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GIR East 
Community Development District 

          

219 East Livingston Street, Orlando, Florida 32801 
Phone: 407-841-5524 – Fax: 407-839-1526 

 
November 27, 2024 
 
Board of Supervisors  
GIR East 
Community Development District  
 
Dear Board Members: 
 
The regular meeting of the Board of Supervisors of GIR East Community Development District 
will be held on Wednesday, December 4, 2024 at 3:00 PM, at 3850 Canoe Creek Road, Saint 
Cloud, FL. Following is the advance agenda for the meeting: 

 
1. Roll Call 
2. Public Comment Period 
3. Approval of Minutes of the October 2, 2024 and October 23, 2024 Meetings 
4. Public Hearing 

A. Consideration of Assessment Area One Engineer’s Report  
B. Consideration of Master Assessment Methodology Report for Assessment Area 

One 
C. Public Comment and Testimony 
D. Consideration of Resolution 2025-04 Levying Assessments 
E. Consideration of Assessment Area One, Series 2024 Bonds Financing Items- Under 

Separate Cover (ADDED) 
i. Presentation of Final Supplemental Assessment Methodology Report- 

Under Separate Cover (ADDED) 
ii. Consideration of Resolution 2025-05 Supplemental Assessment 

Resolution- Under Separate Cover (ADDED) 
iii. Consideration of Supplemental Notice of Imposition- Under Separate Cover 

(ADDED) 
5. Consideration of Acquisition of Work Product- Under Separate Cover (ADDED) 
6. Staff Reports 

A. Attorney 
B. Engineer 
C. District Manager’s Report 

i. Balance Sheet and Income Statement  
ii. Ratification of Funding Requests #34 - #36 

7. Other Business 
8. Supervisor’s Requests 
9. Adjournment 

 
The balance of the agenda will be discussed at the meeting.  In the meantime, if you should have 
any questions, please contact me. 
 
Sincerely,  



 
George S. Flint 
 
George S. Flint 
District Manager 



MINUTES 
  



MINUTES OF MEETING 
GIR EAST 

COMMUNITY DEVELOPMENT DISTRICT 
 

 The regular meeting of the Board of Supervisors of the GIR East Community Development 

District was held Wednesday, October 2, 2024 at 3:00 p.m. at 3850 Canoe Creek Rd., St. Cloud, 

Florida.  

 

 Present and constituting a quorum were: 
 
 Mike Liquori Chairman 
 Chancy Summers Assistant Secretary 
 Tripp Berlinsky Assistant Secretary 
 
 Also present were: 
 

George Flint District Manager 
 Michelle Rigoni by phone  District Counsel  
  
  
 
FIRST ORDER OF BUSINESS  Roll Call  

 Mr. Flint called the meeting to order and called the roll. Three Board members were present 

constituting a quorum.  

 
SECOND ORDER OF BUSINESS  Public Comment Period  

 Mr. Flint noted there were no members of the public present to provide comment.  

 
THIRD ORDER OF BUSNESS Approval of Minutes of the September 4, 

2024 & September 11, 2024 Meetings 
Mr. Flint presented the minutes of the September 4, 2024 and September 11, 2024 

meetings. He asked for any comments or corrections. Hearing no comments.  

 
On MOTION by Mr. Liquori, seconded by Mr. Berlinsky, with all in 
favor, the Minutes of the September 4, 2024 and September 11, 2024 
Meetings, were approved, as presented. 

 
FOURTH ORDER OF BUSINESS Financing Matters 

A. Consideration of Revised Engineer’s Report – Under Separate Cover 
B. Consideration of Revised Assessment Methodology Report – Under Separate Cover 
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C. Consideration of Supplemental Assessment Methodology Report – Under Separate 
Cover 

D. Consideration of Resolution 2025-01 Amending Resolution 2024-04 Declaring Special 
Assessments 

E. Consideration of Resolution 2024-05 Resetting the Public Hearing for Assessments 
F. Consideration of Bond Delegation Resolution 2025-03 for Assessment Area One & 

Exhibits  
i. Exhibit A: Form of Purchase Contract 
ii. Exhibit B: Forms of Master Indenture and Supplemental Indenture 
iii. Exhibit C: Form of Preliminary Limited Offering Memorandum 
iv. Exhibit D: Form of Continuing Disclosure Agreement 
v. Exhibit E: Forms of Ancillary Documents  

1. Acquisition Agreement 
2. Completion Agreement 
3. Collateral Agreement 
4. True-Up Agreement 
5. Declaration of Consent 

 Mr. Flint asked the Board to continue these items at the end of this meeting. He asked the 

Board to continue the meeting for purposes of taking up the items identified under Item 4. They 

haven’t received the Engineer’s Report but should receive it by the end of day Friday. He asked to 

continue the meeting to a week from today at 3:00 p.m. in this location.  

 
FIFTH ORDER OF BUSINESS Consideration of Agreement with Grau & 

Associates to Provide Auditing Services 
for Fiscal Year 2024 

 Mr. Flint noted the Board picked Grau & Associates as their independent auditor. 

  
On MOTION by Mr. Liquori, seconded by Ms. Summers, with all in 
favor, the Agreement with Grau & Associates to Provide Auditing 
Services for Fiscal Year 2024, was approved. 

 
SIXTH ORDER OF BUSINESS 

A. Attorney 
Ms. Rigoni had nothing to report but offered to answer any questions from the Board. 

 
B. Engineer 

Mr. Flint noted there is no Engineer’s report. 

 
C. District Manager’s Report 

i. Balance Sheet & Income Statement 
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 Mr. Flint presented the unaudited financials through the end of August. He asked for any 

questions, otherwise no action is required. 

 
ii. Ratification of Funding Request #33 

 Mr. Flint stated funding request #33 was transmitted to the developer under the funding 

agreement. Part of that is the liability insurance that went into effect yesterday.  

 
On MOTION by Mr. Liquori, seconded by Ms. Summers, with all 
in favor, Funding Request #33, was ratified. 

   
SEVENTH ORDER OF BUSINESS Other Business 

 There being no comments, the next item followed.  

 
EIGHTH ORDER OF BUSINESS Supervisors Requests 

 There being no comments, the next item followed. 

 
NINTH ORDER OF BUSINESS Adjournment 

 Mr. Flint asked for a motion to continue this meeting to October 9, 2024 at 3:00 p.m.  

 
On MOTION by Mr. Liquori, seconded by Ms. Summers, with all 
in favor, the meeting was continued to October 9, 2024 at 3:00 p.m. 

 
 
 
 
 
    
Secretary/Assistant Secretary  Chairman/Vice Chairman 





 
MINUTES OF MEETING 

GIR EAST 
COMMUNITY DEVELOPMENT DISTRICT 

 

 The regular meeting of the Board of Supervisors of the GIR East Community Development 

District was held Wednesday, October 23, 2024 at 3:00 p.m. at 3850 Canoe Creek Rd., St. Cloud, 

Florida.  

 

 Present and constituting a quorum were:  
 
 Mike Liquori Chairman 
 Rob Bonin Assistant Secretary 
 Tripp Berlinsky Assistant Secretary 
 
 Also present were: 
 

George Flint District Manager 
 Michelle Rigoni by phone District Counsel  
 Strickland Smith by phone District Engineer 
 Cynthia Wilhelm by phone Bond Counsel 
 Sara Zare by phone Underwriter 
  
  
 
FIRST ORDER OF BUSINESS  Roll Call  

 Mr. Flint called the meeting to order and called the roll. Three Supervisors were present 

constituting a quorum.  

 
SECOND ORDER OF BUSINESS  Public Comment Period  

 Mr. Flint noted there were no members of the public present to provide public comment.  

 
THIRD ORDER OF BUSINESS Financing Matters  

A. Consideration of Revised Engineer’s Report 
 Mr. Smith noted the Engineer’s report was updated to add in the off-site utilities for the 82 

townhomes that is called Phase 7 on the South East corner. Mr. Flint stated the Assessment Area 

One Engineer’s Report has 811 units with a combination of townhomes and various single family 

product types. He provided an estimated cost of $34,490,612. The legal description of Assessment 

Area One and a map were attached.  
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 Ms. Rigoni asked Mr. Smith in his professional opinion are the cost estimates of the project 

reasonable and proper. Mr. Smith answered yes. Ms. Rigoni asked Mr. Smith if he is aware of any 

reason the District cannot carry out the improvements in the report. Mr. Smith noted he is not.  

 
On MOTION by Mr. Liquori, seconded by Mr. Berlinsky, with all in 
favor, the Revised Engineer’s Report, was approved. 

  
B. Consideration of Revised Assessment Methodology Report  

 Mr. Flint stated this report was revised for Assessment Area One. The townhome product 

was added and additional costs identified by the engineer. Table 1 shows 811 units. Table 2 reflects 

the cost estimates from the Engineer’s Report the $34,190,000. Table 3 is a conservative bond 

sizing for going through the assessment process. Conservative interest rate of 7%, 30-year 

amortization, 12 months of capitalized interest, one year max annual debt service reserve which 

results in a par amount of $41,700,000. Table 4 demonstrates the allocation of benefit based on 

improvement cost. Table 5 demonstrates the benefit based on the par debt by product type and per 

unit. Table 6 shows if they were to fund all of the improvements identified by the engineer at the 

very conservative rates what the per unit net and gross assessment amounts would be. Table 7 is 

the Preliminary Assessment Roll which at this point nothing is platted so reflects 428.655 acres in 

Assessment Area One.  

 Ms. Rigoni asked Mr. Flint in his professional opinion do the lands subject to the revised 

assessments still receive special benefits from the Assessment Area One project. Mr. Flint stated 

yes. Ms. Rigoni asked will the special benefits the land will receive be equal to or in excess of the 

special assessment to be levied. Mr. Flint noted yes. Ms. Rigoni asked if the special assessments 

are reasonably apportioned among those lands subject to the assessment per the methodology? Mr. 

Flint stated yes. He asked for a motion to approve the Revised Master Report.  

 
On MOTION by Mr. Liquori, seconded by Mr. Berlinsky, with all in 
favor, the Revised Assessment Master Methodology Report, was 
approved. 

  
C. Consideration of Supplemental Assessment Methodology Report 

 Mr. Flint stated this is for purposes of marketing the bonds and the Preliminary Limited 

Offering Memorandum. They include a pre pricing supplement report that was meant to more 

closely reflect what they believe the per unit assessments will be and the terms of the bond issue. 
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Table 1 and Table 2 is the same as the Master Report. Table 3 has a bond sizing that is more closely 

reflected to what they believe the market is. An interest rate of 5.35% and 30-year amortization. 

This has no capitalized interest, debt service reserve of 50% max annual debt, and the par amount 

is $19,330,000. Table 4 shows the allocation of benefit on improvement costs. Table 5 shows the 

allocation of benefit on par debt. Table 6 shows what the target assessments would be under these 

revised assumptions by product type. Table 7 is the preliminary assessment roll for the Assessment 

Area One. He asked for a motion of approval.  

 
On MOTION by Mr. Liquori, seconded by Mr. Berlinsky, with all in 
favor, the Supplemental Assessment Methodology Report, was 
approved in substantial form.  

  
D. Consideration of Resolution 2025-01 Amending Resolution 2024-04 Declaring Special 

Assessments 
 Mr. Flint stated this amends the previous resolution where the Board had declared special 

assessments and redeclares special assessments.  

 
On MOTION by Mr. Liquori, seconded by Mr. Berlinsky, with all in 
favor, Resolution 2025-01 Amending Resolution 2024-04 and 
Declaring Special Assessments, was approved. 

  
E. Consideration of Resolution 2025-02 Amending Resolution 2024-05 Resetting the 

Public Hearing for Assessments  
 Mr. Flint stated the next resolution amends Resolution 2024-05 and resets the date of the 

public hearing for the assessments. The desire is to hold the public hearing at the regular meeting 

on December 4th at 3:00 p.m.  

 
On MOTION by Mr. Liquori, seconded by Mr. Berlinsky, with all in 
favor, Resolution 2025-02 Amending Resolution 2024-05 Resetting 
the Public Hearing for Assessments on December 4, 2024 at 3:00 
p.m., was approved. 

   
F. Consideration of Bond Delegation Resolution 2025-03 for Assessment Area One & 

Exhibits  
i. Exhibit A: Form of Purchase Contract 
ii. Exhibit B: Forms of Master Indenture and Supplemental Indenture 
iii. Exhibit C: Form of Preliminary Limited Offering Memorandum 
iv. Exhibit D: Form of Continuing Disclosure Agreement 
v. Exhibit E: Forms of Ancillary Documents 
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1. Acquisition Agreement  
2. Completion Agreement 
3. Collateral Assignment  
4. True-Up Agreement 
5. Declaration of Consent 

 Ms. Wilhelm presented the Bond Delegation Resolution which serves two purposes. The 

first is to delegate to the Chair of the Board the ability to enter into a Bond Purchase Contract so 

long as the terms of the purchase contract are within certain parameters the Board will approve 

today. The second purpose is to approve in substantial form certain documents needed to market, 

price, and sell the bonds including the Purchase Contract, Master and First Supplemental Trust 

Indentures, Preliminary Offering Memorandum, Continuing Disclosure Agreement, and forms of 

certain ancillary documents. The Chair is authorized per this resolution to enter into a purchase 

contract within certain parameters found in Schedule I of the agenda package.  

 Ms. Rigoni reviewed the ancillary documents including the Acquisition Agreement, 

Completion Agreement, Collateral Assignment & Assumption, True-Up Agreement, and 

Declaration of Consent. She noted for the record there has been an initial Declaration of Consent 

recorded against the property regarding the District’s intent to finalize the levy of the Master 

Assessment as well as the allocation of the Series 2024 Special Assessments. That has already 

been recorded however towards the closing they will look to match up any actual terms with the 

Declaration of Consent included in the Bond Delegation Resolution. 

 
On MOTION by Mr. Liquori, seconded by Mr. Berlinsky, with all in 
favor, the Bond Delegation Resolution 2025-03 for Assessment Area 
One & Exhibits, was approved. 

 
FOURTH ORDER OF BUSINESS Staff Reports 

A. Attorney 
 Ms. Rigoni had nothing specific to report. She noted they would be looking to close on the 

bonds as soon as the assessment process has been completed, likely at the beginning of December.  

 
B. Engineer 

Mr. Smith had nothing further to report.  

 
C. District Manager’s Report 

 Mr. Flint had nothing else to report.  
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FIFTH ORDER OF BUSINESS Other Business 

 Mr. Flint asked for any other business. Hearing no comments, the next item followed.  

 
SIXTH ORDER OF BUSINESS Supervisors Requests 

 There being no comments, the next item followed.  

 
SEVENTH ORDER OF BUSINESS Adjournment 

 
On MOTION by Mr. Liquori, seconded by Mr. Bonin, with all in 
favor, the meeting was adjourned. 

  
 
 
 
 
    
Secretary/Assistant Secretary  Chairman/Vice Chairman 



SECTION IV 
  



SECTION A 
  



 
 
 
 
 

ASSESSMENT AREA ONE ENGINEER’S REPORT 
 
 
 
 
 

PREPARED FOR: 
 

BOARD OF SUPERVISORS 
GIR EAST COMMUNITY DEVELOPMENT DISTRICT 

 
 
 
 
 

ENGINEER: 
 

Strickland T. Smith, P.E. 
HEIDT DESIGN, LLC 

5904-A Hampton Oaks Parkway 
Tampa, Florida 33610 

 
 

 
 
 

 
September 2024 

 

  



ASSESSMENT AREA ONE ENGINEER’S REPORT FOR THE 
GIR EAST COMMUNITY DEVELOPMENT DISTRICT 

September 2024 
 

1. PURPOSE 
 
This report supplements the Master Report of District Engineer, dated October 2022 (“Master 

Report”) in order to address the first phase of the District’s CIP to be known as the “2024 Project” a/k/a 
“Assessment Area One Project.”  All capitalized terms not otherwise defined herein shall have the 
meanings ascribed to them in the Master Report. 

 
2. 2024 PROJECT 

 
The District’s 2024 Project includes the portion of the CIP that is necessary for the development 

of what is known as “CCN-3 Phase 1, 2, & 3, Phases 4 & 5 and Phase 6” (together, “Assessment Area One”) 
of the District.  A legal description for Assessment Area One is shown in Exhibit A and the Assessment 
Area One limits are shown on Exhibit B. 
 

Product Mix 
 

The table below shows the product types that will be part of the 2024 Project:  
 

Product Types 

    2024 Assessment Area One 
Product Type Lot Width Number of Units 
TH 22 112 
SFD 32 0 
SFD 35 0 
SFD 40 67 
SFD 50 74 
SFD 55 40 
SFD 45 123 
SFD 50 162 
SFD 60 151 
  Total 729 

 
The various improvements that are part of the overall system of improvements comprising the 

CIP – including those that are part of the 2024 Project – are described in detail in the Master Report, and 
those descriptions are incorporated herein.  The 2024 Project includes, generally stated, the following 
items relating to Assessment Area One:  Waterlin Blvd (a.k.a. PTC-1) and its associated paving, drainage, 
water, sewer, reclaimed water, landscape and irrigation as well as the Amenity Park, Frontage Park Entry 
Sign, and associated landscaping and hardscape. 

 
Waterlin Blvd is a 4-lane divided roadway referred to as a Premium Transit Corridor (PTC-1) by 

Osceola County.  The portion of Waterlin Blvd being considered in this report is approximately 6,400 ft in 
length beginning at Canoe Creek Blvd and extending west.  Waterlin Blvd provides access to the adjacent 
residential neighborhoods.  The Amenity Park is in the neighborhood known as CCN-3 Phases 1, 2 and 3 
and will include a clubhouse, pool, playground and other common area elements for the community to 
utilize.  The Frontage Park is a linear park running along the western right-of-way of Canoe Creek Road 
adjacent to CCN-3 Phases 1, 2, & 3 and is part of the larger interconnected trail and park system that 



interconnects the different neighborhoods within the Waterlin Development.  The entry and associated 
landscaping is one of the primary way point markers used to identify that community and provide 
aesthetic enhancement of the community’s entrance. 
 

Permits 
 
The status of the applicable permits necessary for the 2024 Project is as shown below.  All permits 

and approvals necessary for the development of the 2024 Project have been obtained or are reasonably 
expected to be obtained in due course. 
 

Permit Table 
 

 
 

 
 



 
 

Estimated Costs / Benefits 
 
The table below shows the costs that are necessary for delivery of the Assessment Area One lots 

for the 2024 Project, which includes the master improvements as described above. 
 

ESTIMATED COSTS OF DELIVERING THE ASSESSMENT AREA ONE PROJECT 

Improvement 
Estimated Cost 

Assessment Area One 
Project 

Operation & 
Maintenance Entity 

Roadways (Waterlin Blvd only) $2,620,932 County 

Stormwater (Waterlin Blvd only) $2,492,989 CDD 

Sanitary Sewer Collection System $490,324 TOHO 

Water Distribution System $1,066,539 TOHO 

Reclaimed Water Distribution System $688,379 TOHO 

Landscaping, Hardscape and Irrigation $4,000,000 CDD 

Recreational Facilities $4,400,000 CDD 

Professional Services $2,363,874 n/a 

Contingency $1,812,304 As above 

TOTAL $19,935,341  
a. The probable costs estimated herein do not include anticipated carrying cost, interest reserves or other anticipated 

CDD expenditures that may be incurred. 
b. The developer reserves the right to finance any of the improvements outlined above, and have such improvements 

owned and maintained by a property owner’s or homeowner’s association, in which case such items would not be 
part of the CIP.   

c. The District may enter into an agreement with a third-party, or an applicable property owner’s or homeowner’s 
association, to maintain any District-owned improvements, subject to the approval of the District’s bond counsel.  
Specifically, the CDD intends to maintain all of its own improvements except that the CDD will contract with an HOA 
for all landscaping and hardscaping services.  Further, the CDD intends to contract with an HOA for day-to-day 
irrigation maintenance, but the CDD will perform any major repairs/replacements. 

d. Certain portions of master roadway and stormwater improvements within the District’s overall CIP are eligible for 
impact fee credits and it is currently anticipated that such impact-fee creditable portions will be financed by the 
Developer.    As this pertains to the current phase Waterlin Blvd Phase 1, the total cost of the roadway improvements 
is estimated to be $10,064,791.  Per the TRI-PARTY DEVELOPMENT AGREEMENT between WS GIR LLC, the City of 
St. Cloud and Osceola County (recorded in Bk 6588, PG 2826 of Osceola County records), 49.19% of this total cost 
is eligible for impact fee credits and is being financed by the Developer and the associated impact fee credits will 
be retained by the Developer; therefore the $5,113,920 estimated above (roadway + stormwater) represents the 
50.81% of the total cost of Waterlin Blvd not eligible for impact fee credits and being financed by District bonds.   

e. Because the CIP is a system of improvements, future bonds, secured by special assessments levied on lands outside 
of the 2024 Project area, may be issued to finance certain master improvements that were constructed as part of 
the 2024 Project but not otherwise reimbursed by District bonds. 

 
3. CONCLUSION 

 
The 2024 Project will be designed in accordance with current governmental regulations and 

requirements. The 2024 Project will serve its intended function so long as the construction is in substantial 
compliance with the design.  It is further our opinion that:  
 

 the estimated cost of the 2024 Project as set forth herein is reasonable based on prices currently 
being experienced in the jurisdiction in which the District is located, and is not greater than the 
lesser of the actual cost of construction or the fair market value of such infrastructure;  
 



 all of the improvements comprising the 2024 Project are required by applicable development 
approvals issued pursuant to Section 380.06, Florida Statutes;  
 

 the 2024 Project is feasible to construct, there are no technical reasons existing at this time that 
would prevent the implementation of the 2024 Project, and it is reasonable to assume that all 
necessary regulatory approvals will be obtained in due course; and 

 
 the assessable property within Assessment Area One will receive a special benefit from the 2024 

Project that is at least equal to the costs of the 2024 Project. 
 
As described above, this report identifies the benefits from the 2024 Project to the lands within 

Assessment Area One.  The general public, property owners, and property outside Assessment Area One 
will benefit from the provisions of the 2024 Project; however, these are incidental to the 2024 Project, 
which is designed solely to provide special benefits peculiar to property within Assessment Area One.  
Special and peculiar benefits accrue to property within Assessment Area One and enable properties within 
its boundaries to be developed.    
 

The 2024 Project will be owned by the District or other governmental units and such 2024 Project 
is intended to be available and will reasonably be available for use by the general public (either by being 
part of a system of improvements that is available to the general public or is otherwise available to the 
general public) including nonresidents of the District.  All of the 2024 Project is or will be located on lands 
owned or to be owned by the District or another governmental entity or on perpetual easements in favor 
of the District or other governmental entity.  The 2024 Project, and any cost estimates set forth herein, 
do not include any earthwork, grading or other improvements on private lots or property.  
The District will pay the lesser of the actual cost of the components of the 2024 Project or the fair market 
value. 
 

Please note that the 2024 Project as presented herein is based on current plans and market 
conditions which are subject to change.  Accordingly, the 2024 Project, as used herein, refers to sufficient 
public infrastructure of the kinds described herein (i.e., stormwater/floodplain management, sanitary 
sewer, potable water, etc.) to support the development and sale of the planned residential units in the 
District, which (subject to true-up determinations) number and type of units may be changed with the 
development of the site.  Stated differently, during development and implementation of the public 
infrastructure improvements as described for the District, it may be necessary to make modifications 
and/or deviations for the plans, and the District expressly reserves the right to do so. 

 
 
 
 

 
 
__________________________________ 
Strickland T. Smith, P.E. 
Florida License #50652 
HEIDT DESIGN, LLC 
5904-A Hampton Oaks Parkway 
Tampa, Florida 33610 
 

 
 
 



EXHIBIT A: 
 
GIR EAST CDD – ASSESSMENT AREA ONE 
 
 
DESCRIPTION: A parcel of land lying in The Seminole Land and Investment Company's 
Subdivision of Sections 11, 12, 13 and 14, Township 27 South, Range 30 East, according to the 
plat thereof, as recorded in Plat Book B, Page 37, Public Records of Osceola County, Florida, 
and being more particularly described as follows: 
 
COMMENCE at the Northwest corner of the Northwest 1/4 of Section 12, Township 27 South, 
Range 30 East; run thence along the North boundary of said Northwest 1/4 of Section 12, 
N.89°59'13"E., a distance of 1884.64 feet to the Westerly right-of-way line of Canoe Creek 
Road; thence along said Westerly right-of-way line of Canoe Creek Road,  Southerly, 66.71 feet 
along the arc of a non-tangent curve to the left having a radius of 2914.79 feet and a central 
angle of 01°18'41" (chord bearing S.13°17'42"E., 66.71 feet); to the  
POINT OF BEGINNING; thence continuing along said Westerly right-of-way of Canoe Creek the 
following (6) six courses: 1) Southerly, 20.79 feet along the arc of a non-tangent curve to the left 
having a radius of 2914.79 feet and a central angle of 00°24'31" (chord bearing S.14°09'18"E., 
20.79 feet); 2) S.14°21'33"E., a distance of 601.99 feet; 3) Southerly, 221.07 feet along the arc 
of a tangent curve to the right having a radius of 2814.79 feet and a central angle of 04°30'00" 
(chord bearing S.12°06'33"E., 221.02 feet); 4) S.09°51'33"E., a distance of 3391.31 feet; 5) 
Southerly, 256.63 feet along the arc of a tangent curve to the right having a radius of 2814.79 
feet and a central angle of 05°13'26" (chord bearing S.07°14'50"E., 256.54 feet); 6) 
S.04°38'08"E., a distance of 135.59 feet; thence S.89°54'20"W., a distance of 2017.91 feet; 
thence S.00°19'07"E., a distance of 661.37 feet; thence S.00°10'48"E., a distance of 330.78 
feet; thence S.89°59'32"W., a distance of 683.25 feet; thence S.00°05'35"E., a distance of 
193.71 feet; thence S.89°40'24"W., a distance of 1441.96 feet; thence N.00°10'43"W., a 
distance of 528.74 feet; thence N.59°26'57"W., a distance of 1401.15 feet;  
thence N.00°12'22"W., a distance of 800.00 feet; thence S.81°01'56"E., a distance of 191.73 
feet; thence N.08°58'04"E., a distance of 145.00 feet; thence N.81°01'56"W., a distance of 
317.63 feet; thence N.17°28'09"E., a distance of 2391.77 feet; thence N.89°52'05"E., a distance 
of 693.84 feet; thence S.00°16'48"E., a distance of 658.56 feet; thence N.89°47'52"E., a 
distance of 1320.65 feet; thence N.48°58'36"E., a distance of 1169.50 feet; thence 
N.41°18'36"E., a distance of 1527.29 feet; thence N.00°00'00"E., a distance of 0.00 feet; to the 
POINT OF BEGINNING.  
 
Containing 428.655 acres, more or less. 
 
 
LESS AND EXCEPT  
 
A parcel of land lying in The Seminole Land and Investment Company's Subdivision of Section 
12, Township 27 South, Range 30 East, according to the plat thereof, as recorded in Plat Book 
B, Page 37, Public Records of Osceola County, Florida, and being more particularly described 
as follows: 
 
 
 
 
 
 
 
 



COMMENCE at the Northwest corner of the Northwest 1/4 of Section 12, Township 27 South, 
Range 30 East; run thence along the North boundary of said Northwest 1/4 of Section 12, 
N.89°59'13"E., a distance of 1884.64 feet to the Westerly right-of-way line of Canoe Creek 
Road; thence along said Westerly right-of-way line of Canoe Creek Road the following (4) four 
courses, run  1) Southerly, 87.50 feet along the arc of a non-tangent curve to the left having a 
radius of 2914.79 feet and a central angle of 01°43'12" (chord bearing S.13°29'57"E., 87.50 
feet); 2) S.14°21'33"E., a distance of 601.99 feet; 3) Southerly, 221.07 feet along the arc of a 
tangent curve to the right having a radius of 2814.79 feet and a central angle of 04°30'00" 
(chord bearing S.12°06'33"E., 221.02 feet); 4) S.09°51'33"E., a distance of 3229.06 feet; thence 
S.80°08'27"W., a distance of 486.85 feet; to the POINT OF BEGINNING; thence S.00°03'32"W., 
a distance of 467.04 feet; thence S.89°54'20"W., a distance of 806.82 feet; thence 
N.00°05'52"W., a distance of 427.40 feet; thence N.89°54'08"E., a distance of 104.50 feet; 
thence Northerly, 125.95 feet along the arc of a non-tangent curve to the left having a radius of 
958.52 feet and a central angle of 07°31'44" (chord bearing N.03°34'49"W., 125.86 feet); thence 
Northeasterly, 77.08 feet along the arc of a reverse curve to the right having a radius of 50.00 
feet and a central angle of 88°19'34" (chord bearing N.36°48'44"E., 69.67 feet); thence 
N.80°58'31"E., a distance of 159.78 feet; thence Easterly, 303.83 feet along the arc of a tangent 
curve to the right having a radius of 455.00 feet and a central angle of 38°15'36" (chord bearing 
S.79°53'41"E., 298.22 feet); thence Southeasterly, 220.66 feet along the arc of a reverse curve 
to the left having a radius of 1208.50 feet and a central angle of 10°27'42" (chord bearing 
S.65°59'44"E., 220.35 feet); thence Southeasterly, 31.10 feet along the arc of a reverse curve to 
the right having a radius of 25.00 feet and a central angle of 71°17'08" (chord bearing 
S.35°35'01"E., 29.14 feet) to the POINT OF BEGINNING. 
 
Containing 10.604 acres, more or less. 
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1.0 Introduction 
 
The GIR East Community Development District is a local unit of special-purpose government 
organized and existing under Chapter 190, Florida Statutes, as amended (the “District”)1. The 
District plans to issue up to $41,700,000 of tax exempt bonds in one or more series (the 
“Bonds”) for the purpose of financing certain master infrastructure improvements and certain 
master infrastructure improvements within an assessment area within the District consisting 
of what is known as CCN-3 Phases 1-7 within the boundaries of the District (herein 
“Assessment Area One”) more specifically described in the Assessment Area One Engineer’s 
Report dated September 2024, revised October 2024, prepared by Heidt Design, LLC (the 
“District Engineer”) as may be amended and supplemented from time to time (the “Engineer’s 
Report”).  The District anticipates the construction and/or acquisition of infrastructure 
improvements that benefit property owners within the District.   
 
1.1 Purpose 

 
This Master Assessment Methodology for Assessment Area One (the “Assessment 
Report”) provides for an assessment methodology for allocating the debt assessments 
to benefiting properties in Assessment Area One within the District. The Assessment 
Report allocates the debt to properties within Assessment Area One based on the 
special benefits each receives from a portion of the District’s overall capital 
improvement plan (“CIP”) known as the Assessment Area One Project (“AA1 
Project”), described in the Engineer’s Report. This Assessment Report will be 
supplemented with one or more supplemental methodology reports to reflect the 
actual terms and conditions at the time of the issuance of each series of Bonds. This 
Assessment Report is designed to conform to the requirements of Chapters 190, 197, 
and 170, Florida Statutes with respect to special assessments and is consistent with our 
understanding of case law on this subject. Additional master methodology reports will 
be produced for the other assessment areas within the District. 
 
The District intends to impose non ad valorem special assessments on the benefited 
lands within Assessment Area One within the District based on this Assessment 
Report.  It is anticipated that all of the proposed special assessments will be collected 
through the Uniform Method of Collection described in Section 197.3632, Florida 
Statutes or any other legal means available to the District.  It is not the intent of this 
Assessment Report to address any other assessments, if applicable, that may be levied 
by the District, a homeowner’s association, or any other unit of government. 
 

1.2 Background 
 
The District currently includes approximately 1,526 acres in Osceola County, Florida 
and envisions approximately 3,003 residential units. The AA1 Project is a component 
of the District’s overall system of improvements comprising its capital improvement 
program which provides a master system of improvements to the benefitted lands 

1 The District anticipates being merged into a stewardship district, to be known as Waterlin Stewardship 
District (the “SD”). Accordingly, upon such merger, the “District” herein shall refer to the SD. 
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within the District including Assessment Area One. Assessment Area One includes 
approximately 428.655 acres and envisions 811 residential units (herein the “AA1 
Development Program”).  The proposed AA1 Development Program is depicted in 
Table 1.  It is recognized that such land use plan may change, and this Assessment 
Report will be modified accordingly. 

The public improvements contemplated by the District in the AA1 Project will provide 
facilities that benefit certain property within Assessment Area One within the District, 
as a part of master system of improvements which will provide benefit to the property 
within the District. The AA1 Project is delineated in the Engineer’s Report.  
Specifically, in regard to the AA1 Project, the District may construct and/or acquire 
certain roadways (Waterlin Blvd. only), stormwater (Waterlin Blvd. only), sanitary 
sewer collection system, water distribution system, reclaimed water distribution 
system, landscaping, hardscape & irrigation, recreational facilities, professional 
services, and contingency. The estimated acquisition and construction costs for 
improvements comprising the AA1 Project are summarized in Table 2. 

The assessment methodology is a four-step process. 

1. The District Engineer must first determine the public infrastructure
improvements and services that may be provided by the District and
the costs to implement the AA1 Project.

2. The District Engineer determines the assessable acres that benefit from
the District’s AA1 Project.

3. A calculation is made to determine the funding amounts necessary to
acquire and/or construct the AA1 Project.

4. This amount is initially divided equally among the benefited
properties on a prorated gross acreage basis. Ultimately, as land is
platted, site planned, or subject to a declaration of condominium, this
amount will be assigned to each of the benefited properties based on
the number of platted units on an ERU basis.

1.3 Special Benefits and General Benefits 

Improvements undertaken by the District create special and peculiar benefits to 
assessable property, different in kind and degree than general benefits, for properties 
within its borders as well as general benefits to the public at large. 

However, as discussed within this Assessment Report, these general benefits are 
incidental in nature and are readily distinguishable from the special and peculiar 
benefits, which accrue to property within Assessment Area One and within the 
District. The implementation of the AA1 Project enables properties within its 
boundaries to be developed. Without the District’s AA1 Project, there would be no 
infrastructure to support development of land within the District. Without these 
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improvements, development of the property within Assessment Area One within the 
District would be prohibited by law. 
There is no doubt that the general public and property owners outside of Assessment 
Area One and within the District will benefit from the provision of the District’s AA1 
Project. However, these benefits will be incidental to the District’s AA1 Project, which 
is designed solely to meet the needs of property within Assessment Area One and 
within the District. Properties outside the District boundaries and outside Assessment 
Area One do not depend upon the District’s AA1 Project.  The property owners within 
Assessment Area One are therefore receiving special benefits not received by those 
outside the District’s boundaries and outside of Assessment Area One within the 
District. 
 

1.4 Requirements of a Valid Assessment Methodology 
 
There are two requirements under Florida law for a valid special assessment: 
 

1) The properties must receive a special benefit from the improvements being 
paid for. 

2) The assessments must be fairly and reasonably allocated to the properties 
being assessed. 

 
Florida law provides for a wide application of special assessments that meet these two 
characteristics of special assessments.  
 

1.5 Special Benefits Exceed the Costs Allocated 
 
The special benefits provided to the property owners within Assessment Area One 
within the District are greater than the costs associated with providing these benefits.  
The District Engineer estimates that the District’s AA1 Project that is necessary to 
support full development of property within Assessment Area One will cost 
approximately $34,190,612. The District’s Underwriter projects that financing costs 
required to fund the infrastructure improvements, including project costs, the cost of 
issuance of the Bonds, the funding of debt service reserves and capitalized interest, 
will be approximately $41,700,000. Additionally, funding required to complete the 
AA1 Project which is not funded with Bonds is anticipated to be funded by WS-GIR, 
LLC, or a related entity (the “Developer”) or financed by additional bonds that may 
be issued by the District. Without the AA1 Project, the property would not be able to 
be developed and occupied by future residents of the community. 
 

2.0 Assessment Methodology 
 
2.1 Overview 
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The District is planning to issue approximately $41,700,000 in Bonds to fund the 
District’s AA1 Project, provide for capitalized interest, a debt service reserve account 
and pay cost of issuance.  It is the purpose of this Assessment Report to allocate the 
$41,700,000 in debt to the properties benefiting from the AA1 Project. 
 
Table 1 identifies the land uses as identified by the Developer and current landowners 
of the land within Assessment Area One of the District.  The District has a proposed 
Engineer’s Report for the AA1 Project costs needed to support the AA1 Development 
Program, which construction costs are outlined in Table 2.  The improvements needed 
to support the AA1 Development Program are described in detail in the Engineer’s 
Report and are estimated to cost $34,190,612.  Based on the estimated costs, the size of 
the bond issue under current market conditions needed to generate funds to pay for 
the AA1 Project and related costs was determined by the District’s Underwriter to total 
approximately $41,700,000. Table 3 shows the breakdown of the Bond sizing. 
 

2.2 Allocation of Debt 
 

Allocation of debt assessments is a continuous process until the AA1 Development 
Program is completed. The AA1 Project funded by District Bonds benefits all 
developable acres within Assessment Area One of the District.  
 
The initial assessments will be levied on an equal basis to all unplatted gross acres 
within Assessment Area One of the District.  A fair and reasonable methodology 
allocates the debt incurred by the District proportionately to the properties receiving 
the special benefits.  At this point all of the lands within Assessment Area One of the 
District are benefiting from the improvements as well as the lands within the 
boundaries of the District. 
 
Once platting, site planning, or the recording of declaration of condominium, 
(“Assigned Properties”) has begun, the assessments will be allocated to the Assigned 
Properties based on the benefits they receive. Property that has not been platted, 
assigned development rights or subjected to a declaration of condominium 
(“Unassigned Properties”), will continue to be assessed on an equal assessment per 
gross acre basis.  Eventually the AA1 Development Program will be completed and 
the debt relating to the Bonds will be fully allocated to the planned 811 residential 
units within Assessment Area One within the District, which are the primary 
beneficiaries of the AA1 Project, as depicted in Table 5 and Table 6.  If there are changes 
to the AA1 Development Program, a true up of the assessment will be calculated to 
determine if a debt reduction or true-up payment from the Developer or applicable 
landowner is required.  The process is outlined in Section 3.0. 
 
The assignment of debt in this Assessment Report sets forth the process by which debt 
is apportioned.  As mentioned herein, this Assessment Report will be supplemented 
from time to time. 
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2.3 Allocation of Benefit 
 
The AA1 Project consists of roadways (Waterlin Blvd. only), stormwater (Waterlin 
Blvd. only), sanitary sewer collection system, water distribution system, reclaimed 
water distribution system, landscaping, hardscape & irrigation, recreational facilities, 
professional services, and contingency. There are currently six residential product 
types within the AA1 Development Program as reflected in Table 1, with each product 
type with its corresponding equivalent residential unit (“ERU”). Any product type not 
specifically stated in this Master Report may be assigned an ERU factor based upon 
the front footage of such new product using 50’ as the baseline. Table 4 shows the 
allocation of benefit to the particular land uses.  It is important to note that the benefit 
derived from the AA1 Project on the particular units exceeds the cost that the units 
will be paying for such benefits.  
 

2.4 Lienability Test: Special and Peculiar Benefit to the Property 
 
Construction and/or acquisition by the District of its proposed AA1 Project will 
provide several types of systems, facilities and services for its residents. These include 
roadways (Waterlin Blvd. only), stormwater (Waterlin Blvd. only), sanitary sewer 
collection system, water distribution system, reclaimed water distribution system, 
landscaping, hardscape & irrigation, recreational facilities, professional services, and 
contingency. These improvements accrue in differing amounts and are somewhat 
dependent on the type of land use receiving the special benefits peculiar to those 
properties, which flow from the logical relationship of the improvements to the 
properties. If new product types are added to the AA1 Development Program, this 
Assessment Report may be further amended and supplemented to accommodate the 
new product types without the need for a new public hearing to accommodate the 
new product types, so long as (i) such new product types are derived using the 
methodology for allocation of benefit in accordance with Section 2.3 herein; and (ii) 
the resulting allocation of assessments, as shall be described in one or more 
supplemental reports, are within the benefit limits established herein.  
 
For the provision of AA1 Project relating to Assessment Area One, the special and 
peculiar benefits are: 
 

1) the added use of the property, 
2) added enjoyment of the property, and 
3) the probability of increased marketability and value of the property. 

 
These special and peculiar benefits are real and ascertainable but are not yet capable 
of being calculated as to value with mathematical certainty.  However, each is more 
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valuable than either the cost of, or the actual non-ad valorem special assessment levied 
for the improvement or the debt as allocated. 
 
 
 

2.5 Lienability Test: Reasonable and Fair Apportionment of the Duty to Pay 
Non-Ad Valorem Assessments 
 
A reasonable estimate of the proportion of special and peculiar benefits received from 
the public improvements described in the Engineer’s Report relating to the AA1 
Development Program is delineated in Table 5 (expressed as Allocation of Par Debt 
per Product Type). 
 
The determination has been made that the duty to pay the non-ad valorem special 
assessments is fairly and reasonably apportioned because the special and peculiar 
benefits to the property derived from the acquisition and/or construction of the 
District’s AA1 Project relating to the AA1 Development Program have been 
apportioned to the property according to reasonable estimates of the special and 
peculiar benefits provided consistent with the land use categories. 
 
Accordingly, no acre or parcel of property within the boundaries of the District will 
have a lien for the payment of any non-ad valorem special assessment more than the 
determined special benefit peculiar to that property and therefore, the debt allocation 
will not be increased more than the debt allocation set forth in this Assessment Report.  
 
In accordance with the benefit allocation suggested for the product types in Table 4, a 
total debt per unit and an annual assessment per unit have been calculated for each 
product type (Table 6). These amounts represent the preliminary anticipated per unit 
debt allocation assuming all anticipated units are built and sold as planned, and the 
entire proposed AA1 Project is developed or acquired and financed by the District. 
 

3.0 True Up Mechanism 
 
Although the District does not process plats, declarations of condominium, site plans 
or revisions thereto for the Developer, it does have an important role to play during 
the course of platting and site planning.  Whenever a plat, declaration of condominium 
or site plan is processed, the District must allocate a portion of its debt to the property 
according to this Assessment Report outlined herein.  In addition, the District must 
also prevent any buildup of debt on Unassigned Property.  Otherwise, the land could 
be fully conveyed and/or platted without all of the debt being allocated.  To preclude 
this, at the time Unassigned Properties become Assigned Properties, the District will 
determine the amount of anticipated assessment revenue that remains on the 
Unassigned Properties, taking into account the proposed plat, declaration of 
condominium, or site plan approval.  If the total anticipated assessment revenue to be 



 

 
 

9 

generated from the Assigned and Unassigned Properties is greater than or equal to the 
maximum annual debt service, then no debt reduction or true-up payment is required.  
In the case that the revenue generated is less than the required amount then a debt 
reduction or true-up payment by the landowner in the amount necessary to reduce 
the par amount of the outstanding Bonds plus accrued interest to a level that will be 
supported by the new net annual debt service assessments will be required.   
 

4.0 Assessment Roll 
 
The District will initially distribute the liens across the property within Assessment 
Area One within the District boundaries on an equal assessment per gross acreage 
basis.  As Assigned Property becomes known with certainty, the District will refine its 
allocation of debt from a per acre basis to a per unit basis as shown in Table 6.  If the 
land use plan changes, then the District will update Tables 1, 4, 5, and 6 to reflect the 
changes.  As a result, the assessment liens are neither fixed nor are they determinable 
with certainty on any acre of land within Assessment Area One within the District 
prior to the time final Assigned Properties become known. The current assessment roll 
is depicted in Table 7. 
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TABLE 1
GIR EAST COMMUNITY DEVELOPMENT DISTRICT
ASSESSMENT AREA ONE DEVELOPMENT PROGRAM
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Product Types
Assessment Area 

One - Units No. of Units * ERUs per Unit (1) Total ERUs
Townhouse - 22' 194 194 0.63 122.22
Single Family - 40' 67 67 0.80 53.60
Single Family - 45' 123 123 0.90 110.70
Single Family - 50' 236 236 1.00 236.00
Single Family - 55' 40 40 1.10 44.00
Single Family - 60' 151 151 1.20 181.20
Total Units 811 811 747.72

(1) Benefit is allocated on an ERU basis; based on density of planned development, with Single Family 50' = 1 ERU

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 2
GIR EAST COMMUNITY DEVELOPMENT DISTRICT
ASSESSMENT AREA ONE INFRASTRUCTURE COST ESTIMATES
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Assessment Area One Project ("AA1 Project")(1) Amount
Offsite Utilities $11,268,989
Roadways (Waterlin Blvd only) $2,620,932
Stormwater (Waterlin Blvd only) $2,492,989
Sanitary Sewer Collection System $490,324
Water Distribution System $1,066,539
Reclaim Water Distribution System $688,379
Landscape, Hardscape & Irrigation $4,000,000
Recreational Facilities $4,400,000
Professional Services $4,054,223
Contingency $3,108,237
Total Improvements $34,190,612

(1) A detailed description of these improvements is provided in the 
Assessment Area One Engineer's Report dated September 2024, 
Revised October 2024

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 3
GIR EAST COMMUNITY DEVELOPMENT DISTRICT
BOND SIZING
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Description Amount
Construction Funds $34,190,612
Debt Service Reserve $3,360,453
Capitalized Interest $2,919,000
Underwriters Discount $834,000
Cost of Issuance $395,935

Par Amount* $41,700,000

Bond Assumptions:
Average Coupon 7.00%
Amortization 30 years
Capitalized Interest 12 months
Debt Service Reserve Max Annual D/S
Underwriters Discount 2%

* Par amount is subject to change based on the actual terms at the sale of the bonds

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 4
GIR EAST COMMUNITY DEVELOPMENT DISTRICT
ALLOCATION OF BENEFIT
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Product Types
No. of 

Units *
ERU 

Factor
Total 
ERUs

% of Total 
ERUs

Total 
Improvement 

Costs Per 
Product Type

Improvement 
Costs Per Unit

Townhouse - 22' 194 0.63 122.22 16.35% 5,588,692$     28,808$          
Single Family - 40' 67 0.80 53.60 7.17% 2,450,940$     36,581$          
Single Family - 45' 123 0.90 110.70 14.81% 5,061,923$     41,154$          
Single Family - 50' 236 1.00 236.00 31.56% 10,791,452$   45,726$          
Single Family - 55' 40 1.10 44.00 5.88% 2,011,966$     50,299$          
Single Family - 60' 151 1.20 181.20 24.23% 8,285,640$     54,872$          

Totals 811 747.72 100.00% 34,190,612$    

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 5
GIR EAST COMMUNITY DEVELOPMENT DISTRICT
ALLOCATION OF TOTAL BENEFIT/PAR DEBT TO EACH PRODUCT TYPE
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Product Types
No. of 

Units *
Total Improvements 

Costs Per Product Type
Allocation of Par Debt 

Per Product Type
 Par Debt Per 

Unit
Townhouse - 22' 194 5,588,692$                 6,816,153$                   35,135$      
Single Family - 40' 67 2,450,940$                 2,989,247$                   44,616$      
Single Family - 45' 123 5,061,923$                 6,173,688$                   50,193$      
Single Family - 50' 236 10,791,452$               13,161,611$                 55,770$      
Single Family - 55' 40 2,011,966$                 2,453,860$                   61,346$      
Single Family - 60' 151 8,285,640$                 10,105,441$                 66,923$      

Totals 811 34,190,612$               41,700,000$                 

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 6
GIR EAST COMMUNITY DEVELOPMENT DISTRICT
PAR DEBT AND ANNUAL ASSESSMENTS FOR EACH PRODUCT TYPE
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Product Types
No. of 

Units *

Allocation of Par 
Debt Per Product 

Type
Total Par Debt Per 

Unit
Maximum Annual 

Debt Service

Net Annual Debt 
Assessment Per 

Unit 

Gross Annual 
Debt 

Assessment 
Per Unit (1)

Townhouse - 22' 194 6,816,153.10$       35,134.81$            549,289.26$          2,831.39$           3,012.11$       
Single Family - 40' 67 2,989,247.31$       44,615.63$            240,892.69$          3,595.41$           3,824.91$       
Single Family - 45' 123 6,173,688.01$       50,192.59$            497,515.31$          4,044.84$           4,303.02$       
Single Family - 50' 236 13,161,611.30$     55,769.54$            1,060,646.92$       4,494.27$           4,781.13$       
Single Family - 55' 40 2,453,859.73$       61,346.49$            197,747.73$          4,943.69$           5,259.25$       
Single Family - 60' 151 10,105,440.54$     66,923.45$            814,361.11$          5,393.12$           5,737.36$       

Totals 811 41,700,000.00$     3,360,453.03$       

(1) This amount includes 6% for collection fees and early payment discounts when collected on the Osceola 
County Property Tax Bill

* Unit mix is subject to change based on marketing and other factors

Prepared by: Governmental Management Services - Central Florida, LLC
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TABLE 7
GIR EAST COMMUNITY DEVELOPMENT DISTRICT
PRELIMINARY ASSESSMENT ROLL - ASSESSMENT AREA ONE
MASTER ASSESSMENT METHODOLOGY FOR ASSESSMENT AREA ONE

Owner Property* Acres

Total Par Debt 
Allocation  Per 

Acre
 Total Par Debt 

Allocated

Net Annual Debt 
Assessment 
Allocation 

Gross Annual 
Debt Assessment 

Allocation (1)

WS-GIR LLC Assessment Area One 428.655 97,281.03$       41,700,000.00$   3,360,453.03$    3,574,950.03$    

Totals 428.655 41,700,000.00$   3,360,453.03$    3,574,950.03$    

(1) This amount includes 6% to cover collection fees and early payment discounts when collected utilizing the uniform method.

 
Annual Assessment Periods 30
Average Coupon Rate (%) 7.00%
Maximum Annual Debt Service $3,360,453

* - See Metes and Bounds, attached as Exhibit A

Prepared by: Governmental Management Services - Central Florida, LLC
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RESOLUTION 2025-04 
 

[ASSESSMENT AREA ONE] 
 

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

RECITALS 

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

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

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

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

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

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

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

 
(b)  The District is authorized by Chapter 190, Florida Statutes, to finance, fund, plan, 

establish, acquire, install, equip, operate, extend, construct, or reconstruct certain infrastructure 
improvements (the “Improvements”). 
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(c)  The District is authorized by Chapter 190, Florida Statutes, to levy and impose special 

assessments to pay all, or any part of, the cost of such infrastructure projects and services and to 
issue capital improvement revenue bonds payable from such special assessments as provided in 
Chapters 170, 190 and 197, Florida Statutes. 
 

(d)  It is necessary to the public health, safety and welfare and in the best interests of the 
District that: (i) the District provide the Improvements projects (collectively, “Project”), the 
nature and location of which was initially described in Resolution 2024-04, as amended and 
restated by Resolution 2025-01 and is shown in the Assessment Area One Engineer’s Report, 
dated September 2024, revised October 2024 (“Engineer’s Report”) (attached as Exhibit A hereto 
and incorporated herein by this reference), and which Project’s plans and specifications are on 
file in the District’s records office at 219 East Livingston Street, Orlando, Florida 32801 (“District 
Manager’s Office”); (ii) the cost of such Project be assessed against the lands specially benefited 
by such Project; and (iii) the District issue bonds to provide funds for such purposes pending the 
receipt of such special assessments. 
 

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

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

(g)  By Resolution 2025-01, the Board determined to provide the Project and to defray the 
costs thereof by making Special Assessments on benefited property and expressed an intention 
to issue Bonds, notes or other specific financing mechanisms to provide a portion of the funds 
needed for the Project prior to the collection of such Special Assessments. Resolution 2025-01 
was adopted in compliance with the requirements of Section 170.03, Florida Statutes, and prior 
to the time it was adopted, the requirements of Section 170.04, Florida Statutes, had been met. 
 

(h)  As directed by Resolution 2025-01, said Resolution 2025-01 was published as required 
by Section 170.05, Florida Statutes, and a copy of the publisher’s affidavit of publication is on file 
with the Secretary of the District. 
 

(i)  As directed by Resolution 2025-01, a preliminary assessment roll was adopted and 
filed with the Board as required by Section 170.06, Florida Statutes. 
 

(j)  As required by Section 170.07, Florida Statutes, upon completion of the preliminary 
assessment roll, the Board adopted Resolution 2024-05, as amended and restated by Resolution 
2025-02 fixing the time and place of a public hearing at which owners of the property to be 
assessed and other persons interested therein may appear before the Board and be heard as to: 
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(1) the propriety and advisability of making the infrastructure improvements constituting the 
Project, (2) the cost thereof, (3) the manner of payment therefore, and (4) the amount thereof 
to be assessed against each specially benefited property or parcel so improved and provided for 
publication of notice of such public hearing and individual mailed notice in accordance with 
Chapters 170, 190, and 197, Florida Statutes. 
 

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

(l)  On December 4, 2024, at the time and place specified in Resolution 2025-02, and 
notice referred to in paragraph (k) above, the Board met as an Equalization Board, conducted 
such public hearing, and heard and considered all complaints and testimony as to the matters 
described in paragraph (j) above. The Board has made such modifications in the preliminary 
assessment roll as it deems necessary, just and right in the making of the final assessment roll. 
 

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

(i)  that the estimated costs of the Project are as specified in the Engineer’s Report, 
which Engineer’s Report is hereby adopted and approved, and that the amount of 
such costs is reasonable and proper; and 

 
(ii)  it is reasonable, proper, just and right to assess the cost of such Project against 
the properties within the District specially benefited thereby using the method 
determined by the Board set forth in the Master Special Assessment Methodology 
Report for Assessment Area One, dated October 9, 2024 (“Assessment Report”) 
attached hereto as Exhibit B and incorporated herein by this reference, which 
results in allocation of assessments in the manner set forth in the final assessment 
roll included therein (“Special Assessments”); and  
 
(iii) the Assessment Report is hereby approved, adopted, and confirmed. The 
District authorizes its use in connection with the issuance of the Bonds; and 

 
(iv) it is hereby declared that the Project will constitute a special benefit to all 
parcels of real property listed on said final assessment roll and that the special 
benefit, in the case of each such parcel, will be equal to or in excess of the Special 
Assessments thereon when allocated as set forth in Exhibit B; and 

 
(iv) it is in the best interests of the District that the Special Assessments be paid 
and collected as herein provided; and 
 
(v) it is reasonable, proper, and just for the District to utilize the true-up 
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mechanisms and calculations contained in the Assessment Report in order to 
ensure that all parcels of real property benefitting from the Project are assessed 
accordingly and that sufficient assessment receipts are being generated in order 
to pay the corresponding bond debt-service when due. 

 
SECTION 3.  AUTHORIZATION OF DISTRICT PROJECT. That certain Project for 

construction of infrastructure improvements initially described in Resolution 2025-01, and more 
specifically identified and described in Exhibit A attached hereto, is hereby authorized and 
approved and the proper officers, employees and/or agents of the District are hereby authorized 
and directed to take such further action as may be necessary or desirable to cause the same to 
be made. 
 

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

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

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

SECTION 7.  PAYMENT OF SPECIAL ASSESSMENTS AND METHOD OF COLLECTION. 
 
 (a)  The Special Assessments may be paid in not more than thirty (30) substantially equal 
consecutive annual installments of principal and interest. The Special Assessments may be paid 
in full without interest at any time within thirty (30) days after the completion of the Project and 
the adoption by the Board of a resolution accepting the Project as further provided in Section 
170.09, Florida Statutes, unless such option has been waived by the owner of the land subject to 
the Special Assessments; provided, however, that the Board shall at any time make such 
adjustments by resolution, at a noticed meeting of the Board, to that payment schedule as may 
be necessary and in the best interests of the District to account for changes in long and short 
term debt as actually issued by the District. At any time, subsequent to thirty (30) days after the 
Project has been completed and a resolution accepting the Project has been adopted by the 
Board, the Special Assessments may be prepaid in full including interest amounts to the next 
succeeding interest payment date or to the second succeeding interest payment date if such a 
prepayment is made within forty-five (45) calendar days before an interest payment date. Subject 
to the provisions of any supplemental assessment resolution, any owner of property subject to 
Special Assessments may prepay the entire remaining balance of the Special Assessments at any 
time, or a portion of the remaining balance of the Special Assessment two times, if there is also 
paid, in addition to the prepaid principal balance of the Special Assessment, an amount equal to 
the interest that would otherwise be due on such prepaid amount on the next succeeding 
interest payment date, or, if prepaid during the forty-five (45) day period preceding such interest 
payment date, to the interest payment date following such next succeeding interest payment 
date. Prepayment of Special Assessments does not entitle the property owner to any discounts 
for early payment.  

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

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

 
SECTION 8.  APPLICATION OF TRUE-UP PAYMENTS.  
 

 (a)  There may be required from time to time certain true-up payments as specified the 
Assessment Report and in supplemental assessment methodology reports. As parcels of land or 
lots are platted, site planned, or subject to a declaration of condominium (all such processes shall 
be referred to in this Section 8 as “plats”, “platted”, and/or “platting”), the Special Assessments 
securing the Bonds shall be allocated as set forth in the applicable assessment reports. In 
furtherance thereof, at such time as parcels or land or lots are platted, it shall be an express 
condition of the lien established by this Resolution that any and all plats of any portion of the 
lands within the District, as the District’s boundaries may be amended from time to time, shall 
be presented to the District Manager for review, approval and calculation of the percentage of 
acres and numbers of units which will be, after the plat, site development approval or other 
method of assigning uniting to property, considered to be developed. No further action by the 
Board of Supervisors shall be required. The District’s review shall be limited solely to this function 
and the enforcement of the lien established by this Resolution. The District Manager shall cause 
the Special Assessments to be reallocated to the units being platted and the remaining property 
in accordance with such the Assessment Report and supplemental assessment methodology 
report(s), as applicable, cause such reallocation to be recorded in the District’s Improvement Lien 
Book, and shall perform the true-up calculations described in Exhibit B, which process is 
incorporated herein as if fully set forth. Any resulting true-up payment shall become due and 
payable that tax year by the landowner(s) of record of the remaining unplatted property, in 
addition to the regular assessment installment payable with respect to such remaining 
developable acres.  
 
 (b)  The District will take all necessary steps to ensure that true-up payments are made in 
a timely fashion to ensure its debt service obligations are met. The District shall record all true-
up payments in its Improvement Lien Book. 
 
 (c)  The foregoing is based on the District’s understanding with WS-GIR, LLC, the primary 
landowner and master developer of lands within the District (“Developer”) that it intends to 
develop the unit numbers and types shown in Exhibit B, on the net developable acres and is 
intended to provide a formula to ensure that the appropriate ratio of the Special Assessments to 
developable acres is maintained if fewer units are developed. However, no action by the District 
prohibits more than the maximum units shown in Exhibit B from being developed. In no event 
shall the District collect Special Assessments pursuant to this Resolution in excess of the total 
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debt service related to the Project, including all costs of financing and interest. The District 
recognizes that such events as regulatory requirements and market conditions may affect the 
timing and scope of the development in the District. If the strict application of the true-up 
methodology, as described in the Assessment Report, to any assessment reallocation pursuant 
to this paragraph would result in Special Assessments collected in excess of the District’s total 
debt service obligation for the Project, the Board shall by resolution take appropriate action to 
equitably reallocate the Special Assessments. Further, upon the District’s review of the final plat 
for the developable acres, any unallocated Special Assessments shall become due and payable 
and must be paid prior to the District’s approval of that plat.  
 
 (d)  The application of the monies received from true-up payments or Special Assessments 
to the actual debt service obligations of the District, whether long term or short term, shall be 
set forth in the supplemental assessment resolution adopted for each series of Bonds actually 
issued. Such subsequent resolution shall be adopted at a noticed meeting of the District, and 
shall set forth the actual amounts financed, costs of issuance, expected costs of collection, and 
the total amount of the assessments pledged to that issue, which amount shall be consistent with 
the lien imposed by this Resolution.  Each such supplemental resolution shall also address, if 
applicable, the allocation of any impact fee credits expected to be received from the District’s 
provision of the Project funded by the corresponding series of Bonds issued or to be issued. 
 

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

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

 
SECTION 11. POTENTIAL MERGER. The District anticipates being merged into a 

stewardship district, to be known as Waterlin Stewardship District (the “SD”).  Accordingly, upon 
such merger, the “District” herein shall refer to the SD. 
 

SECTION 12.  SEVERABILITY. If any section or part of a section of this Resolution be 
declared invalid or unconstitutional, the validity, force and effect of any other section or part of 
a section of this Resolution shall not thereby be affected or impaired unless it clearly appears 
that such other section or part of a section of this Resolution is wholly or necessarily dependent 
upon the section or part of a section so held to be invalid or unconstitutional. 
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SECTION 13.  CONFLICTS. All resolutions or parts thereof in conflict herewith are, to the 

extent of such conflict, superseded and repealed. 
 

SECTION 14.  EFFECTIVE DATE. This Resolution shall become effective upon its adoption. 
 
 APPROVED AND ADOPTED THIS 4TH DAY OF DECEMBER, 2024. 
 
 

GIR EAST COMMUNITY DEVELOPMENT DISTRICT 
 
 
________________________________ ____________________________________ 
Secretary / Assistant Secretary Chairperson, Board of Supervisors 
 
 
 
Exhibit A:  Assessment Area One Engineer’s Report, dated September 2024, revised October 

2024 
Exhibit B:   Master Special Assessment Methodology Report for Assessment Area One, dated 

October 9, 2024 
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GIR	East
Community	Development	District

Funding	Request	#34
September	27,	2024

Bill	to: WS-GIR,	LLC
General	Fund

Payee FY2024

1 Governmental	Management	Services:	CFL
Inv	#	24	-	Management	Fees	-	September	2024 3,614.93$	 		

2 Supervisor	Fees	-	09/04/2024
Rob	Bonin 215.30$	 		

2 Supervisor	Fees	-	09/11/2024
Rob	Bonin 215.30$	 		

Total: 4,045.53$	 	

Please	make	check	payable	to:	

GIR	East	Community	Development	District
6200	Lee	Vista	Blvd,	Suite	300
Orlando,	FL	32822







GIR	East
Community	Development	District

Funding	Request	#35
October	18,	2024

Bill	to: WS-GIR,	LLC
General	Fund General	Fund

Payee FY2024 FY2025

1 Department	of	Economic	Opportunity
Inv#91596	-	Special	District	Fee	FY25 175.00$	 		

2 Governmental	Management	Services:	CFL
Inv#	25	-	Management	Fees	-	October	2024 3,586.30$	 		

3 Kutak	Rock	LLP
Inv# 3454659 - General Counsel - August 2024 409.00$   

409.00$   3,761.30$	 		

Total: 4,170.30$	 	

Please	make	check	payable	to:		

GIR	East	Community	Development	District
6200	Lee	Vista	Blvd,	Suite	300
Orlando,	FL	32822











GIR	East
Community	Development	District

Funding	Request	#36
November	7,	2024

Bill	to: WS-GIR,	LLC
General	Fund General	Fund

Payee FY2024 FY2025

1 Kutak	Rock	LLP
Inv# 3470260 - General Counsel - September 2024 879.50$   

2 Tribune	Publishing	Company	-	Orlando	Sentinel
Invoice	#	101224678000	-	Legal	Advertising 279.43$	 		

3 Tribune	Publishing	Company	-	Orlando	Sentinel
Invoice	#	102825680000	-	Legal	Advertising 208.18$	 		

4 Supervisor	Fees	-	10/02/24
Rob	Bonin 215.30$	 		

5 Supervisor	Fees	-	10/23/24
Rob	Bonin 215.30$	 		

1,158.93$   638.78$	 		

Total: 1,797.71$	 	

Please	make	check	payable	to:		

GIR	East	Community	Development	District
6200	Lee	Vista	Blvd,	Suite	300
Orlando,	FL	32822
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