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THIRD ORDER OF BUSINESS Approval of Minutes of the February 4, 
2026, Board of Supervisors Meeting 

Mr. Flint: Next is the approval of the minutes from the February 4, 2026 meeting. Did the 

Board have any comments or corrections?  

Mr. Qureshi: No. 

Mr. Bailey: No.  

Mr. Flint: Is there a motion to approve them? 

 

On MOTION by Mr. Qureshi seconded by Mr. Bailey with all in 
favor the Minutes of the February 4, 2026 Board of Supervisors 
Meeting were approved as presented. 

 

FOURTH ORDER OF BUSINESS Consideration of Resolution 2026-05 
Certifying Series 2022, Phase 3/6 Project 
Complete 

Mr. Flint: Item four is a resolution certifying the Series 2022 Phase 3/6 project complete. 

The Trust Indenture for the bond issue requires that once the project is complete, the Board adopt 

a resolution certifying that, which District Counsel prepared in conjunction with this. There's 

also a debt service reserve that is set up when the bonds are issued. The debt service reserve is 

intended to protect the bondholders in the event that there is a default. Those funds can be used 

to pay principal and interest, operating costs, other things. There is a release condition in the 

indenture, that once certain thresholds are met, a portion of the reserve is released and transferred 

into the Construction Fund. There will be a requisition prepared to requisition the released 

reserve funds. Those funds are there, because the developer, in this case, Lennar, constructed the 

project and contributed significant funds toward the project. The bonds only funded a portion of 

the construction cost. They incurred costs that were not requisitioned once the bonds were paid 

out. So now that the reserve funds have been released, there are funds that the engineer is putting 

together to requisition the remaining funds. But that's a side note.  

Mr. Flint: Kristin, do you want to present the resolution?  

Ms. Trucco: Sure. As George mentioned, there is a requirement in the Trust Indenture for 

the Series 2022 bonds for the Board to declare the Phase 3/6 project, which was financed with 

the 2022 bonds, complete. To do that, the Board relies on the engineer’s certificate, which is 

attached to the resolution, certifying that the project that was financed by the bonds is indeed 
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complete. There's an additional requirement in the indenture that the engineer’s certificate 

provide an assertion that the final cost to complete the project, exceeded the amount of 

assessments that were levied by the CDD, in order to repay that bond. You'll see that the 

Engineer's Report determined approximately $4.5 million was required to complete the Phase 3/6 

project. We issued the bond and levied assessments for approximately $2.1 million. So that 

assertion is also made there. This will be subject to the engineer signing this certification, 

certifying that the project is complete. So today we're looking for a motion approving Resolution 

2026-05, subject to the engineers sign off on that. Do you have any questions? If not, I need a 

motion. 

 

On MOTION by Mr. Qureshi seconded by Mr. Bailey with all in 
favor Resolution 2026-05 Certifying the Series 2022, Phase 3/6 
Project complete was adopted. 

 

FIFTH ORDER OF BUSINESS Discussion of Street Parking 

Mr. Flint: Next is Item 5, which was an issue that was brought up during public comment 

at the last meeting. We indicated that we would put the item on the agenda today. It's really a 

discussion item, as there were some concerns raised about street parking. There had been some 

communication, not from the CDD, but either from residents or members of the HOA Board 

with the city on the issue, subsequent to the last meeting. I think the concerns were probably 

community wide, but I think Phase 2 was raised as being a concern. We pulled the construction 

plans for Phase 2. There is a Parking Plan, which we verified. The city is the one responsible for 

making sure that what's constructed is consistent with the construction drawings. There is a 

Parking Plan that was part of the construction plans when Phase 2, for example, was constructed. 

There's also a regulatory Signage Plan. We haven't pulled it for the other phases, but we verified 

that the parking spots that are in place, are consistent with the Parking Plan. We also verified that 

the signage is consistent with the Signage Plan. I think the issue may be that there's a feeling that 

the signage is inadequate to delineate areas of No Parking. That is a separate issue from whether 

it was constructed properly and the proper signage was put in place. According to the plans, the 

signage that was required was installed. If there's a desire to install additional signage, to 

delineate areas of No Parking, I think that's probably the question that we're dealing with. 

Because the roads are owned by the City of St. Cloud, it's really a City of St. Cloud issue. 
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They're the ones that also enforce the No Parking. They have the police powers to enforce traffic 

regulations. The CDD doesn't have the power to install regulatory signage without the approval 

of the city. We also don't have the ability to enforce parking, speeding, stop signs, those sorts of 

things. If there's a desire for additional signage, I think our thought is that that would require the 

city's approval because they are regulatory signs. Kristin, you can also provide your input. I 

assume the CDD as another government entity, could either enter into an agreement or with the 

consent of the city, could install the signage. That would be a decision by the Board and also 

with the consent of the city or I assume the Master Association could volunteer to pay for that 

signage if it was an issue that the Master Association felt was important. I would say that the 

long-term ownership of the signage needs to be with the city. We can't have some signs owned 

and maintained by the city, some by the CDD, some by the HOA. That would make no sense. It's 

not that we're creating additional No Parking areas, we're just delineating the existing areas. So 

there really shouldn't be any additional enforcement required, because they already are obligated 

to enforce the No Parking areas. On that issue, if they are going to require some sort of additional 

agreement with somebody to enforce, my thought on that, is we're not adding any additional No 

Parking areas. We're just asking them to enforce the existing No Parking areas. Why would there 

be a need for an agreement? What they're getting at with that agreement, is an enhanced 

enforcement type of agreement. Typically, with enhanced enforcement, comes a fee for the 

enhanced enforcement. That's another issue, I guess. If the community felt strongly enough that 

they wanted enhanced enforcement on parking, you could enter into an agreement. They would 

likely want you to pay for that enhanced enforcement. My thought would be that they should 

enforce the No Parking that's on the existing construction drawings that the city approved, that 

they're obligated to enforce. It's their roads. It's not HOA roads or private roads. The entity that 

owns the private roads is asking them to come in and enforce something. So that's a lot, but 

anyway.  

Ms. Trucco: You touched on the most important parts there. I know that from the 

residents, Mr. Buback, hopefully I'm pronouncing that correctly, he had forwarded us an email 

that he had with a representative at public works for the city. It looks like the city already has a 

plan for it, that’s set forth. If the HOA wants to request additional signage, then the city requires 

the HOA to enter into an agreement for the purchase, installation, and ongoing maintenance of 

that signage in the future. Then that email corresponds with the Public Works Department and 
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also indicated that the HOA may be required to enter into a separate agreement with the Police 

Department for that enhanced enforcement that George was mentioning. If you look at the 

Statute section for those types of agreements, there is the option for the city or county to request 

payment for those services. There have been some CDDs that entered into those types of 

agreements. The CDDs that I represent, we stay away from that. We've always argued that the 

residents here are already paying taxes for those basic traffic enforcement services. So that 

should be included. We were not asking for anything additional above and beyond what was 

already required by the Parking Plans that George mentioned. It really comes down to whether 

the CDD has an interest in approaching the city for feedback on potentially financing the 

purchase and installation of No Parking signs. Then we'll have to get their feedback on whether 

they require the CDD to enter into that ongoing maintenance agreement, which it sounds like to 

me from the email, is that they're requiring that of HOAs. We can go get additional feedback or 

if you want to wait on that, there may be an update on whether the HOA would be interested in it 

or not.  

Mr. Flint: I'm sorry to interrupt, but what they're probably used to in regards to HOA's, is 

private roads. In that case, you would typically need to enter into an agreement and pay for any 

sort of enforcement within the community if the roads are private. But anyway, I'm sorry.  

Ms. Trucco: If the roads were owned by the CDD, there is a process that's set forth in 

Chapter 190 of the Florida Statutes, that govern CDDs, that allow the CDD, if they own 

property, to go through a hearing process, adopt Parking and Towing Rules and contract with a 

towing vendor to enforce those. The issue that we have, is that the CDD doesn't own the roads.  

Mr. Flint: There's a benefit to us not owning it. There's also a benefit to us owning it. The 

good thing for the community about the CDD not owning, is you're not basically paying taxes for 

roads and then having the CDD own the roads and then you're having to pay assessments. So 

that's a good part of it. The bad part is you're subject to the city's level of service on maintenance 

and you're also handicapped somewhat on your ability to enforce parking and those sorts of 

things.  

Mr. Qureshi: Kristen, I have two follow up questions for you. One, you mentioned 

HOA's. In this area of Tohoqua, not Phase 5A, we have two HOAs plus a Master Association. 

Am I correct, Alan?  

Ms. Calleja: You have five HOAs.  
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Mr. Qureshi: Five HOAs.  

Mr. Flint: The townhomes each have a separate HOA. Then you have the Master 

Association.  

Mr. Qureshi: The first thing is that the Master Association should work with the four 

HOAs first, to get their consent, before bringing the CDD into it. Because right now, if one HOA 

said, “Well, we don't want to do this,” then we are back to square one, at that point. So what 

enforcement are we talking about? This is only my opinion. I think the groundwork has to be 

done by the Master Association first, where they need to bring all four of those HOAs into a 

room and sit down and talk about this parking issue. They all have to agree before I think we 

bring the CDD into it. That's just my opinion. The two other Board Members might have a 

different opinion than that. That's just my opinion, but I am all for supporting that we need to 

enforce parking. Yes, but I think we need to get the initial work done first before we get the 

CDD into this.  

Mr. Bailey: Just a clarification, you said regulatory signs is all that showed on the 

drawings. But is there a sign for the No Parking areas?  

Mr. Flint: There's a Parking Plan. It's a separate sheet in the construction drawings that 

shows the parking areas.  

Mr. Bailey: Is there some kind of designation sign that said No Parking.  

Mr. Flint: Well, you would think the Signage Plan would show one.  

Mr. Bailey: Before we pay for parking. 

Ms. Trucco: Yeah, I don’t think the city required it. It sounds to me like the city did not 

require No Parking signage from the developer.  

Mr. Flint: They didn’t. 

Mr. Bailey: There are No Parking signs in Phases 2 and 3 or any phases that I looked at. 

Mr. Flint: We've had the same situation, like in the City of Orlando in another 

community. But in that case, the signage was consistent with the Sign Plan and the CDD owned 

the roads. In Storey Park, we installed No Parking signs with arrows to clearly define that you 

couldn't park in certain areas. Then we had an agreement with the towing company to enforce it.  

Mr. Bailey: There's a separate sheet that shows No Parking and there's no designated 

wayfinding signage that says that. How is a person supposed to know you're not supposed to 

park? Yeah, the same way that Crossbury has nothing to do with the Board either, but everybody 
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I see gripes about the commercial vehicles along the road. Well, there's no signage that says you 

can't park here. So yeah, the whole area is lacking.  

Ms. Trucco: We're preempted. We don't have police power. We have no traffic 

enforcement powers. If the CDD owned the roads, then we could adopt Parking and Towing 

Rules.  

Mr. Flint: There’s a line between sign pollution and adequate signage. So where do you 

define that line? We're not in the middle of that. We're closer to where we don't have enough 

signs.  

Mr. Bailey: No, I understand. 

Mr. Flint: Yeah. The HOA process would be a good way to solicit community input. 

There's no action required by the CDD at this point. Really it's a discussion item and a direction 

to staff. There's a feeling like maybe the Master Association could take on the solicitation of 

community input via the four other associations and then at some point either come back to the 

CDD or the Master Association on its own could take it on and deal with the city directly.  

Resident (Jerard Bubeck): Can I say something?  

Ms. Trucco: It's up to the Board.  

Mr. Bailey: Go for it.  

Ms. Trucco: Please state your name and address for the record. 

Resident (Jerard Bubeck, Spring Shower Circle): My name is Mr. Jerard Buback and I 

live at 1997 Spring Shower Circle. We're trying to get a meeting with the city to see what their 

opinion is of us. I understand what you guys are doing. Basically, we just want signs up to 

distinguish No Parking areas and stuff. As far as enforcement, that would be something to see 

how the signs are effective. We're going to try to pursue the city and then we'll work with the 

Master Association. We do have contacts with them.  

Mr. Flint: When you say we, it's you as a resident.  

Resident (Jerard Bubeck, Spring Shower Circle): Yes. 

Mr. Flint: Okay. 

Resident (Jerard Bubeck, Spring Shower Circle): There is a group of three or four 

residents who initiated that email. He's been very involved in that and trying to arrange a meeting 

with the city. We'll clarify that with the city and then pursue that with the Master Association. 

We appreciate your consideration.  
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Mr. Qureshi: Just to answer, Jerard, if you're going to have the meeting with the city, 

what you need to really take with you, is Signage Plan, where the city should be putting up the 

signage first, before we can even go any further. I think you need to press the city from the 

resident point of view, that they need to put that signage up first. Am I right, George?  

Ms. Trucco: I think Alan will say that there's no required signage, but there is a Parking 

Plan. I think they mentioned that there was a Parking Plan that was included as part of the Site 

Development Plan. Right? 

Mr. Flint: Yes and there's a Signage Plan.  

Ms. Trucco: Oh, and there's a signage plan, but the Signage Plan doesn't include No 

Parking signs.  

Resident (Jerard Bubeck, Spring Shower Circle): Correct. 

Ms. Trucco: Alan, do you have a copy of the Parking Plan?  

Mr. Scheerer: Yeah, I took it right out of the civil drawings, that basically outlines 

everything in Phase 2. How many parking spaces are supposed to be included. I was checking 

signs this morning.  

Resident (Jerard Bubeck, Spring Shower Circle): That's an issue. You have to determine 

where the signs would go, how many there would be, that type of thing, which was not included 

in the plans, which we understand.  

Mr. Scheerer: Yes, sir.  

Mr. Flint: Okay. Well, any further discussion on that at this point?  

Mr. Scheerer: I have an electronic one too, if I need to email it.  

Mr. Qureshi: If you could.  

Mr. Flint: That's just Phase 2. Each phase was separately permitted, so there would be a 

separate set of drawings. They're not necessarily consistent from phase to phase, but we 

reviewed that phase.  

Mr. Scheerer: You have to eliminate Cross Prairie Parkway, because they have 

designated parallel parking and there is designated parallel parking throughout the community. 

Some of the internal roads, you'll see, for example, they're identifying maybe 17 or 18 spaces. 

But again, there's no Sign Plan to delineate the No Parking from where parking is allowed. As 

George said, arrowhead in arrowhead, double arrow in the middle is required. But none of that 

exists. There is a Parking Plan, but there's No Parking Plan.  



March 4, 2026 Tohoqua CDD 

 9 

Mr. Qureshi: Drawings were passed or approved based upon no signage?  

Mr. Scheerer: All I can tell you is I have a set of civil drawings. Those drawings were 

approved and they did not include No Parking signs.  

Mr. Qureshi: Wow. 

Mr. Scheerer: But as George alluded to, we have a District in Orlando where they had the 

same thing, the same document that you looked at. But we own the road. We had a company 

come in and design the No Parking signs.  

Mr. Flint: Actually, I think we had the District Engineer do it.  

Mr. Scheerer: We had Fausnight Stripe & Line come out and take a look at it. The 

District Engineer approved all of the other parking and No Parking. But we had a company come 

in, based on this type of a plan and tell us how much it's going to cost to install the No Parking 

signs. 

Mr. Qureshi: The difference from that community to this one, was that CDD owned the 

roads there?  

Mr. Scheerer: We own the roads there. We don't own the roads here  

Mr. Flint: But the plans are approved.  

Mr. Scheerer: Yeah.  

Mr. Flint: In that case, it was the City of Orlando.  

Mr. Scheerer: Okay.  

Mr. Flint: Is there any other discussion from the Board or action at this time?  

Mr. Qureshi: No. 

Mr. Flint: Okay.  

 

SIXTH ORDER OF BUSINESS Approval of Landscape Maintenance 
Request for Proposal Manual 

Mr. Flint: Item six, I believe we mentioned at the last meeting that we would be coming 

back to the Board with a Request for Proposal (RFP) for landscape maintenance. Typically, as 

communities like this develop out, as a new phase comes on, you typically do a Change Order, a 

new agreement with your existing provider. There's a need, usually at a minimum at the end, to 

make sure that the pricing that's in those contracts is competitive, because it becomes additive 

over time. For budget purposes, we believe it's prudent to go ahead and issue the RFP. We're 
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trying to do it so that we have the results of the bidding in time to prepare the Proposed Budget 

for next fiscal year. I do have maps here. Alan, do you want to present the RFP to the Board?  

Mr. Scheerer: As George said, there is a timeline for the RFP to be issued. On March 

13th, the RFP will be available to the general public. We'll have a list of vendors that we will 

notify, letting them know that the RFP is available and they can call our office and get a 

downloaded version of the RFP. That begins on March 13th. From March 13th through April 27th, 

anybody requesting a site visit can contact me and I'll meet them onsite. We can drive the 

property if they have just some generic questions, because I'm not allowed to answer any specific 

questions. That would need to be done in writing. As you'll see, on April 15, 2026, the deadline 

for questions in writing only expires. So that means anytime between the 13th and the 27th, they 

can come up and submit questions in writing to the office. Then an addendum will be provided to 

all proposers that requested the RFP. The bid opening is set for April 27th at 11:00 a.m. That will 

be in our office and they'll open all of the bids and tally up the cost for the project. There is a 

one-year contract that will be issued with an option for four additional extensions in this RFP. It 

could be up to a five-year agreement, so you won't have to do it again for five more years. Then 

the evaluation process is scheduled for May 6th.  

Mr. Flint: If you look at Page 12 of the RFP or Page 36 of the PDF on your iPad, the RFP 

also includes evaluation criteria. What we try to avoid, is a situation where you're required to 

select a low bidder. You don't always want to have to select the low-cost bid. What this 

evaluation criteria allows you to do, is to pick the bid that's in the best interest of the District. 

These criteria and the points that are assigned, can be modified by the Board if you believe that 

one might be more important than how we've weighted it. But the five factors that we've 

included, the first one's completeness of the proposal, that's five points. The second one is the 

contractor's experience, which is 25 points. Item 3 is the qualifications of the key personnel that 

are indicated as being involved in the project. Item 4 has to do with the machinery, equipment 

and manpower, their ability to provide the service. Then Item 5 is cost, which is 25 points. Those 

all add up to 100 points. In this scenario, the cost is only 25% of the total evaluation criteria. This 

makes sure that you're selecting the most qualified competitive bid.  

Mr. Scheerer: Also included of course, is the scope of services, what we expect them to 

perform, how many cuts and your fertile pest application timeframes throughout the course of 

the year. There will also be a mulch component to that. Probably the biggest thing to look at 
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when you look at the map, is there is a futures area, which basically covers Phase 8. As you 

know, there are portions of Phase 8 that are going to be coming online at some point. That 

includes the big Pond 27, which is the main outfall for all of the stormwater on this side of the 

community. There are some common areas and there are some rights-of-way (ROW) between 

the sidewalk and curb. Southbury will eventually connect all the way from that big Pond 27 to 

Macy Island Road, right over here. There will be some city owned, CDD maintained ROWs and 

maybe some medians. I think somebody had said maybe it was county, not city, but the engineer 

had mentioned something like that. But we'll have to look at that. We've provided in the fee 

summary schedule, a place where they can total up everything they fill for the future. Those 

areas are highlighted on the map. It's like a lavender and a purple color on the map. They will be 

asked to do that, based on a link that will be provided to them that have the landscape and 

irrigation drawings for Phases 8A and 8B, since that area is not quite complete.  

Mr. Knight: Southbury is county, not city.  

Mr. Scheerer: Oh, it is county.  

Mr. Knight: Yes. 

Mr. Scheerer: Okay. 

Mr. Knight: I don't know that it matters for this discussion, but it is the county.  

Mr. Flint: Okay. Are there any questions or comments from the Board on the RFP or the 

map or the evaluation criteria? Okay. We always like to get the Board to approve the form of the 

RFP, if possible, before we issue it. That gives us more standing when those bids are received 

and evaluated, because you have approved the evaluation criteria and the form of the RFP. If 

there are no questions or discussion on the RFP, is there a motion to approve it?  

 

On MOTION by Mr. Qureshi seconded by Mr. Knight with all in 
favor the Request for Proposal for landscape maintenance was 
approved. 

 

SEVENTH ORDER OF BUSINESS Staff Reports 
A. Attorney 
Mr. Flint: Staff Reports. Kristen, do you have anything else?  

Ms. Trucco: I have nothing else. Thank you.  
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B. Engineer 
Mr. Flint: Is anyone on the line from the engineering firm?  

Mr. Saha: This is Steve Saha. I do not have anything new to report.  

Mr. Flint: Okay.  

 

C. Field Manager’s Report 
i. Review of Phase 5 Pond Analysis Report 

Mr. Flint: Field Manager's Report. Alan, I know that we have a guest here today.  

Mr. Scheerer: Yeah, we do. Over the past year we've been battling the chemical 

imbalance in the Phase 5 Tohoqua Reserve pond. We switched vendors from Sunshine Land and 

brought in Applied Aquatic. With me today is Mr. Telly Smith with Applied Aquatic. Included 

in your agenda package is chemical analysis from SePRO. Telly is going to walk you through 

what was determined to be the conditions of the water at the time that this report was done. I 

know the date was I think in December, but we didn't get the results for a little while, which was 

why there's a delay in presenting this to the Board.  

Mr. Smith: Good morning. Everybody has a copy of this. 

Mr. Scheerer: It should be in your agenda.  

Mr. Smith: We did a Water Quality Analysis on the Phase 5 pond. Typically, it does two 

things. It tests for phosphates, nitrogen, pH, all of the normal stuff that you would test in the 

water and also Algae IV. Originally, when we started working on this pond, we had a blue green 

algae bloom, which is not good. It took us a while to get that under control. We were able to do 

that within, I'd say, four to six weeks. We got it to a manageable level. We are still fighting some 

filamentous algae in that pond and that will be most likely, just because it's a stormwater pond 

and stormwater ponds have algae. This Water Quality Analysis Report was done by SePRO. 

They're a company that we work hand in hand with. They essentially are the only company in 

our industry that does this type of Water Quality Analysis and algae ID. It's very, we're very 

fortunate to have them to do this. I'll go over really quick what our findings were. The only algae 

that we identified at the time, was in October. We actually started working on the pond, I believe 

in August. We pulled the samples in October. The algae, I believe, was for filamentous algae, 

which is mat forming algae. That's not alarming. It's a little unsightly. It's not aesthetically 

pleasing, but it's not harmful or toxic in any way, so that was good actually. The next thing that 

we looked at, was the pH of the water, which was neutral. It was good. The conductivity was 
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good. Alkalinity was good. Hardness was fair, moderate and that's fine. The turbidity was 

moderate and that's normal. These are all normal numbers for stormwater ponds. The nutrients 

results is where it gets kind of bad. I don't have any other way to put it. The first test was the 

total phosphorus. That came back as 355 parts per million, which is very, very high. That's where 

that really bad algae was coming from and that's what was creating this continuous filamentous 

algae problem. The free reactive phosphorus was high, but not anything crazy high. That's 

normal for these ponds. The nitrogen was actually moderate, which surprised me. The nitrates 

were low, which also surprised me. Total nitrogen was moderate, which is good. That's a good 

thing. The only thing we're battling here, the main thing that we're battling in this pond, is the 

total phosphorus levels. That's the main driver for algae blooms in these ponds. Chlorophyll was, 

was very high. I apologize; I didn't do my research on the Chlorophyll. I don't think that has any 

bearing on the algal bloom that we're fighting. I'll look into that, but I don't believe that's a huge 

problem or anything to worry about in this pond. Like I said, the main thing that we need to 

worry about, are the total phosphorus levels. Alan, do you want me to go over what my 

recommendations are?  

Mr. Scheerer: Yeah, because there is a proposal following this report that we can discuss 

with the Board and see if they want to move forward with the additional work to try to get this 

under control.  

Mr. Smith: We've determined that there is a very high phosphorus level in the pond and 

there are ways to mitigate that. There are products available in our industry to mitigate 

phosphorus or basically bind the phosphorus that's currently in the water. We would use a 

product named EutroSORB-WC. It's a liquid product that has a Lanthanum active ingredient in it 

that binds phosphorous in the water. It binds it and makes it unavailable for the algae to utilize 

for food to grow. It does bind it forever in the water, but it does not prevent any new phosphorus 

from coming in, whatever the source may be, whether it's rainfall, runoff from the roads, 

fertilizer, which I don't think you guys use fertilizers near the ponds here anyways. There are 

certain areas of the state where these ponds are just super high in phosphorus and their basically 

geographical location is what it boils down to. Some are higher than others. This obviously has a 

high influx of phosphorus. In order for us to mitigate that, we would do a continuous 

maintenance of this pond with another product called SeClear-G, that helps us find phosphorus. 

We have done this in other areas that we work with, like Remington for instance, We've done the 
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SeClear-G prescription and it worked very well. We had some really bad ponds in that area in 

that CDD as well, that we were able to manage and it turned around 180 degrees. It was very 

impressive. So that's the plan, to do an initial treatment with EutroSORB to reduce the 

phosphorus and bind it. There would also be ongoing maintenance with Chelated Coppers for the 

algae blooms and filamentous algae that will continue to happen. Then doing the SeClear-G, 

which reduces the phosphorus levels in the ponds long term. That's how we continue to keep that 

phosphorus level down. With that being said, I believe that's it. Oh, the frequency of 

maintenance is something that we probably need to talk about too. We have been in this pond a 

lot over the last course of six months or so and we hope to reduce that number of visits. We were 

there weekly for a while, back and forth with Chelated Coppers and Hydrogen Dioxide, Parasitic 

Acid, which is basically peroxide, every week in this pond, just to keep it under control. We 

finally got it down to a swimming pool level. We back our treatments off every two weeks and 

hopefully in the future, if this goes smoothly, we can reduce those visits to monthly, because 

there is a lot of traffic in that pond, over a course of short period of time. So that would be the 

plan. Are there any other things that you think I can discuss or do you guys have any questions?  

Mr. Qureshi: Telly, a quick question for you. What is the reason that we are having so 

much issue with that pond? Is that because of how the water is flowing or it is because something 

is getting into the pond? What is the reason? You mentioned that you are coming every two 

weeks or so because there's an issue there. So, what is the major cause?  

Mr. Smith: That's the million-dollar question. That's the question that I can’t answer. I'm 

the guy that deals with the problem once it happens and try to mitigate it and maintain it. In these 

stormwater ponds, there are so many different variables. As far as phosphorous getting into the 

pond, there are so many sources. It could just be the natural soil that the pond was dug in, before, 

this land was used for other things back before this development was created. Who knows? It's 

so funny how these ponds work. We can have two ponds identical in size within a quarter or a 

third of a mile from each other. One is a horrible problem child that we're always fighting, while 

the pond right across the street is beautiful and doesn't have the same amount of phosphorus in it 

that Pond A does. It's very hard to say. I would say the soil that was there when it was dug, was 

just phosphorous rich. Also, stormwater runoff probably. So that's just my guess. I don't have an 

exact answer.  

Mr. Qureshi: I do believe this pond is connected to other ponds. Correct?  
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Mr. Smith: It may be connected.  

Mr. Scheerer: Yes.  

Mr. Qureshi: Do you maintain the other ponds also?  

Mr. Smith: No, sir.  

Mr. Qureshi: Okay.  

Mr. Scheerer: You don’t have that issue. Your pond connects across Cross Prairie 

Parkway to the 25B pond. Then there's the 25A pond, which discharges into Pond 27, which is 

the long pond on Southbury Drive. They're all interconnected, but they don't have the same type 

of issue that the Tohoqua Reserve pond has. Pond 25A has been sprayed, so the cattails are 

dying. Pond 25B was harvested and hand removed and that's pretty clean. Like Telly says, we'll 

get occasional filamentous algae on that pond, the floating algae, but that's nothing like the blue 

green algae that was experienced in Tohoqua Reserve.  

Mr. Flint: We had the same company, Sunshine Land Management, maintaining all of the 

ponds. The reason we brought in Applied Aquatic, is that Sunshine Land Management wasn't 

addressing the problems in your Phase 5 pond. It's not something that they're doing that's causing 

that pond to be worse than the other ponds. We brought them in to figure out a solution to deal 

with the problem that was already there.  

Mr. Scheerer: Correct. 

Mr. Flint: I guess a question that I would have, is if we're using this chemical that's 

binding that phosphorus, is it possible in the future, that the phosphorus issue will go away or 

diminish and we don't have to do that ongoing treatment? You probably don't know the answer. 

But that would be the question. Then would we continue to sample and analyze the water to 

make sure that we're not continuing to do an expensive treatment when the problem is no longer 

there?  

Mr. Smith: That's a really good question. I can't give you a definitive answer on that, but 

I can tell you from 25 years of experience, the phosphorus is always going to be there. We treat 

thousands of ponds throughout the State of Florida and I can put all of the problem child ponds 

in one hand and they have been problem child for 25 years and we've tried to fix them. The only 

thing that we can do, I'm not going to say this is a band-aid by any means, but this is the only 

tool that we have in our toolbox to mitigate this phosphorus. Phosphorus is the number one 

problem and these are the only two tools that we have, to help mitigate that phosphorus level and 
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to reduce the phosphorus level, which in turn reduces that toxic or blue green algae bloom that 

we have. I feel it is going to be a long-term issue. Now could there be a product or something 

comes out in the future, to help with this issue even further? Maybe, possibly. But this product 

has been around a long time. It's just formulated in different ways. Lanthanum has been around a 

long time. The ongoing maintenance is actually pretty affordable compared to that initial startup. 

The initial startup is a little pricey. But that ongoing maintenance is relatively cheap and the 

SeClear-G product that I was speaking of, is not that expensive at all. It's pretty affordable. It 

doesn't really change the cost and the maintenance drastically. It just turns it into a normal 

stormwater pond.  

Mr. Qureshi: Telly, one thing that I'm going to ask you. Alan has my email. Can you send 

me actually that what you have found so far in the pond. I will most probably call you later on, to 

invite you to maybe talk to the residents who live around the pond, to explain exactly what is 

going on there. Because that pond has been very much, just like you said, it's a problem child for 

you.  

Mr. Smith: Yes. 

Mr. Qureshi: It's also a problem child for us, because I actually live there.  

Mr. Smith: Okay.  

Mr. Qureshi: Telly actually lives on the pond.  

Mr. Smith: It's impressive.  

Mr. Flint: The reports are in the agenda. 

Mr. Smith: Yes, we do have the results. I believe you have them and Alan can share those 

with you. What I would like to do, is if we do end up doing this for you guys, we'll pull more 

water quality analysis samples maybe later this year, in July or August, somewhere in that 

timeframe.  

Mr. Qureshi: On a positive note, though, from three years from now, the pond quality, in 

my opinion, has improved quite a bit. Whatever you guys are doing, keep doing it. Hopefully it 

will get where we need to be. Three years ago, it was really bad, especially in certain times of the 

year.  

Mr. Smith: It's not been easy to keep up with it. I actually just went and did a site visit 

right before I came here. We treated it a week and a half ago. It's due for another treatment next 
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week. We're happy to treat this pond every two weeks. That's really the only magic we have, this 

frequency of maintenance. You have to stay on them or they'll just get away from you.  

Mr. Flint: Is anything you're seeing in the Water Quality Analysis, something that would 

be addressed by aeration?  

Mr. Smith: No sir. Aeration is in my opinion and of course I'm not an aeration 

professional, this is my opinion from 25 years of experience in the business, aeration is utilized 

when you're having dissolved oxygen problems. If you're having chronic fish kills and your 

aquatic control company is taking samples of this water, saying that your nutrient level is really 

low and they need to put some aeration to increase the dissolved oxygen levels or even fountains, 

fountains don't really do much for these ponds either. They're aesthetically pleasing and they do 

aerate the area right around the fountain. The water goes up and falls back down. I am a 

proponent of aeration. I just don't feel like it's needed in this pond. Honestly in some cases, when 

I've seen these ponds where aeration's been installed, the algae actually get worse. I would not 

recommend that, personally.  

Mr. Qureshi: Thank you.  

 

ii. Consideration of Aquatic Plant Agreement with Applied Aquatic 
Mr. Scheerer: There's a follow up proposal with Applied Aquatic. The biggest hit on this 

is the initial startup charge. The initial startup charge is $5,985, at the start of the work and then 

after that it just becomes a regular maintenance fee of $895 per month. Telly can explain what's 

involved with the startup charge.  

Mr. Smith: Yeah. On the proposal and for us to continue maintenance, this is a full scope 

proposal, as far as the scope of work. It is shoreline, grass and brush control. It is immersed 

vegetation control. That's your cattails, your lily pads, things of that nature, floating vegetation, 

all sorts of floating vegetation, filamentous algae control, submerged vegetation control and 

phosphorus reduction, are also included. The phosphorus reduction is the main portion of that 

initial startup. That's what you're paying for, that Nutrasorb product that will be applied. It is just 

an expensive product. That cost is 90% product, to get it started. Now the maintenance, I would 

say is a little elevated for a stormwater pond of that size. But it's due to the fact of frequency of 

maintenance that we're going to have to be in there. We're going to have to be in there quite often 
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to keep this thing under control. But product is your main cost, because the labor and the time is 

not that big of a deal in this situation. It's product. But it does work. Is that clear enough now?  

Mr. Scheerer: Yeah, I think so. But we're trying to get a handle on this and based on the 

results that SePRO provided, they gave him some direction as to how they need to approach this 

pond in order to get this phosphorus under control. This is an Applied Aquatics proposal to go 

ahead and start that and then continue to do the ongoing maintenance. I think Telly's approach 

with doing another sample in July, is somewhere in there, because that's our hot months and we'll 

see if there's a chemical change in that come June and July.  

Mr. Smith: Yeah, I think once we get started, give it some time, then we can do a side-by-

side comparison and see if we need to increase the rates of the SeClear-G that we're applying on 

the monthly basis. SePRO is a really good company about backing up their prescriptions. This is 

a detailed prescription from SePRO. I can put this prescription together myself just as easily. But 

I like using SePRO’s prescriptions, because if we have an issue and if we do that sampling and 

then the phosphorus levels didn't reduce the way we want them to, then I can go back to SePRO 

and say, “Hey, this treatment didn't do exactly what we were hoping to do.” A lot of times they 

will help us out with some product to retreat or do another application.  

Mr. Flint: Are there any questions on the proposal? Is there a motion to approve it?  

 

On MOTION by Mr. Qureshi seconded by Mr. Knight with all in 
favor the Aquatic Plant Agreement with Applied Aquatic was 
approved. 

 

Mr. Flint: Anything else, Alan?  

Mr. Scheerer: Yeah, just a couple things to follow up. As you know, we had a nice freeze 

here recently. You're seeing a lot of brown plants. I'm working with United Land currently. 

They've given me a plant replacement budget per section, which we're working through. The 

hardest hit plants are the Dwarf Firebush, Dwarf Ixora and maybe some Arboricola Trinettes. 

We're going to be looking at that after next week. We want to give it four to six weeks from the 

last time we talked. You'll probably see some of this plant material start to disappear. They 

wanted to start on it this week and I asked them, “Please don't do that.” I want to make sure that 

I had a chance to discuss that with the Board and the residents at the meeting and let you know 

what our plan of attack is going to be. You'll probably see some bare spots. We're going to try to 
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focus on those bare spots and see what we can go ahead and immediately replace, once we pull 

them out, the high-profile areas. I'm not saying that everything isn't important, but if you're 

coming in off of Tohoqua Boulevard or Cross Prairie Parkway or something like that, we want to 

make sure that whatever we pull out, we can go ahead and fill with a colder tolerant plant going 

forward. Everybody that isn't installing landscaping right now, are using the Arboricola 

Trinettes, the Dward Ixoras, the Dwarf Firebush, which is one of my favorite plants, because it's 

beautiful, it doesn't get too big, but it was hit hard by this freeze. We're going to look at a long-

term solution to this. You can see what survived out here, so we may try to emulate that. One of 

the things that you'll probably notice, is our perennial peanut in the parking lot, which was pretty 

amazing. It looked really good. It took a hard hit as well. We'll be looking at some of that ground 

cover replacement that survive anything in the near future, that we might have for a long-term 

frost. I know we're getting ready to hopefully open the new 4C amenity. There's been a lot of 

work going on with that, since we met with Pulte and I’m sure that Marcia has got something to 

add to that and where we stand.  

Ms. Calleja: We're much closer now. Right now, we're working on the Internet. Spectrum 

did come last week and they finally finished installing it. This week we're working on connecting 

the two buildings for the access cards to work. That's really the last piece of the puzzle. We're 

really a lot closer. We also have some signage that's going to go in this week with the Tohoqua 

logo, with some of the rules, the gym rules, the gate rules. The insurance is done. Our pool 

permit is done. We're real close. I would say probably in the coming days, pending the result 

today, because we actually have a vendor here today trying to connect the two buildings. So 

hopefully by the next meeting.  

Mr. Qureshi: Marcia, will the access card for this work also on that?  

Ms. Calleja: Yes.  

Mr. Scheerer: Yeah, we don't want to issue you two or three just to try to get in here.  

Mr. Qureshi: I don’t need any. I can just jump the fence.  

Mr. Scheerer: You can only jump the playground fence, because it's only 3 feet. I want to 

see that, by the way.  

Mr. Qureshi: You got it.  

 

D. Amenity Manager’s Report 
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Mr. Calleja: I’ll go right into the Amenity Report, which is the next item on the agenda. 

We do have the events and the usage report. We had another successful Zumba session out here 

in the parking lot. We're planning to bring that back more often. We also had a beer, wine and 

cheese event. It didn't make it to the agenda, because we sent the report prior to the event. But 

that was on Friday. That was another nice event. 

 

i. Consideration of Agreement for Polling Place 
Mr. Calleja: The other item that you'll see, is the agreement to use the Clubhouse as a 

polling place. The Supervisor of Elections came to meet with Joanna and I. They would like to 

use this as a polling place for the primary election and general election. One of their goals is to 

use this only for the Tohoqua community, just because of the size, which I thought was really 

nice. They're working towards that goal right now. I believe it would be here, but their goal is to 

just support the Tohoqua community, which I thought was really nice. They did include the 

agreement in there. They would also provide their certificate of insurance, adding the District as 

an additional insurer. They're also going to pay the rental fee for the Clubhouse, just as other 

people would be required to. We have done that at other Districts. It is pretty successful and it's 

very convenient for the members of the community.  

Mr. Flint: Are there any questions on that? I think it's a convenience for the community.  

Mr. Qureshi: Oh, I think it's a great idea. An excellent idea.  

Mr. Flint: Is there a motion to approve the agreement with the Supervisor of Elections?  

 

On MOTION by Mr. Qureshi seconded by Mr. Bailey with all in 
favor the Agreement with the Supervisor of Elections office to use 
the Tohoqua Amenity Center as a polling place was approved. 

 

Mr. Flint: Anything else, Marcia?  

Ms. Calleja: That's all I have.  

 

E. District Manager’s Report 
i. Approval of Check Register 

Mr. Flint: Under the District Manager’s Report, you have approval of the Check Register, 

which is in your agenda. This is for the General Fund and the Board compensation from January 

26th through February 23rd, in the amount of $299,699.33. Anywhere you see Tohoqua CDD, 
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care of US Bank, are transfers of the debt service assessment revenue that we receive from the 

Tax Collector to the Trustee. You can see a significant amount of the Check Register is the 

movement of the debt service assessment revenue. Are there any questions on the Check 

Register?  

Mr. Qureshi: No.  

Mr. Flint: Is there a motion to approve it?  

 

On MOTION by Mr. Qureshi seconded by Mr. Bailey with all in 
favor the Check Register from January 26, 2026 through February 
23, 2026 in the amount of $299,699.33 was approved. 

 

ii. Balance Sheet and Income Statement 
Mr. Flint: You also have the Unaudited Financials through January 31, 2025. You have 

the Combined Balance Sheet with the General Fund, Debt Service Funds, Capital Project Funds 

and capital reserve. Then you have the Statements of Revenue and Expenditures for each fund. 

No action is required by the Board on these, but if you have any questions, we can discuss them.  

Mr. Qureshi: No.  

Mr. Flint: Okay. Hearing none. 

 

EIGHTH ORDER OF BUSINESS Other Business 

Mr. Flint: Was there any Other Business that the Board wanted to discuss? Hearing none, 

 

NINTH ORDER OF BUSINESS Supervisor Requests 

Mr. Flint: Are there any Supervisor Requests? Hearing none, we need a motion to 

adjourn. 

 
TENTH ORDER OF BUSINESS Adjournment 
 

On MOTION by Mr. Qureshi seconded by Mr. Bailey with all in 
favor the meeting was adjourned. 

 
 
 
 
________________________________  ________________________________ 
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RESOLUTION 2026-06 

A RESOLUTION OF THE TOHOQUA COMMUNITY 
DEVELOPMENT DISTRICT APPOINTING AN ASSISTANT 
SECRETARY OF THE BOARD OF SUPERVISORS 

WHEREAS, the Board of Supervisors of the Tohoqua Community Development District 
desires to appoint __________________________ as an Assistant Secretary. 

NOW, THREFORE, BE IT RESOLVED BY THE BOARD OF 
SUPERVISORS OF THE TOHOQUA COMMUNITY  
DEVELOPMENT DISTRICT: 

 _______________________ is appointed as Assistant Secretary of the Board of Supervisors. 

ADOPTED ON THIS _______ DAY OF ________________ 2026. 

_____________________________ ____________________________ 
Secretary/ Assistant Secretary Chairman/ Vice Chairman 



SECTION V 
  



RESOLUTION 2026-07 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE TOHOQUA 
COMMUNITY DEVELOPMENT DISTRICT APPROVING PROPOSED 
BUDGET(S) FOR FISCAL YEAR 2026/2027 AND SETTING A PUBLIC HEARING 
THEREON PURSUANT TO FLORIDA LAW; ADDRESSING TRANSMITTAL, 
POSTING AND PUBLICATION REQUIREMENTS; ADDRESSING 
SEVERABILITY; AND PROVIDING AN EFFECTIVE DATE. 

WHEREAS, the District Manager has heretofore prepared and submitted to the Board of 
Supervisors (“Board”) of the Tohoqua Community Development District (“District”) prior to 
June 15, 2026, proposed budget(s) (“Proposed Budget”) for the fiscal year beginning October 1, 
2026, and ending September 30, 2027 (“Fiscal Year 2026/2027”); and 

WHEREAS, the Board has considered the Proposed Budget and desires to set the required 
public hearing thereon. 

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

1. PROPOSED BUDGET APPROVED.  The Proposed Budget prepared by the
District Manager for Fiscal Year 2026/2027 attached hereto as Exhibit A is hereby approved as 
the basis for conducting a public hearing to adopt said Proposed Budget. 

2. SETTING A PUBLIC HEARING.  A public hearing on said approved Proposed
Budget is hereby declared and set for the following date, hour and location: 

DATE:            August 5, 2026 
HOUR: 9:00 AM 
LOCATION:  1830 Fulfilment Drive 

Kissimmee, FL 34744 

3. TRANSMITTAL OF PROPOSED BUDGET TO LOCAL GENERAL
PURPOSE GOVERNMENT(S).  The District Manager is hereby directed to submit a copy of 
the Proposed Budget to the local general-purpose governments at least 60 days prior to the hearing 
set above. 

4. POSTING OF PROPOSED BUDGET.  In accordance with Section 189.016,
Florida Statutes, the District’s Secretary is further directed to post the approved Proposed Budget 
on the District’s website at least two days before the budget hearing date as set forth in Section 2 
and shall remain on the website for at least 45 days. 



5. PUBLICATION OF NOTICE.  Notice of this public hearing shall be published
in the manner prescribed in Florida law. 

6. SEVERABILITY.  The invalidity or unenforceability of any one or more
provisions of this Resolution shall not affect the validity or enforceability of the remaining portions 
of this Resolution, or any part thereof. 

7. EFFECTIVE DATE.  This Resolution shall take effect immediately upon
adoption. 

PASSED AND ADOPTED THIS 3rd DAY OF JUNE, 2026. 

ATTEST: TOHOQUA COMMUNITY 
DEVELOPMENT DISTRICT 

_____________________________ 
Secretary / Assistant Secretary Chair/Vice Chair, Board of Supervisors 

Exhibit A: Proposed Budget 
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RESOLUTION 2026-08 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF THE 
TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
IMPLEMENTING SECTION 190.006(3)(A)2.C., FLORIDA STATUTES 
AND INSTRUCTING THE OSCEOLA COUNTY SUPERVISOR OF 
ELECTIONS TO CONDUCT THE DISTRICT’S GENERAL ELECTION; 
PROVIDING FOR COMPENSATION; SETTING FORTH THE TERMS OF 
OFFICE; AUTHORIZING NOTICE OF THE QUALIFYING PERIOD; 
AND PROVIDING FOR SEVERABILITY AND AN EFFECTIVE DATE. 

WHEREAS, the Tohoqua Community Development District (“District”) is a local unit of 
special-purpose government created and existing pursuant to Chapter 190, Florida Statutes, being 
situated entirely within Osceola County, Florida; 

WHEREAS, the Board of Supervisors of the District (“Board”) seeks to implement 
Section 190.006(3)(a)2.c., Florida Statutes, and to instruct the Supervisor of Elections for Osceola 
County, Florida (“Supervisor of Elections”), to conduct the District’s elections by the qualified 
electors of the District at the 2026 general election (“General Election”). 

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

1. CURRENT BOARD MEMBERS.  The Board is currently made up of the
following individuals, seats and terms: 

Seat Number Supervisor Term Expiration Date 
1 Marcus Hooker November 2026 
2 Andre Vidrine November 2026 
3 Vacant November 2028 
4 Sean Bailey November 2028 
5 Asif Qureshi November 2028 

2. GENERAL ELECTION SEATS. Seat 1 and Seat 2, with terms expiring in
November 2026, are scheduled for the General Election in November 2026. The District Manager 
is hereby authorized to notify the Supervisor of Elections of the seats subject to General Election 
for the current election year, and for each subsequent election year.  

3. QUALIFICATION PROCESS. For each General Election, all candidates shall
qualify for individual seats in accordance with Section 99.061, Florida Statutes, and must also be 
a qualified elector of the District. A qualified elector is any person at least 18 years of age who is 
a citizen of the United States, a legal resident of the State of Florida and of the District, and who 
is registered to vote with the Osceola County Supervisor of Elections. Campaigns shall be 
conducted in accordance with Chapter 106, Florida Statutes. 

4. COMPENSATION. Each member of the Board is entitled to receive $200 per
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INDEPENDENT AUDITOR’S REPORT 
 
To the Board of Supervisors  
Tohoqua Community Development District 
City of St. Cloud, Florida 
 
Report on the Audit of the Financial Statements 
Opinions  

We have audited the accompanying financial statements of the governmental activities and each major 
fund of Tohoqua Community Development District, City of St. Cloud, Florida (“District”) as of and for the 
fiscal year ended September 30, 2025, and the related notes to the financial statements, which 
collectively comprise the District’s basic financial statements as listed in the table of contents. 

In our opinion, the financial statements referred to above present fairly, in all material respects, the 
respective financial position of the governmental activities, and each major fund of the District as of 
September 30, 2025, and the respective changes in financial position, thereof for the fiscal year then 
ended in accordance with accounting principles generally accepted in the United States of America. 

Basis for Opinions 

We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America (GAAS) and the standards applicable to financial audits contained in Government Auditing 
Standards, issued by the Comptroller General of the United States. Our responsibilities under those 
standards are further described in the Auditor’s Responsibilities for the Audit of the Financial Statements 
section of our report. We are required to be independent of the District and to meet our other ethical 
responsibilities, in accordance with the relevant ethical requirements relating to our audit. We believe that 
the audit evidence we have obtained is sufficient and appropriate to provide a basis for our audit opinions. 

Responsibilities of Management for the Financial Statements 

The District’s management is responsible for the preparation and fair presentation of the financial 
statements in accordance with accounting principles generally accepted in the United States of America; 
and for the design, implementation, and maintenance of internal control relevant to the preparation and 
fair presentation of financial statements that are free from material misstatement, whether due to fraud or 
error. 

In preparing the financial statements, management is required to evaluate whether there are conditions or 
events, considered in the aggregate, that raise substantial doubt about the District’s ability to continue as 
a going concern for twelve months beyond the financial statement date, including any currently known 
information that may raise substantial doubt shortly thereafter. 

Auditor’s Responsibilities for the Audit of the Financial Statements 

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

• Exercise professional judgment and maintain professional skepticism throughout the audit.  
• Identify and assess the risks of material misstatement of the financial statements, whether due to 

fraud or error, and design and perform audit procedures responsive to those risks. Such 
procedures include examining, on a test basis, evidence regarding the amounts and disclosures 
in the financial statements. 

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

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

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

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

Accounting principles generally accepted in the United States of America require that the management’s 
discussion and analysis be presented to supplement the basic financial statements. Such information is 
the responsibility of management and, although not a part of the basic financial statements, is required by 
the Governmental Accounting Standards Board, who considers it to be an essential part of financial 
reporting for placing the basic financial statements in an appropriate operational, economic, or historical 
context. We have applied certain limited procedures to the required supplementary information in 
accordance with auditing standards generally accepted in the United States of America, which consisted 
of inquiries of management about the methods of preparing the information and comparing the 
information for consistency with management’s responses to our inquiries, the basic financial statements, 
and other knowledge we obtained during our audit of the basic financial statements. We do not express 
an opinion or provide any assurance on the information because the limited procedures do not provide us 
with sufficient evidence to express an opinion or provide any assurance.  
Other Information Included in the Financial Report 

Management is responsible for the other information included in the financial report. The other information 
comprises the information for compliance with Section 218.39(3)(c), Florida Statutes but does not include 
the financial statements and our auditor's report thereon. Our opinions on the financial statements do not 
cover the other information, and we do not express an opinion or any form of assurance thereon. In 
connection with our audit of the financial statements, our responsibility is to read the other information 
and consider whether a material inconsistency exists between the other information and the financial 
statements, or the other information otherwise appears to be materially misstated. If, based on the work 
performed, we conclude that an uncorrected material misstatement of the other information exists, we are 
required to describe it in our report.  

Other Reporting Required by Government Auditing Standards 
In accordance with Government Auditing Standards, we have also issued our report dated March 6, 2026, 
on our consideration of the District’s internal control over financial reporting and on our tests of its 
compliance with certain provisions of laws, regulations, contracts, grant agreements and other matters. 
The purpose of that report is solely to describe the scope of our testing of internal control over financial 
reporting and compliance and the results of that testing, and not to provide an opinion on the 
effectiveness of the District’s internal control over financial reporting or on compliance. That report is an 
integral part of an audit performed in accordance with Government Auditing Standards in considering the 
District’s internal control over financial reporting and compliance. 

 

March 6, 2026 
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MANAGEMENT’S DISCUSSION AND ANALYSIS 
 
The management of the Tohoqua Community Development District, City of St. Cloud, Florida (“District”) 
would like to offer the readers of the District’s financial statements this discussion and analysis of the 
District’s financial activities for the fiscal year ended September 30, 2025.  Please read it in conjunction 
with the District’s Independent Auditor’s Report, basic financial statements, accompanying notes and 
supplementary information to the basic financial statements.   
 
FINANCIAL HIGHLIGHTS 
 

• The assets of the District exceeded its liabilities at the close of the most recent fiscal year 
resulting in a net position balance of $2,642,435. 
 

• The change in the District’s total net position in comparison with the prior fiscal year was 
$1,427,050, an increase. The key components of the District’s net position and change in net 
position are reflected in the table in the government-wide financial analysis section.  

 
• At September 30, 2025, the District’s governmental funds reported combined ending fund 

balances of $2,002,687, a decrease of ($5,398,346) in comparison with the prior fiscal year.  The 
total fund balance is restricted for debt service and capital projects, non-spendable for prepaid 
items, assigned to capital reserves and subsequent year’s expenditures, and the remainder is 
unassigned fund balance which is available for spending at the District’s discretion.   
 

OVERVIEW OF FINANCIAL STATEMENTS 
 
This discussion and analysis are intended to serve as the introduction to the District’s financial 
statements.  The District’s basic financial statements are comprised of three components: 1) government-
wide financial statements, 2) fund financial statements, and 3) notes to the financial statements. This 
report also contains other supplementary information in addition to the basic financial statements 
themselves. 
 
Government-Wide Financial Statements 
 
The government-wide financial statements are designed to provide readers with a broad overview of the 
District’s finances, in a manner similar to a private-sector business. 
 
The statement of net position presents information on all the District’s assets, deferred outflows of 
resources, liabilities, and deferred inflows of resources with the residual amount being reported as net 
position.  Over time, increases or decreases in net position may serve as a useful indicator of whether the 
financial position of the District is improving or deteriorating. 
 
The statement of activities presents information showing how the government’s net position changed 
during the most recent fiscal year.  All changes in net position are reported as soon as the underlying 
event giving rise to the change occurs, regardless of the timing of related cash flows. Thus, revenues and 
expenses are reported in this statement for some items that will only result in cash flows in future fiscal 
periods. 
 
The government-wide financial statements include all governmental activities that are principally 
supported by assessments.  The District does not have any business-type activities. The governmental 
activities of the District include the general government (management) maintenance and recreation 
functions. 
 
Fund Financial Statements 
 
A fund is a grouping of related accounts that is used to maintain control over resources that have been 
segregated for specific activities or objectives. The District, like other state and local governments, uses 
fund accounting to ensure and demonstrate compliance with finance-related legal requirements. The 
District has one fund category: governmental funds. 



 

 
4 

OVERVIEW OF FINANCIAL STATEMENTS (Continued) 
  
Governmental Funds 
 
Governmental funds are used to account for essentially the same functions reported as governmental 
activities in the government-wide financial statements.  However, unlike the government-wide financial 
statements, governmental fund financial statements focus on near-term inflows and outflows of spendable 
resources, as well as on balances of spendable resources available at the end of the fiscal year.  Such 
information may be useful in evaluating a District’s near-term financing requirements. 
 
Because the focus of governmental funds is narrower than that of the government-wide financial 
statements, it is useful to compare the information presented for governmental funds with similar 
information presented for governmental activities in the government-wide financial statements. By doing 
so, readers may better understand the long-term impact of the District’s near-term financing decisions. 
Both the governmental fund balance sheet and the governmental fund statement of revenues, 
expenditures, and changes in fund balance provide a reconciliation to facilitate this comparison between 
governmental funds and governmental activities. 
 
The District maintains three governmental funds for external reporting. Information is presented 
separately in the governmental fund balance sheet and the governmental fund statement of revenues, 
expenditures, and changes in fund balances for the general fund, debt service fund and capital projects 
fund, all of which are considered major funds.  
 
The District adopts an annual appropriated budget for its general fund.  A budgetary comparison schedule 
has been provided for the general fund to demonstrate compliance with the budget. 
 
Notes to the Financial Statements 
 
The notes provide additional information that is essential to a full understanding of the data provided in 
the basic financial statements. 
 
GOVERNMENT-WIDE FINANCIAL ANALYSIS  
 
As noted earlier, net position may serve over time as a useful indicator of an entity’s financial position. In 
the case of the District, assets exceeded liabilities at the close of the fiscal year ended September 30, 
2025.  
 
Key components of the District’s net position are reflected in the following table: 

 2025 2024
Current and other assets 2,090,186$      7,418,232$       
Capital assets, net of depreciation 18,553,920      12,031,268       

Total assets 20,644,106      19,449,500       
Current liabilities 447,843           359,118            
Long-term liabilities 17,553,828      17,874,997       

Total liabilities 18,001,671      18,234,115       
Net position

Net investment in capital assets 1,052,097        (115,769)          
Restricted 861,791           789,295            
Unrestricted 728,547           541,859            

Total net position 2,642,435$      1,215,385$       

NET POSITION
SEPTEMBER 30,

 
The District’s net position reflects its investment in capital assets (e.g. land, land improvements, and 
infrastructure) less any related debt used to acquire those assets that is still outstanding.  These assets 
are used to provide services to residents; consequently, these assets are not available for future 
spending.  Although the District’s investment in capital assets is reported net of related debt, it should be 
noted that the resources needed to repay this debt must be provided from other sources, since the capital 
assets themselves cannot be used to liquidate these liabilities.   
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GOVERNMENT-WIDE FINANCIAL ANALYSIS (Continued) 
 
The restricted portion of the District’s net position represents resources that are subject to external 
restrictions on how they may be used.  The remaining balance of unrestricted net position may be used to 
meet the District’s other obligations. 
 
The District’s net position increased during the most recent fiscal year. The majority of the increase 
represents the extent to which ongoing program revenues exceeded the cost of operations. 
 
Key elements of the change in net position are reflected in the following table: 

 2025 2024
Revenues:
Program revenues

Charges for services 3,044,837$      2,062,492$       
Operating grants and contributions 49,694             59,122              
Capital grants and contributions 836,206           125,023            

General revenues
Unrestricted investment earnings 22,790             -                   
Miscellaneous 15,420             12,420              
Cost share revenue 10,496             -                   

Total revenues 3,979,443        2,259,057         
Expenses:

General government 154,812           164,052            
Maintenance and operations 1,208,012        795,012            
Recreation 317,127           264,987            
Interest 865,996           699,811            
Bond issue costs 6,446               312,400            

Total expenses 2,552,393        2,236,262         
Change in net position 1,427,050        22,795              
Net position - beginning 1,215,385        1,192,590         
Net position - ending 2,642,435$      1,215,385$       

CHANGES IN NET POSITION
FOR THE FISCAL YEAR END SEPTEMBER 30,

 
As noted above and in the statement of activities, the cost of all governmental activities during the fiscal 
year ended September 30, 2025, was $2,552,393. The costs of the District’s activities were primarily 
funded by program revenues. Program revenues of the District are comprised of assessments, Developer 
contributions, investment income, and miscellaneous revenue in the current fiscal year. The increase in 
revenues is due to an increase in assessments, Developer contributions, and interest income. The 
increase in expenses is due to the increase in maintenance and operations costs. 
 
GENERAL BUDGETING HIGHLIGHTS 
 
An operating budget was adopted and maintained by the governing board for the District pursuant to the 
requirements of Florida Statutes. The budget is adopted using the same basis of accounting that is used 
in preparation of the fund financial statements. The legal level of budgetary control, the level at which 
expenditures may not exceed budget, is in the aggregate. Any budget amendments that increase the 
aggregate budgeted appropriations must be approved by the Board of Supervisors. Actual general fund 
expenditures did not exceed appropriations for the fiscal year ended September 30, 2025.    
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CAPITAL ASSETS AND DEBT ADMINISTRATION 
 
Capital Assets 
 
At September 30, 2025, the District had $18,553,920 invested in capital assets for its governmental 
activities. No depreciation has been taken as the infrastructure improvements are under construction. 
More detailed information about the District’s capital assets is presented in the notes of the financial 
statements. 
 
Capital Debt  
 
At September 30, 2025, the District had $17,525,000 in Bonds outstanding for its governmental activities. 
More detailed information about the District’s capital debt is presented in the notes of the financial 
statements. 
 
ECONOMIC FACTORS AND NEXT YEAR’S BUDGETS AND OTHER EVENTS 
 
It is anticipated that the general operations of the District will continue to increase as the District is built 
out. 
 
Subsequent to fiscal year end, the District issued $3,880,000 of Special Assessment Revenue Bonds, 
Series 2025, consisting of multiple term bonds with due dates ranging from May 1, 2030 - May 1, 2055 
and fixed interest rates ranging from 4% to 5.5%.The Bonds were issued to finance the acquisition and 
construction of certain improvements for the benefit of the District.  
 
CONTACTING THE DISTRICT’S FINANCIAL MANAGEMENT 
  
This financial report is designed to provide our citizens, taxpayers, customers, investors and creditors with 
a general overview of the District’s finances and to demonstrate the District’s accountability for the 
financial resources it manages and the stewardship of the facilities it maintains.  If you have questions 
about this report or need additional financial information, contact the Tohoqua Community Development 
District’s Finance Department at 219 East Livingston Street, Orlando FL 32801. 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA  
STATEMENT OF NET POSITION 

SEPTEMBER 30, 2025 
 
 

ASSETS
Cash 417,139$          
Investments 312,790            
Accounts receivable 12,912              
Assessments receivable 17,581
Due from Developer 6,214                
Prepaid items 50,910
Restricted assets:

Investments 1,272,640         
Capital assets:

Nondepreciable 18,553,920       
Total assets 20,644,106       

LIABILITIES  
Accounts payable 75,448              
Contracts payable 5,605
Due to Developer 6,446
Accrued interest payable 360,344
Noncurrent liabilities:

Due within one year 330,000            
Due in more than one year 17,223,828

Total liabilities 18,001,671       

NET POSITION
Net investment in capital assets 1,052,097         
Restricted for debt service 861,791
Unrestricted 728,547            

Total net position 2,642,435$       

Governmental 
Activities

 
 

 
 
 
 
 
 

 
 
 

 
 

 
 
 
 
 
 
 
 
 
 

See notes to the financial statements 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA 
STATEMENT OF ACTIVITIES 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 
 

 
 

Charges
for

Functions/Programs Expenses Services
Primary government:

Governmental activities:
General government 154,812$        154,812$    -$                 -$              -$                   
Maintenance and operations 1,208,012       1,662,060   -                   836,206        1,290,254          
Recreation 317,127          -              -                   -                (317,127)            
Interest on long-term debt 865,996          1,227,965   49,694             -                411,663             
Bond issue costs 6,446              -              -                   -                (6,446)                

Total governmental activities 2,552,393       3,044,837   49,694             836,206        1,378,344          

General revenues:
Miscellaneous 15,420               
Cost share revenue 10,496               
Unrestricted investment earnings 22,790               

         Total general revenues 48,706               
   Change in net position 1,427,050          
   Net position - beginning 1,215,385          
   Net position - ending 2,642,435$        

Program Revenues
Operating 
Grants and 

Contributions

Capital Grants 
and 

Contributions
Governmental 

Activities

Net (Expense) 
Revenue and 

Changes in Net 
Position

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

 
See notes to the financial statements 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA 

BALANCE SHEET 
GOVERNMENTAL FUNDS 

SEPTEMBER 30, 2025 
 
 

General
ASSETS
Cash 339,035$       -$               78,104$         417,139$      
Investments 312,790 1,214,189 58,451 1,585,430     
Assessments receivable 9,635 7,946 -                 17,581          
Accounts receivable 12,912           -                 -                 12,912          
Due from Developer 609 -                 5,605 6,214            
Prepaid items 50,910 -                 -                 50,910          

Total assets 725,891$       1,222,135$    142,160$       2,090,186$   

LIABILITIES AND FUND BALANCES
Liabilities:

Accounts payable 75,448$         -$               -$               75,448$        
Contracts payable -                 -                 5,605 5,605            
Due to developer -                 -                 6,446 6,446            

Total liabilities 75,448           -                 12,051           87,499          

Fund balances:
Nonspendable:

Prepaid items 50,910           -                 -                 50,910          
Restricted for:

Debt service -                 1,222,135      -                 1,222,135     
Capital projects -                 -                 52,005           52,005          

Assigned to:
Capital reserves -                 -                 78,104           78,104          
Subsequent year's expenditures 123,294         -                 -                 123,294        

Unassigned: 476,239         -                 -                 476,239        
Total fund balances 650,443         1,222,135      130,109         2,002,687     

Total liabilities and fund balances 725,891$       1,222,135$    142,160$       2,090,186$   

Major Funds Total 
Governmental 

FundsDebt Service
Capital 
Projects

 
 
 
 
 
 

 
 
 
 
 

 
 
 

 
See notes to the financial statements 



 

 
10 

TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA 

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

SEPTEMBER 30, 2025 
 
 

Total fund balances - governmental funds 2,002,687$     

Amounts reported for governmental activities in the statement of 
net position are different because:

Cost of capital assets 18,553,920     
Accumulated depreciation -                 18,553,920     

Accrued interest payable (360,344)        
Original issue discount/premium (28,828)          
Bonds payable (17,525,000)   (17,914,172)   

Net position of governmental activities 2,642,435$     

Capital assets used in governmental activities are not financial
resources and, therefore, are not reported as assets in the
governmental funds. The statement of net position includes
those capital assets, net of any accumulated depreciation, in the
net position of the government as a whole.

Liabilities not due and payable from current available resources
are not reported as liabilities in the governmental fund
statements. All liabilities, both current and long-term, are
reported in the government-wide financial statements.

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

See notes to the financial statements 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA 

STATEMENT OF REVENUES, EXPENDITURES, 
AND CHANGES IN FUND BALANCES  

GOVERNMENTAL FUNDS 
FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 

 
 

General Debt Service
REVENUES
Assessments 1,816,872$   1,227,965$    -$                 3,044,837$    
Developer contributions -                -                621,869 621,869         
Interest income 22,790          49,694 214,337 286,821         
Miscellaneous 15,420 -                -                   15,420           
Cost share revenue 10,496 -                -                   10,496           

Total revenues 1,865,578     1,277,659      836,206           3,979,443      

EXPENDITURES
Current:

General government 154,812 -                -                   154,812         
Maintenance and operations 1,208,012 -                -                   1,208,012      
Recreation 317,127 -                -                   317,127         

Debt Service:
Principal -                320,000 -                   320,000         
Interest -                848,740 -                   848,740         
Bond issue costs -                -                6,446 6,446             

Capital outlay -                -                6,522,652 6,522,652      
Total expenditures 1,679,951     1,168,740      6,529,098        9,377,789      

Excess (deficiency) of revenues
            over (under) expenditures 185,627        108,919         (5,692,892)       (5,398,346)    

OTHER FINANCING SOURCES (USES)
Transfers in -                -                67,998 67,998           
Transfers out (50,000)         (17,998)         -                   (67,998)         

Total other financing sources (uses) (50,000)         (17,998)         67,998             -                

Net change in fund balances 135,627        90,921           (5,624,894)       (5,398,346)    

Fund balances - beginning 514,816 1,131,214 5,755,003 7,401,033      

Fund balances - ending 650,443$      1,222,135$    130,109$         2,002,687$    

Major Funds Total 
Governmental 

FundsCapital Projects

 
 
 

 
 
 
 
 
 
 

See notes to the financial statements 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA 

RECONCILIATION OF THE STATEMENT OF REVENUES, EXPENDITURES AND CHANGES IN 
FUND BALANCES OF GOVERNMENTAL FUNDS TO THE STATEMENT OF ACTIVITIES 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 
 
 

Net change in fund balances - total governmental funds (5,398,346)$      

Amounts reported for governmental activities in the statement of activities
are different because:

(18,425)             

320,000            

1,169                

6,522,652         

Change in net position of governmental activities   1,427,050$       

The change in accrued interest on long-term liabilities between the
current and prior fiscal years is recorded in the statement of activities,
but not in the governmental fund financial statements.

Repayment of long-term liabilities are reported as expenditures in the
governmental fund statement but such repayments reduce liabilities in
the statement of net position and are eliminated in the statement of
activities.
Amortization of Bond discounts/premiums is not recognized in the
governmental fund financial statements, but is reported as an expense
in the statement of activities.	
Governmental funds report capital outlays as expenditures, however,
the cost of capital assets is eliminated in the statement of activities and
capitalized in the statement of net position.

 
 
 
 
 
 
 
 
 

 
 

 
 
 

 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

See notes to the financial statements 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA  

NOTES TO FINANCIAL STATEMENTS  
 
 

NOTE 1 – NATURE OF ORGANIZATION AND REPORTING ENTITY     
 
Tohoqua Community Development District ("the District") was created on August 14, 2017 pursuant to the 
Uniform Community Development District Act of 1980, otherwise known as Chapter 190, Florida Statutes, 
by Osceola County Ordinance 2017-57, subsequently annexed into the City of St. Cloud on May 24, 2018 
by Ordinance 2017-53, and expanded and contracted by Ordinance 2024-15 on February 19, 2024. The 
Act provides among other things, the power to manage basic services for community development, power 
to borrow money and issue bonds, and to levy and assess non-ad valorem assessments for the financing 
and delivery of capital infrastructure. 
 
The District was established for the purposes of financing and managing the acquisition, construction, 
maintenance and operation of a portion of the infrastructure necessary for community development within 
the District.  
 
The District is governed by the Board of Supervisors ("the District") which is composed of five 
members.  The Supervisors are elected by landowners of the District. The Board of Supervisors of the 
District exercise all powers granted to the District pursuant to Chapter 190, Florida Statutes. Two Board 
members are affiliated with Tohoqua Development Group, LLC and one board member is affiliated with 
Pulte Homes, (together, the “Developers”) as of September 30, 2025. 
 
The District has the final responsibility for: 
1.   Assessing and levying maintenance taxes and special assessments. 
2. Approving budgets. 
3. Exercising control over facilities and properties. 
4. Controlling the use of funds generated by the District. 
5. Approving the hiring and firing of key personnel. 
6. Financing improvements. 
 
The financial statements were prepared in accordance with Governmental Accounting Standards Board 
(“GASB”) Statements. Under the provisions of those standards, the financial reporting entity consists of 
the primary government, organizations for which the Board of Supervisors is considered to be financially 
accountable and other organizations for which the nature and significance of their relationship with the 
District are such that, if excluded, the financial statements of the District would be considered incomplete 
or misleading. There are no entities considered to be component units of the District; therefore, the 
financial statements include only the operations of the District.  
 
NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES  
 
Government-Wide and Fund Financial Statements 
The basic financial statements include both government-wide and fund financial statements. 
 
The government-wide financial statements (i.e., the statement of net position and the statement of 
activities) report information on all of the non-fiduciary activities of the primary government.  For the most 
part, the effect of interfund activity has been removed from these statements.   
 
The statement of activities demonstrates the degree to which the direct expenses of a given function or 
segment is offset by program revenues.  Direct expenses are those that are clearly identifiable with a 
specific function or segment.  Program revenues include: 1) charges to customers who purchase, use, or 
directly benefit from goods, services, or privileges provided by a given function or segment; operating-
type special assessments for maintenance and debt service are treated as charges for services and 2) 
grants and contributions that are restricted to meeting the operational or capital requirements of a 
particular function or segment. Other items not included among program revenues are reported instead 
as general revenues. 
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued)  
 
Measurement Focus, Basis of Accounting and Financial Statement Presentation 
The government-wide financial statements are reported using the economic resources measurement 
focus and the accrual basis of accounting.  Revenues are recorded when earned and expenses are 
recorded when a liability is incurred, regardless of the timing of related cash flows.  Assessments are 
recognized as revenues in the year for which they are levied.  Grants and similar items are to be 
recognized as revenue as soon as all eligibility requirements imposed by the provider have been met. 
 
Governmental fund financial statements are reported using the current financial resources measurement 
focus and the modified accrual basis of accounting.  Revenues are recognized as soon as they are both 
measurable and available.  Revenues are considered to be available when they are collectible within the 
current period or soon enough thereafter to pay liabilities of the current period.  For this purpose, the 
government considers revenues to be available if they are collected within 60 days of the end of the 
current fiscal period.  Expenditures are recorded when a liability is incurred, as under accrual accounting.  
However, debt service expenditures are recorded only when payment is due. 
 
Assessments 
Assessments are non-ad valorem assessments on benefitted property within the District. Operating and 
Maintenance Assessments are based upon adopted budget and levied annually at a public hearing of the 
District.  Debt Service Assessments are levied when Bonds are issued and assessed and collected on an 
annual basis.  The District may collect assessments directly or utilize the uniform method of collection 
(Chapter 197.3632, Florida Statutes).  Direct collected assessments are due as determined by annual 
assessment resolution adopted by the Board of Supervisors.  Assessments collected under the uniform 
method are mailed by County Tax Collector on November 1 and due on or before May 31 of each 
year.  Property owners may prepay a portion or all of the Debt Service Assessments on their property 
subject to various provisions in the Bond documents. 
 
Assessments and interest associated with the current fiscal period are considered to be susceptible to 
accrual and so have been recognized as revenues of the current fiscal period.  The portion of 
assessments receivable due within the current fiscal period is considered to be susceptible to accrual as 
revenue of the current period. 
 
The District reports the following major governmental funds: 
 
General Fund 
The general fund is the general operating fund of the District.  It is used to account for all financial 
resources except those required to be accounted for in another fund. 
 
Debt Service Fund 
The debt service fund is used to account for the accumulation of resources for the annual payment of 
principal and interest on long-term debt. 
 
Capital Projects Fund 
This fund accounts for the financial resources to be used for the acquisition or construction of major 
infrastructure and repairs and maintenance within the District. 
 
As a general rule, the effect of interfund activity has been eliminated from the government-wide financial 
statements. 
 
When both restricted and unrestricted resources are available for use, it is the government’s policy to use 
restricted resources first for qualifying expenditures, then unrestricted resources as they are needed. 
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity 
 
Restricted Assets 
These assets represent cash and investments set aside pursuant to Bond covenants or other contractual 
restrictions.  
 
Deposits and Investments 
The government’s cash and cash equivalents are considered to be cash on hand and demand deposits 
(interest and non-interest bearing). 
 
The District has elected to proceed under the Alternative Investment Guidelines as set forth in Section 
218.415 (17) Florida Statutes. The District may invest any surplus public funds in the following: 
 

a) The Local Government Surplus Trust Funds, or any intergovernmental investment pool 
authorized pursuant to the Florida Interlocal Cooperation Act; 

b) Securities and Exchange Commission registered money market funds with the highest credit 
quality rating from a nationally recognized rating agency; 

c) Interest bearing time deposits or savings accounts in qualified public depositories; 
d) Direct obligations of the U.S. Treasury. 

 
The State Board of Administration’s (“SBA”) Local Government Surplus Funds Trust Fund (“Florida 
PRIME”) is a“2a-7 like” pool.  A “2a-7 like” pool is an external investment pool that is not registered with 
the Securities and Exchange Commission (“SEC”) as an investment company, but nevertheless has a 
policy that it will, and does, operate in a manner consistent with the SEC’s Rule 2a-7 of the Investment 
Company Act of 1940, which comprises the rules governing money market funds. Thus, the pool operates 
essentially as a money market fund.  The District has reported its investment in Florida PRIME at 
amortized cost for financial reporting purposes 
 
Securities listed in paragraph c and d shall be invested to provide sufficient liquidity to pay obligations as 
they come due.   
 
The District records all interest revenue related to investment activities in the respective funds.  
Investments are measured at amortized cost or reported at fair value as required by generally accepted 
accounting principles.     
 
Prepaid Items 
Certain payments to vendors reflect costs applicable to future accounting periods and are recorded as 
prepaid items. 
 
Capital Assets 
Capital assets which include property, plant and equipment, and infrastructure assets (e.g., roads, 
sidewalks and similar items) are reported in the government activities columns in the government-wide 
financial statements.  Capital assets are defined by the government as assets with an initial, individual 
cost of more than $5,000 (amount not rounded) and an estimated useful life in excess of two years.  Such 
assets are recorded at historical cost or estimated historical cost if purchased or constructed.  Donated 
capital assets are recorded at acquisition value at the date of donation. 
 
The costs of normal maintenance and repairs that do not add to the value of the asset or materially 
extend assets lives are not capitalized.  Major outlays for capital assets and improvements are capitalized 
as projects are constructed. 
 
No depreciation has been taken in the current fiscal year as the District’s infrastructure and other capital 
assets are under construction. 
 
Unearned Revenue    
Governmental funds report unearned revenue in connection with resources that have been received, but 
not yet earned.    
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity (Continued) 
 
Long-Term Obligations   
In the basic financial statements, long-term debt and other long-term obligations are reported as liabilities 
in the statement of net position. Bond premiums and discounts are deferred and amortized ratably over 
the life of the Bonds. Bonds payable are reported net of the applicable premiums or discounts. Bond 
issuance costs are expensed when incurred. 
 
In the fund financial statements, governmental fund types recognize premiums and discounts, as well as 
issuance costs, during the current period.  The face amount of debt issued is reported as other financing 
sources.  Premiums received on debt issuances are reported as other financing sources while discounts 
on debt issuances are reported as other financing uses.  Issuance costs, whether or not withheld from the 
actual debt proceeds received, are reported as debt service expenditures. 
 
Deferred Outflows/Inflows of Resources   
In addition to assets, the statement of financial position will sometimes report a separate section for 
deferred outflows of resources. This separate financial statement element, deferred outflows of 
resources, represents a consumption of net position that applies to a future period(s) and so will not be 
recognized as an outflow of resources (expense/expenditure) until then. 
 
In addition to liabilities, the statement of financial position will sometimes report a separate section for 
deferred inflows of resources. This separate financial statement element, deferred inflows of resources, 
represents an acquisition of net position that applies to a future period(s) and so will not be recognized as 
an inflow of resources (revenue) until that time 
 
Fund Equity/Net Position 
In the fund financial statements, governmental funds report non spendable and restricted fund balance for 
amounts that are not available for appropriation or are legally restricted by outside parties for use for a 
specific purpose.  Assignments of fund balance represent tentative management plans that are subject to 
change. 
 
The District can establish limitations on the use of fund balance as follows:  
 

Committed fund balance – Amounts that can be used only for the specific purposes determined by a 
formal action (resolution) of the Board of Supervisors. Commitments may be changed or lifted only by 
the Board of Supervisors taking the same formal action (resolution) that imposed the constraint 
originally.  Resources accumulated pursuant to stabilization arrangements sometimes are reported in 
this category.   
 
Assigned fund balance – Includes spendable fund balance amounts established by the Board of 
Supervisors that are intended to be used for specific purposes that are neither considered restricted 
nor committed.  The Board may also assign fund balance as it does when appropriating fund balance 
to cover differences in estimated revenue and appropriations in the subsequent year’s appropriated 
budget.  Assignments are generally temporary and normally the same formal action need not be taken 
to remove the assignment.    

 
The District first uses committed fund balance, followed by assigned fund balance and then unassigned 
fund balance when expenditures are incurred for purposes for which amounts in any of the unrestricted 
fund balance classifications could be used.   
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NOTE 2 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (Continued) 
 
Assets, Liabilities and Net Position or Equity (Continued) 
 
Fund Equity/Net Position (Continued) 
Net position is the difference between assets and deferred outflows of resources less liabilities and 
deferred inflows of resources. Net position in the government-wide financial statements are categorized 
as net investment in capital assets, restricted or unrestricted.  Net investment in capital assets represents 
net position related to infrastructure and property, plant and equipment.  Restricted net position 
represents the assets restricted by the District’s Bond covenants or other contractual restrictions. 
Unrestricted net position consists of the net position not meeting the definition of either of the other two 
components.   
 
Other Disclosures 
 
Use of Estimates 
The preparation of financial statements in conformity with generally accepted accounting principles 
requires management to make estimates and assumptions that affect the reported amounts of assets and 
liabilities, and disclosure of contingent assets and liabilities at the date of the financial statements, and the 
reported amounts of revenues and expenditures during the reporting period.  Actual results could differ 
from those estimates.  
 
NOTE 3 – BUDGETARY INFORMATION      
 
The District is required to establish a budgetary system and an approved Annual Budget.  Annual 
Budgets are adopted on a basis consistent with generally accepted accounting principles for the general 
fund.  All annual appropriations lapse at fiscal year-end. 
 
The District follows these procedures in establishing the budgetary data reflected in the financial 
statements. 
 
a) Each year the District Manager submits to the District Board a proposed operating budget for the 

fiscal year commencing the following October 1.  
b) Public hearings are conducted to obtain public comments. 
c) Prior to October 1, the budget is legally adopted by the District Board. 
d) All budget changes must be approved by the District Board. 
e) The budgets are adopted on a basis consistent with generally accepted accounting principles. 
f) Unused appropriation for annually budgeted funds lapse at the end of the year. 
 
NOTE 4 – DEPOSITS AND INVESTMENTS 
 
Deposits 
The District’s cash balances were entirely covered by federal depository insurance or by a collateral pool 
pledged to the State Treasurer. "Florida Security for Public Deposits Act" its compliance with Chapter 
280, Florida Statutes, requires all qualified depositories to deposit with the Treasurer or another banking 
institution eligible collateral equal to various percentages of the average daily balance for each month of 
all public deposits in excess of any applicable deposit insurance held.  The percentage of eligible 
collateral (generally, U.S. Governmental and agency securities, state or local government debt, or 
corporate bonds) to public deposits is dependent upon the depository's financial history and its 
compliance with Chapter 280.  In the event of a failure of a qualified public depository, the remaining 
public depositories would be responsible for covering any resulting losses. 
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NOTE 4 – DEPOSITS AND INVESTMENTS (Continued) 
 
Investments 
The District’s investments were held as follows at September 30, 2025: 
 

Amortized Cost Credit Risk Maturities
US Bank Money Market  $       1,272,640 N/A N/A
SBA              312,790 S&P AAAm 47 Days

Total Investments  $       1,585,430 
 

Concentration risk – The District places no limit on the amount the District may invest in any one issuer.   
 
Credit risk – For investments, credit risk is generally the risk that an issuer of an investment will not fulfill 
its obligation to the holder of the investment.  This is measured by the assignment of a rating by a 
nationally recognized statistical rating organization.  Investment ratings by investment type are included in 
the preceding summary of investments. 
 
Interest rate risk – The District does not have a formal policy that limits investment maturities as a means 
of managing exposure to fair value losses arising from increasing interest rates.   
 
However, the Bond Indenture limits the type of investments held using unspent proceeds. 
 
Fair Value Measurement – When applicable, the District measures and records its investments using fair 
value measurement guidelines established in accordance with GASB Statements.  The framework for 
measuring fair value provides a fair value hierarchy that prioritizes the inputs to valuation techniques.  
 
These guidelines recognize a three-tiered fair value hierarchy, in order of highest priority, as follows: 

• Level 1: Investments whose values are based on unadjusted quoted prices for identical 
investments in active markets that the District has the ability to access; 

• Level 2: Investments whose inputs - other than quoted market prices - are observable either 
directly or indirectly; and, 

• Level 3: Investments whose inputs are unobservable. 
 
The fair value measurement level within the fair value hierarchy is based on the lowest level of any input 
that is significant to the entire fair value measurement. Valuation techniques used should maximize the 
use of observable inputs and minimize the use of unobservable inputs. 
 
Money market investments that have a maturity at the time of purchase of one year or less and are held 
by governments other than external investment pools should be measured at amortized cost. For external 
investment pools that qualify to be measured at amortized cost, the pool’s participants should also 
measure their investments in that external investment pool at amortized cost for financial reporting 
purposes. Accordingly, the District’s investments have been reported at amortized cost above.    
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NOTE 4 – DEPOSITS AND INVESTMENTS (Continued) 
 
Investments (Continued) 
External Investment Pool – With regard to redemption gates, Chapter 218.409(8)(a), Florida Statutes, 
states that “The principal, and any part thereof, of each account constituting the trust fund is subject to 
payment at any time from the moneys in the trust fund. However, the Executive Director may, in good 
faith, on the occurrence of an event that has a material impact on liquidity or operations of the trust fund, 
for 48 hours limit contributions to or withdrawals from the trust fund to ensure that the Board can invest 
moneys entrusted to it in exercising its fiduciary responsibility. Such action must be immediately disclosed 
to all participants, the Trustees, the Joint Legislative Auditing Committee, the Investment Advisory 
Council, and the Participant Local Government Advisory Council. The Trustees shall convene an 
emergency meeting as soon as practicable from the time the Executive Director has instituted such 
measures and review the necessity of those measures. If the Trustees are unable to convene an 
emergency meeting before the expiration of the 48-hour moratorium on contributions and withdrawals, the 
moratorium may be extended by the Executive Director until the Trustees are able to meet to review the 
necessity for the moratorium. If the Trustees agree with such measures, the Trustees shall vote to 
continue the measures for up to an additional 15 days. The Trustees must convene and vote to continue 
any such measures before the expiration of the time limit set, but in no case may the time limit set by the 
Trustees exceed 15 days.” With regard to liquidity fees, Florida Statute 218.409(4) provides authority for 
the SBA to impose penalties for early withdrawal, subject to disclosure in the enrollment materials of the 
amount and purpose of such fees. At present, no such disclosure has been made. 
 
As of September 30, 2025, there were no redemption fees or maximum transaction amounts, or any other 
requirements that serve to limit a participant’s daily access to 100% of their account value. 
 
NOTE 5 – INTERFUND TRANSFERS 
 
Interfund transfers for the fiscal year ended September 30, 2025, were as follows:  
 

Fund Transfer in  Transfer out
General -$               50,000$          
Debt service -                 17,998            
Capital projects 67,998            -                 
          Total 67,998$         67,998$          

 
Transfers are used to move revenues from the fund where collection occurs to the fund where funds have 
been reallocated for use.  In the case of the District, transfers from the debt service fund to the capital 
projects fund were made in accordance with the Bond Indentures. Transfers from the general fund to the 
capital projects fund were made in order to fund the capital reserves. 
 
NOTE 6 – CAPITAL ASSETS 
 
Capital asset activity for the fiscal year ended September 30, 2025, was as follows:  
 

Additions Reductions
Governmental activities
Capital assets, not being depreciated

Construction in progress 12,031,268$     6,522,652 -$                 18,553,920$     
Total capital assets, not being depreciated 12,031,268       6,522,652         -                   18,553,920       

Governmental activities capital assets 12,031,268$     6,522,652$       -$                 18,553,920$     

Beginning 
Balance

Ending            
Balance
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NOTE 6 – CAPITAL ASSETS (Continued) 
 
The infrastructure intended to serve the District has been estimated at a total cost of about $71,870,000. 
The Capital Improvement Program (“CIP”) will be built out in phases. The infrastructure will include roads, 
stormwater management, utilities, community facilities, and off-site improvements. A portion of the project 
costs are to be funded with the proceeds from the issuance of Bonds and the remainder is intended to be 
funded by the Developer. The remaining project costs will be funded by a combination of Developer 
contributions or future bond issues. Upon completion, certain assets will be conveyed for ownership and 
maintenance. During the current year, the District paid $5,891,377 to the Developers for the acquisition 
and or completion of infrastructure and in the subsequent year, the District paid $3,477,117 to the 
Developers. 
 
NOTE 7 – LONG-TERM LIABILITIES 
 
Series 2018 
On February 8, 2018, the District issued $2,165,000 of Special Assessment Revenue Bonds, Series 
2018, consisting of $1,090,000 Term Bonds due on May 1, 2038 with a fixed interest rate of 4.7% and 
$1,075,000 Term Bonds due on May 1, 2048 with a fixed interest rate of 4.8%.  The Bonds were issued to 
repay the developer for financing the construction improvements to the District.  Interest is to be paid 
semiannually on each May 1st and November 1st.  Principal on the Bonds is to be paid serially 
commencing May 1, 2019 through May 1, 2048. 
 
The Series 2018 Bonds are subject to redemption at the option of the District prior to their maturity. The 
Bonds are subject to extraordinary mandatory redemption prior to their selected maturity in the manner 
determined by the Bond Registrar if certain events occurred as outlined in the Bond Indenture. 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. The District was in compliance with the requirements at September 30, 2025. 
 
Series 2021 Phase 2 Bonds 
On March 5, 2021, the District issued $2,580,000 of Special Assessment Revenue Bonds, Series 2021 
“Phase 2 Bonds”, consisting of various Term Bonds with due dates from May 1, 2026, to May 1, 2051 and 
fixed interest rates ranging from 2.375% to 4%.  The Bonds were issued to finance the construction and 
acquisition of infrastructure improvements for the District.  Interest is to be paid semiannually on each 
May 1st and November 1st.  Principal on the Bonds is to be paid serially commencing May 1, 2022, 
through May 1, 2051. 
 
The Series 2021 Phase 2 Bonds are subject to redemption at the option of the District prior to their 
maturity. The Bonds are subject to extraordinary mandatory redemption prior to their selected maturity in 
the manner determined by the Bond Registrar if certain events occurred as outlined in the Bond 
Indenture. 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. The District was in compliance with the requirements at September 30, 2025. 
 
Series 2021 Phase 4A/5A Bonds 
On March 19, 2021, the District issued $2,660,000 of Special Assessment Revenue Bonds, Series 2021 
“Phase 4A/5A Bonds”, consisting of various Term Bonds with due dates from May 1, 2026 to May 1, 2051 
and fixed interest rates ranging from 2.5% to 4%.  The Bonds were issued to finance the construction and 
acquisition of infrastructure improvements for the District.  Interest is to be paid semiannually on each 
May 1st and November 1st.  Principal on the Bonds is to be paid serially commencing May 1, 2022 through 
May 1, 2051. 
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NOTE 7 – LONG-TERM LIABILITIES (Continued) 
 
Series 2021 Phase 4A/5A Bonds (Continued) 
The Series 2021 Phase 4A/5A Bonds are subject to redemption at the option of the District prior to their 
maturity. The Bonds are subject to extraordinary mandatory redemption prior to their selected maturity in 
the manner determined by the Bond Registrar if certain events occurred as outlined in the Bond 
Indenture. 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. The District was in compliance with the requirements at September 30, 2025. 
 
Series 2022 Phase 3/6 Bonds 
On November 4, 2022, the District issued $2,120,000 of Special Assessment Revenue Bonds, Series 
2022 “Phase 3/6 Bonds”, consisting of various Term Bonds with due dates from May 1, 2032 to May 1, 
2053 and fixed interest rates ranging from 5% to 5.85%.  The Bonds were issued to repay the Developer 
for financing the construction improvements for the District.  Interest is to be paid semiannually on each 
May 1st and November 1st.  Principal on the Bonds is to be paid serially commencing May 1, 2023 through 
May 1, 2053. 
 
The Series 2022 Phase 3/6 Bonds are subject to redemption at the option of the District prior to their 
maturity. The Bonds are subject to extraordinary mandatory redemption prior to their selected maturity in 
the manner determined by the Bond Registrar if certain events occurred as outlined in the Bond 
Indenture. 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. Upon satisfaction of certain conditions, a portion of the original reserve 
requirements will be released to the Developer for construction costs paid on behalf of the District; this did 
not occur during the current fiscal year. The District was in compliance with the requirements at 
September 30, 2025. 
 
Series 2023 Phase 4B/5B Bonds 
On March 15, 2023, the District issued $2,230,000 of Special Assessment Revenue Bonds, Series 2023 
“Phase 4B/5B Bonds”, consisting of various Term Bonds with due dates from May 1, 2030 to May 1, 2053 
and fixed interest rates ranging from 4.5% to 5.6%.  The Bonds were issued finance a portion of the 
construction improvements for the District.  Interest is to be paid semiannually on each May 1st and 
November 1st.  Principal on the Bonds is to be paid serially commencing May 1, 2023 through May 1, 
2053. 
 
The Series 2023 Phase 4B/5B Bonds are subject to redemption at the option of the District prior to their 
maturity. The Bonds are subject to extraordinary mandatory redemption prior to their selected maturity in 
the manner determined by the Bond Registrar if certain events occurred as outlined in the Bond 
Indenture. For the Series 2023 Phase 4B/5B Bonds, this occurred during the current fiscal year as the 
District collected prepaid assessments and prepaid $10,000 of the Bonds. 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. Upon satisfaction of certain conditions, a portion of the original reserve 
requirements will be released to the Developer for construction costs paid on behalf of the District; this did 
not occur during the current fiscal year. The District was in compliance with the requirements at 
September 30, 2025. 
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NOTE 7 – LONG-TERM LIABILITIES (Continued) 
 
Series 2023 Phase 4C Bonds 
On September 28, 2023, the District issued $1,990,000 of Special Assessment Revenue Bonds, Series 
2023 “Phase 4C Project”, consisting of various Term Bonds with due dates from May 1, 2033, to May 1, 
2054 and fixed interest rates ranging from 5% to 5.9%.  The Bonds were issued finance the construction 
improvements for the District.  Interest is to be paid semiannually on each May 1st and November 1st.  
Principal on the Bonds is to be paid serially commencing May 1, 2025, through May 1, 2054. 
 
The Series 2023 Phase 4C Bonds are subject to redemption at the option of the District prior to their 
maturity. The Bonds are subject to extraordinary mandatory redemption prior to their selected maturity in 
the manner determined by the Bond Registrar if certain events occurred as outlined in the Bond 
Indenture. 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. Upon satisfaction of certain conditions, a portion of the original reserve 
requirements will be released to the Developer for construction costs paid on behalf of the District; this did 
not occur during the current fiscal year. The District was in compliance with the requirements at 
September 30, 2025. 
 
Series 2024 Phase 7 Bonds 
On June 11, 2024, the District issued $4,720,000 of Special Assessment Revenue Bonds, Series 2024 
“Phase 7 Project”, consisting of various Term Bonds with due dates from May 1, 2031 to May 1, 2054 and 
fixed interest rates ranging from 4.5% to 5.65%.  The Bonds were issued finance the construction 
improvements for the District.  Interest is to be paid semiannually on each May 1st and November 1st.  
Principal on the Bonds is to be paid serially commencing November 1, 2023 through May 1, 2054. 
 
The Series 2024 Phase 7 Bonds are subject to redemption at the option of the District prior to their 
maturity. The Bonds are subject to extraordinary mandatory redemption prior to their selected maturity in 
the manner determined by the Bond Registrar if certain events occurred as outlined in the Bond 
Indenture. 
 
The Bond Indenture established a debt service reserve requirement as well as other restrictions and 
requirements relating principally to the use of proceeds to pay for the infrastructure improvements and the 
procedures to be followed by the District on assessments to property owners.  The District agrees to levy 
special assessments in annual amounts adequate to provide payment of debt service and to meet the 
reserve requirements. Upon satisfaction of certain conditions, a portion of the original reserve 
requirements will be released to the Developer for construction costs paid on behalf of the District; this did 
not occur during the current fiscal year. The District was in compliance with the requirements at 
September 30, 2025.  
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NOTE 7 – LONG-TERM LIABILITIES (Continued) 
 
Long-term Debt Activity 
Changes in long-term liabilities for the fiscal year ended September 30, 2025 were as follows: 

Additions Reductions
Governmental activities

Series 2018 Bonds 1,935,000$            -$                 45,000$            1,890,000$       45,000$            
Series 2021 Phase 2 2,415,000       -                   55,000      2,360,000         60,000      

Plus: Original issue premium 29,825           -                   1,105        28,720              -            
Series 2021 Phase 4A/5A 2,495,000       -                   55,000      2,440,000         60,000      

Plus: Original issue premium 18,335           -                   679           17,656              -            
Series 2022 Phase 3/6 2,090,000       -                   30,000      2,060,000         30,000      
Series 2023 Phase 4B/5B 2,200,000       -                   45,000      2,155,000         35,000      

Less: Original issue discount (5,529)            -                   (191)          (5,338)              -            
Series 2023 Phase 4C 1,990,000       -                   25,000      1,965,000         30,000      

Less: Original issue discount (3,146)            -                   (108)          (3,038)              -            
Series 2024 Phase 7 4,720,000       -                   65,000      4,655,000         70,000      

Less: Original issue discount (9,488)            -                   (316)          (9,172)              -            
Total 17,874,997$          -$                 321,169$          17,553,828$     330,000$          

Beginning Balance
Due Within One 

YearEnding Balance

 
At September 30, 2025, the scheduled debt service requirements on the long - term liabilities were as 
follows: 

 Principal  Interest Total
2026 330,000$         865,329$         1,195,329$      
2027 345,000           852,625           1,197,625        
2028 350,000           838,476           1,188,476        
2029 375,000           824,038           1,199,038        
2030 385,000           808,717           1,193,717        

2031-2035 2,230,000        3,773,384        6,003,384        
2036-2040 2,820,000        3,195,203        6,015,203        
2041-2045 3,585,000        2,443,937        6,028,937        
2046-2050 4,340,000        1,441,639        5,781,639        
2051-2054 2,765,000        353,575           3,118,575        

17,525,000$    15,396,923$    32,921,923$    

Year ending 
September 30:

Governmental Activities

 
NOTE 8 – DEVELOPER TRANSACTIONS AND CONCENTRATION 

The Developers own a portion of land within the District; therefore, assessment revenues in the general 
and debt service funds include the assessments levied on those lots owned by the Developers. 
  
The District’s activities are dependent on the continued involvement of the Developers, the loss of which 
could have a material adverse effect on the District’s operations. 
  
For the fiscal year ended September 30, 2025, Developer contributions to the capital projects fund were 
$621,869. 
 
NOTE 9 – MANAGEMENT COMPANY 
 
The District has contracted with a management company to perform management advisory services, 
which include financial and accounting advisory services. Certain employees of the management 
company also serve as officers (Board appointed non-voting positions) of the District. Under the 
agreement, the District compensates the management company for management, accounting, financial 
reporting, and other administrative costs. 
 
 
 



 

 
24 

NOTE 10 – RISK MANAGEMENT 
 
The District is exposed to various risks of loss related to torts; theft of, damage to, and destruction of 
assets; errors and omissions; and natural disasters. The District has obtained commercial insurance from 
independent third parties to mitigate the costs of these risks; coverage may not extend to all situations. 
There were no settled claims during the past three years. 
 
NOTE 11 – SUBSEQUENT EVENTS 
 
Bond Issuance 
Subsequent to fiscal year end, the District issued $3,880,000 of Special Assessment Revenue Bonds, 
Series 2025, consisting of multiple term bonds with due dates ranging from May 1, 2030 - May 1, 2055 
and fixed interest rates ranging from 4% to 5.5%.The Bonds were issued to finance the acquisition and 
construction of certain improvements for the benefit of the District.  
 
Bond Payments  
Subsequent to fiscal year end, the District prepaid a total of $15,000 of the Series 2021 Phase 2 Bonds.  
The prepayments were considered extraordinary mandatory redemptions as outlined in the Bond 
Indenture. 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA 

SCHEDULE OF REVENUES, EXPENDITURES AND CHANGES IN 
FUND BALANCE - BUDGET AND ACTUAL – GENERAL FUND 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 
 
 

Actual
Original & Final  Amounts

REVENUES
Assessments 1,802,790$       1,816,872$      14,082$             
Interest income -                    22,790             22,790               
Miscellaneous 12,000              15,420             3,420                 
Cost share revenue 10,496              10,496             -                     

Total revenues 1,825,286         1,865,578        40,292               

EXPENDITURES
Current:

General government 202,253            154,812           47,441               
Maintenance expenditures 1,265,843         1,208,012 57,831               
Recreation 357,190            317,127           40,063               

Total expenditures 1,825,286         1,679,951        145,335             

Excess (deficiency) of revenues
            over (under) expenditures -                    185,627           185,627             

OTHER FINANCING SOURCES (USES)
Transfer in (out) -                    (50,000)            (50,000)              

Total other financing sources (uses) -                    (50,000)            (50,000)              

Net change in fund balance -$                  135,627           135,627$           

Fund balance - beginning 514,816           

Fund balance - ending 650,443$         

Variance with 
Final Budget - 

Positive 
(Negative)

Budgeted 
Amounts

 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 

See notes to required supplementary information 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA  

NOTES TO REQUIRED SUPPLEMENTARY INFORMATION 
 

The District is required to establish a budgetary system and an approved Annual Budget for the general 
fund. The District’s budgeting process is based on estimates of cash receipts and cash expenditures 
which are approved by the Board.  The budget approximates a basis consistent with accounting principles 
generally accepted in the United States of America (generally accepted accounting principles). 
 
The legal level of budgetary control, the level at which expenditures may not exceed budget, is in the 
aggregate.  Any budget amendments that increase the aggregate budgeted appropriations must be 
approved by the Board of Supervisors.  Actual general fund expenditures did not exceed appropriations 
for the fiscal year ended September 30, 2025. 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
CITY OF ST. CLOUD, FLORIDA  

OTHER INFORMATION – DATA ELEMENTS  
REQUIRED BY FL STATUTE 218.39(3)(C) 

FOR THE FISCAL YEAR ENDED SEPTEMBER 30, 2025 
UNAUDITED 

 
 

Element Comments
Number of District employees compensated in the last pay period of 
the District’s fiscal year being reported. 3

Number of independent contractors compensated to whom 
nonemployee compensation was paid in the last month of the District’s 
fiscal year being reported.

13

Employee compensation $3,400
Independent contractor compensation $1,675,033
Construction projects to begin on or after October 1; ($65K) $6,513,246

Budget variance report
See the Schedule of Revenues, Expenditures and 
Changes in Fund Balance - Budget and Actual - 

General Fund
Ad Valorem taxes; Not applicable

Non ad valorem special assessments;
Special assessment rate Operations and maintenance - $647 - $1,510

Debt service - $300.00 - $1,423.65
Special assessments collected $3,044,837
Outstanding Bonds: see Note 7 for details
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INDEPENDENT AUDITOR’S REPORT ON INTERNAL CONTROL OVER FINANCIAL 
REPORTING AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT 

OF FINANCIAL STATEMENTS PERFORMED IN ACCORDANCE WITH  
GOVERNMENT AUDITING STANDARDS 

 
To the Board of Supervisors  
Tohoqua Community Development District 
City of St. Cloud, Florida  
 
We have audited, in accordance with the auditing standards generally accepted in the United States of 
America and the standards applicable to financial audits contained in Government Auditing Standards 
issued by the Comptroller General of the United States, the financial statements of the governmental 
activities and each major fund of Tohoqua Community Development District, City of St. Cloud, Florida 
(“District”) as of and for the fiscal year ended September 30, 2025, and the related notes to the financial 
statements, which collectively comprise the District’s basic financial statements, and have issued our 
opinion thereon dated March 6, 2026.   

Report on Internal Control Over Financial Reporting  

In planning and performing our audit of the financial statements, we considered the District’s internal 
control over financial reporting (internal control) to determine the audit procedures that are appropriate in 
the circumstances for the purpose of expressing our opinions on the financial statements, but not for the 
purpose of expressing an opinion on the effectiveness of the District’s internal control. Accordingly, we do 
not express an opinion on the effectiveness of the District’s internal control.   

A deficiency in internal control exists when the design or operation of a control does not allow 
management or employees, in the normal course of performing their assigned functions, to prevent, or 
detect and correct misstatements on a timely basis. A material weakness is a deficiency, or a combination 
of deficiencies, in internal control, such that there is a reasonable possibility that a material misstatement 
of the entity’s financial statements will not be prevented, or detected and corrected on a timely basis. A 
significant deficiency is a deficiency, or a combination of deficiencies, in internal control that is less severe 
than a material weakness, yet important enough to merit attention by those charged with governance.   
Our consideration of internal control was for the limited purpose described in the first paragraph of this 
section and was not designed to identify all deficiencies in internal control that might be material 
weaknesses or, significant deficiencies. Given these limitations, during our audit we did not identify any 
deficiencies in internal control that we consider to be material weaknesses. However, material 
weaknesses or significant deficiencies may exist that were not identified.   

Report on Compliance and Other Matters  
As part of obtaining reasonable assurance about whether the District’s financial statements are free from 
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations, 
contracts, and agreements, noncompliance with which could have a direct and material effect on the 
determination of financial statement amounts. However, providing an opinion on compliance with those 
provisions was not an objective of our audit, and accordingly, we do not express such an opinion.  The 
results of our tests disclosed no instances of noncompliance or other matters that are required to be 
reported under Government Auditing Standards.   
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Purpose of this Report  
The purpose of this report is solely to describe the scope of our testing of internal control and compliance 
and the results of that testing, and not to provide an opinion on the effectiveness of the entity’s internal 
control or on compliance. This report is an integral part of an audit performed in accordance with 
Government Auditing Standards in considering the entity’s internal control and compliance. Accordingly, 
this communication is not suitable for any other purpose.   

 

March 6, 2026 

 



      
   1001 Yamato Road ▪ Suite 301 
   Boca Raton, Florida 33431 
   (561) 994-9299 ▪ (800) 299-4728 
   Fax (561) 994-5823 
   www.graucpa.com 
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INDEPENDENT AUDITOR’S REPORT ON COMPLIANCE WITH THE  
REQUIREMENTS OF SECTION 218.415, FLORIDA STATUTES, REQUIRED BY  
RULE 10.556(10) OF THE AUDITOR GENERAL OF THE STATE OF FLORIDA 

 
To the Board of Supervisors 
Tohoqua Community Development District 
City of St. Cloud, Florida 
 
We have examined Tohoqua Community Development District, City of St. Cloud, Florida’s (“District”) 
compliance with the requirements of Section 218.415, Florida Statutes, in accordance with Rule 
10.556(10) of the Auditor General of the State of Florida during the fiscal year ended September 30, 
2025. Management is responsible for District’s compliance with those requirements. Our responsibility is 
to express an opinion on District’s compliance based on our examination. 
 
Our examination was conducted in accordance with attestation standards established by the American 
Institute of Certified Public Accountants. Those standards require that we plan and perform the 
examination to obtain reasonable assurance about whether the District complied, in all material respects, 
with the specified requirements referenced in Section 218.415, Florida Statutes. An examination involves 
performing procedures to obtain evidence about whether the District complied with the specified 
requirements. The nature, timing, and extent of the procedures selected depend on our judgment, 
including an assessment of the risks of material noncompliance, whether due to fraud or error. We 
believe that the evidence we obtained is sufficient and appropriate to provide a reasonable basis for our 
opinion. Our examination does not provide a legal determination on the District’s compliance with 
specified requirements. 
 
We are required to be independent and to meet our other ethical responsibilities in accordance with 
relevant ethical requirements relating to the examination engagement. 
 
In our opinion, the District complied, in all material respects, with the aforementioned requirements for the 
fiscal year ended September 30, 2025. 
 
This report is intended solely for the information and use of the Legislative Auditing Committee, members 
of the Florida Senate and the Florida House of Representatives, the Florida Auditor General, 
management, and the Board of Supervisors of Tohoqua Community Development District, City of St. 
Cloud, Florida and is not intended to be and should not be used by anyone other than these specified 
parties.    
 
 
 
March 6, 2026 



      
   1001 Yamato Road ▪ Suite 301 
   Boca Raton, Florida 33431 
   (561) 994-9299 ▪ (800) 299-4728 
   Fax (561) 994-5823 
   www.graucpa.com 
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MANAGEMENT LETTER PURSUANT TO THE RULES OF 
THE AUDITOR GENERAL FOR THE STATE OF FLORIDA 

 
To the Board of Supervisors 
Tohoqua Community Development District 
City of St. Cloud, Florida 
 
Report on the Financial Statements  
 
We have audited the accompanying basic financial statements of Tohoqua Community Development 
District ("District") as of and for the fiscal year ended September 30, 2025, and have issued our report 
thereon dated March 6, 2026. 
 
Auditor’s Responsibility  
 
We conducted our audit in accordance with auditing standards generally accepted in the United States of 
America; the standards applicable to financial audits contained in Government Auditing Standards, issued 
by the Comptroller General of the United States; and Chapter 10.550, Rules of the Florida Auditor 
General.   
 
Other Reporting Requirements 
     
We have issued our Independent Auditor’s Report on Internal Control over Financial Reporting and on 
Compliance and Other Matters Based on an Audit of the Financial Statements Performed in Accordance 
with Government Auditing Standards; and Independent Auditor’s Report on an examination conducted in 
accordance with AICPA Professional Standards, AT-C Section 315, regarding compliance requirements 
in accordance with Chapter 10.550, Rules of the Auditor General. Disclosures in those reports, which are 
dated March 6, 2026, should be considered in conjunction with this management letter.   
 
Purpose of this Letter  
 
The purpose of this letter is to comment on those matters required by Chapter 10.550 of the Rules of the 
Auditor General for the State of Florida.  Accordingly, in connection with our audit of the financial 
statements of the District, as described in the first paragraph, we report the following: 
 
I. Current year findings and recommendations. 
II. Status of prior year findings and recommendations. 
III. Compliance with the Provisions of the Auditor General of the State of Florida. 
 
Our management letter is intended solely for the information and use of the Legislative Auditing 
Committee, members of the Florida Senate and the Florida House of Representatives, the Florida Auditor 
General, Federal and other granting agencies, as applicable, management, and the Board of Supervisors 
of Tohoqua Community Development District, City of St. Cloud, Florida and is not intended to be and 
should not be used by anyone other than these specified parties. 
  
We wish to thank Tohoqua Community Development District, City of St. Cloud, Florida and the personnel 
associated with it, for the opportunity to be of service to them in this endeavor as well as future 
engagements and the courtesies extended to us. 

 
 
March 6, 2026
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REPORT TO MANAGEMENT 
  
 
 I. CURRENT YEAR FINDINGS AND RECOMMENDATIONS  
  

None 
 
II. PRIOR YEAR FINDINGS AND RECOMMENDATIONS  
  
 None 
 
III. COMPLIANCE WITH THE PROVISIONS OF THE AUDITOR GENERAL OF THE STATE OF 

FLORIDA 
 

Unless otherwise required to be reported in the auditor’s report on compliance and internal controls, 
the management letter shall include, but not be limited to the following: 
 
1. A statement as to whether or not corrective actions have been taken to address findings 

and recommendations made in the preceding annual financial audit report.   

There were no significant findings and recommendations made in the preceding annual financial 
audit report for the fiscal year ended September 30, 2024. 

2. Any recommendations to improve the local governmental entity's financial management. 

There were no such matters discovered by, or that came to the attention of, the auditor, to be 
reported for the fiscal year ended September 30, 2025. 

3. Noncompliance with provisions of contracts or grant agreements, or abuse, that have 
occurred, or are likely to have occurred, that have an effect on the financial statements that 
is less than material, but which warrants the attention of those charged with governance.    

There were no such matters discovered by, or that came to the attention of, the auditor, to be 
reported, for the fiscal year ended September 30, 2025. 

4. The name or official title and legal authority of the District are disclosed in the notes to the 
financial statements. 

5. The District has not met one or more of the financial emergency conditions described in Section 
218.503(1), Florida Statutes.  

 
6. We applied financial condition assessment procedures, and no deteriorating financial conditions 

were noted as of September 30, 2025. It is management’s responsibility to monitor financial 
condition, and our financial condition assessment was based in part on representations made by 
management and the review of financial information provided by same.  
 

7. Management has provided the specific information required by Section 218.39(3)(c) in the Other 
Information section of the financial statements on page 27. 
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March 11, 2026 
 
 
Tohoqua Community Development District 
   c/o Ms. Katie Costa  
Director of Operations – Accounting Division  
Government Management Services – CF, LLC  
6200 Lee Vista Boulevard, Suite 300 
Orlando, FL  32822 
 
 
Re: $2,230,000 Tohoqua Community Development District (City of St. Cloud, Florida), 

Special Assessment Revenue Bonds, Series 2023 (Phase 4B/5B Project) 
 
 
Dear Ms. Costa: 
 
AMTEC has prepared certain computations relating to the above referenced bond issue (the “Bonds”) at 
the request of the Tohoqua Community Development District (the “District”). 
 
The scope of our engagement consisted of preparing the computations shown in the attached schedules to 
determine the Rebatable Arbitrage as described in Section 103 of the Internal Revenue Code of 1954, 
Section 148(f) of the Internal Revenue Code of 1986, as amended (the "Code"), and all applicable 
Regulations issued thereunder.  The methodology used is consistent with current tax law and regulations 
and may be relied upon in determining the rebate liability.  Certain computational methods used in the 
preparation of the schedules are described in the Summary of Computational Information and Definitions. 
 
Our engagement was limited to the computation of Rebatable Arbitrage based upon the information 
furnished to us by the District.  In accordance with the terms of our engagement, we did not audit the 
information provided to us, and we express no opinion as to the completeness, accuracy or suitability of 
such information for purposes of calculating the Rebatable Arbitrage. 
 
We have scheduled our next Report as of February 28, 2027.  Thank you and should you have any 
questions, please do not hesitate to contact us. 
 
 
Very truly yours, 
 

  
Michael J. Scarfo 
Senior Vice President 

Trong M. Tran 
Assistant Vice President 
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SUMMARY OF REBATE COMPUTATIONS 
 

Our computations, contained in the attached schedules, are summarized as follows: 
 

For the June 15, 2027 Computation Date 
Reflecting Activity from March 15, 2023 through February 28, 2026 

 
Fund 

Description 
Taxable 
Inv Yield 

Net 
Income 

Rebatable 
Arbitrage 

Project Account 3.776108% 4,863.21 (2,672.50) 
Costs of Issuance Account 3.629545% 220.44 (141.28) 
Capitalized Interest Account 4.452991% 1,791.18 (523.59) 
Reserve Account 4.598581% 10,333.18 (2,371.95) 

Totals 4.299565% $17,208.01 $(5,709.32) 
Bond Yield 5.517541%  

Rebate Computation Credits (7,237.69) 
Net Rebatable Arbitrage $(12,947.01) 

 
 
 

Based upon our computations, no rebate liability exists. 



 

5 

SUMMARY OF COMPUTATIONAL INFORMATION 
AND DEFINITIONS 

 
COMPUTATIONAL INFORMATION 
 
1. For purposes of computing Rebatable Arbitrage, investment activity is reflected from March 15, 2023, 

the date of the closing, to February 28, 2026, the Computation Period.  All nonpurpose payments and 
receipts are future valued to the Computation Date of June 15, 2027. 

 
2. Computations of yield are based on a 360-day year and semiannual compounding on the last day of 

each compounding interval.  Compounding intervals end on a day in the calendar year corresponding 
to Bond maturity dates or six months prior.   

 
3. For investment cash flow, debt service and yield computation purposes, all payments and receipts are 

assumed to be paid or received respectively, as shown on the attached schedules. 
 
4. Purchase prices on investments are assumed to be at fair market value, representing an arm's length 

transaction. 
 

5. During the period between March 15, 2023 and February 28, 2026, the District made periodic 
payments into the Debt Service Fund that were used, along with the interest earned, to provide the 
required debt service payments. 

 

Under Section 148(f)(4)(A), the rebate requirement does not apply to amounts in certain bona fide 
debt service funds.  The Regulations define a bona fide debt service fund as one that is used primarily 
to achieve a proper matching of revenues with principal and interest payments within each bond 
year.  The fund must be depleted at least once each bond year, except for a reasonable carryover 
amount not to exceed the greater of the earnings on the fund for the immediately preceding bond year 
or 1/12th of the principal and interest payments on the issue for the immediately preceding bond year.  

 

We have reviewed the Debt Service Fund and have determined that the funds deposited have 
functioned as a bona fide debt service fund and are not subject to the rebate requirement. 

 
DEFINITIONS 
 
6. Computation Date 
 

June 15, 2027. 
 
7. Computation Period 
 

The period beginning on March 15, 2023, the date of the closing, and ending on February 28, 2026.   
 
8. Bond Year 
 

Each one-year period (or shorter period from the date of issue) that ends at the close of business on June 
15th, the day in the calendar year that was selected by the Issuer, or the final redemption date of the Bonds. 
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9. Bond Yield 
 

The discount rate that, when used in computing the present value of all the unconditionally payable 
payments of principal and interest with respect to the Bonds, produces an amount equal to the present 
value of the issue price of the Bonds.  Present value is computed as of the date of issue of the Bonds. 
 
10. Taxable Investment Yield 
 

The discount rate that, when used in computing the present value of all receipts of principal and interest 
to be received on an investment during the Computation Period, produces an amount equal to the fair 
market value of the investment at the time it became a nonpurpose investment. 
 
11. Issue Price 
 

The price determined on the basis of the initial offering price at which price a substantial amount of the 
Bonds was sold. 
 
12. Rebatable Arbitrage 
 

The Code defines the required rebate as the excess of the amount earned on all nonpurpose investments 
over the amount that would have been earned if such nonpurpose investments were invested at the Bond 
Yield, plus any income attributable to the excess.  Accordingly, the Regulations require that this amount 
be computed as the excess of the future value of all the nonpurpose receipts over the future value of all the 
nonpurpose payments.  The future value is computed as of the Computation Date using the Bond Yield. 
 
13. Funds and Accounts 
 

The Funds and Accounts activity used in the compilation of this Report was received from the District 
and US Bank, Trustee, as follows:    

 

Fund Account Number 
Revenue 278961000 
Interest 278961001 

Principal  278961002 
Prepayment 278961003 

Reserve 278961004 
Project 278961005 

Capitalized Interest 278961006 
Costs of Issuance 278961007 
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METHODOLOGY 
 
Bond Yield 
 

The methodology used to calculate the bond yield was to determine the discount rate that produces the 
present value of all payments of principal and interest through the maturity date of the Bonds.  
 
Investment Yield and Rebate Amount 
 

The methodology used to calculate the Rebatable Arbitrage, as of February 28, 2026, was to calculate the 
future value of the disbursements from all funds, subject to rebate, and the value of the remaining bond 
proceeds, at the yield on the Bonds, to June 15, 2027.  This figure was then compared to the future value 
of the deposit of bond proceeds into the various investment accounts at the same yield.  The difference 
between the future values of the two cash flows, on June 15, 2027, is the Rebatable Arbitrage. 
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$2,230,000 
Tohoqua Community Development District 

(City of St. Cloud, Florida) 
Special Assessment Revenue Bonds, Series 2023 

(Phase 4B/5B Project)  
Delivered: March 15, 2023 

 
 

Sources of Funds 
 

Par Amount $2,230,000.00 
Net Original Issue Discount         -5,719.85 

Total $2,224,280.15 
 
 

Uses of Funds 
 

Project Account $1,833,587.43 
Costs of Issuance Account 193,373.75 
Capitalized Interest Account 75,618.97 
Reserve Account 77,100.00 
Underwriter’s Discount         44,600.00 

Total $2,224,280.15 
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Prepared by AMTEC (Finance 8.901)

PROOF OF ARBITRAGE YIELD

$2,230,000
Tohoqua Community Development District

(City of St. Cloud, Florida)
Special Assessment Revenue Bonds, Series 2023

(Phase 4B/5B Project)

Present Value
to 03/15/2023

Date Debt Service @  5.5175406675%

05/01/2023 15,391.47 15,284.80
11/01/2023 60,227.50 58,204.36
05/01/2024 90,227.50 84,855.65
11/01/2024 59,552.50 54,503.31
05/01/2025 94,552.50 84,212.59
11/01/2025 58,765.00 50,933.54
05/01/2026 93,765.00 79,087.34
11/01/2026 57,977.50 47,589.03
05/01/2027 92,977.50 74,268.78
11/01/2027 57,190.00 44,455.92
05/01/2028 97,190.00 73,521.14
11/01/2028 56,290.00 41,438.40
05/01/2029 96,290.00 68,981.72
11/01/2029 55,390.00 38,615.82
05/01/2030 95,390.00 64,716.93
11/01/2030 54,490.00 35,976.01
05/01/2031 99,490.00 63,922.93
11/01/2031 53,275.00 33,310.55
05/01/2032 98,275.00 59,797.43
11/01/2032 52,060.00 30,826.53
05/01/2033 102,060.00 58,810.82
11/01/2033 50,710.00 28,436.51
05/01/2034 100,710.00 54,958.70
11/01/2034 49,360.00 26,213.20
05/01/2035 104,360.00 53,933.69
11/01/2035 47,875.00 24,077.75
05/01/2036 107,875.00 52,796.98
11/01/2036 46,255.00 22,030.69
05/01/2037 106,255.00 49,249.27
11/01/2037 44,635.00 20,132.94
05/01/2038 109,635.00 48,124.02
11/01/2038 42,880.00 18,316.75
05/01/2039 112,880.00 46,923.66
11/01/2039 40,990.00 16,581.88
05/01/2040 110,990.00 43,693.91
11/01/2040 39,100.00 14,979.42
05/01/2041 114,100.00 42,538.77
11/01/2041 37,075.00 13,451.22
05/01/2042 117,075.00 41,335.73
11/01/2042 34,915.00 11,996.50
05/01/2043 119,915.00 40,095.64
11/01/2043 32,620.00 10,614.24
05/01/2044 122,620.00 38,828.19
11/01/2044 30,100.00 9,275.42
05/01/2045 125,100.00 37,515.04
11/01/2045 27,440.00 8,007.80
05/01/2046 127,440.00 36,192.29
11/01/2046 24,640.00 6,809.76
05/01/2047 129,640.00 34,866.75
11/01/2047 21,700.00 5,679.54
05/01/2048 131,700.00 33,544.43
11/01/2048 18,620.00 4,615.25
05/01/2049 138,620.00 33,436.65
11/01/2049 15,260.00 3,582.06
05/01/2050 140,260.00 32,040.03
11/01/2050 11,760.00 2,614.25
05/01/2051 141,760.00 30,667.26
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Prepared by AMTEC (Finance 8.901)

PROOF OF ARBITRAGE YIELD

$2,230,000
Tohoqua Community Development District

(City of St. Cloud, Florida)
Special Assessment Revenue Bonds, Series 2023

(Phase 4B/5B Project)

Present Value
to 03/15/2023

Date Debt Service @  5.5175406675%

11/01/2051 8,120.00 1,709.46
05/01/2052 148,120.00 30,345.70
11/01/2052 4,200.00 837.36
05/01/2053 154,200.00 29,917.83

4,632,336.47 2,224,280.15

Proceeds Summary

Delivery date 03/15/2023
Par Value 2,230,000.00
Premium (Discount) -5,719.85

Target for yield calculation 2,224,280.15
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Prepared by AMTEC (Finance 8.901)

BOND DEBT SERVICE

$2,230,000
Tohoqua Community Development District

(City of St. Cloud, Florida)
Special Assessment Revenue Bonds, Series 2023

(Phase 4B/5B Project)

Period Annual
Ending Principal Coupon Interest Debt Service Debt Service

03/15/2023
05/01/2023 15,391.47 15,391.47 15,391.47
11/01/2023 60,227.50 60,227.50
05/01/2024 30,000 4.500% 60,227.50 90,227.50 150,455.00
11/01/2024 59,552.50 59,552.50
05/01/2025 35,000 4.500% 59,552.50 94,552.50 154,105.00
11/01/2025 58,765.00 58,765.00
05/01/2026 35,000 4.500% 58,765.00 93,765.00 152,530.00
11/01/2026 57,977.50 57,977.50
05/01/2027 35,000 4.500% 57,977.50 92,977.50 150,955.00
11/01/2027 57,190.00 57,190.00
05/01/2028 40,000 4.500% 57,190.00 97,190.00 154,380.00
11/01/2028 56,290.00 56,290.00
05/01/2029 40,000 4.500% 56,290.00 96,290.00 152,580.00
11/01/2029 55,390.00 55,390.00
05/01/2030 40,000 4.500% 55,390.00 95,390.00 150,780.00
11/01/2030 54,490.00 54,490.00
05/01/2031 45,000 5.400% 54,490.00 99,490.00 153,980.00
11/01/2031 53,275.00 53,275.00
05/01/2032 45,000 5.400% 53,275.00 98,275.00 151,550.00
11/01/2032 52,060.00 52,060.00
05/01/2033 50,000 5.400% 52,060.00 102,060.00 154,120.00
11/01/2033 50,710.00 50,710.00
05/01/2034 50,000 5.400% 50,710.00 100,710.00 151,420.00
11/01/2034 49,360.00 49,360.00
05/01/2035 55,000 5.400% 49,360.00 104,360.00 153,720.00
11/01/2035 47,875.00 47,875.00
05/01/2036 60,000 5.400% 47,875.00 107,875.00 155,750.00
11/01/2036 46,255.00 46,255.00
05/01/2037 60,000 5.400% 46,255.00 106,255.00 152,510.00
11/01/2037 44,635.00 44,635.00
05/01/2038 65,000 5.400% 44,635.00 109,635.00 154,270.00
11/01/2038 42,880.00 42,880.00
05/01/2039 70,000 5.400% 42,880.00 112,880.00 155,760.00
11/01/2039 40,990.00 40,990.00
05/01/2040 70,000 5.400% 40,990.00 110,990.00 151,980.00
11/01/2040 39,100.00 39,100.00
05/01/2041 75,000 5.400% 39,100.00 114,100.00 153,200.00
11/01/2041 37,075.00 37,075.00
05/01/2042 80,000 5.400% 37,075.00 117,075.00 154,150.00
11/01/2042 34,915.00 34,915.00
05/01/2043 85,000 5.400% 34,915.00 119,915.00 154,830.00
11/01/2043 32,620.00 32,620.00
05/01/2044 90,000 5.600% 32,620.00 122,620.00 155,240.00
11/01/2044 30,100.00 30,100.00
05/01/2045 95,000 5.600% 30,100.00 125,100.00 155,200.00
11/01/2045 27,440.00 27,440.00
05/01/2046 100,000 5.600% 27,440.00 127,440.00 154,880.00
11/01/2046 24,640.00 24,640.00
05/01/2047 105,000 5.600% 24,640.00 129,640.00 154,280.00
11/01/2047 21,700.00 21,700.00
05/01/2048 110,000 5.600% 21,700.00 131,700.00 153,400.00
11/01/2048 18,620.00 18,620.00
05/01/2049 120,000 5.600% 18,620.00 138,620.00 157,240.00
11/01/2049 15,260.00 15,260.00
05/01/2050 125,000 5.600% 15,260.00 140,260.00 155,520.00
11/01/2050 11,760.00 11,760.00
05/01/2051 130,000 5.600% 11,760.00 141,760.00 153,520.00
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Prepared by AMTEC (Finance 8.901)

BOND DEBT SERVICE

$2,230,000
Tohoqua Community Development District

(City of St. Cloud, Florida)
Special Assessment Revenue Bonds, Series 2023

(Phase 4B/5B Project)

Period Annual
Ending Principal Coupon Interest Debt Service Debt Service

11/01/2051 8,120.00 8,120.00
05/01/2052 140,000 5.600% 8,120.00 148,120.00 156,240.00
11/01/2052 4,200.00 4,200.00
05/01/2053 150,000 5.600% 4,200.00 154,200.00 158,400.00

2,230,000 2,402,336.47 4,632,336.47 4,632,336.47
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$2,230,000 
Tohoqua Community Development District 

(City of St. Cloud, Florida) 
Special Assessment Revenue Bonds, Series 2023 

(Phase 4B/5B Project) 
Project Account 

 
 

ARBITRAGE REBATE CALCULATION 
DETAIL REPORT 

 
                                                           FUTURE VALUE @ 
                                             RECEIPTS       BOND YIELD OF 
         DATE      DESCRIPTION              (PAYMENTS)        (5.517541%) 
 
         03/15/23  Beg Bal              -1,833,587.43       -2,310,799.48 
         03/29/23                        1,833,587.43        2,305,913.51 
         04/04/23                             -116.60             -146.52 
         05/02/23                             -234.05             -292.88 
         06/02/23                             -242.28             -301.80 
         07/05/23                             -240.81             -298.48 
         07/25/23                            2,408.75            2,976.57 
         08/02/23                             -280.63             -346.42 
         08/03/23                          -13,794.19          -17,025.34 
         09/05/23                             -350.33             -430.30 
         09/06/23                               -4.04               -4.96 
         10/03/23                             -339.03             -414.67 
         10/17/23                               56.25               68.65 
         11/02/23                             -350.38             -426.67 
         12/04/23                             -336.60             -407.91 
         01/03/24                             -345.93             -417.39 
         01/05/24                           -1,791.18           -2,160.52 
         02/02/24                             -342.84             -411.85 
         03/04/24                             -320.77             -383.48 
         04/02/24                             -342.98             -408.30 
         05/02/24                             -331.83             -393.24 
         06/04/24                             -342.89             -404.38 
         07/02/24                             -331.83             -389.68 
         08/02/24                             -342.69             -400.62 
         09/04/24                             -342.63             -398.61 
         10/02/24                             -318.94             -369.48 
         11/04/24                             -309.97             -357.36 
         12/03/24                             -287.94             -330.51 
         01/03/25                             -286.79             -327.70 
         02/04/25                             -278.07             -316.25 
         03/04/25                             -250.28             -283.36 
         04/02/25                             -276.93             -312.20 
         05/02/25                             -268.00             -300.77 
         06/03/25                             -276.90             -309.30 
         07/02/25                             -268.00             -298.05 
         08/04/25                             -276.93             -306.50 
         09/03/25                             -276.68             -304.88 
         10/02/25                             -259.38             -284.57 
         11/04/25                             -259.57             -283.40 
         12/02/25                             -236.44             -257.06 
         01/05/26                             -233.27             -252.35 
         02/03/26                             -228.06             -245.67 
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$2,230,000 
Tohoqua Community Development District 

(City of St. Cloud, Florida) 
Special Assessment Revenue Bonds, Series 2023 

(Phase 4B/5B Project) 
Project Account 

 
 

ARBITRAGE REBATE CALCULATION 
DETAIL REPORT 

 
                                                           FUTURE VALUE @ 
                                             RECEIPTS       BOND YIELD OF 
         DATE      DESCRIPTION              (PAYMENTS)        (5.517541%) 
 
         02/28/26  Bal                      28,039.67           30,090.98 
         02/28/26  Acc                          75.20               80.70 
         ---------------------------------------------------------------- 
         06/15/27  TOTALS:                   4,863.21           -2,672.50 
         ---------------------------------------------------------------- 
 
         ISSUE DATE:   03/15/23   REBATABLE ARBITRAGE:  -2,672.50 
         COMP DATE:    06/15/27   NET INCOME:            4,863.21 
         BOND YIELD:  5.517541%   TAX INV YIELD:        3.776108% 
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$2,230,000 
Tohoqua Community Development District 

(City of St. Cloud, Florida) 
Special Assessment Revenue Bonds, Series 2023 

(Phase 4B/5B Project) 
Costs of Issuance Account 

 
 

ARBITRAGE REBATE CALCULATION 
DETAIL REPORT 

 
                                                           FUTURE VALUE @ 
                                             RECEIPTS       BOND YIELD OF 
         DATE      DESCRIPTION              (PAYMENTS)        (5.517541%) 
 
         03/15/23  Beg Bal                -193,373.75         -243,701.47 
         03/15/23                           49,750.00           62,698.01 
         03/15/23                           35,000.00           44,109.15 
         03/15/23                           32,500.00           40,958.50 
         03/15/23                            6,000.00            7,561.57 
         03/15/23                            2,650.00            3,339.69 
         03/17/23                            5,900.00            7,433.29 
         03/21/23                           40,000.00           50,364.75 
         03/23/23                            8,000.00           10,069.90 
         08/03/23                           13,794.19           17,025.34 
         ---------------------------------------------------------------- 
         06/15/27  TOTALS:                     220.44             -141.28 
         ---------------------------------------------------------------- 
 
         ISSUE DATE:   03/15/23   REBATABLE ARBITRAGE:    -141.28 
         COMP DATE:    06/15/27   NET INCOME:              220.44 
         BOND YIELD:  5.517541%   TAX INV YIELD:        3.629545% 
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$2,230,000 
Tohoqua Community Development District 

(City of St. Cloud, Florida) 
Special Assessment Revenue Bonds, Series 2023 

(Phase 4B/5B Project) 
Capitalized Interest Account 

 
 

ARBITRAGE REBATE CALCULATION 
DETAIL REPORT 

 
                                                           FUTURE VALUE @ 
                                             RECEIPTS       BOND YIELD OF 
         DATE      DESCRIPTION              (PAYMENTS)        (5.517541%) 
 
         03/15/23  Beg Bal                 -75,618.97          -95,299.67 
         05/01/23                           15,391.47           19,262.84 
         11/01/23                           60,227.50           73,352.71 
         01/05/24                            1,791.18            2,160.52 
         ---------------------------------------------------------------- 
         06/15/27  TOTALS:                   1,791.18             -523.59 
         ---------------------------------------------------------------- 
 
         ISSUE DATE:   03/15/23   REBATABLE ARBITRAGE:    -523.59 
         COMP DATE:    06/15/27   NET INCOME:            1,791.18 
         BOND YIELD:  5.517541%   TAX INV YIELD:        4.452991% 
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$2,230,000 
Tohoqua Community Development District 

(City of St. Cloud, Florida) 
Special Assessment Revenue Bonds, Series 2023 

(Phase 4B/5B Project) 
Reserve Account 

 
 

ARBITRAGE REBATE CALCULATION 
DETAIL REPORT 

 
                                                           FUTURE VALUE @ 
                                             RECEIPTS       BOND YIELD OF 
         DATE      DESCRIPTION              (PAYMENTS)        (5.517541%) 
 
         03/15/23  Beg Bal                 -77,100.00          -97,166.15 
         04/04/23                              116.60              146.52 
         05/02/23                              234.05              292.88 
         06/02/23                              242.28              301.80 
         07/05/23                              240.81              298.48 
         08/02/23                              280.63              346.42 
         09/05/23                              350.33              430.30 
         10/03/23                              339.03              414.67 
         11/02/23                              350.38              426.67 
         12/04/23                              336.60              407.91 
         01/03/24                              345.93              417.39 
         02/02/24                              342.84              411.85 
         03/04/24                              320.77              383.48 
         04/02/24                              342.98              408.30 
         05/02/24                              331.83              393.24 
         06/04/24                              342.89              404.38 
         07/02/24                              331.83              389.68 
         08/02/24                              342.69              400.62 
         09/04/24                              342.63              398.61 
         10/02/24                              318.94              369.48 
         11/04/24                              309.97              357.36 
         12/03/24                              287.94              330.51 
         01/03/25                              286.79              327.70 
         02/04/25                              278.07              316.25 
         02/05/25                              315.00              358.20 
         03/04/25                              250.28              283.36 
         04/02/25                              276.93              312.20 
         05/02/25                              268.00              300.77 
         06/03/25                              276.90              309.30 
         07/02/25                              268.00              298.05 
         08/04/25                              276.93              306.50 
         09/03/25                              276.68              304.88 
         10/02/25                              259.38              284.57 
         11/04/25                              259.57              283.40 
         12/02/25                              236.44              257.06 
         01/05/26                              233.27              252.35 
         02/03/26                              228.06              245.67 
         02/28/26  Bal                      76,785.00           82,402.40 
         02/28/26  Acc                         205.93              221.00 
         ---------------------------------------------------------------- 
         06/15/27  TOTALS:                  10,333.18           -2,371.95 
         ---------------------------------------------------------------- 
 
         ISSUE DATE:   03/15/23   REBATABLE ARBITRAGE:  -2,371.95 
         COMP DATE:    06/15/27   NET INCOME:           10,333.18 
         BOND YIELD:  5.517541%   TAX INV YIELD:        4.598581% 
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$2,230,000 
Tohoqua Community Development District 

(City of St. Cloud, Florida) 
Special Assessment Revenue Bonds, Series 2023 

(Phase 4B/5B Project) 
Rebate Computation Credits 

 
 

ARBITRAGE REBATE CALCULATION 
DETAIL REPORT 

 
                                                           FUTURE VALUE @ 
                                             RECEIPTS       BOND YIELD OF 
         DATE      DESCRIPTION              (PAYMENTS)        (5.517541%) 
 
         06/15/23                           -1,960.00           -2,436.73 
         06/15/24                           -2,070.00           -2,437.16 
         06/15/25                           -2,120.00           -2,363.80 
         ---------------------------------------------------------------- 
         06/15/27  TOTALS:                  -6,150.00           -7,237.69 
         ---------------------------------------------------------------- 
 
         ISSUE DATE:   03/15/23   REBATABLE ARBITRAGE:  -7,237.69 
         COMP DATE:    06/15/27 
         BOND YIELD:  5.517541% 

 
 



SECTION IX 
  





 

 

 
April 27, 2026 
 
 
Tohoqua Community Development District 
     c/o Ms. Katie Costa 
Director of Accounting Services 
Government Management Services – CF, LLC 
6200 Lee Vista Boulevard 
Suite 300 
Orlando, FL  32822 
 
 
Re: $3,880,000 Tohoqua Community Development District (City of St. Cloud, Florida),  

Special Assessment Revenue Bonds, Series 2025 (Phase 8 Project)   
  

 
Dear Ms. Costa:  
 
AMTEC is an independent consulting firm that specializes in arbitrage rebate calculations.  We have the 
ability to complete rebate computations for the above-referenced Tohoqua Community Development 
District (the “District”) Series 2025 (Phase 8 Project) bond issue (the “Bonds”).  We do not sell 
investments or seek an underwriting role.  As a result of our specialization, we offer very competitive 
pricing for rebate computations.  Our typical fee averages less than $1,000 per year, per issue and includes 
up to five years of annual rebate liability reporting.   
 
Firm History 
 
AMTEC was incorporated in 1990 and maintains a prominent client base of colleges and universities, 
school districts, hospitals, cities, state agencies and small-town bond issuers throughout the United States.  
We currently compute rebate for more than 7,800 bond issues and have delivered thousands of rebate 
reports.  The IRS has never challenged our findings. 
 
Southeast Client Base 
 
We provide arbitrage rebate services to over 350 bond issues aggregating more than $9.1 billion of tax-
exempt debt in the southeastern United States.  We have recently performed computations for the 
Magnolia West, East Park, Palm Coast Park, Windward and Town Center at Palm Coast Park Community 
Development Districts.  Additionally, we are exclusive rebate consultant to Broward County and the Town 
of Palm Beach in Florida.  Nationally, we are rebate consultants for the City of Tulsa (OK), the City of 
Lubbock (TX) and the States of Connecticut, Montana, Mississippi, West Virginia, Vermont and Alaska. 
 
We have prepared a Proposal for the computation of arbitrage for the District’s Bonds.  We have 
established a "bond year end" of November 12th, based upon the anniversary of the closing date of the 
Bonds in November 2025. 
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Proposal 
 
We are proposing rebate computation services based on the following: 
 

 $3,880,000 Series 2025 (Phase 8 Project) Special Assessment Revenue Bonds 
 Fixed Rate Debt  
 Acquisition & Construction, Debt Service Reserve, Cost of Issuance & Debt Service Accounts.   

 
Should the Tax Agreement require rebate computations for any other accounts, computations will be 
extended to include those accounts at no additional cost to the District.    
 
Our guaranteed fee for rebate computations for the Series 2025 Bonds is $450 per year and will encompass 
all activity from November 12, 2025, the date of the closing, through November 12, 2030, the end of the 
5th Bond Year and initial Computation Date.  The fee is based upon the size as well as the complexity.  
Our fee is payable upon your acceptance of our rebate reports, which will be delivered shortly after the 
report dates specified in the following table. 
 
    AMTEC's Professional Fee – $3,880,000 Series 2025 Special Assessment Revenue Bonds 
 

Report Date  Type of Report Period Covered Fee  
November 30, 2026 Rebate and Opinion Closing – November 30, 2026 $  450 
November 30, 2027 Rebate and Opinion Closing – November 30, 2027 $  450 
November 30, 2028 Rebate and Opinion Closing – November 30, 2028 $  450 
November 30, 2029 Rebate and Opinion Closing – November 30, 2029 $  450 
November 12, 2030 Rebate and Opinion Closing – November 12, 2030 $  450 

 
In order to begin, we are requesting copies of the following documentation: 
 

1. Arbitrage Certificate or Tax Regulatory Agreement 
2. IRS Form 8038-G 
3. Closing Memorandum 
4. US Bank statements for all accounts from November 12, 2025, the date of the closing, through 

each report date 
 
AMTEC's Scope of Services 
 
Our standard engagement includes the following services: 
 

 Review of all bond documents and account statements for possible rebate exceptions; 
 

 Computation of the rebate liability and/or the yield restricted amount, in accordance with Section 
148 of the Internal Revenue Code, commencing with the date of the closing through required 
reporting date of the Bonds; 

 

 Independent calculation of the yield on the Bonds to ensure the correct basis for any rebate 
liability.  This effort provides the basis for our unqualified opinion;   

 

 Reconciliation of the sources and uses of funds from the bond documentation; 
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 Calculation and analysis of the yield on all investments, subject to the Regulations, for each 
computation period; 

 

 Production of rebate reports, indicating the above stated information, and the issuance of the 
AMTEC Opinion; 

 

 Recommendations for proactive rebate management; 
 

 Commingled funds, transferred proceeds and yield restriction analyses, if necessary; 
 

 Preparation of IRS Form 8038-T and any accompanying documentation, should a rebate payment 
be required; 

 

 We will discuss the results of our Reports with you, your auditors, and our continued support in 
the event of an IRS inquiry; and 

 

 We guarantee the completeness and accuracy of our work. 
 
 

The District agrees to furnish AMTEC with the required documentation necessary to fulfill its obligation 
under the scope of services.  The District will make available staff knowledgeable about the bond 
transactions, investments and disbursements of bond proceeds. 
 
The District agrees to pay AMTEC its fee after it has been satisfied that the scope of services, as outlined 
under the Proposal, has been fulfilled.  AMTEC agrees that its fee is all-inclusive and that it will not charge 
the District for any expenses connected with this engagement. 
 
The parties have executed this Agreement on ___________________, 2025. 
 
 
 
Tohoqua  
Community Development District 

Consultant: American Municipal Tax-Exempt 
Compliance Corporation 

 

            
By:  By: Michael J. Scarfo 

Senior Vice President 
    

 
 



SECTION XI 
  



SECTION A 
  



Request received on April 9th: 

Hi Jan and Kristen – Hope you are both doing well. 

 We working with Neptune and its affiliates in connection with the preparation of governing documents 
for a commercial property owners association (“POA”). The POA will include parcels within the “Neptune 
Property,” which is subject to the attached Cost Sharing Agreement with the Tohoqua CDD (the “CSA”).  I 
understand you represent the Tohoqua CDD. 

 In working on the POA structure, it became apparent Lot 3 in the Tohoqua Mixed Use Plat (attached) does 
not need to be - and arguably should not be - a part of the POA.  Lot 3 is effectively a “stand alone parcel” 
and will not share in any POA-owned/controlled infrastructure. It would complicate the POA documents 
and governance of the POA if we include Lot 3 as part of the POA, especially since Lot 3 would not have 
any easements or use rights in other POA property.  As such, we are looking for an alternative that takes 
Lot 3 out of the POA, while still making the POA responsible to pay the CDD the full “Neptune Fair Share” 
under the CSA, including Lot 3’s respective allocation.  

 The CSA references the creation of POA to govern all of the Neptune Property and does not address a 
situation where some of the Neptune Property would be governed outside of the POA.  As such and to 
facilitate taking Lot 3 out of the POA, we prepared an amendment allowing Lot 3 to be excluded from the 
POA, but still having the POA responsible for payment of the “Neptune Fair Share,” including the portion 
of payment that would have been allocated to Lot 3 if Lot 3 had remained in the POA. Under our proposed 
amendment, the POA will be responsible for collecting the Neptune Fair Share from all parcels within the 
Neptune Property and remitting same to the CDD, and the POA will be responsible for payment of the 
7.37%, regardless of whether certain parcels (e.g. Lot 3) are excluded from the POA.  

 We are requesting your review on behalf of the CDD of the attached amendment to the CSA.  Please let 
us know if you have any questions or comments.  

Thank you in advance. 

 Christian F. O'Ryan 

Stearns Weaver Miller Weissler Alhadeff & Sitterson, P.A. 
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Parcel”), Neptune agrees to pay to the District such parcel’s proportionate share of the an 
Administrative Fee of One Hundred and Twenty Dollars ($120.00) per gross acre comprising the 
Non-Developed Parcel (the “Administrative Fee”). Commencing on the date a certificate of 
occupancy has been issued by the applicable governmental authority for improvements constructed 
on a parcel of the Neptune Property, such parcel receiving the certificate of occupancy shall be 
considered a “Developed Parcel” for purposes of this Agreement, and so long as the District is 
performing the Shared Services, Neptune agrees to pay to the District such Developed Pparcel’s 
Proportionate Share, as defined below, of the Neptune Fair Share. The “Neptune Fair Share” shall 
be an amount equal to seven and thirty-seven one hundredths percent (7.37%) share (the “Neptune 
Fair Share”) of the District’s annual budget for operation and maintenance, including any 
contingency items and reserves established by the District and included in the District’s annual 
budget for operation and maintenance, provided that the Neptune Fair Share shall not exceed the 
Cap each fiscal year. Until a every parcel within the Neptune Property is issued a certificate of 
occupancy, Neptune shall pay with respect to any Non-Developed Parcel the Administrative Fee for 
such Non-Developed Pparcel, and Neptune shall pay with respect to any Developed Parcel the 
Developed Parcel’s Proportionate Share of the Neptune Fair Share. As detailed in Section 9 below, 
unless context otherwise requires, references to “Neptune” mean Neptune or its assignee(s), 
including without limitation, any Association (as defined below). 

 
The District agrees to be responsible for the remaining share (the “District Fair Share”) of 

the District's annual budget for operation and maintenance. As used herein, the term “Proportionate 
Share” shall mean, with respect to any Developed Parcel within the Neptune Property, that relative 
proportion which the number of gross developed acres (defined below) contained within the 
respective parcel a portion of the Neptune Property bears to the total gross acres contained within 
the District Neptune Property, expressed as a percentage. For example, if a Developed Parcel within 
the Neptune Property contains five (5) developed acres and if the Neptune Property as a whole 
contains fifty (50) gross acres, then the Proportionate Share of such Developed Parcel shall be ten 
percent (10%), and thus Neptune shall be obligated to pay the District ten percent (10%) of the 
Neptune Fair Share with respect to such Developed Parcel. For purposes of this Agreement, the term 
“developed acres” shall mean the number of acres within the boundaries of a parcel less and except 
any natural water bodies, wetlands, preservation areas, retention areas, drainage basins, public right-
of-way, and any areas of such parcel dedicated to an Association or a governmental or quasi-
governmental agency.  
 
              The Neptune Fair Share and District Fair Share for purposes of this Agreement shall not 
include any share of any costs or expenses associated with the initial construction of roadways, 
sidewalks, retention ponds, bike paths, landscaping areas, irrigation systems or any additional 
public-purpose infrastructure improvements benefiting only the District Property and not the 
Neptune Property. Notwithstanding any other provision of this Agreement, the parties agree that 
District shall not be obligated to fund any activities that are not contemplated by the District's 
adopted budget, that are in excess of the District Fair Share, or that benefit only the Neptune Property 
and not the District Property. 

 
3. Amendment to Section 5 of Agreement.  The last paragraph of Section 5 of the Agreement 

is amended as follows [text to be deleted is indicated by strikethrough (strikethrough) and text to be added is 
indicated by a double underline (underline)]:   
 

Neptune may impose and collect the Neptune Fair Share payments and/or Administrative 
Fee payments for all or a portion of the Neptune Property (as applicable) through property owners’ 
association (the “Association” (as defined below) assessments and/or other charges (backed by lien 
rights) levied against the Neptune Property or applicable portions thereof. In the event of such 
delegation to an Association, such Association shall be responsible for collection and remittance of 
all payments owed to the District under this Agreement with respect to all parcels within the Neptune 
Property, regardless of whether all parcels within the Neptune Property are subject to such 
Association. In the event that Neptune imposes and collects the Neptune Fair Share and/or 
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Administrative Fee payments through Association assessments and/or other charges (backed by lien 
rights), then thereafter the District shall not file a notice of lien upon the entire Neptune Property 
upon failure of Neptune such Association to pay the Neptune Fair Share and/or Administrative Fee 
payments, but rather in the event that the Association fails to pay the Neptune Fair Share and/or 
Administrative Fee payments within such one hundred twenty (120) day period after the Second 
Notice, the District may file a notice of lien against the portion of the Neptune Property which has 
not paid to the Association such payments owed to the District with respect to such property. the 
Proportionate Share of the Neptune Fair Share.  Notwithstanding any method Neptune may utilize 
to generate the funds necessary to pay the Neptune Fair Share and/or Administrative Fee payments, 
if Neptune shall not have created a separately incorporated owners’ association to be responsible 
for the Neptune Fair Share and/or Administrative Fee payments, then Neptune shall remain liable 
for the timely payment of the Neptune Fair Share and/or Administrative Fee payments (as 
applicable). 
 
4. Amendment to Section 9 of Agreement.  Section 9 of the Agreement is amended and 

restated in its entirety and replaced with the following as Section 9: 
 

 9. Covenants Running With the Land; Successors and Assigns. The covenants, 
terms, and conditions set forth in the Agreement shall attach to and run with the properties described 
herein. The covenants, terms, and conditions set forth in the Agreement are binding on the Parties, 
their successors, and assigns. The District may not assign the Agreement or any of its rights or 
obligations hereunder without first obtaining the written consent of all record title owners of all 
parcels within the Neptune Property. Except as otherwise expressly provided herein, Neptune may 
not assign the Agreement or any of its rights or obligations hereunder without first obtaining the 
District’s written consent to the assignment, which consent may not be unreasonably withheld. For 
purpose of the Agreement, the term “Neptune” shall mean and refer to (i) its applicable successors 
and/or assignees, or (ii) as context requires, an Association (as defined below) so long as the 
Association is obligated to collect the Neptune Fair Share  and/or Administrative Fee payments (as 
applicable) from all parcels within the Neptune Property. Further, the “Parties” to the Agreement 
shall include the District’s and Neptune’s applicable successors and assigns, including any 
applicable Association (as applicable), and any reference in the Agreement to the phrase “either 
Party” or “other Party” shall means and refer to each of the Parties, as applicable, as context requires.  
Each record title owner of property within the Neptune Property shall be obligated for paying its 
Proportionate Share of the Neptune Fair Share and/or Administrative Fee (as applicable) and 
otherwise complying with the Agreement, and each record title owner of property within the 
Neptune Property shall have the right to enforce the Agreement. 
 

Notwithstanding the foregoing, Neptune may, upon written notice to the District (and 
without any further consent of the District), assign all or a portion of its obligations hereunder to 
one or more of the following (i) a duly formed and validly existing property owners’ association 
with jurisdiction over all or a portion of the Neptune Property (“Association”); (ii) a parent, 
subsidiary or affiliated entity of Neptune; and/or (iii) a purchaser of all or portions of the Neptune 
Property. Provided, however, in the event of an assignment to an Association, Neptune may assign 
its rights and obligations to other persons or entities meeting the requirements under (ii) and (iii) 
above so long as the Association is obligated to collect the Neptune Fair Share and Administrative 
Fee payments from all record title owners of all parcels within the Neptune Property, regardless of 
whether such parcels are subject to such Association. In the event of an assignment or transfer 
applicable to only a portion of the Neptune Property (to an entity other than an Association), 
Neptune (or its applicable successor and/or assignee) shall provide written notice to the District 
specifying the approximate acreage (or developed acreage, as applicable) and the applicable 
Administrative Fee or applicable Proportionate Share of the Neptune Fair Share with respect to such 
portion of the Neptune Property, which shall be based upon the proportionate acreage of such 
property relative to the total gross acreage (or total developed acreage, as applicable) of the Neptune 
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Property. Notwithstanding anything herein to the contrary, upon compliance with the requirements 
of this section regarding assignment, the assignor shall not have any further liability under the 
Agreement.  

 
No assignment pursuant to the Agreement shall release the Neptune Property or any portion 

thereof from the covenants, terms, and conditions herein contained.  

5. Amendment to Section 11 of Agreement. Section 11 of the Agreement is amended and 
restated in its entirety and replaced with the following as Section 11:  
 

11. Notices. All notices, requests, or other communications to a Party required or 
permitted by the Agreement shall be in writing and may be delivered in person (by hand delivery or 
professional messenger service) or may be sent by registered or certified mail, with postage prepaid, 
return receipt requested or delivered by Express Mail of the U.S. Postal Service or Federal Express 
or any other courier service guaranteeing overnight delivery, charges prepaid. A Party may change 
its address for purposes of this section by giving notice to the other Parties. Until any such change, 
(i) notices to any record title owner of the Neptune Property shall be delivered to the address shown 
on the Osceola County Property Appraiser’s website applicable to such owner’s portion of the 
Neptune Property, (ii) notices to an Association (as applicable) shall be delivered to the 
Association’s registered agent, and (iii) notices to the District shall be addressed as follows: 

 
If to District:  Tohoqua Community Development District 

c/o Governmental Management Services – Central Florida, LLC 
219 E. Livingston Street  
Orlando, Florida 32801 
Attention: District Manager, George S. Flint  

 
With a copy to:  Latham, Luna, Eden & Beaudine, LLP 

201 South Orange Ave., Suite 1400 
Orlando, Florida 32801 
Attention: Jan Albanese Carpenter, Esq. 

     Telephone: (407) 947-8836 
 

Any such notice or other communication sent by registered or certified mail, return receipt 
requested, shall be deemed to have been duly given and received seventy-two (72) hours after the 
same is so addressed and mailed with postage prepaid. Notices delivered by overnight service shall 
be deemed to have been given on the next business day after delivery of the same to such overnight 
service courier. Any notice or other document sent by any other manner shall be effective only upon 
actual receipt thereof.  

 
Upon any assignment of the Agreement pursuant to the terms hereof, notice shall be 

provided to the District within thirty (30) days after such assignment, and notices shall be delivered 
to the address shown on the Osceola County Property Appraiser’s website, unless the assignee 
provides the District written notice of an alternative address for purposes of receiving notices under 
the Agreement.  

 
6. Amendment to Section 19 of Agreement.  Section 19 of the Agreement is amended as 

follows [text to be deleted is indicated by strikethrough (strikethrough) and text to be added is indicated by a 
double underline (underline)]:   

19. Entire Agreement, Amendments. This Agreement (together with all exhibits 
attached hereto) contains all of the agreements of the Parties with respect to the matters contained 
herein and no prior or contemporaneous agreement or understanding, oral or written, pertaining to 
any such matters shall be effective for any purpose. No provision of this Agreement may be 
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modified, amended or waived except by a written instrument signed by the District and the record 
title owner(s) of the Neptune Property both Parties, unless specifically provided for herein. 
Notwithstanding the foregoing, as to any parcel within the Neptune Property that is subject to the 
jurisdiction of an Association responsible for collection and remittance of the Neptune Fair Share 
and Administrative Fee payments owed to the District, the “record title owner” of such parcel for 
purposes of consent to an amendment of this Agreement shall be the Association, and only the 
Association’s written consent (and not the written consent of the individual owner of such parcel) 
is required with respect to such parcel for any amendment of this Agreement.  Further 
notwithstanding the foregoing, in the event a proposed amendment impacts only some, but not all, 
of the Neptune Property and/or owners thereof, then such amendment may be effectuated by a 
written instrument signed by the District and the affected owners of such impacted portions of the 
Neptune Property. 

 
7. Construction; Severability.  The captions and paragraph headings contained in this 

Amendment are for reference and convenience only and in no way define, describe, extend or limit the 
scope or intent of this Amendment, nor the intent of the provisions herein.  All references herein to the 
singular shall include the plural, and vice versa. Should any clause or provision of this Amendment be 
determined to be illegal, invalid, or unenforceable under any present or future law by final judgment of a 
court of competent jurisdiction, the remainder of this Amendment will not be affected thereby.  It is the 
intention of the parties that if any such provision is held to be illegal, invalid, or unenforceable, there will 
be added in lieu thereof a legal, valid, and enforceable provision that is as similar as possible in terms to 
the illegal, invalid, or unenforceable provision.   

 
8. Entire Agreement. The Agreement, as modified by this Amendment, contains the entire 

agreement of the parties pertaining to the subject matter hereof and there are no representations, promises 
or agreements, oral or otherwise, not embodied herein or in writing. Should the terms of the Agreement and 
this Amendment be found to conflict, the terms of this Amendment shall control. This instrument is given 
to amend the Agreement as set forth herein, and except as expressly modified herein, the Agreement shall 
continue in full force and effect after the date hereof.  
 

9. Counterparts.  This Amendment may be executed in any number of counterparts, any one 
and all of which shall constitute the agreement of the parties and each of which shall be deemed an original. 

 
 

(Signatures follow on subsequent pages) 



 

6 

IN WITNESS WHEREOF, the undersigned has caused this Agreement to be executed by their 
lawful representatives hereunto duly authorized on the date or dates set forth below. 

 
 
WITNESSES: “District” 
  
 TOHOQUA COMMUNITY 

DEVELOPMENT DISTRICT, a Florida 
community development district 
 
 

       
Print Name:       
Address:       
       
 
 
       
Print Name:       
Address:       
      
      

By:       
Name: Andre Vidrine 
Title: Chairman 
Address: ____________________________ 
               ____________________________ 

 

 
 
STATE OF FLORIDA 
COUNTY OF ORANGE 
 

The foregoing instrument was acknowledged before me by means of ☐ physical presence or 
☐ online notarization, this _____ day of _______________, 2026, by Andre Vidrine, as Chairman of 
TOHOQUA COMMUNITY DEVELOPMENT DISTRICT, a Florida community development 
district, on behalf thereof. Said person is ☐ personally known to me or ☐ has produced 
___________________ as identification. 
 
      _________________________________________ 
      Notary Public; State of Florida 
                 (SEAL)    Print Name: _______________________________ 
      Comm. Exp.: __________; Comm. No.: _________ 
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IN WITNESS WHEREOF, the undersigned has caused this Agreement to be executed by their 
lawful representatives hereunto duly authorized on the date or dates set forth below. 
 

 
 

WITNESSES: “Neptune” 
 

 
 
 
 
       
Print Name:       
Address:       
       
 
 
       
Print Name:       
Address:       
      
      

NEPTUNE ROAD INVESTMENTS, LLC, a 
Florida limited liability company 
 
 
By:       
Name: Marc Hooker 
Title: Manager 
Address: ____________________________ 
               ____________________________ 
 

STATE OF FLORIDA 
COUNTY OF ORANGE 
 

The foregoing instrument was acknowledged before me by means of ☐ physical presence or 
☐  online notarization, this _____ day of _______________, 2026, by Marc Hooker, as Manager of 
NEPTUNE ROAD INVESTMENTS, LLC, a Florida limited liability company, on behalf of the 
company, who is ☐ personally known to me or ☐ has produced ___________________ as 
identification. 
 
      _________________________________________ 
      Notary Public; State of Florida 
                 (SEAL)    Print Name: _______________________________ 
      Comm. Exp.: __________; Comm. No.: _________ 
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PUBLIC NOTICE 

REQUEST FOR PROPOSALS 
LANDSCAPE AND IRRIGATION MAINTENANCE SERVICES 

TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 
Osceola County, Florida 

Notice is hereby given that the Tohoqua Community Development District (“District”) will accept 
proposals from qualified firms (“Proposers”) interested in providing landscape and irrigation maintenance 
services, all as more specifically set forth in the Project Manual. The Project Manual, including among 
other materials, contract documents, project scope and any technical specifications, will be available 
beginning March 13, 2026, at 9:00 AM (ET). The Project Manual is available by emailing Brittany 
Brookes, Governmental Management Services, Central Florida, LLC, 219 E. Livingston St., Orlando, FL 
32801, at bbrookes@gmscfl.com.  

Proposal Requirements. In order to submit a proposal, each Proposer must: (1) be authorized to do 
business in Florida; (2) hold all required state and federal licenses in good standing; (3) have at least five 
(5) years of experience as a landscape and irrigation maintenance contractor.  Copies of the Project Manual
will not be available at that meeting. The District reserves the right in its sole discretion to make changes
to the Project Manual up until the time of the proposal opening, and to provide notice of such changes only
to those Proposers who have requested a copy of the Proposal Manual via email.

Submission of Proposals. Firms desiring to provide services for this project must submit proposals 
no later than April 27, 2026, at 11:00 AM (ET) at Governmental Management Services, Central Florida, 
LLC, 219 E. Livingston St., Orlando, FL 32801, Attention: Brittany Brookes.  The proposals will be 
publicly opened at that time and place.  Proposals shall be submitted in a sealed package, shall bear the 
name of the Proposer on the outside of the package and shall clearly identify the project.  Proposals received 
after the time and date stipulated above may be returned un-opened to the Proposer.  Any proposal not 
completed as specified or missing the required proposal documents may be disqualified. 

Protests. Any protest regarding the Project Manual, including but not limited to protests relating to 
the proposal notice, the proposal instructions, the proposal forms, the contract form, the scope of work, the 
maintenance map, the specifications, the evaluation criteria, the evaluation process, or any other issues or 
items relating to the Project Manual, must be filed in writing within seventy-two (72) hours after the first 
advertisement of the Request for Proposals.  The formal protest setting forth with particularity the facts and 
law upon which the protest is based shall be filed within seven (7) calendar days after the initial notice of 
protest was filed.  Failure to timely file a notice of protest or failure to timely file a formal written protest 
shall constitute a waiver of any right to object or protest with respect to aforesaid plans, specifications or 
contract documents.  Additional information and requirements regarding protests are set forth in the Project 
Manual and the District’s Rules of Procedure, which are available from the District Manager at 219 E. 
Livingston St., Orlando, FL 32801.  

Evaluation of Proposals. The Board is expected to evaluate the proposals at a public meeting on 
May 6, 2026 at 9:00 AM (ET), at 1830 Fulfillment Drive, Kissimmee, Florida 34744. Rankings will be 
made based on the Evaluation Criteria contained within the Project Manual. Price will be one factor used 
in determining the proposal that is in the best interest of the District, but the District explicitly reserves the 
right to make such award to other than the lowest price proposal.  The District has the right to reject any 
and all proposals and waive any technical errors, informalities or irregularities if it determines in its 
discretion it is in the best interest of the District to do so. Any and all questions relative to this project shall 
be directed in writing by e-mail only to Brittany Brookes at bbrookes@gmscfl.com no later than April 
15, 2026, at 5:00 PM (ET).  

Duval Landscape Maintenance LLC. 
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NOTICE OF MEETINGS 

Unless certain circumstances exist where a public opening is unwarranted, all proposals 
will be publicly opened at a special meeting of the District to be held at 11:00 AM (ET), April 
27, 2026, at the offices of Governmental Management Services, Central Florida, LLC, 219 E. 
Livingston St., Orlando, FL 32801.  Proposer names and total pricing will be announced at that 
time, provided that Proposals may be maintained on a confidential basis to the extent permitted by 
Florida law.  No decisions of the District’s Board of Supervisors will be made at that time.  The 
Board is expected to evaluate the proposals at a public meeting on May 6, 2026, at 9:00 AM (ET), 
at 1830 Fulfillment Drive, Kissimmee, Florida 34744 A copy of the agenda for either meeting 
can be obtained from the District Office at 219 E. Livingston St., Orlando, FL 32801 or by phone 
at (407) 841-5524. 

The meetings are open to the public and will be conducted in accordance with the 
provisions of Florida law.  There may be occasions when one or more Board Supervisors or staff 
members will participate by telephone. At the above locations will be present a speaker telephone 
so that any Board Supervisor or staff member can attend the meetings and be fully informed of the 
discussions taking place either in person or by telephone communication. The meetings may be 
continued in progress without additional notice to a time, date, and location stated on the record. 
If anyone chooses to appeal any decision of the Board with respect to any matter considered at a 
public meeting, such person will need a record of the proceedings and should accordingly ensure 
that a verbatim record of the proceedings is made which includes the testimony and evidence upon 
which such appeal is to be based. 

Any person requiring special accommodations to participate in the meetings is asked to 
advise the District Office at (407) 841-5524, at least 48 hours before either 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.

Tohoqua Community Development District 
George Flint District Manager 

Duval Landscape Maintenance LLC. 
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TOHOQUA COMMUNITY DEVELOPMENT DISTRICT 

Landscape & Irrigation Maintenance Services 
Osceola County, Florida  

INSTRUCTIONS TO PROPOSERS 

DATE EVENT 
March 13, 2026 RFP Notice is issued; RFP package available for 

download. 
March 13 to April 27, 2026 Site inspections available. 

Please contact Alan Scheerer, Field Manager at 407-
841-5524 or Ascheerer@gmscfl.com to schedule a
time to visit the site. No verbal interpretations or
answers will be given at site visits.

April 15, 2026 at 5:00 PM (ET) Deadline for questions (in writing only). 
April 27, 2026 at 11:00 AM (ET) Proposal submittal deadline; bid opening. 
May 6, 2026 at 9:00 AM Board meeting for evaluation of proposals 

1. DUE DATE.  Sealed proposals (“Proposals”) must be received from interested
parties (“Proposer”) no later than April 27, 2026, at 11:00 AM (ET) at Governmental 
Management Services Central Florida, LLC, 219 E. Livingston St., Orlando, FL 32801, 
Attention: District Manager.  Unless certain circumstances exist where a public opening is 
unwarranted, proposals will be publicly opened at that time. Proposals received after the time and 
date stipulated above will not be considered. 

2. SUBMISSION OF PROPOSAL.  Submit one (1) original hard copy & one (1) digital
PDF copy (flash drive or disc required – no email submissions accepted), along with other 
requested attachments, at the time and place indicated herein, which shall be enclosed in an opaque 
sealed envelope, marked with the project title and name and address of the Proposer and 
accompanied by the required documents.  Proposals may be mailed or hand-delivered, but the 
Proposer is solely responsible for ensuring that the Proposal is received by the applicable deadline. 
If the Proposal is sent through the mail or other delivery system, the sealed envelope shall be 
enclosed in a separate envelope with a notation “RESPONSE TO REQUEST FOR PROPOSALS 
(Tohoqua Community Development District – Landscape & Irrigation Maintenance) 
ENCLOSED” on the face of it.  All costs to prepare and submit a response shall be borne by the 
Proposer. 

3. SIGNATURE ON PROPOSAL.  Each Proposer must correctly execute all forms,
affidavits, and acknowledgments for which signature and notary blocks are provided. Anyone 
signing the Proposal as agent shall file with the Proposal legal evidence of his authority to do so. 

4. FAMILIARITY WITH THE PROJECT.  The Proposer, by and through the submission
of the Proposal, agrees that he shall be held responsible for having heretofore examined the project 
site, the location of all proposed work and for having satisfied himself from his own personal 
knowledge and experience or professional advice as to the character, conditions, and location of 
the site, the nature of the turf, shrubs, trees, palms, vegetation, weeds, sprinklers and irrigation 
systems, roads, sidewalks and paved paths, ground, surface and subsurface, and any other 

Duval Landscape Maintenance LLC. 
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conditions surrounding and affecting the work, any obstruction, the nature of any existing 
construction, and all other physical characteristics of the job, in order that the Proposer may include 
in the prices which the Proposer proposes all costs pertaining to the work and thereby provide for 
the satisfactory landscape and irrigation maintenance thereof.   

The Proposer agrees to accept the site in an “as is” condition, and hold its prices for the 
period set forth in this proposal package, regardless of any changes to the site that may occur from 
the time of Proposal submission and through the time of contract award and the start of any work 
under the contract. The Proposer, in preparing the Proposal, shall take into consideration that work 
by other contractors may be in progress at or near the site and that the Proposer shall not interfere 
with work done by such other contractors. 

5. PROJECT MANUAL. The “Project Manual” and any addenda thereto, will be
available by request from Brittany Brookes at bbrookes@gmscfl.com.  

6. QUALIFICATIONS OF PROPOSER; MANDATORY AND PERMISSIVE
REQUIREMENTS.  The contract, if awarded, will only be awarded to a responsible Proposer who is 
qualified by experience to do the work specified herein at the sole and absolute discretion of the 
District.  The Proposer shall submit with its Proposal satisfactory evidence of experience in similar 
work and show that it is fully prepared with the necessary organization, capital, and equipment to 
complete the work to the satisfaction of the District.  The following are mandatory minimum 
qualifications. All other requirements will be considered in the evaluation process and may affect 
scoring or responsiveness. Notwithstanding anything else within the Project Manual, the only 
mandatory requirements of this Project Manual are that each Proposer must (1) be authorized to 
do business in Florida, (2) hold all required state and federal licenses in good standing; (3) have at 
least five (5) years of experience as a landscape and irrigation maintenance contractor.  All other 
requirements set forth in the Project Manual shall be deemed “permissive,” in that a Proposer’s 
failure to meet any requirement described in mandatory terms such as “shall,” “will,” “mandatory,” 
or similar language does not automatically disqualify the Proposer’s Proposal, but instead in the 
Board’s discretion may result in the disqualification of a Proposal or alternatively may be taken 
into account in the evaluation and scoring of the Proposal.   

7. COLLUSION PROHIBITED.  Proposers shall be disqualified and their proposals
rejected if the District has reason to believe that collusion may exist among the Proposers, the 
Proposer has defaulted on any previous contract or is in arrears on any previous or existing 
contract, or for failure to demonstrate proper licensure and business organization. 

8. INTERPRETATIONS AND ADDENDA.   All questions about the meaning or intent of
the Project Manual are to be directed in writing, via e-mail only, to Brittany Brookes at 
bbrookes@gmscfl.com. Additionally, the District reserves the right in its sole discretion to make 
changes to the Project Manual up until the time of the Proposal opening.  Interpretations or 
clarifications considered necessary in response to such questions will be issued by Addenda to all 
parties.  Questions received after April 15, 2026, at 5:00 PM (ET) will not be answered. Answers 
to all questions will be provided to all Proposers by e-mail. Only questions answered by formal 
written Addenda will be binding.  No interpretations will be given verbally. No inquiries will be 
accepted from subcontractors; the Proposer shall be responsible for all queries. 

Duval Landscape Maintenance LLC. 
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9. MODIFICATION AND WITHDRAWAL.  Proposals may be modified or withdrawn by
an appropriate document duly executed and delivered to the place where Proposals are to be 
submitted at any time prior to the time and date the proposals are due.  No Proposal may be 
withdrawn after opening for a period of ninety (90) days. 

10. PROPOSAL FORMS AND BID SHEETS.  All blanks on the Proposal forms must be
completed in ink or typewritten.  The Proposal shall contain an acknowledgment of receipt of all 
Addenda. In making its Proposal, each Proposer represents that it has read and understands the 
Project Manual and that the Proposal is made in accordance therewith, including verification of 
the contents of the Project Manual against the Table of Contents.  Bid Sheets: Proposer shall 
complete an Excel spreadsheet provided with the Project Manual to indicate five years of pricing 
based on the Scope of Services.  Please use the Excel spreadsheet provided as Bid Sheets.  All 
yellow cells on both bid sheets should be completed.  Bidder is responsible to check formulas, 
typos, and all numbers before submittal. Five years of pricing is required. There is also a form for 
proposed Emergency Clean Up Services that must be included with the proposal submittal. 

11. PROPOSAL INFORMATION. All Proposals should include the following information,
among other things described herein: 

A. A completed and executed Proposal Form, with all of its four parts and any
attachments, as well as executed copies of the Affidavit Regarding Proposal, the
Sworn Statement Regarding Public Entity Crimes, the Sworn Statement Regarding
Scrutinized Companies, and the Anti-Human Trafficking Affidavit.

B. A listing of the position / title and corporate responsibilities of key management or
supervisory personnel (forms attached).  Include resumes for each person listed,
and list years of experience in present position for each party listed and years of
related experience.

C. Describe proposed staffing levels, including information on current operations,
administrative, maintenance and management staffing of both a professional and
technical nature, including resumes for staff at or above the project manager level.

D. Information related to other projects of similar size and scope for which Proposer
has provided, or is currently providing, landscape and irrigation maintenance
services (forms attached).

E. At least three references from projects of similar size and scope.  The Proposer
should include information relating to the work it conducted for each reference as
well as a name, address and phone number of a contact person.

F. A narrative description of the Proposer’s approach to providing the services as
described in the scope of services provided herein.

G. Bid sheet which is a completed proposal pricing in Excel format based on the Scope
of Services.  Pricing should be for five years of service. There is also a form for
proposed Emergency Clean Up Services that must be included with the proposal
submittal.

Duval Landscape Maintenance LLC. 
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H. Copy of current certificate of insurance.

12. INSURANCE.  All Proposers shall include as part of their proposal a current
Certificate of Insurance demonstrating that the company’s ability to meet the insurance coverage 
requirements set forth in the attached contract form provided herein.  In the event the Proposer is 
notified of award, it shall provide proof of the insurance coverage identifying the District, its 
officers, employees and agents as additional insureds, as stated in the Contract form provided 
herein, within fourteen (14) calendar days after notification, or within such approved extended 
period as the District may grant.  Failure to provide proof of insurance coverage shall constitute a 
default. 

13. FINANCIALS.  In evaluating and scoring the proposals, the District will consider
the financial capability of each Proposer, and as such each Proposer should submit relevant 
information regarding financial capability.  In the event the Proposer is notified of award, the 
District may in its sole discretion require that the Proposer provide sufficient proof of financial 
capability, including, if requested, audited financial statements from the last three years. 

14. PRICING.  Proposers shall submit their price information on the supplied Excel bid
sheets with all yellow spaces completed. There is also a form for proposed Emergency Clean Up 
Services that must be included with the proposal submittal. Each line item shall be clearly stated 
and cover all charges including incidental expenses, applicable taxes, insurance, overhead and 
profit. Proposers will not be allowed to make any substitutions in materials, quantities or 
frequencies during the proposal process. Proposers shall guarantee that their five year pricing 
shall not increase but remain consistent with the submitted pricing proposal throughout the term 
of the contract agreement unless a written submittal for a price increase provided by the contracted 
service provider is submitted to the Board of Supervisors for consideration at a duly noticed public 
meeting. 

15. BASIS OF AWARD/RIGHT TO REJECT.  The District reserves the right to reject any
and all proposals, in its sole and absolute discretion, make modifications to the work, and waive 
any informalities or irregularities in proposals as it is deemed in the best interests of the District. 

16. CONTRACT AWARD.  The contract awarded pursuant to this RFP is anticipated to
commence on October 1, 2026, with an initial term of one (1) year and up to four (4) optional 
annual renewals, for a total contract term of five (5) years. Within fourteen (14) days of receipt of 
the Notice of Award from the District or as otherwise extended by the District, the Proposer shall 
enter into and execute a Contract in substantially the form included in the Project Manual.  If a 
Proposer to whom a contract is awarded forfeits and fails to execute a contract agreement within 
the aforementioned timeframe, the contract award may be annulled at the District’s option. If the 
award is annulled, the District may, at its sole discretion, award the contract to the next highest 
ranked Proposer for the contract work, re-advertise, perform the work by day/temporary labor, or 
through in-house operations. The District and the selected contractor (“Contractor”) will execute 
a contract for a specified term. Upon expiration or termination of any existing contract for 
landscape and irrigation maintenance services, Contractor, if requested by the District, agrees to 
perform the services on a month-to-month basis until either party has provided the other party 
written notice of its election to renew or terminate the contract agreement. This RFP does not 
guarantee that a contract will be awarded. The District reserves the exclusive right to reject any 
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SAMPLE LANDSCAPE AND IRRIGATION MAINTENANCE AGREEMENT 

THIS AGREEMENT (“Agreement”) is made and entered into this  day of 
2026, by and between: 

______________ COMMUNITY DEVELOPMENT DISTRICT, a local unit of special- 
purpose government established pursuant to Chapter 190, Florida Statutes, located 
in Osceola County, Florida, whose mailing address is c/o Governmental 
Management Services – Central Florida, LLC, 219 East Livingston Street, Orlando, 
Florida 32801 (the “District”), and 
________________, INC., a Florida Corporation, whose mailing and principal 
address is ________________________________(“Contractor”). 

RECITALS 

WHEREAS, the District was established for the purpose of planning, financing, 
constructing, operating and/or maintaining certain infrastructure, including landscaping and 
irrigation; and 

WHEREAS, the District has a need to retain an independent contractor to provide landscape 
and irrigation maintenance services for certain lands within and around the District; and 

WHEREAS, Contractor submitted a proposal and represents that it is qualified, willing and 
capable to serve as a landscape and irrigation maintenance contractor and provide such services to 
the District. 

NOW, THEREFORE, in consideration of the mutual covenants contained in this Agreement, 
it is agreed that Contractor is hereby retained, authorized, and instructed by the District to perform 
in accordance with the following covenants and conditions, which both the District and Contractor 
have agreed upon: 

1. INCORPORATION OF RECITALS. The recitals stated above are true and correct and 
by this reference are incorporated herein as a material part of this Agreement. 

2. CONTRACTOR OBLIGATIONS.

A. Scope of Services. Contractor shall provide the services described in the
Scope of Services attached hereto as Exhibit A (“Work”), for the areas identified in the 
Landscape Maintenance Map attached hereto as Exhibit B (“Landscape Maintenance 
Area”), both of which are incorporated herein by this reference. Contractor acknowledges 
and agrees that the Landscape Maintenance Area may be reasonably adjusted, in the sole 
discretion of the District, to accurately reflect areas of the Work actually being performed, 
which adjustments shall not result in change in the price for the Work as reflected in 
Contractor’s fee summary attached hereto as Exhibit C (“Fee Summary”) and 
incorporated herein by this reference. Should any work and/or services be required which 
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LEGEND

CDD OWNED & MAINTAINED

CDD MAINTAINED & CITY OWNED

CDD MAINTAINED

FUTURE CDD OWNERSHIP & MAINTENANCE

FUTURE CITY OWNERSHIP & CDD MAINTENANCE
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