ORDINANCE NO. 2014~ 99

AN ORDINANCE OF THE COUNTY OF ST. JOHNS, STATE OF FLORIDA,
ESTABLISHING THE TROUT CREEK COMMUNITY DEVELOPMENT
DISTRICT PURSUANT TO CHAPTER 190, FLORIDA STATUTES (2014);
NAMING THE DISTRICT; DESCRIBING THE EXTERNAL BOUNDARIES OF
THE DISTRICT; DESCRIBING THE FUNCTIONS AND POWERS OF THE
DISTRICT; DESIGNATING FIVE PERSONS TO SERVE AS THE INITIAL
MEMBERS OF THE DISTRICT’S BOARD OF SUPERVISORS; PROVIDING A
SEVERABILITY CLAUSE; AND PROVIDING AN EFFECTIVE DATE.

BE IT ORDAINED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS
COUNTY, FLORIDA:

RECITALS

WHEREAS, WFC Ashford Mills Owner VII, L.L.C. (“Petitioner”), having obtained written consent
to the establishment of the District by the owner of 100 percent (100%) of the real property to be
included in the District, petitioned the St. Johns County Board of Commissioners (the “County™) to
adopt an ordinance establishing the Trout Creek Cormmunity Development District (the “District™)
pursuant to Chapter 190, Florida Statutes (2014); and

WHEREAS, Petitioner is a Delaware limited liability company, authorized to conduct business in
the State of Florida; and

WHEREAS, all interested persons and affected units of general-purpose local government were
afforded an opportunity to present oral and written comments on the Petition at a duly noticed public
hearing conducted by the County on October 21, 2014; and

WHEREAS, upon consideration of the record established at that hearing, the County determined
that the statements within the Petition were true and correct, that the establishment of the District is
not inconsistent with any applicable element or portion of the state comprehensive plan or the local
government comprehensive plan, that the land within the District is of sufficient size, is sufficiently
compact and sufficiently contiguous to be developable as a functionally interrelated community, that
the District is the best alternative available for delivering community development services and
facilities to the area served by the District, that the services and facilities of the District will not be
incompatible with the capacity and uses of existing local and regional community development
services and facilities, and that the area to be served by the District is amenable to separate special-
district governance; and :

WHEREAS, establishment of the District will constitute a timely, efficient, effective, responsive
and economic way to deliver community development services in the area described in the Petition.




NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF COUNTY
COMMISSIONERS OF ST. JOHNS COUNTY, FLORIDA:

SECTION 1. The above RECITALS are adopted as Findings of Fact in support of this Ordinance.

SECTION 2. AUTHORITY. This ordinance is enacted in compliance with and pursuant to the
Uniform Community Development District Act of 1980, Chapter 190, Florida Statutes (2014).

SECTION 3. DISTRICT NAME. There is hereby established a Community Development District
situated entirely within the unincorporated limits of St. Johns County, Florida, which District shall be
known as the “Trout Creek Community Development District”.

SECTION 4. EXTERNAL BOUNDARIES OF THE DISTRICT. The external boundaries of the
District are described in Exhibit A attached hereto and incorporated by reference, the overall parcel
containing 997.90 acres, more or less. There are no out parcels excluded within the external

boundaries.

SECTION 5. FUNCTIONS AND POWERS. The general powers and functions of the District are
described in Chapter 190, Florida Statutes. The District is also authorized to exercise additional
powers to finance, fund, plan, establish, acquire, construct, reconstruct, enlarge or extend, equip,
operate and maintain systems and facilities for 1) parks and facilities for indoor and outdoor
recreational, cultural and educational uses; and 2) security, including but not limited to, guardhouses,
fences and gates, electronic intrusion-detection systems, and patrol cars, as authorized and described
in Section 190.012(2), Florida Statutes (2014).

SECTION 6. BOARD OF SUPERVISORS. The five persons designated to serve as initial
members of the District’s Board of Supervisors are as follows: Don Davis, Andrew Smith, Michael
McCollum, Doug Davis and Henry Green. All of the above-styled persons are residents of the State
of Florida and citizens of the United States of America.

SECTION 7. COUNTY OBLIGATIONS. Nothing in this Ordinance shall be deemed as acceptance
by the St Johns County of any financial operational, maintenance, or any other responsibilities of the
District.

SECTION 8. SEVERABILITY. If any provision of this ordinance or the application thereof is
finally determined by court of competent jurisdiction to be illegal, invalid or unenforceable, such
provisions shall be deemed to be severable and the remaining provisions shall continue in full force
and effect provided that the illegal, invalid or unenforceable provision is not material to the logical
and intended interpretation of this ordinance.

SECTION 9. EFFECTIVE DATE. This Ordinance shall take effect pursuant to Florida general
law.




PASSED AND ENACTED BY THE BOARD OF COUNTY COMMISSIONERS OF ST. JOHNS
COUNTY, FLORIDA, THIS ]| Z-DAY OF ( i g:g\g“ c{ 2014

BOARD OF COUNTY COMMISSIONERS

OF ST. JOHNS NTY, FLLORIDA
g - k N
BY: / —:ﬁ}\ O C“h} lf)ilf o “_L
% H, M rris, Chairperson Rendition Date

ATTEST: CHERYL STRICKLAND, CLERK

BY: (,DUOAM f%ﬁé\g

Deputy Clerk

EFFECTIVE DATE: (Jc bz 28 9@14




EXHIBIT A

A PGRTT0ﬁ OF SECTIONS 26, 27, 34 AWD 35, TOWNbHI
2? EAbT, AND A PORTISN OF. THE ERANDIS BRADY GRAR
TOWNSHIP 5 SOUTH RANGE 27 EAST ALL LYING' IN’ST
FLQRIDA, BbING MORE, PARTICULARLY DFSCRIBED ‘A8 FO

BEGIN AT THE NORTHWEST CORNER OF SAID SECTION 2&;
"89°14'47" EAST, ‘BLONG THE NORTHERLY LINE OF -SAID
DISTANCE OF 655,90 FEET TO THE WESTERLY LINE OF
DESCRIBED AND RECODED IN OFFICIAL RECORDS BOOK- 2
THE PUBLIC RECORDS.OF .SAID 5T. JOHNS COUNTY; THE
03° 23 33" EAST, .ALONG LAST SAID LINE; 1154 78 FE
SOUTHERLY LINE OF. LAST SAID LANDS;. THENCE SOUTH:.
ALONG LAST SAID. LINE, 145.03 FEET; THENCE NORTH.
CONTINUING ALONG LAST SAID. LINE, 500.12 FEET TO
YOUTHEASTERLY LINE OF LAST SAID LANDS; THEMCE N0
SGUTHEASTERLY NORxHERLY BND EASTERLY, ALONG LAS
THE FOLLOWING THIRTY IWQ {39) COURSE“ AND DIS:
1x NORTH ‘52°40* 27" 'EAST, A COURSE NO.

ATHE;

B

P 5 50UTH, RANGE
T, SECTION a1,

. JOHNS; CGURTY
LLDWQ.

THENCE 50UTH
BECTION 26, &
THOSE LANDSV
314 PAGE £85 OF
NCE SOUTK
ET. TG‘THE
8§°09yﬂﬂ”
78233 54

't

EAST £
EAST,

RI"
T

B3e33v3in EAST, 31,02 FEET, CGURSE NO. 3% SOUTH
25 33 PEET; COURSE HO. 4: NORTH 42°53" 04" EAST,
COURSE NO. 5: NORTH 53°¢7'33“ EAST 38.47 FEET;

3ge57"33"
35,19 FEETy
COURSE. NO. 632

EAST,

NORTH 22%26'56" EAST, 24,36 FEET, 'COURSE NO, 7:
EAST, 39.22 FBET, COURuE NO. §: NORTH 45“25'09“
FEET; COURSE NO. 9: NORTH 03°28'58% EAST, 24.13
10: NORTH 49°07' 304 ‘EAST,- 42.38 FEET; COURSE . NO-

'NORTH, 70°31'09"
'EAST, 36,60
FEET; COURSE NO..
‘11i NORTE. '

03°20708" WEST, 4233 FEET; COURSE NO. 12: NORTH-
45, B2 FEET; COURSE HO.- 13: NORTH 4?*34'29“ ‘EAST,
COURSE NO. 14: NORTH: 03°03‘50“ EAST, 45; 24 FEET,
NORTH 67°26‘3T“ EASI,_43 71 FERT; COURSE. NO. 16:
WEST, 36.12 FEET, COURSE NO. 17: NORTH 37°1 §153n
FEET; COURSE NO. 181 NORTH: 3%°01'54" EAST,'SO 17

NO. 197 NORTH 36° 48’06“ EAST,. 40.28 FEET; CDURSE.

54°514397 BAST;
45, 48. FEET;
COURSE. 8O. 15:
‘NORTH 15“52'53“
;EAST 35,86
<EEET, COURSE
‘NOL - 20 NDRTH

‘68°01" 33“ EAST 354 GLFEET, CQURSE ¥O.
4G.70 FEET, COURSE NO. ' 227 NORTH 887" 51“ EAST,

kCGURSE NO. 23: ﬁGRTH 84°37‘3G" EAST 48 a6 FEET,
NORTH 33°35' 5?" EAST 49 .48 FEET;. COURSE NO. 25:

EAST 96 82 FEET, COURSE NO. 26: NORTH 19°45¢ 36"
FEET, CGURSE NO. 27: NORTH 1%° 12 GO" EAST 0. 71
NG. 28: NORTH 30°02" 18 EAST, 47. 91 FEET,

21y NGRTH

CDURSES

56758 44" EAST,

;couasw mo 24
NORTH 28° 53 34"
EAST, 55 5?
FEET; CQURgE
NG, . 29 CNORTH

' §8°23' 25" EAST ‘44 64, FEET; COURSE NO. 30: NORTH
§0.03 EEET, COURSE. BO. 31: WORTH T2%14721" EAST,
_COURSE NO. 32: NORTH 62°53" 31w EAST, 47.35 FEET;
'84°13'31" EAST, 212:20° FEET; THENCE SOUTR 44°50°
FEET; THENCE SOUTH 33°28'46" EAST; 69.89 FEET; T
12°3¢734" EAST, ‘31.66 FEET; THENCE SOUTH 01°52.0
FEET; THENCE SOUTH '09°22'31% EAST, 141.54 FEET;
12904' 41" WEST; 144.79 FEET; THENCE SOUTH 12254

76°0G‘33“ EAST,,
"61.00° FEET;"
THENCE -NORTH
18" EAST, 64.19
HENCE -50UTH
3" WEST, 213.60
THENCE SOUTH
05" WEST, 61.31
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FEET;.
41°33' 24" WEST,
FEET} . THENCE SOUTH 07°13' 08"

22°33%39" EAST 51.70 FEET; THENCE

FEET;: THENCE SOUTH : 02859 39"
22°09'16“ WEST, 336 43 . FEET;.
FEET; THENCE SOUTP 16°32'29"

THENCE SOUTH 33°02°55™
§7.64 FEET; THENCE

WEST, 414.64 FEET; THENCE SQOUTH
SOUTH 02055i22“ EAST, 505.63
£23.78 FEET; . THENCE - SOUTE
SQUTH 05°13'“05" EAST, 209.13
WEST; 363.45 FEET; THENCE SOUTH
THEMCE SOUTH 22915'33%. WEST,; 478,78

WEST, 157 94 FEET; THERCE. : SOUTH

EAST,.

17°08" 42“ WEST 36 71 FEET; THFQCE SOUTH 189347 55” WEST, 345,10

'FEET;; THENCE SOUTH 14532747"

22°53'01“ WEST; 347 '1(FEET,w

FEET, 1HENCE SDUTH p6e25" 43"

0g°1g6" 42" EAST 362.2 FEET,
LWESI 268, 12

‘THENCE SOUTH

FEET; THENEE SDULE 11“00 18%
19“43 22“ WEuT,
FEET}

7“51'39“ WESL,"
FEET;

FEET,
21“47'38“ WEST,
FEET}. THENCE SQBTH 30°16"11%

130.73 FEET;.
THENCE SOUTH- DB“RB‘és“ﬂ
' 'EET; THENCE SQUTH
THENCE SOUTH 21°24‘01"1
21938*11" WEST, 181.73 FEET;
THENCE SQUTH 74°29%35Y
277.81 FEET;

VWEST é3 57 FEET; THENCE SOﬁTH

22°41%30" WEST, '132.28
FEET; THENCE S0UTH

o1° 10 56“ EAST; 68 17
FEET; THENCE SOUTH
69°88'47" WEST, 360.89,
FEET; THENCE -SOUTH
16°34715" WEST, .55.74
WEST, 05.62 FEET; THENCE.SOUTH:
TEBNCF SOUTH 77°17'11™ WEST, 42.66
WEST, 218.15 FEET; THENCE .SOUTH:
THENCE SOUTH 75°317"4L" EAST, 172.49
EAST, 81.21 FEET; THENCE SOUTH

THENCE SOUTH
EAQT 800 10
THENCE SUUTH

WEST, 126.17

31°44%54" EAST, 22.68° FEET; THENCE SOUTH 11°497 18" EASl, 95.86
FEET; THENCE NORTH B3°43* 17" WEST, 355.58 FEET; THENCE S0UTH.

.SOUTH B6°02'12" WEST, 82.03

792384 55” WEST, ‘142,24 'FEET; THENCE
FEET;‘THENCE NORTH ‘ggesyrase
02°28' 06" WEST, 103,06 FEET; .
FEET; THENCE SOUTH 85°49 2an,

WEST, 66.3§ FEET; THENCE  SOUTH
THENCE NORTH 85°09°37% EAST, 85.91
EAST, 14.75 FEET; THENCE SQUTH

53“29‘43" EAST, 22, 31 FEET, THENCE SOUTH 35“48'06“ EAST, 90 ?G

FEET;’

FEET, THENCE.. SOUTH '26°51'25"
21“08'59“ EAST
FEET;: THENCE SOUTH.62°31'03"
59°17¢21" WEST, 100.02 FEET;

THENCE NORTH | 69°12 5&”
81°§9' 03" EAST, 139.92 FEET; T
EABT, 60.37 FEET;

198.95 FEET,QTHENCF SOUTH 68’51'ﬁ1“ WEST, iéﬁ 98

EAST, 155 19 FEET; THENGE saUTH '
THENCE SGUTB 30°85 21" EAST, 131 56
THENCE SQUTH

WEST, 135 88 FEET; THENCE SOUTH
THENCE EOUTB 36°27707" WEST 56 59,
WEST 114 72 ?EET, THENCE SOUTH

FEET; THENCE SQUTH 14°07'56".

02°11722" EAST, 59.13 FEET; THENCE SOUTH 00°00° 00" EAST, 26.2%
(FEET/ THENCE SOUTH 02°28.35" WEST, 219.92 FEET; THENCE SOUTH ’
05°47'23% WEST, 151.89° FEET; THENCE SOUTH 06°51'02% WEST; 149.54
FEET; THENCE SOUTH 01°42'41% BAST, 296.88 FEET; THENCE S50UTH
00°00' 00" EAST, 46.21 FEET; THENCE SOUTH 03°32'08" EAST, 299.15
FEET;. THENCE SOUTH .08°42°08" EAST, 58.67 FEET; THENCE SOUTH
16°34V5(" EAST, 112, ‘30 'FEET; THENCE S50QUTH 48°39' 427 EAST, 43.18
FEET; THENCE SOUTH 33°18'59" EAST, 19.02 FEET; TRENCE SOUTH.
14°69' 577 EAST, 19.03 FEET; THENCE SOUTH 03°19'14" EAST, 16.90
FEET; THENCE SOUTH 20°17'48F WEST, 81.93 FEET; THENCE SOUTH
36°16'40" WEST, .19.84 FEET; THENCE SOUTH 42°19'05" WEST, 163.74
FEET; THENGE. SOUTH 29°16'15% EAST, 39.24 FEET; THENCE SOUTH
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4“21 41“ EAST 21 2& FEET, TEELCE SOUTH 01 3&'54" EAST, 30.11
‘FEET, ‘THENCE SOUTH 01°42 09" WEBT, 225 .52 EEET; THENCE SOUTH-
05748’ 42“‘WEST, 15.57 FEET; ‘THENCE SOUTH, 09467 52" NEQL, 117.48
FEET; THENCE SODTH 15°05 44“ EAST, 145 03 FEET TO THE, NORIHERLY
WAy, Ad NOW ESTABLISHED),‘THENCE SOUTH 'B9°01'33% WEST, ALONG
LAST SAID LINE, €5.08 FEET; THENCE S00TH 88°59'3?“ wzs;,
SONTINUIﬁG ALONG LAST SAID erm, 263& 70 FRET; TﬁENCE NORTH .
o1ego” 23" WEST, 619.36 FEET, TEENC? NGRTH 36“41*14“ EAST, 290.29
FEQT"iﬁENCE NORTH 57°07" 42“’&E5T 337.17 FEET; THENCE SOUTH .
51“12'02" WEST, 126.50 FEET,'THEMCE SQUTH 32°4Z2"4a" WEST 210,97
FEET; THENCE savru 76°18'59" WEST, 199.96 FEET; THENCE SOUTH .
21918 14% WEST, 138.58 FEET; THENCE SOUTH 13°34%11"° WEST, 47,01
FEET; THENCE SOUTH 63°30'13" WEST, 119.60 FEET; THENCE 5OUTH
71°04' 39" WEST, 490 74 FEET; Tﬂﬁucw .SQUTH. 17°38' 16" WEST; 255 56
‘FERT;  THENCE SOUTH 33“20‘48” WEST, 136.15 FERT; THENCE SOUTH
827591 37" WEST, 43.59 FEET TO-THE 'EASTERLY LINE OF THE SOUTHWEST
‘ONE—QUARTER OF. THE gOUTHWEST QNE—QUARTER OF SAID SECTIDN 34;
;THEﬂCE NORTH 02° 49'00" WEST, ALONG: LAST. SAID LINE,: 1311 ‘37 FEET
IO THE' NORTHERLY LINE OF SAID- S”UTHWESI ON&—QUARIER OF THE
vOUTHWEsr GNE—QUAREER.QF SECTION 34; ‘THENCE. SQUTH 88°50* 22"
;WEST, ALONG. LAST SAID LINE, 42.&4 FEET;, THENCE NORTH 00°20" 25"
EAST, 212 T4 FEET, THENCE NORIH 32“49'06" UEST, 154 08 FEET;
frﬁmmcs SGUTH 87°17'02" WEST, 362, 42 EEET, THENCE SOUTH #8°02'14"
WEST, ‘125,55 FﬁET, THENCE WORTH 51°50! 27" WEST, 81,98 FEET;
THENCE NORTH 4§°12'33" WE T, 85.65¢ FEET THEMCE NDRTH 32°45'23"
WEST 19, 33 EEmT, THENCE NORTH 09“05 53“ WEST, 1? 90 FEET,
THERCE ‘NORTH 17°03712" WEST 446 49 FEET, THENGE NORTH d5°é&'27w
EAST, ‘555,70 FEET; TﬂENcE NORTH  83°29' 16" EAST, 212.93 FEET;

HENCE ‘NORTH 83958'31" EAST, 116.40- FEET‘ TBENCE SOUTH f9°15'54"
EAST 97,39 FERT; . THENCE SOUTH 7921905 * EAST, 150.77 FEET; .
THENCE 'NORTH 71°04%12% E&ST, 160.26 FEEI, THENCE NORTH 64235720%
EAST, 119:.01 FEET; THENCE NORTH 43°30'11% EAST, 153.41 FEET;
THENCE NORTH 58234'33° EAST, '95.54 FEET; - THENCE NORTH 23°38'34%
EAST, &7+ 62 FEET, THENCE NORTH 75°01'56" WEST, 603.93 FEET; o
THENCE NORTH 16°88'39" EAST, 173 40 FEET;. THENCE NORTH 15°11°33"
WEST,V43 75 FEET;. THEHCE NORTH - 32°26'06" WEST, 20. 91 FEET;
THENCE. NORTH 56°28 22" WEST 42 62 FEET; - THENCE NORTH 74°38711""
WEST, 39. 58 FEET, THENEE SDUTH 81 11 14" WEBT,. 36.51 FEET;
fTHE&CE SOUTH 60° 47'36" WEST, 29.17 FEEI, TBENCE SOUTH 40°16" 36"
WEST, 74.13 FEET;: THENCE SOUTH 22 087 01" WEST, 46.91 FEET,

THENCE SBUTH 3ze07! 34“ WEST, an By FEET Ta THE ARC OF a CURVE
LEBDING NORTHWESTERLY, THENPE NGRTHWESTERLI ALONG AND ARGUND
THE ARC OF SAID CURVE, CONCAVE . hQR?HEASTERLY HAVING A RADIHS oF
,15?7 86 FEET, AN Aac DISTANCE OF 340.67 FEET, . SAID ARC BEING
SUBTENDED: BY. & CHORD BEARING AND DLSTRNCE OF NDRLH 6ﬂ°ﬂ§'02“
WEST, 340.01 FEET TO THE pozmr OF" TAEGW§CY OF SAID CURVE‘ THENCE -



http:EABT,:290.29

RGRTH~53P52ﬁss"'WEST, 197. 40 FEET; THENCE NORTH 36°07'04" EAST,
'300.00: FEET; THENCE NORTH 53°52!'58" WEST, 971.70 FEET TO THE
EASTERLY LINE OF THE PLAT.OF BREAKAWAY TRATLS, AS RECORDED IN
MAP BOOK 49, FAGES 78 THROUGH 91, INCLUSIVE OF SAID BUBLIC
RECORDS; THENCE NORTH 17°54'04" EAST, ‘ALONG LAST SAID LINE,
81,32 FEET; THENCE NORTH 21°03'08" EAST, CONTINUING ALONG LAST
'SBATD’ LINE AND THE EASTERLY LINE OF. THOSE LANDS DESCRIBED AND
RECORDED. IN OFFICIAL RECORDS:BOOK 1287, PAGE 801, OF THE SAID
PUBLIC: RECORDS, A DISTANCE OF 1958.66. FEET; THENCE SCUTH

78°13 20“ EAST, 20 is VE&T, THENCE BQUTH 50“20 23" EAST, 57 25

FEET; THENCE SOUTH 74°37'02" EAST, 65.11 FEET; THENCE 5OUTH
3693719 EAST, 160.18 FEET; TﬁENCs SOUTE 49°38'07" EAST, 69.24
FERT} THENCE SOUTH 27°55° 04" EAST, Aagsz FEETj: THENCE SOUTH
05P15'23" EAST, 216.06 FEET; THENCE SQUTH 08°49'30" EAST, 241.37
'FEET; - THENCE SOUTH 10°08'oe",mnsr,‘&a 01 FEET; THENCE SOUTH
11°27° 09" EAST, 324.36 FEET; THENCE SOUTH 19°51'55" EAST, 48.16°
'FEET;  THENCE SOUTH 01°12'88" WEST, 292.32 FEET; THENCE SOUTH

42°28'14" WEST,; 621.07 FEET; THENCE.SOUTH. 59°45'55" WEST, 36.42
FEET;" THENCE NORTH 86°57'59" WEST, 114, B0 FEET, THENCE NORTH '
43948197 WEST, 59.76 FEET; THENCE SOUTH 87%54°'18" WEST, 267.83"
FEET; ' THENCE aoura '35°30% 49" WEST, :23.88 FEET; THENCE SOUTH
53e° 52 56", EAST, 748 41 FEET, THENCE NORTH 365071 04" EAST, SBB 0o
‘FEET; 'THENCE SOUTH 53°52‘56“ BAST, 197.40 FEET TG THE POINT OF
CURVATURE OF A CURVE LEADING EASTERLY, THENCE EASTERLY, ALONG.
AND ARQUND' THE ARC OF SAID CUREE. CONCAVE NGRTHEAuIERLY} HAVING
A RADIUS OF 627.96 FEET, AN ARC DISTANCE OF 294.89 FEET, SAID
ARC. BEING S&BIENDE& BY A CHORD. BEARING:AND DIS AﬁC?AGE SOUTH
72207 07" EAST, 292.19 FEET TO THE "POINT. OF TANGENCY OF SAID
CURVE; THENCE SOUTH 80“4?’19“ EAST ‘945,14 FEET, THENCE NORTH
09°12*41° EAST 293.33 FEET, THENCE NORTH: 2S°46'42“ WEST, -48. 53
FEET; THENCE NORIH 19223 36" WEST, ‘9894 FEEL, THENCE NORTH
1ze37? 43" . WEST,. TL.45 FEET; THENCE NGRTH 12°2g! 08" EABT, 65.65"
FEET; THENCE NORIH DQ“Q&'B?“:EAST, 981 .00 FEET; THENCE NORTH

g6°24" BRAE EAST 434.95 FEET,
"FEET; " THENCE NDRTH 48213 40"
06°48" 06" EAST, 370.35 FEEI;
FEET, THENCE -NORTH 10°40' 44"
36985 45" EAST,. 368.31 FEET;
FEET; THENCE NORTH 74°34714"
56913%v46" WEST, 152.75 FEET;
"FEET; THENCE NORTH 56“4?‘31“
27783 45" WEST,; 113. 93 FEET;
‘FEET; - THENCE NCRTH 03°00* 55"

‘EAST

WEST,

THENCE NORT& 60“58'52“ EAST 592.53;
&83 30 ”EET, THENCE NORTH
THENCE NQRIH 04“13'21“ WEJT 95.45,

'EAST, 43:69 FEET; THENCE NORTH:

THENCE. NORTB 62713 53" WEST, 29& gagst
“401.74 FEET; THENCE EORIH
THENCE NORTH 527457437 WEST, 562.20.
WEST, 87 LR FEET; THENCE NORTH .
THENCF NORTH' 36° 42'23" WEST, 851 &3,
WEST, 394 B2 FEET, THENCE NORTH

05°54*41“ EAST,. 27.74 FEET; THENCE RORTH 01°03'58% EAST, 465.98
FEET; THENCE NORTH 08°08' 14" EAST, 24.21 FEET, THENCE NGRTH
6B°41'56" WEST, 103. 1)) FEET TO THE AFGRESAID EASTERLY LI&E OF
TROSE LANDS DESCRIBED AND RECORDED. IN. OFFICIAL RECORDS BOOK.
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1287, PAGE 801; THENCE NORTH 21°18°'04"™ EAST, ALONG LAST SAID
LINE, 1400.69 FEET TO THE NORTHERLY LINE OF SAID SECTION 27;
THENCE RORTH §8°14'35" EAST, ALONG LAST SAID LINE, 527.09 FEET;
THENCE SOUTH 185°04'37" EAST, 64.72 FEET; THENCE SOUTH 21°56%48"
EAST, 162.68 FEET; THENCE SQUTH 1%°48'52" EAST, 19.05 FEET;
THENCE SOUTH 09°085'53" WEST, 18.00 FEET; THENCE SOUTH 27°50'40"
WEST, 15.71 FEET; THENCE SOUTH 15°57'02" WEST, 186.31 FEET;
THENCE SOUTH 16°08'46™ EAST, 498.79 FEET; THENCE SOUTH 70°18°26"
EAST, 106.81 FEET; THENCE SOUTH 42°4§'12" EAST, 97.25 FEET;
THENCE SOUTH 14°02°54" EAST, 19.04 FEET; THENCE SOUTH 00°0Q'00"
EAST, 24.12 FEET; THENCE SOUTH 09°11'48" WEST, 35.83 FEET;
THENCE S0UTH 16°52'21" WEST, 33.88 FEET; THENCE SOUTH 21°11'11"
WEST, 201.91 FEET; THENCE SOUTH 08°58'26"™ EAST, 197.46 FEET;
THENCE SOUTH 61°09'22" EAST, 316.49 FEET; THENCE NORTH 46°17'%2"
EAST, 27.61 FEET; THENCE NORTH 63°27'18" EAST, 20.85 FEET;
THENCE NORTH 51°55'58" EAST, 117.72 FEET; THENCE SOUTH 68°34'01"
EAST, 160.45 FEET; THENCE SOUTH 58°41°'37" EAST, 27.79 FEET;
THENCE SOUTH 26°57'48" EAST, 101.65 FEET; THENCE SOUTH 09°05'24"
WEST, 339.90 FEET; THENCE SOUTH 56°48°01" EAST, 88.57 FEET;
THENCE SOUTH 61°351'32" EAST, 106.61 FEET; THENCE SOUTH 76°50137"
EAST, 6Z2.83 FEET; THENCE NORTH 13°09'23" EAST, 69,87 FEET;
THENCE NORTH 27°30'34" EAST, 56.79 FEET; THENCE NORTH 42°45'14"
EAST, 68.682 FEET; THENCE NORTH 25°45'39" WEST, 190.4(0 FEET;
THENCE NORTH 44°35'39" WEST, 36.20 FEET; THENCE NORTH 37°38'33"
WEST, 144,80 FEET; THENCE NORTH 28237'53" WEST, 23.63 FEET;
THENCE NORTH 14°02'53" EAST, 19.43 FEET; THENCE NORTH 25°48'22"
EAST, £4.41 FEET; THENCE NORTH 19°36'10" EAST, 166.%5 FEET;
THENCE NORTH 08°29°10" EAST, 284.08 FEET; THENCE NORTH 49°13'27"
WEST, 138.23 FEET; THENCE NORTH 43°15'47" WEST, 117.33 FEET;
THENCE NORTH 67°856'58" WEST, 93.63 FEET; THENCE NORTH 57°56'13"
WEST, 69.04 FEET; THENCE NORTH 55°22'21" WEST, 196.28 FEET;
THENCE NORTH 00°353'15" WEST, 144.8%9 FEET; THENCE NORTH 14°27'21"

EAST, 269.12
THBENCE NORTH
EAST, 270.05
THENCE NORTH
TO THE POINT

FEFT; THENCE NORTH 15°26'02" EAST, 383.27 FEET;
07°58'35" EAST, 26.25 FEET; THENCE NORTH 43°57745"
FEET TO THE AFORESBAID MORTHERLY LINE OF SECTION 27;
88°14'35" EAST, ALONG LAST SAID LINE, 291.07 FEET
OF BEGINNING.

CONTAINING 8997.90 ACRES,

MORE OR LES3S.



Hopping Green & Sams

Atlorneys and Counselors

July 28,2013

Via Hand Delivery

Ms. Teresa Bishop

St. Johns County Planning Department
4040 Lewis Speedway:

St. Augustine, Florida 32084

Dear Ms, Bishop:

Enclosed please find Py ‘courtesy copy of the Petition to Bstablish the Trout Creek
Cornmunity Dévelopment District. The original petition and filing fee have been filed
with the County Clerk, with copies being contemporaneously delivered to the County
Administrator and County Attorney’s Office, ,

We look forwatd to wdiking with you and your staff during this establishment
process, If you liave any questions, or if we may provide any further assistance, please
do not hesitate to contact us.

Sincerely,

Katie S. Buchanan

Enclosure
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BEFORE THE BOARD OF COUNTY COMMISSIONERS
ST. JOHNS COUNTY, FLORIDA

PETITION TO ESTABLISH THE
TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT

Petitioner, WFC Ashford Mills Owner VII, L.L.C,, (hercafter “Petitioner”), hereby
petitions the St. Johns County Board of County Commissioners pursuant to the “Uniform
Community Development District Act of 1980, Chapter 190, Florida Statutes, to establish a
Community Development District (hereafter “District™} with respect to the land described herein.

In support of this petition, Petitioner states:

1. Location and Size. The proposed District is located entirely within St. Johns

County, Florida. Exhibit 1 depicts the general location of the project. The proposed District
covers approximately 997.90 acres of land. The site is generally located north of County Road
164, southeast of County Road 210, and west of Interstate 95. The metes and bounds
description of the proposed external boundaries of the District is set forth in Exhibit 2.

2. Excluded Parcels. There are no parcels within the external boundaries of the

proposed District which are to be excluded from the District.

3. Landowner Consent. Petitioner has obtained written consent to establish the -

District from the owners of one hundred percent (100%) of the real property located within the
boundaries of the proposed District, in accordance with Section 190.005, Florida Statutes (2013).

Documentation of this consent is contained in Exhibit 3.

4. Initial Board Members. The five persons designated to serve as initial members

of the Board of Supervisors of the proposed District are as follows:

Name: Don Davis
Address: 352 Paseo Reyes Drive
Saint Augustine, FL 32095




Name: Andrew Smith
Address: 352 Paseo Reyes Drive
Saint Augustine, FL 32095

Name: Michael McCollum

Address: 352 Paseo Reyes Drive
Saint Augustine, F1, 32095

Name: Doug Davis

Address: Fletcher Management Company
1548 The Greens Way, Suite 4
Jacksonville, FI. 32250

Name: Henry Green

Address: P.O. Box 1568
St Augustine, F1. 32085-1568

All of the above-listed persons are residents of the state of Florida and citizens of the

United States of America.

5. Name. The proposed name of the District is Trout Creek Community

Development District.

6. Future Land Uses. The general distribution, location, and extent of the public and

private future land uses proposed for the District, in accordance with the future land use plan
element of the County’s Future Land Use Plan, is identified in Exhibit 4. The proposed land
uses for lands contained within the propased District are consistent with the approved St. Johns

County Future Land Use Plan.

7. Major Water and Wastewater Facilities. Exhibit 5 shows the current major trunk

water main, as well as the proposed master water and sewer plan within the District’s

boundaries.

8. District Facilities and Services. Exhibit 6 describes the type of facilities

Petitioner presently expects the District to finance, construct, acquire and/or install, the estimated

costs of construction for the facilities, and the anticipated schedule of completion. These




facilities will serve the residential development within the District. Actual construction
timetables and expenditures will likely vary, due in part to the effects of future changes in the

economic conditions upon costs such as labor, services, materials, interest rates and market

conditions.

9. Operation and Maintenance Entity. Exhibit 7 identifies the anticipated entity

responsible for the operation and maintenance of the facilities identified in Exhibit 6. In the
event the District is unable or unwilling to continue as the owner and entity responsible for the
maintenance of the facilities described in Exhibit 6, the Shearwater Homeowners Association,

Inc. will assume such rights and obligations.

10. Siatement of Estimated Regulatory Costs. Exhibit 8 is the statement of estimated

regulatory costs (“SERC™) prepared in accordance with the requirements of Section 120.541,
Florida Statutes (2013). The SERC is based upon presently available data. The data and

methodology used in preparing the SERC accompany it.

11, Authorized Apent. The Petitioner is authorized to do business in Florida.

Exhibit 9 identifies the authorized agent for the Petitioner. Copies of all correspondence and

official notices should be sent to:

Jonathan T. Johnson (jonathani(@hgslaw.com)
Katie S. Buchanan (katieb@hgslaw.com)
HOPPING GREEN & SAMS, P.A,

119 South Monroe Street, Suite 300 (32301)
P.O. Box 6526

Tallahassee, FL. 32314

12, This petition to establish the Trout Creek Community Development District

should be granted for the following reasons:



mailto:katieb@hgslaw.com
mailto:Gonathanj@hgslaw.com

a. Establishment of the District and all land uses and services planned within the
proposed District are not inconsistent with applicable elements or portions of the effective State
Comprehensive Plan or the St. Johns County Comprehensive Plan.

b. The area of land within the proposed District is part of a planned community. It is

of a sufficient size and is sufficiently compact and contiguous to be developed as one functional

and intetrelated community.

c. The establishment of the District will prevent the general body of taxpayers in St.

Johns County from bearing the burden for installation of the infrastructure and the maintenance '

of certain facilities within the development encompassed by the District. The District is the best
alternative for delivering community development services 'and facilities to the proposed
community without imposing an additional burden on the general population of the local
general-purpose government.  Establishment of the Distriet in conjunction with a
comprehensively planned community, as proposed, allows for a more efficient use of resources.

d. The community development services and facilities of the District will not be
incompatible with the capacity and use of existing local and regional community development
services and facilities. In addition, the establishment of the District will provide a perpetual
entity capable of making reasonable provisions for the operation and maintenance of the
District’s services and facilities.

e. The area to be served by the proposed District is amenable to separate special-
district government.

WHEREFORE, Petitioner respectfully requests the County Commission of St. Johns

County, Florida to:




a. schedule a public hearing in accordance with the requirements of Section

190.005(2)(b), Florida Statutes (2013);

b. grant the petition and adopt an ordinance establishing the District pursuant to

Chapter 190, Florida Statutes;

c. consent to the District exercise of certain additional powers to finance, plan,
establish, acquire, construct, reconstruct, enlarge or extend, equip, operate and maintain systems
and facilities for: (1) parks and facilities for indoor and outdoor recreational, cultural and
educational uses; and (2) security, including but not limited to, guardhouses, fences and gates,

electronic intrusion-detection systems, and patrol cars, both as authorized and described by

Section 190.012(2), Florida Statutes; and
d. grant such other relief as appropriate,
RESPECTFULLY SUBMITTED, this 28" day of July, 2014.

HOPPING GREEN & SAMS, P.A.

BY: ki@ ?.D,Lﬂm _
Jonathan T. Johnson (FBN 986460)
Katie S. Buchanan (FBN 14196)
119 South Monroe Street, Suite 300 (32301)
Post Office Box 6526
Tallahassee, F1. 32314
(850) 222-7500 {telephone)
(850) 224-8551 (facsimile)

Attorneys for Petitioner




PETITION TO ESTABLISH
THE TROUT CREEK
COMMUNITY
DEVELOPMENT DISTRICT

Submitted By: Jonathan T. Johnson
Florida Bar No. 986460
Katie S. Buchanan
Florida Bar No. 14196
119 §. Monroe Street, Suite 300
Post Office Box 6526
Tallahassee, Florida 32314
(850) 222-7500
Attorneys for Petitioner




BEFORE THE BOARD OF COUNTY COMMISSIONERS
ST. JOHNS COUNTY, FLORIDA

PETITION TO ESTABLISH THE
TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT

Petitioner, WFC Ashford Mills Owner VII, L.L.C., (hereafter “Petitioner”), hereby
petitions the St. Johns County Board of County Commissioners pursuant to the “Uniform
Community Development District Act of 1980,” Chapter 190, Florida Statutes, to establish a
Community Development District (hereafter “District”) with respect to the land described herein.

In support of this petition, Petitioner states:

1. Location and Size. The proposed District is located entirely within St. Johns

County, Florida. Exhibit 1 depicts the general location of the project. The propesed District
covers approximately 997,90 acres of land. The sitc is generally focated north of County Road
16A, southeast of County Road 210, and west of Interstate 95. The metes and bounds
description of the proposed external boundaries of the District is set forth in Exhibit 2.

2, Excluded Parcels. There are no parcels within the external boundaries of the

proposed District which are to be excluded from the District.

3. Landowner Consent, Petitioner has obtained wmitten consent to establish the

Disfrict from the owners of one hundred percent (100%) of the real property located within the
boundaries of the proposed District, in accordance with Section 190.005, Florida Statutes (2013).

Documentation of this consent is contained in Exhibit 3.

4, Initial Board Members. The five persons designated to serve as initial members

of the Board of Supervisors of the proposed District are as follows:

Name: Don Davis
Address: 352 Paseo Reyes Drive
Saint Augustine, FL 32095




facilities will serve the residential development within the District. Actual construction
timetables and expenditures will likely vary, due in part to the effects of future changes in the

economic conditions upon costs such as labor, services, materials, interest rates and market

conditions.

9. Operation_and Maintenance Entity. Exhibit 7 identifies the anticipated entity

responsible for the operation and maintenance of the facilities identified in Exhibit 6. In the

event the District is unable or unwilling to continue as the owner and entity responsible for the

maintenance of the facilities described in Exhibit 6, the Shearwater Homeowners Association,

Inc. will assume such rights and obligations,

10. Statement of Estimated Regulatory Costs. Exhibit 8 is the statement of estimated

regulatory costs (“SERC™) prepared in accordance with the requirements of Section 120.541,
Florida Statutes (2013). The SERC is based upon presently available data. The data and

methodology used in preparing the SERC accompany it.

11, Authorized Agent. The Petitioner is authorized to do business in Florida.

Exhibit 9 identifies the authorized agent for the Petitioner. Copies of all correspondence and

official notices should be sent to:

Jonathan T. Johnson (jonathanj@hgslaw.com)
Katie S. Buchanan (katieb@hgslaw.com)
HOPPING GREEN & SAMS, P.A,

119 South Monroe Street, Suite 300 (32301)
P.O. Box 6526

Tallahassee, FL 32314

12. . This petition to establish the Trout Creek Community Development District

should be granted for the following reasons:



mailto:katieb@hgslaw.com
mailto:jonathanj@hgslaw.com

a. schedule a public hearing in accordance with the requirements of Section

190,005(2)(b), Florida Statutes (2013);

b. grant the petition and adopt an ordinance establishing the District pursuant to

Chapter 190, Florida Statutes;

c. consent to the District exercise of certain additional powers to finance, plan,
establish, acquire, construct, reconstruct, enlarge or extend, equip, operate and maintain systems
and facilities for: (1) parks and facilities for indoor and outdoor recreational, cultural and
educational uses; and (2) security, including but not limited to, guardhouses, fences and gates,

electronic intrusion-detection systems, and patrol cars, both as authorized and described by

Section 190.012(2), Florida Statutes; and
d. grant such other relief as appropriate.
RESPECTFULLY SUBMITTED, this 28" day of July, 2014.

HOPPING GREEN & SAMS, P.A.

BY: cxiom el E&L\M

Jonathan T. Johnson (FBN 986460)

Katie S. Buchanan (FBN 14196)

119 South Monroe Street, Suite 300 (32301)
Post Office Box 6526

Tallahassee, FL 32314

(850) 222-7500 (telephone)

(850) 224-8551 (facsimile)

Attorneys for Petitioner
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EXHIBIT 3




CONSENT AND JOINDER TO ESTABLISHMENT
OF A COMMUNITY DEVELOPMENT DISTRICT

The undersigaed is the owner of certain lands more fully described in Exhibit A attached hereto
and imade a part hereof (“Property™).

The undersigned uriderstands and acknowledges that WFC Ashford Mills Owaer VII, L.L.C.
(“Petitioner”) infends to submit an application to establish a Comniunity Development District’ in
accordance with the provisions of Chapter 190 of the Florida Stalutes.

As the owner of lands which are intended to constitute the Community Development District, the
undersigned understands and acknowledges that pursuant to ihe provisions. of Section 190,005, Florida
Statutes, the Petitioner is required to include the written consent to the establishment of the Community
Development District of one hundred petcent (100%) of the owners of the lands to be included within the

Community Development District.

The undersigned hereby consents to the establishment of the Community Development District
which will include the Property within' the lands to be a part of the Community Development District and
agrees to further execute any documentation necessary or convenient to evidence this consent and joinder
during the application ptocess for the establishment of the Community Development District,

The undersigned acknowledgcs that the consent will remain in full force and cffect until the
Community Development District is established or three years from the date hercof, whicl over shall first
oaceur; The undersigned further agrees. that it will provide to the next purchaser or successor in interest of
all or any portion of the Property a copy of this counsent form and obtain, if' requested by Petition, a
consent to establishment of the Community Development District in substantially this form,

The undersigned hereby represents and warrants that it has taken all actions and obtained all
consents necessary to duly authorize the execution of this consent and joinder by the person executing this

instrument.

[signatures on following page)
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Executed this 2™ day of July, 2014.

Witnessed: WEC ASHFORD MILLS OWNER VII, L.L.C.,
: a Delaware limited liability company

By: WFC Ashford Mills Holdings JV VII,
L1.C, a Delaware limited liability company, its Sole
Member

By: WFC Ashford Mills Tnvestors VIL L.L.C., a Delaware
limited liability company, its Managing Member

' m mﬁm’t\ By: Walton Acquisition. REQOC Holdings VII, L.L.C., a
Delaware limited liability company, its Sole Mémbet

I’rmt Name VY\ o \is

By: Walton Street Real Estate Fund VII-Q, L.P, a Delaware
limited partnership, its Managing Member

By: Walton Street Managers VII, L.P., a Delaware limited
partnership, its General Partner

's V1L, Inc., a Delaware corporation; ifs

i
Its; Vice Presxdcm‘,

STATEOF ___ TWiner,
COUNTY OF __ Caue

1 hereby certify that on this day, before ine, an officer duly authorized to take acknowledgments,
personally appeared Matthew R, Gross, Vice President of WSC Managers. V1i, Inc., General Partner of
Walton Street Managers VII, L.P., General Partner of Walton Street Real Estate Fund VI-Q; L.P
Managing Member of Walton Acquxsrtxon REOC Holdings VII, L.L.C., Sole. Membor of WFC Ashford
‘Mills Investors VII, L.L.C,, Managing Member of WFC Ashford MlllS Holdings JV VII, L.L.C., Sole
Member of WFC Ashfoxd Mills Owner VI, L.L.C., who executed the foregoing instrument,
acknowledged before mé that he executed the sdime on hehalf of (he foregoing entity and was identified in

the manner indicated below,

thnesq my hand and official seal in the County of _ Goult and State of _ L{\net)
this_2.6% day of July, 2014,
A Notary Public ‘
OFFICIAL SEAL
IRENE SUTHAROUANA Personally knowa: v
NOTARY PUBLIC- STATE OF KLINOIS - & Produced ldentification:

MY COMMISSION EX?lRESOQHGHT

Type of Identification:
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EXHIBIT 6




Exhibit 6

Trout Creek CDD
St. Johns County, Florida

Estimate of Costs and Timetable of Construction

Infrastructure Phase 1 Phase 2 Phase 3 Total Costs

Improvements 2014-2017 2018-2021 2021-2024

Master Stormwater System $ 1,206,435.74 $1,116,351.13 $1,316,046.03 |  $3,638,832.91
| Water and Sewer System $1,739,792.50 $ 448,707.50 $1,272,665.00 $ 3,461,165.00

Roadway Improvements $1,332,938.89 $ 1,105,463.61 $ 1,296,003.33 $ 3,734,405.83

Master Utilities $ 712,004.00 $ 59747070 $  789,565.6 $2,099,040.30

Landscape and Hardscape $1,811,683.07 $ 72941000 $ 776,280.00 $3,317,373.07

Improvements

Recreation Improvements $ 8,759,515.60 $1,416,816.12 $ 556211.71 $10,732,543.42
|

$26,983,360.53
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Exhibit 7

Trout Creek CDD
St. Johns County, Florida

Infrastructure Improvements Constructed By | Owner and
Maintenance
Entii
Master Stormwater System CDD CDD
Water and Sewer System CDD JEA
Roadway Improvements CDD CDD
Master Utilities CDD CDD
Landscape and Hardscape Improvements CDD CDD
Recreation Improvements CDD CDD
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STATEMENT OF ESTIMATED REGULATORY COSTS

FOR

THE PETITION TO ESTABLISH THE TROUT CREEK
COMMUNITY DEVELOPMENT DISTRICT

PREPARED BY:

Dizzrrta & COMDANY, INC.

3434 Colwell Ave., suite 200
Tampa, FL 33614
813-933-5571

luly 25, 2014

Ruzrrra & COMDANY

INCORDORAIED
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TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT
STATEMENT OF ESTIMATED REGULATORY COSTS
ESTABLISHMENT OF DISTRICT

INTRODUCTION

1.

PURPOSE AND SCOPE

This Statement of Estimated Regulatory Costs has been prepared as a
component of the petition filed with the Board of County Commissioners of St.
Johns County, Florida, to establish the Trout Creek Community Development
District (“District”} in accordance with Chapter 190.005, Florida Statutes ("F.S.").
Specifically, Section 190.005(1){a)8, F.S., requires that, as part of the petition, a
Statement of Estimated Regulatory Costs be prepared pursuant to Section
120.541, F.5.

A community development district {("CDD") is established under the Uniform
Community Development District Act of 1980, Chapter 190 of the Florida
Statutes, as amended (the "Act"). A CDD is a local unit of special-purpose
government that is limited to the performance of those specialized functions
authorized by the Act. Those specialized functions consist of planning, financing,
constructing and maintaining certain public infrastructure improvements and
community development services. As an independent special district, the CDD's
governing body establishes its own budget and, within the scope of its
authorized powers, operates independently of the local general-purpose
governmental entity {i.e., the county or the city) whose boundaries include the
CDD.

However, a CDD cannot regulate land use or issue development orders; those
powers reside with the local general-purpose government. The Legislature has,
in Section 190.004(3), F.S., made this clear by stating:

The establishment of an independent community development
district as provided in this act is not a development order within
the meaning of chapter 380. All governmental planning,
environmental, and land development laws, regulations, and rules
apply to all development of the land within a community
development district. Community development districts do not
have the power of a local government to adopt a comprehensive
plan, building code, or land development code, as those terms are
defined in the Local Government Comprehensive Planning and
Local Development Regulation Act. A district shall take no action
which is inconsistent with applicable comprehensive plans, rules,

Ruzrrta & COMDANY
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TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT
STATEMENT OF ESTIMATED REGULATORY COSTS
ESTABLISHMENT OF DISTRICT

or regulations of the applicabie local general-purpose

government.

In addition, the parameters for the review and evaluation of community
development district petitions are clearly set forth in Section 190.002{2}{d}, F.S,,
as follows:

That the process of establishing such a district pursuant to uniform
general law be fair and based only on factors material to
managing and financing the service-delivery function of the
district, so that any matter concerning petrmitting or planning of
the development is not material or relevant.

Therefore, the scope of this Statement of Estimated Regulatory Costs is limited
to an evaluation of those factors pertinent to the establishment of a CDD as
defined by the Legislature and outlined in Section 120.541(2}, F.S.

The purpose of Chapter 190, F.S,, is to provide another tool to government and
private landowners in their efforts to comply with comprehensive plans which
require adequate public facilities and services as a pre-condition for future
development.

The CDD is a special purpose unit of local government that is established for the
purpose of providing an alternative mechanism for financing the construction of
public infrastructure. A CDD must be structured to be financially independent as
intended by the Legislature. The cost of any additional public improvements to
be constructed or any additional services to be provided by St. Johns County (the
“County”} as a result of this development will be incurred whether the
infrastructure is financed through a CDD or any other alternative financing
method, The annual operations and administrative costs of the CDD will be
borne entirely by the District and will not require any subsidy from the State of
Florida or the County, nor will it place any additional economic burden on those
persons not residing within the District.

TrROUT CREEK COMMUNITY DEVELOPMENT DISTRICT

The proposed District will encompass approximately 997.90 acres on which WFC
Ashford Mills Owner Vi, LLC (the “Petitioner”) plans to develop its project
(“Project”), which currently contemplates approximately 2,633 residential units.

Rugrrta & COMDANY
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TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT
STATEMENT OF ESTIMATED REGULATORY COSTS
ESTABLISHMENT OF DISTRICT

The Petitioner is seeking authority, as outlined in Section 190.012, F.S., to
establish the District in order to finance, fund, plan, establish, acquire, construct
or reconstruct, enlarge or extend, equip, operate and maintain systems, facilities
and basic infrastructure that includes, but is not limited to: drainage, water
management and control, water supply, sewer, wastewater management,
bridges or culverts, roads and street lights, transportation facilities, conservation
areas, parks and recreational facilities, security, or any other project, within or
outside the boundaries of the District, required by a development order issued
by a local government or subject of an agreement between the District and a
governmental entity.

If approved, the District will be authorized to finance these types of
infrastructure improvements through special assessment revenue bonds.
Repayment of these bonds will be through non-ad valorem assessments levied
against all benefited properties within the District. On-going operation and
maintenance for District owned facilities is expected to be funded through
maintenance assessments levied against all benefited properties within "the
District.

L STATUTORY ITEMS:

Section 120.541(2), F.S. (2013}, in pertinent part, provides that the elements a
Statement of Estimated Regulatory Costs must contain as follows:

(a) An economic analysis showing whether the rule directly or indirectly:

1. Is likely to have an adverse impact on economic growth,
private sector job creation or employment, or private sector
investment in excess of S1 million in the aggregate within 5 years
after the implementation of the rule;

2. Is likely to have an oadverse impact on business
competitiveness, including the ability of persons doing business in
the state to compete with persons doing business in.other states
or domestic markets, productivity, or innovation in excess of 51
million in the aggregate within 5 years after the implementation
of the rule; or

Ruzrrma & COMDANY
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STATEMENT OF ESTIMATED REGULATORY COSTS

TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT l

ESTABLISHMENT OF DISTRICT

3. Is likely to increase regulatory costs, including any (
transactional costs, in excess of $1 million in the aggregate within
H

5 years after the implementation of the rule.

{b) A good faith estimate of the number of individuals and entities likely
to be required to comply with the rule, together with o general
description of the types of individuals likely to be affected by the rule.

{c) A good faith estimate of the cost to the agency, and to any other
state and local government entities, of implementing and enforcing the
proposed rule, and any anticipated effect on state or local revenues.

(d) A good faith estimate of the transactional costs likely to be incurred
by individuals and entities, including local government entities, required
to comply with the requirements of the rule. As used in this section,
“transactional costs” are direct costs that are readily ascertainable hased
upon standard business practices, and include filing fees, the cost of
obtaining a license, the cost of equipment required to be installed or used
or procedures required to be employed in complying with the rule,
additional operating costs incurred, the cost of monitoring and reporting,
and any other costs necessary to comply with the rule.

{e) An analysis of the impact on small businesses as defined by s.
288.703, and an analysis of the impact on small counties and small cities
as defined in s. 120.52. The impact analysis for small businesses must
include the basis for the agency’s decision not to implement alternatives
that would reduce adverse impacts on smalf businesses.

{f) Any additional information that the agency determines may be
useful,

{g) In the statement or revised statement, whichever applies, a
description of any regulatory alternatives submitted under paragraph
{(1}{a} and a statement adopting the alternative or a statement of the
reasons for refecting the alternative in favor of the proposed rule.

The estimated regulatory impact of establishing the District is summarized below.
Statutory requirements are SHOWN IN BOLD CAPS.
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ESTABLISHMENT OF DISTRICT

AN ECONOMIC ANALYSIS SHOWING WHETHER THE ORDINANCE DIRECTLY OR
INDIRECTLY:

A. IS LIKELY TO HAVE AN ADVERSE IMPACT ON ECONOMIC GROWTH, PRIVATE SECTOR
JOB CREATION OR EMPLOYMENT, OR PRIVATE SECTOR INVESTMENT IN EXCESS OF $1
MILLION IN THE AGGREGATE WITHIN 5 YEARS AFTER THE IMPLEMENTATION OF THE RULE;

Practically, the District, as a “special purpose” entity, does not have the
legal authority or operational ability to adversely impact economic
growth, job creation, or investment. The Project and its related permits
and entitlements exist independently of the proposed District. The
improvements and services proposed to be provided by the District will
be required for successful implementation of the Project regardless of
whether or not the District is established. However, it is expected that
any economic impact would be positive in nature, particularly in the short
term.  Establishment of the District will enable the anticipated
construction of public infrastructure improvements, which will vield a
demand for construction labor and professional consultants.
Additionally, the District may choose to finance improvements by the
issue of special assessment revenue bonds, which may be an attractive
investment for investors. Furthermore, establishment would be
expected to have a positive impact on property values and local real
estate sales. See generally Sections 3(b) and 5 below. Thus, there will be
no adverse impact on economic growth, private sector job creation or
employment, or private sector investment as a resuit of the
establishment of the District.

B. IS LIKELY TO HAVE AN ADVERSE IMPACT ON BUSINESS COMPETITIVENESS, INCLUDING
THE ABILITY OF PERSONS DOING BUSINESS IN THE STATE TO COMPETE WITH PERSONS
DOING BUSINESS IN OTHER STATES OR DOMESTIC MARKETS, PRODUCTIVITY, OR
INNOVATION IN EXCESS OF $1 MILLION IN THE AGGREGATE WITHIN 5 YEARS AFTER THE
IMPLEMENTATION OF THE RULE;

Any impact on overall business competitiveness and/or innovation
resulting from District establishment will presumably be positive in nature.
All professional contributors to creation of the District and anticipated
resulting developmental efforts are expected to be either locally or state-
based. Once complete, the Project would likely create opportunities for
the local real estate industry. Thus, there will be no adverse impact on
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STATEMENT OF ESTIMATED REGULATORY COSTS
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business competitiveness because of the formation of the proposed
District. See generally Section 5 below.

C. OR I5 LIKELY TO INCREASE REGULATORY COSTS, INCLUDING ANY TRANSACTIONAL
COSTS, IN EXCESS OF $1 MILLION IN THE AGGREGATE WITHIN 5 YEARS AFTER THE
IMPLEMENTATION OF THE RULE.

A dramatic increase in overall regulatory or transaction costs is highly
unlikely. As will be stated in further detail below, the County may incur
incidental administrative costs in reviewing the documents germane to
the establishment of the District, although these will be recouped by the
establishment fee paid to the County.

The District will incur overall operational costs related to services for
infrastructure maintenance, landscaping, and similar items. In the initial
stages of development, the costs will likely be minimized. These
operating costs will be funded by the landowners through direct funding
agreements or special assessments levied by the District. Similarly, the
District may incur costs associated with the issuance and repayment of
special assessment revenue bonds. While these costs in the aggregate
may approach the stated threshold over a five year period, this would not
be unusual for a Project of this nature and the infrastructure and services
proposed to be provided by the District will be needed to serve the
Project regardless of the existence of the District. Thus, the District-
related costs are not additional development costs. Due to the relatively
low cost of financing available to districts due to the tax-exempt nature
of its debt, certain improvements can be provided more efficiently by the
District than by alternative entities. Furthermore, it is important to
remember that such costs would be funded through special assessments
paid by landowners within the District, and would not be a burden on the
taxpavyers outside the District.

See generally Section 3 and 4 below.

A GOOD FAITH ESTIMATE OF THE NUMBER OF INDIVIDUALS AND ENTITIES LIKELY TO BE REQUIRED
TO COMPLY WITH THE ORDINANCE, TOGETHER WITH A GENERAL DESCRIPTION OF THE TYPES OF
INDIVIDUALS LIKELY TO BE AFFECTED BY THE ORDINANCE:

2.
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STATEMENT OF ESTIMATED REGULATORY COSTS
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The individuals and entities likely to be required to comply with the ordinance or
affected by the proposed action (i.e., adoption of the ordinance) can be
categorized, as follows: 1) The State of Florida and its residents, 2) the County and
its residents, 3) current property owners, and 4) future property owners.

The State of Florida

The State of Florida and its residents and general population will not incur
any compliance costs related to the establishment and on-going
administration of the District, and will only be affected to the extent that
the State incurs those nominal administrative costs outlined in Section
3(a)(2) below. The cost of any additional administrative services provided
by the state as a result of this Project will be incurred whether the
infrastructure is financed through a CDD or any alternative financing
method.

b. St. Johns County

The County and its residents not residing within the boundaries of the
District will not incur any compliance costs related to the establishment
and on-going administration of the CDD other than any one-time
administrative costs outlined in Section 3(a}{1) below. Once the District
is established, these residents will not be affected by adoption of the
ordinance. The cost of any additional administrative services provided by
the County as a result of this development will be incurred whether the
infrastructure is financed through a CDD or any alternative financing
method.

Current Property Owners

The current property owners of the lands within the proposed District
boundaries will be affected to the extent that the District allocates debt
for the construction of infrastructure and undertakes operation and
maintenance responsibility for that infrastructure,

d. Future Property Owners

The future property owners are those who will own property in proposed
District. These future property owners will be affected to the extent that
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the District allocates debt for the construction of infrastructure and
undertakes operation and maintenance responsibility for that

infrastructure,

A GOOD FAITH ESTIMATE OF THE COST TO THE AGENCY, AND TO ANY OTHER STATE AND LOCAL
ENTITIES, OF IMPLEMENTING AND ENFORCING THE PROPOSED ORDINANCE, AND ANY
ANTICIPATED EFFECT ON STATE AND LOCAL REVENUES:

Costs to Governmental Agencies of Implementing and Enforcing the
Ordinance

1. St. Johns County {The “Agency”]}

Because the CDD encompasses less than 1,000 acres, this petition is
being submitted to St. Johns County (i.e., the "Agency" under Section
120.541(2), F.S.) for approval in accordance with Section 190.005(2}), F.S.
The Agency may incur certain one-time administrative costs involved with
the review of this petition, although this wili be offset by the District’s
payment of a one-time filing fee.

Once the District has been established, the County will not incur any
quantifiable on-going costs resulting from the on-going administration of
the District. As previously stated, the CDD operates independently from
the County and all administrative and operating costs incurred by the
District relating to the financing and construction of infrastructure are
borne entirely by the District. The District will submit, for informational
purposes, its annual budget, financial report, audit and public financing
disclosures to the County. Since there are no legislative requirements for
review or action, the County should not incur any costs. The Agency may,
however, choose to review these documents.

2. State of Florida

Once the District has been established, the State of Florida will incur
only nominal administrative costs to review the periodic reports.
required pursuant to Chapters 190 and 189, F.S. These reports include
the annual financial report, annual audit and public financing
disclosures. To offset these costs, the lLegislature has established a
maximum fee of $175 per District per year to pay the costs incurred by

Rizzrria & COMDANY

INCORDORATED
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the Department of Economic Opportunity to administer the reporting
requirements of Chapter 189, F.S. This amount would be funded by
District revenues. Because the District, as defined in Chapter 190, F.S,, is
designed to function as a self-sufficient special-purpose governmental
entity, it is responsible for its own management. Therefore, except for
the reporting requirements outlined above, or later established by law,
no additional burden is placed on the State once the District has been
established.

3. The District

The District will also incur costs for operations and maintenance of its
facilities and for its administration. These costs will be completely paid
for from annual assessments against all properties within the District
benefiting from its facilities and its services.

Impact on State and Local Revenues

It is anticipated that approval of this petition will not have any negative
effect on state or local revenues. The District is an independent unit of
local government. It is designed to provide community facilities and
services to serve the Project. [t has its own sources of revenue. No
State or local subsidies are required or expected. There is however, the
potential for an increase in state sales tax revenue resulting from a
stimulated economy although it is not possible to estimate this increase
with any degree of certainty. In addition, local ad valorem tax revenues
may be increased due to long-lasting increases in property values
resulting from the District's construction of infrastructure and on-going
maintenance services. Similarly, private development within the
District, which will be facilitated by the District's activities, should have a
positive impact on property values and therefore ad valorem taxes.

In addition, impact fee and development permit revenue is expected to
be generated by private development within the District and, accordingly,
should also increase local revenues.

Lastly, some express a concern that a District obligation could become a
state or county obligation thereby negatively affecting state or local
revenues. This cannot occur as Chapter 190 specifically addresses this
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issue and expressly states: “It is further the purpose and intent of the
Legisiature that no debt or obligation of a district constitutes a burden on
any local general-purpose government without its consent.” Section
190.002(3), F.S. "A default on the bonds or obligations of a district shall
not constitute a debt or obligation of a local general-purpose government
or the state,” Section 190.016(15}, F.5.

In summary, establishing the Trout Creek Community Development District will
not create any significant economic costs for the State of Florida or for the

County.

A GOOD FAITH ESTIMATE OF THE TRANSACTIONAL COSTS LIKELY TO BE INCURRED BY INDIVIDUALS
AND ENTITIES, INCLUDING LOCAL GOVERNMENT ENTITIES, REQUIRED TO COMPLY WITH THE
REQUIREMENTS OF THE ORDINANCE:

The transactional costs associated with adoption of an ordinance to establish
the District are primarily related to the financing of infrastructure improvements.
The District will determine what infrastructure it considers prudent to finance
through the sale of bonds, ’

The District plans to provide various community facilities and services to serve
the properties within the District. These facilities and services, and the
estimated costs associated with the provision of each, are outlined below in
Table 1 below.

Table 1. Summary of Estimated Construction Costs for
District Public Infrastructure Improvements

Description Total

Master Stormwater System $3,638,832.91
Water and Sewer System $3,461,165.00
Roadway Improvements $3,734,405.83
Master Utilities $2,099,040.30
Landscape and Hardscape improvements $3,317,373.07
Recreation Improvements $10,732,543.42

Total $26,983,360.53

Ruzrrma & COMDANY

IRCORDORAIED



http:26,983,360.53
http:10,732,543.42
http:3,317,373.07
http:2,099,040.30
http:3,734,405.83
http:3,461,165.00
http:3,638,832.91

TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT
STATEMENT OF ESTIMATED REGULATORY COSTS
ESTABLISHMENT OF DISTRICT

It is important to note that the various costs outlined in Table 1 are typical for
developments of the type contemplated here. In other words, there is nothing
peculiar ahout the District’s financing estimates for the infrastructure. These
costs are not in addition to normal Project costs.

Once the decision is made to issue bonds it is expected that assessments will be
levied against benefited property owners within the proposed District. The
revenue generated by payment of these assessments will be used to repay the
bonds. The obligation to pay the assessments will "run with the land"” and will be
transferred to new property owners upon sale of any portions of the property. It
should be noted that the District may not fund all of its planned public
infrastructure improvements via the issuance of long-term bonds

To fund the cost of maintaining infrastructure that the District maintains,
operation and maintenance assessments may be imposed on the District
property owners. As with the special assessments for infrastructure acquisition
and construction, the property owner will be responsible for payment of these
assessments on the basis of the amount of benefited property owned.

All persons choosing to acquire property in the District will be responsible for
such assessments in addition to the taxes or assessments imposed by the County
or other taxing authorities.

In exchange for the payment of these special assessments, there are potential
benefits to be derived by the future property owners. Specifically, these persons
can expect to receive a higher level of services because they, the property
owners, will elect the members of the District’s Board of Supervisors. Further,
the District is limited in jurisdiction and responsibility to this single development.
Therefore, the District should be extremely responsive to the needs of the
property owners within the District. '

AN ANALYSIS OF THE IMPACT ON SMALL BUSINESSES AS DEFINED BY 5. 288.703, AND AN
ANALYSIS OF THE IMPACT ON SMALL COUNTIES AND SMALL CITIES AS DEFINED IN 5. 120.52;

Establishing the District should not have any negative impact on small
businesses. Any business, large or small, has the option of locating itself in a
community development district provided the local governmental authority has
issued the appropriate land use approvals. Those that choose this option will be
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subject to the financial obligations imposed by the District and will accrue the
benefits resulting from being in the District.

Furthermore, the District must operate according to Florida’s “Sunshine” laws
and must follow certain competitive bidding requirements for certain goods and
services it will purchase. As a result, small businesses should be better able to
compete for District business serving the lands to be included within the District.

A CDD does not discriminate in terms of the size of businesses that can be
located within the boundaries or transact business with the District.

Establishment of the District should have a positive impact on the small
businesses of the local economy. As outlined above, success of the Project
should generate increased employment and stimulate economic activity in the
area through increased construction expenditures related to infrastructure and
private development, thus providing enhanced opportunity for small businesses.

St. Johns County is not defined as a small county for purposes of this
requirement.

in addition, establishment of a CDD should not have a negative impact on small
cities or counties, because the cost to construct the infrastructure is borne
entirely by the property owners within the District.

ANY ADDITIONAL INFORMATION THAT THE AGENCY DETERMINES MAY BE USEFUL:

Certain data utilized in this report was provided by the Petitioner and represents
the best information available at this time. Other data was provided by.Rizzetta.
& Company and was based on observations, analysis and experience with private
development and other Community Development Districts in various stages of

existence.

Finally, it is useful to reflect upon the question of whether the proposed
formation of the District is the best alternative to provide community facilities
and services to the Project, As an alternative to the District, the County could
finance the public infrastructure improvements, either directly or through the
use of a County-controlled special taxing or assessment district. However, the
County undertaking the implementation of the improvements would naturaily
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have an impact on the finances of the County. Unlike the District, this
alternative would require the County to continue to administer the project and
its facilities and services. As a result, the costs for these services and facilities
would not be sequestered to the land directly benefiting from them, as the case
would be with the District. Additionally, the financing of the project through the
issuance of debt by a County-created district could have an impact on the
County's credit rating.

Another alternative to the District would be for the developer to provide the
infrastructure and to use a property owners association {“POA"} for operations
and maintenance of community facilities and services. A District is superior to a
POA for a variety of reasons. First, unlike a POA, a District can impose and
collect its assessments in the same manner as ad valorem property taxes.
Therefore, the District is far more assured of obtaining its needed funds thanis a
POA. Second, the proposed District is a unit of local government and so must
operate pursuant to Florida’s Government-in-the-Sunshine laws and other
regulations applicable to public entities.

A District also is preferable to these alternatives from a government
accountability perspective. With a District as proposed, property owners within
the District would have a focused unit of government under their direct.control.
The District can then be more responsive to property owner needs without
disrupting other County responsibilities.

A DESCRIPTION OF ANY REGULATORY ALTERNATIVES SUBMITTED AND A STATEMENT ADOPTING
THE ALTERNATIVE OR A STATEMENT OF THE REASONS FOR REJECTING THE ALTERNATIVE IN FAVOR
OF THE PROPOSED RULE:

Not applicable.
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Hopping Green & Sams
Atorneys and Counselors

September 4, 2014
Via Electronjc Mail

Ms, Vickie Renha

St. Johns County BOCC

Growth Management Department
4040 Lewis Speedway

St. Augustine, FL, 32084

Reé:  Petition to Establish Trout Creek Community Development District

Dear Ms. Renna?

I am in receipt of your August 18, 2014, letter in which you advise that St. Johus County
{“County”) has found the Petition to Establish Trout Creek Community Development District
(“Petition™) complete to proceed. I write this letter to address the County’s commeits included

in the same,

In your letter, you have asked me to address whether the area of land within the proposed‘
boundary of the Trout Creek Commumty Development District (“District”) is of sufficient size,
is sufficiently compact, and is sufficiently contiguous to be developable as one functional
interrelated community, [ have enclosed the tesﬁmony of Brad Davis, P.E., and Mlgual Collazo,
J.D., which addresses these matters. In shot, it is their respective professzonal oplnmns that the
Disirict’s proposed boundary is of sufficient size, is sufficiently compact, and is sufficiently
contiguous to be developable as one functional interrelated community.

In subsequent conversations, you have requested an explanation as to the difference
between the District’s proposed boundary and the Ashford Mills DRI, I will first note that there
is no legal requirement that the District’s boundaries corresporid with the Ashford Mills DRL
However, the explanation is straight-forward, and ’'m happy to provide it. The bulk of the lands
between the District's praposed boundaries and the Ashford Mills DRI are wetlands that will not
contain infrastructure installed by the District nor lots by the developer. Given that such lands
will be relanve]y unaffected by the existence of the District, the petitioner has chosen not include
them, This. is not unlike the- configuration of the Marshall Creek Community Development
District within the Marshall Creek. DRI. Similarly, the developer there chose to exclude
undevelopable acreage within the Marshall Creek DRI from the Marshall Creek Community

Development District’s boundaries.

Lastly, you have requested that I address the variety of land i uses, including public and
private land ownerships, adjacent to the CR 16A, As you observed, it is currently anticipated
that a school site and recreation park will be lacated within the District’s proposed boundaries
near CR 16A. This is not without precedent — the County owns parks in both Marshall Creek
Community Development District- and Tolomato Community Development District and the
School Board of St, Johns County owns schools sites within the same, As public property used

Pos| Office Box 6526 Tallohassee, Florda 32314 1195, tdonroe Streel, Sude 300(32301) 8502227500 B50.224.8551 fax  wwhgstawicom




for a public purpose, neither the park site nor school site within the District’s proposed
boundaries would be subject to the District’s special assessments.

Candidly, allowing the school and park sites: fo stay within the District’s; proposed
boundaries provides: flexibility in the development of this community that is beneficial fo both
the District arid the County. Should the school and parks sites be excluded from the District’s
proposed boundaries, any future change to the location of either (no matter how minor) would
likely requlre that the District’s boundaries to be adjusted to accommodate such change, This
would require the. District to undergo a. formal amendment with the County, and unnecessarily

entail additional expense and resources.

I hope this letter addresses your concerns. In addition to the testimony referenced above,
I have also enclosed testu:nony from the district manager and the developer in the support of the
Petition. Thanks again for your assistancs in connection with the Petition. Please let me know if

you have any further questions.
Sincerely,
Lot O Busl

Katie S, Buchanan

Enclosures

Hopping Green & Sams

Miuraeys and Counsfors




BEFORE THE COUNTY COMMISSION

ST. JOHNS COUNTY, FLORIDA
IN RE; PETITION TO ESTABLISH )
TROUT CREEK COMMUNITY )
DEVELOPMENT DISTRICT )

AFFIDAVIT ADOPTING WRITTEN, PRE-FILED TESTIMONY,

STATE.OF FLORIDA
COUNTY OF ST. JOHNS

1, Michael McCollum, of Freehold Capital Management, LLC, being first duly sworn, do-
hereby state for my afﬁdavit_ as follows:

1. I have personal knowledge of the matters set forth in this affidavit,

2. My pame is Michael McCollum and my business address is 352 Paseo Reyes
Drive, Saint Augustine, FL 32095,

3. The prepated written, pre-filed testimony consisting of eight (8) pages, submitted
under my name to-the County Commnijssion of 8t. Johns County relating to the establishment of:
the Trout Creek Comimunity Developnient District and attached hereto, is true and correct.

4, If I were asked the questions contained in the pré-filed. testimony orally at the
Trout Creek Community D’evelbpm'ent Distri'ct_ establishiment hearinig, my oral answers would be
the same as the writken answers presented in m} pré-ﬁled téstimeny.

5, My credentials, experience and qualifications concerning the Petition, its exhibits
and the reasons for establishing the District are accurately set forth in my pre-filed testimony.

6. My pre-filed testimony addresses the various statutory requirements and provides
an overview of the proposed development within the proposed Trout Creek Community
Development District.

7. No corrections or amendments to my pre-filed testimony are required.




Under penalties of perjury, I declare that [ have read the foregoing and the facts alleged.

are true and correct to the best of my knowledge and belief.

Breouted this_{ _day of Se/dhy 2014,

Mzcﬁaef McCoHum

SWORN TO and SUBSCRIBED before me by the Affiant, on this %4~ day of

Seplentorss 2014,

Tk Argy St
Notary Public
(SEAL)
‘ Bebn Aouny Fine
Typed Name:
Personally known

Type of Identification produced FL DL erdwy (0 alG-Q

*‘W" BETH AVERY FINE
?{5)- ¥ MY COMMISBION # EB181347

" EXPIRES March 21, 2016
407y 3850183 FlordahiotayGenvica.com
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TESTIMONY OF MICHAEL MCCOLLUM
FOR TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT

Please state your name and business address.

My name is Michael McCollum and my business address is 352 Paseo Reyes Drive
Saint Augustine, ¥L..32095,

By whom are you émployed and in what capacity?
T'am Project Manager for Freehold Capital Management, LLC (“Frechold™).,
Briefly summuarize your duties and responsibilities.

It is my responsibility to manage the Shearwater project, includiig contracting,
development activities, budgets, etc,

What positions did you hold prior to your present position?

T'have 15+ years of experience in Engineering, Construction, Laiid Development, and

‘Insurance.

Briefly deseribe your educational background.

Ihold a Bachelor of Science in Civil Engineering from Clemson University and a Master
of Business Administration froin the University of Georgia.

Who is the Petitioner in this proceeding?

The Petitioner is Ashford Mills Owner VII, LLC. Frechold Capital Management is an
anthorized representative of Ashford Mills Owner VII, LLC tasked with completing the
pmjec’t'-.

Aré you familiar with the Petition filed by the Petitioner seeking the establishment
of a community development district? '

Yes. T assisted in the preparation of the Petition filed on July 28, 2014, with St. Johns
County (the “Petition”), as tevised, and accompanying exhibits and worked with
nienibers of the team of consultants we hired to prepare the filing; 1reviewed the Petition
and exhibits prior to its filing.

‘What is the proposed name of the District?
The proposed riame is the Trout Creek Community Development District (“District”).
Have you reviewed the confents of the Petition and approved its findings?
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10.

13.

14.

Yes, I liave.
Are there any changes or corrections to the Petition at this time?
No.

Ave there any changes or corrections to any of the exhibits submitted to the County
at this time?’

No.
Please generally describe each of the exhibits attached to the Petition.
Exhibit 1 is the map showing the general location of the proposed District.

Composite Exlibit 2 is the metes and bounds description of external boundaries of the:
proposed District:and a map matching the. metes and bounds description of the external
boundaiies of the proposed Distiict.

Exhibit3 is the Landowner Consent and Joinder,

Exhibit 4 is a map depicting future general distribution, location and extent of public and
private land uses With’in the proposed District by the land use plan element,

Exhibit 5 is a map depicting the proposed and existing major water and wastewater
facilities, as well as drainage patterns within the proposed District.

Exhibit6is a summary of the eéstimated costs and estimated timetable for constructing the
proposed Disttict improvements.

Exhibit 7 provides a list.of facilitles tlie proposed District anticipates if will provide,
identifying the anticipated owner and entity yesponsible for ultimate maintenance.

Bxhibit 8 is-the Statement of Bstimated Regulatory Costs required by statue.

Exhibit 9 is the authorization of agent form. which authorizes Jonathan T Johnson and
Katie S. Buchanan to act as the agents for the Petitioner.

Wer'e thesé exhibits prepared by yon or under your supervision?

Yes, I engaged a. consultant teain and directed. the preparation of the exhibits to the
Petition.

To the. best of your knowledge, is the geéneral location map identified as Exhibit 1 a
true and accurate depiction of the general location of the proposed District?
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15.

16.

17.

18.

19.

20.

21.

Yes, itis.

To the best of youi knowledge is the metes and bounds déscription of the external
Doundaries of the District included in Composite Exhibit 2 and. the map included
thereto, a true and accurate recitation of the langd area to be included within the
proposed District?

Yes, it is.

To the best of your knowledge, is Exhibit. 3 a true and accurate copy of the consent.
and joinder obtained from the ovwners. of one hundred percent (100%) of the lands

to be ineluded within the proposed District?
Yes, itis.
To the best of your knowledge, is Exhibit 4 a true and accufate map that depicts the

future general distribution, Iocation and extent of the public and private land uses
within the proposed District by thé land use plan element?

Yas, it is.

To the best of your knowledge, is Exhibit 5 a frue and accurate depiction of the map
depimng the proposed and existing mdjor water and. wastewater facilities, as well as
drainage pattérns for the lands within the proposed District?

Yes, it is.

To the best of your knowledge, is Exhibit 6 a tiue and accurate: summary of the
estimated costs and timeline of constr ucting,. mstal]mg or acguiring the
infrastructure serving land within the proposed District? '

Yes, it is.
To the. best of your knowledge, is Exhibit 7 an aceurate depiction of the types of
facilities and services the Petitioner presently expects the District to finance,

construct, acquire and/or install, as well as the anticipated entity responsible for
ownership and maintenance?

Yes, it is.

To the best of your knowledge; is Exhibit 8 a frue and accurateé copy of the
Statement of Estimated Regulatory Costs prepared by Rizzetta & Company, Inc.?

Yes, itis.

Page 3 of 8
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22,

23‘

24.

25.

26.

27.

28.

29.

30.

To the bést of your knowledge, is Exhibit 9 a true and aceurate copy of the
Authorization of Agent Form?

Yes, it is.

Are the contents of the Petition, and the exliibits attached to it, as described herein,
true and correct to the best of your knowledge?

Yes:

Are you familiar with the area that is proposed to be incliided within the District?
Yes; T am familiar with the general area and the site specifically.

Approximately how large is the proposed District in acres?

The proposed Disttict is located enfirely within unincarporated St. Johns County, Florida
and covers approximately 997.9 acres of land.

What steps were taken with respect to filing the Petition with St. Johns County?

On July 28, 2014 the Petitioner filed the original Petition with the St Johus County
Clerk, along with a $15,759 filing fee. Copies of the Petition were: also provided to the
County Administrator and County Attorney.

Has notice of the hearing been provided in accordance with section 190,005, Florida
Statutes?

Yes. A notice of hearing is being published in the St, Augustine Record, a iewspaper of
general circulation ifi St. Johns County, as a display ad for four (4) consecutive weeks
immediately preceding the hearing: Proof of publication will be filed with the County by
the time of the establishtrient hearing.

Who are the five pérsons designated in the Petition to sexrve as the initial Board of
Supervisors?

The five persons are Don Davis, Andrew Smith, Doug Davis, Henry Green and myself.
Do you know each of these persons personally?
Yes, Ido,

Are each of the persons designated to serve as the initial Board of Supervisors
residents of the State of Floxida and citizéns of the United States?

Yes, they are.
Page 4 of 8
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31

32.

33.

Are there residential units planned for development within the proposed District?

Yes. There are approximately 2263 residential units planned for development within thie
proposed District,

Are there residents curvently living within the areas (o be iucluded within the
District, and, if so, have they been notified about the creation of the Districi?

No: There are no residents living within the areas to be included within the District,

In addition to meeting the requirements of Florida law, what other steps will be
talcen to ensure that prospective purchasers of the District receive notice of the
existence of the District and ifs assessinents?

There are certain state law disclosure requirements that all community developnient
districts (“CDDs™) must meet,

First, within tlmty (30) days of the establishment of the District, a Notice of
Establishment is required to be recorded in the property records. The notice contains a
legal description of the boundaries of the District and discloses, as required by Section
190.0485, Florida Statutes, through inclusion of the bold-faced language set forth in the
patagraph inimediately below, that the District may levy assessments. The document
also provides. contact information for- someone to obtain mote information about the.
Distiict. This document should appear on a title seaich typically prepared when someone
intends to purchase a home after a District has been established..

Second, Section 190.048, Florida Statutes, tequires certain contractyal language to
appear in bold-faced and conspicuous type immediately prior to the signature litie on
every initial puichase conffact. The following language will be required: The Trout
Creek Community Development District may impose and levy taxes or assessments,

or hoth taxes:and assessmients, on this property. These taxes and assessments pay
the construction, operation, and maintenance costs of certain public facilities and
serviees of the District and are set annually by the governing board of the District.
These. taxes and assessments are in addition to county and other local governmental
taxes and assessments and all other taxes and assessmients provided for by law.

Third, whien assessments are levied for the first time or when previously levied
assessments are raised, notice of a public hearing is required to be given by pubhcatlon in
a local newspapei and by mail to all property owners within the District. The
assessments-are then considered at a public hearing,

Fourth, the District will be réquired to adopt and record in the St. Johns County Public
Records a Disclosute of Public Financing and Maintenance of Public Improvements. This
Disclosure summarizes the financing plas the District has undertaken, the existence; if
any, of capital and operations and maintenance assessments, and the facilities and

Page Sof 8
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34.

35.

36.

37.

38.

39.

40,

serviees that the District provides and miaintains, This Disclosure is then provided by the
District to the developex to satisfy the requzrements of Section 190,009, Florida Statutes,
and is also available for mspecnon by residents and prospective residents.

Would you please describe the proposed timetable for development of land within
the proposed District?

It is anticipated that the District improvements will be made;, acquired, constructed and/ox
installed in up to three (3) phases, commencing in2014. It is anticipated that completion

will be by 2024.

Has all of the developable land withix the proposed Distvict beeii platined as a single
community?

Yes, the developable land, along with the master infrastructurs to be maintained by the

‘proposed District that will service fhe developable land, although- anticipated to be

constructed in three (3) phases, is planned as a single. community.

Would you generally describe the serviees and facilities you curvently expect the
proposed District to provide?

The Petitioner presently intends for the District to provide for stormwater management
systems, water and sewer systetns, roadways, master utilities, landscape and hardscape
improvements and recreation facilities. Capital costs of these improvements, including
associated contingencies and professional fees, will be borne by the District; Petitioner’s
good faith expectation of the costs associated with such improvements is itemized in
Exhibit 6 to the Petition,

Did you cause the cost estimates identified in Exhibit 6 to be prepared?
Yes, the cost estimates weie prepared under my supervision,
What methods were used to estimate these costs?

The estimates are based on research regarding historical costs of constructing similar
infrastructure and cuirent market conditions,

In your opinion, are the construction cost estimates for the proposed facilities for

the proposed District reasonable?
Yes, to the best of my knowledge and based on the information available.

In general, what financing methods does the Petitioner propose the District may use
to pay for the anticipated facilities and services?

Page 6 of 8
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41.

42,

43,

Petitioner presently expects that the District will finance cerfain services and

improvements through the issuance of tax exeipt bonds, The debt issued by the proposed
District is expected to be retired by non-ad: valorem (some’mmes referred to as special)

assessments on benefitted property within the pr opesed District., Ongoing ‘maintenance
and operational activities are expected to' be fimded by non-ad valorem assessments as
well. Any facﬁxtles not financed w1th a bond issue are anticipated to be. funded by the

Who will be respensible for paying the proposed District’s assessments?

Only current property owners and those: who choose' to acquire property within the
proposed District will be. 1espons1hfe for paying District assessments, It is not anticipated
that the proposed District will issue general obligation debt that pledges the full faith and
credit of the proposed District.

Will these proposed District debts be an obligation of St. Johus County or the State

of Florida?

No. The debts will be the obligation of the property owners!develoPel as. Florida law
provides that CDD debt cantiot becoine the obligation of a c1ty, a county, or the state
without the consent of that government,

Why isthej Petitioner seeking to have 3 CDD established fox this area?

There are hundreds of CDDs throughout the State of Florida. CDDs are an efficient,
effective way to provide infrastructnre and have become accepted in the marketplace of
Lomebuyers. CDDs have the ability to assist in the streamlined and efficient mainténance
anid operation of infrastructure and services to developing commumnities.

From our perspective, the establishimert of 4 CDD is logical for this project. It provides a
long-termi, stable, financially-secure entity. The pmposcd District is & structured, format
entity with the legal ability to'respond to future changes in the circumstances and desires
of its residents. Under Florida law, the proposed District has access to the County’s tax
collection mechanisms, which helps ensure that the facilities will be. maintained. Th that
sense, it is preferable over contiol by a property owners’ association.

A CDD has the financial capability to assist in the provision of necessary capital
improvements sooner than may otherwise be the case. The County, developers, builders
and residents will all benefit from tliese improvements in terms of access, traffic flow,

safety and general property énhancement. A CDD additionally is the entity pieferred by
many regulatory agencies, including many water management districts, to operate and
maintain the stormwater management and other similar systems. This is because the
CDD is a perpetual entity, operating in open meetings, with the financial ability to ensure
that the maintenance of these important environmental facilities and amenities. is
accomplished. Given the nature. of this project, in my opmlon a CDD is a logical,

prudent, and desirable way to ensure this needed infrastructure is maintained.

Page 7 of 8
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Does this conclude your testimony?

Yes.
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BEFORE THE COUNTY COMMISSION
ST. JOHNS CQUNTY, FLORIDA

IN RE: PETITION TO ESTABLISH
TROUT CREBK COMMUNITY
DEVELOPMENT DISTRICT

N’ St o

AFFIDAVIT ADOPTING WRITTEN, PRE-FILED TESTIMONY

STATE OF FLORIDA
COUNTY OF HILLSBOROUGH

I, E. Peter Williams, of Rizzetta & Company, Inc., being first duly sworn, do hereby
staté for my affidavit as follows:

1. I have personal knowledge of the matters set forth in this affidavit.

2. My naite is F. Peter Williams, and my busiriess address is 5020 W. Linebaugh
Avenue, Suite 200, Tampa, Florida 33624.

3. The prepared written, pre-filed. testimony consisting of twelve (12) pages,
submitted under my name to the _Ctmnty Commission of St. Johns County relating to the
establishment of the Trout Creek Community Development District and atfached hereto, is true
and correct.

4, If 1 were asked the questions contained in the pre-filed testimony orally at the
Trout Creek Community Development District establishment hearing, my oral answers would
be the same as the written answers presented in my Qﬁe—ﬁled testimony.

5. My credentials, experience and quaf%éaﬁons concerning the managerial and
financial aspects of special districts are accurately set forth m,“f y pre-filed testimony.

6, My pre-filed testimony addresses the various managerial arid financial issues

relating to the proposed Trout Creek Community Development District.




7. Nocorrections or amendments to my pre-filed testimony are required,
Under penalties of petjury, I declare that I have read the foregoing and the facts alleged

are true and correct to the best of my knowledge and belief.

Executed this 3" day of September, 2014.

gfer Williams:

SWORN TO and SUBSCRIBED before me by the Affiant, on this 3" day of
September, 2014.

HO.Z};@}{YPLBJ L #..E OF FLORIDA \/{/\/\. M
Sends Che sme M, Bass 3 &=

£ Comnission # EE061296
, %S Bxpires: FEB. 11,2015 Notary Public
(SEAL) DD TRRU AnA¥ICRONGING €0, BNC, w : L& o
C{\vw\,ﬁ ANA sl RS
Typed Name

Personally known X
Type of Identification produced




BEFORE THE COUNTY COMMISSION

ST. JOHNS COUNTY, FLORIDA
IN RE: PETITION TO ESTABLISH )
- TROUT CREEK COMMUNITY ;
DEVELOFMENT DISTRICT

AFFIDAVIT ADOPTING WRITTEN, PRE-FILED TESTIMONY,

STATE OF FLORIDA
COUNTY OF Duval

I, Brad Davis, of Prosser, Inc., being first duly sworn, do: hereby: state for my affidavit
as follows!

1. T have personal knowledge of the matters set forth in this affidavit,

2. My name is Brad Davis, and my business address is 13901 Sutton Park Drive
S.. Suite 200, Jacksonville, Florida 32224,

3. The prepared written, pre-filed testimony consisting of five (5) pages, submitted
under my name fo the County Commission of St. Johns County relating to the establishment of
the Trout Creek Community Development District and attz;lched hereto, is true and corréct,

4. If T were asked the questions contained in the pre-filed testimony orally at the

Trout Creek Community Development District establishment hearing on _October 21, 2014,

my oral answers would be the same as the written answers presented in my pre-filed testimony.

5. My credentials, experience, and qualifications related to professional

engineering are accurately set forth in my pre-filed testimony.,

6. My pre-filed testimony generally addresses the: nature of the services and

facilities. proposed for the Trout Creek Community Developiment District and the applicable

estimated costs.
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7. No corrections or amendments {0 my pre-filed testimony are required.
Under penalties of perjury, I declare that I have read the foregoing and the facts alleged

ate true and correct fo the best of my knowledge and belief.

Executed this 4tk day of _September , 2014,
Brad DExvis

SWORN TO and SUBSCRIBED. before me by the Affiant, on this _4th _ day of
September _, 2014. -

~ ng‘ EUIZABETH LEE SLVA ‘Notary Public
. P Commission # FF 058635 i
(SEAL) & g“gg@s Sapfgmsl;rza,,zgf? - .
A s ermtuubfg'mmls Eliza,bethl,_eﬁ Silva
Typed Name

Personally kKrown.
Type of Idc’utiﬁcatﬁ on produced
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TESTIMONY OF BRAD DAVIS, P.E., FOR ESTABLISHMENT OF
TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT

Please state your name and business address.

My name is Brad Davis and-my business address is 13901 Suttor Park Drive S., Suite
200, Jacksonville, Florida 32224,

By whom are you employed and in what capacity?

T am employed by Prosser, Inc. as a Principal, business development manager and civil
engineer,

How long have you held that position?

I have been a business development manager and a civil engineer at Prosser for 6 years
and 10 months and a Principal for approximately 4 of those years.

Please give your educational background, with degrees earned, major areas of study
and institutions atténded.

T'have a Bachélor of Science, Civil Engineering from the University of Central Florida.
Do you have any professional licenses, registrations, ox certifications?

Yes, I am a licensed Professional Engineer in the State of Florida and also a LEED
certified Accredited Professional.

Are you a member of any professional associations?

Yes, I am a member of FICE, ACEC, NCEES and Northeast Florida Buildeis
Association,

Please smmmarize your previous experience as it relates to publie facility design and
construction and land development and planning.

I have been responsible for the design and permitting of public infrastructure. as an
engineering intern and professional engineer for the last 15 years, This includes all
elements of site entitlemients and design such as roadway, stormwater and utility design.

| Have you been involved in any developments of the type and nature contemplated

within the proposed Trout Creek Community Development District (“District”)?

1of5
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12,

13.

14,

Yes, I have been involved with multiple DRI scale projects.

Are you familiar with the Petition filed by WFC Ashford Mills Owner VII, LLC
(“Petitioner”), on July 28, 2014, seeking the establishment of the pioposed District?

Yes, I have reviewed the Petition and exhibits.

Are you generally familiax with the geographical area, type, and. scope of
development and (he available services and facilities in the vicinity of the proposed
District?

Yes, Lam,

Which documents did you prepare or have others prepare under your supervision?
Exhibits 1, 2, 4, 5, 6 and 7 attached to the Petition.

Do any of those exhibits require any change or correction?

No.

Are Exhibits 1, 2, 4, 5, 6 and 7 to the Petition tyue and correct?

Yes, to the best of my knowledge.

In general, what do Exhibits 1, 2, 4, 5, 6 and 7 to the Petition demonstrate?

Exhibit 1 is a map showing the general location in which fhe proposed District is located.

Composite Bxhibit 2 is a metes and bounds description of the exteérnal boundaries of the
proposed District, together with a map depicting the same.

Exhibit 4 is a map showing the existing future land uses within the proposed District.

Bxhibit 5 is a map depicting the proposed and existing major water and wastewater
facilities, a3 well as drainage patterns within the proposed District.

Exhibit 6 provides the estimated costs and timetable. for constructing the proposed
District improvements.

Exhibit 7 provides a list of facilities the proposed District will provide and identifies the
anticipated owner and entity responsible for maintenance.

20of5
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16,

17.

18.

‘What capital facilities are présently expected to be provided by the Distriet?

Baged on information provided by Petitioner and as more fully described in Petition
Exhibit 7, it is presently expected that the District will construct or acquire stormwater
management systems, water and sewer systems roadways, master- utilities, landscape and
hardscape improvements and recreation facilities.

Based upon your training and experience as an engmeer, do you have an opinion: as
to whether the: propesed District is of sufficient size, compactness, and sufficient
contignity 0 be developed as a functional interrelated community?

Yes, based on my experience, the proposed District is of sufficient size, compactness and
contiguity to be developed as one functional interrelated community.

What is the basis for your opinion?

For many reasons the proposed Disttict facilities can be provided in an efficient;
functional and integrated manner.

First, there are sufficient, significant infiastructure needs for the area within the proposed
District to allow development as a functionally interrelated conmiunity.

Second, the specific design of the community allows infrastructure to be pmvlded ina
cost effective manner. ‘The land included within the proposed District area is contiguous,
which facilitates ani efficient and effective planned development.

Third, the provision of services end facilities thraugh the use of one development plan
provides a ¢ontiguous and homogenous method of providing services to lands throughout
the District,

In your opinion, you said the proposed District 1s sufficiently compact and
contignous to be developable as a functionally interrelated community, Would you
pleasé explain what you mean when stating that the proposed District is of sufficient
compactness? “

The. District will encompass approximately 997.9 acres and will provide a range of

residential and residential-support land uses that require the necessaiy elements of

infrastructure including stormwater management systems, water and sewer systems,
roadways, master utilities, landscape and hardscape improvements afd recreation
facilities and other improvements described in the: Petition. The proposed District will
have sufficient oyerall residential density to require all the above-mentioned necessary
clements of infrastiucture of a comprehensive community. These facilities and services
réquire adequate planning, design, financing, construction, and maintenance to provide
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19.

20.

21.

the community with appropriate infrastructire. The preferred methiod of developing Tand,
especially for higher density residential tises, is for the: development to be spatially
compact. This augments: the District’s ability to construct and maintain improvements,
and provide services, in a cost efficient manser,

Can you provide an example: of a service or facility and explain why a CDD js a
preferred altérnative for long-térm opexation and maintenance?

Yes. A good example would be a stormwatei’ management, system, Both a.CDD and a
bomeowners® association are permitted to operate and imainfain. such systems under
applicable St. Jobns River Water Management District (“SIRWMD”) and St. Johns
County rules. HoweVer SIRWMD rules generally require homeowners® associations to
provide significantly more information and documentation before the SIRWMD and St.
Johns County will aceept them as an operation ‘and maintenance entity. This additional
information is requited to ensure that the association has. the financial, legal and
administrative capability to provide for long-term maintenance of the stormwater
management system. Stich documientation generally must (1) indicate that the association
has the power to levy assessments; (2) mandate that the association will operate and
maintain such systems; and (3) plowdc that the association cannot be- digsolved untit
another entity is found to maintain the system.

In comparison, a CDD is & perpetual local government unit, which by law has the
requisite assessment authority, including the ability fo collect such assessments on the
County tax roll. Thus, a CDD generally must simply provide a lstter to the STRWMD
stating that the CDD will acoept operation and maintenance responmblhty All things
being equal, a CDD is preferred over a homeowners® or property owners’ association for
operation and maintgnance of a stormwatet management system.

Based on your experience, do you have an opinion as to whether the services and
facilities to be provided by the proposed District will be incompatible with the
capacities and uses of existing local and regional community facilities and services?

Yes. It is my opinion that the proposed services and facilities of the proposed District
will not be incompatible with the capacity and uses of existing local. or regional
community development services and facilities;

‘What is the basis for' your opinion?

Currently, none of the planned infrastructure- imiprovements that the proposed District
plans to provide exist on the subject propeity in a mnanner which is useful to the proposed
development. Each of the elements of infrastructure for the necessary services and.
facilities will connect into the County’s existing, surrounding systems accordmg to
criteria, review and approval of the County; there will be no incompatibility issue;
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24,

Based on your experience, do you have an opinion as to whether the area to be
included within the proposed District is amenable to being served by a separate
special district government? .

Yes: In my opinion, and to the best of my knowledge, the area identified in the petition is
amenable to being served by 4 séparate special district govetnment,

What is the basis for youx opinion?

The proposed District is limited in purpose and the infrastructure improvements to be
provided by the proposed District are limited in scope. This infrastriicture ig expected to
directly benefit the development and may be adequately served by a special district
government. In addition, special district governance provides a mechanism whercby

long-term mainténance obligations can be satisfied by the persons primarily using the

facilities and services.
Does. this conclude your testimony?

Yes, it does.

50f5




BEFORE THE COUNTY COMMISSION
ST. JOHNS COUNTY, FLORIDA

IN RE: PETITION TO ESTABLISH )
TROUT CREEK COMMUNITY )

DEVELOPMENT DISTRICT )

AFTIDAVIT ADOPTING WRITTEN, PRE-FILED TESTIMONY

STATE OF FLORIDA
COUNTY OF LEON

I, Miguel Collazo, ITI, of Tallahassée, Leon County, Flotida, being first duly sworn, do
hereby state for my affidavit as follows:

L I have personal knowledge of the matters set forth in this affidavit.

2, My name is Miguel Collazo, I, and- my business address is 119 South Monroe
Street, Suite 300, Tallahassee, Florida 32301.

3, The prepared written, _prc-ﬁled testimony consisting-of eight (8) pages, submitted
under my name to the County Coinmission of St. Johns County relating to the establishmeit of
the Trout Creek: Communit_y Development District and attached hereto, is trué and correct.

4. If T were asked the questions contained in the pre-filed testimory oially at the
Trout Creek Community Development District establishment hearing, my oral answers would be
the same as the written answers presented in my pre-filed testimony.

5. My credentials, experience and qualifications concerning the land use and
planning aspects of special districts is set forth in my téstimony.

6. My pre-filed testimony addresses. the varfous land planning aspects of the
development within the proposed Trout Creek Community Development District.

7. No corrections or amendments to my pre-filed testimony are required,




Under penalties of petjury, I declare that I have read the foregoing and the facts alleged

are true mind corvect to the best of my knowledge and belief.

Executed this 4th day of September, 2014

Miguel Collazo, IIT

 this “'t’k’:' day of

WORN TO and SUBSCRIBED before me by the Affigg

S
Not&ry Publlc é

S , KARENF. JUSEV!TGH
seany %5 vm’iﬂffﬁimi“f&mmm ‘ |
~ faren T Jusevide
Typed Name:

Personally known l/

"I‘yée. of Identification produced
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TESTIMONY OF MIGUEL COLLAZO, IIl FOR THE ESTABLISHMENT
OF THE TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT

Please state your nanie and business address.

My name is Miguel Collazo, III and my business address is 119 South Monroe Street,
Suite 300, Tallahassee; Florida 32301.

By whom areyou employed and in what capacity?
T am ai attorney and sharshalder gt Hopping, Green & Sais, P.A.

Please describe the kinds of clients you serve and sexvices you. provide in that
capacity.

I generally represent clients who require some, sort of land usé or environmental .
pelmifﬁng approval from local governments or state agencies. The services I provide in
that capacity include advising clients regarding how land use and environmeidal
peétmitting provisions could apply to theit projects; engaging the relevant local
government or statc agency regarding any potential disputes associated with those
provisions; and if necessary, fepresenting clients in litigation concerning those disputes.

Please describe your educational background.

1 received a Bachelor of Arts in English (Technical and Professional Writing) from the
University of South Florida in 2000, and both a Juris Doétor and Master of Arts in Urban
and Reglonal Plaming from the Umverslty of Florida in 2003.

Do you hold any professional licenses, designations or cextifications?
I’ve been a member of the Florida Bar since 2004,
Are you a member of any professional associations?

I’'m a member of the Environmental and Land Use Law, Administrative L.aw, and City,
County, and Local Government Law Sections of the Florida Bar Association.

Please summarize your previous experience as it relates to public facility design,
construction and land dévelopment.

My relevant land planning experience includes defendmg comprchcnswe plan
amendments in northwest Florida for the St. Joe Company, specifically in Franklin and
Bay Counties, and in Duval County, for the former Bellinger Shipyard property owned
by M.D. Moody & Sons, Inc. in Jacksonville. 1°ve also shepherded and defended
compreliciisive plan amendments in support of mining projects for Mosaic Fertilizer;
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10.

11.

12

13.

14,

LLC (in Hardee County) and Tarmac America (in. Levy County), Additionally, while
many projects I've been involved with were not, strictly speaking, planning projects;
most of them requiréd review aind consideration of the local government’s comprehensive

plan and land development regulations.

Ave you familiar with the Petition to establish the Trout Creek Community
Development District (the “Distriet”)?

Yes. Ihave reviewed the Petition and accompanying exhibits, filed on July 28, 2014, as
supplemented. T am familiar with the underlying real estate project.

In the course of your work in Fiorida, have you had an opportunity to. work with the
State Comprehensive Plan found in Chapter 187, Florida Statutes?

Yes; I have often referred to the State Comprehensive Plan in rendeting consultation to
clients, |t is attached to my testimony as Bxhibit A.

In: the course of your work in Florida, ave you had an oppox‘tuni’cy to review local
government comprehensive plans?

Yes.

What types of land developnient projects have you worked on that involved
analyzing consistency with the state and local comprehensive plans?

As I described earlier, the types of projects that I've worked on that involved analyzing
consistency with the state and local comprehensive plans include both comprehensive
plan amendment matters as well as other matters where the client is actually seeking an
environmental permit from. the state to éngage in an, activity, but the project might be
affected in some way by tlie comprehensive plan and/or local land vse regulations, These
included residential, mixed use/commercial, atid mining projects.

Do you haye an opinion; as someone experienced in planming, as to whether the
establishiment of the proposed District i§ inconsistent with any applicable element or
portion of the state comprehensive plan?

Yes.
What is that opinion?

It is my opinion that the establishment of the District is not inconsistent with any
applicable element or portion of the state comprehensive plan.

What is the hasis for that opinion?
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15.

16.

17.

18.

I have reviewed, from a planning perspective, applicable portions of the State
Comprehensive Plan that relate to the establishment of a community developmeit

district..

" The State. of Florida Comprehensive Plan, (Chaptel 187, F.8.), "provides long-range

policy guidance for the orderly social, economic, arid physical growth of the state," The
State. Plan sets forth 25 subjects, goals, and numerous policies. Two subjects are
pal“ucularly relevant, froth ‘a planning perspective, fo the: establishment: of the District:

No. 15- Land Use and No. 25~ Plan Implementaﬁon

‘What is Subjeéct 15 and why is if relevant?

Subject. 15 recognizes the importance of locating developmerit i areas that have the
fiscal abilities and service capacity to accommodate: growth: It is relevant because
community development disiricts are designed to provide infrastructure sérvices and
facilities in a fiscally resp’onsible manher to the aieas: that can accommodate
development. The proposed CDD is not inconsistent with this goal because the District
will have the fiséal capability to provide the spemﬁed services and facilities in this
growth area. Additionally, under this subject, Policy 1 is relevant.

What is Policy 1 and what is its relevance?

Policy 1 promotes efficient development activities in areas that will have the capacity to
service new populations and commerce. The proposed CDD will be a vehicle to provide
a high quality of infrastructure facilities and services in an efficient and focused manner
at sustained levels over the long term life of the community,

You also mentioned Subject 25. What is this and why is it relevant?

This subject calls for systematic pIamnng capabilities fo be integrated into all levels of
government thiovghout the state, with particular emphasis on improving inter-
governmental coordination and maximizing citizen involvement. The proposed CDD
will. be able to finance and construct (and in some cases operate and maintain) the
contemplated infrastructire Improvements as authorized undet Chapter 190, F.S., subject
to and not inconsistent with the local government comprehensive plan .and land
development regulations,  Citizen involvement is maximizéd sincé District Board
meetings are publicly advertised, open to the public and afl Disfrict property owners and
residents can be involved in the provision of the 1mpmvements Addmonally,
establishment of the CDD will enhance governmental coordination since Section
189.415, F.8., requires the District to-file public facilities reports with St. Johns County,
arid to annually update such reports 1o the extent there dre any changes, which repofts snd
updates the County may rely upon in any revisions to its local comprehensive plan.

Ave there any relevant policies under this subject of the State Comprehensive Plan?

3
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19.

Yes, Policies 2, 3, 6 and 8, Policy 2 seeks to ensure that every level of government has
the appropriate operatzonal authority fo implement the policy directive established in the
plan. Chaptei 190, F.S., provides the District with its necessaty operational authority, In
fact, section 190,002(1) identifies community development districts as a means to deliver
the basic community services and capital infrastructure called for by the Growth
Management Act without overburdening other local governments and their taxpayers,
The establishment of the CDD to provide the infrastructure systems and facilities for the
acreage to be included within the District in‘'a mansier, which does not burden the general
body of taxpayets in St. Johns County is directly in furtherance of this policy.

Policy 3 provides for cstablishing effective monitoring, incentive, and enforcement
capabilities to see that: the reqmtements established by regulatory programs ate met.
Seetion 189.415(2), F.S., requires all mdependent special districts to submit public
fucilities reports, mcludmg annual updates: as to changes, This facilitates an effective
monitoring program of the CDD by the County. Sections 190.002(2)(c), arid 190. 004(3),
F. 8., dictate the legislative policy that all CDDs comply with all government laws, rules
and rcgulamms applicable to connnunity development. Therefore, establishment of the
CDD is not inconsistent, and in fact is in furtherance; of this policy.

Policy 6 encourages citizen participation at all Ievels of policy development, platining
and operations. The District liolds its meetings in the sunshine pursuant to Chapter 286,
F.S, This process encourages citizen participation in, and ultimately citizen control of, the
activities of the District.

Policy 8 encourages continual cooperation among commumities to bring the private and
public sectors together for establishing an orderly, environmentally, and economically

sound plan for future needs and growth. The District will be a vehicle to enhance

coaperation in the provision of infiastructure betweeit the privite sector and the County.

Avxe there any other subjects within the State Comprehensive Plan which aré
relevant?

Two additional subject areas. apphcab]e to establishiment of a, CDD include Subject 9 -
Natural -Systems and Recreational Tands, and Subject 17 - Public Facilities. The
applicable policies of subject 9 relate to expanding state and local efforts to provide
activity-based recreational opportunities to urban areas which can be accomplished with
the funding assistance of the GDD. The applicable goal and policies of Subject 17 relate
to: (i) protecting investments in existing public facilities; (ii) prowdmg ﬁnancmg for new
facilities; (iif) allocating the costs of new public facilities on the basis of the benefits
received by future residents; (iv) implementing innovative but fiscally sound techniques
for fi naucmg pubhc facilities; and (v) identifying and using stable revenue sources for
financing public facilities. The establishment of a CDD will further these State:
Compreliensive Plan Goals and Policies.
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20.

21.

22.

Do you have an opinion, a8 someone with expertise in planning, as to whether the
establishment of the proposed District is inconsistent with any applicable element oir
portion of the St. Joling Coanty Comprehensive Plan?

Yes.
What is that opinion?

1t is my opinion that the establishment of the proposed District is not inconsistent with
any applicable element or portion of the St. Johns County Comprehensive Plan.

‘What is.the basis of that opinion?

There i nothing about establishing a CDD as an alternative means of providing
infrastructore systems and services to these lands that would cause an mcons1stency with
the Jocal comprehenswa plaii. In fact, establishment of the CDD is in furtherance of

certain provisions including:

Policies F.1.3.8 and F.1.3.10 - These policies state that PUD’s, planned unit subdivisions,
and other large developmenis shall provide for the dedication of parks and open space to
be generated by tlio developnient accordulg to the level of service standards. The CDD
will finance the construction of, and ultimately own and maintain community parks and

frcilities.

Objective G.1.5 - This obJectlve calls for the Cotinty to work cooperatively with ofher
units of governmient to address issués and concerns; The CDD may be expected. to enter
into- interlocal agreements with the County to provide certain enhanced maintenance.
Addmonally, over the long term, the establishment of the CDD will provide another unit
of local government in place and able 0 cooperate with the County on future issues and

concerns.

Goal H.1 - This Goal states that the County is to ensure the orderly and efficient
provision of infrastructire facilities and services siich as roads, utllmes, 1ecreatlon, and
drainage. The CDD will serve as an alternative provider of these infiastructure systems
and services fo meet the needs of the lands within its boundaries.

Objective H.1.7 - This objective states that the County shall manage fiscal resources to
ensure the. provision of needed infrastructure. The CDD will provide the infrastructure
facilities and services needed for its lands without burdening the fiscal resources of the
County or impacting the bonding limits contained in Policy H.1.7.1.

The establishment of the CDD is not inconsistent with these or any other provisions of
the St. Johns County Comprehensive Plan.
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23,

24,

25.

26.

27.

28.

Do you have an opinion, as someone experienced in planning, as to whether the area
to be included within the proposed district is of sufficient size, is sufficiently
compact, and sufficiently contigunous fo be developable as one functional,
interrelated community?

Yes.
What is your opinion?

The proposed CDD hag sufficient land area, and is sufficiently conpact and contiguous to
be developed with infrastructure systews, facilities and services as one functionally

interrelated commiunity..

What is the basis for your opinion?

The area: to be included within the District can be expected to succeed as a functional,

interrélated commmumity from a planning perspective because these characteristics ensure.
that services and facilities for the lands within the District will not be hampered. by
significant barriers or spatial problems In addition, as proposed, the District will be
providing relatively limited services and facilities, Thus, from & planning perspective,
the relatively small nature of the District, its planned community character and the
proposed limited services and facilities are a good match,

The proposed CDD is of sufficient size, is sufficiently compact and sufficiently
contiguous to serve ag one functional, interrelated community.

Do you have an opinion, as someone experienced in planning, as to whether the
community development services and facilities of the district will be incompatible
with the capacity and uses of existing local and regional commmunity development

sexvices and facilities?
Yes.
What fs your opinion?

The proposed services and facilities of the District are not mcompdtlble with the capacity
and uses of existing local or regtonal community development services and facilities.

What is the basis for your opinion?

In order to answer this question it is necessary to look to the community development

services and facilities which will be provided by the CDD to the lands within its

boundaries and to compare this to the existing community development services and

facilities. presently available fo those lands. Currently, the planned infrastructure

improvements that the proposed District plans to provide don’t exist oxi the property. The
g .
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30.

31..

32.

33.

proposed District is an efficient’ method to construct the necessary infrastructure
improvements on: the lands to be included within the District,

Do you have an opinion as to whether the area that will be served by the proposed
district is amenable to separate special district government?

Yes1do.
And what is your opinion?

Based on its contiguity, compactness and size; and given the. limited scope of the
infrastructure improvements-to be provided by the CDD, the area to be included within
the District is ameénable to Separate special purpose government,

As someone with planning expertise, do you have an opinion as to whether the
proposed District is the best alternative available for providing the proposed
community development services and facilities to the area to be served?

Yes 1do.
What is your opinion?

In my opinion; the District is the best alternative for providing the proposed community
development services and facilities to the 997.9 acres proposed to be included within the

CDD,
What is the basis for your opinion?

My planning -expertise, in part, and a review of the Petition in part. To amswer this
question, we must consider the:alternative means, from a planning perspective, hy which
these roadway, dramage, utlhty facilities and services might be pl*ewded to the 997.2
acres proposed to be included within the CDD,

The alternatives inchide the County, cither directly on through a municipal services
benefit unit (MSBU), or the developer through a property owner’s association (POA)..
From a planning perspective, establishmeént of a CDD over these lands provides a
perpetual local governmient capable of delivering these improvements which will be.
directly responsible and responsivé to the residents of the CDD. For example, the CDD
will own, operate and maintain the drainage improvements for the lands within the
District. CDD residents will one. day comprise this Board and will be able to directly
govem fhe levels of service provided without diverting County resources from other
County owned recreation facilities or drainage systems. Furthermore, because these
systems will be owned by the CDD, the residents will have the protection of public
bidding of maintenance services and will have. a direct voice in the govemmance of these
systems, which would not be the case with a POA.
7
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As far as the roadway and utility improvements are concertied, the CDD is also the best
alternative provider of these facilities. As I discussed carlier; Objective H.1.7 of the St,
Johns County Comprehensive Plan calls for the managément of the County’s fiscal
résources fto ensure the provision of needed infrastructire, Provision of fthese
improvements by the CDD is the best alternative to preserve the County’s fiscal
resources since only growth within the CDD will pay for these ifnproverents. The CDD
is also sgperior to a POA in providing these imptovements since, fiom a planning
perspective, a POA would not be the kind of perpetual governmental entity to effectively.
manage the constryction of these improvements ot any enhanéed maintenance after
dedication of these facilities to the County.

Daoes this conclade your testimony?

Yes.
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TESTIMONY OF F. PETER WILLIAMS FOR ESTABLISHMENT OF
TROUT CREEK COMMUNITY DEVELOPMENT DISTRICT

Please state. your name and business address.

My name is F. Peter Williams. My business. address is 5020 W. Linebaugh Avenue,
Suite 200, Tampa, Florida 33624,

By whom are you employed and in what ¢apacity?

1 am the Vice President Rizzetta & Company, Inc., a corporation headquartered in

Tampa, Florida that specializes in the management of special districts and community
associations in the State of Florida,

Please describe your duties in that capacity.

I am responsible for all operations and services at Rizzetta & Company. This includes
the oversight of all manageiiient aspects of Rizzetta & Company's 118 District
Management clients with annual operating budgets fotating in excess of $70 Million. I
manage a staff which includes éleven other community development district (“CDD*)
managers‘as well as administrative support, along with fifteen accounting peisonnel for
all accounting functions related to the CDDs and six financial advisory personnel along
with persormel who provide service for our 130 Community Association clients

Do you work with both public and private sector clients?

Yes. I work with a number of public sector clients that include CDDs across the state. 1
algo work with various coimunity associations and other private companies as well.

Prior to your current employment, by whom were you employed and what were
your responsibilities i those positions?

I was the Vice President and Director of Management for a firm that managed 80 plus.
communities with more than 12,000 units.

Please describe your éducational background.

I hold a Bachelors of Scicnce dégree in Criminal Justice from Westein Illinois
University.
Please describe your work with CDDs in Florida.

I have 16 years work experience in CDD management services, financial advisory
services, invesiment management services and over 30 years in association management

and field operations.

Page 1 of 12
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10.

Please describe the general manner in which a CDD actually operates.

A CDD is governed by a five-member Board of Superwsors (“Board”) that is mmally
elected by landowners within the CDD. A. district inanager is emiployed to supervise the
services, facilities, and administrative functions of the CDD on a day-to-day basis. An
annual public hearmg is noticed and conducted by the Board to adopt an annual budget.
As. required. in Chapter 189, Florida Statufes, the applicable geneial-purpose local
governiment has an opportunity to review and comment.on the proposed budget,

Please describé the requirements and public safeguards that are imposed upon
CDDs. '

These requitements and. safeguards. are similar to those imposed upon general-purpose
local governibents, such as cities and counties. For example, Chapter 190, Florida
Statutes, specifically states that CDDs are subject to state: and local development
regulations. Also, CDDs are required by law to provide full disclosure of public financing
and the maintenance 6f i improvements undertaken by a CDD.

Unider the Government in. the Sunshine laws, all CDD Board meetings are open to. the
public, and other festrictions are imposed under Chapter 286, Florida Statutes. Further,
all documents of the CDD are available to the public upon request; in accordance with
Flotida public recotds law. Additionally, like othier political subdivisions, a CDD is
requited to send financial reports to the Department of Financial Services, Also, a CDD is

audited by an independent certified public accountant every year.

Tnitially, Board members must be Florida residents and United States citizens. Later,

when resident electors of a CDD elect Board menibers, members of the Board must be
resident electors of the CDD. Board members are also subject to the same annual
financial disclosure that is required of other local officials. Each annual budget may only
be adopted by the Board after a noticed. public hearing. Chapter 120, Florida Statites,
rulemaking procedures apply. to all rates, fees, and. charges imposed by & CDD and the

adoption of its other rules,

A CDD is subject to the same notice and hearing requirements as othet units of local
government such as St. Johns Cotinty, when it imposes special or ton-ad valorem
assessments. Individual mailed notices are mailed to property owners within a CDD;. and
additional newspaper notices and various resolutions are published.  Further, a
methodology that fairly and equitably allocates the cost of CDD improvements must be

prepared to justify imposition of the assessments.
In general, how do CDDs differ from general-puirpose local governments?
As a unit of special-purpose local government, a CDD possesses limited special powers

relating to basic public improvements and community facilities such as roads, bridges,
wetland mitigation, and water managenent facilities, Stmilar to the general powers of

Page 2 of 12
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12.

13.

4.

15.

general-pur pose local governments, such as cities and counties, a CDD-may also enter into
contracts, acquire and dispose of real and personal property, and adopt rules and
regulations fo govem its operations. To obtai funds, a CDD may enter into a funding
agreement, bofrow; issu¢ bonds or levy non-ad-valorem assessments and taxes:

Unlike cities and counties, a2 CDD dees not have planning, zonhing, or law enforcement
authority. These are the main differences between cities and counties, which aré general-
purpose governments, and CDDs, which are special-purpose governments.

Does a CDD have to comply with Jocal land. development regulations, ordinances,
and plans?

Yes. Chapter 190 of the Florida Statutes specifically provides that the estabfishment of a
CDD does not alter the application of any governmental planning; environmental and land
development laws, regulations, and ordinances. Thus, CDDs must submit fo the same
process as any development for environmental and land development regulations.

Are any of these CDDs that you have worked with of ahiout the same size as the
proposed Tiout Creek Community Development Distriet in St. Johns County,
Florida (the “District}?

Yes.

Are you familiar with the Petition and exhibits filed to establish the propesed
District?

Yes. I have reviewed the Petition filed on July 28, 2014, with 'St. Johns County and all of
the attached exhibits.

Do you have an opinion, as someone cxperienced in district management, as to
whether the area to be included within the. proposed District is the best available
alternative for delivering community services and facilities to the areas that will be

served by the proposed District?

Yes. Tt is my opinion that the proposed Disirict is the best alternative for delivering
community services and facilitiés to the lands within the proposed District,

Why is that your opinion?

There are three other alternatives for providing the infiastructure for the necessary services
and facilities besides the proposed District, The first alternative is fot the Courity to build
the entite infrastructure, wherein the County would be assuming a great deal of
responsibility related fo the overs1ght of tlie day-to-day constriction, maintenance, and
maiagement of the proposed services and facilities and landowners of these lands. This
would increase the burden on County staff, divert resources from other County

Page 3 of 12
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16.

17.

developments and projects, and indirectly force the residents of the entire County fo pay
for these development improvements,

The second alternative is for a developer to provide the proposed improvernents. using
private financing. However, this altérnative does. not provide any guarantee of a long-
term, consistent entity to oversee coistruction; majntegance, and management of the
proposed services and facilities. Also, a private landowner is not subject to the same

‘statutory safeguards that the proposed District, as'a public entity; would be subject to, such

as public bidding on contracts and public access to meetings and documents.

The third alternative is a property ownet’s association (“POA™). A POA is a more long-
term and stable entity that may be capable of providing the necessaty maintenance of
dedicated improvements. However a POA is ot subject to the same statutory safeguards
as the proposed District. Further, a POA cannot impose and collect its assessments in the
same way as property taxes or District assessments.

By compatison to the three alternatives discussed above, the proposed District is the best
alternative available to provide for the management and ‘maintenance of various
infrastucture improvements. As a special-purpose local government, the proposed
District is a stable, long-term public ennty capable of maintaining, and managing the
niecessary infiastructute, facilities, and setvices, The limited purpose and scope of the
District, combined with the statutory safeguards in place, such as notice of pubhc hearings
and access to district records, would ensure that the proposed District is responsive to the
infrastructure needs of the proposed District. The proposed District would be able. to
impose non-ad valorem assessments upon the property within the District to fund
mainienance of the infrastructure and related services..

Only a CDD allows for the indepen;ient, ﬁnanch}g, administration, operation and
maintenance of the land within the Distiict and allows. District property owners to
completely control the District Board and, therefore, the timing and extent of

infrastructiire development.

As someone experienced in district management, is the area to be.included within the
proposed District of sufficient size, compactness, and sufficiently contiguous to be
developable as one functional, interrelated community?

Yes. From a management perspective, the area to be included within the proposed District
is of sufficient size, compactriess and is sufﬁctently contiguous to be developable gs one

functional, intérrélated community.

What does the term “functionally interrelated commiunity” mean?

Local governments provide developments with the criteria for the clements of
infrastructure to provide for the facilities and services, including stormwater drainage,

water, sewer, and other facililies and services. TFunctional unification means. that ¢ach
provided. facility' and service has a muiual reinforcing relationship to une another, with
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each facility and service designed to contributc to the development and maintenance of the
comniumity as a whole. Each facility and service must meet the growth and development
of the community, so a management capability and 4 funding source are 1equned for each
service and. facility, Thus, each of these necessary facilities and services must be

- integrated, unified, and connected into a long-range plan.

What is the basis for your opinion?

First, the lands to be included within the proposed District have sufficient significant
infrastructure needs to. be developable as a ﬁmctmnally interrelated commumty Second,
this necessaiy infiastructine cain be provided by the proposed District in a cost effective
mannei based upon the specific design of the community. Furthermore, the use of one
development plan whose infrastructure is implemented by a CDD to provide the
communily services and facilities will ensure that the proposed improvements. are
provided and maintained in an efficient, functional and integrated manner.

The lands within the proposed District consists of approximately 997.90 actes of Jand.

The purpose of this statutory requirement is to ensure successful and efficient delivery of
services and facilities to the p10pe1’£y Based upon niy pxewous cxpeuencc with special
districts, the proposed District is suitably configured to- maximize the timely and. cost

efficient defivery of the necessavy services and facilities.

Do you have an opinion, as someone experienced in district managément, as to
whethex the area that will be served by the proposed District is amenable to separate
special distriet governance?

Yes. It is my opinion that the pmposed District is amenable to separate special district
governance because: it is of sufficient size, compactness and contiguity. Thus, the land
area is well suited to the provision of the proposed services and facilities.

What is the basis for your opinion?

Based upon my experience with other special districts of similar size and configuration,
the area to be served by the proposed District is amenable to. separate special district
govemance: As I have already stated, the area within the proposed District is of sufficient
size, conipactitess, and contiguity. Also, the proposed District is limited in purpose and
the infrastructure improvements to be provided by the proposed District are limifed in

scope.. For these reasons, the proposed District is a logical mechanism to oversee the

installation of capital infrastructure improvements necessary for community development.
The lands within the proposed Disfrict have sufficient infrastructure neéds and
maintenance obligations to warrant a separate special district government,

Do: you have an opinion, as someone experienced in district management, as to
whether the proposed servicés and facilifies of the proposed District will be
incempatible with the capacify and uses of existing local and regional community
development services and facilities?

Page 5 of 12
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27.

Yes. It is my opinion that the proposed services and facilities of the ptoposed District are
not incompatible with the capacity and uses of existing local ot regional commumity
developimenit services and facilities.

What is the basis for your opinion?

There is no duplicatxon or overfap of facilities ot services bécause no other entity or unit
of government is presently funding or pxowdmg the improvements proposed by the
District, Furthermore, the proposed District is an efficient inethod to maintain and
imanage the necessary infrastructure improvements. within the proposed District without
overburdening St, Johns County government and its taxpayers:

Have you. previously worked with other petitioners and prepared a Statement of
Estimated Regulatory Costs (“SERC”)?

Yes. I have personally prepared SERCs for-numerous CDDs throughout Florida.

Pleasé-describé your prior or current work with the financial management of CDDs
in Florida.

My company serves as the Financial Advisor/Consultant to the CDDs serviced by my
personnel, Accmdmgly, I generally am a primaty point of contact for the CDD with
respect to all issues related to CDD finance and- assessments, which is. a process that

‘begins at the establishment phase, and continues through (he issuance of bonds, and

collection of assessment revenues from landowners. As such, 1 engage in tasks which
include; but are not limited to, personally preparing Statements of Estimated Regulatory
Costs, and consulting on the bond financing process and related assessments.

Are any of these communify’ development districts that you have worked with of
approximately the same size as the proposed Trout Creek Community Development
District in St. Johns Couinty, Florida?

Yes.

Are there any revisions to Exhibit 9, the SERC?

Not at this thmie.

To the best of your lnowledge, is Exhibit 9 to the Petition, as amended; a true and
accurate recitation of the SERC?

Yes:

Page 6 of 12
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28.

What exactly is a SERC?

Pursuant. to Sections 190.005(2)(a) and 190.005(1)(2)8, Florida Statutes, a petition to
establisha CDD must be accompanied by a SERC. A SERC is an analysis of the financial
impact of adopting a proposed rule, or in the case of a CDD propdsed to be established by

a county or city, the financial impact of adopting a pioposed ordinance;.

Section 120.541(2), Florida Statuftes, lists the elements of a SERC which generally
include:

(1)  Aneconomic analysis showing whether the rule directly or indirectly:

a, Is likely to have an adverse impact on econcimic growth, private sector job
creation or employment, or private sector invcstment in excess of $1
million in the aggregate within 5 years after the implementation of the rule;

b. Is Iikely to have an adverse impact on business counpetitiveness, including
the ability of petsons doing business in the state to compete with persons
doing business in other states or domestic markets, productivity, or
innovation in excess of $1 million in the aggregate. within 5 years alter the
implementatjon of the rule; ot

c., Is likely to increase: mgulatory costs, including. any’ fransactionial costs, in
excess of $1 million in the aggregate within 5 years after the

implementation of the rule.

(2) A pood fuith estimate of the number, and general description of the type of
individuals and entities likely to be required to comply- wzth or o be affected by,

the ordinance éstablishing the CDD.

(3) A good faith estimate of the cost to the agency, and to any other state and local
entities, of implementing and enforcing the proposed ordinance, and any
anticipated effect on state and local revenues.

{4} A good faith estimate of the transactional costs likely fo be incurred by individuals
and entities, including local government entities, required to comply with the
requirements of the ordinance.

(5) An analysis of the impact on small businesses, small cities and small counties.

(6) Any additional information that may be useful.

The SERC our firm prepared addresses all the statutory mqmrements In rendering our
oplmon we utilized methodofogy which is commonly uged in the indusiry and our

experience with other special districts. Based on the information provided by the
Petitioner and its consultants, we concluded that the establislunent of the proposed District
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will not have an advérse impaet on any affected person or eiitity.

Plcase summarize the costs to St. Johns County resulting from establishiment of the
Trout Creek Community Development District.

Since the proposed District consists of less than 1,000 actes, the Petition is submitted to
St; Johns County for review and approval in accordance with Section 190.005(2), Florida
Stafutes. As part of the application process, the Petitioner was required to submit an initial
filing fee of $15,759. This fee was submitted to St. Johns County on July 28, 2014, as part

of the original Petition.

The County will hold a public hearing to discuss the. Petition and consider public input.
These: activities will utilize staff time and the time of the Coumy Commission, The time
and costs aré minimal, however, for several reasons and in no event should the costs
exceed the $15,759 filing fee. For example, the review of the Petition does not include an
analysis of the project itself: in fact, such a'review is profiibited by statute, The Petition
contains all of the information necessary for review. and should not require additional.

staff. No capital costs are involved.

‘Once the District is established, the District will bé an independént unit of local

government. The County will not incur any quantifiable ongoing costs resulting from the
on-going administeation of the District. The District is responsible for its own budget and
reporting, The only annual costs to the County would be those associated with the
Couiity’s opnonal feview of the various reports the District is requited to provide. The

County may, however, choose not 10 review the documents;

Please summarize the costs to the State of Florida resulting from the establishment of
the Trout Creek Community Development District.

Once the District is established, the State of Florida will incur only modest administrative
costs to review the periodic repoits requiréd pursuant to Chapters 189 and 190, Flarida
Stetufes, and other law. These reporis include the annual financial repott, annual audit,
and public financing disclosures. To offset. these. costs, the Florida Legislature has
established a nmaximum fee of $175 per District per year to pay the costs incurred by the
Special Districts Information Program to administer the reportmg requirement of Chapter
189, Florida Statutes. With the exception of the repoiting reguirements previgusly
mentioned, uo additional burden is placed on the State of Florida once the District has

been established.

Will the establishment of the proposed District result in costs to local small
businesses?

No. There will be very little impact on small businesses as a vesult of the District’s
establishment. If anything, the impact I anticipate will be a posn‘,ive one because the local

businesses will have the opportunity to participate in the competitive bidding process to
compete for the newly established District’s business,
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32

33.

35,

36.

37.

38.

Will the establishment of the proposed District have a negative impact on state or
focal revenues?

Establishment of the District should not negatively impact state or local feventies because
the District will be an independent unit of local government. The District will have its
own sotirce of revenue. Pursuant to Florida law, debts of the District will be strictly the

District’s responsibility.

Based on your fraining and experience in the financial aspect of CDDs, do you have
an opinion regarding the financial viability and feasibility of the proposed Distriet?
Yes,

Whiat is that opinion?

Based on my experience with other CDDs, in my opinion, the proposed District is
expected to be financially viable and feasible;

Bascd on your training and expemence in financial analysis, do you have an opinion
as- to wlether the proposcd District is of sufficient size; sufficient compactness, and
sufficiént contiguity to be developable as a functional interrelated community?

Yes.
What is your opinion?

In my opinion, the proposed District is of sufficient size and is sufficiently compact and
contiguous to be developable as a functionally interrelated community.

‘What is the basis for your opinion?

The proposed District covers apploximately 997.90 acres of land. The conﬁguratiun of
the land within the proposed District is compact and contiguous, as depxcted in the
Petition, As such, it will not create any economic disincentives to the provision of the

infrastructure services contemplated i either case.

Given the scope and expected cost of facilities to be provided by the proposed District,
997,90 acres for a planned cmmnumty containing approximately 2633 residential units

‘provides a sufficient economic base to absorb the annual operating costs for district

administration and to efﬁcnently apportion the cost of improvement maintenance within
the District,

How is the proposed District sufficiently compact?

" The “sufficiently compact” aspect of the statutory requirement relates to spatial
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39,

41,

42,

limitations.. The proposed District is sufficiently compact to function as one functionally
interrelated community because it can maintain the requisite improvements in a time and
cost-efficient manner on a long-térm basis.

How is the proposed District sufficiently contiguous?

From an ecororic perspective, the property within the proposed Distirict must be arranged
in a manner that lends itself to. the efficient maintenance of infrastructure and govetnance.
In my opinion, the proposed District ieets these requirements,

From a financial perspective, do you have an opinion as fo whother the prcpt)Sed
District is the beést alternative available for providing ¢he proposed community
development services and facilities to the areas to be served?

Yes..
What is your opinion?

In my opinidn, establishing the proposed District is the best way to assure that growth
within the area encompassed by the District pays for itself.

What is the Basis for your opirion?

The Petitioner proposes to establish the District to consttuct certain public infrastructure
and community facilities which will be needed by the properly owners and residents of the
District. The CDD mechanism allows the community development process to take cate of
its own needs and restricts costs to those who benefit from the.services provided.

Non-ad valorem or special assessments on benefitted, properly within the District are
expected to be used to repay any debt that is incurred for construction of infrastructure.
Expenses for operations and maintenance of certain public facilities and services. within
the District' are expected to be paid through maintenance assessments. Use of non-ad
valorem and maintenance assessmcnts or user fees ensure that the property receiving the
benefit of District services s the same propeity to pay for those services: CDDs are
typically efficient providers of maintenance services as they are subject fo government

‘bidding requirements, are professionally managed, and have the ability to place these non-

ad valorem assesstents on the County tax roll to fund these activities. There are no
effective alternatives to providing for such financing structures.

A POA could also provide for the operations and maintenance activities planned for the.
District. POAs, however, do not have the ability to impose and collect asséssimients in the
same mannei as ad valoreni property taxes. Additionally, unlike the POA, the District.
must abide by all governmental rules and regulations, including public bidding for
setvices and Florida’s sunshine requirements, Establishment of the District is expected to
result in the lowest cost to landowners as compared to-the other altematives. Thus, from.

~ an economic perspective, the District is the best alternative.
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43,

44,

45,

46,

A CDD is also preferable because the structure lends itself to high accountability. With a
District as proposed, property owners within the District would have a focused unit of
local government under their direct control. The District is responsive to the needs of
property owners without dlsruptmg other County responsibilities, A CDD. is. an
independent special purpose unit of local government designied to focus its atfention on
providing the best long termi service to its landowners and benefited propertics. The
Distiict would be govetned by its own Board of Supervisors, Tlis assures the District will
be maintained at the sustained leével of quality desired by its landowners.

From an economic analysis perspective, will the services and facilities to be provided
by the proposed District be incompatible with the capacity and uses of existing local
and regional facilities and services?

In my opinion, the services and facilities to be provided by the proposed District will. not
be incompatible. with the uses and existing local and regional facilities and services.
Provision of the roadways and sidewalks, sewer infrastructure, water infrastructure,
reclaimed water, stormwater management facilities, master utilities systems,. offsite ut:hty
éxtensions, an amenity center, entty feature and pxo_ycct signage; mcrcatmn, parks, trails
and trees that Petitioner expects the proposed District to construct, and. in some. cages
maintain and manage, arte necessaty to facilitate deva]opment it the area proposed to be
included within the District. These facilities and. services are not otherwise curently

provided by local government in the planned District area.

As someone experienced in the financial aspects of CDDs, do you have an opinion as
to whether the area that will be served by the proposed District is amenable to

separate special district government?
Yes.
‘What is your opinion and ifs basis?

The proposed District encompasses approximately 997.90 acrés. First, land of this size is

large enough to support its own community with individual facility and service needs.
Second, although maintenance: of improvements is also a concern, the proposed District

can be utilized as an efficient long-terin mechanism to énsure that the landowners of the.
District pay for and recéive proper and required maintenance.

Additionally, the area that will be included within the proposed District is of sufficient
size, compactuess. and contiguity to be served by the proposed District. The proposed.
Disrict is clearly amenable to separate special district governance.. The basis for my
opunen is my expierience with other districts of similar size and configuration, The land

area is well suited for the proposed services and facilities.

Generally, how does a CDD operate financially, both on a day-to-day and a long-
term basis? ,
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47.

Usually, most or all of the land within a CDD is initially owned by the developer, so the
landowmer/developer and the CDD may enier Into a funding agieement to fund the CDD’s
opeiating expenses: This agreement acts in the place of assessments that the CDD might
have imposed upon property within the CDD. Such agréemenits are conuion, particularly
when a CDD is formed in the middle of a fiscal year.

CDDs ﬁ'equently issue bonds, which must be sécured by a trust agreement, for' long-term
capital ‘projects. Also, Chapter 75, Florida Statutes, requites bond validation and
confirmation by court decree when a bond matutes over a period of thore than five years.

CDDs may also borrow funds on a long or short-texm basis..

CDD debt may be retired by the CDD through non-ad valorem or special assessnients
imposed o benefitted properties, or rates, fees and charges imposed. on uwsers. of CDD.
facilities and services. The CDD’s debt cainot become the debt of any othér government
{city, county ot state), absent that government’s consent.

Once a funding source hias been. secured, the Board nuist authorize all expenditures. The
District Mandgcr is then responsible for the day-to-day operations of the district, including

" handfing invoices; bills and expenses.

Dabes this conclude your testimony?

Yes.
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The St. Augustine Record COPY OF ADVERTISEMENT

PUBLISHED EVERY MORNING SUNDAY THRU SATURDAY
ST. AUGUSTINE AND ST. JOHNS COUNTY, FLORIDA

STATE OF FLORIDA,
COUNTY OF ST. JOHNS

Before the undersigned authority personally appeared HALEY COOK

who on oath says that he/she is an Employee of the St. Augustine Record,
a daily newspaper published at St. Augustine in St. Johns County, Florida:
that the attached copy of advertisement being a DISPLAY AD

In/the matter of NOTICE OF HEARING - TROUT CREEK CDD

was published in said newspaper SEPT 23, 30, OCT 7, 14, 2014

Affiant further says that the St. Augustine Record is a newspaper published

at St. Augustine, in said St. Johns County, Florida, and that the said newspaper
heretofore been continuously published in said St. Johns County, Florida, each
day and has been entered as second class mail matter at the post office in the

City of St. Augustine, in said St. Johns County, for a period of one year preceding
the first publication of the copy of advertisement; and affiant further says that

he has neither paid nor promised any person, firm or corporation any discount,
rebate, commission or refund for the purpose of securing the advertisement for

publication in the said newspaper.

HALEY &0017 ~

Sworn to and subscribed before me this 14th day of OCTOBER, 2014.

by _ HALEY COOK who is personally known to me
or who has produced PERSONALLY KNOWN as identification

\.\{g“:‘:ﬂy"z SHAWRE' H ORDONEZ '

(Signature of Notary Public)
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NOTICE OF LOCAL PUBLIC HEARING

St Johns County Board of County Commissioners
For Establishment of the Trowt Creck Community Development District

DATE: Qctober 21, 2014

“TIME: 9:00 a.m.

LOCATION: Conaty Auditorium, County Administration Building
500 San Sebastian View
St. Augustine, Florida

In dance with the provisions of Chapter 190, Florida Statutes, a public hearing will be
held by the St Johns Couaty Board of County Commissioners bcgmmng at 9:.00 a.m. on
October 21, 2014, in the County Auditorium at the County Administration Building, 500 San
Sebastian View, St A ine, Florida, to consider an ordinance granting a petition to establish
the “Trout Creek Community Developroent District” (the “District”). The title of the proposed
ordinance is 35 follows:

AN ORDINANCE ESTABLISHING THE TROUT CREEK COMMUNITY
DEVELOPMENTIHSTRICTPURSUANTTQO-CHAPTER 190, FLORIDASTATUTES
(2014); NAMING THE DISTRICT, DESCRIBING THE EXTERNAL BOUNDARIES
OF THE DISTRICT; DESCRIBING THE FUNCTIONS AND POWERS OF THE
DISTRICT, DESIGNATING FIVE PERSONS TO SERVE AS THE INITIAL
MEMBERS OF THE DISTRICT'S BOARD OF SUPERVISORS; PROVIDING
A SEVERABILITY CLAUSE; AND PROVIDING AN EFFECTIVE DATE.

The District is comprised of approximately 997.90 acres, more or less, generally located north
of County Road 16A, southieast of County Road 210, and west of Interstate 95, entirely within
St. fohns County, Florida. The petitioner has proposcd to &embhsh the District to plan, finance,
acquire, construct, operate and y facilities which may be
authorized by such district under Florida law, mcludmg Chapter 190, Florida Statutes.

Copies of the petition, department reports and proposed ordinance are open to public inspection
at the Growth Management Department in the Permit Center at 4040 Lewis Speedway,
St. Augustine, Florida.

-All interested persons and affected units of general - purpose government shali be given an
oppoertunity to appear at the hearing and present oral or written comments ou the petition.

Any persons or affected unit of general - purpose local government, who wish to appeal any '

decision made by the Board with respect to any matter considered at this public hearing will
need a record of the proceedings. For that purpose the person or focal unit of general-purpose
government may peed to insure that « verbatim record of the proceedings is made that includes
the testimony and evidence upon which the appeal is to be based.

NOTICE TO PERSONS NEEDING SPECIAL ACCOMMODATIONS AND TO ALL
HEARING IM’PA[RED PERSONS: In accordance with the Americans with Disabilities Act,
persons needing & special d or an to participste in the proceedings
should contactADA Coordinator, at (904) 203-0650 or the County Administration Building,
500 San Sebastian View, St. Augustine, FL. 32095 (for hearing impaired individuals call Florida
Relay Service at 1-800-955-8770, no fater than § days prior to the date of the hearing).

BOARD OF COUNTY COMMISSIONERS
ST. JOHNS COUNTY, FLORIDA

JOHN H. MORRIS, CHAIRMAN

File Number: CDD 2014-01

B



RICK SCOTT KEN DETZNER

Governor Secretary of State
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October 28, 2014 =
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Ms. Cheryl Strickland

Secretary =

St. Johns County =

500 San Sebastian View "~y

St. Augustine, Florida 32084 o

Attention: Ms. Yvonne King, Deputy Clerk

Dear Ms. Strickland:

Pursuant to the provisions of Section 125.66, Florida Statutes, this will acknowledge receipt of your
electronic copy of St. Johns Ordinance No. 2014-44, which was filed in this office on October 28, 2014.

Sincerely,

Ernest L. Reddick
Program Administrator

ELR/Ib

R. A. Gray Building + 500 South Bronough Street e« Tallahassee, Florida 32399-0250
Telephone: (850) 245-6270 » Facsimile: {850) 488-9879
www.dos.state.fl.us
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