190, Florida Statutes; and  
 
 WHEREAS, Chapter 190, Florida Statutes, authorizes the District to construct, install, 
operate and/or maintain systems and facilities for certain basic infrastructure; and 
 
 WHEREAS, the District Board of Supervisors (the “Board”), upon recommendation of the 
District Engineer, has adopted or will adopt an improvement plan for the construction and 
installation of certain infrastructure improvements within the District (the “Improvements”); and 
    
 WHEREAS, the District has or will enter into various construction contracts for the 
construction and installation of the Improvements (the “Construction Contracts”); and 
  
 WHEREAS, the Construction Contracts allow, or will be amended to allow, for the direct 
purchase by the District of certain construction materials necessary for those contracts; and   
 
 WHEREAS, the District has determined that such direct purchase of construction 
materials will provide a significant construction cost reduction that is in the best interest of the 
District; and 
 
 WHEREAS, the District desires to have a District representative who is familiar with the 
project and who is knowledgeable in the area of procuring and handling construction materials 
act as its representative. 
 

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF THE KOA 
BAY COMMUNITY DEVELOPMENT DISTRICT: 



 SECTION 1. The District Engineer, the District Manager or another individual as shall 
be appointed by the Board (the “Purchasing Agent”) shall have the full authority of the District 
to issue purchase orders or enter into purchase agreements on behalf of the District at such times 
and intervals as it determines necessary for the timely receipt of construction materials required 
by the Contractor for the prosecution of the construction project.   
 
 SECTION 2. The Purchasing Agent shall purchase on behalf of the District only those 
materials identified in the Construction Contracts and in amounts not to exceed the cost amount 
contained therein and as included in the Construction Contracts. 
 
 SECTION 3. The Purchasing Agent shall be authorized to purchase on behalf of the 
District any additional construction materials that are identified in a schedule of values associated 
with any change order(s) to the Construction Contracts or that of any subcontractor to the 
Contractor which is approved by the District. 
  
 SECTION 4. Should the District Engineer act as the Purchasing Agent for any given 
Construction Contract, a work authorization of the District Engineer, a form of which is attached 
hereto as Exhibit A, is hereby approved and/or ratified, and the District Engineer shall be paid 
such reasonable fees, costs and expenses, related to its actions as the District’s Purchasing Agent 
as provided for in the District Engineer’s agreement with the District. 
  
 SECTION 5.  The Purchasing Agent is further authorized to take any other administrative 
actions that are consistent with his/her duties as the District’s Purchasing Agent, including but 
not limited to, negotiating for lower prices on materials from other suppliers, arranging for the 
storage, delivery, and protection of purchased materials, and sending and receiving notices and 
releases as are required by law.  
 
 SECTION 6.  The District Manager is hereby directed to purchase Builders All Risk 
Insurance on behalf of the District and with the District as the named insured in such amounts as 
are necessary to cover the estimated costs of the construction materials pursuant to the 
Construction Contract.  
  
 SECTION 7.  The procurement procedures and its exhibits, attached hereto as Composite 
Exhibit B and incorporated herein by reference, are hereby approved and/or ratified, and shall 
be used by the Purchasing Agent for the purchase of construction materials on behalf of the 
District. 
 

SECTION 8.  The actions of current and prior members of the Board and District staff in 
effectuating the District’s direct purchase of materials relative to the Construction Contracts, 
including but not limited to the execution of any documents related therewith, are hereby 
determined to be in accordance with the prior authorizations of the District’s Chairman, Vice 
Chair in the Chairman’s absence, and/or the Board, and are hereby ratified, approved and 
confirmed all respects. 
 



 SECTION 9.  If any provision of this Resolution is held to be illegal or invalid, the other 
provisions shall remain in full force and effect. 
 
 SECTION 10.  This Resolution shall become effective upon its passage and shall remain in 
effect unless rescinded or repealed. 
 
 PASSED AND ADOPTED this 9th day of December, 2024. 
 
 
ATTEST:      KOA BAY COMMUNITY DEVELOPMENT 

DISTRICT 
 
 
 
_____________________________   ________________________________ 
Secretary/Assistant Secretary    Chair/Vice Chair, Board of Supervisors  
            

 



 

  

 

EXHIBIT A 
 

Work Authorization 
__________________, 202__ 

 
Board of Supervisors 
Koa Bay Community Development District 
2300 Glades Road, Suite 410W 
Boca Raton, Florida 33431 

 
Subject: Work Authorization Number ___ 

  Koa Bay Community Development District 
 
Dear Chairman, Board of Supervisors: 
 
    (the “Engineer”) is pleased to submit this work authorization to provide engineering 
services for the Koa Bay Community Development District (the “District”).  We will provide these services 
pursuant to our current agreement dated _____________________ (the “Engineering Agreement”) as follows:   
 
I. Scope of Work 
The Engineer will act as Purchasing Agent for the District with respect to the direct purchase of construction 
materials for the District’s Improvements in accordance with the procurement procedures adopted by the 
Board of Supervisors. 
 
II. Compensation 
The Engineer will be compensated for this work at the hourly rates established pursuant to the Engineering 
Agreement. 
 
III. Other Direct Costs 
Other direct costs include items such as printing, drawings, travel, deliveries, et cetera, pursuant to the 
Engineering Agreement.   
 
This work authorization, together with the Engineering Agreement, represents the entire understanding 
between the District and the Engineer with regard to the referenced services and supersedes any previously 
executed proposal or agreement related to the provision of such services.  If you wish to accept this work 
authorization, please sign where indicated and return to our office.  Thank you for the opportunity to be of 
service. 

 
APPROVED AND ACCEPTED 
 
 
By: 
  
Authorized Representative of District 
Date: 
  

 
Sincerely, 
 
 
    
  
By:__________________________________ 
 

 

 



 

  

 

COMPOSITE EXHIBIT B 
 

PROCUREMENT PROCEDURES FOR OWNER PURCHASED MATERIAL 
 

1. Purchase Requisition Request Forms.  At least ten (10) calendar days prior to CONTRACTOR 
ordering construction materials, CONTRACTOR shall prepare and forward to the Koa Bay 
Community Development District (the “OWNER”) a separate Purchasing Requisition Request Form 
for each supplier in the form attached hereto as Attachment 1, specifically identifying the 
construction materials which CONTRACTOR plans to order from each supplier so that OWNER may, 
in its sole discretion, elect to purchase directly such construction materials.  
 
2. Purchase Orders.  After receipt of the Purchasing Requisition Request Form, the OWNER 
shall prepare Purchase Orders in the form attached hereto as Attachment 2, for construction 
materials which the OWNER wishes to purchase directly.  Purchase Orders shall require that the 
supplier provide required shipping and handling insurance.  Purchase Orders shall also require the 
delivery of the Owner Purchased Materials on the delivery dates provided by the CONTRACTOR in 
the Purchasing Requisition Request Form.  Pursuant to the Purchase Order, the supplier will provide 
the CONTRACTOR the required quantities of construction material at the price established in the 
supplier’s quote less any associated sales tax.   
 
3. Certificate of Entitlement.  The OWNER shall execute a separate Certificate of Entitlement 
for each Purchase Order in the form attached hereto as Attachment 3, and furnish a copy of same 
to the supplier and to the CONTRACTOR in accordance with Section 4.  Each Certificate of 
Entitlement must have attached thereto the corresponding Purchase Order.    
 
 Each Certificate of Entitlement shall acknowledge that if the Department of Revenue 
determines the purchase is not a tax exempt purchase by a governmental entity, then the 
governmental entity will be responsible for any tax, penalties and interest determined to be due.   
 
 Each Certificate of Entitlement shall affirm that: (1) the attached Purchase Order is being 
issued directly to the vendor supplying the tangible personal property the CONTRACTOR will use in 
the identified public works; (2) the vendor’s invoice will be issued directly to the governmental 
entity; (3) payment of the vendor’s invoice will be made directly by the governmental entity to the 
vendor from public funds; (4) the governmental entity will take title to the tangible personal 
property from the vendor at the time of purchase or of delivery by the vendor; and (5) the 
governmental entity assumes the risk of damage or loss at the time of purchase or delivery by the 
vendor. 
 
4. Transmission of Certificate of Entitlement and Attached Purchase Order.  At least two (2) 
calendar days prior to CONTRACTOR placing OWNER’S order for the construction materials, OWNER 
shall forward each Certificate of Entitlement, together with the attached Purchase Order, to 
CONTRACTOR and to supplier.  Promptly upon receipt of the Owner Purchased Materials specified 
in each Purchase Order, CONTRACTOR shall verify the purchase of the Owner Purchased Materials 



 

  

 

in accordance with the terms of the Purchase Order and in a manner to assure timely delivery of the 
Owner Purchased Materials. 
 
5. Notice of Reduction in Contract Price.  On or about the last business day of each month, 
OWNER shall deliver to the CONTRACTOR a Notice of Reduction in Contract Price (hereinafter 
“Notice”).  Each Notice shall list all Owner Purchased Materials for the respective month and the 
total price for all such construction materials, plus all sales taxes which would have been associated 
with such construction materials had the CONTRACTOR purchased the construction materials.  Each 
Notice may also include the total price and sales tax (had CONTRACTOR purchased) for any 
previously purchased Owner Purchased Materials which for any reason were not previously 
deducted from the contract price.  The contract price will be reduced automatically and as a 
ministerial task by the amount set forth in each Notice.  Each Notice will also reflect the amended 
contract balance reflecting the deductions taken in said Notice.   
 
 The intent of this provision is to cause the contract price to be reduced automatically by the 
amount OWNER pays for Owner Purchased Materials plus the amount of applicable sales tax that 
would have been paid for such construction materials, had the CONTRACTOR or any other non-tax 
exempt entity purchased the construction materials.  All savings of sales taxes shall accrue solely to 
the benefit of OWNER, and CONTRACTOR shall not benefit whatsoever from savings of any such 
taxes.  
 
6. Payment for Owner Purchased Materials.  In order to arrange for the prompt payment to 
suppliers, the CONTRACTOR shall provide to the OWNER a list indicating on behalf of the owner of 
the Owner Purchased Materials within fifteen (15) calendar days of receipt of said Owner Purchased 
Materials.  The list shall include a copy of the applicable Purchase Orders, invoices, delivery tickets, 
written acceptance of the delivered items, and such other documentation as may be reasonably 
required by the OWNER.  Upon receipt of the appropriate documentation, the OWNER shall prepare 
a check drawn to the supplier based upon the receipt of data provided.  OWNER will make payment 
to each supplier.  The CONTRACTOR agrees to assist the OWNER to immediately obtain appropriate 
partial or final release of waivers. 
 
 OWNER shall be responsible for the full payment of all valid and due invoices for Owner 
Purchased Materials and shall not be entitled to retain the standard ten (10%) percent amount of 
the progress payment due to the CONTRACTOR as is otherwise provided for in the contract 
documents. 
 
 CONTRACTOR shall affirm that the vendor supplying the Owner Purchased Materials is not 
also the installer of the Owner Purchased Materials.  CONTRACTOR shall further affirm that the 
installer of the Owner Purchased Materials did not manufacture, fabricate or furnish the Owner 
Purchased Materials.     
 
7. CONTRACTOR Responsibilities.  CONTRACTOR shall be fully responsible for all matters 
relating to ordering, storing, protecting, receipt, and handling for all construction materials including 
Owner Purchased Materials, in accordance with these procedures including, but not limited to, 



 

  

 

verifying correct quantities, verifying documents of orders in a timely manner, coordinating 
purchases, providing and obtaining all warranties and guarantees required by the contract 
documents, inspection and acceptance on behalf of the owner of the construction materials at the 
time of delivery, and loss or damage to the construction materials following acceptance of 
construction materials, due to the negligence of the CONTRACTOR.  CONTRACTOR shall serve as 
bailee with respect to such Owner Purchased Materials.  The CONTRACTOR shall coordinate delivery 
schedules, sequence of delivery, loading orientation, and other arrangements normally required by 
the CONTRACTOR for the construction materials furnished including Owner Purchased Materials.  
The CONTRACTOR shall provide all services required for the unloading, handling and storage of 
construction materials through installation including Owner Purchased Materials.  The 
CONTRACTOR agrees to indemnify and hold harmless the OWNER from any and all claims of 
whatever nature resulting from non-payment for Owner Purchased Materials arising from 
CONTRACTOR actions. 
 
 7.1 Inspection and Documentation.  As Owner Purchased Materials are delivered to the 
job site, CONTRACTOR shall visually inspect all shipments from the suppliers, and approve the 
vendor’s invoice for construction materials delivered.  The CONTRACTOR shall assure that each 
delivery of Owner Purchased Material is accompanied by documentation adequate to identify the 
Purchase Order against which the purchase is made.  This documentation may consist of a delivery 
ticket and an invoice from the supplier conforming to the Purchase Order together with such 
additional information as the OWNER may require.   All invoices for Owner Purchase Materials shall 
include the Owner’s consumer certificate of exemption number. The CONTRACTOR will then 
forward all such invoices to the OWNER.  On or about the 15th and last day of each month (or the 
next succeeding business day), CONTRACTOR shall review all invoices submitted by all suppliers of 
Owner Purchased Materials delivered to the Project site(s) during that month and either concur or 
object to the OWNER’s issuance of payment to the suppliers, based upon CONTRACTOR’s records 
of Owner Purchased Materials delivered to the site and whether any defects or non-conformities 
exist in such Owner Purchased Materials. 
 
 7.2 Warranties, Guarantees, Repairs and Maintenance.  The CONTRACTOR shall be 
responsible for obtaining and managing on behalf of the Owner all warranties and guarantees for 
all construction materials as required by the contract documents and shall fully warrant all 
construction materials including all Owner Purchased Materials.  OWNER’s purchase of various 
construction materials shall not in any manner impact or reduce CONTRACTOR’s duty to warrant 
said construction materials.   The OWNER may forward all repair, maintenance, non-conforming 
construction materials calls, or any other issues relating to the construction materials to the 
CONTRACTOR for resolution with the appropriate supplier, vendor, or subcontractor.  The 
CONTRACTOR shall resolve all such calls or issues. 
 
 7.3 Records and Accountings.  The CONTRACTOR shall maintain records of all Owner 
Purchased Materials it incorporates into the work from the stock of Owner Purchased Materials in 
its possession as bailee.  The CONTRACTOR shall account monthly to the OWNER for any Owner 
Purchased Materials delivered into the CONTRACTOR’s possession, indicating portions of all such 
construction materials which have been incorporated into the work. 



 

  

 

 
 7.4 Defective or Non-conforming Construction Materials.  The CONTRACTOR shall ensure 
that Owner Purchased Materials conform to specifications, and determine prior to incorporation 
into the work if such construction materials are defective or non-conforming, whether such 
construction materials are identical to the construction materials ordered, and match the 
description on the bill of lading.  If the CONTRACTOR discovers defective or non-conforming Owner 
Purchased Material upon such visual inspection, the CONTRACTOR shall not utilize such non-
conforming or defective construction materials in the work and instead shall promptly notify the 
OWNER of the defective or non-conforming conditions so repair or replacement of such 
construction materials can occur without any undue delay or interruption to the Project.  If the 
CONTRACTOR fails to adequately and properly perform such inspection or otherwise incorporates 
into the Project defective or non-conforming Owner Purchased Materials, the condition of which it 
either knew or should have known by performance of an inspection, CONTRACTOR shall be 
responsible for all damages to OWNER resulting from CONTRACTOR’s incorporation of such 
construction materials into the Project, including liquidated or delay damages. 
  
8. Title.  Notwithstanding the transfer of Owner Purchased Materials by the OWNER to the 
CONTRACTOR’s possession as bailee for the OWNER, the OWNER shall retain legal and equitable 
title to any and all Owner Purchased Materials. 
 
9. Insurance and Risk of Loss.  The OWNER shall purchase and maintain Builder’s Risk Insurance 
sufficient to protect against any loss or damage to Owner Purchased Materials.  Owner shall be the 
named insured and such insurance shall cover the full value of any Owner Purchased Materials not 
yet incorporated into the Project during the period between the time the OWNER first takes title to 
any such Owner Purchased Materials and the time when the last of such Owner Purchased Materials 
is incorporated into the Project or consumed in the process of completing the Project. 
 
10. No Damages for Delay.  The OWNER shall in no way be liable for, and CONTRACTOR waives 
all claims for, any damages relating to or caused by alleged interruption or delay due to ordering or 
arrival of Owner Purchased Materials, defects, or other problems of any nature with such 
construction materials, late payment for such construction materials, or any other circumstance 
associated with Owner Purchased Materials, regardless of whether OWNER’s conduct caused, in 
whole or in part, such alleged damages.  The foregoing waiver by CONTRACTOR includes damages 
for acceleration and inefficiencies.  CONTRACTOR accepts from OWNER as further and specific 
consideration for the foregoing waivers, OWNER's undertaking to pay for and finance all Owner 
Purchased Materials. 
 
   
 
 
 



 

  
 

Attachment 1 
  

PURCHASE REQUISITION REQUEST FORM 
      
1. Contact Person for the material supplier. 
NAME: ________________________________________________________________ 
ADDRESS: _____________________________________________________________  
TELEPHONE NUMBER: ____________________________________________________ 
2. Manufacturer or brand, model or specification number of the item. 
 ________________________________________________________________ 
 ________________________________________________________________ 
3. Quantity needed as estimated by CONTRACTOR. ____________________ 
4. The price quoted by the supplier for the construction materials identified above. 
 $_________________ 
5. The sales tax associated with the price quote. $_______________________ 
6. Shipping and handling insurance cost. $____________________________ 
7. Delivery dates as established by CONTRACTOR. ___________________ 
   
 
OWNER: Koa Bay Community Development District       
 
       
  ___________________________    ______________ 
  Authorized Signature (Title)     Date 
 
 
CONTRACTOR: _____________________________________________________________  
 
  
  ___________________________    _______________ 
  Authorized Signature (Title)     Date 
 

 

 



 

  
 

Attachment 2 

 

PURCHASE ORDER 
 
1. SEE ATTACHED PURCHASE REQUISITION REQUEST FORM DATED_______________, 20__.  
 
 
2. Koa Bay Community Development District State of Florida sales tax exemption certificate 

number: __________________ 
 
 
Koa Bay Community Development District is the Purchaser of the construction materials purchased 
pursuant to this Purchase Order.  Supplier shall provide for the required shipping and handling 
insurance cost for delivery of the construction materials by the delivery date specified in this 
Purchase Order. 
 
 
OWNER: Koa Bay Community Development District       
 
 
  ___________________________    ______________ 
  Authorized Signature (Title)     Date 
 
 
 
CONTRACTOR: _____________________________________________________________  
 
 
  ___________________________    _______________ 
  Authorized Signature (Title)     Date 



 

  
 

Attachment 3 
 

CERTIFICATE OF ENTITLEMENT 

The undersigned authorized representative of Koa Bay Community Development District 
(hereinafter “Governmental Entity”), Florida Consumer’s Certificate of Exemption Number 
__________________, affirms that the tangible personal property purchased pursuant to 
Purchase Order Number __________ from ___________________________ (Vendor) on or after 
_____________, 20__ (date) will be incorporated into or become a part of a public facility as part 
of a public works contract pursuant to Contract # ___________________ with 
___________________________________________ (Name of Contractor) for the construction 
of _________________________________________________________. 

The Governmental Entity affirms that the purchase of the tangible personal property contained 
in the attached Purchase Order meets the following exemption requirements contained in 
Section 212.08(6), F.S., and Rule 12A-1.094, F.A.C.: 

 
You must initial each of the following requirements. 

____ 1. The attached Purchase Order is issued directly to the vendor supplying the tangible 
personal property the Contractor will use in the identified public works. 

____ 2. The vendor’s invoice will be issued directly to Governmental Entity. 

____ 3. Payment of the vendor’s invoice will be made directly by Governmental Entity to the 
vendor from public funds. 

____ 4. Governmental Entity will take title to the tangible personal property from the vendor at 
the time of purchase or of delivery by the vendor.  

____ 5. Governmental Entity assumes the risk of damage or loss at the time of purchase or 
delivery by the vendor. 

The Governmental Entity affirms that if the tangible personal property identified in the attached 
Purchase Order does not qualify for the exemption provided in Section 212.08(6), F.S., and Rule 
12A-1.094, F.A.C., the Governmental Entity will be subject to the tax, interest, and penalties due 
on the tangible personal property purchased. If the Florida Department of Revenue determines 
that the tangible personal property purchased tax-exempt by issuing this Certificate does not 
qualify for the exemption, the Governmental Entity will be liable for any tax, penalty, and interest 
determined to be due. 

I understand that if I fraudulently issue this certificate to evade the payment of sales tax I will be 
liable for payment of the sales tax plus a penalty of 200% of the tax and may be subject to 
conviction of a third degree felony. Under the penalties of perjury, I declare that I have read the 
foregoing Certificate of Entitlement and the facts stated in it are true. 



 

  
 

 

________________________________           ______________________ 
Signature of Authorized Representative           Title 
of Governmental Entity 
 

Koa Bay Community Development District        ______________________ 
Purchaser’s Name                          Date 

Federal Employer Identification Number: __________________ 
Telephone Number: __________________ 

You must attach a copy of the Purchase Order to this Certificate of Entitlement. Do not send to 
the Florida Department of Revenue. This Certificate of Entitlement must be retained in the 
Vendor’s and the Contractor’s books and records. 
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DRAFT 

MINUTES OF MEETING 1 
KOA BAY COMMUNITY DEVELOPMENT DISTRICT 2 

 3 
A Landowners’ Meeting of the Koa Bay Community Development District was held on 4 

October 28, 2024 at 10:00 a.m., at the Susan Broom Kilmer Branch Library, 101 Melody Lane, 5 

Fort Pierce, Florida 34950.  6 

 7 

Present were: 8 
 9 
Cindy Cerbone District Manager 10 
Clif Fischer Wrathell, Hunt and Associates, LLC (WHA) 11 
Jason Middleton Wrathell, Hunt and Associates, LLC (WHA) 12 
Kyle Magee  District Counsel 13 
Roland LaBonte Willow Lakes LLC 14 
Chad LaBonte 15 
Kathy Houser 16 
Joby Slay 17 
Jacob Webb 18 
Brett Sealy (via telephone) 19 
Steve Marquart (via telephone) 20 
Joe Capra (via telephone) 21 
 22 
 23 

FIRST ORDER OF BUSINESS Call to Order/Roll Call 24 
 25 

Ms. Cerbone called the meeting to order at 10:05 a.m.  26 

 27 

SECOND ORDER OF BUSINESS Affidavit/Proof of Publication 28 
 29 
 The affidavit of publication was included for informational purposes. 30 

 31 

THIRD ORDER OF BUSINESS Election of Chair to Conduct Landowners’ 32 
Meeting 33 

 34 
Ms. Cerbone served as Chair to conduct the Landowners’ meeting.  35 

 36 

FOURTH ORDER OF BUSINESS Election of Supervisors [All Seats] 37 
 38 
A. Nominations 39 
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Ms. Cerbone read the ballot of Mr. Roland LaBonte, an Officer for the sole Landowner, 40 

Willow Lakes LLC, into the record. Willow Lakes LLC owns approximately 200.30 acres, which 41 

equates to 201 voting units. Mr. LaBonte is eligible to cast up to 201 votes per Seat. Mr. 42 

LaBonte nominated the following: 43 

Seat 1 Kathy Houser 44 

Seat 2 Jacob Webb 45 

Seat 3 Joby Slay 46 

Seat 4 Ryan Perna  47 

Seat 5 Roland LaBonte 48 

No other nominations were made. 49 

B. Casting of Ballots  50 

• Determine Number of Voting Units Represented  51 

A total of 201 voting units were represented.  52 

• Determine Number of Voting Units Assigned by Proxy 53 

None of the voting units were assigned by proxy. 54 

Mr. LaBonte cast the following votes: 55 

Seat 1 Kathy Houser 200 votes 56 

Seat 2 Jacob Webb 200 votes 57 

Seat 3 Joby Slay 180 votes 58 

Seat 4 Ryan Perna 180 votes 59 

Seat 5 Roland LaBonte 180 votes 60 

C. Ballot Tabulation and Results 61 

The ballot tabulation, results and term lengths were as follows: 62 

Seat 1 Kathy Houser 200 votes Four-year Term 63 

Seat 2 Jacob Webb 200 votes Four-year Term 64 

Seat 3 Joby Slay 180 votes Two-year Term 65 

Seat 4 Ryan Perna 180 votes Two-year Term 66 

Seat 5 Roland LaBonte 180 votes Two-year Term 67 

 68 

FIFTH ORDER OF BUSINESS Landowners’ Questions/Comments 69 
 70 
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Ms. Cerbone stated that she was asked what will happen if one of these Board Members 71 

is no longer able to serve on the Board. She stated that Board Members can resign or decline 72 

their appointment for any reason including if, at any time, they believe a conflict of interest 73 

exists. If that occurs, another Board Member can be appointed by the remaining Board 74 

Members.  75 

 76 

SIXTH ORDER OF BUSINESS Adjournment 77 
 78 
 There being nothing further to discuss, the meeting adjourned at 10:08 a.m. 79 

 80 

 81 

[SIGNATURES APPEAR ON THE FOLLOWING PAGE] 82 
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 83 
 84 
 85 
___________________________ ____________________________ 86 
Secretary/Assistant Secretary Chair/Vice Chair 87 



KOA BAY 
COMMUNITY DEVELOPMENT DISTRICT 

MINUTES B 



DRAFT 

1 

MINUTES OF MEETING 1 
KOA BAY COMMUNITY DEVELOPMENT DISTRICT 2 

 3 
An Organizational Meeting of the Koa Bay Community Development District was held on 4 

October 28, 2024, immediately following the Landowners’ Meeting scheduled to commence at 5 

10:00 a.m., at the Susan Broom Kilmer Branch Library, 101 Melody Lane, Fort Pierce, Florida 6 

34950. 7 

 8 

Present were: 9 
 10 
Kathy Houser Chair 11 
Jacob Webb Vice Chair 12 
Joseph “Joby” Slay Assistant Secretary 13 
Roland LaBonte  Assistant Secretary 14 
 15 
Also present: 16 
 17 
Cindy Cerbone  District Manager 18 
Clif Fischer Wrathell, Hunt and Associates, LLC (WHA) 19 
Jason Middleton Wrathell, Hunt and Associates, LLC (WHA) 20 
Kyle Magee District Counsel 21 
Joe Capra (via telephone) District Engineer 22 
Steve Marquart (via telephone) Captec Engineering, Inc.  23 
Brett Sealy (via telephone)  MBS Capital Markets, LLC 24 
Chad LaBonte Developer 25 
 26 
 27 

FIRST ORDER OF BUSINESS Call to Order/Roll Call 28 
 29 

Ms. Cerbone called the meeting to order at 10:09 a.m.  30 

Supervisors-Elect Houser, Webb, Slay and LaBonte were present. Supervisor-Elect Perna 31 

was not present. 32 

 33 

SECOND ORDER OF BUSINESS Public Comments 34 
 35 
 No members of the public spoke.  36 

 37 

GENERAL DISTRICT ITEMS 38 



KOA BAY CDD DRAFT October 28, 2024 

 2 

THIRD ORDER OF BUSINESS Administration of Oath of Office to Elected 39 
Board of Supervisors (the following will 40 
also be provided in a separate package) 41 

 42 
Ms. Cerbone, a Notary of the State of Florida and duly authorized, administered the 43 

Oath of Office to Ms. Houser, Mr. Slay, Mr. Webb and Mr. LaBonte. In addition to the Oath of 44 

Office, each Board Member will complete a Form 8B. 45 

Ms. Cerbone provided and explained the following:  46 

A. Update: Required Ethics Training and Form 1 Disclosure Filing 47 

Ms. Cerbone discussed filing Form 1 electronically with the Commission on Ethics. 48 

B. Membership, Obligations and Responsibilities 49 

C. Guide to the Sunshine Amendment and Code of Ethics for Public Officers and 50 

Employees 2023 51 

Ms. Cerbone explained that any business related to the CDD can only be discussed with 52 

other Board Members during a publicly noticed meeting but it is okay to communicate with the 53 

Professional Staff. 54 

D. Chapter 190, Florida Statutes 55 

E. Form 8B: Memorandum of Voting Conflict 56 

Mr. Magee and Ms. Cerbone discussed use of CDD email, public records requests, 57 

recordkeeping and conflicts of interest. 58 

 59 

FOURTH ORDER OF BUSINESS Consideration of Resolution 2025-01, 60 
Ratifying the Actions of the District 61 
Manager and District Staff in Noticing the 62 
Landowners’ Meeting; Providing a 63 
Severability Clause; and Providing an 64 
Effective Date 65 

 66 
Ms. Cerbone presented Resolution 2025-01.  67 

 68 

On MOTION by Ms. Houser and seconded by Mr. Slay, with all in favor, 69 
Resolution 2025-01, Ratifying the Actions of the District Manager and District 70 
Staff in Noticing the Landowners’ Meeting; Providing a Severability Clause; and 71 
Providing an Effective Date, was adopted. 72 

 73 
 74 
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FIFTH ORDER OF BUSINESS Consideration of Resolution 2025-02, 75 
Canvassing and Certifying the Results of 76 
the Landowners’ Election of Supervisors 77 
Held Pursuant to Section 190.006(2), 78 
Florida Statutes, and Providing for an 79 
Effective Date 80 

 81 
Ms. Cerbone presented Resolution 2025-02 and recapped the results of the 82 

Landowners’ Election, which will be inserted into Sections 1 and 2, as follows: 83 

Seat 1 Kathy Houser 200 votes Four-year Term 84 

Seat 2 Jacob Webb 200 votes Four-year Term 85 

Seat 3 Joby Slay 180 votes Two-year Term 86 

Seat 4 Ryan Perna 180 votes Two-year Term 87 

Seat 5 Roland LaBonte 180 votes Two-year Term 88 

 89 

On MOTION by Ms. Houser and seconded by Mr. LaBonte, with all in favor, 90 
Resolution 2025-02, Canvassing and Certifying the Results of the Landowners’ 91 
Election of Supervisors Held Pursuant to Section 190.006(2), Florida Statutes, 92 
and Providing for an Effective Date, was adopted.  93 

 94 
 95 
SIXTH ORDER OF BUSINESS Consideration of Resolution 2025-03, 96 

Electing Certain Officers of the District, and 97 
Providing for an Effective Date 98 

 99 
Ms. Cerbone presented Resolution 2025-03. Ms. Houser nominated the following:  100 

Chair  Katharine Houser 101 

Vice Chair  Roland LaBonte 102 

Secretary  Craig Wrathell 103 

Assistant Secretary  Jacob Webb  104 

Assistant Secretary  Joseph Slay 105 

Assistant Secretary Cindy Cerbone 106 

Treasurer  Craig Wrathell  107 

Assistant Treasurer Jeffrey Pinder 108 

No other nominations were made. 109 

 110 
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On MOTION by Ms. Houser and seconded by Mr. LaBonte, with all in favor, 111 
Resolution 2025-03, Electing, Certain Officers of the District, as nominated, and 112 
Providing for an Effective Date, was adopted.  113 

 114 
 115 

Ms. Cerbone stated that some agenda items will be taken out of order. 116 

▪ Resolution 2025-07, Appointing an Interim District Engineer for the Koa Bay 117 

Community Development District, Authorizing Its Compensation and Providing for an 118 

Effective Date 119 

This item, previously Item 7D, was presented out of order. 120 

• Interim Engineering Services Agreement: Captec Engineering, Inc. 121 

Ms. Cerbone presented Resolution 2025-07 and the Interim Engineering Services 122 

Agreement and accompanying Exhibits.  123 

 124 

On MOTION by Ms. Houser and seconded by Mr. Slay, with all in favor, 125 
Resolution 2025-07, Appointing an Interim District Engineer for the Koa Bay 126 
Community Development District, Authorizing Its Compensation and Providing 127 
for an Effective Date, was adopted.  128 

 129 
 130 
▪ Authorization of Request for Qualifications (RFQ) for Engineering Services 131 

This item, previously Item 7E, was presented out of order. 132 

Ms. Cerbone presented the RFQ for Engineering Services and Competitive Selection 133 

Criteria.  134 

 135 

On MOTION by Mr. Webb and seconded by Ms. Houser, with all in favor, the 136 
Request for Qualifications for Engineering Services and Competitive Selection 137 
Criteria, and authorizing Staff to advertise, were approved. 138 

 139 
 140 
▪ Presentation of Master Engineer’s Report 141 

This item, previously Item 10D, was presented out of order. 142 

Mr. Capra presented the Engineer’s Report dated October 2024 and Exhibits and noted 143 

the following: 144 

➢ The CDD consists of approximately 200.3 acres within the City of Fort Pierce, Florida. 145 
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➢ The development site will include commercial, retail, office, residential and hospitality 146 

units.  147 

➢ The Capital Improvement Plan (CIP) is intended to provide public infrastructure, 148 

including roadway improvements; stormwater management system; water and wastewater 149 

utilities; hardscape, landscape and irrigation; undergrounding of electrical utility lines; 150 

recreational amenities; off-site improvements and professional services. Streetlights will be 151 

leased through an agreement with a local utility provider and will not be included in the CIP. 152 

➢ Table 5 shows the CIP Cost Estimate of $62,010,900 and maintenance responsibilities. 153 

 154 

On MOTION by Mr. LaBonte and seconded by Ms. Houser, with all in favor, the 155 
Engineer’s Report dated October 2024, in substantial form, was approved.  156 

 157 
 158 

Mr. Capra and Mr. Marquart left the call.  159 

▪ Presentation of Master Special Assessment Methodology Report 160 

This item, previously Item 10E, was presented out of order. 161 

Ms. Cerbone presented the Master Special Assessment Methodology Report dated 162 

October 28, 2024. She discussed the CIP, financing plan, capitalized interest period, bond 163 

assignments, Assessment Methodology, Equivalent Residential Unit (ERU) weightings, lienability 164 

tests, True-up mechanism, assessment roll and Appendix tables and noted the following: 165 

➢ The Methodology mirrors the costs and Tables included the Engineer’s Report. 166 

➢ The total par amount of bonds, including the costs of financing, capitalized interest and 167 

debt service reserve, is $86,680,000 to finance a portion of the CIP costs in the estimated total 168 

amount of $62,010,920. 169 

 170 

On MOTION by Mr. Webb and seconded by Ms. Houser, with all in favor, the 171 
Master Special Assessment Methodology Report dated October 28, 2024, in 172 
substantial form, was approved. 173 

 174 
 175 

▪ Resolution 2025-27, Declaring Special Assessments; Indicating the Location, Nature 176 

and Cost of those Improvements Which Cost is Being Financed and Such Financing is to 177 

be Defrayed by the Special Assessments; Providing the Portion of the Cost of the 178 

Improvements to be Defrayed by the Special Assessments; Providing the Manner in 179 
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Which Such Special Assessments Shall be Made; Providing When Such Special 180 

Assessments Shall be Paid; Designating Lands Upon Which the Special Assessments 181 

Shall be Levied; Providing for an Assessment Plat; Adopting a Preliminary Assessment 182 

Roll; Providing for Publication of this Resolution 183 

This item, previously Item 10F, was presented out of order. 184 

Ms. Cerbone presented Resolution 2025-27. 185 

 186 

On MOTION by Ms. Houser and seconded by Mr. Webb, with all in favor, 187 
Resolution 2025-27, Declaring Special Assessments; Indicating the Location, 188 
Nature and Cost of those Improvements Which Cost is Being Financed and Such 189 
Financing is to be Defrayed by the Special Assessments; Providing the Portion 190 
of the Cost of the Improvements to be Defrayed by the Special Assessments; 191 
Providing the Manner in Which Such Special Assessments Shall be Made; 192 
Providing When Such Special Assessments Shall be Paid; Designating Lands 193 
Upon Which the Special Assessments Shall be Levied; Providing for an 194 
Assessment Plat; Adopting a Preliminary Assessment Roll; Providing for 195 
Publication of this Resolution, was adopted. 196 

 197 
 198 

▪ Resolution 2025-28, Setting a Public Hearing for the Purpose of Hearing Public 199 

Comment on Imposing Special Assessments on Certain Property Within the District 200 

Generally Described as the Koa Bay Community Development District in Accordance 201 

with Chapters 170, 190 and 197, Florida Statutes 202 

This item, previously Item 10G, was presented out of order. 203 

Ms. Cerbone presented Resolution 2025-28 and read the title. 204 

 205 

On MOTION by Mr. Slay and seconded by Mr. Webb, with all in favor, 206 
Resolution 2025-28, Setting a Public Hearing on December 9, 2024 at 10:00 207 
a.m., at the Susan Broom Kilmer Branch Library, 101 Melody Lane, Fort Pierce, 208 
Florida 34950, if available; for the Purpose of Hearing Public Comment on 209 
Imposing Special Assessments on Certain Property Within the District Generally 210 
Described as the Koa Bay Community Development District in Accordance with 211 
Chapters 170, 190 and 197, Florida Statutes, was adopted. 212 

 213 
 214 

▪ Resolution 2025-29, Authorizing the Issuance of Not Exceeding $86,680,000 Aggregate 215 

Principal Amount of Koa Bay Community Development District Bonds, in One or More 216 

Series, for the Purpose of Financing the Design, Acquisition, Construction and/or 217 
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Reconstruction by the District of the Public Improvements and Community Facilities 218 

Permitted by the Provisions of Chapter 190, Florida Statutes, as Amended, and the 219 

Ordinance Creating the District; Approving a Form of a Master Trust Indenture; 220 

Approving and Appointing a Trustee; Authorizing the Commencement of Validation 221 

Proceedings Relating to the Foregoing Bonds; Authorizing and Approving Other 222 

Matters Relating to the Foregoing Bonds; and Providing an Effective Date 223 

This item, previously Item 10H, was presented out of order. 224 

Ms. Cerbone presented Resolution 2025-29 and read the title. 225 

 226 

On MOTION by Ms. Houser and seconded by Mr. Webb, with all in favor, 227 
Resolution 2025-29, Authorizing the Issuance of Not Exceeding $86,680,000 228 
Aggregate Principal Amount of Koa Bay Community Development District 229 
Bonds, in One or More Series, for the Purpose of Financing the Design, 230 
Acquisition, Construction and/or Reconstruction by the District of the Public 231 
Improvements and Community Facilities Permitted by the Provisions of 232 
Chapter 190, Florida Statutes, as Amended, and the Ordinance Creating the 233 
District; Approving a Form of a Master Trust Indenture; Approving and 234 
Appointing a Trustee; Authorizing the Commencement of Validation 235 
Proceedings Relating to the Foregoing Bonds; Authorizing and Approving Other 236 
Matters Relating to the Foregoing Bonds; and Providing an Effective Date, was 237 
adopted. 238 

 239 
 240 

▪ Bond Financing Team Funding Agreement 241 

This item, previously Item 10A, was presented out of order. 242 

Ms. Cerbone presented the Bond Financing Team Funding Agreement. 243 

 244 

On MOTION by Mr. Slay and seconded by Mr. Webb, with all in favor, the Bond 245 
Financing Team Funding Agreement, in substantial form, was approved.  246 

 247 
 248 

▪ Engagement of Bond Financing Professionals 249 

I. Underwriter/Investment Banker: MBS Capital Markets, LLC  250 

Mr. Sealy presented the Agreement for Underwriting Services and G-17 Disclosure.  251 

II. Bond Counsel: Bryant Miller Olive P.A.  252 

III. Trustee Paying Agent and Registrar: US Bank Trust Company, N.A. 253 

This item, previously Item 10B, was presented out of order. 254 
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Ms. Cerbone presented the Bryant Miller Olive P.A. Bond Counsel Retainer Agreement 255 

and the Engagement Letter to serve as Trustee, Paying Agent and Registrar and Fee Schedule.  256 

 257 

On MOTION by Mr. Webb and seconded by Ms. Houser, with all in favor, the 258 
MBS Capital Markets, LLC Agreement for Underwriting Services and G-17 259 
Disclosure; Bryant Miller Olive P.A. Bond Counsel Retainer Agreement; and US 260 
Bank Trust Company, N.A. Engagement Letter to serve as Trustee, Paying Agent 261 
and Registrar, all in substantial form, were approved.  262 

 263 
 264 
▪ Resolution 2025-26, Designating a Date, Time, and Location of a Public Hearing 265 

Regarding the District’s Intent to Use the Uniform Method for the Levy, Collection, 266 

and Enforcement of Non-Ad Valorem Special Assessments as Authorized by Section 267 

197.3632, Florida Statutes; Authorizing the Publication of the Notice of Such Hearing; 268 

and Providing an Effective Date 269 

This item, previously Item 10C, was presented out of order. 270 

Ms. Cerbone presented Resolution 2025-26. This Resolution enables placement of the 271 

assessments on the tax bill utilizing the services of the Property Appraiser and Tax Collector.  272 

 273 

On MOTION by Mr. Slay and seconded by Mr. Webb, with all in favor, 274 
Resolution 2025-26, Designating a Date, Time, and Location of December 9, 275 
2024 at 10:00 a.m., at the Susan Broom Kilmer Branch Library, 101 Melody 276 
Lane, Fort Pierce, Florida 34950, if available, for a Public Hearing Regarding the 277 
District’s Intent to Use the Uniform Method for the Levy, Collection, and 278 
Enforcement of Non-Ad Valorem Special Assessments as Authorized by Section 279 
197.3632, Florida Statutes; Authorizing the Publication of the Notice of Such 280 
Hearing; and Providing an Effective Date, was adopted.  281 

 282 
 283 
ORGANIZATIONAL ITEMS 284 

SEVENTH ORDER OF BUSINESS Consideration of the Following 285 
Organizational Items: 286 

 287 
A. Resolution 2025-04, Appointing and Fixing the Compensation of the District Manager 288 

and Methodology Consultant; Providing an Effective Date 289 

• Agreement for District Management Services: Wrathell, Hunt and Associates, 290 

LLC 291 
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Ms. Cerbone presented Resolution 2025-04 and the Fee Schedule and Management 292 

Agreement. Wrathell, Hunt and Associates, LLC (WHA) will charge a discounted Management 293 

Fee of $2,000 per month until bonds are issued.  294 

 295 

On MOTION by Ms. Houser and seconded by Mr. Slay, with all in favor, 296 
Resolution 2025-04, Appointing and Fixing the Compensation of Wrathell, Hunt 297 
and Associates, LLC as the District Manager and Methodology Consultant; 298 
Providing an Effective Date, was adopted.  299 

 300 
 301 

B. Resolution 2025-05, Appointing District Counsel for the District, and Authorizing 302 

Compensation; and Providing for an Effective Date 303 

• Fee Agreement: Kutak Rock LLP 304 

Mr. Magee presented Resolution 2025-05 and the Kutak Rock LLP Engagement Letter 305 

and Retention and Fee Agreement.  306 

 307 

On MOTION by Mr. Slay and seconded by Mr. Webb, with all in favor, 308 
Resolution 2025-05, Appointing Kutak Rock LLP as District Counsel for the 309 
District, and Authorizing Compensation; and Providing for an Effective Date, 310 
was adopted.  311 

 312 
 313 

C. Resolution 2025-06, Designating a Registered Agent and Registered Office of the 314 

District, and Providing for an Effective Date 315 

Ms. Cerbone presented Resolution 2025-06.  316 

 317 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 318 
Resolution 2025-06, Designating Craig Wrathell as Registered Agent and 2300 319 
Glades Road, Suite 410W, Boca Raton, Florida 33431 as the Registered Office of 320 
the District, and Providing for an Effective Date, was adopted.  321 

 322 
 323 
D. Resolution 2025-07, Appointing an Interim District Engineer for the Koa Bay 324 

Community Development District, Authorizing Its Compensation and Providing for an 325 

Effective Date 326 

• Interim Engineering Services Agreement: Captec Engineering, Inc. 327 
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This item was presented following the Sixth Order of Business. 328 

E. Authorization of Request for Qualifications (RFQ) for Engineering Services 329 

This item was presented following the Sixth Order of Business. 330 

F. Board Member Compensation: 190.006 (8), F.S. 331 

Ms. Cerbone asked if the Board wishes to receive the allowable $200 per meeting 332 

compensation, with a maximum amount of $4,800 per year, per Board Member.  333 

The Board Members were undecided. 334 

G. Resolution 2025-08, Designating the Primary Administrative Office and Principal 335 

Headquarters of the District; and Providing an Effective Date 336 

Ms. Cerbone presented Resolution 2025-08.  337 

 338 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 339 
Resolution 2025-08, Designating 2300 Glades Road, Suite 410W, Boca Raton, 340 
Florida 33431 as the Primary Administrative Office and a location within St. 341 
Lucie County, Florida as the Principal Headquarters of the District; and 342 
Providing an Effective Date, was adopted.  343 

 344 
 345 
H. Resolution 2025-09, Designating the Location of the Local District Records Office and 346 

Providing an Effective Date 347 

This item was deferred. 348 

I. Resolution 2025-10, Setting Forth the Policy of the Koa Bay Community Development 349 

District Board of Supervisors with Regard to the Support and Legal Defense of the 350 

Board of Supervisors, Officers and Staff; and Providing for an Effective Date 351 

• Authorization to Obtain General Liability and Public Officers’ Insurance 352 

Ms. Cerbone presented Resolution 2025-10. 353 

Discussion ensued regarding insurance, insurable assets and Builder’s Risk insurance, 354 

which can be funded by bond funds. Conveyances and funding procedures were discussed. 355 

 356 

On MOTION by Mr. Slay and seconded by Mr. Webb, with all in favor, 357 
Resolution 2025-10, Setting Forth the Policy of the Koa Bay Community 358 
Development District Board of Supervisors with Regard to the Support and 359 
Legal Defense of the Board of Supervisors, Officers and Staff; and Providing for 360 
an Effective Date, was adopted, and authorizing Staff to obtain General 361 
Liability and Public Officers’ Insurance, was approved. 362 
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 363 
 364 
J. Resolution 2025-11, Providing for the Public’s Opportunity to Be Heard; Designating 365 

Public Comment Periods; Designating a Procedure to Identify Individuals Seeking to Be 366 

Heard; Addressing Public Decorum; Addressing Exceptions; and Providing for 367 

Severability and an Effective Date 368 

Ms. Cerbone presented Resolution 2025-11.  369 

 370 

On MOTION by Mr. Webb and seconded by Mr. LaBonte, with all in favor, 371 
Resolution 2025-11, Providing for the Public’s Opportunity to Be Heard; 372 
Designating Public Comment Periods; Designating a Procedure to Identify 373 
Individuals Seeking to Be Heard; Addressing Public Decorum; Addressing 374 
Exceptions; and Providing for Severability and an Effective Date, was adopted.  375 

 376 
 377 

K. Resolution 2025-12, Providing for the Appointment of a Records Management Liaison 378 

Officer; Providing the Duties of the Records Management Liaison Officer; Adopting a 379 

Records Retention Policy; and Providing for Severability and Effective Date 380 

Ms. Cerbone presented Resolution 2025-12. In general, District Management retains 381 

documents in perpetuity. 382 

 383 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 384 
Resolution 2025-12, Providing for the Appointment of a Records Management 385 
Liaison Officer; Providing the Duties of the Records Management Liaison 386 
Officer; Adopting a Records Retention Policy; and Providing for Severability 387 
and Effective Date, was adopted. 388 

 389 
 390 

L. Resolution 2025-13, Granting the Chair and Vice Chair the Authority to Execute Real 391 

and Personal Property Conveyance and Dedication Documents, Plats and Other 392 

Documents Related to the Development of the District’s Improvements; Approving 393 

the Scope and Terms of Such Authorization; Providing a Severability Clause; and 394 

Providing an Effective Date 395 

Ms. Cerbone presented Resolution 2025-13.  396 

 397 
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On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 398 
Resolution 2025-13, Granting the Chair and Vice Chair the Authority to Execute 399 
Real and Personal Property Conveyance and Dedication Documents, Plats and 400 
Other Documents Related to the Development of the District’s Improvements; 401 
Approving the Scope and Terms of Such Authorization; Providing a Severability 402 
Clause; and Providing an Effective Date, was adopted. 403 

 404 
 405 

M. Resolution 2025-14, Ratifying, Confirming and Approving the Recording of the Notice 406 

of Establishment of the Koa Bay Community Development District and Providing for an 407 

Effective Date 408 

Ms. Cerbone presented Resolution 2025-14.  409 

 410 

On MOTION by Ms. Houser and seconded by Mr. Webb, with all in favor, 411 
Resolution 2025-14, Ratifying, Confirming and Approving the Recording of the 412 
Notice of Establishment of the Koa Bay Community Development District and 413 
Providing for an Effective Date, was adopted. 414 

 415 
 416 

N. Authorization of Request for Proposals (RFP) for Annual Audit Services 417 

Ms. Cerbone presented the RFP For Annual Audit Services and the Auditor Selection 418 

Evaluation Criteria.  419 

• Designation of Board of Supervisors as Audit Committee 420 

 421 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, the 422 
Request for Proposals for Annual Auditing Services; the Auditor Selection 423 
Evaluation Criteria; authorizing the District Manager to advertise and 424 
designating the Board of Supervisors as the Audit Committee, were approved. 425 

 426 
 427 
O. Strange Zone, Inc., Quotation #M24-1031 for District Website Design, Maintenance 428 

and Domain Web-Site Design Agreement 429 

Ms. Cerbone presented the Strange Zone, Inc. (SZI) proposal. 430 

 431 

On MOTION by Mr. Slay and seconded by Mr. Webb, with all in favor, Strange 432 
Zone, Inc., Quotation #M24-1031 for District Website Design, Maintenance and 433 
Domain Web-Site Design Agreement, in the amount of $1,679.99, was 434 
approved. 435 
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 436 
 437 

P. ADA Site Compliance Proposal for Website Compliance Shield, Accessibility Policy and 438 

One (1) Annual Technological Audit 439 

Ms. Cerbone presented the ADA Site Compliance proposal. 440 

 441 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, the ADA 442 
Site Compliance Proposal for Website Compliance Shield, Accessibility Policy 443 
and One (1) Annual Technological Audit, in the amount of $210 annually, was 444 
approved. 445 

 446 
 447 

Q. Resolution 2025-15, to Designate Date, Time and Place of Public Hearing and 448 

Authorization to Publish Notice of Such Hearing for the Purpose of Adopting Rules of 449 

Procedure; and Providing an Effective Date 450 

I. Rules of Procedure 451 

II. Notices [Rule Development and Rulemaking] 452 

These items were included for informational purposes. 453 

Ms. Cerbone presented Resolution 2025-15.  454 

 455 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 456 
Resolution 2025-15, to Designate Date, Time and Place of December 9, 2024 at 457 
10:00 a.m., at the Susan Broom Kilmer Branch Library, 101 Melody Lane, Fort 458 
Pierce, Florida 34950, if available, for a Public Hearing and Authorization to 459 
Publish Notice of Such Hearing for the Purpose of Adopting Rules of Procedure; 460 
and Providing an Effective Date, was adopted.  461 

 462 
 463 
R. Resolution 2025-16, Designating Dates, Times and Locations for Regular Meetings of 464 

the Board of Supervisors of the District for Fiscal Year 2024/2025 and Providing for an 465 

Effective Date 466 

This item was deferred. 467 

S. Resolution 2025-17, Approving the Florida Statewide Mutual Aid Agreement; 468 

Providing for Severability; and Providing for an Effective Date 469 

Ms. Cerbone presented Resolution 2025-17.  470 

 471 
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On MOTION by Mr. Webb and seconded by Mr. LaBonte, with all in favor, 472 
Resolution 2025-17, Approving the Florida Statewide Mutual Aid Agreement; 473 
Providing for Severability; and Providing for an Effective Date, was adopted.  474 

 475 
 476 
T. Goals and Objectives Reporting [HB7013 - Special Districts Performance Measures and 477 

Standards Reporting] 478 

Ms. Cerbone presented the Memorandum explaining the new requirement for special 479 

districts to develop goals and objectives annually and develop performance measures and 480 

standards to assess the achievement of the goals and objectives. Community Communication 481 

and Engagement, Infrastructure and Facilities Maintenance, and Financial Transparency and 482 

Accountability will be the key categories to focus on for Fiscal Year 2025. She presented the 483 

Performance Measures/Standards & Annual Reporting Form developed for the District, which 484 

explains how the goals will be met. 485 

 486 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, the 487 
Goals and Objectives and the Performance Measures/Standards & Annual 488 
Reporting Form, were approved. 489 

 490 
 491 
BANKING ITEMS 492 

EIGHTH ORDER OF BUSINESS Consideration of the Following Banking 493 
Items: 494 

 495 
A. Resolution 2025-18, Designating a Public Depository for Funds of the District; 496 

Authorizing Certain Officers of the District to Execute and Deliver Any and All Financial 497 

Reports Required by Rule, Statute, Law, Ordinance or Regulation; and Providing an 498 

Effective Date 499 

Ms. Cerbone presented Resolution 2025-18.  500 

 501 

On MOTION by Mr. Slay and seconded by Mr. Webb, with all in favor, 502 
Resolution 2025-18, Designating Truist Bank as the Public Depository for Funds 503 
of the District; Authorizing Certain Officers of the District to Execute and 504 
Deliver Any and All Financial Reports Required by Rule, Statute, Law, 505 
Ordinance or Regulation; and Providing an Effective Date, was adopted. 506 

 507 
 508 
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B. Resolution 2025-19, Directing the District Manager to Appoint Signors on the Local 509 

Bank Account; and Providing an Effective Date 510 

Ms. Cerbone presented Resolution 2025-19.  511 

 512 

On MOTION by Mr. LaBonte and seconded by Mr. Webb, with all in favor, 513 
Resolution 2025-19, Directing the District Manager to Appoint Signors on the 514 
Local Bank Account; and Providing an Effective Date, was adopted.  515 

 516 
 517 
BUDGETARY ITEMS 518 

NINTH ORDER OF BUSINESS Consideration of the Following Budgetary 519 
Items: 520 

 521 
A. Resolution 2025-20, Approving the Proposed Budget for Fiscal Year 2024/2025 and 522 

Setting Public Hearing Thereon Pursuant to Florida Law and Providing for an Effective 523 

Date 524 

Ms. Cerbone presented Resolution 2025-20. She reviewed the proposed Fiscal Year 525 

2025 budget, which is Landowner-funded, with expenses funded as they are incurred.  526 

 527 

On MOTION by Mr. Webb and seconded by Mr. LaBonte, with all in favor, 528 
Resolution 2025-20, Approving the Proposed Budget for Fiscal Year 2024/2025 529 
and Setting a Public Hearing Thereon Pursuant to Florida Law on February 10, 530 
2025 at 10:00 a.m., at the Susan Broom Kilmer Branch Library, 101 Melody 531 
Lane, Fort Pierce, Florida 34950, if available; and Providing for an Effective 532 
Date, was adopted.  533 

 534 
 535 

B. Fiscal Year 2024/2025 Budget Funding Agreement 536 

Ms. Cerbone presented the Fiscal Year 2024/2025 Budget Funding Agreement. 537 

 538 

On MOTION by Mr. Webb and seconded by Ms. Houser, with all in favor, the 539 
Fiscal Year 2024/2025 Budget Funding Agreement, in substantial form, was 540 
approved. 541 

 542 
 543 
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C. Resolution 2025-21, Adopting the Alternative Investment Guidelines for Investing 544 

Public Funds in Excess of Amounts Needed to Meet Current Operating Expenses, in 545 

Accordance with Section 218.415(17), Florida Statutes; Providing for an Effective Date 546 

Ms. Cerbone presented Resolution 2025-21.  547 

 548 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 549 
Resolution 2025-21, Adopting the Alternative Investment Guidelines for 550 
Investing Public Funds in Excess of Amounts Needed to Meet Current 551 
Operating Expenses, in Accordance with Section 218.415(17), Florida Statutes; 552 
Providing for an Effective Date, was adopted.  553 

 554 
 555 

D. Resolution 2025-22, Authorizing the Disbursement of Funds for Payment of Certain 556 

Continuing Expenses Without Prior Approval of the Board of Supervisors; Authorizing 557 

the Disbursement of Funds for Payment of Certain Non-Continuing Expenses Without 558 

Prior Approval of the Board of Supervisors; Providing for a Monetary Threshold; and 559 

Providing for an Effective Date 560 

Ms. Cerbone presented Resolution 2025-22. 561 

 562 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 563 
Resolution 2025-22, Authorizing the Disbursement of Funds for Payment of 564 
Certain Continuing Expenses Without Prior Approval of the Board of 565 
Supervisors; Authorizing the Disbursement of Funds for Payment of Certain 566 
Non-Continuing Expenses Without Prior Approval of the Board of Supervisors; 567 
Providing for a Monetary Threshold; and Providing for an Effective Date, was 568 
adopted.  569 

 570 
 571 

E. Resolution 2025-23, Adopting a Policy for Reimbursement of District Travel Expenses; 572 

and Providing for Severability and an Effective Date 573 

Ms. Cerbone presented Resolution 2025-23.  574 

 575 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 576 
Resolution 2025-23, Adopting a Policy for Reimbursement of District Travel 577 
Expenses; and Providing for Severability and an Effective Date, was adopted.  578 

 579 
 580 
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F. Resolution 2025-24, Adopting Prompt Payment Policies and Procedures Pursuant to 581 

Chapter 218, Florida Statutes; Providing a Severability Clause; and Providing an 582 

Effective Date 583 

Ms. Cerbone presented Resolution 2025-24.  584 

 585 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 586 
Resolution 2025-24, Adopting Prompt Payment Policies and Procedures 587 
Pursuant to Chapter 218, Florida Statutes; Providing a Severability Clause; and 588 
Providing an Effective Date, was adopted.  589 

 590 
 591 
G. Resolution 2025-25, Adopting an Internal Controls Policy Consistent with Section 592 

218.33, Florida Statutes; Providing an Effective Date 593 

Ms. Cerbone presented Resolution 2025-25.  594 

 595 

On MOTION by Mr. Webb and seconded by Mr. Slay, with all in favor, 596 
Resolution 2025-25, Adopting an Internal Controls Policy Consistent with 597 
Section 218.33, Florida Statutes; Providing an Effective Date, was adopted. 598 

 599 
 600 
H. Consideration of E- Verify Memo with MOU 601 

Ms. Cerbone presented the E-Verify Memo related to the requirement for all employers 602 

to verify employment eligibility utilizing the E-Verify System and the requirement for the 603 

District to enroll with E-Verify and enter into a Memorandum of Understanding (MOU) with E-604 

Verify.  605 

 606 

On MOTION by Mr. Slay and seconded by Mr. Webb, with all in favor, 607 
acknowledging the E-Verify Memo requirements, as set forth in the 608 
Memorandum, and authorizing enrollment and utilization of the E-Verify 609 
program, was approved.  610 

 611 
 612 
I. Resolution 2025-30, Authorizing an Individual Designated by the Board of Supervisors 613 

to Act as the District’s Purchasing Agent for the Purpose of Procuring, Accepting, and 614 

Maintaining Any and All Construction Materials Necessary for the Construction, 615 

Installation, Maintenance or Completion of the District’s Infrastructure Improvements 616 
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as Provided in the District’s Adopted Improvement Plan; Providing for the Approval of 617 

a Work Authorization; Providing for Procedural Requirements for the Purchase of 618 

Materials; Approving the Form of a Purchase Requisition Request; Approving the Form 619 

of a Purchase Order; Approving the Form of a Certificate of Entitlement; Authorizing 620 

the Purchase of Insurance; Providing a Severability Clause; and Providing an Effective 621 

Date 622 

This item was deferred. 623 

 624 

BOND FINANCING ITEMS 625 

TENTH ORDER OF BUSINESS Consideration of the Following Bond 626 
Financing Related Items: 627 

 628 
A. Bond Financing Team Funding Agreement 629 

B. Engagement of Bond Financing Professionals  630 

I. Underwriter/ Investment Banker: MBS Capital Markets, LLC 631 

II. Bond Counsel: Bryant Miller Olive P.A. 632 

III. Trustee, Paying Agent and Registrar: US Bank Trust Company, N.A. 633 

C. Resolution 2025-26, Designating a Date, Time, and Location of a Public Hearing 634 

Regarding the District’s Intent to Use the Uniform Method for the Levy, Collection, 635 

and Enforcement of Non-Ad Valorem Special Assessments as Authorized by Section 636 

197.3632, Florida Statutes; Authorizing the Publication of the Notice of Such Hearing; 637 

and Providing an Effective Date 638 

D. Presentation of Master Engineer’s Report 639 

E. Presentation of Master Special Assessment Methodology Report 640 

F. Resolution 2025-27, Declaring Special Assessments; Indicating the Location, Nature 641 

and Cost of those Improvements Which Cost is Being Financed and Such Financing is to 642 

be Defrayed by the Special Assessments; Providing the Portion of the Cost of the 643 

Improvements to be Defrayed by the Special Assessments; Providing the Manner in 644 

Which Such Special Assessments Shall be Made; Providing When Such Special 645 

Assessments Shall be Paid; Designating Lands Upon Which the Special Assessments 646 

Shall be Levied; Providing for an Assessment Plat; Adopting a Preliminary Assessment 647 

Roll; Providing for Publication of this Resolution 648 
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G. Resolution 2025-28, Setting a Public Hearing for the Purpose of Hearing Public 649 

Comment on Imposing Special Assessments on Certain Property Within the District 650 

Generally Described as the Koa Bay Community Development District in Accordance 651 

with Chapters 170, 190 and 197, Florida Statutes 652 

H. Resolution 2025-29, Authorizing the Issuance of Not Exceeding $86,680,000 Aggregate 653 

Principal Amount of Koa Bay Community Development District Bonds, in One or More 654 

Series, for the Purpose of Financing the Design, Acquisition, Construction and/or 655 

Reconstruction by the District of the Public Improvements and Community Facilities 656 

Permitted by the Provisions of Chapter 190, Florida Statutes, as Amended, and the 657 

Ordinance Creating the District; Approving a Form of a Master Trust Indenture; 658 

Approving and Appointing a Trustee; Authorizing the Commencement of Validation 659 

Proceedings Relating to the Foregoing Bonds; Authorizing and Approving Other 660 

Matters Relating to the Foregoing Bonds; and Providing an Effective Date 661 

Items 10A through 10H were presented following the Sixth Order of Business. 662 

 663 

ELEVENTH ORDER OF BUSINESS Staff Reports 664 
 665 
A. District Counsel: Kutak Rock LLP 666 

B. District Engineer (Interim): Captec Engineering, Inc 667 

C. District Manager: Wrathell, Hunt and Associates, LLC 668 

There were no Staff reports. 669 

 670 

TWELFTH ORDER OF BUSINESS Board Members’ Comments/Requests 671 
 672 

Discussion ensued regarding the E-Verify Memo. 673 

 674 

THIRTEENTH ORDER OF BUSINESS Public Comments 675 
 676 

No members of the public spoke. 677 

 678 

FOURTEENTH ORDER OF BUSINESS Adjournment 679 
 680 

On MOTION by Mr. LaBonte and seconded by Mr. Webb, with all in favor, the 681 
meeting adjourned at 12:39 p.m.  682 
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 683 
 684 
 685 
 686 
___________________________ ____________________________ 687 
Secretary/Assistant Secretary Chair/Vice Chair 688 
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