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January 6, 2015 
 
Board of Supervisors  
Flow Way Community Development District 
 
Dear Board Members: 
 
The Regular Meeting of the Board of Supervisors of the Flow Way Community Development District will 
be held on Tuesday, January 13, 2015 at 3:00 p.m. at the offices of Coleman, Yovanovich & Koester, P.A., 
4001 Tamiami Trail North, Suite 300, Naples, Florida 34103. 
 
1. Call to Order & Roll Call. 

2. Administration of Oath of Office Mr. Burdett who was elected at the November 11, 2014 Meeting. 

• Guide to Sunshine Amendment and Code of Ethics for Public Officers and Employees 
• Form 1 – Statement of Financial Interests 

 
3. Consideration of Minutes: 

a) November 11, 2014 – Landowner’s Meeting 
b) November 11, 2014 – Regular Meeting 

 
4. Consideration of Work Order – Walrdop Engineering to provide enginnering report, attend meetings 

relative to the Series 2015 Capital Improvement Program. 
 

5. Consideration of Resolution 2015-3 declaring special assessments; indicating the location, nature 
and estimated cost of those improvements which cost is to be defrayed in whole or in part by the 
special assessments/ providing the portion of the estimated cost of the improvements to be 
defrayed in whole or in part by the special assessments; providing the manner in which such special 
assessments shall be made; providing when such special assessments shall be made; designating 
lands upon which the special assessments shall be levied; providing for an assessment plat; adopting 
a preliminary assessment roll; providing for a public hearing to consider the advisability and 
propriety of said assessments and the related improvement; providing for notice of said public 
hearing; providing for publication of this resolution; providing for conflicts; providing for 
severability; and providing an effective date. 

 
6. Consideration of Resolution 2015-4 setting a public hearing to be held on February 17, 2015 at 3:00 

P.M. at the offices of Coleman, Yovanovich & Koester, 4001 Tamiami Trail North, Suite 300, Naples, 
Florida 34103, for the purpose of hearing public comment on imposing special assessments on 
certain property within the District generally described as the Flow Way Community Development 
District in accordance with Chapters 170, 190 and 197 Florida Statutes.  

 
7. Staff Reports 

a) District Attorney 
b) District Engineer 
c) District Manager 
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Flow Way Community Development District 
 

 

James P. Ward 
District Manager 
 

2041 NORTHEAST 6TH TERRACE 
WILTON MANORS, FL. 33305 
PHONE (954) 658-4900 
E-MAIL ward9490@comcast.net CDD 

 
8. Supervisor’s Requests and Audience Comments 
 
9. Adjournment 
 
The second item is general in nature, Mr. Burdett who was elected at the November 11, 2014 
Landowner’s Meeting will subscribe to an oath of office. 
 
 
The third item of business is consideration of minutes of the November 11, 2004 Landowner’s Meeting 
and Regular Meeting. 
 
 
The fourth item of business is consideration of a work order from Waldrop Engineering to provide 
engineering services for the preparation of the Engineer’s Report for the Phase 3 Capital Improvement 
Program.   
 
 
The fifth and sixth order of business is the start of the process by the District to levy capital assessments 
on certain properties to finance the capital improvement program for the District. 
 
In order to start the process, the District Engineer, Waldrop Engineering has prepared an engineering 
report that outlines the capital improvement plan for the entire District, and what is required for the 
phase  of development that would coincide with the second financing that the District would undertake.   
 
The first step is for Waldrop Engineering to describe the overall capital improvement program and the 
phasing plan for the capital improvement program. 
 
Subsequent to that presentation, I will review the special assessment methodology, and finally the Board 
will consider two resolutions.  The first Resolution 2015-3 is what we call a Resolution of Intent to Levy, 
and simply means that the Board desires to proceed with the public hearing to levy assessments to fund 
the capital improvement program.  The second Resolution 2015-4 is a Resolution that provides notice of 
the public hearing on the proposed assessments.  The public hearing is scheduled for Tuesday, February 
17, 2015 at 3:00 P.M. at the offices of Coleman, Yovanovich & Koester, 4001 Tamiami Trail North, Suite 
300, Naples, Florida 34103. 
 
 
The balance of the Agenda is standard in nature and I look forward to seeing you at the meeting, and if 
you have any questions and/or comments, please do not hesitate to contact me directly at (954) 658-
4900. 
 
Flow Way Community Development District 
 
 
James P. Ward  
District Manager 
Enclosures   



 
 

OATH OR AFFIRMATION OF OFFICE 
 

 

 I,      , a citizen of the State of Florida and of the United 

States of America, and being an officer of the Flow Way Community Development District and 

a recipient of public funds as such officer, do hereby solemnly swear or affirm that I will support 

the Constitution of the United States and of the State of Florida, and will faithfully, honestly and 

impartially discharge the duties devolving upon me as a member of the Board of Supervisors of 

the Flow Way Community Development District, Collier County, Florida. 

 

   
 Signature 
 
 Printed Name:  
 

STATE OF FLORIDA 
COUNTY OF COLLIER  
 

Sworn to (or affirmed) before me this _____ day of ____________________, 2015, by  

      , whose signature appears hereinabove, who is 

personally known to me or who produced       as identification. 

 

 

   
 NOTARY PUBLIC 
 STATE OF FLORIDA 

 

 Print Name:  

 My Commission Expires:  
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FLOW WAY COMMUNITY DEVELOPMENT DISTRICT 
LANDOWNERS’ MEETING 

 
 The Landowners’ Meeting of the Flow Way Community Development District was held 

on Tuesday, November 11, 2014, at 1:30 p.m., at the Offices of Coleman, Yovanovich & 

Koester, 4001 Tamiami Trail North, Suite 300, Naples, Florida 34103.  

 
Landowners: 

John Asher Esplanade of Naples, LLC  
 

Staff: 

 James P. Ward    District Manager 
 Greg Urbancic     District Counsel 
 David Wilems     District Engineer 

 

Others: 

Keith Berg Taylor Morrison  
Stephen Reiter Taylor Morrison  
Sal Simonetti Taylor Morrison   

 

FIRST ORDER OF BUSINESS     Call to Order/Roll Call 
 

Mr. Ward called the meeting to order at 1:45 p.m.  

 
SECOND ORDER OF BUSINESS Election of Chairperson for the 

purposes of conducting the 
Landowners Meeting 

 
Mr. Ward stated Mr. Asher since you are the sole landowner present, you can appoint 

someone to conduct the meeting today, or I’ll be glad to do that for you. 

Mr. Asher stated I would elect Mr. Ward to be the Chairperson. 

 
THIRD ORDER OF BUSINESS  

a)  Determination of the number of voting units represented or assigned by proxy 

No Discussion 

b)  Nominations for Supervisors (Three positions) 

Mr. Ward stated the purpose of the meeting today is to elect three members to serve 

on the Board of Supervisors.  We have seat one, which is vacant, seat two, which is held by 
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Mr. Reiter, and seat five by Mr. Simonetti.  It would be appropriate for you (Mr. Asher)  to 

nominate three individuals to serve on the Board. 

Mr. Asher stated for seat one, I would nominate Tony Burdett, seat number two, I 

would like to re-nominate or reappoint Mr. Reiter, and for seat three,  Mr. Simonetti. 

c)  Casting ballots  

Mr. Ward stated I’m going to provide to you a copy of the official ballot.  I’ll ask that 

you fill it out, remembering that the two individuals receiving the highest number of votes 

will serve a four-year term, and the individual serving the two-year term will receive the 

lesser number of votes. 

Mr. Asher stated here’s the ballot. 

d)  Ballot tabulations and results 

Mr. Ward stated the record will reflect that Mr. Burdett and Mr. Reiter received 226 

votes, and Mr. Simonetti received 220 votes, so those individuals will be sworn in at the 

regular meeting that is being held just subsequent to today’s meeting. 

 
FOURTH ORDER OF BUSINESS Landowners questions or 

comments 
 

Mr. Ward asked any questions form the landowners? 

Mr. Asher stated no questions. 

 
FIFTH ORDER OF BUSINESS  Adjournment  

 
Mr. Ward adjourned the meeting at 1:47 p.m. 

 
 
 
_________________________________   
James P. Ward Secretary      
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MEETING OF MEETING 
FLOW WAY COMMUNITY DEVELOPMENT DISTRICT 

 
 The Regular Meeting of the Flow Way Community Development District’s Board of 

Supervisors was held on Tuesday, November 11, 2014, at 1:50 p.m., at the Offices of 

Coleman, Yovanovich & Koester, 4001 Tamiami Trail North, Suite 300, Naples, Florida 

34103.  

 
Present  and constituting a quorum were: 

John Asher Chairman  
Keith Berg Vice Chairman 
Stephen Reiter Assistant Secretary 
Sal Simonetti Assistant Secretary  
 
Also present were: 

 James P. Ward    District Manager 
 Greg Urbancic     District Counsel 
 David Wilems     District Engineer 
 
FIRST ORDER OF BUSINESS     Call to Order/Roll Call 
 

Mr. Ward called the meeting to order at 1:50 p.m.  The record will reflect that all 

supervisors are present at roll call with the exception of Supervisor Burdett. 

 
SECOND ORDER OF BUSINESS Administration of the oath of office for the 

newly elected Supervisors from the 
Landowners’ meeting held just prior to the 
regular meeting. 

 
• Guide to Sunshine Amendment and Code of Ethics for Public Officers and Employee 
• Form 1 -- Statement of Financial Interests 

 
Mr. Ward stated, for the record, I’m a notary in the state of Florida and authorized to 

administer this oath.  I’ll ask that you three repeat after me and state your name - Mr. Ward 

administered the Oath of Office to the newly elected supervisors: Stephen Reiter and Sal 

Simonetti.  I’ll ask that you sign the original oath and print your name in the two appropriate 

spots, return the original oath to me, I will notarize it and make it a part of the record for you.  

Since you’re all seated on the Board you do not need to do anything with the Supervisor of 
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Elections, as long as you have filed your Form 1s in the appropriate time.  Since I didn’t hear 

from the state, I’m assuming you all did that. 

For the record, Mr. Burdett is not with us, so we will schedule the administration of 

the oath of office at your next meeting and swear him in at that time.   

 
THIRD ORDER OF BUSINESS Consideration of Resolution 2015-

1, canvassing and certifying the 
results of the November 11, 2014, 
Landowners Election. 

 
Mr. Ward stated in the resolution, in Section 1, Mr. Burdett will be filled in with 226 

votes, and Mr. Reiter will be filled in for seat two with the same number of votes, 226, and 

Mr. Simonetti will be filled in for seat five with 220 votes.  Then in Section 2 of the 

resolution, Mr. Burdett and Mr. Reiter will serve four-year terms, and Mr. Simonetti will serve 

a two-year term.  With those changes to the resolution, it is in order and recommended for 

your consideration. 

Mr. Asher stated now it says 2015. 

Mr. Urbancic stated yes, it’s because of our fiscal year, so our resolution number’s go 

up, as our fiscal year starts on October 1. 

 
On MOTION made by Mr. Asher and seconded by Mr. Reiter, 
with all in favor, Resolution 2015-1 was approved with the 
changes noted above. 

 

FOURTH ORDER OF BUSINESS Consideration of Resolution 2015-
2, re-designating the officers of the 
officer of the Flow Way Community 
Development District. 

 
Mr. Ward stated your current slate is Mr. Asher is your Chair, and Mr. Berg is your 

Vice Chairman, and the balance of the Board serve as assistant secretaries.  You may 

reorganize as appropriate or you can keep that same slate.  If you do, we’ll just add Mr. 

Burdett as an assistant secretary.  It’s up to you at this point. 

Mr. Asher asked any reason to change anybody? 

Mr. Ward asked no?  Okay. 

Mr. Asher stated move that we keep the same slate then. 
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Mr. Ward stated and we’ll add Mr. Burdett as an assistant secretary. 

Mr. Asher stated correct.  Actually, I hope that someday he’s the Chairman. 

Mr. Ward stated well, he’s not here.  He can’t do it now, because he’s not on the 

Board yet, so we will schedule this for the next meeting for Board re-cosideration. 

Mr. Asher stated all right, we’ll make him an assistant secretary. 

 
On MOTION made by Mr. Asher and seconded by Mr. Simonetti, 
with all in favor, Resolution 2015-2 was approved as follows: 
 
 Mr. John Asher – Chairman 
 Mr. Keith Berg – Vice Chairman 
 Mr. Anthony Burdett – Assistant Secretary 
 Mr. Stephen Reiter – Assistant Secretary 
 Mr. Sal Simonetti – Assistant Secretary 
 Mr. James P. Ward – Secretary/Treasurer 

 

FIFTH ORDER OF BUSINESS Consideration of Audit Proposals. 
 

Mr. Ward stated just in the way of some brief background.  This District has never 

had an audit before; it was not required, however, pursuant to law,  with the issuance of your 

bonds this past year, you now meet the threshold for conducting an audit for the year ending 

September 30, 2014.  As with our strong engineering lobbying group in Tallahassee, the 

auditors seem to have one also, so there’s this rather ridiculous, laborious process that we 

must go through in order to retain an auditor.  It requires the District to advertise for auditing 

services that are basically non-price based, but we can ask for prices in the audit process, 

which we have done. 

We received proposals; and during this part of the process you sit as what we call the 

audit selection committee, pursuant to statute, and your job is to make a recommendation 

to the Board of Supervisors with respect to the audit proposals that we received.  I provided 

to you the responses to the RFP that we sent out to the various firms that I know of that are 

qualified to perform this audit, and they’ve all responded to you.  I have also included an 

analysis of the auditor’s selection proposal, which I asked you all to fill out.  Hopefully, you 

had time to do that before the meeting, and then we can rank them and select the number 

one ranked auditor, and then enter into an agreement with that firm, which agreement was 

also included in the request for proposals. 
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The first thing I’ll do is let’s find out if anybody was good enough to fill out that 

auditor selection form before the meeting. 

Mr. Berg stated yes, but I filled out the ranking backwards. 

Mr. Ward stated that’s okay, as long as you were consistently backwards.  I’m heard 

that Mr. Berg has filled his out, so why don’t you tell us what your selection was, how you 

ranked everybody.  You all can either fill your own auditor analysis form out, or you can 

accept Mr. Berg’s ranking of the auditors.  Mr. Berg? 

Mr. Berg stated I had Grau as an initial choice, they were also a low price.  They also 

had the highest list of comparable engagements that were specifically CDDs, 250 to 300, 

some CDDs that they did, which far exceeded anybody else from what they provided. So that 

kind of pushed them over the top of the list for the ranking.  They were a smaller firm, I think 

they said they had 15 staff, half were CPAs, and they were out of Boca.  Their experience 

seemed to be good with the resumes that they gave.  Pretty close to a tie, just slightly below 

them was McDirmott, so I could go with either, McDirmott or Grau, the two favorites.  

Again, McDirmott was low, he was only $2,500 difference.  McDirmott also had 

experience on CDDs, they’re out of Orlando, they were another smaller firm with 26 people.  

Then there’s a cluster then of Keefe and Dufresne and Carr.  However, Carr didn’t provide 

the information that was asked for in the mandatory elements, so I couldn’t verify the top 

half except for the quality control report.  They didn’t provide the information asked for in 

their documentation like everybody else, so I’m sure they’re qualified, perhaps, but they just 

didn’t provide it.  They were huge, they were national, they have 1,200 employees.   

The question I had was what is the budget for this?  They range from $18,500 to 

$33,000.  One of them inferred that they looked it up, and our budget was $32,500? 

Mr. Ward stated our budget is not $32,500.  Our budget is $6,500. 

Mr. Urbancic stated, just for the record, and I know you guys know this, we’re 

considering price as one of the criterion.  The statute says if you consider it, it can’t be the 

trump car, so that’s why Jim laid out on the spreadsheet that it’s kind of an equal factor, so 

we’re considering it, but it’s not unequally weighted versus everything else. 

Mr. Berg stated so, from my past CDD experience, I don’t recall the entities that I 

dealt with, so I don’t have any personal experience with any of these, I’m just going off the 

submittals, so any input that you all have. 
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Mr. Asher stated I think I have, over the years, worked with all of these at one time or 

another; all the names are familiar, and never had an issue from a board standpoint.  We’ve 

always had clean audits, and it’s not an issue.   

Mr. Urbancic stated yes, it’s more like invisible to the board other than a report, it’s 

your Manager who gets it. 

Mr. Ward stated yes - the brunt of it. 

Mr. Asher stated I would ask the Manager, from an ease of working with and 

providing information and receiving feedback, and the data, transfer of data back and forth, 

is there a preference, one way or the other, someone that’s easier to deal with and more 

responsive? 

Mr. Ward stated the best of all of the six, in terms of responsiveness and, as I like to 

say, my least amount of babysitting that’s required is the McDirmott firm.  The most amount 

of babysitting is Grau.  Carr is pretty good, I’ve not worked with Dufresne, and and Keefe is 

actually pretty good.  Grau does an audit for one my other CDDs, as does McDirmit; either 

one of them is fine with me, McDirmit is just a little quicker in responding, and they require 

less babysitting, but either one of them is fine with me. 

Mr. Berg stated hearing that, I lean towards McDirmit from what I gather. 

Mr. Asher stated I would agree.  I’ve dealt with Stromer on numerous occasions from 

a homeowner’s standpoint, and they would probably be engaged with the developer from a 

homeowner’s standpoint, so it’s probably good that they not do the CDD.  Just thinking 

ahead, you know, years down the road.  That would be the other one that I’ve dealt with and 

had a lot of confidence with, so I think I would second Mr. Berg’s recommendation on 

McDirmit based on the lack of babysitting and being more responsive. 

Mr. Ward asked any other discussion, questions?  All those in favor of the selection of 

McDirmit as your auditor is in order. 

 
On MOTION made by Mr. Berg and seconded by Mr. Asher, with 
all in favor, the selection of McDirmit Davis & Company, LLC, as 
the District’s auditor was approved. 

 

Mr. Urbancic asked do you want to rank the other ones for the sake of? 

Mr. Ward stated he ranked them.  I’ll just go with that ranking. 
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SIXTH ORDER OF BUSINESS Staff Reports 
 
 a) District Attorney 

Mr. Urbancic stated just really quick, and I could have brought the article, but 

apparently, and, Jim, you might have seen this in the papers over on your coast, just be wary 

of public records requests, even as a developer-controlled CDD.  There’s an outfit that is 

making some headlines about their requests for public records, and the number of lawsuits 

that they’re undertaking against people, not only governmental entities, but third-party 

consultants who are doing work for governmental entities.  So just be wary, to the extent you 

get some public records request; if you do, ask Jim or ask me.  The public records law is out 

there for people intending to use it for a proper purpose, and there are some people using it 

for, what is arguing improper purpose, and setting quotas as to how many lawsuits they can 

file for public records requests. 

It’s out there, the legislature is apparently going to take a look at it, if you believe 

some of the statements, so just be cautious, because there are some people out there using 

it for improper reasons to generate attorneys’ fees. 

Mr. Asher asked what are they doing that we need to be aware of?  What are their 

requests entailing, so we can be aware of how we would see it, basically. 

Mr. Urbancic stated they could email any one of you, requesting public records, and a 

lot of times, in alot of these lawsuits, they’re asking engineering firms for public records, and 

engineering firms aren’t responding, so engineering firms are getting hit with mega public 

records lawsuits, according to the articles I’ve read.  So it would be something that may look 

innocuous, saying, “Please provide me with a copy of such and such a document in your 

records,” or, “This here is a public records request.”  And, in the past, I’ve seen this outfit 

actually send it to supervisors; sometimes they send it to the registered agent, sometimes 

the manager, but other times it’s just members of the Board.   

Mr. Ward stated up until this point, they’ve been innocuous requests.  They’ve been 

schedules of meetings, things that are kind of easy, a set of minutes or things like that, or 

they want the minutes from last year, something of that kind of nature.  In this particular 

District, we actually have gotten them, since I’ve been involved with it again, and usually the 

requests have gone to Greg, and he sends it to me, and I just normally respond to it.  But 
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they’ve expanded their public records law requests recently, so if you get them, as Greg said, 

the best thing to do is to just get either one of us involved in it.  We will help you through it, 

but the important thing is not to ignore it, is to make sure we respond to it, because we will 

get hit with a lawsuit, and the professionals will get hit with a lawsuit also if we don’t 

respond. 

Mr. Asher asked what would be our appropriate response then if we don’t have those 

records? 

Mr. Urbancic asked if we don’t have the specific record? 

Mr. Asher stated if a Board member doesn’t have those records. 

Mr. Ward stated that is your response, you don’t have them.  “What you’re asking for, 

I have no such record.” 

Mr. Asher stated well, if they want a copy of something, as long as you don’t have it 

saved somewhere on your email. 

Mr. Ward stated, as a Board member, the easiest thing for you to do is really just 

coordinate that with Greg or I.  Unless somebody has communicated to you all that we don’t 

know about, it’s going to be in the District’s record.  So, in that instance, you should 

coordinate with us.  The District Engineer, however, is a different story, because their 

records are generally separate, and we do not have copies of all of that stuff.  So you, as the 

District Engineer, you need to pay very close attention as to what you’re being asked to 

respond to, if you get a request, and we will help you through it for sure. 

Mr. Asher asked how about discussions as the developer on future bond issues?  You 

know, how many units do we have, what kind of debt do we want to place on them, what 

kind of infrastructure do we have to support that debt, those type of conversations that do 

deal with, and I do probably have emails and records of? 

Mr. Urbancic stated I think the question is, is it really you with your developer hat on, 

or is you as the Chairman of this Board having those discussions.  More likely than not, it’s 

probably you with your developer hat on having those discussions and wouldn’t be subject to 

it, but if there were a more specific record, and you got a request, and you have a concern, 

we’ll probably look at the particular record and say, “Hey, yes, maybe we should just disclose 

it or maybe we shouldn’t.” 
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Mr. Asher stated because I do have those conversations, and phone calls, and short 

meetings which haven’t been discussed with the rest of the Board members for that 

purpose. 

A Male Speaker stated that would be like in the Tortuga CDD or whatever the other 

one is, where they say they keep emails separate, save them in a different email box, that 

kind of stuff. 

Mr. Urbancic stated that’s a good idea, keep all your CDD stuff segregated from 

anything else.  It’s a good idea if you can do it.   

Mr. Asher stated they delete all ours anyway after a year.  I know mine go after a 

month, because there are so many of them. 

Mr. Urbancic stated well, if you do get something that’s CDD related, it has to be 

preserved, it’s like seven years. 

Mr. Ward stated well, email transitions, I consider emails transitory, and under the 

statute and are deletable if their value is lost, once their value is lost, so I do not keep 

records, even as a permanent record for the District.  The law is very, very clear on what we 

keep, how long we keep it, but transitory records, things that have lost their value can 

generally be disposed of immediately, specifically emails are referenced in there.  Other 

documents, there are longer periods of time.  Minutes, for example, are permanent, 

resolutions are permanent, agreements are permanent, accounting records are permanent.  

They vary between five and seven years.  There’s all sorts of different retention requirements 

on these documents. 

If you have a question, just send us what it is you have, and we can make the 

determination whether or not we have to keep it, or whether we have to dispose of it, or 

whether we need to disclose it to whoever. 

Mr. Urbancic stated that’s it for me. 

 c) District Engineer 

No report  

 b) District Manager 

Mr. Ward stated I have nothing for you.  

 
SEVENTH ORDER OF BUSINESS Supervisors Requests and 

Audience Comments 
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Mr. Ward asked anything from the Board? 

Mr. Asher stated I have a request.  Can we get our meetings noticed in an Outlook 

meeting request? 

Mr. Ward stated yes. 

Mr. Asher stated we’re all running so crazy.  These guys didn’t have this meeting 

scheduled, and I got something later in the week.  It would be very helpful for us to have the 

year’s meetings, and as they get canceled, it’s real easy to send a cancelation, and you 

move on. 

Mr. Ward stated okay, Outlook is not my most favorite thing, but I’ll do my best at that 

for you. 

Mr. Asher stated we would greatly appreciate it.  We almost didn’t have the 

Landowners meeting today. 

Mr. Ward asked any other requests? 

 
EIGHTH ORDER OF BUSINESS  Adjournment  

 
Mr. Ward stated a motion to adjourn would be in order. 
 

On MOTION made by Mr. Reiter and seconded by Mr. Asher, 
with all in favor, the meeting was adjourned at 2:07 p.m. 

 
 
 
_________________________________  ______________________________ 
James P. Ward Secretary    John Asher, Chairman  
 



 
 

WORK ORDER FOR CONSULTANT SERVICES 
 
 
PROJECT NAME: Flow Way CDD   DATE: December 23, 2014 
 
 
SCOPE OF SERVICES 

 
I. Meetings & General Coordination #1 

 
A. Additional Meetings & coordination with CDD Team for preparation of CDD documents 

for issuance of Phase 1/2 Bonds. 
 

II. Engineering Report Update 
A. Consultant will update the Phase 1 and 2 Engineer’s Report to reflect the changes 

to product mix and the addition of Phase 3 lots.  This will include updating the 
project wide and Phase 1, 2 and 3 cost allocations for each lot type.  The general 
methodologies will remain the same, only the number and type of units will be 
revised. 
 

III. Meetings & General Coordination #2 
 

A. Meetings & coordination with CDD Team for preparation of CDD documents for 
issuance of Phase 3 bonds. 

 
IV. Reimbursable Expenses 

Expenses for blueprints, reproduction services, overnight delivery, courier service, and other 
Project related charges will be billed at cost. 

 
  



PROFESSIONAL SERVICE FEES 
 
The SCOPE OF SERVICES will be provided based on the following fee structure: 
 

TASK SCOPE OF SERVICE FEE TYPE FEE 
I.  Meetings & General Coordination #1 Fixed $18,250 
II.  Engineering Report Update Fixed $5,000 
III.  Meetings & General Coordination #2 Fixed $10,000 
IV. Reimbursable Expenses Cost  $500 

Fixed – Fixed Fee          
Hourly – Hourly Fee per Standard Rate Code (Fee provided is an estimate) 

 

PROFESSIONAL SERVICES AGREEMENT AUTHORIZATION 

This is to certify that all parties to the Agreement have accepted the Scope of Services, Flow Way 
Community Development District Engineering Services Master Agreement, and Standard Rate Code 
described herein. 
 
IN WITNESS WHEREOF, the parties hereto have executed this Agreement to be effective as of the date 
first above written. 
 
  WALDROP ENGINEERING, P.A. 
 
 
 
 
 

 
 
 

Jim Ward  Jeremy H. Arnold, P.E 
 



  
 

WALDROP ENGINEERING STANDARD RATE CODE 
 
 
 
 
 
 
 

 
 
 
 

 
 

 
 
 
 
 
 
 

 

 

 

 

 

 

 
 
 

 

CLASSIFICATION CODE RATE 
PROFESSIONAL CONSULTANT   

Professional Consultant I PCI $95/hr 
Professional Consultant II PCII $100/hr 
Professional Consultant III PCIII $105/hr 
Professional Consultant IV PCIV $110/hr 
Professional Consultant V PCV $115/hr 
Professional Consultant VI PCVI $120/hr 
Professional Consultant VII PCVII $125/hr 
Professional Consultant VIII PCVIII $130/hr 
Professional Consultant IX PCIX $135/hr 
Professional Consultant X PCX $140/hr 
Professional Consultant XI PCXI $145/hr 

   
ADMINISTRATIVE   

Administrative Assistant I AAI $50/hr 
Administrative Assistant II AAII $80/hr 

   
REIMBURSABLE EXPENSES   
Reimbursable expenses will be 

charged at cost  
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RESOLUTION NO. 2015-3 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF FLOW WAY COMMUNITY 
DEVELOPMENT DISTRICT DECLARING SPECIAL ASSESSMENTS; INDICATING 
THE LOCATION, NATURE AND ESTIMATED COST OF THOSE IMPROVEMENTS 
WHICH COST IS TO BE DEFRAYED IN WHOLE OR IN PART BY THE SPECIAL 
ASSESSMENTS; PROVIDING THE PORTION OF THE ESTIMATED COST OF THE 
IMPROVEMENTS TO BE DEFRAYED IN WHOLE OR IN PART BY THE SPECIAL 
ASSESSMENTS; PROVIDING THE MANNER IN WHICH SUCH SPECIAL 
ASSESSMENTS SHALL BE MADE; PROVIDING WHEN SUCH SPECIAL 
ASSESSMENTS SHALL BE MADE; DESIGNATING LANDS UPON WHICH THE 
SPECIAL ASSESSMENTS SHALL BE LEVIED; PROVIDING FOR AN ASSESSMENT 
PLAT; ADOPTING A PRELIMINARY ASSESSMENT ROLL; PROVIDING FOR A 
PUBLIC HEARING TO CONSIDER THE ADVISABILITY AND PROPRIETY OF SAID 
ASSESSMENTS AND THE RELATED IMPROVEMENTS; PROVIDING FOR NOTICE 
OF SAID PUBLIC HEARING; PROVIDING FOR PUBLICATION OF THIS 
RESOLUTION; PROVIDING FOR CONFLICTS; PROVIDING FOR SEVERABILITY; 
AND PROVIDING AN EFFECTIVE DATE. 

 
WHEREAS, the Board of Supervisors of Flow Way Community Development District (the “Board”) hereby 

determines to undertake, install, plan, establish, construct, reconstruct, enlarge or extend, equip, acquire, operate 
and/or maintain certain public improvements described in that certain Flow Way Community Development District 
Master Engineer’s Report prepared by Waldrop Engineering, Inc. and dated August, 2013 (“Master Engineer’s 
Report”), as supplemented by that certain Flow Way Community Development District Phase 3 for the 2015 
Project prepared by Waldrop Engineering, Inc. and dated December, 2014 (“Supplemental Engineer’s Report”).  
Both the Master Engineer’s Report and the Supplemental Engineer’s Report are maintained on file at the offices of 
the District Manager, JPWard & Associates, LLC, 2041 NE 6th Terrace, Wilton Manors, FL. 33305 and at the offices 
of the District Attorney, Coleman, Yovanovich & Koester, P.A., 4001 Tamiami Trail N., Suite 300, Naples, FL 34103 
and are incorporated herein by reference.  The public improvements associated with Phase 3 and the 2015 Project, 
and which are more particularly described in the Supplemental Engineer’s Report, are hereinafter referred to as 
the “Improvements”; and   
 

WHEREAS, Flow Way Community Development District (the “District”) is empowered by Chapter 190, the 
Uniform Community Development District Act of 1980, Chapter 170, Supplemental and Alternative Method of 
Making Local Municipal Improvements, and Chapter 197, Florida Statutes, to finance, fund, plan, establish, acquire, 
construct or reconstruct, enlarge or extend, equip, operate, and maintain the Improvements and to impose, levy, 
and collect the Assessments (as defined below); and 
 

WHEREAS, the Board finds that it is in the best interest of the District to pay all or a portion of the cost of 
the Improvements by imposing, levying, and collecting special assessments pursuant to Chapters 170, 190, and 
197, Florida Statutes (the “Assessments”); and 
 

WHEREAS, the District hereby determines that benefits will accrue to the property benefited by the 
Improvements, the amount of those benefits, and that the Assessments will be made in proportion to the benefits 
received as set forth in that certain Special Assessment Methodology for Flow Way Community Development 
District prepared by JPWard & Associates, LLC and dated January 13, 2015 (the “Assessment Report”) for Phase 3, 
a copy of which is maintained on file at the offices of the District Manager, JPWard & Associates, LLC, 2041 NE 6th 
Terrace, Wilton Manors, FL 33305 and at the offices of the District Attorney, Coleman, Yovanovich & Koester, P.A., 
4001 Tamiami Trail N., Suite 300, Naples, FL 34103, and which report is incorporated herein by reference; and  

 
WHEREAS, the District hereby determines that the Assessments to be levied will not exceed the benefits 

to the property benefited by the Improvements. 
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NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF FLOW WAY COMMUNITY 
DEVELOPMENT DISTRICT THAT: 
 

Section 1. The foregoing recitals are hereby incorporated as the findings of the Board. 
 

Section 2. Assessments shall be levied to defray a portion of the cost of the Improvements. 
 

Section 3. The nature and general location of, and plans and specifications for, the Improvements 
are described in the Engineer’s Report and maintained on file at the offices of Coleman, Yovanovich & Koester, 
P.A., 4001 Tamiami Trail N., Suite 300, Naples, FL 34103 and the District Manager’s Office. 
 

Section 4. The total estimated cost of the Improvements is approximately $3,476,787.99 (the 
“Estimated Cost”). 
 

Section 5. The Assessments will defray approximately $4,600,000.00 in bonded indebtedness 
which includes, without limitation, the Estimated Cost, plus financing related costs, capitalized interest, a debt 
service reserve and contingency.   

 
Section 6. The manner in which the Assessments shall be apportioned and paid is set forth in the 

Assessment Report (which report is incorporated herein by reference), including provisions for supplemental 
assessment resolutions.  The Assessment Report is also available on file at the offices of Coleman, Yovanovich & 
Koester, P.A., 4001 Tamiami Trail N., Suite 300, Naples, FL 34103 and the District Manager’s Office.  
 

Section 7. The Assessments shall be levied in accordance with the Assessment Report referenced 
above on all lots and lands constituting Phase 3, within the District, which are adjoining and contiguous or 
bounding and abutting upon the Improvements or specially benefited thereby and further designated by the 
assessment plat hereinafter provided for. 
 

Section 8. There is on file in the offices of Coleman, Yovanovich & Koester, P.A., 4001 Tamiami Trail 
N., Suite 300, Naples, FL 34103 and the District Manager’s Office, an assessment plat showing the area to be 
assessed, with the plans and specifications describing the Improvements and the Estimated Cost, all of which shall 
be open to inspection by the public. 
 

Section 9. The District Manager has caused to be made a preliminary assessment roll, in 
accordance with the method of assessment described in the Assessment Report on Exhibit “B”, which shows the 
lots and lands assessed within Phase 3, the amount of benefit to and the Assessment against each lot or parcel of 
land and the number of annual installments into which such Assessment may be divided, which is hereby adopted 
and approved as the District’s preliminary assessment roll. 
 

Section 10. Commencing with the year in which the Assessments are certified for collection and 
subsequent to any capitalized interest period, the Assessments shall be paid in not more than (30) thirty yearly 
installments.  The Assessments may be payable at the same time and in the same manner as are ad-valorem taxes 
and collected pursuant to chapter 197, Florida Statutes; provided, however, that in the event the uniform non ad-
valorem assessment method of collecting the Assessments is not available to the District in any year, or if 
determined by the District to be in its best interest, the Assessments may be collected as is otherwise permitted by 
law. 

 
Section 11. The Board shall adopt a subsequent resolution to fix a time and place at which the 

owners of property to be assessed or any other persons interested therein may appear before the Board and be 
heard as to the propriety and advisability of the Assessments or the making of the Improvements, the cost thereof, 
the manner of payment therefore, or the amount thereof to be assessed against each property as improved; and 
to authorize such notice and publications of same as may be required by Chapter 170, Florida Statutes, or other 
applicable law. 
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Section 12. The District Manager is hereby directed to cause this resolution to be published twice 

(once a week for two (2) weeks) in a newspaper of general circulation within Collier County and to provide mailed 
notices to the owners of the property subject to the proposed Assessments and such other notice as may be 
required by law or deemed in the best interest of the District. 

 
Section 13. If any one of the covenants, agreements or provisions herein contained shall be held 

contrary to any express provision of law or contract to the policy of express law, but not expressly prohibited or 
against public policy, or shall for any reason whatsoever be held invalid, then such covenants, agreements or 
provisions shall be null and void and shall be deemed separable from the remaining covenants, agreements or 
provisions and shall in no way effect the validity of the other provisions hereof. 

 
Section 14. All resolutions or parts thereof in conflict herewith are, to the extent of such conflict, 

superseded and repealed.  
 
Section 15. This Resolution shall become effective upon its adoption.  

 
PASSED AND ADOPTED this 13th day of January, 2015. 

 
 
FLOW WAY COMMUNITY  
DEVELOPMENT DISTRICT 

ATTEST: 
 
 
             
James P. Ward, Secretary     John Asher, Chairman  
 
 
 
 
 
Referenced Reports 
 
Flow Way Community Development District Phase 3 Engineer’s Report for the 2015 Project prepared by Waldrop 
Engineering, Inc. and dated December, 2014 
 
 Special Assessment Methodology for Flow Way Community Development District prepared by JPWard & 
Associates, LLC and dated January 13, 2015, for Phase 3 
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1.0 INTRODUCTION 
 
 

1.1 OVERVIEW OF DISTRICT 
 
The Flow Way Community Development District, (the “District”) is located in portions of 
Sections 15 & 22, Township 48 South and Range 26 East and is entirely within 
unincorporated Collier County, Florida.  The district site covers approximately 830 acres 
and is northwest of the intersection of Immokalee Road and County Road 951.  Refer to the 
EXHIBIT 1, LOCATION MAP located in the Appendix of this report. 

The District was established on February 26, 2002 by the Collier County Board of County 
Commissioner approval and adoption of Ordinance Number 02-09.  The District boundary is 
demonstrated in EXHIBIT 2, DISTRICT BOUNDARY, located in the Appendix of this 
report.  A metes and bounds description of the District boundary, recorded with the adopted 
ordinance, is included as EXHIBIT 3 in the Appendix.  

The District will serve the Esplanade Golf and Country Club of Naples (the 
“Development”).  Refer to EXHIBIT 4, DISTRICT DEVELOPMENT, located in the 
Appendix of this report.  The lands within the District are zoned PUD and the current plan 
of development consist of single-family and multi-family dwelling units, an 18-hole bundled 
golf course, amenity campus and a network of trails and parks.  The development is 
projected to occur over a 5-year period. 

The Development, which will be served by the District, will consist of approximately 1,121 
single family and multi-family dwelling units, an 18-hole bundled golf course and amenity 
campus.  The project will be developed in multiple phases.  

The following table, Table 1, describes the general land use categories found within the 
District: 
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TABLE 1 
MASTER LAND USE SUMMARY WITHIN THE DISTRICT BOUNDARIES 

TYPE OF USE1 ACRES +/- PERCENT OF 
TOTAL 

Surface Water Management 144.64 17.43% 

Single Family Residential 162.56 19.59% 

Multi-Family Residential 28.90 3.48% 

Road Rights-of-Way 63.28 7.63% 

Conservation Areas 214.98 25.91% 
Golf Course, Sales, Maintenance and 

Amenity Facilities 104.93 12.65% 

Other (Uplands, Open Space, etc.) 110.45 13.31% 

                                    TOTAL 829.74 100.00% 

1. Areas for “Type of Use” are not meant to represent the areas for potential CDD funding 
or acquisitions. Refer to Tables 2 and 3 for this information. 

 

1.2 PURPOSE AND SCOPE OF THIS REPORT 
 
The purpose of this report is to establish the qualified cost for Phase 3 of the Development, 
being financed by the Series 2015 Bonds. This is accomplished by first following the Cost 
Allocation Methodology, established within the Phase 1 & 2 report and outlined in Section 
3.0 of this report. Once the Phase 3 proportional value of the estimated District costs of 
construction has been calculated, the appropriate cost will be allocated for the Phase 3 
Special Assessment. The allocated costs for Phases 1 & 2 were not updated, as this report 
only applies to Phase 3. 

The Special Assessments will fund the capital improvement plan for certain Phase 3 public 
infrastructure improvements to serve the District (the “Improvement(s)”) and their probable 
construction cost.  A brief description for each Phase Improvement is included in the body 
of this report.  The overall financing plan and assessment methodology will be developed by 
the District’s financial consultant.  Only those Improvements set forth herein that are 
determined by the District’s Bond Counsel to be eligible for tax-exempt bond financing will 
be funded by bonds of the District.  The Developer may finance and construct certain of 
these Improvements not financed by the District and convey the same to the District as well 
as construct all other improvements needed for the Development.   
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The Phase 3 Improvements are required by or are consistent with the requirements of the 
County and other applicable regulatory and jurisdictional entities.   

The Improvement Plan contained in this report reflects the present intentions of the District.  
The exact location of the Improvements may be changed during the course of approval and 
implementation.  These changes will not diminish or alter the benefits to be received by the 
lands of the District.  The District retains the right to make reasonable adjustments in the 
Improvement Plan to meet the requirements of any governmental agency and at the same 
time provide the same or greater benefits to the lands of the District.  Regulatory criteria will 
continue to evolve and future changes may affect the implementation of the Improvement 
Plan, as it may be changed from time to time.  The implementation of any Improvements 
outlined within the Improvement Plan requires the final approval of the District’s Board of 
Supervisors. 

Costs contained in this report have been prepared based on actual construction costs where 
available and on estimates of costs using the best available information.  It is possible that 
the estimated costs could vary based on final engineering and ultimate construction bids. 

 
2.0 DISTRICT BOUNDARY AND PROPERTY SERVED 

 
2.1 DISTRICT BOUNDARY  
 
EXHIBIT 2 illustrates the boundary of the District.  Immokalee Road (County Road 846) 
borders the southern boundary of the District.  The eastern boundary of the District borders 
residential areas.  Wetlands/conservation/preservation areas border the western and northern 
boundaries. 
 
2.2 EXISTING INFRASTRUCTURE 
 
Prior to the start of construction of the Phase 1 & 2 Improvements, the existing 
infrastructure in the vicinity of the District consisted mainly of area roadways and nearby 
utilities.  Immokalee Road runs along the southern edge of the site.  A 12-inch water main 
and a 10-inch sanitary wastewater force main, along Immokalee Road, were previously 
extended to serve the Development.  
The Phase 1 & 2 improvements include infrastructure to support the overall development 
and the Phase 1 & 2 units, which are summarized below:  

• Potable water facilities included 10” and 12” water main along Esplanade Blvd., 10” 
and 12” water main along Torre Vista Ln., and 6”, 8”, and 10” water main pipe 
within the residential parcels and amenity campus.  

• Wastewater facilities included 8” and 15” gravity main, 8” and 10” force main, and 
two pump stations to service Phases 1 & 2.  

• Irrigation facilities included 4”, 6”, 8”, 10”, and 12” PVC irrigation mains and one 
irrigation pump located on the south side of Lake #7.  

• Surface water management system included a proportionate share of the total 
infrastructure. 

• Preserve area included a proportionate share of the total preserve costs. 
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3.0 COST ALLOCATION OF CAPITAL IMPROVEMENT PLAN  

The Individual Property Type descriptions refer to the approximate width of the lot for the 
various product types, but lot width will vary for similar residential product type. It should be 
noted that a 57 foot wide lot is larger than a 62’ wide lot in overall area due to the 57 foot 
wide lot being significantly deeper. 

3.1 SURFACE WATER MANAGEMENT 

The Surface Water Management System, which consists of the Earthwork and Drainage 
Facilities, has an overall cost of $17,500,015.41, as outlined in the Master Engineer’s 
Report.  The Surface Water Management System includes the interconnected lake system 
within the District and specifically consists of surface water management lakes, drainage 
pipes, catch basins, swales, berms and water control structures.  The costs are allocated 
based on the impervious area for each unit type within the District.  Impervious area is a 
reasonable surrogate for water treatment requirements and peak runoff rate.  

The District’s surface water management system, although it can be broken down into 
distinctive basins, was designed to be an integrated and functional water management 
system for flood protection, treatment and attenuation of stormwater runoff for the entire 
District.  The proposed water management system will raise the project’s finished floor 
elevations above FEMA’s flood elevation, potentially eliminating the need for flood 
insurance after appropriate applications are processed through FEMA. All parts of the 
system, irrespective of their geographic location within the District, are an important and 
integral part of the function of Surface Water Management System and must be operated 
and maintained as one to ensure the adequate function of the system and that the permit 
requirements placed on the District as a whole are being met.  As such, the system is 
intended to and does function as a single and comprehensive system.  The golf course and 
other amenities are also integral parts of the community that benefit each property owner.  
The golf course itself provides storage for larger storm events.  As such, the surface water 
management costs associated with the golf course and amenities will be distributed to each 
unit owner.    

It is our recommendation that the construction costs of the District’s surface water 
management system be allocated based on the percentage of capacity usage anticipated for 
each residential unit type within the District. The capacity of the system includes stormwater 
treatment, flood protection and runoff attenuation.   An individual property’s impervious 
area is a good measure of the relative impact it will have on a surface water management 
system’s capacity.  This is directly related to stormwater treatment requirements, flood 
protection needs and attenuation capacity required.        

We recommend the Total Annual Assessments be divided among all properties based on an 
ERU Factor for each unit type.  The ERU Factor was calculated based on the estimated 
impervious area for each unit type.  The benchmark for the ERU was a typical 52’ wide lot 
with 0.07 ac of impervious area.  Impervious areas were calculated for each unit type and 
divided by 0.07 ac in order to establish the following ERU Factors. 
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TABLE 2 
SURFACE WATER MANAGEMENT - ERU VALUE CALCULATION 

Product                  
Type Impervious Area Pervious Area Total Area ERU         

Value 

52' Lot 0.07 0.09 0.16 1 
57' Lot 0.11 0.09 0.20 1.5 
62' Lot 0.13 0.06 0.19 1.84 
76' Lot 0.18 0.06 0.24 2.52 
90' Lot 0.20 0.09 0.29 2.73 
Multi-family 0.06 0.04 0.1 0.82 

 
 
Utilizing the cost allocation discussed above, and the proposed unit count for the District 
(excluding Phases 1 & 2), the following table illustrates the cost distribution per product 
type.  
 
The total remaining cost is equal to the total project cost minus the costs associated with the 
Phase 1 & 2 improvements.  
 
TABLE 3 – PROJECT REMAINING 
SURFACE WATER MANAGEMENT - PROPORTIONAL INDIVIDUAL 
PROPERTY COST 

Product                  
Type Number of Units 

Total Surface 
Water 

Management 
Facility 

52' Lot 260 $3,083,220.40 
57' Lot 43 $764,875.83 
62' Lot 110 $2,400,168.10 
76' Lot 70 $2,091,846.40 
90' Lot 18 $582,734.80 

Multi-family 304 $2,956,096.00 
Golf Course and 

Amenities 
0 $0.00 

Total 805 $11,878,941.53 
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TABLE 4 - PHASE 3 
SURFACE WATER MANAGEMENT - PROPORTIONAL INDIVIDUAL 
PROPERTY COST 
 

Product                  
Type 

Number 
of Units 

Total Surface Water 
Management Facility 

52' Lot 64 $758,946.56 
57' Lot 0 $0.00 
62' Lot 0 $0.00 
76' Lot 23 $687,320.96 
90' Lot 18 $582,728.58 

Multi-family 0 $0.00 
Golf Course 

and Amenities 0 $0.00 

Total 105 $2,028,996.10 
 

3.2 WATER & WASTEWATER SYSTEMS  

The next component of the District’s Capital Improvement Plan is the Potable Water, and 
Wastewater Systems.  The distribution mains installed by the District serve all components 
of the District.  In order to establish the cost distribution for the construction of the Utility 
System, we will analyze the costs in two parts, with the first being the potable water and 
wastewater costs and the second being the irrigation distribution system.  It is necessary to 
split the Utility System in this manner in order to correctly allocate the costs based on 
Engineering Design principals based on projected usage by land use category. 
With regard to the potable water distribution and sanitary sewer collection system, we 
propose to utilize typical flow rates as follows to establish ERU’s for each land use category 
within the District. 

 
TABLE 5 
WATER & WASTEWATER - ERU VALUE CALCULATION 

 

Land Use Category Avg Building 
Area (SF) Flow Rate ERU 

Value 
52' Lot 2900 247 1.00 
57' Lot 3700 353 1.43 
62' Lot 3500 327 1.32 
76' Lot 4340 439 1.78 
90' Lot 5070 536 2.17 

Multi-Family  - 200 0.81 
Golf Course & 

Amenity  - 4000 16.22 
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Flow Rates for the above ERU calculation were based on flow rates established in F.A.C. 
(Florida Administrative Code) Chapter 64E-6, which sets forth flow rates for different land 
use categories for use in designing water and wastewater facilities.  The flow rate for Single 
Family Land Uses is based on a 3 bedroom home and for Multi Family Uses is based on a 2 
bedroom home, plus 100 gallon for every additional 750 sf.  The flow rates for the 
Commercial and Golf Course uses are based on 0.1 gallons per day per square foot for 
40,000 square foot of clubhouse area, halfway houses and cart barn offices only for the golf 
course & amenity calculation.   

 
The benchmark for the ERU factor is a Single Family Home on a 52’ lot.  In order to 
establish ERUs for each land use, the flow rate is divided by the 52’ Lot Single Family flow 
rate of 247 gallons per day. 
 
Utilizing the ERU Calculation, determined above, for each land use, the cost allocation for 
the Water and Wastewater improvements (excluding Phases 1 & 2) is shown in Tables 7, 8, 
and 9. 
 
The total remaining cost is equal to the total project cost minus the costs associated with 
Phase 1 & 2 improvements.  

 
TABLE 6 – PROJECT REMAINING 
WATER & WASTEWATER - PROPORTIONAL INDIVIDUAL PROPERTY COST 

Product                  
Type Water Sewer Total Water 

and Sewer 
52' Lot $270,345.26 $391,998.42 $662,343.68 
57' Lot $64,046.06 $92,866.79 $156,912.85 
62' Lot $151,473.57 $219,636.67 $371,110.24 
76' Lot $129,441.05 $187,689.52 $317,130.57 
90' Lot $40,670.23 $58,971.84 $99,642.07 

Multi-family $686,875.02 $995,968.78 $1,682,843.80 
Golf Course and 

Amenities $16,861.62 $24,449.35 $41,310.97 

Total $1,359,712.81 $1,971,581.37 $3,331,294.18 
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TABLE 7 – PHASE 3 
WATER & WASTEWATER - PROPORTIONAL INDIVIDUAL PROPERTY COST 

Product                  
Type Water Sewer Total Water 

and Sewer 
52' Lot $66,547.20 $96,493.44 $163,040.64 
57' Lot $0.00 $0.00 $0.00 
62' Lot $0.00 $0.00 $0.00 
76' Lot $42,530.63 $61,669.41 $104,200.04 
90' Lot $40,670.23 $58,971.84 $99,642.07 

Multi-family $0.00 $0.00 $0.00 
Golf Course and 

Amenities $0.00 $0.00 $0.00 

Total $149,748.06 $217,134.69 $366,882.75 
 

3.3 IRRIGATION DISTRIBUTION SYSTEMS  

With regard to the Irrigation Distribution System, the cost distribution, again, should be 
prepared based on the usage expected for each land use.  This is based on the irrigated area 
for each individual property type.  In the case of the residential (both single and multi-
family), the irrigated area is simply the pervious area calculated previously in the Surface 
Water Management Section.  In the case of the Amenity, the actual irrigated area was 
calculated based on the area of the pervious surface areas around the clubhouse and tennis 
facility.  The actual Golf Course area was excluded.  Separate pumping and irrigation 
distribution system will serve the golf course and will not be funded, owned or operated by 
the District. 
 
As with previous ERU factor calculations, the ERU Factor is established by dividing the 
irrigated area for each Product Type by the irrigated area for a typical 52’ Lot. 

 
TABLE 8 
IRRIGATION SYSTEM - ERU VALUE CALCULATION 

Land Use 
Category 

Pervious 
Area 

ERU         
Value 

52' Lot 0.09 1.0 
57' Lot 0.09 1.0 
62' Lot 0.06 0.7 
76' Lot 0.06 0.7 
90' Lot 0.09 1.0 

Multi-family 0.04 0.5 
Amenity 7 79.1 
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Utilizing the above ERU Value Calculation, the Proportional Individual property Cost for 
the Irrigation System (excluding Phases 1 & 2) is shown below in Table 10, 12, and 13. 

 
The total remaining cost is equal to the total project cost minus the costs associated with 
Phase 1 & 2 improvements.  

 
TABLE 9 - ENTIRE PROJECT 
IRRIGATION - PROPORTIONAL INDIVIDUAL PROPERTY COST 

Product                  
Type Units Cost 

52' Lot 260 $510,556.80 
57' Lot 43 $86,854.89 
62' Lot 110 $141,278.68 
76' Lot 70 $93,687.61 
90' Lot 18 $35,658.44 

Multi-family 304 $269,882.42 
Amenity 1 $155,359.94 

Total   $1,293,278.78 
 

TABLE 10 – PHASE 3 
IRRIGATION - PROPORTIONAL INDIVIDUAL PROPERTY COST 

Product                  
Type Units Cost 

52' Lot 64 $125,675.52 
57' Lot 0 $0.00 
62' Lot 0 $0.00 
76' Lot 23 $30,783.07 
90' Lot 18 $35,657.58 

Multi-family 0 $0.00 
Amenity 0 $0.00 

Total  $192,116.17 
 

3.4 EXTERIOR LANDSCAPING 

Exterior Landscaping that has been installed by the District consists of buffering installed 
along Immokalee Road and other areas of the District.  The landscaping that was installed 
by the District is necessitated by requirements of the Collier County Land Development 
Code, which requires landscape buffering along public roadways and between different 
zoning categories and uses within the County. 
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This requirement is due to the development of the District as a whole.  It is required to 
develop the project.  The golf course and other amenities are also integral parts of the 
community as a whole that benefit each property owner.  As such, the exterior landscaping 
costs associated with the golf course and amenities will be distributed to each unit owner.   
 
The exterior landscaping benefit/use for each property owner can be related to the individual 
property size.  The larger lots will benefit more from increased property values and are 
responsible for more of the costs due to their larger relative size. The costs associated with 
the exterior landscape improvement are distributed based on the unit lot size, utilizing an 
ERU Factor of 1.0 for the 52’ Lots.   
 
TABLE 11 
EXTERIOR LANDSCAPING - ERU VALUE CALCULATION 

Individual 
Property 

Type 

Individual 
Property 

Area 

ERU         
Value 

52' Lot 0.16 1.00 
57' Lot 0.20 1.24 
62' Lot 0.19 1.19 
76' Lot 0.24 1.51 
90’ Lot 0.29 1.79 
Multi-family 0.1 0.62 
 

Based on the ERU Values, the costs allocated to each property within the District (excluding 
Phases 1 & 2) are as follows: 
 
The total remaining cost is equal to the total project cost minus the costs associated with 
Phase 1 & 2 improvements.  
 
TABLE 12 – PROJECT REMAINING 
EXTERIOR LANDSCAPING - PROPORTIONAL INDIVIDUAL PROPERTY COST 

Individual 
Property Type 

Number 
of Units 

Exterior 
Landscaping Cost 

52' Lot 260 $349,986.93 
57' Lot 43 $71,883.99 
62' Lot 110 $176,438.40 
76' Lot 70 $142,645.25 
90' Lot 18 $43,323.08 
Multi-family 304 $252,951.78 
Total  $1,037,229.43 
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TABLE 13 – PHASE 3 
EXTERIOR LANDSCAPING - PROPORTIONAL INDIVIDUAL PROPERTY COST 

Product Type Number 
of Units Cost 

52' Lot 64 $86,151.04 
57' Lot 0 $0.00 
62' Lot 0 $0.00 
76' Lot 23 $46,869.15 
76' Lot 18 $43,323.08 
Multi-family 0 $0.00 

Total   $176,343.28 
 

3.5 OFFSITE IMPROVEMENTS  

The offsite improvements funded by the District were limited to transportation related 
improvements within the County Road 951 Extension right-of-way.  These improvements 
are required by Collier County PUD Ordinance No. 12-14 and are necessary for 
development of the project.  The Golf Course and Amenity are not included in the cost 
allocation, as it will not be a traffic generator. These are generally for use by the residents. 
 
The ITE Trip Generation Manual was utilized to determine the expected daily trips 
generated by each Land Use within the District, as follows:   
 
TABLE 14  
OFFSITE IMPROVEMENTS - ERU VALUE CALCULATION 

Individual 
Property 

Type 
Trips ERU         

Value 

52' Lot 10 1.0 
57' Lot 10 1.0 
62' Lot 10 1.0 
76' Lot 10 1.0 
90’ Lot 10 1.0 
Multi-family 7 0.7 

 
By utilizing the above ERU values to allocate the Offsite Improvement Costs, the following 
costs per land use (excluding the Phase 1 & 2 units) result. 
 
The total remaining cost is equal to the total project cost minus the costs associated with 
Phase 1 & 2 improvements.  
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TABLE 15 – PROJECT REMAINING 
OFFSITE IMPROVEMENTS - PROPORTIONAL INDIVIDUAL PROPERTY COST 

Individual 
Property Type 

Number 
of Units 

Offsite 
Improvement Cost 

52' Lot 260 $309,374.00 
57' Lot 43 $51,165.70 
62' Lot 110 $130,889.00 
76' Lot 70 $83,293.00 
90' Lot 18 $21,420.90 
Multi-family 304 $253,210.72 
Total   $849,353.32 
 

TABLE 16 – PHASE 3 
OFFSITE IMPROVEMENTS - PROPORTIONAL INDIVIDUAL PROPERTY COST 

Individual 
Property Type 

Number 
of Units 

Offsite 
Improvement Cost 

52' Lot 64 $76,153.60 
57' Lot 0 $0.00 
62' Lot 0 $0.00 
76' Lot 23 $27,367.70 
90' Lot 18 $21,418.20 
Multi-family 0 $0.00 
Total  $124,939.50 

 
3.6 ENVIRONMENTAL MITIGATION  

 
As part of the District’s Capital Improvement Program, the District was required to fund the 
construction of mitigation for wetland, and other habitat, impacts that were due to the 
development of the District’s Facilities and land uses.  This replacement is a result of areas 
within the District that were subject to wetland impacts, and are not associated with any 
specific land use in the District, as the development of the District as a whole was contingent 
upon the impact and mitigation program that was permitted by the South Florida Water 
Management District, United States Army Corps of Engineers and Collier County.  The golf 
course and other amenities are also integral parts of the community that benefit each 
property owner.  As such, the environmental mitigation costs associated with the golf course 
and amenities will be distributed to each unit owner. 
 
The relative use/benefit from the environmental mitigation for each homeowner is 
associated with their individual property size. The larger lots will benefit more from 
increased property values and are responsible for more of the costs due to their larger 
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relative size. We propose that the costs associated with the required Environmental 
Mitigation be allocated to each unit based on total lot size, utilizing an ERU Factor of 1.0 for 
the 52’ Lots.   
 
TABLE 17 
ENVIRONMENTAL MITIGATION - ERU VALUE CALCULATION 

Individual 
Property 

Type 

Individual 
Property 

Area 

ERU         
Value 

52' Lot 0.16 1.00 
57' Lot 0.20 1.24 
62' Lot 0.19 1.19 
76' Lot 0.24 1.51 
90” Lot 0.29 1.79 
Multi-family 0.1 0.62 

 
Based on the ERU Values, the cost allocated to each property within the District (excluding 
Phases 1 & 2) is as follows. 
 
The total remaining cost is equal to the total project cost minus the costs associated with 
Phase 1 & 2 improvements.  

 
TABLE 18 - ENTIRE PROJECT 
ENVIRONMENTAL MITIGATION - PROPORTIONAL INDIVIDUAL PROPERTY 
COST 

Individual 
Property Type 

Number 
of Units Mitigation Cost 

52' Lot 260 $513,314.51 
57' Lot 43 $105,429.61 
62' Lot 110 $258,775.71 
76' Lot 70 $209,212.54 
90’ Lot 18 $63,540.37 
Multi-family 304 $370,995.06 
Total  $1,521,267.80 
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TABLE 19 – PHASE 3 
ENVIRONMENTAL MITIGATION - PROPORTIONAL INDIVIDUAL PROPERTY 
COST 

Individual 
Product Type 

Number 
of Units Mitigation Cost 

52' Lot 64 $126,354.56 
57' Lot 0 $0.00 
62' Lot 0 $0.00 
76' Lot 23 $68,741.26 
90' Lot 18 $63,540.37 
Multi-family 0 $0.00 
Total   $258,636.19 

 
3.7 PROFESSIONAL & PERMIT FEES 

 
Professional & Permit Fees are funded by the District as part of the Capital Improvement 
Program and consist of typical costs associated with development of projects of this size and 
nature.  These generally consist of consultant fees for design, permitting and management of 
the Capital Improvement Project, Permit Fees, Legal Fees, etc.  As with the Environmental 
and Exterior Landscape costs, these soft costs are not directly attributable to any specific 
land uses or individual property within the District.  Rather they are associated with the 
development of the District as a whole.  Therefore, the associated costs are distributed to 
each unit based on total lot size, utilizing an ERU Factor of 1.0 for the 52’ Lots.   
 
TABLE 20 
PROFESSIONAL & PERMIT FEES - ERU VALUE CALCULATION 

Individual 
Property 

Type 

Individual 
Property 

Area 

ERU         
Value 

52' Lot 0.16 1.00 
57' Lot 0.20 1.24 
62' Lot 0.19 1.19 
76' Lot 0.24 1.51 
90’ Lot 0.29 1.79 
Multi-family 0.1 0.62 

 
Based on the ERU Values, the cost allocated to each property within the District (excluding 
Phases 1 & 2) is as follows: 
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TABLE 21 – PROJECT REMAINING 
PROFESSIONAL & PERMIT FEES - PROPORTIONAL INDIVIDUAL PROPERTY 
COST 

Individual 
Property Type 

Number 
of Units 

Professional & 
Permit Fee Cost 

52' Lot 260 $606,645.00 
57' Lot 43 $124,598.53 
62' Lot 110 $305,825.60 
76' Lot 70 $247,251.00 
90’ Lot 18 $75,096.51 
Multi-family 304 $438,448.37 
Total  $1,797,865.01 

 
The total remaining cost is equal to the total project cost minus the costs associated with 
Phase 1 & 2 improvements.  
 
Based on the above ERU Values, the costs allocated to each property within the District is as 
follows: 

 
TABLE 22 – PHASE 3 
PROFESSIONAL & PERMIT FEES - PROPORTIONAL INDIVIDUAL PROPERTY 
COST 

Individual 
Property Type 

Number 
of Units 

Professional & 
Permit Fee Cost 

52' Lot 64 $149,328.00 
57' Lot 0 $0.00 
62' Lot 0 $0.00 
76' Lot 23 $81,239.61 
90’ Lot 18 $75,093.10 
Multi-family 0 $0.00 
Total   $305,660.72 

 
4.0 SUMMARY OF ALLOCATION OF CONSTRUCTION COSTS 

 
The following table is a summary of the Cost Allocation per Individual property Type after 
applying the above Cost Allocations. 
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TABLE 23 
COST PER INDIVIDUAL PROPERTY TYPE 

 

Parcel Type Surface Water 
Management Water Wastewater Irrigation Exterior 

Landscaping 
Offsite 

Improvements 
Environmental 

mitigation 
Professional & 

Permit Fess Total 

52' Lot $11,858.54 $1,039.80 $1,507.71 $1,963.68 $1,346.11 $1,189.90 $1,974.29 $2,333.25 $23,213.28 
57' Lot $17,787.81 $1,489.44 $2,159.69 $2,019.88 $1,671.72 $1,189.90 $2,451.85 $2,897.64 $31,667.94 
62' Lot $21,819.71 $1,377.03 $1,996.70 $1,284.35 $1,603.99 $1,189.90 $2,352.51 $2,780.23 $34,404.42 
76' Lot $29,883.52 $1,849.16 $2,681.28 $1,338.39 $2,037.79 $1,189.90 $2,988.75 $3,532.16 $45,500.95 
90' Lot $32,373.81 $2,259.46 $3,276.21 $1,980.98 $2,406.84 $1,189.90 $3,530.02 $4,171.84 $51,189.05 

Multi-family $9,724.00 $2,259.46 $3,276.21 $887.77 $832.08 $832.93 $1,220.38 $1,442.26 $20,475.09 
Golf Course 
& Amenity $0.00 $16,861.62 $24,449.35 $155,359.94 $0.00 $0.00 $0.00 $0.00 $196,670.92 
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TABLE 24 – PROJECT REMAINING 
PROPORTIONAL INDIVIDUAL PROPERTY COST PER INDIVIDUAL PROPERTY TYPE 

 
 

Parcel Type Surface Water 
Management Water Wastewater Irrigation Exterior 

Landscaping 
Offsite 

Improvements 
Environmental 

mitigation 
Professional & 

Permit Fess Total 

52' Lot $3,083,220.40 $270,345.26 $391,998.42 $510,556.80 $349,986.93 $309,374.00 $513,314.51 $606,645.00 $6,035,441.32 
57' Lot $764,875.83 $64,046.06 $92,866.79 $86,854.89 $71,883.99 $51,165.70 $105,429.61 $124,598.53 $1,361,721.40 
62' Lot $2,400,168.10 $151,473.57 $219,636.67 $141,278.68 $176,438.40 $130,889.00 $258,775.71 $305,825.60 $3,784,485.73 
76' Lot $2,091,846.40 $129,441.05 $187,689.52 $93,687.61 $142,645.25 $83,293.00 $209,212.54 $247,251.00 $3,185,066.37 
90' Lot $582,734.80 $40,670.23 $58,971.84 $35,658.44 $43,323.08 $21,420.90 $63,540.37 $75,096.51 $921,416.17 

Multi-family $2,956,096.00 $686,875.02 $995,968.78 $269,882.42 $252,951.78 $253,210.72 $370,995.06 $438,448.37 $6,224,428.15 
Golf Course & 

Amenity $0.00 $16,861.62 $24,449.35 $155,359.94 $0.00 $0.00 $0.00 $0.00 $196,670.91 

Total $11,878,941.53 $1,359,712.81 $1,971,581.37 $1,293,278.78 $1,037,229.43 $849,353.32 $1,521,267.80 $1,797,865.01 $21,709,230.05 
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TABLE 25 - PHASE 3 
PROPORTIONAL INDIVIDUAL PROPERTY COST PER INDIVIDUAL PROPERTY TYPE 

 
 

Parcel Type Surface Water 
Management Water Wastewater Irrigation Exterior 

Landscaping 
Offsite 

Improvements 
Environmental 

mitigation 
Professional & 

Permit Fess Total 

52' Lot $758,946.56 $66,547.20 $96,493.44 $125,675.52 $86,151.04 $76,153.60 $126,354.56 $149,328.00 $1,485,649.92 
57' Lot $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 
62' Lot $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 
76' Lot $687,320.96 $42,530.63 $61,669.41 $30,783.07 $46,869.15 $27,367.70 $68,741.26 $81,239.61 $1,046,521.80 
90' Lot $582,728.58 $40,670.23 $58,971.84 $35,657.58 $43,323.08 $21,418.20 $63,540.37 $75,093.10 $921,402.98 

Multi-family $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 
Golf Course 
& Amenity $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 $0.00 

Total $2,028,996.10 $149,748.06 $217,134.69 $192,116.17 $176,343.28 $124,939.50 $258,636.19 $305,660.72 $3,453,574.71 
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5.0 CONCLUSION 
 

We believe that the proposed cost allocation methodology, as described in this report, is 
both technically sound as well as practical in its intent and design.  The engineering 
principals are specific to the site and function of each component of the District’s 
infrastructure for the first 3 Phases. 
 
This information represents the current intentions of the District, with regard to the existing 
and proposed infrastructure.  This report may be subject to change in the future, should the 
intentions of the District change. 
 
The Improvements, as outlined in this report, are necessary for the functional development 
of the lands of the District as required by the applicable independent unit of local 
government.  The planning and design of these Improvements is in accordance with current 
governmental regulatory requirements.  The Improvements will provide their intended 
function so long as the construction is in substantial compliance with the design and permits. 
 
The items of construction in this report are based on actual costs for completed items and on 
current plan quantities for the ongoing or future infrastructure construction as shown on the 
approved construction drawings and specifications, latest revision. 
 
It is my professional opinion that the infrastructure costs provided herein for the District 
Improvements are reasonable to complete the first 3 Phases of construction of the 
Improvements described herein and that these Improvements, described herein, will benefit 
and add value to the District and are public improvements or community facilities as set 
forth in Section 190.012(1) and (2) of the Florida Statutes. 
 
The estimate of infrastructure construction costs is only an estimate and not a guaranteed 
maximum price.  The estimated costs is based on unit prices currently being experienced for 
ongoing and similar items of work in the County and quantities as represented on the 
construction plans.  The labor market, future costs of equipment and materials, and the 
actual construction process are all beyond control.  Due to this inherent opportunity for 
fluctuation in cost, the total final cost may be more or less than this estimate 
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1.0 BACKGROUND AND THRESHOLD MATTERS 

The District was created and chartered by law and established on the property by Collier 
County effective February 26, 2002, as amended. 

The District manages the provision of infrastructure to the community known as Esplanade 
Golf and Country Club of Naples, which is approximately 830 acres of land and is situated 
northwest of the intersection of Immokalee Road and County Road 951. 

The District’s single and special purpose is to manage the construction, acquisition, 
maintenance and financing of its public works including basic infrastructure, system, facilities, 
services and improvement.1 

The District was essentially been dormant since establishment, and in 2013 Taylor Morrison 
acquired or has option(s) to acquire the entire land area within the District. In 2013 the District 
issued it’s first Series of Bonds for the first two phases of development, which development is 
currently underway. 

This report is intended to continue the development of the capital improvement program 
for this Series 2015 development plan, for Phase 3 and to define the special assessments that 
will be required to implement the capital improvement plan for Phase 3. 

This report will identify the special and peculiar benefits for the works and services including 
added use of the property, added enjoyment of the property, and probability of increased 

                                                      

1 See Florida Statutes sections 190.002(1)(a) and (c) and (3); Florida Statutes section 
190.003(6); Florida Statutes section 190.012; and State v. Frontier Acres Com. Develop., 472 So 
2d 455 (Fla. 1985) in which the Florida Supreme Court opines about the “limited grant of 
statutory powers under chapter 190 [and] the narrow purpose of such districts” as “special 
purpose governmental units,” where the narrow purpose is in the singular as applied to their 
powers in the plural. Frontier Acres Com., at 456. The Supreme Court also references section 
190.002, Florida Statutes, to “evidence the narrow objective” in providing community 
infrastructure in section 190.002(1)(a), Florida Statutes, opining that the “powers” of such 
districts “implement the single, narrow legislative purpose.” Id. at 457. 
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marketability, value of the property and decreased insurance premiums will be evaluated for 
each of the revised residential and commercial product types to insure that the new 
assessments are fair, just and reasonable for all property within the District. 

2.0 THE DISTRICT 

The District was established by Ordinance of the Board of County Commissioner’s of Collier 
County, Florida, effective February 26, 2002 and encompasses a total of 830 acres.  The 
development, known as Esplanade Golf and Country Club of Naples also encompasses 
approximately 830 acres.  

The District encompasses the community known as Esplanade Golf and Country Club of 
Naples and is situated northeast of the intersection of Immokalee Road and County Road 951.  

Interstate 75 and U.S. 41 provide direct access to Fort Lauderdale and Miami, respectively.  
Interstate 75 also provides access to Fort Myers, Sarasota, Tampa and northern Florida.  The 
Southwest Florida International Airport is located approximately forty (40) minutes north via 
Interstate 75, and the Miami International Airport is located approximately one (1) hour and 
forty-five (45) minutes east via Interstate 75. 

3.0 PURPOSE OF THIS REPORT 

This Special Assessment Report has been developed to provide a roadmap and lays out in 
detail each step for use by the Board for the imposition and levy of non-ad valorem special 
assessments.  This report begins by introducing the Cost Allocation methodology, as prepared by 
Waldrop Engineering, Inc. to the Board, and then the report introduces the Assessment 
Methodology.  These two methodologies constitute the District’s procedure for instituting the 
Assessments to fund the capital improvement program for the District. 

The Cost Allocation Methodology discloses the computations for the cost and dollar 
amounts for the systems, facilities and services provided by the District per parcel for each unity 
type of acre. 

The Assessment Methodology outlines the properties within the District that are subject to 
the Assessment and the special benefit conferred peculiar to each property by, and received 
from, the systems, facilities and services provided by the District’s capital improvement 
program. The Assessment Methodology will have three primary objectives: (1) to determine the 
special and peculiar benefits that flow to the assessable properties in the District from the 
capital improvement plan provided by the District; (2) to apportion the special benefits peculiar 
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to all parcels in a manner that is fair and reasonable, resulting in the proportionate special 
benefit; and (3) to apply the proportionate special benefit to the proposed allocated costs in 
each assessment category potentially resulting in a modification to the costs allocated and fixing 
the assessment per parcel or acre. The first two objectives of the Assessment Methodology set 
forth a framework to apply to the already allocated costs and dollar amount of assessments 
associated with the operations and maintenance expenditures benefiting properties. Once the 
framework is set, the proportionate special benefit may modify the earlier allocated dollar 
amounts of the assessments per parcel or per acre. The report is designed to conform to the 
requirements of Chapters 189, 190, 170 and 197, Florida Statutes, and is consistent with the 
District’s understanding of the case law on this subject. 

The existing systems, facilities and services earlier acquired and constructed by this District 
produced special benefits, peculiar to both acres and platted parcels, which were apportioned in 
a manner that is fair and reasonable and which were based on the development plan by the 
Original Developer. The current developer (Taylor Morrison Homes) has completely changed the 
entire development program based on current economic conditions. The new development plan 
which was implemented with the issuance of the District’s Series 2013 Bonds, this report 
continues that implementation for Phase 3 development area.  Through focused, pinpointed 
and responsive management by the District of its systems, facilities and services special benefits 
that flow peculiar to the properties are enhanced. 

4.0 METHODOLOGY FOR ALLOCATING COSTS AND ASSESSMENTS 
 
4.1 Cost Allocation 

The allocation of costs in the cost allocation methodology is based on accepted practices in 
accordance with applicable laws and the procedure for the imposition, levy and collection of 
non-ad valorem special assessments as set forth in the District Charter 2 and in conformity with 
State laws applicable to such assessments. 

The allocation of costs is really in effect a disclosure of the costs as a first step towards 
determining the final dollar amount of the assessment per unit. 

                                                      

2 See the Act in chapter 190, Florida Statutes. 
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The District’s capital program can be broken down into six (6) broad categories: (1) surface 
water management system, (2) utilities including potable water, wastewater and irrigation, (3) 
exterior landscaping, (4) off-site improvements, (5) environmental mitigation and (6) 
professional & permit fees.  Mitigation as used herein, is both on-site and off-site preserve 
enhancement, creation and preservation. 

These programs have costs identified in Table 1 below and are merely the first step in the 
special assessments to be paid.  To provide further information, the division (i.e., the allocation) 
of these cost for each program is further discussed in the Waldrop Engineering Inc., report dated 
January, 2015. 

The special benefits that these programs provide to the properties are more fully disclosed 
in this report and a preview of some apportionment factors is helpful.3   The key to such factor is 
the use of Equivalent Residential Units (ERU’s”).  These units are a tried and true measurement 
to compare the costs as divided or allocated. 

 

 

                                                      

3 As will be disclosed later, apportionment determines the relative magnitude of the special 
benefits also and provides a further breakdown in costs. 

Description Allocated Cost
Stormwater Management System 2,028,996.10$      
Utilities

Potable Water 149,748.06$         
Sanitary Sewer 217,134.69$         
irrigation 192,116.17$         

Exterior Landscaping 176,343.28$         
Off-Site Improvement 124,939.50$         
Environmental Mitigation 258,636.19$         
Professional & Permit Fees 305,660.72$         

Total: 3,453,574.71$      

Table 1
Phase 3 - Cost Allocation
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4.2 Surface Water Management System 

The District’s surface water management system was designed to be an integrated and 
functional water management system for the treatment and attenuation of stormwater runoff 
for the entire District.  As such, the allocation of costs are based on the capacity usage 
anticipated for each land use within the District and the Golf Course is treated as enumerated in 
4.5 below. 

4.3 Potable Water, Wastewater and Irrigation 

The District’s utility system consists of potable water, sanitary sewer and irrigation water for 
the community.  The development within the District consists primarily residential properties, 
and a golf course with associated amenities.  The potable water and sanitary sewer are divided 
among all property owners based on typical flow rates established by the District Engineer for 
similar use types based on the Florida Administrative Code, and that the irrigation water be 
distributed based on the anticipated use for each land use type.  The Golf Course is treated as 
more fully identified in the Engineer’s Report dated August, 2013. 

4.4 Exterior Landscaping, Off-Site Improvements, Mitigation and Miscellaneous 

The exterior landscaping consists of buffering along the project boundaries and is 
necessitated by the requirements of the Collier County Land Development Code, which requires 
landscape buffering along public roadways and between different zoning categories and uses 
within the County.  As such, the allocation of costs are based on trip generation anticipated for 
each land use within the District and the Golf Course is treated as enumerated in 4.5 below. 

4.5 Off-Site Improvements 

The off-site improvements consist of transportation related improvements for County Road 
951 Extension right-of-way.  These improvements were also necessitated by the requirements of 
the Collier County Land PUD Ordinance NO. 12-14.  These roadway improvement costs are 
divided between the various individual properties based on the size of a typical lot, according to 
the Engineer’s report.  The golf course trips are generated only from within the District, since 
the Golf Course will be owned by the Homeowner’s Association, and as such, no costs are 
appropriately allocated to the golf course. 

4.6 Environmental Mitigation 

The environmental mitigation costs consist of wetland and other habitat improvements 
caused by the development of Esplanade Golf & Country Club of Naples, to replace existing 
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wetlands.  As such, the allocation of costs are based on the capacity usage anticipated for each 
land use within the District and the Golf Couse is treated as identified in 4.5 above. 

4.7 Professional & Permit Fees 

Professional and Permit costs are allocated based on the typical lot size anticipated for each 
land use within the District, and the Golf Course is treated at enumerated in 4.5 above. 

5.0 OVERVIEW OF ASSESSMENT METHODOLOGY; SPECIAL PECULIAR BENEFIT; REASONABLE 
AND FAIR APPORTIONMENT; PROPORTIONATE SPECIAL BENEFIT 

The purpose of this Assessment Methodology is to discuss the special benefits peculiar to 
the properties from construction and acquisition of the District systems, facilities and services, 
along with the further enhancement and enjoyment of the property from the District’s use of its 
special pinpointed and focused management capabilities to construct these systems, facilities 
and services. 

The Assessment Methodology herein constitutes a valid and legal methodology for the Flow 
Way Community Development District in that it confers special benefits peculiar to the 
properties and apportions those benefits in a reasonable and fair manner resulting in and 
applying the proportionate special benefit.  This section is broken down into four (4) 
subsections: 

Subsection 5.1 provides a detailed overview of the requirements for a valid special 
assessment. In this subsection, Florida’s legal requirements to make the assessments liens equal 
in dignity to property taxes are explained and detailed. (A lien travels with the property and may 
result in the loss of the property if it is not paid.) 
 

Subsection 5.2 identifies and details the actual special benefits flowing from the District’s 
construction activities of it’s, systems, facilities and services to the properties. A breakdown of 
each special benefit (added use, added enjoyment, the combination of enhanced value and 
increased marketability and finally decreased insurance premiums) is provided and the way the 
properties are benefited is explained. 

 
Subsection 5.3 covers the apportionment of these special benefits. This subsection shows 

the proportion of the special benefit flowing to the individual properties. For example, the Off-
site Services will create equal special benefits peculiar to individual properties. That is, the 
relative magnitude of any one of these special benefits to any one property is proportional to 
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the special benefits to another property.  Similarly, the Water Management Services will benefit 
certain properties more than others, as will the Utilities and Irrigation Services. 

 
The special benefits can be broken down into a percentage of the overall special benefit 

flowing based on each category. This section explains this breakdown in specificity for each 
property unit type in relation to the magnitude of the special benefit each property unit enjoys. 
This apportionment results in the proportionate special benefit. 
 

Subsection 5.4 applies the proportionate special benefit to the dollar amount allocated in 
the Cost Allocation Methodology. 

 
5.1 Requirements For a Valid Assessment Methodology 

Valid assessments under Florida Law have two (2) requirements that must be met by the 
Board using this methodology to provide that the assessments will be liens on property equal in 
dignity to County property tax liens and to justify reimbursement by the property owners to the 
District for the special benefits received by and peculiar to their properties. 

First, the properties assessed must receive, peculiar to the acre or parcel of property, a 
special benefit that flows as a logical connection from the systems, facilities and services 
constituting improvements.4 The courts recognize added use, added enjoyment, enhanced value 

                                                      

4 The two basic requirements for a valid assessment under law are stated succinctly in City 
of Boca Raton v. State, 595 So. 2d 25, 29 (Fla. 1992) holding modified by Sarasota County v. 
Sarasota Church of Christ, Inc., 667 So. 2d 180 (Fla. 1995) and modified sub nom. Collier County 
v. State, 733 So. 2d 1012 (Fla. 1999) (“There are two requirements for the imposition of a valid 
special assessment. First, the property assessed must derive a special benefit from the service 
provided. Second, the assessment must be fairly and reasonably apportioned among the 
properties that receive the special benefit.”) (Citations omitted). The requirement that the 
benefits received from the property must be peculiar to the parcel or acres is stated in City of 
Boca Raton v. State, 595 So. 2d 25, 29 (Fla. 1992) holding modified by Sarasota County v. 
Sarasota Church of Christ, Inc., 667 So. 2d 180 (Fla. 1995) and modified sub nom. Collier County 
v. State, 733 So. 2d 1012 (Fla. 1999) (A special assessment "is imposed upon the theory that that 
portion of the community which is required to bear it receives some special or peculiar benefit 
in the enhancement of value of the property against which it is imposed as a result of the 
improvement made with the proceeds of the special assessment."). The requirement for the 

(footnote continued) 
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and decreased insurance premiums as the special benefits that flow as a logical connection from 
the systems, facilities and services peculiar to the property. Additionally, the properties will 
receive the special benefit of enhanced marketability. 

Second, the special benefits must be fairly and reasonably apportioned in relation to the 
magnitude of the special benefit received by and peculiar to the various properties being 
assessed,5 resulting in the proportionate special benefit to be applied. 

Although property taxes are automatically liens on the property, non-ad valorem 
assessments, including special assessments, are not automatically liens on the property but will 
become liens if the governing Board applies the following test in an informed, non-arbitrary 
manner. If this test for lienability is determined in a manner that is informed and non-arbitrary 
by the Board of Supervisors of the District, as a legislative determination, then the special 
assessments may be imposed, levied, collected and enforced as a first lien on the property equal 
in dignity to the property tax lien.6 Florida courts have found that it is not necessary to calculate 

                                                      

existence of a logical connection from the systems, facilities and services constituting the 
improvements to the parcel or acre is found in Lake County v. Water Management Corp., 695 
So. 2d 667, 669 (Fla. 1997) (The test for evaluating whether a special benefit is conferred to 
property by the services for which an assessment is imposed “is whether there is a ‘logical 
relationship’ between the services provided and the benefit to real property.”) 

5 City of Boca Raton v. State, 595 So. 2d 25, 29 (Fla. 1992) holding modified by Sarasota 
County v. Sarasota Church of Christ, Inc., 667 So. 2d 180 (Fla. 1995) and modified sub nom. 
Collier County v. State, 733 So. 2d 1012 (Fla. 1999). 

6 Workman Enterprises, Inc. v. Hernando County, 790 So. 2d 598, 600 (Fla. 5th DCA 2001) 
(“When a trial court is presented with a property owner's challenge to a special assessment the 
appropriate ‘standard of review is the same for both prongs; that is, the legislative 
determination as to the existence of special benefits and as to the apportionment of the costs of 
those benefits should be upheld unless the determination is arbitrary.’”) (Citation omitted). § 
170.09, Fla. Stat. (2010) (“The special assessments . . . shall remain liens, coequal with the lien of 
all state, county, district, and municipal taxes, superior in dignity to all other liens, titles, and 
claims, until paid.” 
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special benefits with mathematical precision at the time of imposition and levy7 so long as the 
levying and imposition process is not arbitrary, capricious or unfair.8 

 5.2 Special Peculiar Benefits 
 

Focused, pinpointed and responsive management by the District of its systems, facilities and 
services, create and enhance special benefits that flow peculiar to property within the borders 
of the District, as well as general benefits to the public at large. 

 
All benefits conferred on District properties are special benefits conferred on property 

because only property within the District will specially benefit from the enhanced services to be 
provided as a result of these new assessments. Any general benefits resulting from these 
assessments are incidental and are readily distinguishable from the special benefits that accrue 
to the property within the District. Properties outside the District do not depend on the District’s 
programs and undertakings in any way for their own benefit and are therefore not considered to 
receive benefits for the purposes of this methodology. The four assessments imposed by this 
resolution are designed with the specific properties of the District in mind and for their exclusive 
special benefit. 

 
 
 
 

                                                      

7 City of Boca Raton v. State, 595 So. 2d 25, 31 (Fla. 1992) (In determining the special benefit 
each parcel or acre receives, the District is “not required to specifically itemize a dollar amount 
of benefit to be received by each parcel.”). Pursuant to section 197.122(1), Florida Statutes, all 
taxes imposed pursuant to the State Constitution and laws of this state shall be a first lien, 
superior to all other liens, on any property against which the taxes have been assessed and shall 
continue in full force from January 1 of the year the taxes were levied until discharged by 
payment or until barred under chapter 95. Pursuant to the collection laws, section 197.3632, 
Florida Statutes, and all applicable case law, this provision on taxes also applies to non-ad 
valorem assessments. 

8 See Workman Enterprises, Inc. v. Hernando County, 790 So. 2d 598 (Fla. 5th DCA 2001), 
supra note 5, at 600. 
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5.2.1 General Review 
 

From the District’s focused and pinpointed management flows the special benefit peculiar 
to each parcel or acre of added use of the property. This special benefit of added use of a piece 
of property contemplates the increased ability to “use” the property for its intended purpose. 

 
The District’s control and management will also provide another special benefit peculiar to 

each parcel or acre of added enjoyment of the property. The special benefit of added enjoyment 
of property contemplates the increase in the satisfaction or quality of use of the specially 
benefitted property.  

 
Additionally, the District’s control and management will provide the special benefit peculiar 

to each parcel or acre of the probability of increased marketability and value of the property. 
The dollar increase in the value of the property could be determined at a later time by a 
property appraiser. 

 
Because the benefits of the District’s control and management are greater than the costs of 

the assessments, an overall net special benefit occurs. This net special benefit equates into an 
increase in at least some of the property values of the surrounding homes. An increase in 
property values makes these properties more marketable and more saleable. Put differently, 
when a property’s value increases and the price a property is for sale remains the same, the 
property will have a greater chance of being sold; therefore, the marketability of that property is 
increased. 

 
Further, a derivative special benefit also exists from this increased marketability. Because of 

the overall benefit and increases in property values, the surrounding homes will increase in their 
marketability. More enhanced neighboring properties mean increased marketability. Therefore, 
even if a single property’s value is not increased from the particular District service, many 
surrounding properties’ value will increase, and the non-value improving property will still gain 
an increase in marketability. 

 
Finally, the District’s focused and pinpointed control and management will provide a special 

benefit peculiar to each parcel or acre of decreased insurance premiums. The monetary 
decrease in the insurance premiums could be determined at a later time by an insurance 
adjuster. 
 

These special and peculiar benefits are real and ascertainable, but are not yet capable of 
being calculated and assessed as to value with mathematical certainty; however, their 
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magnitude can be determined with certainty today. Each special benefit is by orders of 
magnitude more valuable than the cost of, or the actual assessment imposed and levied for, the 
services and improvements that they provide peculiar to the receiving properties. 
 
Accordingly, each system, facility and service provided by the District is discussed. 
 

(A) Surface Water Management Systems, Facilities and Services 
 

 The Special Benefit of Added Use 
 

From the District’s focused and pinpointed management of the Surface Water Management 
System flows the special benefit peculiar to each parcel or acre of added use of the property. 
The special benefits peculiar to each parcel or acre from the Surface Water Management System 
that contributes, as a logical relationship, to the added use of property throughout the District 
are flood reduction and prevention and reduced over-drainage. The community is being 
developed as a bundled golf community, where each owner of property within the District will 
be a member of the Homeowner’s Association and the Association will be the owner of the Golf 
Course. With this development concept, the development of the Golf Course will benefit the 
property owners directly by permitting the owner’s the use of the course and it’s associated 
facilities. 

 
The District’s focused and pinpointed control and maintenance of the Surface Water 

Management System will avoid the need to undergo intense revitalization efforts of the system 
in the future for all residential properties and of the Golf Course, however the sole beneficiaries 
of the added use of the Golf Course are the individual property owners in the District, and not 
the Golf Course since the Golf Course will be owned and operated by the Homeowner’s 
Association to which all individual property owner’s will be members of the Homeowner’s 
Association.  As such, the individual properties (excluding the Golf Course) will receive the entire 
benefit of flood protection, treatment and attenuation of stormwater runoff. 
 
 The Special Benefit of Added Enjoyment 

The District’s construction of the Surface Water Management Services will also provide a 
special benefit peculiar to each parcel or acre of added enjoyment of the property. The items 
contributing, as a logical relationship, to the special benefit of added enjoyment of the property 
are reduced pollution on the property and throughout the District, improved water quality 
throughout the District, and an aesthetic enhancement of property in general through a better-
maintained landscape resulting in a clean and pristine environment. Use of the Golf Course will 
be significantly enhanced by allowing owner’s to enjoy a better game-play experience in playing 
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on well drained, hence dry, lands as well as the satisfaction of playing on a highly maintained 
course with an admirable beauty as a direct result of that maintenance.  Again however, since 
the Golf Course is owned by the Homeowner’s Association, the benefit’s that are derived from 
the enjoyment of the surface water management system, flow as a logical consequence to the 
individual properties (excluding the Golf Course) within the District.  These individual properties 
will also enjoy the significant decrease in pollutant build up on their lands and common areas 
and the consequent positive environmental and aesthetic effects on their lands and local 
community as a direct result of the enhanced Surface Water Management System’s 
construction, operation and maintenance by focused District management. 

 The Special Benefit of the Probability of Enhanced Value and Increased Marketability 

The District’s construction of the surface water management system will provide further a 
special benefit peculiar to each parcel or acre in the probability of increased marketability and 
enhanced value of the property. Specific benefits of this type include decreased landscaping and 
maintenance costs, reduced environmental degradation, higher quality property maintenance, 
reduced water treatment costs (since the system is effectively removing a substantial portion of 
the pollutants before the run-off water reaches a water treatment facility), and increased 
prestige.  Moreover, the enhanced value received by the property will remain despite any 
change in future use because the surface water management system benefits the lands of the 
District irrespective of their current or anticipated purpose. The dollar increase in the value of 
the property can be determined at a later time by a property appraiser. The Golf Course itself, as 
a better served entity, will be much more valuable, and consequently as a result of the 
ownership by the Homeowner’s Association the individual home values may be positively 
affected by the golf course.  Additionally, as a result of the construction of the surface water 
management system, this will provide owner’s potentially more playing time should its overall 
enhancement entice more property owners to visit and use the golf course; again, this in turn 
could increase the prestige and visibility of the course, further driving up the market value of the 
individual properties in the District. Finally, these individual properties would specially benefit 
from value increases in the individual properties, which are directly attributable to providing 
flood protection, treatment and attenuation of stormwater, a stormwater system that raises the 
project’s finished floor elevation’s above FEMA’s flood elevation, all from the construction of 
the District’s surface water system, and all at residents’ disposal.  Finally, the construction of the 
District’s surface water system, will provide less local maintenance and landscaping 
expenditures, and significantly more attractive individual lots which by their aesthetic 
characteristics are more sought after and marketable.  
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 The Special Benefit of Decreased Insurance Premiums 

Finally, the District’s control and management of the surface water management system will 
provide a special benefit peculiar to each parcel or acre of decreased insurance premiums. The 
monetary decrease in the insurance premiums could be determined at a later time by an 
insurance adjuster. The Golf Course as well as residential properties within the District should 
enjoy significant reductions in insurance costs if the system is proved to decrease pollutants 
locally in the manner intended as well as provide a means of flood prevention that will reduce 
the potential for property damage throughout the entire District.  Additionally, the mere fact 
that the system is being constructed to raise the project’s finished floor elevations above 
FEMA’s flood elevation, will potentially eliminate  the need for or reducing the cost of flood 
insurance to all individual properties in the District. 

 (B)  Utilities 
 
From the District’s focused and pinpointed management, the construction of the District’s 

utility systems, including potable water, sanitary sewer and the irrigation system flows the 
special benefits peculiar to each parcel or acre in terms of added use, added enjoyment, 
enhanced value and marketability. All these special benefits would not exist but for the 
successful operation of the District’s functions and duties by the Board of Supervisors. Each 
parcel or acre within the District requires the Board to construct a utility system for the benefit 
of and upon each individual property in order to meet the District’s single, special purpose in 
providing sustained high quality infrastructure to the District. These services constitute the 
source of the special benefit peculiar to the property on which the assessment is based because 
without these services, no capital infrastructure nor its maintenance and operation could ever 
accrue to the properties. 
 

(C) Exterior Landscaping 
 

From the District’s focused and pinpointed management, the construction of the exterior 
landscaping elements flows special benefits peculiar to each parcel within the District. The 
Board will provide exterior landscaping which include buffering along Immokalee Road and 
other areas of the District.  This landscaping was required by Collier County Land Development 
Code.   It is these specific services from which all property will gain and specially benefit from 
added use, added enjoyment, and enhanced value and marketability.  
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(D) Off-Site Improvements 
 

From the District’s focused and pinpointed management, off-site improvements flows the 
special benefit peculiar to each parcel or acre within the District.  These improvements are 
primarily transportation related improvements and from these improvements the community 
will mitigate any transportation related deficiencies to the off-site roadway system that are due 
to the traffic being generated from the parcels and properties in the District.  These off-site 
improvements would not be required if not for the development of the properties in the District 
and these parcels will specifically benefit from the better flow of traffic into and out of the 
District.  However, the golf course does not generate any additional traffic, since the golf course 
is not a public course nor open to membership outside the residential property within the 
District, as such, the golf course receives no benefit from these off-site improvements.  Similarly 
the discovery center does not generate any additional traffic, since it too is not open to the 
public and is for use only the property owner’s in the District, as such, the discover center 
receives no benefit from these off-site improvements.  As applicable to the other services, that 
is, all these special benefits would not exist but for the successful operation of the District’s 
functions and duties by the Board of Supervisors. Each parcel or acre within the District requires 
the Board to construct infrastructure that benefit each individual property in order to meet the 
District’s single, special purpose in providing sustained high quality infrastructure to the District. 
These services constitute the source of the special benefit peculiar to the property on which the 
assessment is based since without these services, no development could ever occur. 
 

(E) Environmental Mitigation 
 

From the District’s focused and pinpointed management, mitigation improvements flows 
the special benefit peculiar to each parcel or acre within the District.  These improvements 
include the construction of wetland, and other habitat replacement due to the development of 
the community.  These mitigation improvements would not be required if not for the 
development of the properties in the District and these parcels will specifically benefit from 
increased storm protection and flood damage due to major storm events.  These wetland and 
other habitat replacements increase nature’s nurseries for various birds, animals and plant life, 
and ultimately increase the enjoyment by residents in the District to participate in wetland 
activities, such as canoeing, bird watching, photography, and other outdoor recreation.   As 
applicable to the other services,  that is, all these special benefits would not exist but for the 
successful operation of the District’s functions and duties by the Board of Supervisors. Each 
parcel or acre within the District requires the Board to construct infrastructure that benefit each 
individual property in order to meet the District’s single, special purpose in providing sustained 
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high quality infrastructure to the District. These services constitute the source of the special 
benefit peculiar to the property on which the assessment is based since without these services, 
no development could ever occur. 

 
(F) Professional & Permit Services 

 
From the District’s focused and pinpointed management, from these miscellaneous 

improvements flows the special benefit peculiar to each parcel or acre within the District.  These 
improvements are required and include the necessary soft costs, such as engineering design and 
inspection, permitting, etc. for all of the other systems, facilities and services.  These 
miscellaneous improvements would not be required if not for the balance of the others systems, 
facilities and services and as such, development of the properties in the District and these 
parcels will specifically benefit from all of the other systems, facilities and services.  As 
applicable to the other services, that is, all these special benefits would not exist but for the 
successful operation of the District’s functions and duties by the Board of Supervisors. Each 
parcel or acre within the District requires the Board to construct infrastructure that benefit each 
individual property in order to meet the District’s single, special purpose in providing sustained 
high quality infrastructure to the District. These services constitute the source of the special 
benefit peculiar to the property on which the assessment is based since without these services, 
no development could ever occur. 
 
5.3 Reasonable and Fair Apportionment: The Proportionate Special Benefit 

The special benefits described above must be fairly and reasonably apportioned in relation 
to the relative magnitude (not the value) of the special benefit received by and peculiar to the 
various properties being assessed. The magnitude of such benefit is different for each type of 
property within the District and for each type of assessment on which the special benefit is 
based. The apportionment here is divided by unit type (as opposed to each individual parcel or 
acre) because the differences among the parcels and acres in each unit type, while present, are 
de minimus in this situation. It is illustrative of such benefit which one parcel or acre enjoys in 
comparison to another parcel or acre and that relationship informs the respective assessments 
which each parcel or acre must pay; always in proportion to the extent of the total benefit 
which they receive in relation to all other properties which also enjoy such benefit. All 
assessments discussed below are either equal to or less than such benefit with which it is 
associated. 
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(A) Surface Water Management System Apportionment 

The Surface Water Management System provides several special benefits, peculiar to 
certain properties within the District, as described above in section 6.2(A). Such benefits 
conferred by this system, as a whole, are to be apportioned to properties based on: (1) common 
areas that benefit the entire District (2) common areas that benefit residential only, and (3) 
specific land uses which generate anticipated runoff based on type of property on a per parcel 
or per acre basis. These three methods combined will constitute the makeup of the Water 
Management Services special assessment for each individual parcel or acre.  

For the first apportionment method, the District’s Water Management assessment will 
consist of an amount representative of all common areas within the District from which all 
properties within the District benefit. Because all properties within the District benefit from all 
District common areas, all properties share in the special benefit conferred on these areas. This 
is also reflective of the fact that the entire Surface Water Management System is one aggregate 
system and all properties must bear their share of the respective costs in managing not only 
their own properties but also of the common areas whose proper functioning is paramount to 
the integrity of the system as whole. 

The second apportionment method addresses the special benefits received by the 
properties within the residential areas that are common to the residential areas, such as 
roadways that serve residential areas only, the leisure center and residential common areas as a 
result of the Surface Water Management system. The residential areas contain additional rights-
of-way and common areas that affect water flow only within those residential communities. 
Therefore, only those properties will receive special benefits from the proper drainage and 
treatment of stormwater run-off in these areas. Consequently, all properties within these 
communities are apportioned to reflect the magnitude of these proportionate special benefits. 

The third apportionment method, which makes up the remainder of the Water 
Management assessment, addresses the unit type of individual parcels or acres. Property will be 
assessed, despite its run-off rate (as calculated in the “Cost Allocation Methodology” above), to 
reflect the relative magnitude of the individual special benefit it receives proportionally from the 
entire Water Management System. A considerable portion of the residential properties within 
the District consists of impervious surfaces and therefore generate significant run-off from 
storm events.   
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 (B) Utilities Apportionment 

The utility services provide special benefits peculiar to all properties within the District in 
the manner described above. These assessments are apportioned relative to the derivative 
benefits received by particular properties from Board undertakings in the construction of the 
infrastructure provision. As explained earlier, because certain properties, by their nature, 
require more utility services and consideration when it comes to the provision of infrastructure, 
such properties benefit proportionally more than others within the District. While all properties 
benefit from these services, they are only assessed in accordance with the proportional benefit 
they receive. Therefore, the magnitude of the proportional special benefit for each property for 
this particular assessment varies according to the particular characteristics of the parcel or acre, 
as well as the apportionment that each unit type receives from the other services. 

 (C) Exterior Landscaping Apportionment 

The exterior landscaping services provide special benefits peculiar to all properties within 
the District in the manner described above. These assessments are apportioned relative to the 
derivative benefits received by particular properties from Board undertakings in the 
construction of the infrastructure. As explained earlier, this is because all properties, by their 
nature, require these buffer landscaping areas outside the District in order to develop the 
property within the District, such properties therefore benefit proportionally. While all 
properties benefit from these services, they are only assessed in accordance with the 
proportional benefit they receive. Therefore, the magnitude of the proportional benefit for each 
property for this particular assessment does not vary according to the particular characteristics 
of the parcel or acre.  

 (D) Off-Site  Apportionment 

The off-site services which consist primarily of roadway related improvements within  
County Road 951 right-of-way and which benefit the communities are apportioned according to 
the use, expressed as ITE trip generation rates, associated with specific types of property in 
those communities. Single Family homes generally have more inhabitants, more vehicles, and 
therefore higher frequency of use of roadways in their respective community. Condominiums, 
club homes and villas, however, utilize the community roadways less and therefore benefit less 
than their Single Family unit counterparts. As a result, Single Family units can be said to enjoy 
the special benefits of these community specific improvements to a larger magnitude than all 
other types of units. Single Family units within each respective community will therefore be 
assessed significantly, but not substantially, more than Multi-Family and for the reason that they 
will be using community roadways more often and hence receive significantly more special 
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benefits from the specific improvements of roadway lighting, signage and maintenance provided 
by the District. 

(E) Environmental Mitigation Apportionment 

The mitigation infrastructure  services provide special benefits peculiar to all properties 
within the District in the manner described above. These assessments are apportioned relative 
to the derivative benefits received by particular properties from Board undertakings in the 
construction of the infrastructure. As explained earlier, this is because all properties, by their 
nature, require the replacement of lost wetland and habitat, irrespective of the type of land use, 
such properties therefore benefit proportionally. While all properties benefit from these 
services, they are only assessed in accordance with the proportional benefit they receive. 
Therefore, the magnitude of the proportional benefit for each property for this particular 
assessment does not vary according to the particular characteristics of the parcel or acre.  

(F) Profesisonal & Permitting Apportionment 

The professional and permitting services provide special benefits peculiar to all properties 
within the District in the manner described above. These assessments are apportioned relative 
to the derivative benefits received by particular properties from Board undertakings in the 
construction of the infrastructure. As explained earlier, this is because all properties, by their 
nature, require the these design, inspection, permitting and other costs that are required for the 
entire infrastructure program, irrespective of the type of land use, such properties therefore 
benefit proportionally. While all properties benefit from these services, they are only assessed in 
accordance with the proportional benefit they receive.  

5.4 Application of the Proportionate Special Benefits to the Allocated Costs 

Accordingly, the reasonable and fair apportionment of the special benefits provided by the 
District which is peculiar to both the acres and the platted parcels results in the proportionate 
special benefit which is the final step required under Florida law to complete the fixing of the 
special assessments to be imposed and levied. 

The application of the proportionate special benefit is important. The relative magnitude of 
each special benefit peculiar to each property for Water Management Services is determined by 
analyzing the respective acreage of each unit in proportion to the total acreage of the entire 
District. The relative magnitude of added use is directly related to the total acreage of each unit 
type. The greater acreage a particular unit occupies, the greater the special benefit received 
from the District’s Water Management System and thus, the greater relative magnitude as 
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compared with the other units. The same analysis was employed for the special benefit of 
added enjoyment because the Golf Course receives more added enjoyment because its purpose 
is recreational whereas residential plats are mainly for dwelling. Better water management 
leads to enhanced course conditions and increases the quality and satisfaction of the land use. 

 

The cost allocation methodology for Utilities, including potable water, sanitary sewer and 
irrigation was analyzed based on two distinct component parts. First the potable water and 
sanitary sewer component, flow rates established by Florida Administrative Code for different 
use types was used.  These flow rates help determine the units that use the infrastructure the 
most, determining the size of pipes and other ancillary facilities for the different unit types, and 
consequently the most money to be spent on the construction of these facilities. 

Similarly for the irrigation system, the cost allocation methodology is based on the use of 
the facilities with a notable exception, that is the use is based on the average irrigated area for 
each lot type.  The area of land area to be irrigated helps determine the units that use the 
infrastructure the most, again, also determining the size of pipes and other ancillary facilities for 
the different unit types, and consequently the most money to be spent on the construction of 
these facilities. 

A similar analysis can be used to determine the relative magnitude of the special benefits 
peculiar to the properties between the various land use types.  The units that cause the most 
dollars to be spent on the construction of the facilities are the same units that use the 
infrastructure the most.  The units that use the infrastructure the most are also the same units 
that benefit the most from the infrastructure.  Thus, a direct correlation exists between the 
units causing the most money to be spent on the cost of construction receiving the most 
benefits from the capital improvement program. 

 

Parcel Type
Number 
of Units

Number 
of ERU's  Cost Allocation 

Percent of Cost 
Allocation Use (1) Enjoyment (2) All (3)

 Allocation by 
use & 

Enjoyment 
 Allocation by 

Unit 
52' Lot 64 1 758,946.56$     37.41% 28.05% 9.35% 37.41% 758,946.56$     11,858.54$        
57' Lot 0 1.5 -$                    0.00% 0.00% 0.00% 0.00% -$                    -$                    
62' Lot 0 1.84 -$                    0.00% 0.00% 0.00% 0.00% -$                    -$                    
76' Lot 23 2.52 687,320.96$     33.87% 25.41% 8.47% 33.87% 687,320.96$     29,883.52$        
90' Lot 18 2.73 582,728.58$     28.72% 21.54% 7.18% 28.72% 582,728.58$     32,373.81$        
Multi-family 0 0.82 -$                    0.00% 0.00% 0.00% 0.00% -$                    -$                    
Golf Course and 
Amenities 0 0 -$                    0.00% 0.00% 0.00% 0.00% -$                    -$                    

Total 105 10.41 2,028,996.10$  100.00% 75.00% 25.00% 100.00% 2,028,996.10$  

(1) Relative Magnitude
(2) Relative magnitude of Added Enjoyment
(3) Relative Magnitude of All Services

Surface Water Management System
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The cost allocation methodology for roadway related off-site improvements used ITE 
(International Traffic Engineers) TRIP rates to determine the allocation of costs for this part of 
the capital improvement program.  The ITE TRIP rates help determine the units that use the 
infrastructure the most, generating the size of the roadway facilities and consequently cause the 
most money to be spent in capital on these facilities.  A similar analysis can be used to 
determine the relative magnitude of the special benefits peculiar to the properties in the 
District.  The units that cause the most cost to be spent, and use the infrastructure the most 
benefit the most from the roadway capital improvement program.  Thus, a direct correlation 
exists between the units causing the most capital to be spent on the roadways and the units 
receiving the most benefits from the implementation of the capital improvement program. 

 

Parcel Type
Number 
of Units

Number 
of ERU's  Cost Allocation 

Percent of Cost 
Allocation Use (1) Enjoyment (2) All (3)

 Allocation by 
use & 

Enjoyment 
 Allocation by 

Unit 
52' Lot 64 1.00  $     163,040.64 44.44% 33.33% 11.11% 44.44%  $     163,040.64  $          2,547.51 
57' Lot 0 1.43  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   
62' Lot 0 1.32  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   
76' Lot 23 1.78  $     104,200.04 28.40% 21.30% 7.10% 28.40%  $     104,200.04  $          4,530.44 
90' Lot 18 2.17  $       99,642.07 27.16% 20.37% 6.79% 27.16%  $       99,642.07  $          5,535.67 
Multi-family 0 0.81  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   
Golf Course and 
Amenities N/A 16.22  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   

Total 105 8.518919 366,882.75$     100.00% 75.00% 25.00% 100.00% 366,882.75$     

(1) Relative Magnitude
(2) Relative magnitude of Added Enjoyment
(3) Relative Magnitude of All Services

Potable Water and Sanitary Sewer

Parcel Type
Number 
of Units

Number 
of ERU's

 Cost 
Allocation 

Percent of 
Cost Allocation Use (1) Enjoyment (2) All (3)

 Allocation by 
use & 

Enjoyment 
 Allocation by 

Unit 
52' Lot 64 1.00  $     125,675.52 65.42% 49.06% 16.35% 65.42%  $     125,675.52  $          1,963.68 
57' Lot 0 1.03  $                       -   0.00% 0.00% 0.00% 0.00%  $                       -    $                       -   
62' Lot 0 0.65  $                       -   0.00% 0.00% 0.00% 0.00%  $                       -    $                       -   
76' Lot 23 0.68  $       30,783.07 16.02% 12.02% 4.01% 16.02%  $       30,783.07  $          1,338.39 
90' Lot 18 1.01  $       35,657.58 18.56% 13.92% 4.64% 18.56%  $       35,657.58  $          1,980.98 
Multi-family 0 0.45  $                       -   0.00% 0.00% 0.00% 0.00%  $                       -    $                       -   
Golf Course and 
Amenities N/A 79.12  $                       -   0.00% 0.00% 0.00% 0.00%  $                       -    $                       -   

Total 105 4.825152 192,116.17$     100.00% 75.00% 25.00% 100.00% 192,116.17$     

(1) Relative Magnitude
(2) Relative magnitude of Added Enjoyment
(3) Relative Magnitude of All Services

Irrigation Water System
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The cost allocation methodology for project landscaping – off-site, environmental wetland 
mitigation along with professional & permit fees are all project costs that are due to the 
development of the District as a whole, in that if it were not for the entire development, specific 
land uses benefit equally from the entire development program.  All properties within the 
District receive increased enjoyment from the off-site landscaping, environmental wetland 
mitigation and increased use of all services from the typical soft costs associated with 
development projects of this size and magnitude.  As these miscellaneous services are not 
attributable to any specific land uses the apportionment of these services is reflective of the 
special benefits explained earlier in this report. 

 

The  table on the following page shows the total apportioned costs after apportionment of 
the special benefit application. 

 

Parcel Type
Number 
of Units

Number 
of ERU's  Cost Allocation 

Percent of Cost 
Allocation Use (1) Enjoyment (2) All (3)

 Allocation by 
use & 

Enjoyment 
 Allocation by 

Unit 
52' Lot 64 1  $       76,153.60 60.95% 45.71% 15.24% 60.95%  $       76,153.60  $          1,189.90 
57' Lot 0 1  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   
62' Lot 0 1  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   
76' Lot 23 1  $       27,367.70 21.90% 16.43% 5.48% 21.90%  $       27,367.70  $          1,189.90 
90' Lot 18 1  $       21,418.20 17.14% 12.86% 4.29% 17.14%  $       21,418.20  $          1,189.90 

Multi-family 0 0.7  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   

Golf Course and 
Amenities N/A 0  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   

Total 105 5.7 124,939.50$     100.00% 75.00% 25.00% 100.00% 124,939.50$     

(1) Relative Magnitude
(2) Relative magnitude of Added Enjoyment
(3) Relative Magnitude of All Services

Off-Site Improvements

Parcel Type
Number 
of Units

Number 
of ERU's  Cost Allocation 

Percent of Cost 
Allocation Use (1) Enjoyment (2) All (3)

 Allocation by 
use & 

Enjoyment 
 Allocation by 

Unit 
52' Lot 64 1.00  $     361,833.60 48.85% 36.64% 12.21% 48.85%  $     361,833.60  $          5,653.65 
57' Lot 0 1.24  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   
62' Lot 0 1.19  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   
76' Lot 23 1.51  $     196,850.03 26.58% 19.93% 6.64% 26.58%  $     196,850.03  $          8,558.70 
90' Lot 18 1.79  $     181,956.55 24.57% 18.43% 6.14% 24.57%  $     181,956.55  $       10,108.70 
Multi-family 0 0.62  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   

Golf Course and 
Amenities N/A -  $                      -   0.00% 0.00% 0.00% 0.00%  $                      -    $                      -   

Total 105 7.353427 740,640.18$     100.00% 75.00% 25.00% 100.00% 740,640.18$     

(1) Relative Magnitude
(2) Relative magnitude of Added Enjoyment
(3) Relative Magnitude of All Services

Exterior Landscaping, Environmental Mitigation, Professional & Permitting Fees
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6.0 Overview of the Inventory Adjustment Determination 

The assessment methodology is based on the development plan that is currently proposed 
by the Developer.  As with all projects of this size and magnitude, as development occurs their 
may be changes to various parts of the proposed project mix, the number of units, the types of 
units, etc.  The inventory adjustment determination mechanism is intended to insure that all of 
the debt is levied only on developable properties, such that by the end of the development 
period their will be no remaining debt on any undevelopable property. 

First, as property is taken from an undeveloped (raw land) state and readied for 
development, the property is platted or alternatively specific site plans are developed and 
processed through the County Property Appraiser, who assigns distinct parcel identification 
numbers for land that is ready to be built upon.  Or in the case of property where a 
condominium is being developed the land is platted as a large tract of land, and ultimately as 
the developer files the declaration of condominium, the County Property Appraiser assign 
distinct parcel identifications to each condominium unit that will be constructed on the 
property. 

When either of these events occur, the District must allocate the appropriate portion of it’s 
debt to the newly established and distinct parcel identification numbers.  The inventory 
adjustment determination allows for the District to take the debt on these large tracks of land, 
and assign the correct allocation of debt to these newly created units.  This mechanism is done 
to insure that the principal assessment for each type of property constructed never exceed the 
initially allocated assessment contained in this report.   

This is done periodically as determined by the District Manager or their authorized 
representative, and is intended to insure that the remaining number of units to be constructed 
can be constructed on the remaining developable land. If at any time, the remaining units are 

Parcel Type
Surface Water 
Management

Potable Water 
and Sanitary 

Sewer
Irrigation Water

Landscaping, 
Mitigation, 

Prof/Permitting Fees

Off-Site 
Improvements

Total

52' Lot 758,946.56$          $         163,040.64  $         125,675.52  $               361,833.60  $        76,153.60  $      1,485,649.92 
57' Lot -$                         $                          -    $                          -    $                                -    $                       -    $                          -   
62' Lot -$                         $                          -    $                          -    $                                -    $                       -    $                          -   
76' Lot 687,320.96$          $         104,200.04  $            30,783.07  $               196,850.03  $        27,367.70  $      1,046,521.80 
90' Lot 582,728.58$          $            99,642.07  $            35,657.58  $               181,956.55  $        21,418.20  $         921,402.98 
Multi-family -$                         $                          -    $                          -    $                                -    $                       -    $                          -   
Golf Course and 
Amenities -$                         $                          -    $                          -    $                                -    $                       -    $                          -   

Total 2,028,996.10$       $         366,882.75  $         192,116.17  $              740,640.18  $      124,939.50 3,453,574.71$      

Total Apportioned Costs after apportionment of Special Benefit Application
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insufficient to absorb the remaining development plan, the developer will be required to make a 
density reduction payment, such that the debt remaining after the density reduction payment 
does not exceed principal assessment for each type of property is exceeded in the initially 
allocated assessment contained in this report. 

7.0 Allocation of Proposed Series 2015 Capital Improvement Revenue Bonds to Properties in 
the District. 

This section of the report takes the cost allocations identified in this report and spreads that 
cost over the proposed development plan, taking into consideration the costs of issuing the 
Series 2015 Bonds, including Capitalized Interest, Reserve Account Requirements and Cost of 
Issuance.   

The following chart reflects the preliminary sizing for the Series 2015 Bonds. 

 ESTIMATED Date of Issue:      March 1, 2015 
 Interest Rate:         6.00%       
 Reserve Fund: (MADS)       $348,714.78 
 Capitalized Interest:  (Through 05/01/2017)  $738,424.31 

 

 

From the determination of the Par Debt needed to finance the project, we can compute the 
outstanding per unit debt, and estimated annual debt service payments on the units 

Par Debt Issued 4,800,000.00$          

Project Costs 3,453,574.71$          
Capitalized Interest 738,424.31$              
Debt Service Reserve $348,714.78
Cost of Issuance 259,250.00$              
Rounding Proceeds 36.21$                        

Total: 4,800,000.00$          

Flow Way Community Development District
Source & Use of Funds

Series 2015 - Capital Improvement Revenue Bonds

PRELIMINARY SIZING
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8.0 Preliminary Assessment Roll 

Exhibit 1 provides provides the assessment roll for the Series 2015 Capital Improvement 
Program.   

 

Parcel Type
Number of 

Units
Total Apportioned 

Costs

Percent of 
Apportioned 

Costs

Series 2015 - Total 
Par Debt  By 
Product Type

Series 2013 Par 
Debt  Per Unit

ESTIMATED 
Total Annual 
Payment Per 

Unit

Total Debt 
Service

52' Lot 64 1,485,649.92$        43.02% 2,064,851.70$       32,263.31$         2,451.12$       146,609.30$      
57' Lot 0 -$                         0.00% -$                         -$                     -$                 -$                     
62' Lot 0 -$                         0.00% -$                         -$                     -$                 -$                     
76' Lot 23 1,046,521.80$        30.30% 1,454,523.23$       63,240.14$         4,804.51$       103,274.55$      
90' Lot 18 921,402.98$           26.68% 1,280,625.06$       71,145.84$         5,405.13$       90,927.37$        
Multi-family 0 -$                         0.00% -$                         -$                     -$                 -$                     

Total 105 3,453,574.71$       100.00% 4,800,000.00$       340,811.22$      
Max Annual Debt Service $340,811.22

Rounding -$                    



Folio # Property Owner 52' 57' 62' 76' 90' MF Assessment

31346500767

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 63,240.14$             

31346500783

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500806

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500822

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500848

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500864

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500880

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500903

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500929

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500945

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500961

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346500987

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501465

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501481

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501504

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501520

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501546

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501562

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501588

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501601

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501627

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501643

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

31346501669

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251
1 63,240.14$             

Total Units 0 0 0 23 0 0

Flow Way Community Development District

Parcel D
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Flow Way Community Development District
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Folio # Property Owner 52' 57' 62' 76' 90' Lot  MF (acres) Assessment

31346501685, 

31346501708

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501708, 

31346501724

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501724, 

31346501740, 

31346501766

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501766, 

31346501782

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501782, 

31346501805, 

31346501821

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501821, 

31346501847

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501847, 

31346501863

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501863, 

31346501889, 

31346501902

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501902, 

31346501928

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501928, 

31346501944, 

31346501960

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501960, 

31346501986

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346501986, 

31346502008

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346502008, 

31346502024, 

31346502040

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346502040, 

31346502066

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346502066, 

31346502082

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346502082, 

31346502105, 

31346502121

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346502121, 

31346502147

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

31346502147, 

31346502163, 

31346502189

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 71,145.84$             

Total Acreage 0 0 0 0 18 0

Folio # 52' 57' 62' 76' MF MF Assessment

31347500067

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

32 1,032,425.85$       

Total Units 32 0 0 0 0 0

Parcel E

Parcel F
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Folio # 52' 57' 62' 76' MF Assessment

31346503829

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346503845

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346503861

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346503887

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346503900

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346504026

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346503942

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346503968

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346503984

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346504006

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346504022

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346504048

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346504064

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346504080

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346504103

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346504129

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346505380

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346505403

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346505429

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346505445

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346505461

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507427

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507443

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

Parcel H
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31346507469

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507485

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507508

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507524

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507540

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507566

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507582

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507605

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

31346507621

Taylor Morrison of Esplanade Naples LLC 4900 

N Scottsdale Road Suite 200, Scottsdale, AZ 

85251

1 32,263.31$             

Total Units 32 0 0 0 0 0

Total Assessment: 4,800,000.00$      
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RESOLUTION NO. 2015-4 
 

A RESOLUTION OF THE BOARD OF SUPERVISORS OF FLOW WAY COMMUNITY 
DEVELOPMENT DISTRICT SETTING A PUBLIC HEARING TO BE HELD ON FEBRUARY 17, 
2015  AT 3:00 P.M. AT THE OFFICES OF COLEMAN, YOVANOVICH & KOESTER, P.A.,  
4001 TAMIAMI TRAIL NORTH, SUITE 300, NAPLES, FLORIDA 34103, FOR THE PURPOSE 
OF HEARING PUBLIC COMMENT ON IMPOSING SPECIAL ASSESSMENTS ON CERTAIN 
PROPERTY WITHIN THE DISTRICT GENERALLY DESCRIBED AS THE FLOW WAY 
COMMUNITY DEVELOPMENT DISTRICT IN ACCORDANCE WITH CHAPTERS 170, 190 
AND 197, FLORIDA STATUTES; AND PROVIDING AN EFFECTIVE DATE. 

 

 WHEREAS, the Board of Supervisors (“Board”) of Flow Way Community Development District (“District”) has 

previously adopted Resolution No. 2015-3 entitled: 

 
A RESOLUTION OF THE BOARD OF SUPERVISORS OF FLOW WAY COMMUNITY 
DEVELOPMENT DISTRICT DECLARING SPECIAL ASSESSMENTS; INDICATING THE 
LOCATION, NATURE AND ESTIMATED COST OF THOSE IMPROVEMENTS WHICH COST 
IS TO BE DEFRAYED IN WHOLE OR IN PART BY THE SPECIAL ASSESSMENTS; 
PROVIDING THE PORTION OF THE ESTIMATED COST OF THE IMPROVEMENTS TO BE 
DEFRAYED IN WHOLE OR IN PART BY THE SPECIAL ASSESSMENTS; PROVIDING THE 
MANNER IN WHICH SUCH SPECIAL ASSESSMENTS SHALL BE MADE; PROVIDING WHEN 
SUCH SPECIAL ASSESSMENTS SHALL BE MADE; DESIGNATING LANDS UPON WHICH 
THE SPECIAL ASSESSMENTS SHALL BE LEVIED; PROVIDING FOR AN ASSESSMENT PLAT; 
ADOPTING A PRELIMINARY ASSESSMENT ROLL; PROVIDING FOR A PUBLIC HEARING 
TO CONSIDER THE ADVISABILITY AND PROPRIETY OF SAID ASSESSMENTS AND THE 
RELATED IMPROVEMENTS; PROVIDING FOR NOTICE OF SAID PUBLIC HEARING; 
PROVIDING FOR PUBLICATION OF THIS RESOLUTION; PROVIDING FOR CONFLICTS; 
PROVIDING FOR SEVERABILITY; AND PROVIDING AN EFFECTIVE DATE. 

 

 WHEREAS, in accordance with Resolution No. 2015-3 , a preliminary assessment roll has been prepared and all 

other conditions precedent set forth in Chapters 170, 190 and 197, Florida Statutes to the holding of the aforementioned 

public hearing have been satisfied, and the roll and related documents are available for public inspection at the offices 

of Coleman, Yovanovich & Koester, P.A., 4001 Tamiami Trail N., Suite 300, Naples, FL 34103 and the offices of the District 

Manager at JPWard & Associates, LLC, 2041 NE 6 Terrace, Wilton Manors, Florida 33305. 

 
NOW THEREFORE BE IT RESOLVED BY THE BOARD OF SUPERVISORS OF FLOW WAY COMMUNITY 
DEVELOPMENT DISTRICT: 
 

 1. There is hereby declared a public hearing to be held on February 17, 2015 at 3:00 p.m., at the offices of 

Coleman, Yovanovich & Koester, P.A., 4001 Tamiami Trail North, Suite 300, Naples, Florida, 34103, for the purpose of 

hearing comment and objections to the proposed special assessment program for community improvements as identified 

in the preliminary assessment roll, a copy of which is on file at the offices of Coleman, Yovanovich & Koester, P.A., 4001 

Tamiami Trail N., Suite 300, Naples, FL 34103 and the offices of the District Manager at JPWard & Associates, LLC, 2041 

NE 6 Terrace, Wilton Manors, Florida 33305.  Said preliminary assessment roll indicates the areas to be improved, 

description of the project to be assessed and the amount expected to be assessed to each benefited piece or parcel of 

property.  Affected parties may appear at that hearing or submit their comments in writing prior to the meeting and 
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submit same to the office of the District Manager at JPWard & Associates, LLC, 2041 NE 6 Terrace, Wilton Manors, Florida 

33305. 
 

 2. Notice of said hearing shall be advertised in accordance with Chapters 170, 190 and 197 Florida Statutes, 

and the District Manager is hereby authorized and directed to place said notice in a newspaper of general circulation 

published within Collier County (by two publications one week apart with the last publication at least one week prior to 

the date of the hearing established herein).  The District Manager shall file a publisher’s affidavit with the District Secretary 

verifying such publication of notice.  The District Manager is further authorized and directed to give (30) thirty days written 

notice by mail of the time and place of this hearing to the owners of all property to be assessed and include in such notice 

the amount of the assessment for each such property owner, a description of the areas to be improved and notice that 

information concerning all assessments may be ascertained at the offices of Coleman, Yovanovich & Koester, P.A., 4001 

Tamiami Trail N., Suite 300, Naples, FL 34103 or the offices of the District Manager at JPWard & Associates, LLC, 2041 NE 6 

Terrace, Wilton Manors, Florida 33305.  The District Manager shall file proof of such mailing by affidavit with the District 

Secretary. 

 

 3. This Resolution shall become effective upon its adoption. 

  
 
PASSED AND ADOPTED this 13th day of January, 2015. 

 
 
FLOW WAY COMMUNITY  
DEVELOPMENT DISTRICT 

ATTEST: 
 
 
             
James P. Ward, Secretary     John Asher, Chairman  
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